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Why are we here?

& Arlington 1s at a pivotal crossroads.

¢ We are experiencing multiple crises, including housing, income inequality and economic

uncertainty.

We are at multiple inflection points when it comes to demographics, land usage and
economic development.

The purpose of this presentation is to provide insights into (and changes in) demographic,
economic and housing trends in Arlington.

The goal of this presentation 1s that we come away with a better understanding of the
dimensions of these crises and inflection points.



The Data

& This presentation will primarily use data from the U.S. Census Bureau’s American
Community Survey (ACS).

¢ What 1s the ACS?

& The ACS 1s an ongoing survey version of the decennial census. It is released every year
in two formats—1-yr and 5-yr.

& The 1-yr ACS contains only data collected in a single year. For example, the 2010 1-yr
ACS will only contain surveys sent and received in the year 2010.

& The 5-yr ACS contains data collected over 5 years. For example, the 2010 5-yr ACS
contains surveys sent and received from 2006 to 2010.



The Data
(Part 2)

& The 5-yr ACS is (slightly) more precise and available at a more granular level (census
tracts). However, its inference is (slightly) murkier and vintages that contain same years
should not be compared.

& The 1-yr ACS is less precise (but still very close to 5-yr estimates) and the smallest
geography available 1s the public use micro-area (PUMA). However, it can be used in a
repeated cross-sectional format without any biases or complications. Its year-over-year
interpretation is clear.

¢ Hundreds of data tables are generated from the ACS but we will only be using 4 here
for this 1nitial analysis:

& DPO03: Selected economic characteristics.

& DPO04: Selected housing characteristics.

& DPO5: Selected demographic characteristics.
& S1701: Poverty status in the last 12 months.



The Geography and Timeline

Data will be presented at both the county and
PUMA levels.

Since 2012, Arlington has two PUMA s that
roughly correspond to north and south
Arlington.

County-level data starts in 2010 and goes to
2021.

PUMA-level data starts in 2012 and also goes
to 2021.

However, there was no 2020 1-yr ACS due to
COVID.




Overall Population

¢ Arlington has gained population over
the past 10 years (16,961 people).
¢ However, this gain peaked around

2018 and we’ve seen declines since.
** On aggregate, Arlington county has
a net loss of 4,556 people since
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*¢* North Arlington lost 3,568 since
2019.
St ¢ South Arlington lost 3,606 since

2018.
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Population by Race and Ethnicity

Arlington Population by Race and Ethnicity, 2011-2021

White

Hispanic

% Most of the population decline appears to be
amongst non-Hispanic whites, especially
those of middle age (25-54).

s Until 2019, the white population grew
on average by 1,542 people every year.

¢ However the white population
ultimately dropped by 9,654 between
DN nEPZEZIE

¢ The Black and Hispanic populations grew
slightly overall in the last 10 years, but again
there is a slight decline towards the end.

¢ The Asian population is the fastest-growing
population in Arlington.



Population by Race and Ethnicity
(Part 2)

North Arlington Population by Race and Ethnicity, 2011-2021 South Arlington Population by Race and Ethnicity, 2011-2021
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Population by Age

Arlington Population by Age Group, 2011-2021 Table 1. Age Demographics by Year and Geography.
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The Economy

Arlington Workforce by Occupation

[ ] Management, business, science, and arts occupations

B Service occupations

B sales and office occupations

B Natural resources, construction, and maintenance occupations
Production, transportation, and material moving occupations

** Most Arlingtonians work In
high-end service occupations.

**This Is consistent across
geographies and years.



The Economy
(Part 2)

Arlington Median Houschold Income, (2010 - 2021) Pecrentage Arlingtonians Working From Home (2011 - 2021)
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Area Workforce Flows
(Entire Washington, DC MSA)

Washington, D.C. Washington, D.C.

Linked [




Area Workforce Flows (Part 2)
(Entire Washington, DC MSA)

Washington, D.C. Washington, D.C.

Net Migration Rate per 10,000 Members Net Migration Rate per 10,000 Members

Linked [



Area Workiorce Flows (Part 3)
(Entire Washington, DC MSA)

Washington, D.C. Washington, D.C.
Population Gain per 10,000 Members Population Loss per 10,000 Members

Baltimore, MD =

Norfolk, VA =

Ro

Net Migration Rate per 10,000 Members
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What Does this Mean?

