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From McKinsey

The past 50 years were truly unusual iIn democ
cohorts of wargehgopulations fueled the growth
gy nations. In the new demographic era, we are |
=] more fragmented urbanwatidpoakets of robust
but also areas of stagnant and decliningCpopulk
prospects will reflect very different demographi
dynamics shaped by their local birth and death

migration, and net international migration.

https://www.mckinsey.com/featurednsights/urbanization/urbarworld-meetingthe-demographiechallengein-cities/de-de
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https://www.mckinsey.com/featured-insights/urbanization/urban-world-meeting-the-demographic-challenge-in-cities/de-de

2012 —2014 — 2017

2000

m
©
C
m
3]
i)
14
S
@©
o
>
>
®)
c
9
+—
o
>
Q.
o
o
9]
D
I
+—
o
T
| —
@)
Y
0
c
9
)
(&)
2
(@)
[
(Al
>S5
@©
()
S
>
m
9]
-]
n
c
Q
@)
)
D

<
=
-
)
o
=
=
O
O
V)
O
O
Q
XX
2
o,
O
=
-
Z
o
L
_I

N
0- q@ocgm_ﬁ [eoo] + 19edwl jeuolbal



- 218 Years O\Wodd History) IR0G0:Secon

FACTe
FUE
NESS

Hans Rosling s

www.gapminder.org

B

-

g

%‘ [United States]

R Color Code

) (World Region:

©

O

®
.
(0w g

ad
b}
&)
c
©
>
Q
o
K=
'S
&)
o
+
)
(&)
@®©
o
£
©
c
Q
(@))
)
—

P Babies per woman A DATA DOUBTS


http://www.gapminder.org/

The Future: Fertility Trends
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https://www.cdc.gov/nchs/data/nvsr/nvsr67/nvsr67_08-508.pdf

I Global Agmg Kodokushi

Over 10 hours of daily time alone for older Americans
living on their own
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Changing Global Growth Patterns aelLaNIA

PLAN

By 2100, five of the world’s 10 largest countries are

Looking to the year 2100

i i i Update (2020
projected to beinAnca Fertility Rate continues to decline 2.5t0 1.9 R
Countries with largest population, in millions -Median Age increase to 42 from 31 (2018) from 24 (1950)

Asia Europe Latin America and the Caribbean -Africa is the only world region projected to have strong
Africa Northern America population growth
1950 2020 2100 -Europe and Latin America are both expected to have
0 China 554 China 1,439 India 1,450 declining populations by 2100
'Y India 376 India 1,380 China 1,065  -Asian population is expected to increase from 4.6 billion in
Q gf’s'sia 12: :::('mesia 232 l’:“ie”a gj 2020 to 5.3 billion in 2055, then start to decline
3 — =5 S = 1 the No_rthern America region, r_nlqratlon from the rgst of
S Germany 70 Brazil 213 DR Congo 362  the world is expected to be the primary driver of continued
% Indonesia 70 Nigeria 206 Indonesia 321 population growth
C_E Brazil 54 Bangladesh 165 Ethiopia 294  -Sjx countries are projected to account for more than half of
° - - Russlaliiis/ded Tanzania 286 (1 KS g2NI RQa L2 LMz I 0A2Yy 3IANP
i - 4 Mexico 429 Rt 25 L yRALF A& LINR2SOGSR G2 &dzN1J
] , rent berdere 1 thie data couree China doee nee - POPUlOUS couNtry by 2027
£ ¢ Taiwan. Regions follow United Nations definiions -Between 2020 and 2100, 90 countries are expected to lose
e vy difsrfomotherPew ResearctCeneetenons: . .. population
IS0 o0 World Population Prospects 2019 -Africa is projected to overtake Asia in births by 2060
B G A GEiER -The Latin America and Caribbean region is expected to hay

https://www.pewresearch.org/factank/2019/06/17/worldspopulationis-projectedto-nearly the OIdeSt pOpU'&thﬂ Of any World reglon by 2100
stop-growingby-the-end-of-the-century/



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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US White Population 1942017

TABLE 1

U.S. white population, 1970 to 2017

White population*

1970 Census 169,023,068
1980 Census 180,256,366 1,233,298
Q 1990 Census 188128,296 7.871930
2000 Census 194,552,774 6,424,478
! 2010 Census 196,817,552 2,264,778
(@]
S 201., 197,486,707 669,155
>
o 2012.. 197,641,635 154,928
= 2013.. 197,692,643 51,008
(&)
S 2014.. 197,802,527 109,884
: 2015.. 197.844.074 41,547
§ 2016.. 197,834,599 (9.475)
£ 2017.. 197,803,083 (31,516)
I
c
% Non Hispanic whites ‘ i -
3 ource: US Decennial Censuses and Census Population B Metropolitan Policy Program
Estimates, released June 21, 2018 at BROOKINGS

https://www.brookings.edu/blog/theavenue/2018/06/21/uswhite-populationdeclinesand-generationz-plusis-minority-white-censusshows/ U Pd ate (2020)



