DEMOGRAPHIC,
SOCIOECONOMIC &
GEOGRAPHIC INTELLIGENCE

A Four-Part Practical Course on Reading Communities, ldentifying Trends and Making Better
Investment & Life Decisions

From population data to investment intelligence.
Learn to investigate who lives in an area, how conditions are changing, what people need, and how those
changes may affect businesses, real estate, financial investments and quality of life.

COURSE STRUCTURE 4 parts « 4 weeks ¢ beginner to intermediate

CORE APPROACH Data literacy ¢ geographic analysis ¢ practical case studies

APPLICATIONS Business locations ¢ residential/commercial real estate ¢ financial investing « life decisions
SPECIAL FOCUS Crime, public safety, neighbourhood conditions and revitalization

COURSE GUIDE & WORKBOOK OUTLINE

Includes lesson objectives, data sources, analytical methods, practical assignments, scorecards and a final investment thesis.
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Course roadmap

The course is designed to build one skill at a time: first understand populations, then collect and interpret data, identify

trends, and finally apply the evidence to real decisions.

1. Foundations Demographic, socioeconomic and Who lives here, how do they live, and what shapes the community?

geographic fundamentals

2. Data & Sources, geographic units, crime data, What do reliable datasets actually tell us?
analysis indicators and analytical methods
3. Trends & Migration, aging, household formation, Where is this place heading?
forecasting crime trends and neighbourhood
change
4. Applications Business, real estate, financial What should | investigate, invest in, or avoid?

investments and personal decisions

The central nrincible

Demographics describe populations. Socioeconomic data describes the conditions in which people live.
Geographic intelligence shows where those people and conditions are located. Together, they help explain

local demand, opportunity, risk and change.

The investor’s question is not simply whether an area is growing. It is whether the population’s needs, purchasing power and

behaviour are changing faster or slower than the supply of homes, services, infrastructure and businesses.

Learning outcomes
°  Find credible demographic, socioeconomic, crime, housing and geographic data.
° Understand population growth, age structure, household formation, migration and income.
°  Compare neighbourhoods and regions at appropriate geographic scales.
° Interpret crime counts, rates, severity measures, trends and reporting limitations.

° Identify demographic and neighbourhood changes that may create opportunities or risks.

shifts.

° Build a transparent, evidence-based investment thesis rather than relying on a single statistic.

Suggested pace

Evaluate business locations, residential and commercial real estate, and industries exposed to long-term demographic

One part per week. Each part combines instruction, a real dataset, a case study and an assignment. The course can also be

completed at a slower pace, with additional time for spreadsheet work and local research.
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PART 1 — Understanding the population and the place

Objective: Build a foundation in demographics and expand it into socioeconomic and geographic intelligence. Learn what is

being measured, why it matters and how population characteristics shape communities and markets.

Lesson 1.1 — What are demographics?

Demographics are measurable characteristics of a population. They describe the size, composition and distribution of
people. A city’s population total is only a starting point: age, income, household size, education, employment and migration
can make two equally sized cities very different markets.

INDICATOR WHAT IT TELLS YOU POSSIBLE APPLICATION

Population size
Age distribution

Household size and
type

Income and wealth
Education
Employment
Migration

Births, deaths and life
expectancy

Housing tenure

Language and
cultural composition

Lesson 1.2 — The five forces that change populations

Births: New generations affect future school enrolment, family services and labour supply.

Number of people in an area
How many people are in different age groups

How people organize their living
arrangements

Purchasing power and financial resources
Educational attainment and skills

Labour force participation and job structure
Who is moving in, out or between regions

Natural population change and aging

Owners, renters and other arrangements

Language needs and community diversity

Market scale and service demand
Schools, housing types, healthcare, recreation

Unit sizes, family services, consumer demand

Pricing, affordability and customer segments
Workforce and employment potential

Economic resilience and business demand
Emerging markets and changing customer bases

Long-term population structure

Rental demand and housing needs

Service delivery and market research

Deaths: Mortality and life expectancy influence population aging, healthcare demand and household transitions.

International immigration: New residents can affect labour supply, housing demand, consumer markets and public

services.

Internal migration: People moving between cities, provinces, states and regions can change local demand quickly.

Household formation: People forming independent households, partnering, separating, having children or living alone

affect housing demand even when total population growth is modest.

