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The Economy (BLUF) Summary Summarized
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Atlanta–Sandy Springs–Roswell Economic Overview
Recent Performance:
Growth has lagged but is improving. Job gains are led by education, healthcare, and professional services, offset by weakness in 
logistics. Manufacturing has recovered most 2024 losses. Unemployment is lower, though labor force growth remains flat. 
Housing is softening with slower price gains, fewer permits, and reduced construction jobs.
Logistics:
Tariffs and weak spending are weighing on freight and trucking. Air cargo and passenger traffic are down, but Georgia’s locat ion 
and infrastructure support long-term investment.
Tech & Manufacturing:
The metro’s tech cluster is expanding, anchored by Rivian’s new HQ and rapid data-center growth. Amazon land purchases and 
Georgia Power’s $15B energy plan underscore major capacity expansion.
Housing:
Rising supply and limited affordability will keep prices steady near-term, though demographics and income growth support 
long-run demand. Overall, Atlanta is positioned to return to above-average growth in the coming year.

Tourism (2025–2030). Metro Atlanta is poised to build on strong visitor momentum—Georgia reported $79.7 B in tourism impact in 2023, with 171 million in-state and international 
visitors. Georgia Public Broadcasting+1 The 2026 FIFA World Cup will serve as a major catalyst: Atlanta is hosting eight matches and expects ~$1 billion in regional economic impact, 
including a projected $70 million lift via short-term rentals. Rough Draft Atlanta+5https://www.atlantanewsfirst.com+5Metro Atlanta Chamber+5 Convention, cultural, and hospitality 
sectors will benefit from enhanced global exposure, transit connectivity, and infrastructure upgrades. Metro Atlanta Chamber+2Metro Atlanta Chamber+2 Outside the Cup window, 
continued growth depends on maintaining destination appeal, leveraging event and convention demand, and converting one-time visitors into repeat tourists.

Sources: Summarized from Moody’s Economy. Com and ChatGPT 

https://www.gpb.org/news/2024/09/18/georgia-sets-tourism-records-for-second-straight-year?utm_source=chatgpt.com
https://www.atlantanewsfirst.com/2025/04/23/2026-world-cup-expected-bring-economic-impact-1-billion-atlanta/?utm_source=chatgpt.com
https://metroatlantachamber.com/an-early-look-at-the-economic-impact-of-fifa-world-cup-26-on-the-state-of-georgia/?utm_source=chatgpt.com
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Housing Market Slides

Lightcast Workforce Report (MUST READ)

McKinsey Report on Demographics: Dependency 
and Depopulation

The Rising Storm: Building a Future-Ready Workforce to 
Withstand the Looming Labor Shortage

https://atlantaregional-my.sharepoint.com/:p:/g/personal/malexander_atlantaregional_org/Ed9ElCz546ZDjePph1q6d8QBKZHwMhw7pw3qsYvK8Golig?e=X8V6Th
https://atlantaregional-my.sharepoint.com/:p:/g/personal/malexander_atlantaregional_org/Edg749ah-DFBnqjU84z_meQBYT97JuiErxNv0fnG4DHhMg?e=HG9n9Y
https://atlantaregional-my.sharepoint.com/:p:/g/personal/malexander_atlantaregional_org/Edg749ah-DFBnqjU84z_meQBYT97JuiErxNv0fnG4DHhMg?e=HG9n9Y
https://atlantaregional-my.sharepoint.com/:p:/g/personal/malexander_atlantaregional_org/Edg749ah-DFBnqjU84z_meQBYT97JuiErxNv0fnG4DHhMg?e=HG9n9Y
https://atlantaregional-my.sharepoint.com/:p:/g/personal/malexander_atlantaregional_org/EWXIDgfdfypFhuTZ07tNGM0BZnXQiNnzkSmoouIgV6hlJA?e=myGBDX
https://atlantaregional-my.sharepoint.com/:p:/g/personal/malexander_atlantaregional_org/EWXIDgfdfypFhuTZ07tNGM0BZnXQiNnzkSmoouIgV6hlJA?e=myGBDX
https://atlantaregional-my.sharepoint.com/:b:/g/personal/malexander_atlantaregional_org/Eb8OUAzW8LZKudicr4BV-AAB2F4uC6_RkC_nBj67tL89lQ?e=XeH40l
https://atlantaregional-my.sharepoint.com/:b:/g/personal/malexander_atlantaregional_org/ER3lKKfOizxKqj1wKlsmRAUBLZbOVt7CPnC75uw1jHIrRA?e=ImC7MR
https://atlantaregional-my.sharepoint.com/:b:/g/personal/malexander_atlantaregional_org/ER3lKKfOizxKqj1wKlsmRAUBLZbOVt7CPnC75uw1jHIrRA?e=ImC7MR


Gwinnett County
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Lightcast Report
ESRI Demographics Reports 

This report provides a comprehensive economic overview of Floyd County, GA, 
using the latest Lightcast Q3 2025 dataset. Inside, you’ll find detailed insights into 
population growth, labor force participation, and employment trends that outpace 

national averages. It breaks down unemployment by age, race, and gender, and 
projects future growth in jobs and residents. The report also highlights key 
industries—such as healthcare, manufacturing, and education—along with top 
employers, business sizes, and the occupational outlook. Migration patterns, 
educational attainment, and the local talent pipeline are covered in depth, as well 

as in-demand skills shaping the workforce. For decision-makers, investors, and 
community leaders, this report offers a clear, data-driven snapshot of Floyd 
County’s strengths, challenges, and opportunities for the years ahead (Written by 
ChatGPT)

This ESRI-based report offers a data-rich profile of Floyd County, GA across 
multiple dimensions. It covers population growth, age distribution, and racial 
makeup, alongside detailed insights into income levels, housing characteristics, 

and household net worth. The report also breaks down educational attainment, 
employment by industry, and business activity, providing a clear picture of the 
county’s economic drivers. Additionally, it includes household indexes that 
highlight consumer behavior and lifestyle patterns. Altogether, this file gives 
local leaders, planners, and investors a holistic view of Floyd County’s 

demographics, economy, and community trends, making it an essential tool for 
strategic decision-making. (Written by ChatGPT)

https://neighborhoodnexus.org/maps-and-data/profiles/georgia-county-profiles/ 
This Neighborhood Nexus profile gives a concise, data-driven snapshot of Floyd County, GA. It tracks 
changes in population, demographics, education, income, poverty, housing, and employment over time, 
while also comparing the county to Georgia as a whole. The report highlights key shifts since 2010—such 
as rising diversity, higher educational attainment, and lower unemployment—and provides context for 
social and economic conditions that shape the community today. (Written by ChatGPT)

https://atlantaregional.org/what-we-do/research-and-data/profiles/ 

COUNTY COMMISSION DISTRICTS

Gwinnett 
County

Berkeley Lake - Braselton - Buford - Dacula - Duluth - Grayson -
Lawrenceville - Lilburn - Loganville - Norcross - Peachtree Corners - Rest 

