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Clayton County
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Slow Growth

Since 2010, Clayton County has added 38,768
residents, constituting an increase of 15%

27,404

11,364

Residents Added
2020 - 2024

Residents Added
2010 - 2020

1% ~2,800
Average Annual

Rate of Population
Growth 2010 - 2024

New Residents
Added Annually
2010 - 2024

Source: Census American Community Survey 5-Year Estimates
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Clayton County

Demographic Trends

Clayton County Households,
2010 -2024
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96,826
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Increased Household Formation

Since 2020, household growth has nearly matched
population growth, pointing towards higher rate of
household formation and smaller households.

10,280 9,115

Households Added Households Added
2010 - 2020 2020 - 2024

1% 2%
Average Annual Average Annual

Rate of Household Rate of Household
Growth 2010 - 2020 Growth 2020 - 2024

Source: Census American Community Survey 5-Year Estimates
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Clayton County

Demographic Trends Smaller Households

Clayton County Household Size Distribution, While the distribution of households by size within
2010, 2020, & 2024 the county has shifted relatively little since 2010,
the changes that have occurred have resulted in

100%

90%

27% 27% 24% greater shares of smaller households comprised of
80% 1 or 2 persons.
70%
. " doumors-person 0 Increase in 1 or 2
o 3-person household 29 A) Person Households
j:: 28% 28% 30% B 2-person household Since 2010
m 1-person household

30%
48,552 62,691
o % = 1 or 2 Person 1 or 2 Person

o I - " Households in 2010 Households in 2024

Source: Census American Community Survey 5-Year Estimates
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Clayton County

Demographic Trends
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Clayton County Age Distribution,

0,

2010

2010, 2020, & 2024

2020

2024

W 65 and Over

45 to 65
m20to 45
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Aging Population

Since 2010, Clayton County’s population aged
65 and older grew from 6% of the population
to 11% of the population, while the share of
those younger than 45 decreased. The
number of seniors within the county has
doubled since 2010.

930/0 Increase in Senior

Population

16,566

32,022

Population Aged 65
and Older in 2024

Population Aged 65
and Older in 2010

Source: Census American Community Survey 5-Year Estimates
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Clayton County

Slow Recovery with Recent Uplift

‘ Economic Trends In the wake of the Great Financial Crisis,
Clayton County Median Household Income, household incomes across Clayton County
2010 - 2024 were hard-hit, decreasing from 2010 to 2014,
pro000 559,806 with a reversal of this trend beginning in 2015.
$60,000 Increases in household incomes have

$49,460

accelerated since 2020.

$50,000 $43,311

$40,000 Increase in Median

+14% +$6_1 K Household Income,

2010 - 2020

$30,000

$20,000

Increase in Median

$10,000 +2 1 % +$ 1 O _ 3 K Household Income,

%0 2020 - 2024

2010 2012 2014 2016 2018 2020 2022 2024

Source: Census American Community Survey 5-Year Estimates
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Clayton County

@ Economic Trends
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Clayton County Household Income
Distribution, 2010, 2020, & 2024

5%

2%

8%

11%

2010
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m $150,000 or more

m $100,000 to $149,999

m $75,000 to $99,999
$50,000 to $74,999

m $35,000 to $49,000

M Less than $35,000

Stability & Growth

Households earning below $75,000 and
$35,000 has declined since 2010. The number
of households in these income brackets has
remained relatively stable, while the number of
higher-income households has increased

68,112 64,200

Households Earning Households Earning
Less than $75K, Less than $75K,
2010 2024
18,434 41,741
Households Earning Households Earning
More than $75K, More than $75K,
2010 2024

Source: Census American Community Survey 5-Year Estimates
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Clayton County

‘ Economic Trends Labor Force & Unemployment
Clayton County Labor Force Participation, 16+ Labor force participation has declined slightly
Population, . . '
2010‘?2028222024 since 2010, largely reflecting the county's

80% 719% o 670 growing retiree population.
iii Unemployment fell sharply from 13% in 2010
22:/" to 7% in 2020 and has held there since,

2010 2020 2024 though it remains above both the Georgia and

Atlanta MSA averages.

