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Forsy th County commiss ioned Bleak ly
Adv isory Group to conduct th is
Demographic Study to prov ide research
and ana lys i s in seek ing answers to severa l
key quest ions about the county ’s future .

The Forsy th County Comprehens ive P lan ,
adopted in Ju ly 2017, ident i f ies ag ing in
p lace and mult i ‐generat iona l hous ing as
an important pr ior i ty for the future of the
county. Th is study examines demographic
t rends and the needs and preferences
Forsy th County res idents to proper ly p lan
for a growing ag ing community.

Key quest ions inc lude:

 Based on current t rends , how much
growth can Forsyth County expect to
see over the next 20 years?

 How is the generat iona l prof i le of the
county ' s populat ion expected to change
over that per iod , part i cu lar ly in terms
of res idents aged 65 or o lder?

 What i s the re lat ionsh ip between
populat ion growth, the county ’s supply
of hous ing , and future demand for
hous ing?

 How are these demographic changes
l ike ly to impact publ ic revenues and
costs?

INTRODUCTION AND EXECUTIVE SUMMARY
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Th i s repor t i s organ i zed into the fo l lowing
sect ions :

1 . Int roduct ion and Execut ive  Summary

2. Demographic  Assessment  and  Forecast

3 . Hous ing  Assessment  and  Forecast

4 . F i sca l  Ana lys i s

5 . Publ i c  Out reach Overv iew

6. Technica l  Appendix

The purpose of th i s study i s to prov ide the
data , forecast s , and ana lys i s to suppor t the
Forsy th County po l i cy ‐mak ing process .

Th i s study can be used as a bas i s for fu ture
d i scuss ions by Forsy th County leadersh ip ,
he lp ing to proper l y p lan for a growing and
ag ing communi ty.

What  do  we mean when we ta l k  

about  “sen ior  hous ing?”

Th i s study draws a focus on demograph ic
and hous ing t rends for res idents aged 65
and up , o f ten refer red to as sen iors .

The term sen io r hous ing means d i f fe rent
th ings in d i f fe rent contex t s .

In th i s study, sen io r hous ing i s any type of
hous ing that ser ves the phys ica l , soc ia l , and
f inanc ia l needs of res idents aged 65 and up .

 Most sen io rs l i ve in o rd ina r y houses o r
apa r tment s .

 A sma l l e r pe rcentage o f househo ld s aged 65+
l i ve in age ‐ re s t r i c ted , ac t i ve adu l t , a s s i s ted
l i v i ng , o r cont inu ing ca re fac i l i t i e s .

 Some sen io rs choose to move based on
chang ing needs , des i re s , fam i l y
c i rcumstances , hea l th , o r f i nanc i a l
c i rcumstances .

 Th i s s tudy i s i n te res ted in look ing at ALL
hous ing opt ions that se r ve sen io rs ’ needs ,
no t ju s t those marke ted as sen io r hous ing .

INTRODUCTION AND EXECUTIVE SUMMARY
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1. Rapid Population Growth

INTRODUCTION AND EXECUTIVE SUMMARY
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3. Uneven Population Distribution

2. Aging Population

4. Regional Growth Patterns

2015
11% 

over 65

2040
18% 

over 65

1980
28,000 

2000
98,000 

2017
225,000 

2037
361,000?

KEY FINDINGS SUMMARY    
Forsy th  County ’s  demographic   future   i s  dr iven  by   four  key  demographic   t rends .    Each  wi l l   be  
d iscussed  in  deta i l   in   th i s   report .



Forsyth County, GA      Demographic Study 

1. Rapid Population Growth

EXECUTIVE SUMMARY
KEY FINDINGS SUMMARY    

1980
28,000 

2000
98,000 

2017
225,000 

2037
361,000?

Strong populat ion and household  growth  i s  
expected to  cont inue through 2040.

 Forsy th  County ’s  growth   forecast ,  adopted   in  
the  2017 Comprehens ive  P lan ,  ant ic ipates   the  
add i t ion  of  140,000  res idents  over  next  20  
years .
 The Comprehensive Plan growth forecast is  relatively 

conservative, compared to other county‐wide 
forecasts and recent bui lding permit activity.

 Res ident ia l  permit   act iv i ty  has  a l ready  
returned a lmost   to  peak  2003‐2007  leve ls .

 Based on  the  Comprehens ive  P lan  growth  
scenar io,  Forsy th     can  expect  5 ,532  new 
res idents  annua l ly  by  2020,   increas ing   to  8 ,900  
res idents  annua l ly   in  2040.  
 This corresponds to demand for 2,222 new 

households annually by 2020,  increasing to 2,825 new 
households by 2040.
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EXECUTIVE SUMMARY

2. Aging Population

2017
26,403

residents
over 65

12%  of
population

The combinat ion of   improved health,  
increasing  l i fespans,  and generat ional  
trends means that  the share of   the 
county ’s  populat ion that   is  65 or  older 
is  expected to  increase s ignif icant ly   in  
coming decades.
 The Baby  Boomers  are  ag ing   into  

ret i rement .

 ARC  forecasts  est imate   that  o lder  
res idents  wi l l   become an   increas ing ly  
la rger   share  of   the  populat ion  over  the  
next  25  years .

2040
70,594

residents
over 65

18%  of
population
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EXECUTIVE SUMMARY
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3. Uneven Population Distribution Forsyth’s  populat ion  is  unevenly  
skewed towards two populat ion 
cohorts:    Gen X res idents   (35‐55)  and 
their  chi ldren (5‐25).
 These  cohorts  outnumber  sen iors   (55+)  

and  Mil lenn ia ls (25   to  35)

 Hous ing  supply   i s  a  key  dr iver  o f  th i s  
t rend.
 Larger, higher‐priced single family homes 

appeal to this age group.

 Fewer affordable housing options for seniors,  
s ingles,  young famil ies,  and Millennials .

 Over   the  next  10‐30  years ,   the  Gen Xers
wi l l   be  moving   into  ret i rement .

KEY FINDINGS SUMMARY    
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EXECUTIVE SUMMARY
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4. Regional Growth Patterns Regional  Growth trends favor Forsyth 
and neighboring Counties.  

 The strongest   regional  growth is  
forecast   in  the GA‐400,   I ‐575,  and 
I ‐85 & 985 corr idors on the north 
s ide of   the At lanta Metro area.

 New household growth  is  moving 
to the At lanta Metro’s  outer  
suburban r ing.

KEY FINDINGS SUMMARY    
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 Cons istent  Strong Growth
 Forsyth County was the 5th fastest‐growing 

county  in the USA from 2000‐2015.    Its 
population increased f ive‐fold from 1990‐
2017.

 Forsyth’s own growth forecast,  which is  
relatively conservative, sees the addition of 
137,000 new residents over the next 20 
years, corresponding to a sl ight reduction in 
the pace of growth, down to 6,833 new 
residents and 2,277 new households 
annually.

 Regional growth trends suggest that demand 
for growth in Forsyth and surrounding 
counties wil l  remain very strong over the 
coming decades.

 Uneven Age Dist r ibut ion
 Forsyth’s current distr ibution of population 

shows strongly pronounced concentrations in 
two generations, which can loosely be 
described as Generation X (35‐54) and their 
chi ldren (5 to 24).    Compared to national 
averages, the county has a relatively small  
share of mil lennials or older residents (65+)

 Forsyth’s disproportionately large band of 55‐
65 year‐olds wil l  be aging into the 65+ range 
over the next decade.

 Aging Trends  
 Multiple converging trends suggest that 

residents aged 65 and older wil l  become a 
signif icantly larger share of the population.

 Increasing  longevity and improved health wil l  
increase the 65+ share of Forsyth’s 
population from 11% to 18% by 2040.

 Employment  Growth
 ARC Estimates 132,000  jobs by 2040; nearly 

60,000 new jobs or 2,600 new jobs/year. 

 60% of those jobs are l ikely to pay less than 
$40,000/year (2017 dollars),  corresponding 
to demand for housing valued below 
$240,000 or renting for  less than 
$1,100/month.

EXECUTIVE SUMMARY
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Housing Demand Forecast

 Based on  the   f ind ings  of   the  hous ing  
demand model ,  we can   forecast   the  
number  and  type  of  new households  
in  Forsy th  County  over   the  next  
twenty  years .

 These  changes   ref lect  changes   in  
the  overa l l  number,  mix ,   and  
d ist r ibut ion  of  households ,  not  
necessar i l y  new hous ing  un i ts .    The  
demographic   and  hous ing  sh i f t s  
der ive   f rom:
 Aging of exist ing households;

 Births and deaths;

 Migration in and out of the county;

 Shifts in housing preferences;

 Housing demand driven by  job growth.

EXECUTIVE SUMMARY
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Forecast change in Population and Households,
by Household Type,  2017‐2037

Source:  BAG 
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 Hous ing const ruc t i on in Fo rsy th has been
st rong s ince the 1990s , and th i s t rend i s l i ke l y
to cont inue .

 Since 2000, the number of housing units in Forsyth
County more than doubled, from 35,505 in 2000 to
over 79,000 in 2017.

 From 2000 to 2017, Forsyth County added an
average of over 2,400 new homes annual ly .

 Forsy th County househo ld s a re much more
l i ke l y to be s ing l e fam i l y and owner ‐occup ied
than the At l anta reg iona l ave rage .
 S ing le fami ly : 85% vs. 67% for At lanta MSA

 Owner‐occupied: 86% vs. 66% for At lanta MSA

 Most o f the homes added to Forsy th Count y
a re s ing l e ‐ fam i l y homes se l l i ng fo r $350 ,000+ .

 85% of Forsyth County’s housing units are s ingle‐
fami ly detached homes (compared to 67% for the
At lanta MSA and 66% for the State) .

 Just 3% of homes sold in Forsyth County last year
sold for below $250,000.

 Forsyth County has among the highest average home
values in the At lanta Metro region.

 Over the past fou r yea rs , Fo rsy th County ’s
re s ident i a l bu i l d ing perm i t i s suances have
re tu rned to leve l s exceed ing those o f the

“boom years ” o f 2003 ‐2006 , w i th an ave rage o f
ove r 3 ,200 res ident i a l pe rm i t s i s sued/yea r.

 This level of housing construct ion corresponds to
the strong growth rates experienced in the past 20
years , exceeding the more moderate desired growth
target c i ted in the 2017 Comprehensive Plan.

 88% of housing units permitted over the past ten
years , from 2007 to 2016, have been single‐fami ly‐
detached homes,

 Near l y a l l o f Fo rsy th County ’s supp l y o f age ‐
res t r i c ted hous ing (ac t i ve l i v i ng , a s s i s ted
l i v i ng , and cont inu ing ca re ) has been added in
the past ten yea rs , a t the ave rage rate o f 135
per yea r.

 This represents just 12% of the average annual
increase of 65+ households expected in Forsyth over
the next 20 years.

 Market and regu lator y force s both po in t to
the cont inued dominance o f s ing le ‐ fami l y
homes at re l a t i ve l y h i gh pr i ce po int s in
Forsy th County.
 This wi l l lead to an under‐supply of housing opt ions

access ib le to or demanded by an increas ing segment
of Forsyth's populat ion, inc luding rental housing,
smal ler housing units , mult i fami ly housing, and
housing units affordable to moderate income and
workforce households ( income <$60K).

EXECUTIVE SUMMARY
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In th i s report the demographic assessment ( represent ing the demand for hous ing) and the
hous ing assessment ( represent ing the supply of hous ing) are addressed separate ly. I t i s
important to compare these f ind ings s ide‐by‐s ide to see how demand and supply re late to
each other, and to ensure that the county ’s hous ing mix i s ba lanced and susta inab le .

EXECUTIVE SUMMARY
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KEY FINDINGS:  HOUSING DEMAND AND SUPPLY

 Demand
 New households to be added per year:

 In 2018: 2,126

 In 2037: 3,273

 Avg new households per year 2017‐37

 Al l Households: 2,592

 Households 65+: 1,114

 Households earning <$40K: 479

 Renter households: 377

 New jobs/year earning <$40K: 593

 New households migrated to Forsyth
County in 2016: +/‐1,947

 Supply
 New housing units/year 2000‐17: 2,168

 New mult i ‐ family units/year: 397 (Avg 5 years)

 New senior units added/year 2008‐2017: 135

 New mult i family units/year: s ince 2008: 397

 Residential permits issued at peak (2006): 4,770

 New residential permits issued/year last 4‐years: 3,247

 Single‐Family: 2,715

 Mult i family: 515 (15%)

 New homes sold in 2016: 2,603

 New homes sold under $250K: 73

 % of new homes single‐family: 85%

 % of new homes townhome: 15%
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EXECUTIVE SUMMARY
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KEY FINDINGS: FISCAL ANALYSIS 

 Forsy th 's   tax  d igest   increased  by  5 .7x  
over  20  years ,  or  9 .1% annua l ly,  due  to  
both  populat ion  growth  and st rong  
property  va lue  apprec iat ion .
 The residential  share of the property portion 

of the tax digest has  increased from 83% to 
85% since 1997.

 Forsy th  County ’s  sen ior   tax  exempt ion  
represents   the  h ighest  cumulat ive  
benef i t  o f  comparab le   count ies  and  
munic ipa l i t ies ,  w i th  an  e l ig ib le   65+  
household  pay ing   just  26% of  the  
property   taxes   that  would  be  pa id  by  a  
non‐e l ig ib le   (age  under  65)  household .
 A  65+   househo ld ,  w i th   i n come   l e s s   than  

$40 ,000   ( e l i g i b l e   fo r   s choo l   exempt ion  
and  doub le  homestead  exempt ion  o f  
$16 ,000 )   wou ld  pay   $858 ;  with 74% of the 
standard tax‐burden exempted.

