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From McKinsey

The past 50 years were truly unusual in demographic terms, as large 
cohorts of working-age populations fueled the growth of cities and 
nations. In the new demographic era, we are likely to see a much 
more fragmented urban landscape, with pockets of robust expansion 
but also areas of stagnant and declining populations. Cities³ growth 
prospects will reflect very different demographic footprints and 
dynamics shaped by their local birth and death rates, net domestic 
migration, and net international migration.
https://www.mckinsey.com/featured-insights/urbanization/urban-world-meeting-the-demographic-challenge-in-cities/de-de

https://www.mckinsey.com/featured-insights/urbanization/urban-world-meeting-the-demographic-challenge-in-cities/de-de
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The Numbers keeps Getting Smaller
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Global Aging 
Kodokushi
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Changing Global Growth Patterns 

https://www.pewresearch.org/fact-tank/2019/06/17/worlds-population-is-projected-to-nearly-
stop-growing-by-the-end-of-the-century/

Looking to the year 2100 
Fertility Rate continues to decline 2.5 to 1.9
-Median Age increase to 42 from 31 (2018) from 24 (1950)
-Africa is the only world region projected to have strong 
population growth
-Europe and Latin America are both expected to have 
declining populations by 2100
-Asian population is expected to increase from 4.6 billion in 
2020 to 5.3 billion in 2055, then start to decline
-In the Northern America region, migration from the rest of 
the world is expected to be the primary driver of continued 
population growth
-Six countries are projected to account for more than half of 
ǘƘŜ ǿƻǊƭŘΩǎ ǇƻǇǳƭŀǘƛƻƴ ƎǊƻǿǘƘ
-LƴŘƛŀ ƛǎ ǇǊƻƧŜŎǘŜŘ ǘƻ ǎǳǊǇŀǎǎ /Ƙƛƴŀ ŀǎ ǘƘŜ ǿƻǊƭŘΩǎ Ƴƻǎǘ 
populous country by 2027
-Between 2020 and 2100, 90 countries are expected to lose 
population
-Africa is projected to overtake Asia in births by 2060
-The Latin America and Caribbean region is expected to have 
the oldest population of any world region by 2100

https://www.pewresearch.org/fact-tank/2019/06/17/worlds-population-is-projected-to-nearly-stop-growing-by-the-end-of-the-century/
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Population Growth
Race and Ethnicity



re
g

io
n

a
l 
im

p
a

c
t 
 +

  
lo

ca
l r

e
le

va
n

ce

+
https://www.brookings.edu/blog/the-avenue/2018/06/21/us-white-population-declines-and-generation-z-plus-is-minority-white-census-shows/

US White Population 1970-2017

https://www.brookings.edu/blog/the-avenue/2018/06/21/us-white-population-declines-and-generation-z-plus-is-minority-white-census-shows/
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Metro Race and Ethnicity (Select)
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Change in Race and Ethnicity 2010-2018
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120 Years of Growth
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Change in Race and Ethnicity 2010-2018
S

o
u
rc

e
: 
E

S
R

I 
D

e
m

o
g
ra

p
h
ic

s 
2

0
1

8



re
g

io
n

a
l 
im

p
a

c
t 
 +

  
lo

ca
l r

e
le

va
n

ce

+

1995 School Enrollment
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2018 School Enrollment
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Race and Ethnicity 2018
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Age
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Source: US Census, via Neighborhood Nexus

http://www.neighborhoodnexus.org/100-largest-metros

Metro Atlanta One of the Youngest Metros in Nation 
(especially in the Southeast)

http://www.neighborhoodnexus.org/100-largest-metros


re
g

io
n

a
l 
im

p
a

c
t 
 +

  
lo

ca
l r

e
le

va
n

ce

+

S
o

u
rc

e
: 
E

S
R

I 
D

e
m

o
g

ra
p

h
ic

s 
2

0
1

8

2018 
Median Age



re
g

io
n

a
l 
im

p
a

c
t 
 +

  
lo

ca
l r

e
le

va
n

ce

+

County Age Forecasts VIDEO
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Economic Growth
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Large Metros: Growth Index
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https://www.brookings.edu/research/metro-monitor-2019-inclusion-remains-elusive-amid-widespread-metro-growth-and-rising-prosperity/
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San Jose, San Francisco, Seattle, and 
Washington, D.C., accounted for 45 % of 
total market absorption in 58 markets