Lesson 1.3 — Population structure and generations

Learn to interpret population pyramids, median age, working-age population, dependency ratios and generational cohorts. A
broad base often indicates a younger population; a narrower base and larger older cohorts can indicate aging. Neither shape
is inherently good or bad: the implications depend on productivity, migration, public services, income and policy.

Key concepts

Median age: The age that divides a population into two equal halves.
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° Dependency ratio: A comparison of younger and older age groups with the working-age population. Definitions vary, so
check the age bands used.

° Population density: People per unit of land area. Density can support transit and retail, but it does not automatically
mean high purchasing power.

° Urban versus rural: Different settlement patterns create different access, service and infrastructure needs.

° Generational cohorts: Useful for framing life-stage patterns, but avoid assuming everyone in a generation behaves alike.

Lesson 1.4 — Socioeconomic intelligence

Demographics describe who is there; socioeconomic indicators help describe the resources, opportunities and constraints
shaping their lives. Study household income, poverty, employment, occupation, education, housing costs, tenure,
transportation access, health access and inequality. Use multiple indicators rather than treating any one measure as a
complete picture.

Lesson 1.5 — Crime, safety and neighbourhood conditions

Crime and public safety belong in a broader neighbourhood assessment. They can affect residents’ experiences, business
operations, insurance, tenant demand, public-space use and perceptions of an area. They are not a substitute for
demographic analysis, and a single crime statistic should never be used to label an entire community.

Introduce these distinctions
° Recorded or police-reported crime: Incidents known to and recorded by police.
°  Victimization: Experiences of crime, including incidents that may not be reported to police.
° Perceived safety: How safe residents, workers and visitors feel; perceptions may differ from recorded incidents.

° Disorder and public-space conditions: Issues such as vandalism, property maintenance, lighting and the condition or
use of shared spaces. These should be measured carefully and not automatically treated as crime.

° Crime severity: A weighted measure that accounts for the seriousness of offences, not just their number.

Lesson 1.6 — Geography matters

Statistics are tied to boundaries. A country, metropolitan area, municipality, neighbourhood, census tract and street-level
catchment can tell very different stories. A city may be growing while a particular district is losing residents. A business
district may have a small residential population but a much larger daytime population.

Practical rule: match the geographic scale to the decision. Use a regional view for broad migration and
labour trends, neighbourhood or census-tract data for local housing research, and a realistic travel-time or
customer catchment for a specific business site.

Part 1 assignment — Compare three cities

Choose Toronto, Calgary and one additional city. Compare population, growth, median age, household size, household
income, housing tenure, employment and migration. Add a short section describing the crime and public-safety measures
available for each city and whether they are comparable.

Deliverable: A one- to two-page comparison explaining how the cities differ and what those differences
could mean for housing, services and business opportunities. Do not select an investment winner yet;
focus on describing the evidence.
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PART 2 — Finding, evaluating and analyzing the data

Objective: Learn where data comes from, how to access it, how to assess its quality and how to turn raw numbers into useful
comparisons.

Lesson 2.1 — Core data sources

SOURCE USEFUL DATA WEBSITE

Statistics Canada Census, population estimates, income, labour, migration, statcan.gc.ca
housing and crime statistics

Toronto Police Open Toronto police-reported incidents and geographic data, subject  data.torontopolice.on.ca
Data to dataset definitions
US Census Bureau Population, households, income, migration, housing and census.gov

local-area data

FBI Crime Data US reported crime data and agency-level reporting information cde.ucr.cjis.gov
Explorer

Bureau of Justice Victimization surveys and criminal justice research bjs.ojp.gov
Statistics

United Nations International population estimates and projections population.un.org

Population Division

World Bank Data International demographic, economic and development data.worldbank.org
indicators

OECD Cross-country economic, labour and social indicators oecd.org

CMHC Canadian housing starts, rental markets, supply and cmhce-schl.gc.ca

affordability research
Municipal open-data Planning, permits, transit, services, zoning and local datasets Search the relevant municipality

portals

Lesson 2.2 — Evaluate every dataset before using it

°  Definition: What exactly is counted? Are categories consistent across years and places?

° Coverage: Does the dataset cover the entire population, only reported incidents, or a sample?
°  Geography: What boundary or location is used? Has it changed?

° Time period: Is the data annual, monthly, census-year or a rolling period?

° Timeliness: How old is the information? When was it last updated?

° Methodology: Were collection methods, survey questions or recording practices changed?

° Missingness: Are values suppressed, unavailable or incomplete?