Haven - Snellville - Sugar Hill - Suwanee

Gwinnett 
County

District 001 - District 002 - District 003 - District 004

https://atlantaregional-my.sharepoint.com/:b:/g/personal/malexander_atlantaregional_org/ERKLRqSXVGpBlIch5az_5b8BWaL9wa5KBHkVdBAw4Z99Fg?e=uwZb6I
https://atlantaregional-my.sharepoint.com/:x:/g/personal/malexander_atlantaregional_org/EdyHv2Gsn5NKigSY2wmcIMoBfFgmwRBj964uyhNwtvFcUA?e=KTqVCS
https://neighborhoodnexus.org/maps-and-data/profiles/georgia-county-profiles/
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http://documents.atlantaregional.com/Profiles/County/Gwinnett_NN.pdf
http://documents.atlantaregional.com/Profiles/County/Gwinnett_NN.pdf
http://documents.atlantaregional.com/Profiles/City/Berkeley_Lake_NN.pdf
http://documents.atlantaregional.com/Profiles/City/Braselton_NN.pdf
http://documents.atlantaregional.com/Profiles/City/Buford_NN.pdf
http://documents.atlantaregional.com/Profiles/City/Dacula_NN.pdf
http://documents.atlantaregional.com/Profiles/City/Duluth_NN.pdf
http://documents.atlantaregional.com/Profiles/City/Grayson_NN.pdf
http://documents.atlantaregional.com/Profiles/City/Lawrenceville_NN.pdf
http://documents.atlantaregional.com/Profiles/City/Lilburn_NN.pdf
http://documents.atlantaregional.com/Profiles/City/Loganville_NN.pdf
http://documents.atlantaregional.com/Profiles/City/Norcross_NN.pdf
http://documents.atlantaregional.com/Profiles/City/Peachtree_Corners_NN.pdf
http://documents.atlantaregional.com/Profiles/City/Rest_Haven_NN.pdf
http://documents.atlantaregional.com/Profiles/City/Rest_Haven_NN.pdf
http://documents.atlantaregional.com/Profiles/City/Snellville_NN.pdf
http://documents.atlantaregional.com/Profiles/City/Sugar_Hill_NN.pdf
http://documents.atlantaregional.com/Profiles/City/Suwanee_NN.pdf
https://documents.atlantaregional.com/Profiles/County/Gwinnett_NN.pdf
https://documents.atlantaregional.com/Profiles/County/Gwinnett_NN.pdf
https://documents.atlantaregional.com/Profiles/CountyCommission/13135CC001.pdf
https://documents.atlantaregional.com/Profiles/CountyCommission/13135CC002.pdf
https://documents.atlantaregional.com/Profiles/CountyCommission/13135CC003.pdf
https://documents.atlantaregional.com/Profiles/CountyCommission/13135CC004.pdf


Metro Atlanta is now the 8th Largest Metro in the US
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Metro

2024 Total 

Population

Change in Population 

2010 to 2024 Metro

2024 Total 

Population

Change in Population 2010 to 

2024

Dallas 8,195,415 1,828,868 Columbus 2,209,888 307,914

Houston 7,624,200 1,677,400 Indianapolis 2,173,541 307,691

New York 19,954,881 1,115,136 Kansas City 2,246,258 236,910

Atlanta 6,399,274 1,100,929 Oklahoma 1,486,341 233,352

Phoenix 5,149,752 956,865 Salt Lake City 1,312,144 224,347

Washington 6,429,395 881,932 San Diego 3,299,130 203,817

Austin 2,550,817 834,544 Richmond 1,365,279 178,633

Orlando 2,884,681 750,270 Baltimore 2,867,112 156,623

Seattle 4,176,271 736,464 Cincinnati 2,284,819 154,669

Miami 6,257,826 693,191 San Jose 1,990,196 153,285

Charlotte 2,851,936 608,302 Grand Rapids 1,174,989 122,146

San Antonio 2,733,998 591,490 Los Angeles 12,940,761 111,954

Tampa 3,356,667 573,424 Virginia Beach 1,804,873 111,013

Denver 3,081,342 537,886 Louisville 1,385,677 110,930

Nashville 2,189,414 518,524 Fresno 1,191,199 109,884

Riverside 4,719,812 494,961 Providence 1,687,337 86,485

Minneapolis 3,790,663 457,030 Detroit 4,364,290 68,041

Las Vegas 2,387,864 436,595 Birmingham 1,195,462 67,415

Boston 4,982,394 430,012 St. Louis 2,824,501 36,802

Raleigh 1,552,570 422,161 Buffalo 1,166,952 31,443

San Francisco 4,746,767 411,376 Memphis 1,344,037 19,208

Jacksonville 1,737,832 392,236 Milwaukee 1,571,006 15,098

Portland 2,593,190 367,185 Pittsburgh 2,447,995 620

Philadelphia 6,307,532 342,189 Cleveland 2,165,812 -12,951

Sacramento 2,466,648 317,521 Chicago 9,280,082 -14,597

We were 
18th In
1980

Metro

Change in 
Population 

2010 to 
2024

New York 1,115,136
Dallas 1,828,868
Washington 881,932
Atlanta 1,100,929
Nashville 518,524
Los Angeles 111,954
Chicago -14,597
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US Regions Growth 2020-2050 Big Numbers in Millions
W

o
od

s 
&

 P
o

ol
e 

Ec
on

om
ic

s,
 I

nc
. (

B
EA

 r
eg

io
ns

)

4

15

13

21

22 3
.9

In Thousands

NAME 2020 2050 Change % Change

UNITED STATES 331,473 392,768 61,296 18%

SUM OF METRO COUNTIES 
(IN MSA OR MICRO) 313,239 374,094 60,854 19%

SUM OF NON-METRO 
COUNTIES (NOT IN MSA OR 
MICRO) 18,234 18,675 441 2%

NEW ENGLAND 14,946 15,841 894 6%

MIDEAST 49,261 51,975 2,714 6%

GREAT LAKES 47,144 48,807 1,663 4%

PLAINS 21,580 24,068 2,488 12%

SOUTHEAST 85,816 107,248 21,432 25%

SOUTHWEST 42,856 58,148 15,292 36%

ROCKY MOUNTAIN 12,511 16,626 4,115 33%

FAR WEST 57,359 70,057 12,698 22%

ALABAMA 4,932 5,455 524 11%

ARKANSAS 3,049 3,535 487 16%

FLORIDA 21,801 29,876 8,076 37%

GEORGIA 10,731 14,026 3,295 31%

KENTUCKY 4,507 4,962 455 10%

LOUISIANA 4,691 5,009 318 7%

MISSISSIPPI 3,009 3,267 258 9%

NORTH CAROLINA 10,584 13,657 3,073 29%

SOUTH CAROLINA 5,176 6,553 1,377 27%

TENNESSEE 6,869 8,258 1,389 20%

VIRGINIA 8,656 10,764 2,109 24%

WEST VIRGINIA 1,812 1,884 72 4%

NEW
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https://www.woodsandpoole.com/


Population & Employment Forecasts
Source: ARC Series 17 Forecasts
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Population

2050:
4,578,900

2050:
7,934,000

Employment



Gwinnett County Largest Industries Compared to the US
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ARC Gwinnett County Forecast
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https://33n.atlantaregional.com/21-county-data-dashboard 

https://33n.atlantaregional.com/21-county-data-dashboard
https://33n.atlantaregional.com/21-county-data-dashboard
https://33n.atlantaregional.com/21-county-data-dashboard
https://33n.atlantaregional.com/21-county-data-dashboard
https://33n.atlantaregional.com/21-county-data-dashboard
https://33n.atlantaregional.com/21-county-data-dashboard
https://33n.atlantaregional.com/21-county-data-dashboard


Source: ARC Series 17 Forecasts  Draft

Employment Forecasts
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Forecast Job Growth by Industry, 2020-2050

2020 Change, 2020-2050
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Professional, 
Scientific, Technical 

job sector will 
overtake Health Care 

as the region’s 
largest industry by 

2050.

Source: DRAFT ARC Series 17 Forecasts



Global and National Demographic Trends
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Lower Immigration is Projected to have a 
Significant Impact on Future Population Growth
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The 55+ cohort includes many people who fall below the normal US retirement age, which, as defined by the Social Security Administration, is around 66 for Boomers.
But a majority retire earlier than that: the actual average retirement age in the US is 61. More than half of Americans retire before 65, and by age 67, 70% are retired.