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

+ :
regional impact + local reIevanceA % Source: ESRI Demographics 2018

C 0 C C C U VO CIC
Angele 29.1%
3 29.9%
a 0se 31.3%
Riverside 31.5%
Antonio 33.1%
O 0 35.6%
a 0 39.2%
gto 44.7%
an Diego 44.9%
2 0 45.4%
Dalla 46.1%
Orlando 46.4%
A c CA 0
ag0 52.2%
D & 54.2%
Phoe 55.1%
arlotte 60.9%
Ralelg 61.1%
aaelpnia 61.2%
0 e 62.2%
ampa 62.7%
eattle 63.1%
pDenve 63.3%
Denve 63.3%
Detro 66.2%
aveland 69.5%
Bosto 69.6%
& o 71.9%
0 D 72.7%
Portland 73.0%
eapo 75.2%
a 79.1%
ourg 85.1%
0.0% 0.0% 0.0% 0.0% 40.0% 0.0% 60.0% 0.0% 80.0% 90.0%
s 0 D P13 0 D ASIa Othe D DA



Change in Race and Ethnicity 262018
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Population Growth, 2012019

San Jose
Chicago
Cincinnati 105.099
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Detroit N0
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120 Years of Growth
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Change Iin Race and Ethnicity 202018
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1995 School Enrollment
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2018 School Enrollment
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Race and
Ethnicity
1970

. WHITE

BLACK

. AMERICAN INDIAN
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Race and
Ethnicity
1980

. WHITE

BLACK

‘ AMERICAN INDIAN
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Race and Ethnicity
1990

. WHITE

BLACK

‘ AMERICAN INDIAN
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Race and Ethnicity
2000

WHITE
BLACK
AMERICAN INDIAN

ASIAN
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HISPANIC
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Race and Ethnici
2015

White non-Hispanic
Black Alone

Mative Americans Alone
Asian Alone

Facific Alone

Two or More Haces

Hispanic Population
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c . + [
regional impact + local relevance A Lc Source: ESRI Demographics 2019

.' White non-Hispanic
Black Alone

Mative Amernicans Alone
.' Asian Alane
. Pacific Alone
.' Two or More Races
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regional impact + local reIevanceA :c

Metro Atlanta One of the Youngest Metros in Nation
(especially in the Southeast)
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http://www.neighborhoodnexus.org/100-largest-metros

Source: ESRI Demographics 2018
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Large Metros: Growth Index

Jobs, GMP, Job Change in young firms

. 3 Growth index, 2007—2017 ~?
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https://www.brookings.edu/research/metro-monitor-2019-inclusion-remains-elusive-amid-widespread-metro-growth-and-rising-prosperity/

San Jose, San Francisco, Seattle, and = - j—

Washington, D.C., accounted for 45%c =
total market absorption in 58 markets

Detrait

nnnnnnnnnnnnnnnnnn

Source: CBAE Aesearch 02 2018 .

U.S. office investors continue to transact in a fairly balanced market. Office vac
for the past two years as new supply meets demand. With rents up by only 1.3
sector Is ranked fourth of six property types in the Emerging Trends survey for
fifth for development gospaatsl ar t o 1t s rankings 1 |
variances exist by market as the tech industry continues to lead leasing trends.
continue to experience posithsaakkEmPtSan Francisco, Seattle, and Washingto
45 percent of total market absorption in 58 marketffideedinsplyal afsz0d&ncen:

few market amai
d\Bdrathe exception of D.C., these markets have generally n

business district (CBD) occupancy rates.

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

Building Permit Trends 2012018

Total
City of Atlanta 39,512 ACS 20137:
_ Non-Family
Gwinnett 26,842 Households 57.6%
Forsyth 24 190 Householder
’ Alone: 47.4%
Fulton Not Atlanta 23,245 https://www.gmanet.com/GM
ASite/media/PDF/citydata/040
Cobb 22,353 90.pdf

Cherokee 16,080
DeKalb 15,656
Henry 8,663
Fayette - 3,163
Clayton [l 2,720

Douglas . 2,106

Rockdale [} 1,230

regional impact + local reIevanceA 'c
A Source: State of the Cities Database (SOCDS)

