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Historical Context: Deindustrialization

Devasted New York City’s industrial base, but only saw 10% Loss in Population in1970s

New York City Manufacturing Jobs Since World War |l
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Change in total number of =
manufacturing jobs in metropolitan areas,
19542002 (figures for New England are
from 1958).

Il >58% loss

B 43-56% loss

31-43.2% loss

[[]8.7-29.1% loss [United States average:
8.65% loss]

[]7.5% loss — 54.4% gain

>62% gain

Rust Belt Decline

Large drops in population from 1950s peaks by the 2000s

City 2020 Population Peak % Decline from Peak
Chicago, Illinois 2,746,388 3,620,962 24%
Detroit, Michigan 639,111 1,849,568 65%
Cleveland, Ohio 372,624 914,808 59%
St, Louis, Missouri 301,578 856,796 65%
Pittsburgh, Pennsylvania 302,971 676,806 55%
Buffalo, New York 278,349 580,132 52%
Cincinnati, Ohio 309,317 503,998 39%
Toledo, Ohio 270,871 383,818 29%
Akron, Ohio 190,469 290,351 34%
Dayton, Ohio 137,644 262,332 48%
Flint, Michigan 81,252 196,940 59%
Gary, Indiana 69,903 178,320 61%
Youngstown, Ohio 60,068 170,002 65%
South Bend, Indiana 103,453 132,445 22%



White Collar Work Saved (Some) Cities

Growth in service/creative class workers post-1970s
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2010 - 2015: Unique Period of Domestic In- THENEW
Migration to Superstar Cities GEOGRAPHY

Figure 3. Annual net domestic migration, international migration, and natural increase, . fn: ' . F;’ i
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Pandemic saw Urban Exodus

Panel A: Propensity to Leave NYC by Borough (County)
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Half of the Population Flight from Decades of De-
industrialization happened in Two Years of Remote Work
Top 10 U.S. Counties in Population Change, 2020-2022

Growth Counties 2020-22 Gain Declining Counties 2020-22 Loss
1. Kaufman County, TX 1. San Francisco, CA
2. Comal County, TX 2. Calcasieu Parish, LA
3. Rockwall County, TX 3. Bronx County, NY

4. St. Johns County, FL 4, Mew York County, NY

5. Brunswick County, NC 5. Kings County, NY

6. Parker County, TX 6. Queens County, NY
/. Sumter County, FL /. 5t Louis City, MO

8. Hays County, TX 8. San Mateo County, CA

9. Liberty County, TX 11.3% 9. Hinds County, MS

10. Ellis County, TX 10.3% 10. Terrebonne Parish LA



Rising Net Domestic Outmigration is seen
Across Large US Urban Areas

Components of population change for large urban counties

B Domestic migration nternational migration ] Matural increase (births minus deaths)
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Bay Area components of population change, 2000 - 2023
B Hatural Increase (Girths - Deaths) [l Met Foreign Migration B Met Domestic Migration
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Log Change Price Log Change Rent
Log Change Price
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Real Estate
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Remote Workers Drove Price Growth
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John Mondragon and Johannes Wieland
“Housing Demand and Remote Work” 2022,



Prices and Rents go up, Despite Urban Flight

Higher housing demand and household formation
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Change in Tenant-Lewel Offior Sg. FL Demand
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“Apocalypse” for Office Real Estate?

Record office vacancy driven by remote work; 40-50% decline in valuation; largest drops for

B/C class offices
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Remote Work Seems Here to Stay

... Though debate over exactly how prevalent it is even now

Percentage of paid full days worked from home
T Share of Workers Age 16 + who Worked Remotely in 2022
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Transit Systems Hit Nationwide

Fecovery of mass transit ridership
Recovery vs 2019 Tr:rli'l:.iuli'mrllill
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Urban Doom Loop

g:> [ Real Estate Value J,J |

[ Out Migration ﬂ [Tax Revenue | J

Spending | and
Taxation 1

* Remote work shock to office hits property taxes and associated businesses (commuting, retail, crime
increases, etc.)