Because retirees are out of the labor force but still require goods and services, they depend on the working-age adult population to produce those goods and services for them. This dynamic 

is called “old-age dependency,” and the number of old-age dependents is growing faster than the working population. In 2022, BLS projected the US would add 6.4 million net workers by 

2032. Already in 2024,

4.1 million have been added—which means the US can expect only 2.3 million over the next eight years. Meanwhile, the total US population is projected to add 18 million people—outpacing 
labor force growth by almost 8 to 1. As a result, the struggle to find enough workers to meet the demands of the market is st eadily intensifying

https://www.ssa.gov/oact/progdata/nra.html
https://www.ssa.gov/oact/progdata/nra.html
https://news.gallup.com/poll/394943/retiring-planning-retire-later.aspx#%3A%7E%3Atext%3DThe%20average%20retirement%20age%20of%2CFinance%20survey%2C%20conducted%20each%20April
https://news.gallup.com/poll/394943/retiring-planning-retire-later.aspx#%3A%7E%3Atext%3DThe%20average%20retirement%20age%20of%2CFinance%20survey%2C%20conducted%20each%20April
https://www.cbo.gov/data/budget-economic-data#13
https://www.cbo.gov/data/budget-economic-data#13
https://www.cbo.gov/data/budget-economic-data#13
https://www.cbo.gov/data/budget-economic-data#13
https://www.cbo.gov/data/budget-economic-data#13
https://www.cbo.gov/data/budget-economic-data#13
https://www.cbo.gov/data/budget-economic-data#13


Consumption 
(Demand) 
will Shift 
Globally
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https://www.mckinsey.com/mgi/our-research/dependency-and-depopulation-confronting-
the-consequences-of-a-new-demographic-
reality?utm_source=substack&utm_medium=email#/ 
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https://www.mckinsey.com/mgi/our-research/dependency-and-depopulation-confronting-the-consequences-of-a-new-demographic-reality?utm_source=substack&utm_medium=email#/
https://www.mckinsey.com/mgi/our-research/dependency-and-depopulation-confronting-the-consequences-of-a-new-demographic-reality?utm_source=substack&utm_medium=email#/


Back to Metro Atlanta and Gwinnett’s 
Growth Trends
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Average Annual Growth by Time Period
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Census Bureau Growth by Components: 2020 thru 2024

26
Source: Census Bureau PEP; ARC RAD Analysis

Yes, net domestic migration is negative (barely) for our MSA for 2023-2024 (see below,left); that is driven entirely by drops in the core 5 counties of the MSA…net 
domestic migration is positive 2023-24 for other areas within the MSA, and the total change is +75K. 
For the period of 2020-2024, net domestic migration is (very) positive  for the MSA (below, right)
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Domestic migration is down in most metro areas  2023-2024
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Georgia and Select States Employment Change 
(Year over Year Percentage Change) 

28https://fred.stlouisfed.org/graph/?graph_id=860653# 
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Atlanta MSA and US Employment Change (Year over Year Percentage Change) 

1/1980 to 6/2025



Atlanta MSA Year Over Year Job Change

30

0

50

100

150

200

250
5/2021-6/2025

Source: Bureau of Labor Statistics, Current Employment Survey



31

Atlanta MSA Select Sector Employment Change (Year over Year Percentage Change) 

7/2021 to 6/2025
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Atlanta MSA Select Sector Employment Change (Year over Year Percentage Change) 

6/2024 to 6/2025
Government
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Atlanta MSA Select Sector Employment Change (Year over Year Percentage Change) 

6/2024 to 6/2025
Federal Government



Source: Bureau of Labor Statistics
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What about Housing Affordability?

43



Housing Permits (Left) Home Price/Income Ratio (Right)
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The Supporting Facts: Building Permits – Long View

Source: State of the Cities Data System (HUD)
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2024 Metropolitan Area building Permits (1 Unit and 5 or 
More)
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The Supporting Facts: Building Permits – Last Year (2024)

Source: State of the Cities Data System (HUD)
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The “Good To Have” Information: Mapping Single-Family Permits
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Permits
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Location Tot Pop 2025 Pop Change 200-25 Median Age Diversity Idx Med HHInc MedHomeVal MHV/MHI HH Below Poverty Owner Occ HHU Information Jobs FIRE Jobs Management Jobs Real  Estate Jobs Proc/Sci/Tech Jobs Trans/Ware Jobs Manuf Jobs BA+

Atlanta 6,484,964 2,216,479 37.8 74.9 $91,176 $393,248 4.3 10.53% 64.73% 2.62% 4.09% 0.09% 3.05% 7.86% 5.37% 6.47% 43.70%

Austin 2,612,392 1,362,634 35.9 80.2 $104,066 $514,666 4.9 9.71% 57.53% 4.23% 3.40% 0.28% 3.57% 8.94% 2.06% 5.37% 52.35%

Baltimore 2,868,438 315,440 39.6 69.0 $100,420 $442,030 4.4 10.38% 65.95% 2.51% 3.11% 0.29% 2.98% 9.92% 1.89% 4.66% 45.15%

Boston 4,970,214 578,890 39.8 63.6 $118,435 $706,891 6.0 9.93% 59.74% 3.82% 5.39% 0.30% 2.91% 9.40% 2.37% 7.04% 53.15%

Charlotte 2,877,948 1,135,407 38.6 69.7 $86,814 $397,214 4.6 10.50% 64.97% 2.28% 3.24% 0.62% 3.10% 6.86% 2.84% 9.04% 42.24%

Chicago 9,196,378 247,639 39.1 79.2 $92,735 $341,101 3.7 11.44% 64.34% 2.45% 5.19% 0.42% 2.53% 8.67% 2.86% 8.36% 43.09%

Cincinnati 2,299,908 290,275 39.0 46.5 $81,580 $290,349 3.6 11.90% 66.73% 2.26% 4.98% 0.33% 2.44% 8.71% 2.12% 11.00% 38.78%

Cleveland 2,167,037 -83,859 42.4 55.1 $70,850 $239,509 3.4 13.90% 65.79% 1.90% 3.08% 0.20% 2.24% 9.32% 1.65% 11.99% 35.44%

Columbus 2,219,274 544,544 37.2 55.8 $81,329 $327,393 4.0 11.58% 59.80% 2.14% 4.40% 0.43% 2.49% 7.56% 2.59% 6.67% 41.56%

Dallas 8,342,575 3,186,293 36.2 83.4 $91,813 $389,670 4.2 10.04% 59.40% 2.55% 4.44% 0.31% 3.10% 9.49% 3.02% 7.56% 41.21%

Denver 3,134,283 954,940 37.8 71.4 $109,130 $649,840 6.0 8.13% 60.61% 3.95% 4.90% 0.17% 3.26% 9.07% 2.15% 5.65% 51.42%

Detroit 4,351,387 -101,170 40.7 58.5 $76,738 $278,815 3.6 13.05% 71.15% 2.08% 3.76% 0.28% 2.47% 9.80% 2.28% 11.38% 35.93%

Houston 7,703,067 2,987,669 36.2 86.9 $83,774 $330,016 3.9 12.91% 61.31% 1.58% 2.99% 0.20% 2.86% 8.98% 3.33% 7.14% 38.12%

Indianapolis 2,189,750 550,730 38.0 59.4 $82,335 $292,833 3.6 10.73% 65.71% 2.11% 4.66% 0.20% 2.67% 8.04% 2.16% 9.01% 40.62%

Jacksonville 1,764,628 641,878 40.4 66.4 $82,649 $395,594 4.8 11.81% 66.67% 2.73% 4.25% 0.20% 3.43% 7.31% 3.61% 4.37% 38.22%

Kansas City 2,254,397 443,145 38.6 58.9 $83,848 $316,517 3.8 10.15% 64.14% 2.24% 4.80% 0.47% 3.36% 8.19% 2.65% 6.92% 41.33%

Las Vegas 2,418,659 1,042,921 38.9 85.7 $80,293 $456,396 5.7 12.92% 58.29% 1.83% 3.14% 0.09% 3.98% 6.10% 3.03% 2.56% 29.77%

Los Angeles 12,879,186 513,811 38.7 88.1 $97,753 $905,706 9.3 12.78% 47.87% 3.53% 4.00% 0.32% 3.31% 9.17% 3.09% 8.07% 40.40%

