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Top 10 Megapolitan Regions Gaining Market Share

December 4, 2013 | By Gregg Logan, Managing Director, and Steven Wang, Associate

In this Advisory we examine the regions in the U.S. that
are likely to achieve the greatest growth momentum
as a key measure of their vitality and attractiveness
for development and investment. Regions with the
strongest growth momentum are those forecasted to
have the highest shares of population and employment
growth from 2012-2020 relative to their 2012 population
and employment. RCLCO has used that relationship to

score each of the 23 megapolitan regions, identifying
the 10 areas with the greatest growth momentum.
Regions gaining market share have scores greater
than 1.00; they are growing and attracting relatively
more than their “fair share” of growth. Regions scoring
less than 1.00 are losing share, although they are all
still projected to grow between 2012 and 2020.

Figure 1. Population Growth Momentum Scores for the 23 Megapolitan Regions

share of total U.S. population

growth forecast for the entire U.S. 2012-2020

A score greater than 1.00 means the megapolitan region is gaining population share and a score less than 1.00
means the megapolitan region is losing population share relative to the rest of the U.S.

Momentum Score = megapolitan region’s share of U.S. population growth (2012-2020) + megapolitan region’s 2012

Where megapolitan region’s share of population growth = area’s share of current Woods & Poole total population

And megapolitan region’s share of total population = area’s share of the total existing U.S. population in 2012

RCLCO.com

Source: RCLCO, based on data from Woods & Poole
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In evaluating real estate markets there is a tendency
to focus on short-term market and economic trends—
who’s up, who's down, etc. As many investment
and development decisions depend on short-term
economic fundamentals, there’s nothing wrong
with that approach in many situations. But a longer-
term perspective is critical for acquiring, entitling,
or disposing of land; developing master-planned
communities and resorts; and other long-range
real estate activities. Population and employment
growth are two very important long-term trends to
consider, but just looking at absolute growth and
growth rates is insufficient to understanding the real
long-term potential of an area. Knowing which areas
have growth momentum is an important high-level
indication of where real estate opportunities may
be strongest. RCLCO also uses this scoring system
within megapolitan regions to understand directions
of growth.

In their 2011 book Megapolitan America, Arthur Nelson
and Robert Lang argue for a new understanding of
the emerging economic geography, recognizing that
many “urban areas of the United States are linked to
each other, often creating systems of metropolitan
areas functioning as their own economic engines.”
There is a connection between geodemographics
and economic growth, with population growth and
economic development strongly related to each other
over the long run. The Sun Corridor, comprised of
the Phoenix and Tucson metropolitan areas, and
greater Dallas-Ft. Worth, are well-known examples
of these megapolitan regions. The megapolitan
regions shown on the maps and tables are clusters
of metropolitan areas characterized by the blurring
of boundaries between them. This is as a result of
their past and present growth and economic linkages.
Understanding the future growth trajectory of these
megapolitan regions is important to long-term real
estate investment decisions, and critical for public
sector coordination of investments and policies

pertaining to transportation, air quality, and water
supply. These 23 megapolitan regions have been,
or are predicted to be, the dominant regions for U.S.
economic growth. To better understand the degree to
which these expectations will hold true this decade,
RCLCO analyzed population and employment
growth forecasts for the counties that comprise these
megapolitan regions, and scored them based on their
relative shares of forecasted growth. A complete
list of individual counties that comprise each of the
megapolitan regions is in the Appendix.

The U.S. population overall is forecasted to increase
by as much as 26,000,000 persons between 2012 and
2020.2 A whopping 70% of this increase is forecasted
to occur in the 23 megapolitan regions. But there’s
more to the story than that: while all of these areas
are expected to grow, some megapolitan regions are
expected to gain market share and others to lose
share of population and employment growth between
2012 and 2020, which in turn will affect demand for
various types of real estate.

A region is considered to be gaining momentum when
itis forecasted to capture a greater percentage share of
population or employment growth than its percentage
share of current population or employment. While it is
important to look at how much absolute growth an area
is capturing, analyzing which areas have momentum
provides a useful indication of which are the “up and
coming” regions that growth is likely to continue to
shift towards. Measuring momentum is also important
because these areas are not always comparable in
terms of area, population, or employment. So while the
fact that one area is gaining more or less population
or employment in absolute terms is important, it may
also be in part a function of the size of the area and
the number of market areas the megapolitan region
contains. Momentum is a measure of the potential for
each region to grow stronger and perhaps faster over
time.

