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INTRODUCTION
& OVERVIEW
Philadelphia is enjoying the longest period of economic expansion
since the end of the Second World War, adding jobs every year
since 2009 – 71,100 in total. The 15,400 jobs that Philadelphia
added in 2018 represents the city’s biggest one-year gain
since the Bureau of Labor Statistics began tabulating statistics
in 1969.

information – prime office-using industries – provide 40%,
121,300 of downtown’s jobs. The completion of the 1.8 million-square-foot Comcast Technology Center and Aramark’s
600,000-square-foot expansion at 2400 Market Street pushed
Center City’s office inventory up to an historic high of 43.5 million
square feet.

A DIVERSIFIED CENTER FOR EMPLOYMENT: Center City is a prime driver

Education and health services, the largest sector citywide, is
the second largest sector downtown, accounting for 20% of
downtown’s jobs – 61,000 in total. Thomas Jefferson University
remains Center City’s largest employer with 14,040 employees.
Penn Medicine, Drexel University and Children’s Hospital of

of Philadelphia’s economy, holding 42% of city jobs. Positioned
at the center of a multimodal regional system, consisting of
13 rail lines, three rapid transit lines, five trolley lines and 29
bus routes, transit brings nearly 300,000 passengers downtown
every weekday. Public transit makes downtown density possible
and enables more than 1 million residents of the city and
surrounding counties to live within one mile of a rail station,
connecting them to Center City’s employers, restaurants,
retailers, healthcare services, and arts and cultural institutions.
Center City is also served well by a regional highway network,
connecting seamlessly to the major routes on the Interstate
system. Our international airport is just 15 minutes away.

PHILADELPHIA HAS ADDED 71,100 JOBS
SINCE THE END OF THE RECESSION; THE FASTEST
AND MOST SUSTAINED GROWTH SINCE THE END
OF THE SECOND WORLD WAR

Diversification is the defining strength of downtown’s economy.
Professional, business and financial services, real estate and
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PHILADELPHIA EMPLOYMENT BY AREA
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CENTER CITY IS A PRIME
DRIVER OF PHILADELPHIA'S
ECONOMY, HOLDING

42% OF CITY JOBS

SOUTH
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Source: U.S. Census Bureau, Local Employment-Household Dynamics, 2015

Philadelphia (CHOP), anchors of the University City economy, have been steadily migrating toward the Schuylkill River,
increasing their presence downtown, leasing both office and
medical space, and in the case of CHOP, adding a major new
building in Center City adjacent to the South Street Bridge. In
fall 2017, Center City’s 14 colleges and universities reported
total enrollment of 33,913 students. Adjacent to Center City,
an additional 78,341 students are enrolled at Drexel, Penn,
Temple, and University of the Sciences. Well-connected by
multiple modes of transportation, thousands of these students
live, shop and socialize downtown.
Major public and private hospitality investments of the last three
decades (the Pennsylvania Convention Center, dozens of new
hotels, visitor and cultural destinations) have established Philadelphia as a highly competitive meeting and tourist destination.
Promoted by sustained advertising and marketing campaigns,
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conventions, tradeshows, leisure, group and business travel
combined to generate 3.5 million hotel room nights. This lifted
Center City’s 2018 hotel occupancy rate to a modern-day record
of 79.6%, even as the room supply increased by 18%. As a result,
Philadelphia added 17,400 hospitality jobs, an increase of 31%
since 2009.
Center City attracted more than 18 million visitors from across
the region and around the world to an extraordinary variety of
arts and cultural activities in 2018. Center City features 354
museums, theaters, dance companies and other cultural organizations, placing third behind New York City and Washington,
D.C. in the number of arts and cultural institutions downtown,
surpassing Boston, Chicago, San Francisco and Seattle.
While Center City is feeling the pressures affecting retailers nationwide, occupancy on the prime retail corridors of Walnut and
Chestnut streets from Broad to 20th streets is a healthy 94.6%.
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GREATER CENTER CITY WAGE
& SALARY EMPLOYMENT
PROFESSIONAL/
BUSINESS SERVICES

16.3%

FINANCIAL ACTIVITIES/
REAL ESTATE/
INFORMATION

20.0%

EDUCATION AND
HEALTH SERVICES

12.1%

PUBLIC ADMINISTRATION

11.6%

ENTERTAINMENT/
LEISURE/HOSPITALITY

OFFICE JOBS

23.4%

It has been sustained by Center City’s workers, visitors, students
and by a fast-growing, downtown residential population. Strong
demand is supporting more than 1.4 million square feet of
retail under construction, as development surges east of Broad
Street. While new restaurants and dining districts continue to
emerge in surrounding neighborhoods, Center City remains the
epicenter with 468 full-service restaurants between Vine and
South streets, river to river. Entertainment, leisure, hospitality,
restaurants and retail now provide 16% of Center City’s jobs.