° Comparability: Can the figures fairly be compared across locations and time?

Lesson 2.3 — Crime data: counts, rates, severity and context

Crime counts show the number of recorded incidents. Crime rates adjust counts for population size, commonly expressed
per 100,000 residents. A Crime Severity Index or similar weighted measure accounts for the relative seriousness of offences.
These measures answer different questions and should be read together.

Basic crime-rate formula
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Crime rate = (number of recorded incidents + relevant population) x 100,000

Example: 500 recorded incidents in a population of 50,000 equals 1,000 incidents per 100,000 residents. This is a calculation example, not a
statement about any actual neighbourhood.

Important cautions when interpreting crime

°  Police-reported crime does not capture every incident; reporting rates vary by offence and community.
° Changes can reflect changes in actual incidents, reporting behaviour, police practices, classification or data coverage.

° Residential population may be a poor denominator for downtown commercial districts, tourist areas or places with large
commuter populations.

°  Small-area rates can fluctuate sharply when the population denominator is small.
°  Compare like with like: similar periods, definitions, boundaries and offence categories.

° Avoid treating correlation between crime and property prices as proof that crime caused the price difference.

Lesson 2.4 — Core analvtical calculations

Population growth rate
((new population — old population) + old population) x 100

Compound annual growth rate (CAGR)
((ending value + beginning value) * (1 + number of years)) - 1

Population density
Population + land area

Household growth
Compare the change in occupied households over time, not just the change in total population. Average
household size can change, so household growth and population growth may diverge.

Lesson 2.5 — Compare areas without misleading yourself

° Use both absolute change and percentage change. A small town can have a high percentage growth rate but add
relatively few residents.

° Use medians and distributions where possible. Average income can be distorted by a small number of very high earners.
°  Separate nominal income growth from inflation-adjusted growth.

°  Compare housing prices with local incomes, rents and supply.

° Use rates and counts together for crime and other events.

°  Check whether boundaries, definitions and data collection changed during the comparison period.

Lesson 2.6 — Mapping and geographic analysis

Introduce choropleth maps, point maps, heat maps, buffers, census tracts and catchment areas. A map can reveal clustering
and spatial patterns, but visual concentration can be misleading if areas have different populations or land sizes. Map rates
and counts appropriately, and state the geographic unit and time period.

Useful tools

°  Excel or Google Sheets: Cleaning, sorting, formulas, charts and comparison tables.

° Google Maps / Google Earth: Site context, access, amenities and surrounding land uses.
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°  QGIS: Open-source geographic information system for joining datasets and creating maps.

°  Municipal GIS portals: Zoning, planning, permits, transit and infrastructure layers.

Part 2 assignment — Five-neighbourhood comparison

Select five Toronto neighbourhoods or census areas. Build a table with population growth, median age, household income,
household size, renter share, household growth, housing costs, and available crime measures. Include source, year,
geographic definition and notes for every metric.

Deliverable: A short research memo identifying two or three areas worth investigating further for a chosen
business or property type. Explain what the data cannot tell you.
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PART 3 — Trends, forecasting and neighbourhood
change

Objective: Move beyond static snapshots. Learn to identify momentum, structural change, potential demand gaps and
uncertainty in long-term projections.

Lesson 3.1 — Ten major forces to monitor

TREND POTENTIAL EFFECTS TO INVESTIGATE

Aging populations Healthcare, senior housing, home care, accessibility, retirement services and labour-force change.
Immigration and migration Rental demand, workforce, consumer markets, schools, language services and infrastructure.
Urbanization and Changing demand for housing, retail, transit, logistics and community facilities.

suburbanization

Smaller households Demand for smaller units, different housing layouts and convenient local services.
Generational transitions Different life stages, housing affordability needs, consumption patterns and financial priorities.
Workforce change Labour shortages, skills gaps, automation, wages and business location decisions.
Infrastructure expansion Transit, roads, hospitals, universities and utilities can influence accessibility and development.
Remote work and lifestyle Changes in office demand, regional housing demand and local service economies.

migration

Climate and environmental Exposure to heat, flood, wildfire, water stress, insurance costs and migration.

pressures

Changing consumption Shifts in demand for food, entertainment, healthcare, education, travel and technology.

Lesson 3.2 — Crime trends and neighbourhood change

Crime patterns should be studied over several years, by offence type and at an appropriate geographic scale. A decline in
one category does not mean all safety conditions have improved. A rise in recorded incidents does not automatically mean
the underlying risk rose by the same amount. Triangulate police data with victimization surveys, resident surveys where
available, business conditions, public-space observations and local context.

