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Drivers of Change 

 Demographic 

 Aging + Minority Growth 

 Economic 

 Stagnating incomes &employment 

 Financial 

 Tighter money for home loans 

 Preference 

 More amenities, more options, better 
accessibility 



Household Size Has Stabilized 

 

Source: Census. 



Multi-Generational Households May 
Keep HH Sizes from Falling Further 

 

Source: Census Current Population Reports; Pew. 



Distribution of Units Built, 1989-1999 

Type Volume Total Share Detached Share 

New Units 24.5     

Detached 20.7 85%   

2500 sf+ 6.6 27% 32% 

0.5-10 ac 8.7 35% 42% 

Source: American Housing Survey   

83% 17% 0% 10% 16% 74% 

1990-2010 2010-2030 

What a Difference a Generation Makes 



U.S. Starter, Mature, Downsizing  
Household Trends, 1990-2010 

Note: Figures in thousands. 

Source: Arthur C. Nelson, Metropolitan Research Center, University of Utah. 

Householder 

Age 1990 2010 Change Rate 

Share of 

Change 

Total 92,315 116,945 24,629 26% 

Under 35 

(Starter) 
25,163 23,406 (1,757) -7% 0% 

35-64  

(Peak) 
47,231 67,670 20,439 40% 77% 

65+ 

(Downsizing) 
19,921 25,868 5,947 26% 23% 



U.S. Starter, Mature, Downsizing  
Household Trends, 2010-2030 

Note: Figures in thousands. 

Source: Arthur C. Nelson, Metropolitan Research Center, University of Utah. 

Householder 

Age 2010 2030 Change Rate 

Share of 

Change 

Total 116,945 143,232 26,287 22%   

Under 35 

(Starter) 
23,406 26,074 2,668 11% 10% 

35-64  

(Peak) 
67,670 71,772 4,102 6% 16% 

65+ 

(Downsizing) 
25,868 45,385 19,517 75% 74% 



U.S. Share of HH Change by Race  
& Ethnicity, 2010-2030 

Note: Figures in thousands. NH means non-Hispanic. 
Source: Arthur C. Nelson, Metropolitan Research Center, University of Utah, using  data from 
Woods & Poole Economics (2012). 

Race/Ethnicity 2010 2030 Change Rate 

Share of 

Change 

White, Non-Hispanic 201,912 210,837 8,925 4% 14% 

Minority 107,438 163,087 55,650 52% 86% 

Total 309,350 373,924 64,575 21%   



Home Ownership Rates 
2010 & 2030 

Notes:  Owner rates in 2030 by ethnicity in 2010 held constant to 2030 accounting for change in 
ethnic profile. Owner rates in 2030 @ 95% assumes underwriting comparable to 1980s and 
reduced role of GSEs. 
Source: Arthur C. Nelson, Metropolitan Research Center, University of Utah. 

Geography 
Owner  

Rate 2010 

Owner Rate  

2030 @ 

Constant 

2010 Rates 

Owner Rate 

2030 @  

95% of  

2010 Rates 

United States 66% 63% 60% 



Rental Share of Housing Growth  
2010-2030 

US Ownership as % of 2010 Rental Share 2010-30 

Rate by Race/Ethnicity in 2010 @ 100%  Renter Share of Growth =  50% 

Rate by Race/Ethnicity in 2010 @   95%  Renter Share of Growth =  65% 

Rate by Race/Ethnicity in 2010 @   90%  Renter Share of Growth =  80% 

Source: Arthur C. Nelson, Presidential Professor & Director, Metropolitan Research Center, 
University of Utah.  



Number of Seniors 1970-2040 

Source: Arthur C. Nelson, Metropolitan Research Center, University of Utah 



Buy-Sell Rates by 5-Year Age Cohort 
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Source: Dowell Myers & Sung Ho Ryu, “Aging Baby Boomers and the Generational Housing Bubble: Foresight and Mitigation of an Epic 
Transition”, Journal of the American Planning Association 74(1): 1-17 (2007).  



Relocation Choices of Seniors 

Housing Type Before Move          After Move 

Apartment               20%           59% 

 
Source: Arthur C. Nelson based on analysis of American Housing Survey 2005, 2007, 2009. 

New movers means moved in past five years. Annual senior movers are about 3% of 
all senior households; 60%+ of all seniors will change housing type between ages 65 
and 85. 



New Housing Market Realities 

 Sub-prime mortgages are history. 