 The  proper ty   tax   revenue  mode l   suggests  
that   in  2017 ,   the   cumulat i ve  ef fec t  o f  
Forsy th  County ’s   sen ior  p roper ty   tax  
exempt ion   represents  a   to ta l  o f  $41 .7  
mi l l i on  do l l a rs  o f  potent ia l  p roper ty   tax  
revenue  not   co l lec ted .

 This represents $4.3 mil l ion of potential  
County tax revenue not col lected.

 This represents $37.3 mil l ion of potential
Forsyth County Schools tax revenue not 
col lected.

 As  househo lds  aged  65+  become a   l a rger  
share  o f   the  popu lat ion  over   the  nex t  20  
years ,   the   share  o f  p roper ty   tax   that   i s  
exempted  w i l l   a l so   inc rease .

 I n  2037 ,   a   to ta l  o f  $97 .0  mi l l i on  do l l a rs  o f  
p roper ty   tax   revenue  w i l l   not  be   co l lec ted  
due   to   sen ior  p roper ty   tax   exempt ions .

 This represents $7.7 mil l ion of potential
County tax revenue not col lected.

 This represents $89.4 mil l ion of potential
Forsyth County Schools tax revenue not 
col lected.
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1. Populat ion and household growth wi l l  cont inue to be very strong,  
part icular ly  among the 65+ populat ion.

2. Forsyth’s  Comprehensive Plan populat ion growth target   is  conservat ive.    
Growth wi l l   l ikely  exceed the target  unless  managed.

3. Household and employment forecasts  show strong growth across age and 
income sectors,   representing demand for  diverse housing  types.

4. Forsyth’s  res ident ia l  bui ld ing permit   issuances now exceed pre‐recession 
levels .

5. New housing supply  in  Forsyth  is  dominated by a  s ingle product:   S ingle‐
family‐detached homes valued at  $350K+.

6. The senior  tax exemptions offered to Forsyth seniors  are s ignif icantly  
greater  than senior  exemptions of  other nearby and comparable counties.

7. 12,000 households c la im the exemption now.   That  is   l ikely  to  increase to 
32,000 households by 2037.  

8. Col lect ively,  Forsyth’s  senior  exemptions represent $42 mi l l ion  in  
uncol lected county and school   tax  revenue in 2017.    This   is  expected to 
increase to $97 mi l l ion  in 2037.

EXECUTIVE SUMMARY
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2. Demographic Assessment and Forecast
• Current assessment: How many people and households are here 

today, and what are their characteristics?

• Historical trends: How did we get here?  

• Growth forecast: How many new residents and households will  
Forsyth gain over the next 20 years?
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DEMOGRAPHIC ASSESSMENT
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POPULATION & HOUSEHOLD GROWTH  2000‐2017

 Forsy th County current ly has
224,514 res idents and near ly
75,000 households .

 Forsy th has grown at compound
annua l growth rate of 5%; more
than three t imes the state‐wide
growth rate .
 A 5% growth rate, sustained over

time, represents a doubling of
population over just 14 years.

 Between 2000 and 2017, Forsy th
County added an average of
7 ,418 new res idents and 2,369
new households per year.

Population & Household Growth, 2000‐2017

Source:  Environics Analytics, Inc.
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 Forsyth County ’s populat ion
began to increase rap id ly
around 1990 and has
increased f ive‐ fo ld f rom
44,000 in 1990 to over
224,000 today.

 Forsy th County was the 5th

fastest ‐growing county in
the USA from 2000‐2015
(out of 3 ,142 US count ies*)
wi th a compound annual
growth rate of 5 .2%
annual ly.
* i n c l ude s US c oun t i e s a nd coun t y ‐ e qu i v a l e n t s

DEMOGRAPHIC ASSESSMENT
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POPULATION GROWTH

11,005 12,170 16,928
27,958

44,083

98,411 

175,511 

210,513 

224,514

1950 1960 1970 1980 1990 2000 2010 2020

Forsyth County Population Growth, 1950‐2017

United States Fastest Growing Counties 2000‐2017

Source:  US Census, BAG
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S ince 2000,  Forsyth’s  
populat ion has 
increased 1.7 t imes as  
fast  as  the At lanta 
metro region and 
twice as   fast  as  the 
state‐wide populat ion.

DEMOGRAPHIC ASSESSMENT
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100%

178%

228%

124%
137%

118% 127%
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Forsyth County Atlanta MSA Georgia

Relative Growth of Forsyth County 
vs. Atlanta MSA & Georgia, 2000‐2017

Source:  Environics Analytics, Inc.
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 The Forsyth County Comprehens ive Plan
2017‐2037, adopted in 2017, forecasts
that the county ’s populat ion wi l l
cont inue to grow at a s ign i f i cant , though
moderated, rate , reach ing 361,000 by
2037; a growth trend that would reach
near ly 388,000 by 2040.

 This represents addi t iona l growth of
137,000 new res idents , an average ga in
of 6 ,833 in populat ion and 2,277
households annua l ly over 20 years .

 The 2017 Comprehens ive P lan forecast i s
based on the assumpt ion of a reduct ion

in permit approva ls by an average of 25%
over the next 20 years . 1

 This growth forecast i s in l ine with , and
s l ight ly lower than, the ARC ’s 2040
forecast (which p laces Forsy th ’s 2040
populat ion at 432,000) and a st ra ight ‐
l ine cont inuat ion of the 2000‐2017
trend.

 The Comprehens ive P lan populat ion
forecast of 361,182 by 2037 is the bas is
of a l l forecasts that fo l low in th is
ana lys i s .

DEMOGRAPHIC ASSESSMENT
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POPULATION GROWTH FORECAST SCENARIOS

Forsyth County Population Growth Forecasts    2000‐2040

Source:  BAG, US Census, Environics Analytics, Inc.
1:  “This pace of growth was determined by slowing down the current rate of County permit approvals (3,172 new units approved per year) by 25 percent. The assumption of a slowdown reflects Foster Forsyth’s
recommendations to apply a more rigorous approval process for permitting that requires developers to meet a higher standard of design and connectivity.” (Forsyth County Comprehensive Plan 2017-2037, P. 46)
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POPULATION GROWTH FORECAST SCENARIOS
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Forsyth County Population Growth Forecasts    2000‐2040
This graph shows three d i f ferent populat ion
forecasts for Forsyth County, a long with
two var iat ions of the cont inuat ion of
Forsyth ’s 2000‐2017 growth trend.

The 2017 Forsyth Comprehens ive P lan
forecast (green) is at the low end of these
forecast models , but roughly cons istent
with them. 361,182

Trend (Comp)

GOPB
ARC 2015
Trend (Straight)
Forsyth Comp
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 At l anta Reg iona l Commis s ion fo recas t s
p ro jec t Fo rsy th County w i l l add 223 ,000
res ident s by 2040 , wh i l e the Forsy th
Comprehens i ve p l an g rowth fo recas t ( to
361 ,182 by 2037 ) wou ld rep resent
163 ,367 new res ident s ove r the same
per iod .

 I n th i s s cena r i o, by 2040 Forsy th County
wou ld become the At l anta Met ro reg ion ’s
s i x th most popu lous county, j u s t beh ind
Cherokee County.

DEMOGRAPHIC ASSESSMENT
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ATLANTA REGIONAL COMMISSION GROWTH FORECAST

  Forsyth Comp Plan projects  387,881 by 2040

Atlanta Regional Commission Population Forecast for Atlanta Metro Counties, 2015‐2040

Source:  Atlanta Regional Commission
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 In the At lanta Reg iona l Commiss ion ’s
reg iona l g rowth forecast , the At lanta
Metro reg ion ’s g rowth i s st rongest in
three locat ions :

1. Forsyth & Gwinnett

2. City of Atlanta

3. North Cobb and South Cherokee

 Th i s suggests that Forsy th County wi l l
cont inue to see cont inued strong
demand for growth and hous ing .

DEMOGRAPHIC ASSESSMENT
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ARC REGIONAL GROWTH FORECAST

Atlanta Regional Commission Growth Forecasts
Population Change per Square Mile, by Census Tract 2015‐2040

Source:  Atlanta Regional Commission
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Source:  BAG, US Census, Environics Analytics, Inc.
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AGE & GENERATIONAL COHORT

 Forsy th ’s cur rent d i st r ibut ion of
popu lat ion shows st rong ly pronounced
concentrat ions in two generat ions , wh ich
can loose ly be descr ibed as Generat ion X
(35 ‐54) and the i r ch i ld ren (5 to 24) .

 Th is d i st r ibut ion i s cons i stent w i th the
predominant deve lopment pattern of the
last 20 years , wh ich has bought
predominant ly s ing le ‐ fami ly homes pr i ced
$350 ,000 and up . These homes appea l
pr imar i l y to fami l i e s w i th above average
incomes , o f ten o lder and more advanced
in the i r careers .

 Th i s pattern a l so i l lust rates that Forsy th
has re lat i ve l y few “Mi l l enn ia l s”, seen in
the sma l le r band of 25 to 34 years .

 Forsy th ’s med ian age i s 38 .4 years , near l y
2 years o lder than the reg iona l and state
med ians (36 .6 & 36 .7 , respect i ve l y ) .

Age 85+   1%

Age 75 – 84    3%

Age 65 – 74    7% 

Age 55 – 64   11%

Age 45 – 54     16%

Age 35 – 44    15%

Age 25 – 34   9%

Age 15 - 24   14%

Age 5 - 14   16%  

Age <5   6%

Generation X

Population by Age & Sex, 2017

The Children 
of Generation X

Forsyth County 
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AGE & GENERATIONAL COHORT, FORSYTH & USA

Age 85+   1%

Age 75 – 84    3%

Age 65 – 74    7% 

Age 55 – 64   11%

Age 45 – 54     16%

Age 35 – 44    15%

Age 25 – 34   9%

Age 15 - 24   14%

Age 5 - 14   16%  

Age <5   6%

Generation X

Population by Age & Sex, 2017

Source:  BAG, US Census, Environics Analytics, Inc.

The Children 
of Generation X

Forsyth County 

Forsyth’s  uneven age‐
di str ibut ion ( r ight) i s  even 
more remarkable when 
compared wi th the nat ional  
prof i le   ( lef t ) .

Age 85+   2%

Age 75 – 84    4%

Age 65 – 74    9% 

Age 55 – 64   13%

Age 45 – 54     13%

Age 35 – 44    13%

Age 25 – 34   13%

Age 15 - 24   13%

Age 5 - 14   13%  

Age <5   6%

USA
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FORSYTH COUNTY GENERATIONAL SHIFTS

Male Female

Age 85+   1%

Age 75 – 84    3%

Age 65 – 74    7% 

Age 55 – 64   11%

Age 45 – 54     16%

Age 35 – 44    15%

Age 25 – 34   9%

Age 15- 24   14%

Age 5-14   16%  

Age <5   6%

Will be 65+ 1-10 
years from now

Will be 65+ 11-20 
years from now

Currently 65+

Will be 65+ 21-30 
years from now

Forsyth County Population by Age & Sex, 2017

Source:  BAG, US Census, Environics Analytics, Inc.

How many of these 
younger people will 
choose to remain in 

Forsyth as they 
become independent  

or college-aged?

One of the key dr ivers behind Forsy th ’s
future generat iona l sh i f t s wi l l be the ag ing‐
in ‐p lace of the current populat ion.

 Based so le l y on the ag ing o f today ’s
popu la t i on ( i ndependent o f i n ‐o r ‐ou t
m ig ra t i on ) , Fo rsy th ' s sha re o f re s ident s
ove r 65 i s se t to inc rease d ramat i ca l l y.

 The current 65‐74 population band
represents 7% of the county ’s population.

 The next band, 55‐64, which represents the
65+ generation of the next decade, is
signif icantly larger, representing 11% of
the population.

 The following band, 45‐54 is even larger,
representing 16% of the population.

 Th i s pat te rn o f ag ing ‐ i n ‐p l a ce w i l l be
modu la ted by mig ra t i on pat te rns :

 Will the 5‐24 year‐olds choose to remain in
Forsyth as they age? If they do, where
might they live?

 Will Generation X‐ers continue to represent
a disproportionate share of new households
migrating in to Forsyth?

 Will the pattern of famil ies in their 40’s and
50’s moving to Forsyth remain consistent?
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 At lanta  Reg iona l  Commiss ion  populat ion  
forecast  models   ind icate   that  over   the  
next   twenty   f i ve  years ,  generat iona l  
sh i f t s  and   increased  longev i ty  wi l l   lead   to  
ind iv idua ls  over  the  age  of  65  
represent ing  a   s ign i f i cant ly   la rger   share  
of   the  populat ion .

 The ARC Estimates that in 2015, 11% of 
Forsyth’s residents were 65 or older.

 By 2040, the 65+ population is expected 
to increase to 18% of the county's 
residents.
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Change in Age Distribution. 2015‐2040

Source:  ARC
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The Internal Revenue Service ( IRS)
publ i shes data annual ly showing county‐
by‐county migrat ion patterns of indiv idual
personal tax returns . This data presents
genera l i zed reports of where indiv idual
tax f i lers c la im as thei r home county in a
given year compared to the previous year.