U.S. office investors continue to transact in a fairly balanced market. Office vacancy has remained near 13 percent 
for the past two years as new supply meets demand. With rents up by only 1.3 percent in the past year, the office 
sector is ranked fourth of six property types in the Emerging Trends survey for investment prospects in 2019, and 
fifth for development prospectsşimilar to its rankings in last year³s Emerging Trends. However, significant 
variances exist by market as the tech industry continues to lead leasing trends. While the majority of markets 
continue to experience positive absorption, San Jose, San Francisco, Seattle, and Washington, D.C., accounted for 
45 percent of total market absorption in 58 markets in the first half of 2018. Office supply is also concentrated in a 
few markets, with 41 percent of new office product under construction in just four marketsŅew York, San 
Francisco, D.C., and Seattle. With the exception of D.C., these markets have generally maintained high central 
business district (CBD) occupancy rates. 

https://www.pwc.com/us/en/asset-management/real-estate/assets/pwc-emerging-trends-in-real-estate-2019.pdf

https://www.pwc.com/us/en/asset-management/real-estate/assets/pwc-emerging-trends-in-real-estate-2019.pdf
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Building Permit Trends 2010-2018 
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ESRI INFOGROUP Data: 
Atlanta Jobs before EMORY 
Annexation: 
450,620
After with Emory:
530,784
New Daily Population

2018 Total Daytime Population 853,471 
Workers 614,905 
Residents 238,566
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Employment 2010-2019
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Workers 614,905 
Residents 238,566

http://www.chmuraecon.com/jobseq/
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United States 
Major Occupations by Median Annual Wage & Change in Employment Share

2007 to 2018 (BLS)

¢ƘŜ ƭŀǊƎŜǎǘ ƭƻǎǎ ƻŦ Ƨƻō ǎƘŀǊŜǎ Ƙŀǎ ōŜŜƴ ƛƴ άƳƛŘŘƭŜ 
ǿŀƎŜ ƻŎŎǳǇŀǘƛƻƴǎέ
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Socioeconomics
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People in Poverty by Community Type
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20162000

Change in Poverty 2000-16
More than 20% of people living in Poverty by Census Tract (Neighborhood)
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METRO CENTRAL CITY

Growth Low-Income 
Displacement

Abandonment Low-Income 
Concentration

Growth Low-Income 
Displacement

Abandonment Low-Income 
Concentration

Washington DC 3% 8% 0% 8% 3% 36% 0% 8%

Atlanta 2% 3% 1% 23% 7% 21% 1% 19%

Los Angeles 3% 15% 1% 10% 6% 20% 1% 8%

New Orleans 1% 10% 5% 19% 2% 20% 10% 19%

New York 2% 11% 1% 14% 4% 19% 1% 13%

Baltimore 1% 7% 1% 12% 2% 17% 5% 19%

San Diego 2% 10% 0% 13% 3% 16% 0% 9%

Boston 1% 6% 0% 9% 5% 14% 1% 10%

Denver 2% 4% 0% 22% 6% 14% 0% 19%

Portland 2% 6% 0% 14% 2% 14% 0% 9%

Providence 1% 4% 0% 17% 2% 14% 0% 13%

Saint Louis 1% 3% 3% 27% 3% 14% 8% 23%

Seattle 3% 5% 0% 10% 11% 14% 1% 5%

Hartford 1% 3% 0% 18% 8% 13% 3% 32%

San Francisco 2% 6% 0% 12% 6% 13% 0% 7%

Philadelphia 1% 5% 2% 22% 2% 12% 4% 34%

Austin 5% 6% 0% 11% 5% 11% 0% 19%

Houston 7% 6% 1% 17% 1% 11% 3% 27%

Virginia Beach 3% 9% 0% 11% 2% 11% 0% 13%

Miami 3% 3% 1% 25% 12% 10% 0% 17%

Riverside 7% 4% 1% 15% 9% 10% 0% 10%

Salt Lake City 5% 3% 1% 17% 2% 10% 0% 21%

Chicago 1% 3% 3% 34% 2% 9% 8% 34%

Pittsburgh 1% 8% 2% 17% 9% 7% 22%

https://www.law.umn.edu/institute-metropolitan-opportunity/gentrification

Cont.