 20% down-payments are the new normal. 

 Fannie Mae & Freddie Mac on chopping block. 

 Meaning 

 Smaller homes  maybe more people per unit 

 Smaller lots  more attached units 

 More renters  including doubled-up renters 



 

 

 

 

 

Source: Adapted from Energy Information Administration (2012). 

http://www.eia.gov/dnav/pet/hist/LeafHandler.ashx?n=PET&s=EMM_EPM0_PTE_NUS_DPG&f=W 

Gasoline Price Trends 2002-2012 

R2 = 0.70; t-ratio = 35.86;  p > 0.01. 

 

 

2002-2012 gasoline prices rose at 10%+ per year, 
compounded. At this rate gasoline prices will be 

$8/gallon by 2020 
$15/gallon by 2030 



Population 2010-2040 

Source: Arthur C. Nelson 

Measure (000s) 
United 
States 

North 
Carolina 

Burling-
ton MSA 

Greens-
boro 
MSA 

Winston-
Salem 

MSA 

Mount 
Airy 

Micro 

Thomas-
ville 

Micro TRIAD 

Population 2010 309,350 9,562 152 725 478 74 163 1,592 

Population 2040 406,417 13,811 193 795 644 85 232 1,950 

Population Change, 2010-40 97,067 4,250 42 70 165 11 69 358 

Percent Change, 2010-40 31% 44% 28% 10% 35% 16% 43% 22% 

White NH Change, 2010-40 9,020 1,037 (11) (120) (14) (12) 18 (139) 