 Th is data t racks the number of returns
f i l ed (wh ich i s ak in to, but not equa l to,
househo lds ) and tota l exempt ions (ak in
to, but not equa l to, popu lat ion ) .

 The data shows that in Forsy th County in
2015 , 5 ,261 new tax returns
(househo lds ) were added to the county,
wh i le 3 ,314 lef t , fo r a net in ‐migrat ion of
1 ,947 returns (househo lds ) .

 Of taxpayers mov ing into Forsy th County
in 2015 :
 30% moved from outs ide Georgia

 70% moved from inside Georgia.

 50% came from the At lanta Metro’s core
count ies (Fulton, Gwinnett , DeKalb and Cobb)

DEMOGRAPHIC ASSESSMENT

28

MIGRATION

Source:  US Internal Revenue Service

Source:  BAG, IRS
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 The popu la t i on o f Fo rsy th w i l l i n c rease f rom
224 ,514 today to 361 ,182 in 2037 , based on
Forsy th County ’s 2017 Comprehens i ve P l an .

 The 65+ sha re o f the popu la t i on i s l i ke l y to
inc rease f rom 11 .2% to 18 .0% by 2040 as
fo recas t by the At l anta Reg iona l Commis s ion ,
and suppor ted by generat i on mode l s i n th i s
ana l ys i s . Th i s sh i f t i s app l i ed l i nea r l y ove r the
20 ‐yea r pe r iod .

 Whi le the average s i ze o f househo ld s in
Forsy th County i s 3 .1 pe rsons per househo ld ,
sen io r househo ld s tend to be sma l l e r. Based
on 2016 US Census Amer i can Commun i t y
Su r vey est imates , 65+ househo ld s have an
ave rage o f 1 .9 pe rsons /HH , wh i l e under 65
househo ld s have an ave rage o f 3 .3 pe rsons /HH .

 Af te r the sh i f t o f 65+ househo ld s has been
app l i ed to the mode l , US Census 2016 c ros s ‐
tabu l a t i ons o f Fo rsy th ’s d i s t r i bu t i on o f
househo lds by age , i ncome , and tenure fo r
under ‐65 and ove r ‐65 househo ld categor ie s
have been cons i s tent l y app l i ed to the 2017 and
2037 househo ld fo recas t mode l s .

 Growth over t ime between the 2017 and 2037
mode l yea rs was in te rpo la ted geomet r i ca l l y
u s ing a compound annua l g rowth rate . Thus ,
the number o f new househo ld s added inc reases
each yea r ove r the 20 ‐yea r span .

 These changes re f l e c t changes in the ove ra l l
number, m i x , and d i s t r i bu t i on o f househo ld s ,
no t neces sa r i l y new househo lds o r hous ing
un i t s . The demograph i c and hous ing sh i f t s
de r i ve f rom ag ing o f ex i s t i ng househo ld s ,
b i r th s and deaths , m ig ra t i on in and out o f the
county, sh i f t s i n hous ing p re fe rences , and
hous ing demand dr i ven by job g rowth .
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DEMOGRAPHIC ASSESSMENT
FORSYTH COUNTY HOUSEHOLD FORECAST
What do these demographic trends mean for Forsyth County?

The fol lowing pages conta in forecasts for household growth over the next 20 years , f rom
2017 to 2037. The forecasts break down the projected growth of Forsyth 's households
by age, income, and housing tenure.

The forecast model i s based on severa l bas ic assumpt ions and inputs :
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Res idents

 Forsy th can expect 5 ,940 new res idents
annua l l y by 2022 , inc reas ing to 8 ,485
res idents annua l l y by 2037 .

 This corresponds to demand for 2,215 new
households annually by 2022, increasing
to 2,825 new households by 2040.

 Forsy th  can  expect  an  average  g rowth  o f  
near l y  2 ,000  new  res idents  aged  65+  
annua l l y  each  year  between  now and  
2037 .

 The  g rowth  o f  65+   res idents  w i l l  
i nc rease  over   t ime ,  w i th  an  est imated  
1 ,606  new  res idents  65+  by  2022 ,  
inc reas ing   to  2 ,726   in  2037 .

 This represents the combination of 
existing residents aging and new residents 
moving into the county.
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Source:  BAG, US Census, Environics Analytics, Inc., ARC
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Population Forecast by Age, 2017‐2037

2017
78,000 Households
13,970 65+ Households(19%) 

2037
126,500 Households

36,000 65+ Households(29%) 
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Households by Age Group

 I f Forsy th i s to asp i re to the popu lat ion
targets in the 2017 Comprehens ive
p lan , the county wi l l need to p lan for
an est imated 51 ,833 new househo lds
over the nex t 20 years .

 This represents an additional 2,592 new
households each year over the period,
starting at 2,126 this year and increasing
to 3,723 new households in 2037.

 The number of househo lds occup ied by
res idents aged 65+ wi l l i nc rease f rom
13,816 in 2016 to 36 ,118 in 2037 ,
represent ing growth of over 22 ,000
sen ior househo lds .

 This represents an additional 2,592 new
65+ households each year over the period,
starting at 900 this year and increasing to
1,515 new 65+ households in 2037.
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Source:  BAG, US Census, Environics Analytics, Inc., ARC
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Household Forecast by Age, 2017‐2037
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Households by Income Group

 I f Forsy th County ’s cur rent d i st r ibut ion
of househo lds by income and age
remains constant , the county wi l l
exper ience househo ld growth across a l l
i ncome categor ies .

 Forsy th County can expect to add 9 ,567
househo lds earn ing less than
$40 ,000/year over the nex t twenty
years .

 This represents growth of nearly 500
moderate‐income households annually.

 A household earning $40,000 can typically
afford a home worth up to $160,000 or
monthly rent of $1,100.

 I t i s l i ke ly that the county ’s share of low
and moderate ‐ income househo lds w i l l
inc rease as the employment base grows
and d ivers i f ies . Much of that job
growth wi l l occur in serv i ce ‐or iented
sectors w i th modest wages .
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Source:  BAG, US Census, Environics Analytics, Inc., ARC
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Population Forecast by Income, 2017‐2037

2037
126,500 Households

23,000 earning less than $40K

2017
75,000 Households
13,800 earning less than $40K

$150,000 +

$75,000 ‐ $150,00

$40,000 ‐ $75,000

$15,000 ‐ $40,000                      
Less than $15,000
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Househo lds by Hous ing Tenure

 I f Fo rsy th County ’s cu r rent d i s t r i bu t i on o f
househo ld s by tenure (owner vs . rente r )
rema ins constant , t he county w i l l
expe r ience househo ld g rowth ac ros s a l l
i n come categor i e s .

 Cur rent l y, 84% of Forsy th househo ld s own
the i r home , wh i l e 14% rent . Th i s i s we l l
above the reg iona l ave rage o f 66% owners .
 This inc ludes both mult i fami ly renta ls and s ing le‐

fami ly homes avai lab le for rent .

 I f t h i s 86%/14% tenure sp l i t rema in s
constant ove r the nex t 20 yea rs :

 The county would add over 43,000 owner
households, an average of nearly 2,200 new
owner households each year.

 The county would add over 8,000 renter
households, an average of over 400 new
renter households each year.

 I t i s l i ke l y that as the county grows ,
d ivers i f ies , and becomes more
suburban i zed and/or urban i zed , the
demand for renta l hous ing wi l l i nc rease .
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Source:  BAG, US Census, Environics Analytics, Inc., ARC
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Population Forecast by Tenure, 2017‐2037

2037
126,500 Households
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HOUSEHOLDS BY HOUSEHOLD INCOME LEVEL

 The median   income  in   the  county   i s  
$92,939,  155% of   the  reg iona l  median  of  
$59,801.

 Just  26% of  Forsy th  households  have  
incomes  of  $50,000 or   less  compared  to  
43%  in   the  At lanta   reg ion.

 47% of  Forsy th  households  have   incomes  
of  $100,000  or  more  compared  to  28%  in  
the  At lanta  MSA and 22% of  the  State .

 As  of  2015,  Forsy th  County  was   the  20th

wea l th iest  county   in   the  Uni ted  States ,  
and   the  on ly  county   f rom Georg ia   in   the  
top  20 .

Source:  Environics Analytics, Inc., US Census 2015

Household Income, 2017

Household incomes in the Forsyth County are wel l  above the regional average:
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 The average  household  s i ze   in  
Forsy th  County   i s  3 .0  persons ,  vs .  
2 .7  persons  reg iona l ly.

 Forsy th  households  are    more  
l i ke ly   to  have  ch i ldren  present :    
47% of  households  have  ch i ldren  
under  18 ,   compared  to  38% 
reg iona l ly.

DEMOGRAPHIC ASSESSMENT
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HOUSEHOLD CHARACTERISTICS

Household Characteristics

Source:  Environics Analytics, Inc.

Forsyth County residents tend to  l ive in larger households and are 
more l ikely to have chi ldren present.
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Popu la t i on g rowth and hous ing demand are c lo se l y
l i n ked w i th emp loyment g rowth . Much o f the demand
fo r new hous ing ove r the nex t 20 years w i l l be d r i ven by
g rowth in loca l emp loyment .

 Cur rent l y   Fo rsy th  County   has   an  e s t imated  73 ,000  
j obs .

 ARC  e s t imates  132 ,000   j obs   by   2040 ;   nea r l y  60 ,000  
new   jobs ,   o r   2 ,600   new   jobs /yea r.  

 Much  o f   t h i s   emp loyment   g rowth  w i l l   o c cu r   i n  
sec to rs   such   a s   re ta i l ,   educat i ona l   s e r v i ce s ,   and  
hea l thca re .     These   sec to rs   a re  d r i ven  by   the   county ’s  
ove ra l l   popu l a t i ng   g rowth ,   and  wages   i n   these  
sec to rs   a re  o f ten   l ow‐ to ‐moderate .

 Based  on  US  Census  e s t imates  o f  wages  o f   Fo rsy th  
Jobs   i n   2015 :

 26% pay  less  than $15,000/year

 36% pay between $15,000 and $40,000

 40% pay more than $40,000

 Hous ing   fo r   th i s   g row ing  work fo rce   i s  
de f i ned  by   some  bas i c   ru l e s   o f   t humb:

 1 new job per HH and 1.5 wage‐earners per 
HH

 To be considered affordable,  a  home should 
cost  no more than 3‐4 t imes total  HH income 
(based on FHA and HUD guidance).

 A household should pay 1/3 of  household 
income in housing costs

 Based  on   these   a s sumpt ions ,   each   yea r,  
t h rough   2040 ,   new   jobs   i n   Fo rsy th  County  
w i l l   c reate  demand   fo r :

 593 units  valued at   less  than $90,000 or  
renting for   less  than $416/month.

 911 units  valued between $90,000 and 
$240,000 or  rent ing for  up to $1,100/month.

 1,055 units  valued over $180,000 or  rent ing 
for  more than $1,100/ month.

Note:    These  employment‐based forecasts  are  meant  
to  add deta i l  and character  to  populat ion  and 
household    growth that   i s  a l ready  accounted for   in  
the   forecast  model .    They  should  not  be  combined 
with  the  household  forecast  model   to  avoid  double‐
count ing.

DEMOGRAPHIC ASSESSMENT
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EMPLOYMENT FORECAST

Source:  GDL (2017 Q2  Employment), ARC (2040 Estimate) and US Census Longitudinal 
Employer-Household Dynamics (2015 wage splits)



Forsyth County, GA      Demographic Study 

DEMOGRAPHIC ASSESSMENT

37

DEMOGRAPHIC ANALYSIS KEY FINDINGS:

 Cons istent  St rong  Growth
 Forsyth County was the 5th fastest‐growing 

county  in the USA from 2000‐2015.     I ts  
populat ion  increased f ive‐fold from 1990‐2017.

 Forsyth’s  own growth forecast,  which is  
relat ively  conservat ive,  sees the addit ion of  
137,000 new residents over the next  20 years,  
corresponding to a s l ight  reduction  in the pace 
of  growth,  down to 6,833 new residents and 
2,277 new households annual ly .

 Regional  growth trends suggest  that  demand for  
growth in Forsyth and surrounding counties wi l l  
remain very strong over the coming decades.

 Uneven age  d ist r ibut ion
 Forsyth’s  current distr ibution of  populat ion 

shows strongly pronounced concentrat ions in 
two generat ions,  which can loosely be descr ibed 
as Generat ion X (35‐54)  and their  chi ldren (5 to 
24).    Compared to nat ional  averages,  the county 
has a relat ively  smal l  share of  Mil lennials  or  
older residents (65+).

 Forsyth’s  disproport ionately   large band of  55‐65 
year‐olds wi l l  be aging into the 65+ range over 
the next  decade.

 Aging   t rends  
 Mult iple converging trends suggest  that  

residents aged 65 and older wi l l  become a 
s ignif icantly   larger share of  the populat ion.

 Increasing longevity  and  improved health wi l l  
increase the 65+ share of  Forsyth’s  populat ion 
from 11% to 18%.

 Employment  Growth
 ARC est imates 132,000  jobs by 2040;  nearly  

60,000 new jobs or  2,600 new jobs/year.  

 60% of  those  jobs are l ikely  to pay  less  than 
$40,000/year  (2017 dol lars) ,  corresponding to 
demand for  housing valued below $240,000 or 
rent ing for   less  than $1,100/month.
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Forsyth County  Household Forecast

 Based on  the   f ind ings  of   the  hous ing  
demand model ,  we can   forecast   the  
number  and  type  of  new households  
in  Forsy th  County  over   the  next  
twenty  years .