Clayton County Unemployment Rate, 2010, 2020

& 2024
S | 5.1% 5.0%
iiﬁg Georgia Atlanta MSA
o Unemployment Unemployment
Rate, 2024 Rate, 2024

Source: Census American Community Survey 5-Year Estimates
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Clayton County

@ Economic Trends

Top Five Employment Sectors for Clayton
County Residents, 2023

_____ Administration & Support, Waste Management
and Remediation, 9.4%

| Accommodation and Food Services,
10.2%

Retail Trade,
10.7%

~—~—

12.4%

_ Transportation and
Warehousing, 14.6%

0.0% 5.0% 10.0% 15.0% 20.0%

Health Care and Social Assistance,

Logistics & Services

Transportation and Warehousing employs the
largest share of Clayton County residents,
driven by proximity to Hartsfield-Jackson
Airport, followed by Health Care and Social
Assistance.

White-collar and professional industries are
notably absent from the county's top five
employment sectors.

18,172

Clayton County
Residents Employed
in Transportation &
Warehousing

Source: Bureau of Labor Statistics
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Clayton County

@ Economic Trends

Clayton County Wages, Overall & Top Five

$120,000

$100,000

$80,000

$60,000

$40,000
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$0

Industries, 2010 - 2024

e A\ Industries

Transportation and warehousing
= Health care and social assistance
e Retail trade
e Accommodation and food services

Administrative and waste services

2010

2012 2014 2016 2018 2020 2022

/_

2024

Uneven Wage Growth

Overall wages grew 92% between 2010 and
2024, but growth was concentrated in
Transportation and Warehousing (109%),
while Retail (29%) and Health Care (35%)

lagged significantly behind.

35%
Growth in Health Care

& Social Assistance
Wages

63%
Growth in

Accommodation and
Food Services Wages

29%
Growth in Retail
Wages

47%
Growth in
Administrative &

Waste Services
Wages

Source: Bureau of Labor Statistics
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Clayton County

@ Economic Trends

Airport-Centric Employment

Legend

cvmoy - KOS MR e Employment for Clayton County residents is

P o o anchored around Hartsfield-Jackson Airport
I kN and nearby logistics corridors, with secondary
& | e concentrations along Fulton Industrial

: Sigg i = Boulevard.

A meaningful share of residents also commute
daily to Downtown Atlanta, Midtown, and
Buckhead.

ooooo

Fayette

Meriwether,
ooooo

Source: Census on the Map
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Clayton County
@ Housing Trends

Post-Crisis Housing Deficit

The 2000s building boom, fueled by

unsustainable lending, collapsed with the 2008 _
crash, and new housing deliveries since 2010 1 1 3 K Homes Built
have remained below pre-2000 levels. . Since 2010

Clayton County Housing Units by Decade Built, 2024

0
25% 23%

20%
17% 17% 16%
15%
11%
10%
7%
5% 5%
0
[ [ e

0%
Built 1939 or earlier Built 1940to 1949  Built 1950to0 1959  Built 1960to 1969  Built 1970to 1979  Built 1980to 1989  Built 1990 to 1999  Built 2000 to 2009  Built 2010 to 2019  Built 2020 or later

Source: Census American Community Survey 5-Year Estimates
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Clayton County
@ Housing Trends

Residential Stability or Stagnation? Households that Have Lived in

72% of Clayton County households have lived 72% Current Housing Unit For Five
in their current unit for five or more years, Years or More

which on one hand may reflect long-term
community attachment, but could also suggest
limited housing mobility, or a lack of viable

alternatives.