5.7%

TRANSPORTATION/
UTILITIES/WHOLESALE TRADE

4.3%
1.8%
0.5%
4.5%

RETAIL

305,500
TOTAL JOBS

+9,500

CONSTRUCTION
MANUFACTURING

Diverse employment sectors reinforce each other. Together
with public sector employment, they provide 305,500 wage
and salaried positions downtown; 9,500 more individuals are
compensated as partners, self-employed, or work freelance.
Commuters from outside the city hold 47.5% of downtown’s
jobs; Philadelphians hold 52.5%. The city residents' share has
steadily expanded as downtown’s population has grown. Just
to the west, equally accessible by transit, University City
holds another 11% of city jobs, with 80% in education and
health services.

PARTNERS, FREELANCERS & SELF-EMPLOYED

OTHER SERVICES

Source: U.S. Census Bureau, Local Employment-Household
Dynamics, 2015; Bureau of Labor Statistics,
Current Employment Statistics; CCD Estimates

DIVERSIFICATION IS THE DEFINING STRENGTH OF DOWNTOWN’S ECONOMY

CENTER CITY KEY FACTS
Total Wage & Salary Jobs

305,500

Partners & Self-Employed Workers
Office Square Feet
Office Occupancy
Co-working Square Feet

9,500
43.5 million
86.9%
510,000

Hotel Rooms

12,283

Hotel Room Occupancy

79.6%

Average Daily Room Rate

$191

Arts & Cultural Institutions
Colleges & Universities
Total Enrollment in Higher Education
Annual Philadelphia International
Airport Passengers

354
14
33,913
31.7 million

Annual Amtrak 30th Street Station Passengers

4.4 million

Average Weekday Center City Transit Ridership
(All Modes)

300,000

Housing Units Completed in 2017

2,810

Retailers

986

Average Home Sale Price

Full-Service Restaurants

468

Apartment Median Asking Rent

$1,904

Cafes/Bakeries/Quick-Service Restaurants

450

Greater Center City Population

193,187

Hospitals
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Percent of Residents with Bachelor's or More

$484,920

61%
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2,810 NEW UNITS OF HOUSING WERE

DEFINING THE RESIDENTIAL DOWNTOWN

COMPLETED IN GREATER CENTER CITY IN 2018
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The four ZIP codes between Vine and Pine streets are referred to in this report
as “Core Center City” and the surrounding neighborhoods in the four adjacent ZIP
codes are termed “Extended Center City.” Together they form “Greater Center City."

FASTEST GROWING RESIDENTIAL AREA: Greater Center City has capitalized on the growing national preference for diverse, walkable,
live-work neighborhoods. It has become the fastest growing
section of Philadelphia with an estimated 193,000 residents in
2018 – up 22% since 2000. Strong employment growth and positive demographic trends spurred the construction of 26,195 new
housing units since 2000, including a record 2,810 in 2018.

Since 2010, Philadelphia has added an average of 7,900 new
jobs each year, highly concentrated in Center City and University
City. The appeal of living within walking distance of the city’s two
largest employment nodes has enabled Philadelphia to expand
from a 3% share of regional housing permits in the 1990s to a
25% share in the last decade, with 81% of new units built in or
adjacent to Greater Center City.

In the core, between Vine and Pine streets, population growth
has been even more pronounced, up 34% in the last 18 years, as
older office buildings and warehouses were converted to residential use and new apartment and condominium towers have
risen on former parking lots. Single-family development steadily
outpaced condominium construction in 2018, accounting for 13%
of new supply; 96% of those units were developed in the extended neighborhoods, where available vacant land, parking lots,
industrial and warehouse sites are being converted into housing.
However, even in these extended neighborhoods, apartments
account for 57% of all new supply.