 These  changes   ref lect  changes   in  
the  overa l l  number,  mix ,   and  
d ist r ibut ion  of  households ,  not  
necessar i l y  new hous ing  un i ts .    The  
demographic   and  hous ing  sh i f t s  
der ive   f rom:
 Aging of exist ing households.

 Births and deaths.

 Migration in and out of the county.

 Shifts in housing preferences.

 Housing demand driven by  job growth.

DEMOGRAPHIC ASSESSMENT
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DEMOGRAPHIC ANALYSIS KEY FINDINGS:

Forecast change in Population and Households,
by Household type,  2017‐2037

Source:  BAG 
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3. Housing Assessment
• Current assessment:  How many housing units are here today, 

and what are their characteristics?

• Historical trends:  How did we get here?  

• Growth forecast: How many new housing units will  Forsyth need 
to house its growing population over the next 20 years?  

• What kind of housing will  Forsyth need to house its growing 
population over the next 20 years? 

• What housing is available for residents aged 65+, and how is that 
l ikely to change over time?
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 S ince  2000 ,   the  number  o f  
hous ing  un i t s   in   Forsy th  County  
more   than  doub led ,   f rom 35 ,505  
in  2000   to  over  79 ,000   in  2017 .    

 I n  2017 ,   Forsy th  has  an  est imated  
79 ,613  hous ing  un i t s .

 From 2000   to  2017 ,   Forsy th  
County  added  an  average  o f  over  
2 ,400  new homes  annua l l y.

 The  number  o f  new homes  added  
to  Forsy th ’s  hous ing   inventory  
cor responds  w i th  o ther   key  
g rowth   ind i cators ,   i nd i cat ing  a  
ba lanced  hous ing  market :

HOUSING ASSESSMENT
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DISTRIBUTION OF NEW HOUSING

690 

2,064 
2,456  2,456 

1,594 

1980 to 1990 1990 to 2000 2000 to 2005 2005 to 2010 2010 to 2015

Total Housing Units, Forsyth County, 1980‐2015

Source:  BAG, US Census ACS 2015 %-Year, Environics Analytics, In

Average Number of Housing Units Added Annually, 
Forsyth County, 1980‐2015

10,969 

17,869 

38,505 

50,784 

63,063 
71,034 

79,613 

1980 1985 1990 1995 2000 2005 2010 2015 2020

Annual Growth Indicator Estimate

New Housing Units 2000‐2017 +/‐ 2,400

New Households 2017 2,222

Building Permits 2017 +/‐ 3,000

Assume 88% Completion +/‐ 2,650

Net In‐Migration (2015) +/‐ 1,947
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 85%   o f   Fo rsy th  County ’s   hous ing  un i t s   a re  
s i ng l e ‐ fam i l y  de tached  homes   ( compared  
to   67%   fo r   t he  At l anta  MSA  and  66%   fo r  
t he   s ta te ) .

 J u s t   3%  o f   Fo rsy th   re s i dent s   l i ve   i n   l a rge  
mu l t i ‐ fam i l y   bu i l d i ng s   ( 5   o r  more  un i t s )  
compared   to  21%   o f   the  At l anta  MSA  and  
16%   o f   t he   S ta te .

HOUSING ASSESSMENT
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HOUSING TYPE

Housing Structure Type, 2017

Source:  BAG, US Census, Environics Analytics, Inc.
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HOUSING TENURE

 The major ity  of  Forsyth County 
households are owner‐occupied
 86% of Forsyth homes are owner‐

occupied ‐‐ significantly higher than 
the 66% Atlanta MSA and the state 
(66% owner, 34% renter).

Housing Tenure, 2017

Source:  US Census, Environics Analytics, Inc.

Atlanta
MSA

Georgia

Renters

Owners

Renters

Owners

Forsyth

Renters

Owners
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 The median  va lue   ( se l f ‐ reported)of  
owner‐occupied  households   in  Forsy th  
i s  a l so  much h igher   than   those  of   the  
At lanta  MSA or   the  State  of  Georg ia ,  at  
$301,134   compared  to  $190,897   and 
$162,899  ( respect ive ly ) .

 Forsyth ’s  home va lues  are  wel l  above  
reg iona l   and  state‐wide  va lues .  77% of  
owner‐occupied  households   in  Forsy th  
County  are  va lued above  $200,000,  
compared  to  47%  for   the  At lanta  MSA & 
39% statewide.
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Housing Value by Price Range, Forsyth Atlanta MSA and Georgia, 2017

Source:  BAG, Environics Analytics, Inc.
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LENGTH OF TENURE IN CURRENT HOME

 Near ly  ha l f  o f  Forsy th ’s  65+   res idents  
are   long‐t ime  res idents  who have   l i ved  
in   the i r   current  homes   for  16  years  or  
more.  

 Just  25% of  midd le‐aged homeowners  
(age  35‐64)  have   l i ved   in   the i r   current  
homes   for  16  years  or  more .  

 Not  surpr i s ing ly,   there   i s  a   st rong  
corre lat ion  between the  age  of  
householder,  and   the  amount  of  t ime 
l i ved   in  a  current  home.

17%

80%

3% 0% 1% 0%

8%

67%

20%

4%
1% 0%

6%

49%

23%

10%
6% 5%

0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

Less than 5 years 6-15 Years 16-25 Years 26-35 years 36-45 years 46+ years

How long have you lived in your current home?

Age 15-34 Age 35-64 Age 65+

Length of Tenure by Age of Householder, 2015

Source:  BAG, US Census, ACS 2015 5-Year
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 Forsy th  County ’s   s t rong   re s i dent i a l   g rowth  
t rend  began  a round  1995 .     P r i o r   to   that   yea r,  
t he   county   i s sued  bu i l d i ng  pe rm i t s   fo r   an  
ave rage  o f   833   un i t s   annua l l y.     F rom 1995  
th rough   2007 ,     Fo rsy th   i s sued  pe rm i t s   fo r  
3 ,134   un i t s   annua l l y,   reach ing  a  peak  o f   4 , 770  
un i t s   pe rm i t ted   i n   2007 .

 When   the  Hous ing  Bubb le  bu rs t   i n   2006 ‐2007 ,  
t he   g rowth   i n  mu l t i ‐ fam i l y   hous ing  ha l ted   and  

s i ng l e ‐ fam i l y  hous ing  d ropped   to   an   ave rage  
o f   j u s t   1 , 151   un i t s   annua l l y.

 S ince   the  post ‐ reces s i on   recove ry  began   i n  
2012 ,   pe rm i t   i s suances   i n   Fo rsy th   qu i c k l y  
re tu rned   to   an   ave rage  o f   ove r   3 ,200   hous ing  
un i t s   pe rm i t ted   annua l l y,  w i th   va lues  
approach ing   the  peak  boom yea rs  o f   2003 ‐
2007 .

HOUSING ASSESSMENT
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BUILDING PERMIT TRENDS:  FORSYTH COUNTY

Source: U.S. Census, SOCDS Building Permit Database
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 88% of  hous ing  un i ts  permitted  over  
the  past   ten  years ,   f rom 2007  to  
2016,  have  been s ing le‐ fami ly ‐
detached homes.  12% have  been  for  
mul t i fami ly  un i ts ,  which   inc ludes  both  
townhomes  and mul t i fami ly   un i ts .

 From 1999‐2016,   49 ,218 un i ts  were  
permitted   in  Forsy th  County,  an  
average  of  2 ,734  un i ts/year.    F rom 
2000‐2017,   41 ,108 hous ing  un i ts  were  
added,  meaning  an  average  of  11 .5% 
of  un i ts  permitted  went  un‐bu i l t .
 I t   i s   l ike ly   that  most  of   these un‐bui l t  

permitted units  were due  to the housing and 
f inancing  turmoi l  of   the post  recess ion years  
f rom 2008‐2011

HOUSING ASSESSMENT
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BUILDING PERMIT TRENDS:  FORSYTH COUNTY

Source: U.S. Census, SOCDS Building Permit Database
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How has Forsyth 
County ’s   recent rapid 
growth been distr ibuted 
throughout  the county?

 This  map shows  the 
percentage of homes 
in each tract  that  
have been bui l t  
between 2000 and 
2015.

 County‐wide,  51% of  
homes have been 
bui l t  s ince 2000.

HOUSING ASSESSMENT
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DISTRIBUTION OF NEW HOUSING

Percent of Homes Built from 2000 to 2015, by Census Tract

Source:  BAG, US Census ACS 2015



Forsyth County, GA      Demographic Study 

HOUSING ASSESSMENT

48

DISTRIBUTION OF NEW HOUSING

Source:  BAG, US Census ACS 2015

How has Forsyth 
County ’s   recent rapid 
growth been distr ibuted 
throughout  the county?

 This  map shows  the 
number of  homes  in 
each census tract   that  
have been bui l t  s ince 
2000.

 County‐wide,  41,108 
of  homes have been 
bui l t  s ince 2000,  an 
average of  2,418 per 
year.

Number of Homes Built From 2000 to 2015, by Census Tract
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DISTRIBUTION OF NEW HOUSING

Source:  Google Earth

These  ae r i a l  pho tos   o f   t he   same   l ocat i on   i n   1999   and  2017   demonst ra te  how   re s ident i a l  
deve lopment  has   t rans fo rmed   Fo rsy th  County   s i n ce  2000 .

GA‐400, 
Exit 13

GA‐400, 
Exit 13
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SUPPLY OF NEW HOMES

Summary of New Home Sales, Forsyth County, 2011‐2017 (YTD Through September)

Source:  BAG, smartREdata

New Home Sales
2,603 New Homes were so ld   in  Forsyth  County  in  2016

 85% Single‐family (2017 Average Price $430,500)

 15% Townhome  (2017 Average Price $291,500)

 0 % Multifamily or Condo

 2017 Average Price of all new homes:  $411,000
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 New Home Sa les  Pr ice Di str ibut ion
 The average price of al l  new homes in Forsyth County (2017 

through September) was $411,000.

 Just 3% of homes (both single‐family and townhome) in the 
county sold for  less than $250,000, which is approximately the 
upper l imit of affordabil ity of a household earning $60,000.

 Due to the rapid growth of Forsyth County,  which is  expected 
to continue, the county has relatively small  supply of older or 
smaller exist ing homes for sale or rent,  which typical ly serve as 
housing for moderate income households in other 
communities. 

 Median Home L i st ing Pr i ce  
(al l  homes),  Dec 2017, from Zi l low.com:

 Forsyth $383,945

 Cherokee   $309,995

 Cobb $299,945

 Hall  $279,055

 Atlanta Metro  $263,999

 Gwinnett $259,900
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SUPPLY OF NEW HOMES
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HOUSING ASSESSMENT
SENIOR HOUSING SUPPLY
What do we mean when we ta l k about “sen io r
hous ing?”

Th i s s tudy d raws a focus on demograph i c and
hous ing t rends fo r re s ident s aged 65 and up ,
o f ten re fe r red to as sen io rs .

The te rm sen io r hous ing means d i f fe rent th ing s
in d i f fe rent contex t s .

I n th i s s tudy, sen io r hous ing i s any t ype o f
hous ing that se r ves the phys i ca l , soc i a l , and
f i nanc i a l needs o f re s ident s aged 65 and up .

 Most sen io rs l i ve in o rd ina r y houses o r
apa r tment s .

 A sma l l e r pe rcentage o f househo ld s aged
65+ l i ve in age ‐ re s t r i c ted , ac t i ve adu l t ,
a s s i s ted l i v i ng , o r cont inu ing ca re fac i l i t i e s .

 Some sen io rs choose to move based on
chang ing needs , des i re s , fam i l y
c i rcumstances , hea l th , o r f i nanc i a l
c i rcumstances .

 Th i s s tudy i s i n te res ted in look ing a t ALL
hous ing op t ions that se r ve sen io rs ’ needs ,
no t ju s t those marke ted as sen io r hous ing .

Some sen io rs w i l l choose to move to
commun i t i e s that a re des i gnated as “Sen io r
L i v i ng ” o r “Ret i rement ” commun i t i e s . One can
th ink about the va r i ous sen io r hous ing op t ions
as p rov id ing a se r i e s o f s teps f rom independent
l i v i ng wh i ch i s focused so le l y i n the prov i s i on
o f hous ing , th rough a range o f se r v i ces ,
pe rsona l ca re , and med i ca l suppor t , unt i l you
reach nurs ing ca re .

 Each o f these d i f fe rent i a ted produc t s i n the
sen io r hous ing marke t appea l s to i t s own
un ique marke t segment , and as the
househo ld ages i t t yp i ca l l y moves up the
se r v i ce s /ca re d imens ion .

 “Sen io r L i v i ng Commun i t i e s” a re def i ned
pr imar i l y by the i r marke t i ng , ra the r then the
st ruc tu re or use . Typ i ca l l y, sen io r l i v i ng
commun i t i e s a re gove rned by the same
zon ing and perm i t t i ng regu l at i ons a s
genera l ‐pu rpose hous ing .

 Typ i ca l l y, j u s t a sma l l po r t i on o f 65+
househo lds w i l l re s i de in des i gnated sen io r
hous ing commun i t i e s . Depend ing on the
supp l y and marke t , u sua l l y 10 ‐20% of sen io r
househo ld s w i l l chose des i gnated sen io r
hous ing .
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SENIOR HOUSING SUPPLY
 One can th ink about the var ious sen ior

hous ing opt ions as prov id ing a ser ies o f
steps f rom independent l i v ing wh ich i s
focused so le l y in the prov i s ion of
hous ing , through a range of ser v i ces ,
persona l care , and medica l suppor t ,
unt i l you reach nurs ing care .