" Arthur Nelson and Robert Lang, Megapolitan America, American Planning Association, 2011.
2 Forecasters don't all agree on total 2020 U.S. population; Moody’s Economy.com forecasts an increase of about 20 million, while
Woods & Poole projects growth of 26 million; the base data in this analysis is from Woods & Poole.
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absolute terms, but some are capturing more than
their “fair share.” As shown on the map and table,
16 of the 23 areas have Momentum Scores greater
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Figure 2. Population Growth and Momentum
Scores for the 23 Megapolitan Regions

2012-2020
Momentum 2012-2020 than 1.00, with four regions forecasted to capture over
Score Population twice their fair share (a score of 2.00 means twice
Megapolitan Region _ (Population)  Growth their fair share).
2.33 872,118
2.07 1,298,901 For example, the megapolitan regions of the energy-
2.06 1,194,260 rich Texas Triangle are not just experiencing a lot of
2.01 922,183 growth, they clearly have momentum, with all three
1.95 385,849 megapolitan regions expected to gain more than
1.80 369,187 twice their fair share of population growth between
166 572,392 2012 and 2020. Even during the downturn these
165 1,053,404 Texa.s mggapohtan regions remained strong migration
164 1121.833 destinations as -they \{vere r.10t as affected .by the
broader economic decline. It is also worth noting that
1.64 1,107,955 . . .
these Texas areas enjoy relatively moderate housing
Puget Sound 1.48 561,646 costs compared with other parts of the country, which
Florida Atlantic 1.40 734,426 may also be a factor, as indicated by comparing home
Willamette 1.35 376,605 prices in areas with much lower Momentum Scores,
Chesapeake 1.34 1,437,352 such as the Sierra Pacific (which includes the San
Twin Cities 1.25 457,332 Francisco area), New York, and New England. The
Southern California 110 2,059,915 Phoenix-Tucson Sun Corridor megapolitan region is
Sierra Pacific 0.95 988,418 similarly expected to gain twice its “fair share,” and
Ohio Valley 077 346,074 strong population growth momentum is the main
Chicago 0.68 748732 driver behind Phoenix’s revitalizing housing market.
New England 0.63 440,944 Much of th.at growth is mllgrat|.on coming from hl.gh-
New York-Philadelphia 045 1.266.856 cos.t areas in southern California, whose .me.gapolltan
o . regions have much less momentum as indicated by
Michigan Corridor 0.24 171,459 L
] their significantly lower Momentum Scores. The Las
= el Lo uiclor 014 79,560 Vegas megapolitan region, which similarly to Phoenix
All Megapolitan Regions 111 18,567,401 was crushed by the bursting of the housing bubble,
Rest of U.S. 0.79 7,327,762 scores high due to its return to being a strong in-

Source: RCLCO, based on data from Woods & Poole

In order to gauge the relative growth momentum of
the 23 megapolitan regions, shown on the map and
table, RCLCO calculated the degree to which each
area is growing by more or less than its fair share,
calculating Momentum Scores for population and
employment growth for each region. Figure 2 shows
the Momentum Scores for each megapolitan region
and forecasted absolute population growth.

As shown in Figure 2, all of the areas are growing in

migration destination.

The megapolitan regions with very low Momentum
Scores reflect the fact that momentum is not forever;
for example, the Michigan Corridor and Steel Corridor
megapolitan regions were once among the top growth
areas in the country. Their low scores are areflection of
major shifts in the underlying economy, just as the high
scores in the Wasatch Range, Front Range, Carolina,
Atlanta, and Florida megapolitan regions reflect shifts
in the opposite, positive direction. The high-scoring
regions are an indication of the geography of current
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and future growth prospects. There is a relationship
between the high Momentum Scores in the Carolina,
Atlanta, and Florida megapolitan regions and the low
scores in the Midwest and Northeast megapolitan
regions, as the high-scoring regions are drawing
population from the low-scoring regions.