https://www.law.umn.edu/institute-metropolitan-opportunity/gentrification
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Low Income Displacement and Concentration Atlanta
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https://myottetm.github.io/USMapBoxIMO/USLwDispConc.html
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Sales Price Per SQ Ft 2018

Source: Analysis by ARC Research & Analytics 
using Zillow's ZTRAX data 2018
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Neighborhood Home Price Change 2013 to 2018

Source: Analysis by ARC Research & Analytics 
using Zillow's ZTRAX data from 2013 & 2018
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Home Sales 2018
Region Name Zhvi 5Year

Summerhill $     339,200 19.2%
Edgewood $     353,400 15.4%
Old Fourth Ward $     295,500 15.1%
Cabbagetown $     407,200 14.9%
Lindbergh $     225,300 14.6%
East Lake $     397,900 14.4%
East Atlanta $     331,000 14.2%
Kirkwood $     423,000 14.1%
Riverside $     288,300 13.3%
Bolton $     273,800 12.9%
Poncey-Highland $     345,000 12.8%
Home Park $     366,000 11.6%
Atlantic Station $     297,400 11.3%
Underwood Hills $     348,000 10.3%
Candler Park $     588,300 10.1%
Paces $  1,161,800 9.5%
Ormewood Park $     399,200 9.3%
Ansley Park $     745,600 9.2%
Brookhaven $  1,311,500 9.0%
Midtown $     306,200 8.9%
Pine Hills $     254,200 8.9%
West Paces Ferry - Northside $  1,155,300 8.6%
Downtown $     224,500 8.6%
Lake Claire $     601,300 8.6%
Midwest Cascade $     286,400 8.4%
Peachtree Heights West $     295,800 7.6%
Inman Park $     528,700 7.6%

Source: Analysis by ARC Research & Analytics 
using Zillow's ZTRAX data 2018
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Source: Center for Neighborhood Technology (CNT) H+T Affordability Index 
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Commute Times to Work

Source: US Census, via Neighborhood Nexus
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I-75 / I-85 Northbound Approaching Downtown Travels 
Below 40 MPH Between 6:30 AM and 7:30 PM Each Day
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The Forecast
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US Regions Growth 2018-2050
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NAME 2018 2050 Change % Change

UNITED STATES 328,911 426,439 97,528 30%

SUM OF METRO COUNTIES (IN 
MSA OR MICRO) 293,686 379,908 86,221 29%

SUM OF NON-METRO COUNTIES 
(NOT IN MSA OR MICRO) 35,225 46,532 11,307 32%

NEW ENGLAND 14,891 17,001 2,110 14%

MIDEAST 49,581 55,616 6,035 12%

GREAT LAKES 47,134 51,940 4,806 10%

PLAINS 21,476 25,906 4,430 21%

SOUTHEAST 84,728 117,253 32,525 38%

SOUTHWEST 41,966 64,044 22,078 53%

ROCKY MOUNTAIN 12,209 17,777 5,568 46%

FAR WEST 56,926 76,902 19,976 35%

https://www.woodsandpoole.com/
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ARC DRAFTS16 Forecast (21-County)
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Source: ARC ¢ƘŜ wŜƎƛƻƴΩǎ tƭŀƴ Forecast (2019) Series 16  DRAFT
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Source: ARC ¢ƘŜ wŜƎƛƻƴΩǎ tƭŀƴ 
Forecast (2019) Series 16  DRAFT
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