0 5,000 10,000 15,000 20,000 25,000 30,000 35,000 40,000 45,000


https://www.gmanet.com/GMASite/media/PDF/citydata/04000.pdf

Office Net New Spacgeby Submarket: 201Qto 2019

I 1,913,669
_ 1,488,752
_ 1,410,572

Midtown Pershing Point

Central Perimeter

North Fulton/ Forsyth

Upper Buckhead _ 842,142
Duluth/ Suwanee/ Buford _ 658,117
Northside Drive/ GA Tech I 520508
Cumberland/ Galleria _ 411,645
- B 27 ESRI INFOGROUP Data:
Cherokee County — Atlanta J_obs before EMORY
North Clayton Airport _ 241,663 Annexation:
East Cobb B 2s6.855 450’629
Fayette Coweta _ 233,216 After with Emory:

530,784
New Daily Population

Chamblee/ Doraville/ N Druid
Lawrenceville/ Lilburn

South Clayton/ Henry

2018 Total Daytime Population 853,471
Workers 614,905
Residents 238,566

Kennesaw Town Center

I-20 East/ Conyers
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Douglasville I 23,698
ceDATL  -205,146 [N
Norcross/ Peachtree Corners -206,601 -

SourceCoStar; ARC RAG Extraction and Analysis
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Employment 2012019

covo. | - o
cuinnet. | o
Forsyth _ 19,238 ESRI INFOGROUP Data:

Atlanta Jobs before EMORY

Cherokee | NN 15503 Annexation:

n P
4
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5

A |

3 Henry | 13749 450,620

& After with Emory:

% Clayton || 11628 530,784

785 e o ESRI 2018 Total Dayti P lation:
E coweta [ = 500 o otal Daytime Population:
8 Fayette [ 5585 Workers 614,905

£ : Residents 238,566

C_CG Paulding - 4,591

2 Douglas [ 4.078

(]

Rockdale . 2,605
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http://www.chmuraecon.com/jobseq/

United States

Major Occupations by Median Annual Wage & Change in Employment Share
2007 to 2018 (BLS)

Median Annual Wage, 2018 Change in Employment Share, 2007 to 2018
$- $40,000 $80,000 -2.5% -1.5% -0.5% 0.5% 1.5%
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People in Poverty by Community Type

Number of people below the federal poverty level in the United
States, by community type

1970 to 2015
18,000
16,000
0 14,000
a4 £ 12,000
&
3 10,000
)
= F 6000
q>) \/-
© 6,000
S 4,000
9o
+ 2,000
3]
q0)
= 2
£ 1970 1980 1990 2000 2015
©
I5 ——Suburbs —Cities Small Metros —Rural
o)
)
= Sowee: Brookngs Inshifution analysis of decenmial B Metropolitan Policy Program
census and American Community Survey data . MRORINS



Source: US Census Bureau
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Change in Poverty 20006

More than 20% of people living in Poverty by Census Tract (Neighborhood)

&3 (0] Map of % Population below poverty, 2000

2000

,,,,,

2016

(=) I () B3 (0] Map of % Population below poverty, 2016




METRO CENTRAL CITY
C O nt . Growth LowIncome Abandonment | LowlIncome | Growth | LowIncome Abandonment LowIncome
Displacement Concentration Displacement Concentration
Washington DC 3% 8% 0% 8% 3% 0% 8%
Atlanta 204 3% 1% 2304 7% 1% 19%
Los Angeles 3% 15% 1% 10% 6% 1% 8%
New Orleans 1% 10% 5% 19% 2% 10% 19%
New York 2% 11% 1% 149% 4% 1% 13%
Baltimore 1% 7% 1% 12% 2% 5% 19%
San Diego 204 10% 0% 13% 3% 16% 0% 9%
0 Boston 1% 6% 0% 9% 5% 14% 1% 10%
a4 Denver 2% 4% 0% 22% 6% 14% 0% 19%
Portland 204 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 | 20 6% 0% 12% 6% 13% 0% %
3 Philadelphia 1% 5% 20 2204 2% 12% 4% 34%
+ Austin 5% 6% 0% 11% 5% 11% 0% 19%
*g Houston 7% 6% 1% 17% 1% 11% 3% 27%
g Virginia Beach 3% 9% 0% 11% 2% 11% 0% 13%
% Miami 3% 3% 1% 25% 12% 10% 0% 17%
S Riverside 7% 4% 1% 15% 9% 10% 0% 10%
> Salt Lake City 5% 30 1% 17% 2% 10% 0% 21%
B Chicago 1% 3% 3% 34% 2% 9% 8% 34%
Pittsburgh 1% 8% 204 17% 9% 7% 22%