Minority Change, 2010-40 88,047 3,212 52 190 179 24 51 497 

White NH Growth Share, 2010-40 9% 24% 0% 0% 0% 0% 26% 0% 

Minority Growth Share, 2010-2040 91% 76% 100% 100% 100% 100% 74% 100% 



Population 65+ 2010-2040 

Measure (000s) 
United 
States 

North 
Carolina 

Burling
-ton 
MSA 

Greens-
boro 
MSA 

Winston-
Salem 

MSA 

Mount 
Airy 

Micro 

Thomas-
ville 

Micro TRIAD 

Population 65+ 2010 40,331 1,237 22 95 66 12 23 219 

Population 65+ 2040 81,250 2,604 37 141 117 18 49 363 

Population 65+ Change 2010-40 40,919 1,367 15 46 51 5 26 143 

65+ Percent Change 2010-40 101% 111% 68% 48% 77% 44% 111% 65% 

65+ Growth Share 2010-40 42% 32% 36% 66% 31% 47% 37% 40% 

Source: Arthur C. Nelson 



Households by Type 2010-2040 

Source: Arthur C. Nelson 

Measure (000s) 
United 
States 

North 
Carolina 

Burling-
ton 

MSA 

Greens-
boro 
MSA 

Winston-
Salem 

MSA 

Mount 
Airy 

Micro 

Thomas-
ville 

Micro TRIAD 

Household Change 2010-40 35,226 1,647 15 24 66 5 28 138 

Households w/ Children 2010-40 6,672 354 3 2 13 0 5 22 

Households w/o Children 2010-40 28,554 1,293 13 22 54 5 23 116 

Single Households 2010-40 17,554 739 9 23 36 4 14 85 

Households w/ Children Share 19% 22% 17% 7% 19% 7% 19% 16% 

Households w/o Children Share 81% 78% 83% 93% 81% 93% 81% 84% 

Single Households Share 50% 45% 58% 95% 54% 81% 50% 62% 



Householders by Age 2010-2040 

Measure 
United 
States 

North 
Carolina 

Burling
-ton 
MSA 

Greens-
boro 
MSA 

Winston-
Salem 

MSA 

Mount 
Airy 

Micro 

Thomas
-ville 
Micro TRIAD 

Starter HHs <35 1990 24,691 699 10 58 40 5 13 126 

Peak Demand HHs 35-64 1990 47,213 1,294 22 110 76 13 26 247 

Downsizing HHs 65+ 1990 20,089 524 10 44 29 6 10 99 

Starter HHs <35 2010 23,406 784 11 61 36 5 10 123 

Peak Demand HHs 35-64 2010 67,670 2,163 34 168 112 17 39 370 

Downsizing HHs 65+ 2010 25,868 809 15 63 44 8 15 145 

Household Change 1990-2010 24,951 1,238 17 79 48 6 16 166 

Starter HHs <35 2040 27,980 1,101 15 66 54 7 16 158 

Peak Demand HHs 35-64 2040 74,650 2,642 36 158 126 16 44 379 

Downsizing HHs 65+ 2040 49,540 1,659 25 91 79 12 32 239 

Household Change 2010-40 35,226 1,647 15 24 66 5 28 138 

Starter HH Change Share 1990-2010 0% 7% 4% 3% 0% 0% 0% 0% 

Peak Demand HH Change Share 1990-2010 77% 70% 71% 73% 69% 64% 65% 72% 

Downsizing HH Change Share 1990-2010 23% 23% 25% 24% 31% 36% 35% 28% 

Starter HH Change Share 2010-40 13% 19% 25% 17% 26% 33% 22% 26% 

Peak Demand HH Change Share 2010-40 20% 29% 11% 0% 21% 0% 17% 6% 

Downsizing HH Change Share 2010-40 67% 52% 65% 83% 53% 67% 61% 68% 

Source: Arthur C. Nelson 



Tenure Change 2010-2040 

*Assumes underwriting prevalent in 2000s excluding sub-prime & alt-A mortgages. 
Source: Metropolitan Research Center, University of Utah 

Measure (000s) 
United 
States 

North 
Carolina 

Burling-
ton MSA 

Greens-
boro 
MSA 

Winston-
Salem 

MSA 

Mount 
Airy 

Micro 

Thomas
-ville 
Micro TRIAD 

Homeowners, 2010 76,133 2,505 40 187 131 22 47 427 

Renters, 2010 40,812 1,251 20 104 62 8 18 212 

Ownership Rate, 2010 65.1% 66.7% 66.9% 64.3% 67.8% 72.7% 72.6% 66.8% 

Homeowners, 2040 94,013 3,418 47 182 158 23 62 472 

Renters, 2040 58,158 1,984 29 133 101 12 30 305 

Ownership Rate, 2040* 61.6% 63.3% 62.1% 57.7% 61.1% 66.4% 67.0% 60.8% 

Change in Homeowners, 2010-40* 17,880 913 7 (6) 28 1 15 45 

Change in Renters, 2010-40 17,346 733 9 29 39 4 13 93 

Owner Change Share 2010-40* 51% 55% 44% 0% 42% 27% 54% 33% 

Renter Change Share 2010-40 49% 45% 56% 100% 58% 73% 46% 67% 



Housing Development  
2010-2040 

Source: Arthur C. Nelson 

Measure (000s) 
United 
States 

North 
Carolina 

Burling-
ton 

MSA 

Greens-
boro 
MSA 

Winston-
Salem 

MSA 

Mount 
Airy 

Micro 

Thomas-
ville 

Micro TRIAD 

Housing Units Existing 2010 131,705 4,328 67 323 214 34 73 710 

Housing Units Needed 2040 167,895 6,047 82 342 278 38 99 838 

New Net Housing Units 2010-40 36,190 1,719 15 19 64 4 26 128 

Housing Units Replaced 2010-40 17,271 628 8 35 29 4 10 87 

Housing Units Built 2010-40 53,462 2,347 24 54 93 8 36 215 

Housing Built as Share of 2010 41% 54% 36% 17% 43% 23% 50% 30% 

Annualized Units Built 2010-40 1,782 78 1 2 3 0 1 7 



Selected Southeastern States:  
Support for and Willingness to Live in Mixed 
use, Walkable Communities 

 

Group 

Would Support Mixed-Use, 

Walkable Community 

Want to Live in Mixed-Use, 

Walkable Community 

All 51% 45% 

Age     

     18-34 57% 51% 

     35-54 52% 44% 

     55-69 45% 38% 

     70+ 43% 37% 

Income     

     Low 49% 45% 

     Mid 50% 42% 

     High 57% 46% 

HH Type     

     Single 55% 44% 

     With Children 45% 41% 

     No Children 55% 49% 

Note: States include North Carolina, South Carolina, Georgia, Kentucky and Tennessee. 

Source: Porter-Novelli (2003; 2005) 



Selected Southeastern States:  
How Personally Important Is It to Be Able To 
Walk or Bike to Work and for Shopping? 

 

*Group 

Important/Very Important 

Walk or Bike -- Work 

Important/Very Important 

Walk or Bike – Errands 

All 21% 20% 

Age     

     18-34 23% 20% 

     35-54 19% 19% 

     55-69 22% 22% 

     70+ 16% 15% 

Income     

     Low 26% 25% 

     Mid 18% 16% 

     High 13% 11% 

HH Type     

     Single 25% 28% 

     No Children 24% 21% 

     Children 16% 14% 
Note: States include North Carolina, South Carolina, Georgia, Kentucky and Tennessee. 

