
City of Marietta Townhome and Detached Smart Numbers Study 
 
Methodology 
 
With very few new construction sales of the type planned for the Marietta Redevelopment area available, a 
method other than recent nearby comparables had to be used in order to gauge feasibility. Our 15 years of 
research has uncovered a hard and fast rule about the relationship between resale median price and new 
median price that cannot be broken. 
 
The 80/20 Rule 
 
When new homes are priced less than 20% above the price of  resales, the new homes will attain 20% to 
40% of the total demand for  housing. When new homes are priced higher than 20% above resale prices, 
the share of new homes drops dramatically, sometimes to zero. We have found this rule to hold true for 
literally hundreds of studies performed across metro Atlanta over the last 15 years.  
 
At the end of both the Townhome and Detached reports, we use resale prices as the gauge for where the 
new home prices should be. 
 
Townhomes 
 
Because of the relative lack of townhome data within the city of Marietta, we expanded the comparable 
market area to include townhomes just outside the City of Marietta.  
 
The supply of townhome lots inside the City of Marietta is 105 months while the supply of townhome lots 
outside Marietta is only 21 months. 
 
The peak price point inside Marietta is $225k to $250k while the peak outside Marietta is $175k to $200k. 
There is literally no demand for townhomes above $250k 
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The last page of the Townhome report is the regression analysis where the correct price point is predicted 
based on actual sales. A range of square feet is predicted of 1600 to 2650. The actual new construction 
predicted price came in too high relative to resale prices. The new home price should be no more than 20% 
higher than the resale price, or the resale price should be more than 80% of the new price. Resale prices 
ranged from 63.5% to 81.7% of the new town home prices predicted based on the very few new townhome 
sales in the City of Marietta. This is why absorption has been very low. In order to increase absorption, the 
price should be adjusted to where the resale prices are at or above 80% of the new townhome prices. These 
are the prices to the far right under the heading “0.8 Rule”.  

 
 
 
 
Detached 
 
The over all lack of detached closings in the last 3 to 5 years required the use of the 20% rule against the 
resale market. We positioned the correct price of detached new construction at a 20% premium above the 
resale prices. 
 
The peak demand for detached housing is from $175k to $275 k. There is little demand for detached homes 
above $350k. 
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On the regression page, we again used the 80/20 rule to find the optimum detached pricing. Remember, this 
is the price where the detached homes WILL be absorbed or sell. For the detached analysis, the forecasted 
price for new came in under the 20% threshold due to the lack of comparable new detached sales. 
Therefore we actually raised the forecasted price to reach the point where the new detached homes would 
be 20% above the resale prices. This is the point where the new homes would begin to absorb. The correct 
prices and square footages are enclosed inside the rectangle. 
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