As demand for live-work, amenity-rich settings has increased,
rents and sales prices in Greater Center City have risen. Retired
empty nesters, as well as those who continue to work downtown, are moving back from the suburbs. Families with children
“graduate” from apartments into rowhouses in surrounding
areas. These trends have accelerated the reinvestment process
that began in the 1960s, as rising prices in the core create a
market for moderately priced housing at the edges.
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This has steadily expanded the boundaries of the residential
downtown into neighborhoods that experienced significant
depopulation from the loss of more than 200,000 manufacturing
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HOUSING UNITS IN PROGRESS AND COMPLETED 2018

HOUSING WITH ACTIVE SUBSIDIES CITYWIDE

PHILADELPHIA

12,640 UNITS

33,339 UNITS

IN PROGRESS AND COMPLETED 2018

SUBSIDIZED AFFORDABLE UNITS

1

51-100

2-4

101-200

5-25

201-500

26-50

More than 500

Source: Philadelphia Department of Licenses
and Inspections

jobs in the 1970s and 1980s. The map above shows both units
completed in 2018 and those currently in progress. It graphically
depicts how residential development continues to radiate out
from Center City, facilitated by the Market-Frankford and Broad
Street lines that connect these communities to the job centers
of Center City and the campuses of University City and Temple
University. This zone of reinvestment comprises just 17% of the
city’s geography.

EXPANDING AFFORDABLE HOUSING: In neighborhoods where new
investment is occurring, there are 119 properties with 10,959
units of affordable housing in close proximity to employment in
Center City and University City. Citywide, there are 33,339 units
of publicly assisted, affordable housing. Neighborhoods across
the city contain a large inventory of privately owned, affordable,
intact or moderately deteriorated properties. However, too many
of these units require substantial repairs and too few residents
in these communities have incomes sufficient to support the
costs of renovating them as owners or renters. As a result, there
are more than 223,000 cost-burdened households, who are paying well in excess of 30% of their income on housing.
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Source: National Housing Preservation Database

IN THE AREA WHERE NEW INVESTMENT
IS OCCURRING, THERE ARE ALSO
119 PROPERTIES WITH 10,959 UNITS
OF AFFORDABLE HOUSING IN CLOSE
PROXIMITY TO JOBS IN CENTER CITY
AND UNIVERSITY CITY
Another 100,000 households making less than $50,000 per year
are not severely cost-burdened, living in “naturally occurring”
affordable housing that they own or rent on the private market.
For the near future, there is a compelling need for the city to find
creative ways to finance affordable housing without stifling the
growth of market rate housing. Long term, the most effective
solution remains raising neighborhood incomes through more
dynamic citywide job growth, through improved education and
the training that prepares residents for 21st-century jobs.
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POPULATION CHANGE, 2000-2017
REVERSE COMMUTING TO THE SUBURBS

40%

ARE REVERSE COMMUTING
TO THE SUBURBS

Increase more than 25%
Increase 5% to 25%
Increase less than 5%
Decrease less than 5%
Decrease more than 5%
Non-residential (Navy Yard)
Source: U.S. Census Bureau, Decennial Census
2000, American Community Survey 2013-2017

EDUCATIONAL ATTAINMENT, POPULATION
25 AND OVER, 2017

ACCELERATING INCLUSIVE JOB GROWTH: In Greater Center City, 40%
of residents work downtown; another 11% commute to University City; 62% get to work without a car; 38% in the core walk
to work. In neighborhoods beyond Center City, 25% of workers
travel to jobs downtown; another 5% work in University City.
In every neighborhood outside Center City, more people work
downtown than in the area in which they live. While 37% of
Center City jobs require at least a bachelor’s degree, the broad
range of other opportunities provided downtown, when combined with strong transit connectivity, makes 30% of Center
City’s jobs available to those with associate degrees, while
another 33% require no more than a high school diploma.
At the same time, sustained job loss beyond Center City, University City and the Navy Yard means that every day, another 40%
of working residents of neighborhoods outside of the downtown
(221,000 Philadelphians) reverse commute to work in the suburbs. Regardless of where a city resident works, their employer
is obligated to withhold the full Philadelphia wage tax. Thus, the
commute to the suburbs carries with it a tax incentive to move
to the suburbs. As a result, population has continued to decline
in many of the city’s outer neighborhoods.
The past 10 years represent the first time most Philadelphians
have experienced growth so strong and sustained. As Philadelphia added jobs, the poverty rate declined. However, nearly
all large cities have outperformed the national economy since
the depths of the recession, averaging 2.3% per year in private
sector job growth since 2009. Philadelphia has grown at 1.5%.
Even in sectors in which Philadelphia has grown fastest – education and health services, professional and business services, and
entertainment, leisure and hospitality – local growth lags behind
the large cities average.