Questions to investigate
° Are violent and property crime trends moving in the same direction?
°  Are changes concentrated in particular blocks, times or offence categories?
° Did reporting practices, policing, boundaries or data coverage change?
° Do residents and businesses report similar or different experiences?
°  Are public-space conditions, lighting, maintenance and access changing?

°  Are new housing, transit, commercial activity or community services arriving alongside the changes?

Lesson 3.3 — Neighbourhood revitalization and decline

Revitalization is a process, not a single statistic. Possible signals include new housing permits, infrastructure investment,
improving building conditions, new businesses, employment growth, household income changes, lower vacancy, improved
public spaces and changes in crime indicators. These signals can move at different speeds and may affect existing residents
in different ways, including through rising housing costs or displacement.
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A careful analysis distinguishes between physical improvement, economic change, public safety, affordability and the
wellbeing of existing residents. Do not assume that a rising property market means every resident benefits.

Lesson 3.4 — Forecasting the future

Five-, ten- and twenty-year population projections.
Age-cohort and working-age population projections.
Birth, fertility, mortality and life-expectancy assumptions.
International and domestic migration scenarios.
Household formation and household-size projections.
Labour-force and employment projections.

Housing demand, supply and completion scenarios.

Climate, infrastructure and local planning assumptions.

Historical data, current estimates and projections are different things. A projection is a conditional
scenario based on assumptions, not a promise. Compare low-, medium- and high-growth scenarios and
ask which assumptions would need to hold for each outcome.

Lesson 3.5 — Identify opportunity signals

Acceleration: Is growth speeding up or slowing down?

Concentration: Are particular age, income or household groups clustering?

Imbalance: Is demand growing faster than housing, services or infrastructure supply?

Transition: Is the area changing from one population or economic profile to another?

Momentum: Are several independent indicators pointing in a similar direction?

Pricing: Has the market already reflected the expected change?

Lesson 3.6 — Demographic shifts and industry exposure

POPULATION /

SOCIAL CHANGE

INDUSTRIES TO RESEARCH

RISKS TO TEST

Aging population

Young families growing

Immigration growth

Rising household
incomes

Smaller households

Qutward migration
Labour shortages

Declining child
populations

Healthcare, medical equipment, senior
housing, home care

Childcare, education, family housing,
recreation

Rental housing, groceries, settlement
services, financial services

Premium retail, leisure, travel, financial
services

Condos, compact appliances, convenience
retail

Suburban housing, logistics, local retail
Automation, robotics, productivity software

Some education and child-focused services
may face pressure

Public funding, staffing, regulation, valuation

Affordability, local supply, school capacity

Policy changes, infrastructure, rental supply

Income inequality, debt, price sensitivity

Oversupply, affordability, changing preferences

Commuting, infrastructure, service costs

Technology adoption, capital costs, competition

Local exceptions, migration, service consolidation
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Part 3 assignment — The 2035 opportunity report

Choose three North American cities. Research their expected population and household changes over the next decade, age
structure, migration, income, employment, housing supply, infrastructure and crime trends. Identify industries likely to
experience increased or reduced demand, and explain the uncertainty in your conclusions.

Deliverable: A ranked research shortlist of cities for a specified investment theme. The ranking is a
screening result, not a buy recommendation. Include evidence, assumptions, risks and the possibility that
expectations are already priced in.
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PART 4 — Applying intelligence to investments and life
decisions

Objective: Convert research into a disciplined decision process for business locations, real estate, financial investments and
personal choices.
Lesson 4.1 — Choosing a business location

Start with the customer and the operating model. A restaurant, daycare, gym, medical clinic, grocery store, indoor sports
facility and warehouse each require different catchments, access, labour, safety and property characteristics.

FACTOR QUESTIONS TO ASK

Catchment population How many potential customers live within realistic travel times or distances?
Age and household type Does the local population match the product or service?

Income and spending Can the target customers afford the offer?

power

Population and household Is the potential customer base expanding?

growth

Daytime population Are workers, students, visitors or commuters important to demand?

Competition How many comparable providers operate nearby and how strong are they?
Crime and safety What offence patterns, hours, access and security needs matter to this business?
Access and visibility Are transit, parking, roads, walkability and signage suitable?