Two (non-mutually exclusive) Theories

The Tiebout Theorem (Tiebout, 1956)

When jobs are plentiful and commuting
costs are low, workers will move to
jurisdictions (i.€., counties) that offer
their preferred combination of tax
burdens, government services and
amenities.

The Escalator Model (Fielding, 1992)

Workers will stay in certain cities/MSAS so long
as they can advance their career or skill sets.
When they can no longer do this, they’ve
reached the “top of the escalator.” They then
move to another city to “hop on the next
escalator.”



Poverty and Welfare

Arlingtonians Living at or Below 125% FPL, 2020 - 2021 Arlington Houscholds Recieving SNAP and Other Assistance
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Poverty at the Ends

Arlingtonians in Moderate Poverty, 2010 - 2021 Arlingtonians Living in Extreme Poverty, 2010 - 2021
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Poverty in Race and Age

Arlington Poverty by Race and Ethnicity Arlington Poverty by Age
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Income Inequality

FRED , — Income Inequality in Arington County, VA

2011

s indicate U.S. rec




How Arlington Compares
On Income Inequality

FRED — Income Inequality in Arington County, VA FRED — Income Inequality in Alexandria city, VA
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Housing Supply

Total Housing Units in Arlington % Arlington’s housing supply has grown

by, on average, 1.2 percent year over
//—7 year since 2010.
 This means we have added on average
1349 net units per year to the county’s
housing stock.
¢ In North Arlington, 743 units per
- year on average.
¢ In South Arlington, 602 units per
year on average.
e < 81 percent of that increase involves
— ArdCounty ——— Arl North apartment buildings 20 units or larger, or
— Arl South 1093 apartments per year.
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RGN

Arlington Rental Units by Geography
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Vacancy Rates

Arlington Housing Vacancy Rate (All Units) Arlington Housing Vacancy Rate by Ownership Status
2010-2021 2010-2021
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Monthly Housing Costs

Arlington Median Rent Arlington Homeownership Costs
2010 - 2021 2010 - 2021

Median Mortage Payment

2015 2015
Year Year
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Vacancy Rates by Ownership 1n
North and South Arlington

North Arlington Housing Vacancy by Ownership South Arlington Housing Vacancy by Ownership
2012 - 2021 2012 - 2021
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Housing Growth by Type and Location

North Arlington Housing by Number in Structure South Arlington Housing by Number in Structure

Number of Units
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Home Value

Arlington Median Home Values by Geography

2015
Year

Arl County —— Arl North
Arl South

Arlington Homes over $1 million by Geography
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Housing Demand and Price

Arlington Home Value and Income by Geography Arlington Houscholds and Housing Units
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Predictions
Overall Population

Projected Arlington Population, 2022-2026 Projected Arlington Population, 2022 - 2026
Model 1 Model 2
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Upper Bound Estimate Model 2

Model 1 Upper Bound Estimate
Model 1: Assumes Arlington Model 2: Assumes Arlinton’s
population trends will revert to pre- population loss observed over the last

2017 trends. 5 years will continue.



Population Predictions by Race and Ethnicity

Projected Arlington Hispanic Population, 2022 - 2026 Projected Arlington Asian Population, 2022 - 2026
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Housing Predictions

Projected Arlington Housing Stock Arlington Projected Median Housing Value

2022 - 2026 2022 - 2026
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Key Takeaways

Arlington’s housing crisis appears to be more of a function of price (i.e., affordability) than supply.
& Market-based supply-side interventions (without mandates) are not likely to alleviate this.

® The housing crisis ties into a greater problem of wage inequality.

Many long-term trends observed at the beginning of the decade appear to break down over the last 3 years.

& Will Arlington continue to lose population like it has the last few years or will we return to pre-covid/beginning of
the decade trends!

& Will work from home continue at the same levels!
& Will Arlington be a long-term destination for workers or will it just be a stepping stone?

& Can empty office space alleviate some of these geo-spatial inequalities (which also correlate with race and ethnicity)!

There is too much uncertainty in the data and too many contradicting forces to make accurate long-term
predictions at this point.

Arlington would be advised to spend the next few years collecting additional data on many of these
dimensions before making long-term plans that are expensive, resource-consuming, divisive, potentially
displacementinducing and possible directionally-wrong.
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