FASTER JOB GROWTH IN THE CITY
CREATES MORE OPPORTUNITY FOR ALL,
REDUCING THE NEED FOR 40% OF WORKERS TO
REVERSE COMMUTE TO JOBS IN THE SUBURBS
HIGH SCHOOL OR LESS
SOME COLLEGE
BACHELOR'S DEGREE
ADVANCED DEGREE
Source: U.S. Census Bureau, American
Community Survey 2013–2017
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NUMBER OF NEIGHBORHOOD AND REGIONAL RESIDENTS WHO WORK DOWNTOWN

28,400
WORKERS

30,100
WORKERS
79,800

WHERE DOWNTOWN WORKERS LIVE

26,400
WORKERS

WORKERS FROM
SUBURBAN
PENNSYLVANIA

52.5%
LIVE IN PHILADELPHIA

26,200
WORKERS

GREATER
CENTER CITY

332,900

305,500

WORKERS FROM
SUBURBAN NEW JERSEY

JOBS

34,000

11.1%
41.4%
47.5%

RESIDENTS OF GREATER CENTER
CITY WORK DOWNTOWN

14,800
WORKERS

+9,500

PARTNERS, FREELANCERS
& SELF-EMPLOYED

3,300

GREATER CENTER CITY
ELSEWHERE IN PHILADELPHIA
OUTSIDE PHILADELPHIA

Source: U.S. Census Bureau,
Local Employment-Household Dynamics, 2015

WORKERS FROM SUBURBAN
DELAWARE/MARYLAND
Source: U.S. Census Bureau, Local Employment-Household Dynamics 2015;
Bureau of Labor Statistics, Current Employment Statistics 2018; CCD Estimates

PERCENT OF JOBS BY LEVEL OF EDUCATION, WORKERS 30 AND OLDER
SOME COLLEGE/ASSOCIATE

HIGH SCHOOL OR LESS

BACHELOR’S DEGREE OR MORE

GREATER CENTER CITY

33%

30%

37%

PHILADELPHIA

35%

30%

34%

METRO AREA

36%
0%

30%
20%

40%

34%
60%

80%

100%

Source: U.S. Census Bureau, Local Employment-Household Dynamics, 2015
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AVERAGE ANNUAL PERCENT CHANGE IN PRIVATE SECTOR JOBS, 2009–2018
AUSTIN
NASHVILLE

3.5%

SAN FRANCISCO
SAN JOSE

2.9%
2.9%
2.8%
2.7%
2.6%
2.6%
2.5%
2.5%
2.5%

CHARLOTTE
SAN ANTONINO
DALLAS-FORT WORTH
DENVER
NEW YORK CITY
PHOENIX
ATLANTA
SEATTLE
JACKSONVILLE
COLUMBUS
HOUSTON
DETROIT
SAN DIEGO
WASHINGTON, DC
INDIANAPOLIS
BOSTON
EL PASO
LOS ANGELES
NATIONAL AVERAGE

1.5%
1.4%
1.4%

PHILADELPHIA
BALTIMORE
CHICAGO
MEMPHIS

4.4%

3.1%

2.3%
2.2%
2.2%
2.1%
2.1%
2.1%
HAD PHILADELPHIA GROWN JOBS AT THE AVERAGE RATE OF
2.0%
1.9%
AMERICA’S LARGEST CITIES, 2.3% PER YEAR, THE CITY WOULD
1.8%
HAVE ADDED 117,700, NOT 71,100 JOBS SINCE 2009.
1.8%
1.7%