Miami 6,279,575 1,272,011 42.7 85.9 $81,469 $504,642 6.2 13.73% 60.04% 2.98% 4.50% 0.57% 4.81% 9.98% 2.82% 4.18% 38.74%

Milwaukee 1,566,802 66,061 39.5 63.6 $80,951 $350,757 4.3 12.23% 59.22% 2.76% 4.05% 0.49% 1.95% 7.21% 2.76% 13.16% 41.13%

Minneapolis 3,809,346 792,787 38.4 54.2 $99,859 $409,789 4.1 8.20% 67.92% 2.84% 4.95% 0.24% 2.53% 8.53% 2.66% 10.90% 46.53%

Nashville 2,197,569 816,311 37.5 58.5 $89,724 $451,640 5.0 10.35% 64.68% 2.28% 3.64% 0.23% 2.59% 10.11% 2.40% 6.91% 42.19%

New York 20,079,870 1,803,058 39.5 82.9 $101,061 $661,097 6.5 12.71% 48.82% 3.97% 5.72% 0.29% 3.66% 9.76% 2.65% 5.04% 45.34%

Oklahoma City 1,497,292 401,872 36.9 70.5 $75,271 $258,906 3.4 13.53% 60.86% 2.68% 3.50% 0.32% 2.42% 6.89% 1.77% 4.55% 35.26%

Orlando 2,932,740 1,288,179 38.8 83.1 $82,265 $426,496 5.2 11.64% 61.69% 2.02% 3.07% 0.33% 3.47% 9.36% 2.93% 3.27% 38.51%

Philadelphia 6,306,526 619,365 39.9 67.4 $91,089 $403,665 4.4 11.93% 66.17% 2.70% 4.76% 0.14% 2.85% 8.60% 3.02% 7.13% 43.31%

Phoenix 5,215,050 1,963,174 38.3 78.2 $92,045 $472,406 5.1 10.47% 67.46% 2.96% 3.29% 0.08% 4.09% 6.97% 1.90% 5.84% 36.41%

Pittsburgh 2,446,608 -79,111 43.4 34.9 $76,346 $260,421 3.4 11.68% 69.84% 4.16% 2.85% 0.55% 2.21% 6.50% 2.44% 7.85% 38.92%

Portland 2,603,746 675,865 39.7 62.1 $101,185 $623,510 6.2 9.53% 61.18% 2.47% 2.73% 0.19% 3.02% 6.65% 2.34% 8.96% 44.97%

Providence 1,685,719 102,703 41.7 60.8 $87,049 $470,509 5.4 12.23% 61.65% 1.79% 6.01% 0.11% 2.17% 5.34% 1.95% 10.40% 36.30%

Raleigh 1,570,690 773,684 37.7 69.8 $104,814 $465,122 4.4 8.53% 65.16% 3.55% 3.05% 0.21% 7.08% 9.83% 1.47% 4.12% 53.37%

Richmond 1,376,741 336,452 39.5 67.0 $88,190 $387,034 4.4 10.25% 65.36% 1.99% 3.98% 0.08% 2.65% 7.80% 1.96% 4.29% 41.80%

Riverside 4,720,603 1,465,766 36.7 87.2 $90,870 $589,192 6.5 12.07% 64.96% 1.47% 2.48% 0.16% 2.89% 6.01% 2.96% 6.02% 26.33%

Sacramento 2,476,045 679,184 39.1 80.1 $99,936 $633,813 6.3 11.25% 62.08% 2.11% 3.98% 0.08% 3.35% 7.95% 2.02% 4.37% 39.05%

San Antonio 2,765,821 1,054,118 37.0 83.4 $78,047 $313,965 4.0 12.84% 64.82% 2.01% 3.70% 0.32% 3.11% 8.07% 2.19% 4.54% 34.42%

San Diego 3,293,400 479,567 38.0 83.8 $108,715 $898,605 8.3 9.92% 53.53% 2.69% 2.99% 0.14% 2.98% 9.30% 1.83% 6.94% 45.03%

San Francisco 4,795,368 671,641 40.0 83.5 $137,970 $1,238,555 9.0 8.90% 52.74% 5.16% 4.67% 0.28% 2.91% 10.96% 2.73% 6.56% 55.32%

San Jose 2,022,218 286,386 38.6 82.5 $164,275 $1,484,046 9.0 6.93% 53.43% 9.66% 2.63% 0.18% 2.64% 9.21% 1.56% 15.23% 57.64%

Seattle 4,199,399 1,155,523 38.4 70.6 $120,000 $788,310 6.6 8.21% 59.06% 4.24% 3.65% 0.14% 3.08% 8.52% 2.53% 9.19% 49.21%

St. Louis 2,803,971 128,632 40.6 50.7 $82,761 $275,743 3.3 10.75% 69.82% 2.18% 4.18% 0.26% 2.38% 7.28% 2.92% 8.37% 39.94%

Tampa 3,385,153 989,166 43.2 72.1 $78,083 $404,577 5.2 12.39% 67.01% 2.30% 4.83% 0.31% 4.04% 8.60% 1.81% 4.88% 36.83%

Virginia Beach 1,806,164 212,393 38.4 67.7 $82,713 $382,216 4.6 10.80% 63.04% 2.44% 2.21% 0.04% 2.91% 6.33% 2.83% 8.05% 36.65%

Washington, DC 6,483,459 1,720,559 38.1 80.8 $129,227 $636,059 4.9 7.75% 62.56% 3.78% 3.31% 0.17% 3.52% 14.69% 1.73% 2.79% 55.83%

Georgia 11,269,916 3,083,463 38.3 71.2 $78,207 $338,742 4.3 13.22% 64.89% 2.25% 3.57% 0.12% 2.64% 6.37% 4.04% 7.70% 36.43%

United States 339,887,819 58,465,913 39.6 72.7 $81,624 $370,578 4.5 12.46% 64.23% 2.50% 3.69% 0.25% 2.70% 7.36% 2.58% 7.61% 37.16%

Source: ESRI Business Analyst, 2025
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Atlanta 534,016 107,649 34.3 66.5 $90,234 $524,780 5.82 16.82% 42.03% 2.95% 3.92% 0.13% 2.58% 9.49% 14.97% 3.73%

Barrow 95,303 25,945 37.5 67.6 $71,736 $293,007 4.08 10.77% 80.32% 1.04% 1.79% 0.06% 2.19% 5.95% 0.89% 9.56%

Bartow 119,010 18,885 39.5 54.6 $81,503 $331,122 4.06 10.75% 69.60% 0.97% 2.13% 0.02% 2.03% 2.87% 2.57% 21.30%

Carroll 128,073 17,546 37.1 58.7 $75,484 $302,183 4.00 14.99% 69.55% 1.69% 1.87% 0.00% 1.88% 3.16% 1.66% 5.26%

Cherokee 298,166 83,820 39.9 55.3 $108,658 $471,851 4.34 6.53% 77.68% 1.25% 2.59% 0.04% 3.32% 6.82% 1.08% 8.92%

Clayton 306,417 46,924 35.4 61.6 $60,732 $248,272 4.09 15.46% 52.13% 0.89% 1.72% 0.04% 2.37% 4.52% 8.34% 5.22%

Cobb 791,115 103,037 37.9 75.6 $104,526 $450,518 4.31 8.20% 65.98% 2.90% 4.16% 0.07% 3.91% 8.32% 2.00% 6.62%

Coweta 158,825 31,510 39.9 59.1 $100,189 $366,881 3.66 8.00% 74.82% 0.86% 1.70% 0.02% 2.39% 3.12% 0.95% 5.37%

Dawson 33,293 10,963 43.9 36.9 $93,957 $394,525 4.20 9.02% 79.03% 1.13% 2.38% 0.00% 1.58% 3.16% 0.69% 4.77%

