Rebecca Rockey & Chris Leinberger Reimagining Cities
Applied portfolio investment theory to real estate in 15 urban places
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DISRUPTING THE
URBAN DOOM LOOP
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Downtowns that emerged from 1950s-1970s renewal
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Product of single-use zoning
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Challenged by pandemic:
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If hybrid work is the new normal

Downtowns have over-invested in work-related uses

LIVE/WORK/PLAY CONCENTDATIAN BV AEAAD ABLV

ALL CITY DOWNTOWNS
69.7%

B Live Work B rlay

Source: Places Platform, LLC and Cushman & Wakefield Research estimates based on data from CoStar, Corol ogic, Cushman & Wakefield, U.S.
Government Services Administration, U.S. Department of Education IPEDS, U.S. Census Bureau, Property Shark
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Challenge becomes rebalancing land-use

The Downtown Office District Was
Vulnerable. Even Before Covid.

BUILDINGS THAT ARE: [l At least 75 percent Less than 75 percent
office square footage office square footage
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Where Offices Dominate Downtown Real Estate

Offices account for a clear majority of real estate square footage in many central business districts.

s downtown includes all of Manhattan below 53th Street. Data excludes single-family
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Recommended shift in Land-use allocation

KEY FINDINGS FROM OUR STUDY:

Downtown WalkUPs are extremely Work-
centric. Downtown WalkUPs contain 32%

of real estate value in WalkUPs. They are

much more oriented toward Work than other
WalkUPs or the rest of the city and metro area.

Other WalkUPs are more balanced. The three
non-Downtown WalkUPs (Downtown Adjacent,
Urban Commercial and Urban University)

are much more balanced and in line with our
estimates of an optimal product program (as
shown on the right).

The key finding of this research Is that an

optimal real estate product portfolio mix OPTIMAL PRODUCT PORTFOLIO®
exists, and cltles, particularly Downtowns, LIVE WORK PLAY
must rebalance thelr portfollos accordingly.
This optimization would generate the highest
real estate valuation price per square foot
(PPSF) and GDP for WalkUPs.
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Because Philadelphia has been a slow growth city

We passed a 10-tax abatement for conversions in 1997
Between 1998-2024, 40 major buildings converted downtown
to residential or hotel use: 10 million sf of office space
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Everything below the red line is back on tax rolls

Buildings Converted to Residential Use, 1997-2024
Year Bullding Name Address Size (square feet) Status Conversion Type
2024 | Nelson Buikding 222 Walnu! St 100,000 Proposed Apartments
2024 | 1701 Market 1701 Market St 304037 Propased Apartments
2024 | The Bellevuo 2005, Broad St. 885365 In Progress. Apartments & hotal
2020 | Public Ledger Buiiding 150 S. Ind. Mall West 479770 Converted Apartments
2020 | One City Plaza 1401 Arch St, 220300 Converted Apartments
2020 | Hoid Buiking 325 N. 13th L. 95,000 Converted Apartmants
2019 | Frankin Tower 1601 Race St 607474 Converted Apartments
2018 | The Alison Buking 1805-1808 Walnut St. 20576 Converted Apartments
2016 | 1600 Callowhil 1600 Callowhill St. 123753 Converted Apartments
2017 | The Beacon 1627 Wainut St 175,000 Converted Apartments
2016 | Fairmount at Browsrytown 1363 N. 3ist St 275,000 Convertod Apartments
RO | The Curlis Center (Phase 1 726 5. 61h St BO000. Corverted Apartments
2012 | The Atiantic Bulding 260 S, Broad St. 320705 Converted Apartments
2012 | Former Siate of Pennsylvania Bulding 1400 Callowhil St 240000 Converted Apartments
201 | 1618 Wainut St 1616 Walnut St 156,000 Corverted Apartments
2011 | 2040 Market St 2040 Market St 128,000 Converted Apartments
2011 | 1201 Chesout St. 1201 Chesnut St. 101,000 Converted Apartment
2008 | Robert Morris Buiking 100 N 17th St. 100,000 Converted Apartments
2007 The Residences at Two Liberty Piace 1650 Chestnut St 263000 Conwerted Condominiums
2007 Aria 1419 Locust St 195,000 Converted ‘Gondominiums
2007 | Westom Union Building 1101 Locust St 162893 Converted Condominiums
2007 | Ayer 210 W. Washinglon 5. | 151,435 Converted Condominiums
2007 | 1401 Walnut St 1401 Walnut St 125450 Converted Apartmonts
2003 | Grande il S. 15h St. 241201 Converted Condominiums
2003 | Mippon Building 610 N. Broad St. 225000 Convorted Apartments
2003 | 1930 Chestut St 1030 Chestnut SL. 110,000 Converted Apartments
2002 | Society Hil Buiding 1165 7th 5t 160,020 Converted Apartments
2001 | 1835 Ach St 1835 Arch SL 76000 Converted Apartments
2000 | Phoenix 1600 Arch St. 450000 Converted Condorminkums
1998 | Ponnsywania House (Now the Ellington) 1500 Chestrut St 241000 Converted Condiminiums
1998 Exchange Buikiing 1411 Walnut St 118,879 Converted Apartments
1067 | 220, 16th St 220 5. 16th St 185,000 Gonvorted Apartments.
Sowce. Newmark




Converting vacant office buildings to residential
has become a full-time industry to remove surplus

Individual developers will focus on their projects
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But either government or a place management organization
Needs to look at the bigger picture
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Downtown office jobs: a major driver of regional economy
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Densest containers of the most diverse jobs:
Hold high-wage, mid-level & entry-level jobs
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What does it take to diversify land-use downtown
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What is the ground floor experience?
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Compare to ground floor experience on Walnut St
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More recently added
West Market & JFK Boulevard Office District planters
Funded in partnership with property owners
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Complemented by in-street bike lane planers
& maintained by CCD
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Comprehensive rethink?

Ground floor retail

Plazas & spaces between the buildings
Allocation of space to cars, pedestrians & bikes
Enhanced public transit

Learning from other cities

What does it take to persuade/incentivize owners
to make these investments?
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