 Source: Porter-Novelli (2003; 2005) 



 

 

Year 

 

Walk/Bike to Work  

Less than 1 Mile 

Walk/Bike for 

Shopping/Errands  

Less than 1 Mile 

1995 25% 26% 

2001 34% 35% 

2009 37% 42% 

1995-2009 45% 59% 

U.S.  Percent Walking or Biking to Work,  

Shopping or Other Errands, 1995-2009 

Source: National Household Transportation Survey 2009 (2011) 



Community Preference Tradeoff 

 

 

Community Type 

 

 

U.S. 

Selected 

Southeastern 

States 

Community A: Houses are built far apart on larger lots and 

you have to drive to get to schools, stores, restaurants, park/ 

playgrounds, recreation areas 

43% 45% 

Community B: Houses are built close together on smaller lots 

and it is easy to walk to schools, stores, restaurants, 

parks/playgrounds, recreation areas 

56% 55% 

Note: States include North Carolina, South Carolina, Georgia, Kentucky and Tennessee. 

Source: Adapted from NAR (2011). 



Trading Off Housing Attributes  

 

 

 

Preference Tradeoff Question 

 

 

 

U.S. 

Selected 

South-

eastern 

States 

Please select the community where you would prefer to live:     

     Smaller house/lot, shorter commute 59% 60% 

     Larger house/lot, longer commute 39% 38% 

Please select the community where you would prefer to live:     

     Mix of houses/businesses easy to walk 58% 55% 

     Houses only, drive to businesses 40% 43% 

Please select the community where you would prefer to live:     

     Apartment/townhouse, easy walk 38% 39% 

     Single family house, drive 59% 60% 

Note: States include North Carolina, South Carolina, Georgia, Kentucky and Tennessee. 

Source: National Association of Realtors. 



Opportunities 

 



Tear Up a Parking Lot, 
Rebuild Paradise 

Large, flat and well drained 

Single, profit-motivated ownership 

Major infrastructure in place 

4+ lane highway frontage  “transit-ready” 

Committed to commercial/mixed use 

Can turn NIMBYs into YIMBYs 
 
Slide title phrase adapted from Joni Mitchell, Big Yellow Taxi, refrain: “Pave over paradise, put up a parking lot.” 



Life-Span of Building Function 
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Source: Arthur C. Nelson, Presidential Professor & Director 
of Metropolitan Research, University of Utah, based on DoE 
Commercial Buildings Energy Consumption Survey. 



Year 33 

Redevelopment Timing for 50-year Structure  



 





Nonresidential Development 
2010-2040 

Source: Arthur C. Nelson 

Measure 
United 
States 

North 
Carolina 

Burling-
ton MSA 

Greens-
boro 
MSA 

Winston-
Salem 

MSA 

Mount 
Airy 

Micro 
Thomas-

ville Micro TRIAD 

Jobs 2010 (000s) 157,249 4,627 71 397 245 32 62 807 

Jobs 2040 (000s) 235,799 7,377 104 528 379 44 94 1,149 

Change 2010-2040 (000s) 78,549 2,750 33 130 134 12 32 342 

Percent 2010-2040 (000s) 50% 59% 46% 33% 55% 38% 52% 42% 

Space Supported 2010 (millions) 83,349 2,407 39 232 137 19 34 461 

Space Supported 2040 (millions) 121,610 3,751 58 296 199 24 51 628 

Net Change in Space 2010-40 (millions) 38,261 1,344 19 64 62 5 17 168 

Space Replaced 2010-40 (millions) 91,742 2,975 44 207 149 19 45 464 

Total Space Built 2010-40 (millions) 130,003 4,319 63 271 212 24 62 632 

Space Built 2010-40 as Share in 2010 156% 179% 162% 117% 155% 126% 180% 137% 



Review 

 The market is changing faster than we may  
 manage. 

 Demand for rental homes and probably smaller 
 homes on smaller lots may dominate the 
 market to 2040. 

 25%-33% want walkable, mixed-use communities 
 with transit options but <10% have those 
 options now. 

 Even if all new housing provided these options to 
 2040 by then demand may still not be met. 



Thank You 
 
