DeKalb 781,907 90,072 37.1 71.2 $83,706 $386,072 4.61 11.97% 55.23% 1.91% 3.88% 0.05% 2.54% 5.12% 1.77% 3.09%

Douglas 151,878 19,475 38.2 70.5 $84,969 $341,004 4.01 11.66% 67.31% 1.07% 1.78% 0.05% 2.04% 4.04% 2.29% 12.40%

Fayette 125,449 18,882 44.7 67.3 $109,990 $445,578 4.05 6.16% 80.70% 1.39% 2.88% 0.13% 3.06% 5.51% 1.80% 8.84%

Forsyth 285,682 110,171 39.4 66.0 $142,525 $606,694 4.26 4.66% 82.68% 2.07% 2.67% 0.20% 3.21% 7.19% 1.10% 10.59%

Fulton 1,116,298 195,717 36.5 71.1 $101,235 $498,256 4.92 12.57% 51.81% 4.17% 5.98% 0.14% 3.50% 11.67% 12.17% 5.34%

Gwinnett 1,020,513 215,125 36.7 85.1 $88,110 $411,994 4.68 9.81% 66.25% 2.49% 3.70% 0.06% 2.83% 7.91% 2.59% 7.61%

Hall 223,306 43,601 38.1 75.4 $84,395 $387,465 4.59 11.95% 69.93% 1.16% 2.19% 0.26% 1.58% 6.05% 1.86% 15.07%

Henry 264,195 60,342 38.2 66.0 $83,626 $350,470 4.19 8.27% 74.08% 0.59% 2.05% 0.01% 3.12% 4.88% 3.17% 4.15%

Johns Creek 82,601 5,873 42.0 70.8 $169,234 $596,858 3.53 3.64% 79.37% 5.58% 2.86% 0.03% 4.52% 10.69% 1.12% 2.45%

Newton 122,914 22,956 38.3 65.2 $79,824 $268,905 3.37 11.41% 71.11% 1.37% 2.10% 0.10% 2.70% 4.79% 2.43% 11.93%

Paulding 188,982 46,658 37.1 63.5 $100,394 $326,470 3.25 6.54% 81.39% 1.24% 1.95% 0.02% 2.51% 4.44% 3.34% 3.69%

Rockdale 97,482 12,267 40.2 64.8 $82,210 $289,432 3.52 9.93% 70.41% 1.04% 2.66% 0.04% 2.00% 6.39% 2.09% 9.01%

Roswell 92,909 4,563 41.0 67.3 $138,445 $571,325 4.13 6.56% 68.89% 2.25% 3.85% 0.11% 4.14% 12.16% 1.00% 3.76%

Sandy Springs 109,022 15,170 37.2 73.3 $110,546 $674,138 6.10 7.68% 47.02% 4.57% 11.54% 0.17% 4.80% 12.88% 2.61% 3.76%

South Fulton 117,132 30,959 38.0 23.0 $90,443 $331,500 3.67 9.78% 72.20% 1.27% 1.42% 0.04% 1.49% 7.75% 7.22% 18.91%

Spalding 70,197 6,124 41.4 63.3 $60,922 $241,204 3.96 17.74% 64.40% 1.24% 2.86% 0.00% 1.68% 4.51% 1.62% 6.73%

Walton 105,872 22,104 40.2 56.6 $82,529 $367,257 4.45 10.23% 77.87% 1.39% 2.91% 0.01% 2.33% 5.14% 1.11% 6.92%

Georgia 11,269,916 1,582,257 38.3 71.2 $78,207 $338,742 4.33 13.22% 64.89% 2.25% 3.57% 0.12% 2.64% 6.37% 4.04% 7.70%

Atlanta MSA 6,484,964 1,186,619 37.8 74.9 $91,176 $393,248 4.31 10.53% 64.73% 2.62% 4.09% 0.09% 3.05% 7.86% 5.37% 6.47%

United States 339,887,819 31,142,281 39.6 72.7 $81,624 $370,578 4.54 12.46% 64.23% 2.50% 3.69% 0.25% 2.70% 7.36% 2.58% 7.61%
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US Regions Growth 2020-2050 Big Numbers in Millions
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In Thousands

NAME 2020 2050 Change % Change

UNITED STATES 331,473 392,768 61,296 18%

SUM OF METRO COUNTIES 
(IN MSA OR MICRO) 313,239 374,094 60,854 19%

SUM OF NON-METRO 
COUNTIES (NOT IN MSA OR 
MICRO) 18,234 18,675 441 2%

NEW ENGLAND 14,946 15,841 894 6%

MIDEAST 49,261 51,975 2,714 6%

GREAT LAKES 47,144 48,807 1,663 4%

PLAINS 21,580 24,068 2,488 12%

SOUTHEAST 85,816 107,248 21,432 25%

SOUTHWEST 42,856 58,148 15,292 36%

ROCKY MOUNTAIN 12,511 16,626 4,115 33%

FAR WEST 57,359 70,057 12,698 22%

ALABAMA 4,932 5,455 524 11%

ARKANSAS 3,049 3,535 487 16%

FLORIDA 21,801 29,876 8,076 37%

GEORGIA 10,731 14,026 3,295 31%

KENTUCKY 4,507 4,962 455 10%

LOUISIANA 4,691 5,009 318 7%

MISSISSIPPI 3,009 3,267 258 9%

NORTH CAROLINA 10,584 13,657 3,073 29%

SOUTH CAROLINA 5,176 6,553 1,377 27%

TENNESSEE 6,869 8,258 1,389 20%

VIRGINIA 8,656 10,764 2,109 24%

WEST VIRGINIA 1,812 1,884 72 4%

NEW

https://www.woodsandpoole.com/
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Forecast: Strong Growth, More Diverse, Older, and Good Job Opportunities

62
Source: DRAFT ARC Series 17 Forecasts



Forecasts by County Source: ARC Series 17 Forecasts
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Gwinnett Age Pyramids
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ARC’s Series 17 Forecasts:
Maps!



Directions of Growth

66

Source: ARC  Series 17 Forecasts, 2023



Total Population 
Change, 2020 - 2050

This map looks at total 
population change at the census 
tract level. 

As can be seen, the outlying 
areas have the highest levels of 
total growth, but these areas 
also have the largest census 
tracts, so it is to be expected to 
see large numerical gains in 
these areas. There are, however, 
several tracts in the urban core 
that are “red”, meaning that 
these areas, too, are expected 
to gain significant population 
growth in the future. 

Source: ARC Series 17 Forecasts



Population Change 
Per Sq. Mile, 2020 - 

2050
This map looks at population 
change per square mile at the 
census tract level. Therefore this is 
looking at which areas will densify 
the most.

As can be seen, this maps serves 
as a stark contrast to the previous 
map as this normalizes for the size 
of the tract. Here we see that the 
urban core – in the city of Atlanta, 
areas surrounding Decatur in 
DeKalb, areas near the Vinings 
area in Cobb all will see significant 
densification in the upcoming 
years. This includes more suburban 
areas like Gwinnett, Forsyth and 
Cherokee (particularly near 
Woodstock) as well.

Finally, we see that many of those 
outlying areas there were “red” in 
the previous map are now blue 
because of the normalization by 
size of tract.



Total Job Change, 
2020 - 2050

This map looks at job change at 
the ARC’s Superdistrict level. 
Superdistricts were created by ARC 
to be a consistent small area 
geography over time. They are 
made up of aggregations of census 
tracts.

As can be seen, most of the 
forecast job growth will go to the 
northern parts of the region, 
continuing a historical trend. There 
are areas south, particularly 
around the Airport and in Henry 
County where job growth will be 
robust as well.