 Each of these d i f ferent iated products in
the sen ior hous ing market appea l s to i t s
own un ique market segment and as the

househo ld ages , i t t yp i ca l l y moves up
the serv i ces/care d imens ion .

 “Sen ior L i v ing Communi t ies” are def ined
pr imar i l y by the i r market ing , rather than
the i r st ructure or use . Typ ica l l y, sen ior
l i v ing communi t ies are governed by the
same zon ing and permi tt ing regu lat ions
as genera l ‐purpose hous ing .

Types of Senior Housing  Description

Senior Living Community Housing that is marketed towards, however not necessarily restricted to, residents above a 
certain age (typically 55).  Can be delivered in a wide range of formats and ownership styles: 
owner or rental, single‐family, small multifamily (duplexes) or large multifamily (apartments or 
condos) housing

Independent Living Senior Housing Rental housing, often includes standard amenities, meal plan, transportation

Assisted Living Senior Housing Same as independent plus personal service like assistance bathing, pill monitoring, etc. 

Memory/Dementia Care Same as assisted with higher level of care/monitoring—inability to live independently 

Continuing Care Retirement Center  Range of unit types, amenities, and services as resident ages in place 
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What  i s   the geographic  
pattern to  where o lder  
householders   l i ve   in  Forsyth 
county?

This  map shows which  
census   t racts   tend  to  have  
the  h ighest  concentrat ions  
of  householders  aged 65+.

Source:  Nielsen, Inc.

% of Householders aged 65+ by Census Tract, 2015

Source:  BAG, US Census ACS 2015 %-Year.
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 Map of  Forsy th ’s  Sen ior  Hous ing  supply

HOUSING ASSESSMENT
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SENIOR HOUSING SUPPLY

Source:  BAG, smartREdata
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 A survey of Forsy th County ’s Sen ior
Hous ing inventory found 25 senior ‐
des ignated communit ies or fac i l i t ies
wi th over 2 ,000 res ident ia l un i ts
spec i f i ca l l y marketed to or rest r ic ted
to sen iors .
 This inventory includes

 13 Senior Liv ing communit ies with 1,354
housing units

 9 Assisted Liv ing faci l it ies with 371 units

 4 Continuing Care faci l i t ies , with 363 units

 Most of Forsy th ’s of Act ive L iv ing and
Cont inu ing Care communit ies were
constructed in the past ten years ,
whi le Ass i sted L iv ing communit ies are
o lder.

 S ince “Sen ior L iv ing Communit ies” are
def ined pr imar i l y by the i r market ing ,
rather than the i r st ructure or use, and
typ ica l l y are governed by the same
zoning , the inventory of these uni ts i s
d i f f i cu l t to p in down:
 There is no clear legal or regulatory

designation for “senior housing”

 Units intended for seniors may be subtle in
their marketing

 Residents of senior l iving communities are
not required to meet the age restrict ions

 Al l of the ident i f ied sen ior l i v ing
communit ies have been bui l t wi th in
the last ten years , meaning that the
Forsy th County has added an average
of 135 senior ‐ l i v ing focused homes
annual ly s ince 2008.
 At the same time, an estimated 436 new

households headed by householders 65+
are being added to the county each year,
and this number is l ikely to nearly double
over the next 20 years to 857.

HOUSING ASSESSMENT
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 Hous ing const ruc t i on in Fo rsy th has been
st rong s ince the 1990s and th i s t rend i s l i ke l y
to cont inue .

 Since 2000, the number of housing units in Forsyth
County more than doubled, from 35,505 in 2000 to
over 79,000 in 2017.

 From 2000 to 2017, Forsyth County added an
average of over 2,400 new homes annual ly .

 Forsy th County househo ld s a re much more
l i ke l y to be s ing l e fam i l y and owner ‐occup ied
than the At l anta reg iona l ave rage .
 85% of Forsyth County’s hous ing units are s ing le‐

fami ly‐detached homes (compared to 67% for the
At lanta MSA and 66% for the State) .

 86% of Forsyth County’s hous ing units are owner‐
occupied vs . 66% for At lanta MSA.

 Most o f the homes added to Forsy th Count y
se l l fo r $350 ,000+ .

 Just 3% of homes sold in Forsyth County last year
sold for below $250,000.

 Forsyth County has among the highest average home
values in the At lanta Metro region.

 Over the past fou r yea rs , Fo rsy th County ’s
re s ident i a l bu i l d ing perm i t i s suances have
re tu rned to leve l s exceed ing those o f the

“boom years ” o f 2003 ‐2006 , w i th an ave rage o f
ove r 3 ,200 res ident i a l pe rm i t s i s sued/yea r.

 This level of housing construct ion corresponds to
the strong growth rates experienced in the past 20
years , exceeding the more moderate desired growth
target c i ted in the 2017 Comprehensive Plan.

 88% of housing units permitted over the past ten
years , from 2007 to 2016, have been single‐fami ly‐
detached homes.

 Near l y a l l o f Fo rsy th Count y ’s supp ly o f Sen io r
Hous ing (Ac t i ve L i v i ng , A ss i s ted L i v i ng , and
Cont inu ing Ca re ) has been added in the pas t
ten yea rs , a t the ave rage rate o f 135 per yea r.

 This represents just 12% of the expect average
annual increase of 65+ households expected in
Forsyth over the next 20 years .

 Market and regu lator y force s both po in t to
the cont inued dominance o f s ing le ‐ fami l y
homes at re l a t i ve l y h i gh pr i ce po int s in
Forsy th County.
 This wi l l lead to an under‐supply of housing opt ions

access ib le to or demanded by an increas ing segment
of Forsyth's populat ion, inc luding rental housing,
smal ler housing units , mult i ‐ fami ly housing, and
housing units affordable to moderate income and
workforce households ( income <$60K).

HOUSING ASSESSMENT
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In th i s report the demographic assessment ( represent ing the demand for hous ing) and the
hous ing assessment ( represent ing the supply of hous ing) are addressed separate ly. I t i s
important to compare these f ind ings s ide‐by‐s ide to see how demand and supply re late to
each other, and to ensure that the county ’s hous ing mix i s ba lanced and susta inab le .

HOUSING ASSESSMENT
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DEMOGRAPHICS & HOUSING:  HOW DO SUPPLY AND DEMAND FOR 
HOUSING RELATE?

 Demand
 New households to be added per year:

 In 2018: 2,126

 In 2037: 3,273

 Avg new households per year 2017‐37

 Al l households: 2,592

 Households 65+: 1,114

 Households earning <$40K: 479

 Renter households: 377

 New jobs/year earning <$40K: 593

 New households migrated to Forsyth
County in 2016: +/‐1,947

 Supply
 New housing units/year 2000‐17: 2,168

 New mult i ‐ family units/year: 397 (Avg 5 years)

 New senior units added/year 2008‐2017: 135

 New mult i family units/year: s ince 2008: 397

 Residential permits issued at peak (2006): 4,770

 New residential permits issued/year last 4‐years: 3,247

 Single‐Family: 2,715

 Mult i family: 515 (15%)

 New homes sold in 2016: 2,603

 New homes sold under $250K: 73

 % of new homes single‐family: 85%

 % of new homes townhome: 15%
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4. Fiscal Analysis
• Current assessment:  How does Forsyth County ’s housing stock 

factor into the county ’s property tax revenue?

• Historical trends:  How have things changed over time?  

• Growth forecast: How are the demographic and housing supply 
forecasts l ikely to impact the county ’s property tax revenues? 
How will  the growing number of households aged 65+ impact 
revenue in l ight of property tax exemptions for seniors?
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 The real  estate port ion of  Forsyth County ’s  2017 Tax Digest   i s  va lued at  $11.1  b i l l ion.

 The tax digest increased by 5.7x over 20 years,  or 9.1% annually,  due to household and population growth 
combined with strong property value appreciation.

 The residential  share of the real  estate tax digest has  increased from 83% to 85% since 1997.

 The county ’s total  tax digest ( including vehicles, t imber, and personal property) is  $12.5 bi l l ion.

FISCAL ANALYSIS
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GROWTH OF TAX DIGEST 1997‐2017

 $-
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2017
$ 11.1 Billion

85% Residential

1997  $ 1.9 Billion, 83% Residential

Forsyth County Residential and Commercial Real Estate Tax Digest Growth 1997-2017

Source:  BAG, Forsyth Tax Assessor

Residential Real Estate Digest

Commercial Real Estate Digest
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Forsyth County,  l ike most local  municipal it ies,  offers tax exemptions for  seniors.

 How many Forsyth households qual i fy  for  senior  exemptions? 
 L1 Exemption 

 Owner‐occupants, aged 65+, with no chi ldren present. (An estimated 3% of 65+ households have a 
school‐aged child present.)

 $8K Homestead & no school tax

 L4 Exemption (double exemption)
 Owner‐occupants,  aged 65+,  Income <$40K with no chi ldren present.

 $16K Homestead & no school tax

 In 2017, 12,655 households (15.8%) claim one of these two tax exemptions.

 Other Exemptions are also available for special circumstances (disability, veteran status, 
etc.).
 Just 365 households claim other senior exemptions.

 In  2037,  an est imated 32,380 households  (30%) wi l l  be el ig ible for  these tax 
exemptions.

FISCAL ANALYSIS
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With eligible exemptions on a $300,000 house in Forsyth County, a resident would pay:

FISCAL ANALYSIS
SENIOR PROPERTY TAX EXEMPTIONS

What  would be the property  tax  due for  a   typica l  homeowner  wi th a    $300,000 house?

 The standard  household ,  w i th  a   standard  homestead  exempt ion   ($8,000)  would  pay  
$3 ,732  in  property   taxes .

 A 65+ household ,  w i th   income  less   than  $40,000  (e l ig ib le   for  school  exempt ion  and 
double  homestead exempt ion  of  $16,000)  would  pay  $858;  wi th  74% of  the  standard  
tax‐burden exempted.

Source:  BAG, Forsyth County

Property Tax Category 
Standard 
Household

65+ (Double 
Exmp.) Difference

County 520$                   483$                  
Fire 221$                   205$                  
County Bonds 170$                   170$                  

Total County 911$                   858$                   ‐6%

Schools 2,076$                ‐$                   
School Bonds 290$                   ‐$                   

Total Schools 2,366$                ‐$                    ‐100%

TOTAL Prop. Tax Paid 3,278$                858$                   ‐74%
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SENIOR PROPERTY TAX EXEMPTIONS

 How do Forsyth’s   senior  exemptions  compare   to  neighbor ing   count ies?
 Assumpt ion :  owner ‐occup ied ,  $300 ,000  home,  65+ ,   incomes  meet   low‐ income thresho lds .

 Al l   taxes   combined   (County,  C i t y,  Schoo l ,  F i re ,  Rec ,  Etc . ) .

 When compared   to  ne ighbor ing  and  comparab le   count ies  and  mun ic ipa l i t i es ,   Forsy th  
County ’s   sen ior   tax   exempt ion   represents   the  h ighest   cumulat i ve  benef i t ,  w i th  an  e l i g ib le  
65+  househo ld  pay ing   just  26% o f   the  proper ty   taxes   that  wou ld  be  pa id  by  a  non‐e l i g ib le  
(age  under  65 )   househo ld .

FISCAL ANALYSIS

Source:  BAG, County & City Tax Assessors
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WHAT IS THE FISCAL IMPACT OF THE 
SENIOR EXEMPTIONS ON FORSYTH’S 
PROPERTY TAX REVENUE?? 

FISCAL ANALYSIS
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 We modeled   tax  d igests  and  tax   revenue f lows  
for   th i s  year   (2017 est imated)  and  2037,   to  
see  how growth  and demographic   sh i f t s  might  
impact   tax   revenues .
 We assigned al l  households  into one of four 

categories for 2017 and 2037:
 Standard Household:  householder age <65,  with  s tandard 

homestead exemption.

 Senior  S ingle exemption (L1):  +65 years ,  

 Senior Double exemption (L4):  +65 years ,  <$40K  income

 No Exemptions:    Renters ,  apartments ,  and homes with  
non‐occupant  owners  

 There  are  severa l  other  exemption categor ies  based on 
d isabi l i ty ,   income and veteran status ,  however  to  
s impl i fy  the  model ,  we assumed that  a l l  households  
c la imed e i ther  the  L1  or  L4  exempt ion

 We estimated what total  county property tax 
revenue would be for each category and then 
estimated how much potential  revenue in each 
category was not col lected due to the cumulative 
impact of various exemption programs.
 Some of   the  benef i ts  of   the  senior  exemption come from 

“above the  l ine”   ( i .e .  a  homestead exemption reduces  
the  assessment va lue  of  a  home) ,  whi le  others  happen 
“below the  l ine”   ( i .e .  certa in  households  are  exempt 
f rom pay ing  certa in  categor ies  of   taxes) .  For   th is  model ,  
we combined those benef i ts   into  a  s ing le  va lue  to   look  
at  the  cumulat ive  af ter ‐tax  benef i t  of   the  exemptions .
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GROSS PROPERTY TAX REVENUE AND POTENTIAL 
REVENUE EXEMPTED DUE TO SENIOR EXEMPTIONS,
FORSYTH COUNTY 2017 (ESTIMATED) AND 2037 (FORECAST) 
Values in $ millions, 2017 constant dollars, 2017 constant millage.