The chart above summarizes the data for the 10
megapolitan regions with the highest population
Momentum Scores, ranked by forecasted population
growth. Of the top 10 areas, seven are in the West,
with the rest in the Southeast. Note that the Florida
Corridor benefits from strong absolute population and
employment growth, though its Momentum Score for
employment growth is lower than many of the other
areas (but still higher than the rest of the country). The
Florida Corridor is different in that it will continue to
benefit from retiree migration from the Midwest and
Northeast, helping to revitalize the residential real
estate market and create demand for health care
and service sector employment. The Wasatch Range
is another area with a much stronger population
Momentum Score than employment Momentum
Score, perhaps a reflection of its much higher birth rate

RCL

and larger family sizes than other areas of the country,
and capacity for further job growth. Meanwhile, the
Carolina megapolitan region, one of the country’s
largest centers for high-tech and biotech research
(Raleigh) and banking and finance (Charlotte), also
stands out for its strong growth momentum and strong
absolute population and job growth forecast.

Figure 3. Top 10 Megapolitan Regions Ranked by Forecasted Population Change, 2012-2020

Population

Momentum
Megapolitan Region Score
1. Dallas-Fort Worth 2.07
2. Houston 2.06
3. Florida Corridor 1.64
4. Carolina 1.64
5. Atlanta 1.65
6. Sun Corridor 2.01
7. Central Texas 2.33
8. Front Range 1.66
9. Las Vegas 1.95
10. Wasatch Range 1.80

Population Employment Employment
Change Momentum Change
2012-2020 Score 2012-2020
1,298,901 1.40 721,825
1,194,260 1.42 653,340
1,121,833 1.23 588,893
1,107,955 1.23 634,314
1,053,404 1.21 598,438
922,183 1.47 461,650
872,118 1.62 471,537
572,392 1.22 357141
385,849 1.48 203,024
369,187 1.31 215,047

Source: RCLCO, based on data from Woods & Poole
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Momentum Score Summary
N
ext 1_3 Rest of
Megapolitan
. u.s.
Regions
Population 1.85 0.81 0.79
Employment 1.34 0.95 0.89

Source: RCLCO

As shown above in the Momentum Scores summary
table, the top 10 megapolitan regions score 1.85
in terms of population growth, meaning they are
expected to capture almost twice their fair share of
population, and score 1.34 in terms of employment
growth. This compares with the next 13 megapolitan
regions, which in aggregate are forecasted to gain less
than their fair share, with Momentum Scores of 0.81
(population) and 0.95 (employment). This is particularly
because of seven low-scoring regions with population
Momentum Scores of less than 1.00. However, there
are six regions among the 13, including the Puget
Sound, Florida Atlantic, and Willamette regions, that
are gaining share, though at lower rates than the
top 10. The remainder of the U.S. has aggregate
Momentum Scores of 0.79 for population and 0.89 for
employment—still growing, but losing market share to
the top megapolitan regions.

While it has been generally observed that the
long-term trend has been for the fastest-growing
megapolitan regions to be located in the West and the
South, with slower growth areas in the Northeast and
Midwest, it’s clear that the growth is strongest in just a
few key megapolitan regions. The Momentum Scores
provide a means of measuring the relative strength
of that growth potential, reflecting the changes in the
underlying economy that ultimately drive demand for
real estate.

Article and research prepared by Gregg Logan, Managing
Director, and Steven Wang, Associate.

RCLCO’s advisory groups provide market-driven, analytically
based, and financially sound solutions. RCLCO’s Community
and Resort Advisory Group produced this newsletter. Interested
in learning more about RCLCO’s services? Please visit us at
www.rclco.com/community-and-resort.
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Appendix

These are the counties that define each of the Megapolitan Regions

Megapolitan Region County State
Puget Sound
Puget Sound
Puget Sound
Puget Sound
Puget Sound
Puget Sound
Puget Sound
Puget Sound
Puget Sound
Puget Sound
Willamette

Willamette

Willamette

Willamette

Willamette

Willamette

Willamette

Willamette

Willamette

Willamette

Willamette

Willamette

Willamette

Willamette

Sierra Pacific
Sierra Pacific
Sierra Pacific
Sierra Pacific
Sierra Pacific
Sierra Pacific
Sierra Pacific
Sierra Pacific
Sierra Pacific
Sierra Pacific
Sierra Pacific
Sierra Pacific
Sierra Pacific
Sierra Pacific
Sierra Pacific
Sierra Pacific
Sierra Pacific
Sierra Pacific
Sierra Pacific
Sierra Pacific
Sierra Pacific
Sierra Pacific
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Megapolitan Region