Focus on Gwinnett
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Hospitality Spending by Census Tract 

71

https://docum
entation.replic
ahq.com/docs/
economic-
model-
methodology 

Source: 
replicahq.com

https://documentation.replicahq.com/docs/economic-model-methodology
https://documentation.replicahq.com/docs/economic-model-methodology
https://documentation.replicahq.com/docs/economic-model-methodology
https://documentation.replicahq.com/docs/economic-model-methodology
https://documentation.replicahq.com/docs/economic-model-methodology
https://documentation.replicahq.com/docs/economic-model-methodology
https://documentation.replicahq.com/docs/economic-model-methodology
https://documentation.replicahq.com/docs/economic-model-methodology


Atlanta Market Area Hotels
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Source: 
CoStar.com



Atlanta Market Area Landscape
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Atlanta Market Area Landscape
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Atlanta Market Area Landscape
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Atlanta Market Area Landscape

76



Atlanta Market Area Landscape
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Atlanta Market: Hospitality Properties in  Final Planning
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55 Total Hotel 
Developments in 
Final Planning



Atlanta Market: Hospitality Properties Under Construction 
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16 Total Under 
Construction Hotel 
Developments



Atlanta Market Deliveries
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Atlanta Market: Proposed Hotel Developments  
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71 Total Proposed 
Hotel Developments



Atlanta Market:  Near-Term Projections 
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Chamblee/Norcross Submarket Hotels
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Chamblee/Norcross Submarket Hotels Landscape
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Chamblee/Norcross Submarket Hotels Landscape
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Chamblee/Norcross Submarket Landscape
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Chamblee/Norcross Submarket Landscape
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Chamblee/Norcross Submarket:  Near-Term Projections 
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Chamblee/Norcross Submarket Deliveries

89



Atlanta Northeast Submarket Hotels
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Atlanta Northeast Submarket Hotels Landscape
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Atlanta Northeast Submarket Hotels Landscape
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Atlanta Northeast Submarket Landscape
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Atlanta Northeast Submarket Landscape
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Atlanta Northeast Submarket:  Near-Term Projections 
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Atlanta Northeast Submarket Deliveries
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To Download the Deck!
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Michael D. Alexander,  “Mike” Chief Operating Officer
Atlanta Regional Commission malexander@atlantaregional.org



Just The Facts, 
Gwinnett



Population Trends

Source: ESRI Business Analyst, 2025

Variable Gwinnett County Auburn Berkeley Lake Braselton Buford Dacula Duluth Grayson Lawrenceville Lilburn

2000 Total Population 588,459 7,274 2,104 1,889 11,400 4,036 24,113 947 21,756 11,615

2010 Total Population 805,388 7,034 1,840 7,544 12,857 4,489 26,729 2,616 28,441 11,886

2025 Total Population 1,020,513 9,490 2,021 17,221 19,104 7,836 33,803 5,507 33,172 15,995

2030 Total Population 1,067,626 10,295 2,013 19,790 20,462 8,204 35,049 6,103 34,896 16,768

Tot Pop Change 2010-2025 215,125 2,456 181 9,677 6,247 3,347 7,074 2,891 4,731 4,109
2010-2020 Population: 

Compound Annual Growth Rate 1.7% 0.6% 1.1% 5.9% 3.2% 4.4% 1.8% 6.2% 0.9% 2.1%
2025-2030 Population: 

Compound Annual Growth Rate 0.9% 1.6% -0.1% 2.8% 1.4% 0.9% 0.7% 2.1% 1.0% 1.0%

2025 Total Daytime Population 961,753 6,607 4,165 18,781 34,181 7,708 36,644 5,632 56,327 17,449

Variable Gwinnett County Loganville Mulberry Norcross Peachtree Corners Rest Haven Snellville Sugar Hill Suwanee ARC 11 Counties

2000 Total Population 588,459 6,362 14,320 14,471 38,991 68 17,251 11,954 9,718 3,527,946

2010 Total Population 805,388 10,487 30,215 15,048 37,993 55 18,241 18,761 15,355 4,283,270

2025 Total Population 1,020,513 15,666 44,488 19,365 42,840 40 22,520 28,855 23,323 5,239,102

2030 Total Population 1,067,626 17,285 48,501 19,608 43,954 46 23,927 32,238 25,030 5,433,353

Tot Pop Change 2010-2025 215,125 5,179 14,273 4,317 4,847 -15 4,279 10,094 7,968 955,832
2010-2020 Population: 

Compound Annual Growth Rate 1.7% 3.0% 2.7% 1.4% 1.1% -4.2% 1.2% 3.0% 3.1% 1.5%
2025-2030 Population: 

Compound Annual Growth Rate 0.9% 2.0% 1.7% 0.3% 0.5% 2.8% 1.2% 2.2% 1.4% 0.7%

2025 Total Daytime Population 961,753 17,064 33,467 28,495 62,434 74 29,321 24,735 29,569 5,408,915



Race and Ethnicity Trends (read across)

Source: ESRI Business Analyst, 2025

Variable

Gwinnett 

County Auburn

Berkeley 

Lake Braselton Buford Dacula Duluth Grayson Lawrenceville Lilburn Loganville Mulberry Norcross

Peachtree 

Corners Rest Haven Snellville Sugar Hill Suwanee

ARC 11 

Counties

2025 White Non-Hispanic Population 28.7% 65.5% 61.9% 67.2% 43.3% 39.5% 29.4% 32.5% 21.7% 22.0% 42.2% 51.6% 18.2% 41.0% 45.0% 32.0% 45.1% 40.7% 36.2%
2025 Black/African American Non-

Hispanic Population 28.1% 8.0% 9.9% 10.5% 16.3% 28.8% 21.1% 43.3% 36.2% 15.8% 36.2% 21.2% 20.6% 23.6% 22.5% 40.2% 13.8% 14.9% 36.8%

2025 Asian Non-Hispanic Population 14.7% 4.5% 14.1% 4.8% 8.0% 4.9% 26.9% 9.7% 8.2% 19.9% 2.8% 9.5% 12.8% 10.9% 2.5% 7.2% 14.9% 29.1% 8.6%

2025 Hispanic Population 24.0% 16.5% 9.1% 13.2% 27.9% 22.0% 17.8% 9.1% 29.8% 38.7% 13.0% 12.6% 44.7% 19.3% 25.0% 15.4% 21.0% 9.8% 13.7%

2025 Diversity Index 85.1 63.2 63.2 60.6 82.2 80.6 83.1 72.9 85.6 89.1 73.4 71.8 89.3 80.6 79.1 77.6 79.7 75.5 76.8
Change, White Non-Hispanic 

Population, 2010-2025 -15.3% -15.6% -15.0% -10.2% -14.6% -30.6% -12.0% -27.5% -16.6% -17.1% -24.4% -20.6% -2.6% -9.6% -20.5% -25.3% -17.5% -22.2% -9.4%
Change, Black/African American Non-

Hispanic Population, 2010-2025 5.2% 3.1% 4.9% 1.8% 3.4% 17.6% 1.6% 19.2% 5.2% -0.4% 14.5% 7.5% 3.2% 3.4% 20.7% 10.9% 4.4% 4.4% 2.0%
Change, Asian Non-Hispanic 

Population, 2010-2025 4.2% 0.5% 1.8% 1.1% 5.3% 1.8% 4.8% 0.5% 2.6% 4.7% 0.5% 5.0% 1.3% 1.5% 2.5% 4.0% 8.7% 11.2% 2.9%
Change, Hispanic Population, 2010-

2025 3.9% 8.6% 5.7% 4.9% 3.2% 8.1% 3.7% 4.6% 7.4% 11.4% 6.2% 4.9% -3.3% 1.9% -7.7% 8.0% 1.3% 3.1% 2.1%

Change, Diversity Index, 2010-2025 9.5 25.6 23.1 19.7 12.9 26.4 8.2 14.6 8.3 9.6 20.7 24.1 2.5 9.7 7.9 17.7 16.9 19.2 7.9



Age Trends (read down)

Source: ESRI Business Analyst, 2025

Variable Gwinnett County Auburn Berkeley Lake Braselton Buford Dacula Duluth Grayson Lawrenceville Lilburn