Occupancy costs Do rent, taxes, utilities, insurance and fit-out costs support the business model?
Planning and regulation Are zoning, licensing, building code and operating rules compatible?

Example: Indoor soccer facility

Compare an established suburb with more family households and a developing district with a younger population and faster

growth. The suburb may provide a stronger immediate family customer base; the developing district may offer future growth.
Test sports participation, competing facilities, travel times, available buildings, rent, parking, ceiling height, zoning, insurance,
security and customer willingness to pay before choosing.

Lesson 4.2 — Residential and commercial real estate

Demographics can help identify who may want to buy or rent a property in the future. They do not establish a property’s
value or guarantee appreciation.

Buyer and renter segments

°  First-time buyers: Study population aged roughly 25-39, household formation, income, employment, rent-versus-own
economics, mortgage affordability and entry-level supply.

°  Families: Study household composition, children, school access, household income, parks, commuting, family-sized
housing and local supply.

° Downsizers and retirees: Study older age cohorts, homeownership, healthcare access, walkability, smaller-home supply
and affordability.

° Renters: Study renter household growth, vacancy, rent levels, incomes, new rental completions and tenant turnover.
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Commercial tenants: Study employment, customer catchments, foot traffic, access, business formation, crime exposure
and operating costs.

Real estate variables to combine with demographics
Housing starts, permits, completions and pipeline supply.
Vacancy rates, rents, concessions and tenant turnover.

Home sale prices, transaction volume and time on market.
Household incomes and housing-cost burden.

Mortgage rates, credit conditions and affordability.

Property taxes, insurance, maintenance and capital expenditure.
Zoning, land availability, transit and infrastructure.

Crime patterns, public-space conditions and security costs.

Crime and property values: how to investigate

Crime may influence buyers’ and renters’ perceptions, business activity, insurance conditions and the costs of owning or
operating property. The relationship with prices is complex. Property values also reflect schools, transit, housing quality,
supply, income, employment, amenities, interest rates and broader market conditions.

A useful study compares similar properties or neighbourhoods over time and controls, where possible, for
housing type, age, quality, location, transit, income, supply and market cycle. Look for changes before and
after a measurable change in crime, while considering other events that occurred at the same time.
Correlation alone does not establish causation.

Lesson 4.3 — Financial investments and long-term demographic exposure

Demographic trends can help identify industries to research over a 10-, 20- or 30-year horizon. The next step is company
and valuation analysis: a growing market does not guarantee that a particular company will be profitable or that its stock is
attractively priced.

TREND INDUSTRIES TO INVESTIGATE COMPANY-LEVEL QUESTIONS

Aging populations

Population growth

Growing middle class

Urbanization

Electricity demand

Labour shortages

Declining birth rates

Healthcare, medical equipment,
pharmaceuticals, home care

Utilities, infrastructure, housing-related
services

Consumer goods, banking, insurance, travel

Construction, engineering, transportation,
logistics

Grid equipment, power generation, efficiency
technologies

Automation, robotics, productivity software
Some child-focused services may face

pressure; automation and elder services may
gain relevance

Can the company grow profitably? How exposed is it to
reimbursement and regulation?

Can capacity expand? Are returns regulated or cyclical?

Is purchasing power rising and is the business competitive?

Is the opportunity funded, permitted and economically
viable?

What are capital needs, project timelines and valuation
risks?

Is adoption accelerating and can the provider capture
value?

How does the company adapt to its actual markets?

Lesson 4.4 — Demographics and personal life decisions
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The same framework can help evaluate where to live, raise a family, work or retire. Different life stages place different
weights on affordability, employment, schools, healthcare, transport, public safety, climate exposure, recreation and social
connection.

°  Ayoung professional may prioritize employment options, transit, housing affordability and social amenities.
° A family may prioritize housing space, schools, childcare, parks, commuting and neighbourhood conditions.
° A person approaching retirement may prioritize healthcare access, housing costs, walkability, transport, climate and
community services.
Lesson 4.5 — The demographic investment scorecard

Use a weighted scorecard as a transparent screening tool. Scores should organize evidence and highlight questions; they
should not create false precision or replace financial due diligence.