 The proper ty tax revenue mode l suggests
that in 2017 , the cumulat i ve effec t o f
Forsy th County ’s sen ior proper ty tax
exempt ion represents a tota l o f $41 .7 mi l l ion
do l l a rs o f proper ty tax revenue not
co l lec ted .

 This represents $4.3 mil l ion of County tax
revenue exempted.

 This represents $37.3 mil l ion of Forsyth County
Schools tax revenue exempted.

 As househo lds aged 65+ become a larger
share of the popu lat ion over the next 20
years , the share of proper ty tax that i s
exempted wi l l a l so increase .

 I n 2037 , a tota l o f $97 .1 mi l l i on do l l a rs o f
proper ty tax revenue wi l l not co l lec ted due
to sen ior proper ty tax exempt ions .

 This represents $7.7 mil l ion of County tax
revenue exempted.

 This represents $89.4 mil l ion of Forsyth County
Schools tax revenue exempted.

WHAT IS THE FISCAL IMPACT OF THE 
SENIOR EXEMPTIONS ON FORSYTH’S 
PROPERTY TAX REVENUE?

FISCAL ANALYSIS

Source:  BAG, US Census, Forsyth County Tax Assessor, Ennvironics Analytics, Inc., ARC
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FISCAL ANALYSIS
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FISCAL ANALYSIS KEY FINDINGS

 Forsy th 's   tax  d igest   increased  by  5 .7x  
over  20  years ,  or  9 .1% annua l ly,  due  to  
both  populat ion  growth  combined wi th  
st rong  property  va lue  apprec iat ion .
 The residential  share of the Tax Digest  has 

increased from 83% to 85% since 1997.

 Forsy th  County ’s  sen ior   tax  exempt ion  
represents   the  h ighest  cumulat ive  
benef i t  o f  comparab le   count ies  and  
munic ipa l i t ies ,  w i th  an  e l ig ib le   65+  
household  pay ing   just  26% of  the  
property   taxes   that  would  be  by  a  non‐
e l ig ib le   (age  under  65)  household .
 A  65+   househo ld ,  w i th   i n come   l e s s   than  

$40 ,000   ( e l i g i b l e   fo r   s choo l   exempt ion  
and  doub le  homestead  exempt ion  o f  
$16 ,000 )   wou ld  pay   $858 ;  with 74% of the 
standard tax‐burden exempted.

 The property   tax   revenue model  
suggests   that   in  2017,   the  cumulat ive  
effect  o f  Forsy th  County ’s  sen ior  
property   tax  exempt ion   represents  a  
tota l  o f  $41.7  mi l l ion  do l lars  o f  
potent ia l  property   tax   revenue not  
co l lected.

 As  households  aged 65+  become a  
larger   share  of   the  populat ion  over  the  
next  20  years ,   the  share  of  property   tax  
that   i s  exempted wi l l   a l so   increase .     In  
2037,  a   tota l  o f  $97.0  mi l l ion  do l lars  o f  
property   tax   revenue wi l l   not  be  
co l lected  due  to  sen ior  property   tax  
exempt ions .
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6.  Public Outreach Overview
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Out reach  Summary

 The  ou t reach   component   o f   t he  Demograph i c s  
S tudy   i s   i n tended   to   f u r the r   a s se s s   the  needs  
and  p re fe rences  o f   Fo rsy th  County ’s   re s i dent s  
to   p rope r l y  p l an   fo r   a   g row ing   ag ing  
commun i t y.   The  comment s   re ce i ved  and  
comp le ted   re sponses  w i l l   a s s i s t   and   i n fo rm  
the   county   i n   p r i o r i t i z i ng   f u tu re   i n i t i a t i ve s   to  
imp lement   the   county   Comprehens i ve  P l an  
recommendat ions   towards   i n c reas ing  op t i ons  
fo r   re s i dent s   to   age   i n   p l a ce   and   rema in   l i v i ng  
i n   the   county.  Ou t reach  was   conduc ted   i n   two  
methods   – 1 )   415   comp le ted   su r veys   re ce i ved ,  
bo th   on l i ne   and  pape r ;   and  2 )   a   pub l i c  
i n fo rmat iona l  meet ing  he ld  on  November  29 ,  
2017 .

Sur vey  Methodo logy

 T ime l i ne   fo r   Su r vey ing  

 The survey per iod  lasted 30 days  from November 6,  
2017 through December 6,  2017.  The onl ine and 
paper vers ions were avai lable   for   the same  length 
of   t ime.

 Su r vey   I n s t rument

 The  team used SurveyMonkey.com onl ine software 
to maintain consistent   formatt ing and be able   to 
monitor  performance per iodical ly   throughout the 

survey per iod.  Web‐based cont inuous access  v ia  
the county’s  website  was agreed upon at   the start  
of   the study.  A user   fr iendly ,   two‐page paper  
vers ion was  formatted s imi lar ly  with  the same 
quest ions.  The survey had a  total  of  n ineteen 
mult ip le  choice quest ions to capture a  better  
understanding of  preferences,  decis ion making 
factors ,  and affordabi l i ty   for  res idency and housing 
types.

 Access ib i l i t y   to   Su r vey
 For  res idents   that  e i ther  do not  have computer  

access  to the onl ine  survey or  have a preference  to 
hand writ ing responses,  a paper  survey was made 
avai lable   at  key  locat ions  ‐ three  senior  centers ,  
four   l ibrar ies ,  and  the county Administrat ion 
Bui ld ing.  The county Communicat ions Department 
des igned an  informational  poster  with project  
detai ls ,   survey  l ink  and publ ic   informational  
meet ing detai ls   for  these same locat ions.    
Approximately  50 paper  copies  were provided  to 
each  locat ion  through the Senior  Serv ices  
Department and Publ ic   L ibrary  System that  
managed distr ibut ion and col lect ion with  fac i l i ty  
management.  The Consultant   team col lected  the 
completed paper   surveys  and manual ly  entered  the 
responses  into the onl ine  survey to compi le  a l l  
survey responses together.  

SURVEY & PUBLIC OUTREACH
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Su r vey  Methodo logy   ( cont inued)

 Promot ion  and  Adver t i sement

A mixture of strategies was used to advertise the 
survey opportunity and reach out to county 
residents of various ages with an emphasis 
towards senior age groups:

1 . Loca l  Med ia  A r t i c l es   f rom County  Pres s  
Re lease :  The   county   Commun i cat i ons  
Depar tment   i s sued  a   p re s s   re l ea se  on  
November  6 th   p rov id ing   a   p ro j ec t  
desc r i p t i on   and   the  de ta i l s   o f  where   to  
a cces s   the   su r vey  on l i ne  o r   i n   pe rson .  
Bo th   the   Fo rsy th  News  and  At l anta  
Jou rna l   Const i tu t i on   pub l i shed  mu l t i p l e  
a r t i c l e s   ove r   the   su r vey  pe r iod   i n  
November.

2 . County  Webs i te :  A  banner  on   the   county  
webs i te   (www.fo rsy thco . com)  homepage  
p rov ided   an   i con  w i th   a   d i re c t   l i n k   to   the  
su r vey  and  a   l i n k   to   the  p re s s   re l ea se .  

3 . County  Facebook  Page : Post i ng s  on   the  
county   Facebook  page  w i th   a   b r i e f  
de sc r i p t i on  o f   t he  p ro jec t   and   a   l i n k   to  
the   su r vey.

4 . Sen io r  Se r v i ces  F l a sh  Ema i l s :  The   county  
Sen io r  Se r v i ce s  Depa r tment   sent  week l y  
ema i l s  d i rec t l y   to   i t s  members  w i th   a  
b r i e f   p ro jec t   desc r i p t i on ,   su r vey   l i n k ,   and  
rem inders   t hat   the  paper   su r veys  were  
ava i l ab l e  a t   t he   sen io r   cente rs   and  
l i b ra r i e s .

5 . I n format iona l  Post ings  a t  County  
Bu i l d ings :  A  poste r   des i gned  by   the  
county   Commun i cat i ons  Depa r tment  was  
posted  on  bu l l e t i n  boa rds   a t   key   l o cat i ons  
– th ree   sen io r   cente rs ,   fou r   l i b ra r i e s   and  
the   county   Admin i s t ra t i on  Bu i l d i ng .  The  
Sen io r  Se r v i ce s  Depa r tment   and  Pub l i c  
L i b ra r y   Sys tem  in s ta l l ed   the  poste rs   and  
managed   the  paper   su r vey   request s   and  
co l l e c t i on .    

6 . TV  Forsy th :  A  banner  was  des i gned   fo r  
the   Loca l  Gove rnment  Acces s  Channe l   and  
s c ro l l ed   th rough   the  day   to   f i l l   i n  
be tween   shows   and   ad   space .   The   county  
Commun i cat i ons  Depa r tment  de te rm ined  
the   appropr i a te   f requency  and  du rat i on .  

SURVEY & PUBLIC OUTREACH
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Su r vey  Methodo logy   ( cont inued)

 Samp le  S i ze  and  S tat i s t i ca l  Va l i d i t y

 An objective for surveying is  to col lect results representative of the county population’s feedback on 
the subject matter at hand. The confidence level  is  expressed as a percentage and represents how 
often the true percentage of the population who would pick an answer within the confidence 
interval,  or margin‐of‐error. The most common confidence level researchers use is  95%. An 
acceptable range for margin‐of‐error  impacts the target sample size similarly for both population 
totals.  The wider the confidence interval  the team is wil l ing to accept,  the more certain the ful l  
population answers would be within that range.

 A confidence interval,  or margin‐of‐error of +/‐ 5.0 and a 95% confidence level was recommended. A 
wider confidence interval  increases the l ikel ihood that a resident would answer  in that range. A total  
of 415 completed surveys were received—above the minimum sample size for a 95% confidence level 
and a 5% margin‐of‐error.     

SURVEY & PUBLIC OUTREACH
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Population Margin‐of‐
Error 

Minimum Sample 
Size

Actual Sample 
Size

County‐wide 215,000 +/‐ 5 383 415
Seniors Only 23,650 +/‐ 5 378 415

Survey Sample Size and Statistical Validity

Source:  Eagle Eye Planning Solutions
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Ob jec t i ve

 The ob jec t i ve o f su r vey ing Forsy th Count y re s ident s i s to fu r the r a s ses s the needs and
pre fe rences o f i t s re s i dent s to p roper l y p l an fo r a g row ing ag ing commun i ty and to cons ide r
op t ions fo r re s ident s to age in p l ace and rema in l i v i ng in the county. The sur vey was des igned to
ask quest i ons to ga in a be t te r unders tand ing o f p re fe rences , dec i s i on mak ing fac to rs and
a f fo rdab i l i t y fo r re s idency and hous ing t ypes . Be low summar i ze s the su r vey ou t reach . The
de ta i l ed ana l ys i s w i th comment s i s i n c luded in the Repor t Append i x .

SURVEY & PUBLIC OUTREACH
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SURVEY FINDINGS

Access to Sur vey Oppor tun i t y

 A to ta l o f 415 comp le ted su r veys were co l l e c ted –
78 .5% ut i l i zed the on l i ne ve rs i on and 21 .5%
ut i l i zed the paper op t ion at l i b ra r i e s , sen io r
cente rs and the county admin i s t ra t i ve bu i l d ing .
The ta rgeted samp le s i ze was met fo r a s ta t i s t i ca l l y
va l i d su r vey samp l i ng .

 A l l methods fo r p romot ion were ef fec t i ve in
reach ing in te re s ted res ident s to pa r t i c i pate in the
su r vey w i th except ion to TV Forsy th . The pres s
re l ea se resu l ted in seve ra l a r t i c l e s pub l i shed in the
Forsy th News and At l anta Jou rna l Const i t u t i on
wh i ch go t seve ra l re s i dent s ’ a t tent i on to go to the
county webs i te www.fo rsy thco . com. The second
most e f fec t i ve method was d i rec t ema i l s f rom the
Sen io r Se r v i ce s Depar tment . Word o f mou th f rom a
f r i end i s a th i rd re l i ab l e method when ne ighbors
and commun i t y sha re in fo rmat ion .

County Website

TV Forsyth

County Facebook

Senior Services

Bulletin Board

Email from County

Word of Mouth
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The Person Complet ing the Sur vey

 A to ta l o f 415 comp le ted su r veys were
co l l e c ted – 78 .5% ut i l i zed the on l i ne
vers i on and 21 .5% ut i l i zed the paper
opt ion at l i b ra r ie s , sen io r cente rs and
county Admin i s t ra t i ve Bu i l d ing . The
ta rge ted samp le s i ze was met fo r a
s ta t i s t i ca l l y va l i d su r vey samp l i ng .

 Of the to ta l re sponses , 98 .8% are
Forsy th County re s ident s . Ve ry few
ind i v i dua l s comp leted the su r vey that
a re not Forsy th County re s ident s . The
typ i ca l i nd i v i dua l comp le t i ng the su r vey
i s ove r the age o f 55 and l i ve s in a
househo ld made o f 1 ‐2 persons .