CITIES AVERAGE

PHILADELPHIA MSA

3.7%

1.1%
1.0%

THE 46,600 JOB DIFFERENCE IS
THE EQUIVALENT OF ONE HOMEGROWN AMAZON HQ2

Source: Bureau of Labor Statistics, Current Employment Statistics

The last four years have been much stronger, driven by job
growth in the health and social assistance sector. This sector
added an average of 2,000 jobs per year from 2009 to 2014, but
then added 5,000 jobs per year from 2014 to 2018. The 2018 job
growth rate of 2.3% put the city on par with San Diego, Houston,
and Atlanta. Still, Philadelphia’s positive positioning in 2018, exceeding both the cities average and national average, is partially
a result of cooling in other markets. Late in the business cycle,
many other cities are slowing, while Philadelphia’s health care
and education employment are still going strong.
Despite this rebound, Philadelphia has 21% fewer jobs than
in 1970 and is still 22,900 short of its 1990 employment mark.
Boston and New York City, like Philadelphia, both lost 85% to
90% of their 1970 manufacturing jobs. However, both have added
many more post-industrial positions and are now 26% and 14%,
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respectively, above their 1970 job levels. Slow growth is what
largely accounts for Philadelphia’s much higher poverty rate – at
25.7%, it is second only to Detroit among the top 25 largest cities
in the United States.
Recent growth drove the unemployment rate down to 5.6% in the
city in 2018, compared to 4.2% for the region and 3.9% for the
nation. However, unemployment statistics do not count those
who are not actively looking for work. Philadelphia’s workforce
participation rate for those in their prime working years (25 to
54) is well below regional and national averages.
The federal government is steadily reducing the social safety
net, while resources at the state level are similarly constrained.
Philadelphia legislators need to fight for the city’s fair share.
However, if Philadelphia is going to make a substantial dent in
its 25.7% poverty rate, the highest of America’s 10 largest cities,
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PHILADELPHIA TOTAL JOBS 1969–2018
1,000,000
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900,000
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600,000

1970s:
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(-16%)
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500,000
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-32,200
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-76,500
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2003
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2010s:
71,100
(+11%)
2007

2009

2011

2013

2015

2017 2018

Source: Bureau of Labor Statistics, Current Employment Statistics

it must grow jobs at a faster rate. Philadelphia needs to commit
not only to public schools, but also to comprehensive tax reform
to grow jobs citywide. Otherwise, despite growth downtown,residents of many neighborhoods will continue to leave for opportunities in the suburbs.

century, we compete in a global economy where workers and
businesses are highly mobile. However, we tax most what moves
easily: people’s wages and business revenues. We tax least our
biggest assets: immobile land, and buildings, well served by
strong transportation infrastructure.

To reduce poverty and create opportunity, address homelessness and provide more funding for schools, Philadelphia needs
to welcome growth that is equitable and inclusive. Equity is not
about slicing the economic pie so some get more while others
get less. It is about growing the pie so everyone benefits. Local government can set the stage by creating a clean and safe
environment across the entire city; by addressing quality of life
challenges in every neighborhood; by investing in transportation
infrastructure, parks and recreational facilities; by producing an
educated workforce; and by offering a transparent, easy-to-follow process for startups, minority businesses, outside investors
and new development.

Philadelphia is unique among large cities, depending so much
on a wage tax to provide 51% of locally generated tax revenue.
The rate is four times higher than in most surrounding suburbs.
Business taxes have no counterpart in surrounding areas and
add a premium of 10% to 20% on downtown occupancy costs.

GET TAX POLICY RIGHT: To support services, local government levies
taxes. However, good fiscal policy is more than tax collection.
It is about choosing the right mix of taxes to support services
without discouraging growth. It is not about creating loopholes,
exceptions for some places and some industries. It is about
creating a level playing field for all.
Two very diverse tax commissions, in 2003 and in 2009, reached
the same conclusion: despite extraordinary assets, the mix of
taxes Philadelphia inherits from decades of manufacturing decline, discourages more growth from happening here. In the 21st
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Both tax commissions made the same recommendation: shift
the burden from taxing what moves – wages and business
revenues – to taxing what cannot: land and improvements. Rely
less on wage and business taxes and more on accurate real
estate taxes, as do Boston, New York, Washington and a host
of other cities that are growing faster. Rely less on loopholes
and exemptions because the lack of uniformity adds complexity,
contributing to the image of Philadelphia as an unfriendly place
for business.
A half-century ago, when Philadelphia was in decline, we counted on higher levels of government to address compelling social
challenges. Now when we are growing, our fate is far more in
our own hands. Philadelphia needs to capitalize on favorable
economic and demographic trends and make the hard choices
that put us on the path to faster, more inclusive growth.
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