CATEGORY GENERAL BUSINESS REAL ESTATE FINANCIAL
WEIGHT THEMES
Population growth 15% 10% 10% 15%
Household growth 15% 10% 15% 10%
Income / purchasing power  15% 15% 10% 10%
Target age-group fit 10% 15% 10% 10%
Migration trends 10% 10% 10% 10%
Employment growth 10% 10% 5% 10%
Demand vs. supply 10% 10% 15% 10%
Infrastructure / access 5% 10% 5% 5%
Competition / market 5% 5% 5% 10%
structure
Long-term projections 5% 5% 5% 10%

The general weighted score is calculated by rating each category from 1 to 10 and multiplying the rating by its weight. The weights above are
illustrative starting points. The business, real estate and financial-theme columns show why the model should be customized for the decision being
made.

Separate risk overlay: safety, climate, regulation and execution

Do not bury every risk inside one demographic score. Add a separate risk review covering crime and safety, environmental
exposure, zoning and regulation, financing, construction, competition, insurance, liquidity and execution. Record missing
data explicitly. A location with incomplete safety data should not receive a favourable safety score by default.

Part 4 final project — The demographic investment thesis

=

Define the investment: business, property, industry or personal move.

2 Define the geography and relevant customer, resident or labour catchment.

3 Describe the current population and socioeconomic profile.

4 Analyze population, household, migration, income and employment trends.

5 Analyze housing, infrastructure, crime and public-space conditions where relevant.

6  Estimate future demand and compare it with existing and planned supply.
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7 ldentify competing explanations and risks.
8  Estimate costs, revenue or financial returns using explicit assumptions.
9  Explain what evidence would change your conclusion.

10 Make a clear recommendation: investigate further, proceed subject to conditions, wait, or avoid.

Final deliverable: A professional investment report with source notes, tables, charts, a geographic map
where appropriate, a transparent scorecard, financial assumptions and a written recommendation.
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Special study — Crime, safety and neighbourhood
intelligence

This subject runs through all four parts and deserves a deeper research framework. The aim is to understand measurable
public-safety conditions and their possible effects on residents, businesses and property markets without reducing a
neighbourhood to a single label.

A. Crime categories to understand

CATEGORY EXAMPLES / RESEARCH ANGLE POTENTIAL RELEVANCE

Violent crime Homicide, assault, robbery and other violent offences; Resident and worker safety, perceptions,
definitions vary by jurisdiction business hours and demand

Property crime Break and enter, theft, vehicle theft, shoplifting and Security, repairs, insurance, tenant and
related offences business costs

Drug-related offences Recorded offences and public-health context; Public-space conditions, service needs and
enforcement affects recorded counts business operations

Fraud and cybercrime Consumer and business victimization, financial loss Business risk and financial security

Vandalism and Recorded incidents and property condition Maintenance, security and public-realm quality

damage

Disorder / Lighting, cleanliness, maintenance, crowding and Perception, accessibility and use of shared

public-space concerns  reported concerns spaces

B. How crime can affect real estate and business

° Residential demand: Perceived and experienced safety can influence where households choose to live, although
affordability, schools, transport and housing supply also matter.

° Rental performance: Tenant preferences, turnover, vacancy and property management costs may be affected by local
conditions.

°  Property operations: Security, repairs, lighting, access control and insurance may add costs.

° Commercial activity: Staff comfort, customer foot traffic, opening hours, theft losses and security procedures may
influence operating performance.

° Development and investment: Public safety concerns may interact with financing, planning, redevelopment and the
willingness of businesses to locate in an area.

° Neighbourhood change: Improving conditions may coincide with reinvestment, but investors should also consider
affordability, displacement and whether improvements are durable.

C. A disciplined crime-analysis workflow
1 Choose a consistent geography and time period.
2 Collect counts, rates and severity measures by offence category.
3 Check the denominator and whether residential population is appropriate.
4 Review reporting, classification, coverage and boundary changes.

5  Compare multiple years and examine seasonality where data permits.

6  Map incident locations carefully, protecting privacy and avoiding overinterpretation of individual events.
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7 Compare with victimization surveys and perception data where available.
8  Add relevant context: daytime population, transit, nightlife, major venues and land use.
9  Compare housing and commercial indicators over the same period.

10 State what can be concluded, what remains uncertain and what additional evidence is needed.

D. Crime and property-value research design

A basic comparison of two neighbourhoods is a starting point, not proof. A stronger study compares similar properties or
areas over time. Where data and expertise permit, researchers can explore hedonic price models, matched comparisons or
difference-in-differences designs. These methods require careful assumptions, consistent data and attention to confounding
events.