Under 17

18-24

25-34

35-44

45-54

55-64

65-74

75+

1-2 Persons

3-4 Persons

5+ Persons
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SURVEY FINDINGS

The i r Res idences and Mig rat ion

 The typ i ca l i nd i v i dua l comp le t i ng the
su r vey has l i ved in the county fo r
l onge r than 10 yea rs (59 .3%) . These
ind i v i dua l s e i the r came f rom anothe r
c i t y o r county w i th in the Met ro At l anta
reg ion (47 .7%) o r came f rom anothe r
s ta te ( 40 .5%) . O f a l l re sponses , 86% l i ve
in s ing l e fam i l y de tached hous ing ,
e i the r mu l t i ‐ l e ve l o r s ing le ‐ l eve l , and
83% do not l i ve in a subd i v i s i on
marke ted as an Ac t i ve Adu l t commun i t y.

Less than 1 Yr.

1-5 Yrs.

6-10 Yrs.

11-20 Yrs.

21+ Yrs.

I do not 
Live in Forsyth

Another place in
ATL Metro

In Georgia Outside
ATL Metro

Another  State
or Country Outside GA

Born & raised in Forsyth
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Employment

Schools

Culture & Community

Recreation

Low Taxes

Services

Close to Family

Parents

Less than $100K

$100K-$199K

$200K-$299K

$300K-$399K

$400K-$499K

$500K-$599K

$600K-$749K

$750K +

Reasons   to  Choose  Forsy th  County

 The   top   reasons   fo r   i nd i v i dua l s   ove r  55  
( 80 .3%)   to   choose   to   l i ve   i n   Fo rsy th  County  
a re :   Spec i a l   Tax  E xempt ion ,  P rox im i t y   to  
O the r   Fam i l y  Members ,   and  
Commun i t y /Cu l tu re   and  Rec reat i on .    When  
the   i nd i v i dua l   i s   under   55   ( 19 .8%) ,   t he   top  
reasons   changed   to :   S choo l s ,   Emp loyment  
and  Commun i t y /Cu l tu re .   Low   county   taxes  
were  a  dominant   add i t i ona l   rea son  no ted  by  
bo th   g roups .  

Market  Pr i ce  Po int s

 Two‐ th i rd s  o f   a l l   re sponses  want   to   rema in  
i n   Fo rsy th  County   th rough   the i r   re t i rement  
yea rs ,  and   th ree ‐qua r te rs  o f   re sponses  do  
no t   p l an   to  move   i n   the  nex t   12 ‐18  months .  
I f   t hey  d id  p l an   to  move ,  86 .7%  wou ld  p re fe r  
to   own   the i r   home .  

 When  a sked   about  po tent i a l   pu rchase  o r  
renta l   p r i ce s ,   t he   re sponses  were  heav i l y  
concent ra ted   a t   t he   l ower  end  o f   t he   ranges  
p rov ided .  W i th  more   re sponses   se l ec t i ng   the  
$200k   range ,  91 .8%   se l ec ted  pu rchase  p r i ce  
ranges  $101k   to   $400k .   Fo r   the   i nd i v i dua l s  
that  wou ld   cons ide r   rent i ng ,   t he  p r i ce  
ranges   a re  a t   t he   l ow  end  w i th  92 .8%  
se l ec t i ng  be tween  $800   and  $1750 .
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Hous ing  Pre fe rence

 When  a sked   about  p re fe rences  o f   hous ing   p roduc t s   and   t ypes ,   t here   i s   a   s t rong  p re fe rence   fo r  
age ‐ re s t r i c ted   s i ng l e   fam i l y   de tached  homes  on   a   s i ng l e   l e ve l   ( a ka   co t tage   s t y l e ) .  W i th   re sponses  
ove r   t he   age  o f   55 ,   t he re   i s   a   s t rong  d i s l i ke  o f   l a rge  mu l t i ‐ l eve l   s i ng l e   fam i l y   de tached  homes .  
Many   comment s  were  added   fo r   age ‐ re st r i c ted  a f fo rdab le   renta l   apa r tment s   i n   Fo rsy th  County  
w i thou t   the   re t i rement   commun i t y   amen i t i e s   fo r   a   t rue   i ndependent   l i v i ng   a r rangement .  

 The   cha r t   fo r  Quest i on  19   shows   the   re su l t s   fo r   t he   top   two  hous ing   t ypes :  A )   S i ng l e  Fam i l y  
De tached  Mu l t i p l e   Leve l s  and  B )   S i ng l e  Fam i l y  De tached   S ing l e   Leve l .   The  pho tos  were  p rov ided  
i n   the   su r vey   to   d i sp l ay  what   these   t ypes  o f   hous ing  p roduc t  may   l ook   l i ke   i n   rea l i t y.  

 The  o the r  hous ing   t ypes   su r veyed  were  a  m i x  w i thou t  much   i n te res t .   The  a t tached   homes   and  
Condomin iums  were   l e s s   l i ke l y   to   be   cons ide red ,  wh i l e   renta l   apa r tment s  were  de f i n i te l y  no t  
cons ide red .  Re t i rement  Commun i t i e s  may  be   cons ide red .  

Q 19:  Please select the degree to which you may consider another housing type if these options were 
available within the Forsyth County Community and designated for residents over 55 years or higher in age
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Awareness  o f  Spec ia l  Tax  Exempt ion

 Of   a l l   re sponses ,  87 .5%  were  aware  o f   the  
Spec i a l   Tax  E xempt ion  p r i o r   to   tak ing   the  
su r vey.   Spec i f i ca l l y,  o f   t he   re s i dent s  ove r   the  
age  o f   65  who   comp le ted   the   su r vey,  88%   a re  
aware  o f   t he  exempt ion  whethe r   they   a re  
e l i g i b l e   to   re ce i ve   i t   o r   no t .  Ha l f   o f   t he  
re sponses   cu r rent l y   re ce i ve   the  exempt ion .  The  
ba l ance  ove r  65   a re   i ne l i g i b l e  due   to   o the r  
l i v i ng   a r rangement s   ( i . e .   fam i l y  members ,  
apa r tment s ,   re t i rement   cente r ) .   The   rema in ing  
ba l ance  o f   re sponses  a re  under   the   age  o f   65  
yea rs .

Sen io r  Se r v i ces

 Three ‐qua r te rs  o f   a l l   re sponses  a re  aware  o f   the  
Sen io r  Se r v i ce s  Depa r tment .   The   top   favo r i te  
county   se r v i ce s  p rov ided   a re :  

1. 63.9% Parks and Recreat ion

2. 59.5% L ibrar ies

3. 30.8% Senior Centers

4. 24.1% Medical  Cl inics

Yes

No

Unsure

Yes

No

Unsure

Senior Centers

Transp. Assistance

Parks & Rec.

Libraries

Cultural Amenities

Continuing Educ.

Social Events

Medical Clinics

None of the Above
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PUBLIC INFORMATIONAL MEETING OUTCOMES

 An open pub l i c i n f o rma t i ona l mee t i n g was he l d
on Wedne sday , Novembe r 29 , 2 017 f rom 3 : 00
p .m . t o 5 : 00 p .m . a t t he Fo r s y t h Coun t y
Adm in i s t r a t i v e Bu i l d i n g i n t he Boa rd o f
Commi s s i one r s Mee t i n g Room . A to t a l o f e i gh t
i nd i v i dua l s a t t ended t he mee t i n g . Mos t o f t he
a t t endee s we re cu r r en t Fo r s y t h Coun t y
r e s i den t s . A t l e a s t one i nd i v i d ua l owns p rope r t y
i n Fo r s y t h Coun t y and i s i n t e r e s t ed i n
deve l op i n g i t f o r s en i o r hou s i n g .

 Mr . N i c k Co l onna o f t he Fo r s y t h Coun t y P l ann i n g
& Deve l opmen t Depa r tmen t i n t r oduced t he t eam
membe r s and gave a b r i e f de s c r i p t i on o f t he
S t ud y and i t s pu rpo se t o t he a t t endee s . Mr .
J ona t han Ge l be r o f B l e a k l y Adv i s o r y G roup
p re sen t ed i n i t i a l f i n d i n g s o f t he demog raph i c
ana l y s i s c onduc t ed thu s f a r f o r t he s t udy . Tho se
f i nd i n g s a r e de s c r i bed e l s ewhe re i n t h i s Repo r t .

 I n f o rma t i ona l po s t e r s were p rov i ded t o a l l ow fo r
a t t endee s t o move abou t t he room and t a l k t o
t e am membe r s . The s t a t i on s p r e sen t ed the
top i c s o f : c oun t y popu l a t i on f o r e c a s t s bo t h
gene r a l and sen i o r g rowth , r e s i den t m i g r a t i on ,
s en i o r hou s i n g de f i n i t i on s and cu r r en t s i t e s
w i t h i n t h e coun t y . S u r ve y s t a t i on s w i t h on l i n e
and pape r ve r s i on s we re p rov i ded f o r an y
a t t endee s tha t had no t p r e v i ou s l y comp l e t ed a
su r ve y .

 Add i t i ona l commen t s t ha t an y a t t endee wan ted
to g i v e we re reco rded . The commen t s f a l l i n t o
t he ca t ego r i e s o f gene r a l hou s i n g , o ve r
deve l opmen t i n gene r a l , s en i o r r e s t r i c t ed
hou s i n g , r en t a l v s . own , s en i o r amen i t i e s ,
a c ce s s i b i l i t y , a f f o rd ab i l i t y and ag i ng i n p l a ce
op t i on s . Ma j o r t hemes o f conce rn we re :

 Negat ive impacts from the senior tax exemption
being reversed recent ly for property owners over
65 years of age with school age chi ldren in the
household;

 Options for true independent seniors and
affordable senior rental apartments without the
added ret irement community amenit ies that
increase the housing pr ices;

 More housing choices whether rental or purchase
that are smal ler and are access ib le; and

 Aging in place serv ices and programs, l ike
retrof i t t ing exist ing homes, transportat ion
serv ices and community supports so that ret i rees
can stay in the neighborhood they have always
l ived in.
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fo recas t mode l s by age , i ncome and
tenure fo r 2017 and 2037 .
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TECHNICAL APPENDIX
HOUSEHOLD FORECAST:  OVERVIEW OF HOUSEHOLD FORECAST

2037
126,500 Households

23,000 earning less than $40K

2017
75,000 Households
13,800 earning less than $40K

Source:  BAG, US Census, Forsyth County Tax Assessor, Ennvironics Analytics, Inc., ARC



Forsyth County, GA      Demographic Study 

Property Tax Revenue Model Methodology

80

TECHNICAL APPENDIX
PROPERTY TAX REVENUE MODEL

2037
126,500 Households

23,000 earning less than $40K

2017
75,000 Households
13,800 earning less than $40K

 T h e   r e v e n u e   m o d e l   r e l i e s   o n   s e v e r a l   i n p u t s :

 Househo ld   f o recas t s  b y  househo ld   i n come   r ange ,  a ge  and   t enu re   f o r  
2017  and  2037 ,   t a ken  f rom   the  househo ld   f o re cas t  mode l   de sc r i bed  
i n   t he  p rev ious  se c t i on .

 For sy th  Count y ’ s  2016  Tax  D i ges t  Conso l i da ted  Summary ob ta ined  
f rom   the  Geo rg i a  Depa r tment  o f  Revenue .

 Fo r sy th  Coun ty ’ s  cu r rent  p rope r t y   t a x  da tabase ,  p rov i ded  by   t he  
Fo r s y th  Coun ty  Boa rd  o f   t a x  A s se s so r s   Ch i e f  Appra i se r .

 2017  Fo r sy th  Count y  m i l l age  r a t e s .

 Desc r i p t i ons  and  de f i n i t i ons  o f  Fo r sy th ’ s  p roper t y   t a x  e xempt ions  
ob ta i ned  f rom  Fo r s y th  Coun ty ’ s  gove rnment  web  page .

 T h e   r e v e n u e   m o d e l   i n v o l v e d   t h e   f o l l o w i n g   s t e p s :

1 . S t a r t i ng  w i th   t he  househo ld   f o re ca s t  mode l   f o r  2017  and  2037 ,  
househo ld s  were  g rouped   i n to   f ou r  c a tego r i e s  by   i n come   r ange :    
Owner ‐occup ied  s t anda rd ,  owner ‐occup ied  65+ ,  owne r ‐oc cup ied  65+  
l ow‐ income   (HH   i n come  <$40K   to  co r re spond  w i th  e l i g i b i l i t y   f o r  L4  
e xempt ion )  and  r en te r ‐occup i ed .

