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Disclaimer

Novogradac & Company LLP (“Novogradac”) is the copyright owner of this slide deck. Novogradac is making the printed

version (but not the PowerPoint file) of this slide deck and any other handouts branded with the Novogradac logo

(collectively the “Materials”) available to attendees and/or viewers of this workshop for informational and/or educational

purposes only. The Materials and attendance at the workshop are not a substitute for professional advice. By accessing the

Materials and attending the workshop, you agree to the terms of this disclaimer. You agree not to make business, financial,

and/or tax decisions based solely on the Materials and you agree that we are not responsible for any such business,

financial and/or tax decisions made by you based on the information contained in the Materials. You agree not to make

audio or video recordings of the workshop instruction. Other than as may be permitted under the Fair Use Doctrine of US

copyright law, you may not copy, cite to, or distribute the Materials, in whole or in part, without the prior written consent of an

authorized officer of Novogradac. All rights reserved 2019 by Novogradac & Company LLP. Novogradac & Company LLP is a

registered trademark of Novogradac.
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Diverging Markets: Urban vs Rural

Section 42 Income Limits Trends

The Future of Work in America

Aging Populations: Urban vs Rural

Valuing Low-Performing Markets
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Non-Metro vs Metro AMI (National)
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Differential = Non-Metro vs 
Metro
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Change in MTSP Income Limits 2018-2019
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Areas Being Adjusted Upwardly by State Median Non-Metro
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The Future of Work in America
• Automation technologies promise to deliver 

major productivity benefits that are too 
substantial to ignore. 

• They are also beginning to reshape the 
American workplace, and this evolution will 
become more pronounced in the next 
decade. 

• The challenge will be equipping people with 
the skills that will serve them well, helping 
them move into new roles, and addressing 
local mismatches.

The future of work in America: People and places, 
today and tomorrow.

2019 McKinsey Global Institute

www.novoco.comNovember 12, 2019



© 2019www.novoco.comNovember 12, 2019



© 2019www.novoco.comNovember 12, 2019



© 2019

Automation by Age

Under 50
• “…Young people will need new career paths to 

build skills and gain a foothold into the 
working world. Tens of millions of Americans 
can think back to their first jobs in retail or 
food service— roles that gave them valuable 
soft skills and experience that propelled them 
on their way. But these are the very roles that 
automation could phase out. Roughly 14.7 
million workers under age 34 could be 
displaced by automation; almost half of them 
are in roles with high separation rates, so 
employers may not see a clear business case 
for retraining and redeploying them. It will be 
important to create a wider variety of pathways 
from high school to work, perhaps through 
apprenticeship.”

Over 50
• “…On the opposite side of the generational 

divide, some 11.5 million US workers over the 
age of 50 could be displaced by automation. 
While some of these workers are close to 
retirement, others have years to go. One study 
looking at labor market recovery after 
recessions found that displaced workers ages 
55 to 64 were 16 percentage points less likely 
to be re-employed at the time of follow-up 
surveys than workers ages 35 to 44.16 While 
some displaced older workers who have spent 
much of their career doing one thing may not 
be willing or able to make a drastic change, 
millions more might embrace the opportunity 
to train for different lines of work”
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“Key Priorities” as identified for McKinsey

Urban Core cities (30% of US population)
• Increase affordable housing near 

employment centers
• Involve employers in creating high 

school and community college 
programs to develop key skills 
needed in growing fields

• Target job training and placement to 
low-income and marginalized 
populations

• Improve transportation links within 
city and within periphery

Low-Growth and rural areas (24% of US 
population)
• Identify potential anchor industries 

that can be growth engines building 
on local advantages (e.g., low-cost 
land)

• Improve / update skills through high 
school completion programs, 
apprenticeships, training boot camps

• Expand digital infrastructure and 
teach digital skills to enable remote 
work
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Population Trends: Urban vs Rural Counties by Age

• Vermont and Maine had the largest percentage 
of older rural population, 65.3% and 62.7% 
respectively.

• In contrast, the District of Columbia (0.0%), 
New Jersey (5.8%) and California (7.1%) had 
the smallest percentages.

• The rural share of the older population in 33 
states exceeded the national average of 22.9%. 
In Arkansas, Maine, Mississippi, Vermont and 
West Virginia, more than half of the older 
population lived in rural areas.

www.novoco.com

The Older Population in Rural America: 2012-2016
SEPTEMBER 23, 2019
REPORT NUMBER ACS-41
AMY SYMENS SMITH AND EDWARD TREVELYAN
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What does this all mean for our market studies and 
appraisals?

www.novoco.com

• Rural markets need a closer look: 
– Are they within long distance commutes?
– Are there industries anchoring the region?
– Are they along transportation corridors?

• Achievable rents: 
– Max rents are they still achievable with recent statewide AMI increases
– Are there jobs to support proposed rents over the mid term?

• When to go negative?
• Will this trend change?

– NYC under Mayor Koch
– What incentives are being introduced to improve rural areas?

• Rural areas carry outsized political strength
• Rural areas can be more nimble
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