Potential confounders include housing quality, age, property type, school access, transit, employment,
income, zoning, new supply, interest rates, public investment and broader market conditions. A fall in
crime and arise in prices occurring together do not prove one caused the other.

E. Ethical and practical safeguards
Do not infer an individual’s criminality or risk from demographic identity or protected characteristics.
Do not treat race, ethnicity, immigration status or income group as a proxy for criminality.
Avoid stigmatizing whole neighbourhoods based on a few incidents or a single index.
°  Use official definitions and disclose limitations, missing data and small-number volatility.
Distinguish the safety of residents from the commercial attractiveness of a location.

Consider how public safety interventions, services and neighbourhood investment affect existing residents.
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Companion workbook — Templates to build during the
course

The following templates can be recreated in Excel or Google Sheets. Keep source links, download dates, definitions and
geography beside every dataset so the analysis can be repeated and audited.

Template 1 — City / neighbourhood profile

FIELD AREA A AREA B AREA C SOURCE / YEAR/
NOTES

Population

Population change (5 years)
Median age

Households

Average household size
Median household income
Employment / unemployment
Renter share

Housing starts / completions
Rental vacancy / rent

Crime rate by selected category
Crime severity measure

Transit / infrastructure changes

Template 2 — Business site comparison

FACTOR SITE 1 SITE 2 EVIDENCE / COMMENTS

Target catchment population

Target age and household fit
Income / spending power
Population and household growth
Competition and substitutes
Daytime population / foot traffic
Transit, road and parking access
Crime patterns relevant to operation
Rent, taxes, insurance and utilities

Zoning, permits and building suitability
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FACTOR SITE1 SITE 2 EVIDENCE / COMMENTS

Estimated revenue and break-even

Template 3 — Real estate demand and risk

FACTOR OBSERVATION SOURCE / YEAR INVESTMENT

IMPLICATION

Household growth

Buyer / renter age cohorts
Income and affordability
Housing supply pipeline
Vacancy and rental trends

Sale prices and transaction
volume

Crime and safety indicators

Insurance / property operating
costs

Transit, schools and amenities

Climate and physical risks

Template 4 — Financial investment theme
Which demographic trend supports the theme?
Which countries or regions are exposed?
Which industries may benefit or face pressure?

Which companies generate revenue from the
trend?

What are the competitive and regulatory risks?

What are valuation, debt and profitability
conditions?

What could invalidate the thesis?

What is the time horizon and portfolio role?
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Research standards and final checklist

A good demographic investment report should be reproducible. Another person should be able to follow the source links,

understand the definitions and see how the conclusion was reached.

Before making a recommendation, confirm the following:
I have defined the decision and the relevant geography.
| have used more than one indicator and more than one source where possible.
I have recorded the dataset date, period, geography and definition.
I have distinguished counts, rates, medians, averages and projections.
I have checked for boundary changes, missing data and methodological changes.
I have considered population and household growth separately.
| have considered income, employment, affordability and supply.
I have reviewed crime data carefully and included its limitations.
I have considered infrastructure, climate, regulation and operating costs.

I have tested alternative explanations and downside scenarios.

| have not confused correlation with causation.

| have checked whether expected growth is already reflected in prices or valuations.

Suggested source directory

« Statistics Canada — Crime and Justice — https://www.statcan.gc.ca/en/subjects-start/crime_and_justice

« Statistics Canada — Data — https://www.statcan.gc.ca/en/start
« Toronto Police Open Data — https://data.torontopolice.on.ca/

» US Census Bureau — https://www.census.gov/

 FBI Crime Data Explorer — https://cde.ucr.cjis.gov/

« Bureau of Justice Statistics — https://bjs.ojp.gov/

« United Nations Population Division — https://population.un.org/
« World Bank Data — https://data.worldbank.org/

* OECD — https://www.oecd.org/

¢« CMHC — https://www.cmhc-schl.gc.ca/

* QGIS — https://qgis.org/

Imnortant note

This course is an educational research framework, not financial, legal, real estate, insurance or safety
advice. Demographic and crime statistics are imperfect measures. Investment decisions should also

consider property inspections, local regulations, professional advice, financing, valuations, business
fundamentals and personal circumstances. Forecasts are uncertain, and past trends do not guarantee

future outcomes.
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THE CORE IDEA

Read the population. Understand the socioeconomic conditions. Map the geography.
Investigate safety and neighbourhood change. Then test whether the needs of the people are
being met by the supply of housing, services, infrastructure and businesses.
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