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We’re still growing … just more slowly 
than we were (on average) since the 1980s

Media Messages Misleading: a false focus 
on near-term domestic migration

Main Takeaways



      

Source: State of the Cities Data System (HUD)

0

10,000

20,000

30,000

40,000

50,000

60,000

43-Year Annual Average: 33,340 

The Supporting Facts: Building Permits – Long View

Presenter Notes
Presentation Notes
In 2024, there were 29,482 new residential building permits in the 11-county region, which was a small increase of about 900 permits from 2023 calendar year totals of 28,595. Current building permit activity for the 11-county region remains lower than pre-Great Recession permit levels and remains below the 1980-2023 average annual level of 33,340. 
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The Supporting Facts: Building Permits – 2023 & 2024

Presenter Notes
Presentation Notes
Dominance of Atlanta in multi-family. Dominance of Gwinnett in single-family
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1980 1990 2000 2010 2020 2024 2025

Average 
Annual 

Change, 
1980-2010

Average 
Annual 

Change,
2010-2020

Average 
Annual 

Change,
2022-2025

Atlanta Region 1,924,140 2,601,883 3,527,779 4,283,261 4,967,514 5,221,074 5,285,474 78,637 68,425 64,610

Cherokee 51,699 91,000 141,903 214,346 266,620 292,360 299,460 5,422 5,227 6,540

Clayton  150,357 184,100 236,517 259,424 297,595 304,215 306,615 3,636 3,817 1,443

Cobb     297,718 453,400 607,751 688,078 766,149 792,049 795,749 13,012 7,807 5,500

DeKalb   483,024 553,800 665,865 691,893 764,382 783,442 786,542 6,962 7,249 3,840

Douglas  54,573 71,700 92,174 132,403 144,237 153,097 154,197 2,594 1,183 1,633

Fayette  29,043 62,800 91,263 106,567 119,194 125,384 126,284 2,584 1,263 1,200

Forsyth 27,958 44,083 98,400 175,511 251,283 275,233 281,933 4,918 7,577 5,633

Fulton   589,904 670,800 816,006 920,581 1,066,710 1,123,070 1,141,870 11,023 14,613 18,233

Gwinnett 166,808 356,500 588,448 805,321 957,062 1,012,112 1,027,312 21,284 15,174 14,537

Henry    36,309 59,200 119,341 203,922 240,712 262,552 267,152 5,587 3,679 4,883

Rockdale 36,747 54,500 70,111 85,215 93,570 97,560 98,360 1,616 836 1,167

City of Atlanta 424,922 415,200 416,474 420,003 498,715 532,115 542,715 (164) 7,871 11,900

The Estimates: 2025 ARC Population

Presenter Notes
Presentation Notes
Topline as increased
Gwinnet and Fulton have the highest change post COVID
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Average Annual Percentage Increase

1980 to 1990 1990 to 2000 2000 to 2010 2010 to 2020 2020 to 2025

Atlanta Region 3.1 3.1 2.0 1.5 1.2

Cherokee 5.8 4.5 4.2 2.2 2.4

Clayton 2.0 2.5 0.9 1.4 0.6

Cobb 4.3 3.0 1.2 1.1 0.8

DeKalb 1.4 1.9 0.4 1.0 0.6

Douglas 2.8 2.5 3.7 0.9 1.3

Fayette 8.0 3.8 1.6 1.1 1.2

Forsyth 4.7 8.4 6.0 3.7 2.3

Fulton 1.3 2.0 1.2 1.5 1.4

Gwinnett 7.9 5.1 3.2 1.7 1.4

Henry 5.0 7.3 5.5 1.7 2.1

Rockdale 4.0 2.6 2.0 0.9 1.0

City of Atlanta -0.2 0.0 0.1 1.7 1.7

The Estimates: 2025 ARC Population

Presenter Notes
Presentation Notes
In relative population change Forsyth, Cherokee, and Henry have been greatest in growth recently
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The Estimates: 2025 ARC Population

Presenter Notes
Presentation Notes
From 2024 to 2025, Fulton added 18,800 new residents, for the largest single-year county-level numeric increase in the region. Next were Gwinnett with 15,200 new residents, Cherokee with 7,100 new residents, and Forsyth with 6,700 new residents.
 The City of Atlanta continued to set the pace in the leading county of Fulton with a net increase of 10,600. Growth did moderate from the record-high levels (14,300) of 2022-23 and fell slightly from 2023-24’s 10,800 increase. The 2024-25 increase still nearly matches the highest year-over-year increase of the 1990-2022 period (the net increase of 10,900 in 2018-19).
Cherokee and Forsyth Counties led the region in percentage increase 2023-24, at 2.4 percent.   Henry follows at 1.8, with Fulton and Gwinnett following at 1.7 and 1.5, respectively. The 2024-25 growth rate in Forsyth is notable, as it compares to a 1.6% increase 2023-24. 




Single-Family Housing Building Permits in the Atlanta Region, 2024

Presenter Notes
Presentation Notes
main driver is still north for single family even if there is some growth in the south



Source: Co-Star

Multifamily Housing Building Permits Under Construction 2024 through Q1 2025

Presenter Notes
Presentation Notes
multi in core and major highways
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Media Message(s)
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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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1/1980 to 6/2025

Atlanta MSA & US Employment Change
(Year over Year Percentage Change) 

Presenter Notes
Presentation Notes
decline in job growth but still positive
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Source: Bureau of Labor Statistics, Current Employment Survey

Atlanta MSA Year Over Year Job Change

Presenter Notes
Presentation Notes
decline in job growth but still positive




Source: Bureau of Labor Statistics
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Average Annual Residential Permits per
100K Population (Georgia)



      

Source: State of the Cities Data System (HUD)
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Supporting Facts: Building Permits – Long View

Presenter Notes
Presentation Notes
In 2024, there were 29,482 new residential building permits in the 11-county region, which was a small increase of about 900 permits from 2023 calendar year totals of 28,595. Current building permit activity for the 11-county region remains lower than pre-Great Recession permit levels and remains below the 1980-2023 average annual level of 33,340. 
Census Building Permit which HUD draws from 1,2,3,4-5,5+ - county and cdp level




Inventory and Months of Supply Trending (Atlanta)
30,000 Annual Housing Deficit

Presenter Notes
Presentation Notes
housing supply deficit is contraining population growth
Market insight
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Presenter Notes
Presentation Notes
building permits compared to other metros we are doing good
benefits with logistics hub and our economy for growth
ACS source?
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“Being a leading area for population growth is critical for our region’s economy”

Source: 2024 Metro Atlanta Speaks

Population Growth’s Importance



We’re still growing
We are facing challenges to growth 
• Like, well, everyone everywhere

We are very well positioned, relative to other 
“peer” areas, for growth
We have to plan more, now (than we have 
before), to get the growth that we want

23

Summing Up 


	2025 Population Estimates: �The Numbers and Background “Noise”
	Slide Number 2
	Slide Number 3
	Slide Number 4
	Slide Number 5
	Slide Number 6
	Slide Number 7
	Slide Number 8
	Slide Number 9
	Slide Number 10
	Slide Number 11
	Slide Number 12
	Slide Number 13
	Slide Number 14
	Slide Number 15
	Slide Number 16
	Slide Number 17
	Slide Number 18
	Slide Number 19
	Slide Number 20
	Slide Number 21
	Slide Number 22
	Slide Number 23