2 . Ea ch   i n come  ca tego ry  was  a s s i gned  an  a ve rage  home  va l ue .     The  
s t a r t i ng  po in t   f o r   t he se  home  va lue s  was   Fo r s y th ’ s  med ian   ( $280 ,920)  
and  a ve rage  (home  va lue s  de r i v ed   f rom  the  2017   t a x  d i ge s t  
da t abase ) .     A ve rage  home  va l ue s   f o r  each   i n come  ca tego r y  we re  
c a l i b r a ted  to   r ep l i c a te  a   t o t a l  a s se s sed   re s i den t i a l   t a x  d i ge s t   o f  $9 . 5  
b i l l i on ,  wh i ch   r ep re sen t s   t he  coun ty ’ s  2016  re s i den t i a l  d i ge s t  o f  $8 . 5  
m i l l i on  p l u s   t h ree  ad j u s tment   f a c tor s :     4%   fo r  d i ge s t   g rowth   f rom  
2016  to  2017 ,  4%   to  a c coun t   f o r  v a cant  r e s i den t i a l   l o t s ,   and  4%   fo r  
r e s i den t s   i n  apa r tment s ,  wh i ch  a re  c l a s s i f i ed  a s  pa r t  o f   t he  
commerc i a l   t a x  d i ge s t .     Ren ta l  homes  we re   a s se s sed   a t  80%  o f  owner ‐
occup ied  homes .    
The   f o l l ow ing  hous ing  v a lues   f o r  each   i n come  r ange  we re  u sed :

 I n c ome  R a n g e : Owne r   A v g .   V a l u e R e n t e r   A v g .   V a l u e

 L e s s   t h a n   $ 1 5 , 0 0 0 $ 1 5 0 , 0 0 0   $ 1 2 0 , 0 0 0  

 $ 1 5 , 0 0 0   ‐ $ 4 0 , 0 0 0 $ 2 6 5 , 8 7 0   $ 2 1 2 , 6 9 6  

 $ 4 0 , 0 0 0 ‐ $ 7 5 , 0 0 0 $ 2 6 5 , 8 7 0   $ 2 1 2 , 6 9 6  

 $ 7 5 , 0 0 0 ‐ $ 1 5 0 , 0 0 0 $ 3 4 4 , 3 7 7   $ 2 7 5 , 5 0 2  

 1 5 0 , 0 0 0 + $ 5 0 0 , 0 0 0   $ 4 0 0 , 0 0 0  

3 . The   cumu la t i ve  ne t  v a l ue  o f  homes   i n  each  ca tego ry  we re   i n t roduced  
i n to  a  ma t r i x   t ha t  app l i ed  t he  app ropr i a te  e xempt ions   t o  each  
e xempt ion  ca tego ry  t o  e s t ima te   t o t a l   t a x   r e venue ,  b y   t a x  c a tegor y ,  
f o r   t ha t  e xempt ion  c a tego ry  ba sed  on  2017  m i l l a ge   r a t e s :

 Owner ‐occup ied  s t anda rd :     S1     S t anda rd  homes tead  e xempt ion

 Owner ‐occup ied  65+ :   L1     S t andard  homes tead  e xempt ion ,  no  
s choo l   t a xe s

 Owner ‐occup ied  65+   l ow‐ i n come :     L 4  Doub le  homes tead  
e xempt ion ,  no   s choo l   t a xe s

 Ren te r ‐occup ied . :    No  E xempt ion .

 3%  o f   sen io r  househo ld s  we re   sh i f t ed   t o   t he  owner ‐oc cup ied  
s t anda rd  c a tego ry  to  a c coun t   f o r  65+  househo ld s  w i th   s choo l  
a ged ‐ ch i l d ren ,  wh i ch  a re  no t  e l i g i b l e   f o r  L1  o r   L4 .

4 . The   to t a l   r e venue   f rom  each  e xempt ion  c a tego ry  was   summed   i n to  
two  ca tego r i e s :    Unde r  65  and  65+ .     Ren ta l   r e venue  was  a t t r i bu ted  t o  
ea ch  c a tego ry  ba sed  on   t he  2016  Census  ACS   sha re  o f   s en io r   r en te r s  
i n  ea ch   i n come  ca tego ry .

5 . A  pa ra l l e l  ma t r i x  was   c r ea ted  tha t   i gno red   t he  bene f i t s   f r om   the  L1  
and  L4  c a tego r i e s ,   t r ea t i ng  a l l  owner ‐oc cup ied  homes   a s   S1 .     Th i s  wa s  
cons ide red  a s   t he  “Gros s   Ta x  Revenue”   r ep re sen t i ng   r evenue   t ha t  
wou ld  be   co l l e c ted   i n   t he  ab sence  o f   sen io r  p rope r t y   t a x  e xempt ions .

6 . The  ne t   r e venue  o f  ea ch  e xempt ion  c a tego ry  was   than  compa red  
aga in s t   t he  g ro s s   r e venue  v a l ue   to  de te rm ine   the   to t a l  d i f f e rence   i n  
r e venue  a t t r i bu t ab l e  t o   t he  e xempt ions ,   l abe l ed  a s   t he  “Amount  
E xempted”

7 . The  mode l  does  no t  cons i de r   i n f l a t i on .  A l l  home  va lues ,  d i ge s t s   and  
re venue  e s t ima te s ,   i n  bo th  2017  and  2037 ,  a re  2017  do l l a r s .    



Forsyth County, GA      Demographic Study 

Estimated Residential Property Tax Revenue

2017 (Est imated) and 2037 (Forecast)

In $ mil l ions of constant 2017 dollars.
Based on househo ld income category and 2017 mi l l age rates .
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Source:  BAG, US Census, Forsyth County Tax Assessor, Ennvironics Analytics, Inc., ARC

2037
126,500 Households

23,000 earning less than $40K

2017
75,000 Households
13,800 earning less than $40K

TECHNICAL APPENDIX
PROPERTY TAX REVENUE MODEL
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 Top sell ing Subdivisions, Forsyth County 2016‐2017 (Q3)
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SUPPLY OF NEW HOMES

Source:  BAG, smartREdata
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Forsyth County Senior Property Tax Exemption Codes 

S3

62+ Partial School Tax Exemption w/ Income Limit
Gross income cannot exceed $16,000
Exemption on school taxes for home + 3 acres, or $20,000, whichever is greater

L1 Regular Homestead + Age 65 Total School Tax Exemption

L4
Double Homestead + Age 65 Total School Tax Exemption
Gross income cannot exceed $40,000

L5

Disabled Veterans + Age 65 Total School Tax Exemption
$63,780 exemption on school and state taxes, and $101,780 exemption on county and fire 

taxes

L6

Disability + Age 65 Total School Tax Exemption
Gross income not exceeding $16,000 exempts home + 3 acres from the school portion of the 

tax bill
Gross income below $40,000 grants $16,000 exemption against county and fire portion

LS
Surviving Spouse Veteran + Age 65 Total School Tax Exemption
$63,780 exemption on state, county, municipal, and school taxes

LG
Surviving Spouse Police/Fire + Age 65 Total School Tax Exemption
$63,780 exemption on state, county, municipal, and school taxes

FORSYTH COUNTY: PROPERTY TAX
SENIOR PROPERTY TAX EXEMPTIONS

 Forsyth County offers  seven categor ies  of  property  tax  exemptions  for  seniors

 El ig ib i l i ty  var ies  based upon age and  income level  requirements
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A c c u r a c y   o f   R e p o r t :   E v e r y   r e a s o n a b l e   e f f o r t   h a s   b e e n   m a d e   t o  
i n s u r e   t h a t   t h e   d a t a   d e v e l o p e d   i n   t h i s   a s s i g n m e n t   w i l l   r e f l e c t   t h e  
m o s t   a c c u r a t e   a n d   t i m e l y   i n f o r m a t i o n   p o s s i b l e   a n d   i s   b e l i e v e d   t o  
b e   r e l i a b l e .     T h i s   c o n s u l t i n g   a s s i g n m e n t   w i l l   b e   b a s e d   o n   e s t i m a t e s ,  
a s s u m p t i o n s   a n d   o t h e r   i n f o r m a t i o n   d e v e l o p e d   b y   B l e a k l y   A d v i s o r y  
G r o u p   ( “ B A G ” )   f r o m   i t s   i n d e p e n d e n t   r e s e a r c h   e f f o r t s ,   g e n e r a l  
i n d u s t r y   k n o w l e d g e   a n d   c o n s u l t a t i o n s   w i t h   t h e   c l i e n t   f o r   t h i s  
a s s i g n m e n t   a n d   i t s   r e p r e s e n t a t i v e s .   N o   r e s p o n s i b i l i t y   i s   a s s um e d  
f o r   i n a c c u r a c i e s   i n   r e p o r t i n g   b y   t h e   c l i e n t ,   i t s   a g e n t s   o r  
r e p r e s e n t a t i v e s   o r   a n y   o t h e r   d a t a   s o u r c e   u s e d   i n   p r e p a r i n g   o r  
p r e s e n t i n g   t h i s   s t u d y .     T h e   r e s e a r c h   a n d   r e p o r t s   w i l l   b e   b a s e d   o n  
i n f o r m a t i o n   t h a t   i s   c u r r e n t   a s   o f   t h e   d a t e   o f   t h e   r e p o r t .   B A G  
a s s um e s   n o   r e s p o n s i b i l i t y   t o   u p d a t e   t h e   i n f o r m a t i o n   a f t e r   t h e   d a t e  
o f   t h e   r e p o r t .     T h e   r e s e a r c h   m a y   c o n t a i n   p r o s p e c t i v e   f i n a n c i a l  
i n f o r m a t i o n ,   e s t i m a t e s   o r   o p i n i o n s   t h a t   r e p r e s e n t   o u r   v i e w   o f  
r e a s o n a b l e   e x p e c t a t i o n s   a t   a   p a r t i c u l a r   p o i n t   i n   t i m e ,   b u t   s u c h  
i n f o r m a t i o n ,   e s t i m a t e s   o r   o p i n i o n s   a r e   n o t   o f f e r e d   a s   p r e d i c t i o n s  
o r   a s   a s s u r a n c e s   t h a t   a   p a r t i c u l a r   o u t c om e   w i l l   o c c u r .     A c t u a l  
r e s u l t s   a c h i e v e d   d u r i n g   t h e   p e r i o d   c o v e r e d   b y   o u r   p r o s p e c t i v e  
a n a l y s i s   m a y   v a r y   f r o m   t h o s e   d e s c r i b e d   o n   o u r   r e s e a r c h   a n d   r e p o r t  
a n d   v a r i a t i o n s   m a y   b e   m a t e r i a l .     T h e r e f o r e ,   n o r   w a r r a n t y   o r  
r e p r e s e n t a t i o n   i s   m a d e   b y   B A G   t h a t   a n y   o f   t h e   p r o j e c t e d   v a l u e s   o r  
r e s u l t s   c o n t a i n e d   i n   t h e   w o r k   p r o d u c t   f r o m   t h i s   a s s i g n m e n t   w i l l  
a c t u a l l y   b e   a c h i e v e d .    

U s a g e   o f   R e p o r t :   T h e   r e s e a r c h   p r o d u c t  m a y   n o t   b e   u s e d ,   i n   w h o l e  
o r   i n   p a r t ,   i n   a n y   p u b l i c   o r   p r i v a t e   o f f e r i n g   o f   s e c u r i t i e s   o r   o t h e r  
s i m i l a r   p u r p o s e   b y   t h e   c l i e n t   w i t h o u t   f i r s t   o b t a i n i n g   t h e   p r i o r  
w r i t t e n   c o n s e n t   o f   B A G .

T e r m i n a t i o n :     S h o u l d   y o u   d e t e r m i n e   t o   t e r m i n a t e   t h i s   a g r e e m e n t  
f o r   a n y   r e a s o n   y o u   a g r e e   t o   s o   n o t i f y   B A G   v i a   l e t t e r   a n d   a g r e e   t o  
p a y   f o r   w o r k   c o m p l e t e d   b y   B A G   u p   t o   t h e   d a t e   o f   t h e   n o t i f i c a t i o n   o f  
t e r m i n a t i o n .  

E n t i r e t y   o f   A g r e em e n t :   T h e   t e r m s   a n d   c o n d i t i o n s   o f   t h i s   a g r e em e n t  
e m b o d y   t h e   e n t i r e t y   o f   t h e   a g r e em e n t   a n d   u n d e r s t a n d i n g   b e t w e e n  
t h e   p a r t i e s   h e r e t o   a n d   t h e r e   a r e   n o   o t h e r   a g r e em e n t s   a n d  
u n d e r s t a n d i n g s ,   o r a l   o r   w r i t t e n ,   w i t h   r e f e r e n c e   t o   t h e   m a t t e r  
h e r e o f   t h a t   a r e   n o t   m e r g e d   h e r e i n   a n d   s u p e r s e d e d   h e r e b y .     N o  
a l t e r n a t i o n ,   c h a n g e   o r   m o d i f i c a t i o n   o f   t h e   t e r m s   o f   t h e   a g r e em e n t  
s h a l l   b e   v a l i d   u n l e s s   m a d e   i n   w r i t i n g   a n d   s i g n e d   b y   b o t h   p a r t i e s .

D i s p u t e   R e s o l u t i o n :   I f   a   d i s p u t e   a r i s e s   o u t   o f   o r   r e l a t e d   t o   t h i s  
a g r e em e n t ,   o r   t h e   b r e a c h   t h e r e o f ,   t h e   p a r t i e s   w i l l   a t t e m p t   t o  
s e t t l e   t h e   m a t t e r   t h r o u g h   a m i c a b l e   d i s c u s s i o n .     I f   n o   a g r e em e n t  
c a n   b e   r e a c h e d ,   t h e   p a r t i e s   a g r e e   t o   u s e   m e d i a t i o n   b e f o r e  
r e s o r t i n g   t o   a   j u d i c i a l   f o r u m .     T h e   c o s t   o f   t h e   t h i r d   p a r t y   m e d i a t o r  
w i l l   b e   s h a r e d   e q u a l l y   b y   t h e   p a r t i e s .  

L i m i t a t i o n   o f   L i a b i l i t y :   T h e   c l i e n t   a g r e e s   t h a t   a s   a   r e s u l t   o f   a n y  
m e d i a t i o n   o r   l e g a l   a c t i o n   r e s u l t i n g   f r o m   t h i s   a s s i g n m e n t   B A G ’ s  
m a x i m um   l i a b i l i t y   i s   l i m i t e d   t o   t h e   f e e s   i t   r e c e i v e s   f o r   t h e  
a s s i g nm e n t .    
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