45%
40%
35%
30%
25%
20%
15%

10%
° 4%
5%

0% ]

Moved in 1989 and earlier

Households that Have Lived in
28% Current Housing Unit For Four
Years or Less

Clayton County Households by Period Moved into Current Housing Unit, 2024

40%
23%
18%
9%
- -

Moved in 1990 to 1999 Moved in 2000 to 2009 Moved in 2010 to 2019 Moved in 2020 to 2022 Moved in 2023 or later
Source: Census American Community Survey 5-Year Estimates
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Clayton County

Recent Uptick in Inventory

‘ Housing Trends Fewer than 2,000 net housing units were
added between 2010 and 2020, but nearly
Clayton oy Do e Uit 9,500 were added between 2020 and 2024,
140,000 115,476 signaling a significant acceleration in
i ez production.

120,000

100,000 Increase in Housing

+1 . 793 Units Between 2010
and 2020

’ Increase in Housing

=) ,484 Units Between 2020
_ and 2024

2010 2012 2014 2016 2018 2020 2022 2024

Source: Census American Community Survey 5-Year Estimates
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C Iayton Cou nty Single-Family Detached Leading Growth

‘ Housing Trends Over 9,100 single-family detached units have

Clayton County Housing Units by Type, 2010, been added since 2010, dominating new

2020 & 2024 inventory. Large multifamily units dipped

3,169

120,000

between 2010 and 2020 before recovering,

3,313 3,044
100,000 . - reflecting replacement of aging stock rather
than net new supply.
80,000 17,443 17,699

60,000

40,000

20,000

2010 2020 2024

ESFD HESFA SmallMF ®Large MF m Other

Source: Census American Community Survey 5-Year Estimates
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C Iayton Cou nty Homeownership Recovering, but Below

@ Housing Trends MSA Norms

| - Owner-occupancy fell sharply between 2010
e g e and 2020 in the wake of the subprime
mortgage crisis, then partially rebounded.

100%

90%

At 55%, Clayton County's homeownership rate
still trails the Atlanta MSA average by 11
percentage points.

80%
70%

60%

W Renter-occupied

m Owner-occupied 6 6 %

Atlanta MSA Owner-

34%

Atlanta MSA Renter-

40%

30%

20%

Occupied Units,
2024

Occupied Units,
2024

10%

0%

2010 2020 2024

Source: Census American Community Survey 5-Year Estimates
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Clayton County
@ Housing Trends
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10,000

Renter-Occupied Units vs. Multifamily Units,

2010, 2020 & 2024

48,1

35,458
31,804
I 30,670 30,441

2010

B Renter-Occupied Units

59

2020

48,159

Multifamily Units

2024

Typology & Tenure:
Dispelling Misconceptions

The assumption that renters and multifamily
residents are interchangeable is contradicted
by the data, even if every multifamily unit were
renter-occupied, nearly 20,000 additional
rental units would remain, most likely single-
family detached homes.

The renter population has grown since 2010
even without meaningful multifamily additions,
as residents have turned to single-family
rentals to meet their needs.

Source: Census American Community Survey 5-Year Estimates
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Clayton County
@ Housing Trends

Clayton County Multifamily Average Market
Rent,
2010-2026 YTD

$1,200
$1,000

$800

$600

$400

$200

$0
2010 2012 2014 2016 2018 2020 2022 2024 2026
Q1 Q1 Q1 Q1 Q1 Q1 Q1 Q1 Q1

Rent Growth Cooling

Market rents surged between 2015 and 2023,
growing 7—9% annually and adding over $600
to average monthly rents.

2% 7%

Annual Rent Growth Annual Rent Growth
Between 2010 and Between 2015 and
2015 2020
9% -1%
Annual Rent Growth Annual Rent Growth
Between 2020 and Between 2023 and

2023 2026 YTD

Source: CoStar
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Clayton County

‘ Housing Trends Renewed Multifamily Deliveries
Following a post-crash period defined by more
Clayton County Multifamily Unit Deliveries by e . .
Rent Type, demolitions than deliveries, market-rate
2010 -2026 YTD multifamily production resumed at scale after
2018.

700

New supply across affordable, mixed, and
500 market-rate categories has helped absorb
400 | demand and support continued growth.