https://www.law.umn.edu/institute-metropolitan-opportunity/gentrification
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Neighborhood Home Price Change 2013 to 2018
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Number of Home Sales (2018)
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Region Name Zhvi SYear ‘ 65 10 < 88
Summerhill $ 339,20( 19.2¢9 24
Edgewood $ 353,40( 15.49 “
Old Fourth Ward $ 29550( 15.19
Cabbagetown $ 407,200 14.99 \
Lindbergh $ 22530( 14.69
East Lake $ 397,90( 14.49 - —
East Atlanta $ 331,00( 14.29 ks e 1
Kirkwood $ 423,00( 14.19 ¥ e Ay iy
0 Riverside $ 288,30 13.3¢ o
" W i [Bolton $ 273,80 12.99 Druld Hills _”,ﬁ"
PonceyHighland $ 345,00( 12.89 Decatur
g Home Park $ 366,000 11.69 $
=B |Atlantic Station $ 297,40( 11.39 | g
B8 [Underwood Hills $ 348,00( 10.3¢ | R P
3 [Candler Park $ 588,30( 10.19 | il
= Paces $ 1,161,80( 9.5
<3l (Ormewood Park $ 399,20 9.39 A
P Ansley Park $ 745,60(  9.29 2 el
8 [Brookhaven $ 1,311,50(  9.09 N
3 Midtown $ 306,20(  8.99 5
E= |Pine Hills $ 254,20(  8.99 N\
[l West Paces FerryNorthside |$ 1,155,30( 8.69 2y o=
I8N [Downtown $ 224,50( 8.6¢ Park i it 2/
A [Lake Claire $ 601,30¢ 8.69 < '
Midwest Cascade $ 286,400 8.49 S Lo ﬁ%RCRé ,‘é,? .S UI .
; ource: Analysis Dy Searc nalytcs
::r)ﬁfellgrr:tlr:’e; li_lelghts e i 222:38: ;22 | using ZiIIow's¥ZTRAX data 2018 ’
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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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2018 Median Home Value
0-50,735
50,736 - 115,585
115,586 - 175,142
175,143 - 253,472
253 473 - 365,302
365,303 - 584,307

B 584,308 - 1,441,589
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The Forecast
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NAME 2018 2050 Change | % Changs
UNITED STATES 328,911 426,439 97,528 309
SUM OF METRO COUNTIES

MSA OR MICRO) 293,686 379,908 86,221 299
SUM OF NOMETRO COUNT

(NOT IN MSA OR MICRO) 35,225 46,532 11,307 329
NEW ENGLAND 14,891 17,001 2,110 149
MIDEAST 49,581 55,616 6,035 129
GREAT LAKES 47,134 51,940 4,806 109
PLAINS 21,476 25,906 4,430 219
SOUTHEAST 84,728 117,253 32,525 389
SOUTHWEST 41,966 64,044 22,078 539
ROCKY MOUNTAIN 12,209 17,777 5,568 469
FAR WEST 56,926 76,902 19,976 359

U.S. Bureau of Economic Analysis Regions

I:l New England Region l:lGreat Lakes Region l:lSt:uthwest Region
|:| Mideast Region |:|Plains Region |:|FarWeSt Region
|:| Southeast Region |:| Rocky Mountain Region


https://www.woodsandpoole.com/

P

.
70 °

—

@M _

dod

State Growth

9|00d pue SPOOAA 221N0S ‘
0- q@ocgm_e [eoo] + 19edwl jeuolbal



Population

Metro Growth

JuswiAojduiy

3]00d pue SPOOAA :82IN0S q
0- q@ocgm_g [eoo] + 19edwl jeuolbal




0S0¢
6170¢
810¢
YA0r4
9v0¢
Gv0¢
1444
evoc
¢v0c
Tv0c
(0]4074
6€0¢
8€0¢
LEOC
9€0¢
GEO0C
7€0¢
€€0c
(A4
T€0C
(015074
6¢0¢
8¢0¢
Lc0¢
9¢0¢
Gcoe
¥20¢
€coc
(A4
Tc0c
0¢0¢
6T0C
8T0¢
LT0C
9T0¢
GT0C
¥T0Z
€T0¢
¢10¢
TT0C
0TOC
600¢
800¢
L00¢
900¢
G00¢
700¢
€00¢
200¢
T00C
(00[074
666T
8661
L66T
966T
S66T
V66T
€66T
C66T
T66T
066T

8,600,731
4,729,664

Employment

5,697,710
3,556,792

Population

N

—
LL
<
x
(@)
O
—i
4
B
(2]
&
8
&
B
(B
<
m
)
=

A

Source: ARC K S

>
-
S
O
<
&
1%
(©
O
D
e
LL
©
-
-
LL
<
-
Y
<

10,000,000
9,000,000
8,000,000
7,000,000
6,000,000
5,000,000
4,000,000
3,000,000
2,000,000
1,000,000

N
0. aoueAs|al [ed20] + loedwi jeuolbal



regional impact + local relevanc-a-A :1 :

Race and Ethnicity Change

% Black m % Hispanic

32.5% 11.6% 7.9%

10% 20% 30% 40% 50%

m % Other

60% 70%

H % White
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80% 90%

100%




Age Change
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