Age 0-4 (%) 5.8% 6.1% 5.0% 6.3% 6.3% 6.4% 5.2% 5.0% 6.6% 6.3%

Age 5-9 (%) 6.3% 6.7% 6.0% 7.3% 6.9% 6.9% 5.7% 6.0% 6.7% 6.5%

Age 10-14 (%) 6.8% 6.2% 4.8% 7.5% 8.0% 7.5% 5.8% 7.1% 6.7% 7.0%

Age 15-19 (%) 7.2% 5.9% 4.3% 6.6% 7.6% 7.4% 6.1% 7.9% 7.9% 7.8%

Age 20-24 (%) 7.2% 5.9% 3.9% 4.9% 6.6% 6.3% 6.5% 5.4% 7.9% 7.2%

Age 25-29 (%) 7.6% 6.8% 5.4% 6.0% 6.3% 7.5% 7.2% 5.7% 7.8% 6.9%

Age 30-34 (%) 6.9% 7.2% 5.0% 5.9% 5.7% 6.3% 7.8% 4.3% 7.2% 6.6%

Age 35-39 (%) 6.7% 6.9% 6.3% 7.0% 6.6% 7.1% 7.3% 5.8% 7.0% 6.4%

Age 40-44 (%) 7.0% 6.9% 5.4% 7.1% 7.0% 7.3% 7.5% 7.2% 6.6% 6.8%

Age 45-49 (%) 6.7% 6.0% 5.7% 6.6% 6.5% 6.2% 6.7% 7.3% 6.1% 6.5%

Age 50-54 (%) 6.9% 6.2% 6.1% 6.5% 7.0% 6.8% 6.7% 7.7% 6.0% 6.5%

Age 55-59 (%) 6.3% 6.6% 8.7% 5.8% 6.2% 6.2% 6.4% 8.0% 5.4% 5.5%

Age 60-64 (%) 5.8% 6.6% 8.7% 5.7% 5.4% 5.8% 6.4% 6.2% 5.0% 5.4%

Age 65-69 (%) 4.7% 6.1% 7.6% 4.9% 4.4% 4.6% 5.4% 4.9% 4.3% 5.0%

Age 70-74 (%) 3.5% 4.2% 7.1% 4.6% 3.5% 3.3% 4.0% 4.4% 3.5% 3.8%

Age 75-79 (%) 2.5% 3.1% 5.9% 3.8% 2.9% 2.2% 2.8% 3.5% 2.7% 3.0%

Age 80-84 (%) 1.4% 1.7% 2.8% 2.3% 1.9% 1.2% 1.5% 1.9% 1.4% 1.8%

Age 85+ (%) 1.0% 1.0% 1.5% 1.3% 1.5% 1.1% 1.1% 1.7% 1.3% 1.1%



Age Trends, continued (read down)

Source: ESRI Business Analyst, 2025

Variable Gwinnett County Loganville Mulberry Norcross Peachtree Corners Rest Haven Snellville Sugar Hill Suwanee ARC 11 Counties

Age 0-4 (%) 5.8% 6.0% 5.2% 6.6% 5.7% 5.0% 5.4% 6.0% 4.6% 5.4%

Age 5-9 (%) 6.3% 6.0% 5.9% 6.9% 6.3% 5.0% 5.8% 6.6% 5.6% 5.9%

Age 10-14 (%) 6.8% 6.8% 7.4% 6.4% 6.2% 10.0% 6.6% 7.5% 7.0% 6.3%

Age 15-19 (%) 7.2% 7.8% 7.8% 7.5% 6.2% 0.0% 7.1% 7.3% 6.7% 6.7%

Age 20-24 (%) 7.2% 7.0% 7.1% 7.6% 6.7% 10.0% 6.5% 6.9% 6.6% 7.1%

Age 25-29 (%) 7.6% 7.0% 7.7% 7.4% 7.1% 5.0% 6.5% 7.2% 7.4% 7.8%

Age 30-34 (%) 6.9% 6.4% 5.3% 8.2% 7.7% 7.5% 5.9% 6.0% 6.7% 7.4%

Age 35-39 (%) 6.7% 5.9% 5.6% 7.9% 7.5% 5.0% 6.1% 7.0% 6.2% 7.0%

Age 40-44 (%) 7.0% 6.7% 6.8% 7.4% 7.4% 15.0% 6.5% 7.3% 6.7% 7.0%

Age 45-49 (%) 6.7% 6.2% 7.3% 6.9% 6.5% 12.5% 6.0% 7.3% 7.6% 6.5%

Age 50-54 (%) 6.9% 6.7% 8.0% 6.7% 6.4% 7.5% 6.7% 7.3% 8.0% 6.7%

Age 55-59 (%) 6.3% 6.0% 7.7% 5.7% 5.8% 0.0% 6.0% 6.5% 6.9% 6.1%

Age 60-64 (%) 5.8% 5.7% 6.1% 5.1% 5.9% 2.5% 6.4% 5.5% 6.4% 5.7%

Age 65-69 (%) 4.7% 4.6% 4.4% 3.9% 5.2% 5.0% 5.9% 4.3% 4.9% 4.8%

Age 70-74 (%) 3.5% 3.8% 3.1% 2.7% 3.8% 2.5% 4.6% 3.3% 3.4% 3.8%

Age 75-79 (%) 2.5% 3.2% 2.4% 1.6% 2.9% 5.0% 3.6% 1.9% 2.4% 2.9%

Age 80-84 (%) 1.4% 1.9% 1.4% 0.9% 1.7% 0.0% 2.3% 1.2% 1.5% 1.7%

Age 85+ (%) 1.0% 2.1% 1.1% 0.7% 1.1% 2.5% 2.1% 0.9% 1.3% 1.3%



Income and Housing (read across)

Source: ESRI Business Analyst, 2025

Variable

Gwinnett 

County Auburn

Berkeley 

Lake Braselton Buford Dacula Duluth Grayson Lawrenceville Lilburn Loganville Mulberry Norcross

Peachtree 

Corners Rest Haven Snellville Sugar Hill Suwanee

ARC 11 

Counties

2025 Median Household Income $88,110 $71,386 $125,363 $120,144 $81,284 $86,339 $93,078 $126,261 $70,373 $66,969 $83,368 $127,857 $83,598 $86,207 $54,331 $89,766 $106,251 $109,076 $94,143

2025 Per Capita Income $38,084 $31,951 $67,341 $51,013 $37,094 $30,004 $47,160 $46,161 $28,278 $29,093 $37,304 $44,086 $37,359 $52,642 $32,862 $35,210 $42,813 $51,510 $49,600

2023 Households Below the Poverty Level (%) 9.8% 11.5% 1.7% 6.5% 12.7% 9.0% 7.7% 2.0% 15.3% 15.8% 5.2% 4.8% 9.6% 9.0% 43.8% 7.2% 8.2% 5.5% 10.4%

2025 Owner Occupied Housing Units (%) 66.3% 82.1% 85.8% 88.6% 66.2% 83.8% 58.3% 87.3% 51.1% 66.4% 74.8% 88.4% 46.9% 54.4% 82.4% 76.8% 73.6% 62.4% 62.4%

2025 Vacant Housing Units (%) 4.2% 4.5% 2.1% 6.5% 5.4% 2.4% 5.2% 1.5% 5.3% 3.4% 5.8% 2.8% 5.1% 4.6% 10.5% 3.1% 7.7% 4.0% 6.3%

2025 Median Home Value $411,994 $304,896 $621,601 $442,238 $415,000 $400,733 $427,493 $436,703 $376,584 $360,101 $366,962 $476,372 $453,929 $499,615 $162,500 $348,058 $447,546 $460,730 $421,967



Housing 
Demographics



We’re Getting Older…

Source: U.S. Census Bureau, 2000 Decennial Census SF1 Table P12 & 2023 American Community Survey 5-Year Estimates, Table B01001



Household Sizes Are Staying the Same, Mostly

Source: U.S. Census Bureau, 2000 Decennial Census SF1 Table P26 & 2023 American Community Survey 5-Year Estimates, Table B11016



Yet Houses Are Getting Bigger…

Source: U.S. Census Bureau, 2000 Decennial Census SF3 Table H41 & 2023 American Community Survey 5-Year Estimates, Table B25041



But Housing Stock Is Mostly Staying The Same…

Source: U.S. Census Bureau, 2000 Decennial Census SF3 Table H32 & 2023 American Community Survey 5-Year Estimates, Table B25024



Homeownership



2013 Population: 825,911 2023 Population: 966,972
+141,061 New Residents

Home Ownership Only For the Wealthy?