‘ I

600

Delivered Between 2010 and 2026 YTD:

763

100 ‘
] Market /
\q’ S S Affordable Affordable

m Affordable W Market/Affordable  m Market Units Units

300

200

Source: CoStar
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Clayton County

@ Housing Trends
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Clayton County Renter Cost Burden, 2010,

11%

8%

2010

2020 & 2024

12%

12%

2020

10%

9%

2024

W 35.0 percent or more
m 30.0 to 34.9 percent
W 25.0to 29.9 percent
m 20.0 to 24.9 percent
15.0to 19.9 percent

Less than 15.0 percent

Rising Renter Cost Burden

Renter cost burden dipped between 2010 and
2020 but has since worsened.

As of 2024, 63% of renters are cost-burdened,
with 53% classified as severely cost-burdened,
both figures higher than in 2010.

4,893 25,384

Severely Cost
Burdened Renters, Burdened Renters,
2024 2024

Moderately Cost

Source: Census American Community Survey 5-Year Estimates
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Clayton County
@ Housing Trends

Atlanta MSA Housing Rental Costs by RlSlng Renter Cost Burden
Household Size & Average Housing Costs in
Clayton County Renter cost burden dipped between 2010 and
Housing Cost (Rental) 2020 but has since worsened.
$0 $1,000 $2,000 $3,000
$888 0 _
e 390 |@) A§ of 2024, 63./0. of renters are cost-burdened,
with 53% classified as severely cost-burdened,
$1,146
eerson 3663 | @D T both figures higher than in 2010.

$1,314

4,893 25,384
soeon | s [ ; ;

$2,22 Moderately Cost Severely Cost
e oz Burdened Renters, Burdened Renters,

2024 2024

Household Size

30% AMI 60% AMI m80% AMI| m100% AMI

Source: CoStar, Department of Housing and Urban Development
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Clayton County
@ Housing Trends

Detached Housing Units by Sale Price, 2020 - 2025

2,000

1,800 m Below $100,000
1,600
1400 m $100,000 - $199,999
1,200 $200,000 - $299,999
1,000
W $300,000 - $399,999
800
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s100k-5199k B 2 L s
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$300k-53990k N JEETT

New

m Resale

Source: SmartRE
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Clayton County
@ Housing Trends

Count of Detached Homes by Sale Price Rising Detached Home Sale Prices

Relative to 2020 Median Sale Price . _
Median sale price for detached homes

increased by $85,900 between 2020 and

2,544 22():255
2,145 2,057 1679

1,418

“\ 1,047
[ | [ | [ | -
236 200 206 147

605
1,416
2020 2021 2022 2023 2024 2025

$249,900 Median Sale Price 2025

W Below 2020 Median Sale Price W Above 2020 Median Sale Price

Source: SmartRE
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Clayton County
@ Housing Trends

Attached Housing Units by Sale Price, 2020 - 2025

300
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m Below $100,000

200
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0 . - . [ | — —_— _— [ |
2020 2021 2022 2023 2024 2025

Price Band: 2020 Count: 2025 Count:
New and Resale Share of Home Sales,
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Source: SmartRE
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Clayton County
@ Housing Trends

Count of Attached Homes by Sale Price RISIng Attached Home Sale Prices

Relative to 2020 Median Sale Price Median sale price for attached homes

351 increased by $126,500 between 2020 and
300 293 . . 2025.

245

400

200

121

100

R T e $112,500 Median Sale Price 2020

(100)

121
(200)

2020 2021 2022 2023 2024 2025 $239,000 Median Sale Price 2025

W Below 2020 Median Sale Price Above 2020 Median Sale Price

Source: SmartRE
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Clayton County

@ Housing Trends
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Clayton County Homeowner Cost Burden,

2010

2010, 2020 & 2024
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W 35.0 percent or more
W 30.0to 34.9 percent
W 25.0to 29.9 percent
m 20.0to 24.9 percent

Less than 20.0 percent

Homeowner Cost Burden Declining

Cost burden among homeowners has
improved, falling from 44% in 2010 to 36% in
2024, with 40% of owners now spending less
than 20% of monthly income on housing.