Sierra Pacific
Sierra Pacific
Sierra Pacific
Sierra Pacific
Sierra Pacific

Southern California
Southern California
Southern California
Southern California
Southern California
Southern California
Southern California
Southern California

Las Vegas
Las Vegas
Las Vegas
Las Vegas

Sun Corridor
Sun Corridor
Sun Corridor
Sun Corridor

Wasatch Range

County

Franklin

State

ID

Dallas-Fort Worth
Dallas-Fort Worth

Wasatch Range Box Elder uT
Wasatch Range Cache uT
Wasatch Range Davis uT
Wasatch Range Juab uT
Wasatch Range Morgan uT
Wasatch Range Salt Lake uT
Wasatch Range Summit uT
Wasatch Range Tooele uT
Wasatch Range Utah uT
Wasatch Range Wasatch uT
Wasatch Range Weber uT
Front Range Adams CcO
Front Range Arapahoe CcO
Front Range Boulder CcO
Front Range Broomfield CcO
Front Range Clear Creek CcO
Front Range Denver CcO
Front Range Douglas CcO
Front Range Elbert CcO
Front Range El Paso CcO
Front Range Gilpin CcO
Front Range Jefferson CcO
Front Range Larimer CcO
Front Range Park CcO
Front Range Teller CcO
Front Range Weld CcO
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Megapolitan Region County State
Dallas-Fort Worth
Dallas-Fort Worth
Dallas-Fort Worth
Dallas-Fort Worth
Dallas-Fort Worth
Dallas-Fort Worth
Dallas-Fort Worth
Dallas-Fort Worth
Dallas-Fort Worth
Dallas-Fort Worth
Dallas-Fort Worth
Dallas-Fort Worth
Dallas-Fort Worth
Dallas-Fort Worth
Dallas-Fort Worth
Dallas-Fort Worth
Dallas-Fort Worth
Dallas-Fort Worth
Dallas-Fort Worth
Dallas-Fort Worth
Dallas-Fort Worth
Dallas-Fort Worth
Dallas-Fort Worth
Dallas-Fort Worth
Dallas-Fort Worth
Dallas-Fort Worth
Dallas-Fort Worth
Central Texas
Central Texas
Central Texas
Central Texas
Central Texas
Central Texas
Central Texas
Central Texas
Central Texas
Central Texas
Central Texas
Central Texas
Central Texas
Central Texas
Central Texas
Central Texas
Central Texas
Houston

Houston

Houston

Houston

Houston

Houston
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Megapolitan Region County State
Houston

Houston

Houston

Houston

Houston

Houston

Houston

Houston

Houston

Houston

Houston

Houston

Houston

Houston

Houston

Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
Twin Cities
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Megapolitan Region County State
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Chicago
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
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Megapolitan Region County State
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
Michigan Corridor
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
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Megapolitan Region County State
Ohio Valley
Ohio Valley
Ohio Valley
Ohio Valley
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Steel Corridor
Florida Corridor
Florida Corridor
Florida Corridor
Florida Corridor
Florida Corridor
Florida Corridor
Florida Corridor
Florida Corridor
Florida Corridor
Florida Corridor
Florida Corridor
Florida Corridor
Florida Corridor
Florida Corridor
Florida Corridor
Florida Corridor
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Megapolitan Region County State
Florida Corridor
Florida Corridor
Florida Atlantic
Florida Atlantic
Florida Atlantic
Florida Atlantic
Florida Atlantic
Florida Atlantic
Florida Atlantic
Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta

Atlanta
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Megapolitan Region County State
Atlanta
Atlanta
Atlanta
Atlanta
Atlanta
Atlanta
Atlanta
Atlanta
Atlanta
Atlanta
Atlanta
Atlanta
Atlanta
Atlanta
Atlanta
Atlanta
Atlanta
Atlanta
Atlanta
Atlanta
Atlanta
Atlanta
Atlanta
Atlanta
Atlanta
Atlanta
Atlanta
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
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Megapolitan Region County State
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Carolina
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
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Megapolitan Region County State
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
Chesapeake
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Megapolitan Region County State
Chesapeake

Chesapeake

Chesapeake

Chesapeake

Chesapeake

Chesapeake

Chesapeake

Chesapeake

New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
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Megapolitan Region County State
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New York-Philadelphia
New England
New England
New England
New England
New England
New England
New England
New England
New England
New England
New England
New England
New England
New England
New England
New England
New England
New England
New England
New England
New England
New England
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