2013

111

Median 
Home Sale Price

≤ $106,500

≤ $200K

≤ $300K

≤ $400K

≤ $500K

≤ $750K

≤ $1.5M

≤ $2.5M



2014

112

Median 
Home Sale Price

≤ $106,500

≤ $200K

≤ $300K

≤ $400K

≤ $500K

≤ $750K

≤ $1.5M

≤ $2.5M



2015
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Median 
Home Sale Price

≤ $106,500

≤ $200K

≤ $300K

≤ $400K

≤ $500K

≤ $750K

≤ $1.5M

≤ $2.5M



2016
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Median 
Home Sale Price

≤ $106,500

≤ $200K

≤ $300K

≤ $400K

≤ $500K

≤ $750K

≤ $1.5M

≤ $2.5M



2017
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Median 
Home Sale Price

≤ $106,500

≤ $200K

≤ $300K

≤ $400K

≤ $500K

≤ $750K

≤ $1.5M

≤ $2.5M



2018
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Median 
Home Sale Price

≤ $106,500

≤ $200K

≤ $300K

≤ $400K

≤ $500K

≤ $750K

≤ $1.5M

≤ $2.5M



2019
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Median 
Home Sale Price

≤ $106,500

≤ $200K

≤ $300K

≤ $400K

≤ $500K

≤ $750K

≤ $1.5M

≤ $2.5M



2020
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Median 
Home Sale Price

≤ $106,500

≤ $200K

≤ $300K

≤ $400K

≤ $500K

≤ $750K

≤ $1.5M

≤ $2.5M



2021
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Median 
Home Sale Price

≤ $106,500

≤ $200K

≤ $300K

≤ $400K

≤ $500K

≤ $750K

≤ $1.5M

≤ $2.5M



2022

12

0

Median 
Home Sale Price

≤ $106,500

≤ $200K

≤ $300K

≤ $400K

≤ $500K

≤ $750K

≤ $1.5M

≤ $2.5M



2023

12

1

Median 
Home Sale Price

≤ $106,500

≤ $200K

≤ $300K

≤ $400K

≤ $500K

≤ $750K

≤ $1.5M

≤ $2.5M



2024

12

2

Median 
Home Sale Price

≤ $106,500

≤ $200K

≤ $300K

≤ $400K

≤ $500K

≤ $750K

≤ $1.5M

≤ $2.5M



Rentership



Source: Zumper

Atlanta Rents On the Decline
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2BR Rent % Change, Year-Over-Year (July-July)
50 Cities With Highest Rents



Rents Leveling Off in Gwinnett, but Still Historically High!

Source: Co-Star

$0.98

$1.08

$1.18

$1.28

$1.38

$1.48

$1.58

$1.68

12
/3

1/
20

14
2

/1
2

/2
0

1
5

3
/2

7
/2

0
1

5
5/

9/
2

01
5

6
/2

1
/2

0
1

5
8/

3/
2

01
5

9
/1

5
/2

0
1

5
10

/2
8/

20
15

12
/1

0/
20

15
1

/2
2

/2
0

1
6

3/
5/

2
01

6
4

/1
7

/2
0

1
6

5
/3

0
/2

0
1

6
7

/1
2

/2
0

1
6

8
/2

4
/2

0
1

6
1

0
/6

/2
0

1
6

11
/1

8/
20

16
12

/3
1/

20
16

2
/1

2
/2

0
1

7
3

/2
7

/2
0

1
7

5/
9/

2
01

7
6

/2
1

/2
0

1
7

8/
3/

2
01

7
9

/1
5

/2
0

1
7

10
/2

8/
20

17
12

/1
0/

20
17

1
/2

2
/2

0
1

8
3/

6/
2

01
8

4
/1

8
/2

0
1

8
5

/3
1

/2
0

1
8

7
/1

3
/2

0
1

8
8

/2
5

/2
0

1
8

1
0

/7
/2

0
1

8
11

/1
9/

20
18

1/
1/

2
01

9
2

/1
3

/2
0

1
9

3
/2

8
/2

0
1

9
5

/1
0

/2
0

1
9

6
/2

2
/2

0
1

9
8/

4/
2

01
9

9
/1

6
/2

0
1

9
10

/2
9/

20
19

12
/1

1/
20

19
1

/2
3

/2
0

2
0

3/
6/

2
02

0
4

/1
8

/2
0

2
0

5
/3

1
/2

0
2

0
7

/1
3

/2
0

2
0

8
/2

5
/2

0
2

0
1

0
/7

/2
0

2
0

11
/1

9/
20

20
1/

1/
2

02
1

2
/1

3
/2

0
2

1
3

/2
8

/2
0

2
1

5
/1

0
/2

0
2

1
6

/2
2

/2
0

2
1

8/
4/

2
02

1
9

/1
6

/2
0

2
1

10
/2

9/
20

21
12

/1
1/

20
21

1
/2

3
/2

0
2

2
3/

7/
2

02
2

4
/1

9
/2

0
2

2
6/

1/
2

02
2

7
/1

4
/2

0
2

2
8

/2
6

/2
0

2
2

1
0

/8
/2

0
2

2
11

/2
0/

20
22

1/
2/

2
02

3
2

/1
4

/2
0

2
3

3
/2

9
/2

0
2

3
5

/1
1

/2
0

2
3

6
/2

3
/2

0
2

3
8/

5/
2

02
3

9
/1

7
/2

0
2

3
10

/3
0/

20
23

12
/1

2/
20

23
1

/2
4

/2
0

2
4

3/
7/

2
02

4
4

/1
9

/2
0

2
4

6/
1/

2
02

4
7

/1
4

/2
0

2
4

Daily Asking Rent per SF (Gwinnett)



About Half Of All Renters Considered to be Cost-Burdened…

Source: U.S. Census Bureau, 2023 American Community Survey 5-year Estimates, Table B25070

County

# Renter 

Households for 

whom Cost Burden 

Computed

# Cost-Burdened 

Renters

% Cost-Burdened 

Renters

# Severely Cost-

Burdened Renters

% Severely Cost-

Burdened Renters

Cherokee County 21,226 11,656 54.9% 5,383 25.4%

Clayton County 47,022 27,054 57.5% 14,502 30.8%

Cobb County 93,504 45,979 49.2% 21,249 22.7%

DeKalb County 112,370 64,565 57.5% 33,784 30.1%

Douglas County 15,779 7,703 48.8% 3,211 20.3%

Fayette County 7,985 4,509 56.5% 2,273 28.5%

Forsyth County 12,167 5,430 44.6% 2,932 24.1%

Fulton County 201,175 100,793 50.1% 52,939 26.3%

Gwinnett County 102,158 60,560 59.3% 30,511 29.9%

Henry County 21,958 11,239 51.2% 5,629 25.6%

Rockdale County 11,090 6,235 56.2% 3,123 28.2%

ARC Region 646,434 345,723 53.5% 175,536 27.2%



Practically All Extremely Low Income Renters Are SEVERELY- Cost Burdened
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Practically NO Inventory for Those Considered to Be Extremely Low Income

Source: American Community Survey



We’re Going In The Wrong Direction…



Wages Not Keeping Up With Rent or Price Appreciation

Source: BLS (Wages); ApartmentList (Rents); Zillow (Home Prices)
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