20,893

Homeowners Cost

Burdened at Some
Level, 2024

Source: Census American Community Survey 5-Year Estimates
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Clayton County
@ Housing Trends

Atlanta MSA Housing For-Sale Costs by
Household Size & Average Housing Costs in

Household Size

Efficiency

T-person

2-person

3-person

4-person

$0 $100,000

60% AMI

Clayton County

Housing Cost (For-Sale)
$200,000  $300,000  $400,000  $500,000

$297,000
$115,666
. $318,330
$149,181
‘ $381,875
$229,507
‘ $442,867
$304,985
' $491,989

80% AMI 100% AMI 120% AMI

Homeownership within Reach

Clayton County's average for-sale home
prices fall below 80% AMI thresholds for all
bedroom types in the Atlanta MSA, with
smaller units falling below 60%.

Targeted subsidies and affordability-aligned
approvals can make homeownership
accessible to more existing residents.

Source: SmartRE, Department of Housing & Urban Development
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Clayton County
@ Land Use Patterns

Share of Clayton County Total Land Historic Development Patterns
Acreage by Land Use Type

While the northwestern corner of Clayton
County is dominated by the airport, the
e remainder of the county largely
S— - resembles other suburban counties from
- " a land use perspective, with the largest
et single share of land devoted to residential
— uses, with commercial uses clustered

12% along key corridors.

9,056 6,339

Acres of Industrial Acres of
Land Public/Institutional Land

16,265

Acres of Residential
Land

Source: Clayton County GIS
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Clayton County
@ Land Use Patterns

Significant Greenfield Remaining

Share of Clayton County Total
Land Acreage by Development
Level

While the majority of Clayton County is
developed, particularly on the county’s
north end, there remains significant
opportunity for greenfield development
across nearly 10,000 acres, a significant
share of which is already zoned for
residential development by-right.

Development
Level

Il Developed Land 2 3y 57 0

Vacant Land

1,055 2,572

Acres of Industrial Acres of Publicly
Land Held Land

Acres of Residential
Land

Source: Clayton County GIS
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Clayton County
@ Land Use Patterns

Bl  FRT o jl Share of Clayton County Total
R L 'l Land Acreage by Ownership &
: ae : Development Level

63%

Legend

Publicly Held

Land Status 1 74

= Publicly Held,
Vacant g
publcy Held, Not Acres Held by Cities
Vacant
Not Publicly Held

Opportunities for Public Sector
Support for Development

More than 2,500 acres of land in Clayton
County are owned by public entities.

These holdings represent clear
opportunities for publicly supported
housing development in partnership with
the private development community.

1,069 416 680

Acres Held by
Clayton County

Acres Held by
County Land Bank

Acres Held by Other
Authorities & Agencies

Source: Clayton County GIS
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KB Aapbvisory croup

TERMS and LIMITING CONDITIONS

Accuracy of Report: Every reasonable effort has been made to ensure that the data developed in this assignment reflect the most accurate and timely information
possible and is believed to be reliable. This consulting assignment was based on estimates, assumptions, and other information developed by KB Advisory Group
(“KB”) from its independent research efforts, general industry knowledge, and consultations with the client for this assignment and its representatives. No responsibility
is assumed for inaccuracies in reporting by the client, its agents or representatives, or any other data source used in preparing or presenting this study. The research
and reports are based on information that is current as of the date of this report. KB assumes no responsibility for updating the information after the date of this report.
The research may contain prospective financial information, estimates, or opinions that represent our view of reasonable expectations at a particular point in time.
However, such information, estimates, or opinions are not offered as predictions or assurances that a specific outcome will occur. Actual results achieved during the
period covered by our prospective analysis may vary from those described in our research and report, and variations may be material. Therefore, no warranty or
representation is made by KB that any of the projected values or results contained in the work product from this assignment will be achieved.

Usage of Report: The research product may not be used, in whole or in part, in any public or private offering of securities or other similar purposes by the client without
first obtaining the prior written consent of KB Advisory Group.

404.845.3550
www.kbagroup.com
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