
  

MID-YEAR 2016 MARKET COMMENTARY 

North Georgia’s real estate and economic market is full of mixed messages. 
First, both Norton’s commercial division and its residential division are setting 
the pace for a “crazy” good year. Commercial “closed” transactions are up 25% 
year over year and residential is up 7 – 10% both in volume and units in the 
midst of the lowest home inventory level since the 1970’s. New construction 
still lags behind demand while months of supply hovers in most of North 
Georgia’s micro markets, while the Feds have paralyzed our lending community 
with stun gun regulations; hence zero traditional spec home construction. The 
job market is brisk, household formation on pace with the rest of the country 
and an assemblance of “calm normality” is restorative to the North Georgia 
psyche.  

Yet it still doesn’t feel all that great. Customer spending is off, the stock 
market surges but we really don’t feel “rich,” interest rates are generationally 
low but the population in general is not borrowing.  Rents are up 7 – 10% per 
annum and home construction cost is up 40% since 2008.  Employment is strong 
but overtime, bonuses and incentives are absent and raises haven’t kept up 
with inflation nor economic wild card of astronomical health care costs.  

We, as an economy, are working more, spending less, and treading water. The 
big question or conundrum is….”is this the new normal?” The way it is going to 
be going forward with the election in front of us, Brexit dialog shaking up the 
world economics and innovative technology like driverless cars and artificial 
intelligence on the horizon.  The human species is slamming straight into 
CHANGE. Our ability to adapt has been the survival of the human condition. 
“It’s never been like this before and it never will be again.” 

There are, however, great bright hot spots within the North Georgia economic 
and demographic landscape at Mid-Year 2016 worth noting. 

□ Drive up Georgia 400 and up the hill just before the North Georgia Premium 
Outlets on the right, you will see two massive grading development projects 
on either side. Two not just one, shopping centers under construction 
simultaneously, a new Publix and a relocated Super Kroger. Nowhere in the 



state of Georgia are there two shopping centers under construction at the 
same time. Nowhere…. What does that say about the population growth of 
Dawson County? Some, but it speaks volumes about the growth of North 
Forsyth and the shopping mecca just across its county line. North Georgia 
Premium Outlets attracts the hordes and ripples buyers across traditional 
staple and soft good needs of a wide swath of regional population. 

□ Kubota on 365/I985 is putting the finishing touches on its new 500,000 SF 
building on the 150+ acres it bought for expansion just up from their other 
1,150,000SF operation. Kubota is Hall County’s largest industrial 
manufacture employing 1,000s indirectly and directly through its local and 
regional suppliers. The new facility has an initial goal of 560 employees with 
room to grow by an additional 1,500,000 SF. We as economic statisticians 
always talk about the impact of poultry processing and healthcare 
employment and economic impact; falling to recognize Kubota’s running a 
tractor right through the middle of those same stats. 

□ The Jackson County Chamber along with the City of Braselton made a short 
but “crazy great” announcement in June of this year, Amazon would open a 
600,000 SF fulfillment center, creating 500 jobs in Braselton, GA. This fills 
one of the few (current) industrial space holes, but is indicative of the 
ocean wave of industrial demand in our region. According to Norton Native 
Intelligence™ research, there is currently 12.5 million SF of new industrial 
construction under development or imminent development along I-85 from 
the Gwinnett/Jackson border to the South Carolina line. This swath of 
industrial expansion underway is larger in scope and breath than the current 
industrial expansion in the Savannah ports area (5.5 million) on the 
Cartersville to Tennessee line along I-75 (5.2 million available sq. feet/
mostly second generation). The fundamental question looming in the 
industrial community with 12.5 million SF appearing over a 3 to 5-year time 
period and creating potentially 12 to 25,000 new jobs is, where is the labor 
going to come from? And more importantly just where are these people 
going to LIVE? And that’s a concern for all of us.  

□ Considering North Georgia’s housing stock stands at 4.2 months of supply, 
3.5 months are under $150,000 price. Average people buying average homes 
are finding historical low choices.  



□ Multi-family vacancy stands at 5% and Norton, which manages 450 single 
family homes, has 3 available for rent as of August, 2016. Construction cost 
has soared 40% since 2008 despite the poor economic climate. Labor is in 
short supply and material costs continue to escalate.  

□ Codes and government interaction has almost eliminated affordable 
housing. You can attribute 35-38% of the cost of a $150,000 property to 
government regulation or interference.  

□ The Feds have disincentivized all incentives on speculative home 
construction lending by the historical local and regional lenders.  

□ Local governments are speaking out of both ends, they promote industrial 
growth, new jobs and employment opportunities but in the same meetings, 
stall all multi-family and horizontal rezoning. 

Back to the original question…WHERE ARE THEY GOING TO LIVE? 
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