« SF: $1.2 billion-plus budget deficit forecast in 2027-28; decline in tax revenue from commercial real estate

* Resulting adjustments in taxing/spending may further drive out-migration in negative spiral



OPINION
GUEST ESSAY

How a ‘Golden Era for Large Cities
Might Be Turning Into an "Urban

)
Doom Lﬂ(}p The ‘urban doom loop’ threatening
American cities like New York and San
Francisco, explained

Mov. 30, 2022

P
Can San Francisco Save Itself From the Doom Loop?

The city is racing to come up with solutions for its downtown, hollowed out by a tech exodus and
struggling with homelessness and street crime

By Jim Carlton [Folow| and Katherine Bindley [Folow | Photographs by Michaela Vatcheva
for The Wall Street Journal

Upcdated Aug. 13, 2023 12:00 am ET




Many Cities have Recovered from Immediate
Pandemic Shocks

But job growth, transit, crime, population loss, and (future) fiscal pressures remain challenges

High freguency measures: NYC post-COVID recovery generally above median Detroit's decline in context

with the exception of net population out-migration Size of labor force, index (100 = January 1990)
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Banking Doom Loop

Largest Impact to be Felt on Maturing Office Loans held by Midsized/Regional Banks

“It's not a hiccup — it's not Covid and then recover,” said Leo Huang, the head
of commercial real estate debt at Ellington Management Group, an assel
manager. “Property prices are going Lo come down and loan delinquencies are
going to keep going up.”

Delinguent commercial real estate loans hit highest level in a decade

CRE delinquencies of nof-owner accupied property loans (SbR)
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Boom Loop for Suburban Locations

Positive Feedback Loops of Population <> Business

Growth by distance from city center curv
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Strategies to Address: Office to Residential

Conversions?
5% of office buildings can be physically and financially converted; yielding 367,750 apt units
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Governing for a Remote Working Future

* Remote work is here to stay
* Boosting demand for suburban residential real estate and businesses

* Negative Impact on urban locations:
* Population loss
* Loss in office values
* Mass transit shocks
* Broader losses to urban dynamism in retail, foot traffic, crime, etc.

* Implications of office loan defaults and property tax losses will take many years to play
out

* Reorienting cities around peop/e and consumption rather than office
work is the future
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Arpit Gupta
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Foreign Immigrants Increasingly Headed to
Same Sunbelt Locations as Domestic
Migrants
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Foreign Immigrants Heading to Suburban
Destinations

Metro areas with largest increase in foreign-born population, from 2014 to 2017
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Large Drop in School Enrollment

TABLE 1

Enroliment Changes, Population Changes, and Residuals, by State, 2019-20 to 2021-22

K-12 ENROLLMENT CHANGE, BY SECTOR Change in School-
Public Private Homeschool Age Population Unexplained
State (1) (2) (3) (4) (1)+(2)+(3)-(4)
CA -270,928 9,502 14096 -95,751 -151,579
co -29095 507 2622 -10,943 -15.023
DE -1,529 556 1,757 688 96
DC 470 1,113 770 1,341 1012
FL -18,754 22141 45,994 23901 25480
GA -25575 1,608 13,149 -1,758 -9,060
LA -25047 -3,253 3,572 -5,562 -19,166
MA -35,293 10,840 5,288 -17,940 -1,225
MN -19.380 4314 7,100 -2,938 -5,028
MT 615 789 1,553 2,943 14
NE -2018 697 4,313 -537 2,135
NH -6,684 1,500 1,230 -2,273 -1,681
NY -132,398 -8,269 21,401 -60,182 -59.084
NC -34086 11,352 11,355 693 -12,072
ND 971 110 804 1,176 709
PA -32494 11,974 13,868 -15,642 8,790
RI 4817 3,560 1,250 -2,222 2215
sC -3,180 608 9,863 5,450 1,841
SD 1,306 -937 2,845 1,652 1,562
™ -14043 18,862 2,247 4,388 2,678
WA -37443 14,450 11,212 -1,167 -10614
wi -20911 2217 7,758 -8,803 -2,133
Total -710,513 102,847 184,047 -183,486 -240,133

Sources: Federal and state sources identify enroliment by sector in fall 2019 and fall 2021, The change inthe school-age

population is based on “Vintage 2021" estimates from the US Census Bureau.
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