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Beacon Economics
Economic research firm founded in 2006 with a 
commitment to letting the data determine the answer.

Today’s Presentation
 What we think is happening in our economy (our 

social narrative or “lived experience”)
 What is actually happening in our economy (our 

objective statistical reality)
 It is the combination of the two that drives the 

forecast: Narratives drive choices, while economics 
determines outcomes.

Good choices and smart policies start 
with the correct narrative.

Social 
Narratives

Economic 
Reality

Social 
Narratives

Slides available by using QR code at end of presentation, or email Kristen@beaconecon.com 

mailto:Kristen@beaconecon.com
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2019: The Real Estate Recession

2020: The Pandemic Depression

2023: The Yield Curve Recession

The only function of economic 
forecasting is to make astrology 
look respectable.” 
 -John Kenneth Galbraith

“The only function of election polling 
is to make economic forecasting look 
respectable.” 
 -Christopher Thornberg



Things aren’t as bad as you think
• Household and business finance remain solid
• Most policy changes more smoke than fire
• Tariff impacts manageable at reasonable levels

Things are worse than you think
• US Economy is overheated by deficits and bubbles
• Growing reliance on global capital inflows

What could cause a recession?
• Standard Story: The Straw that Broke the Camel’s Back
• The Real Issue: Capital flight drives up rates sharply

Inflate, Deflate or Pop 
• Economy stabler, but problems remain
• Current politics is to throw more fuel on fire
• Fed between a rock and hard place of their own making
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Real GDP Growth Y-o-Y 2023 2024 2025
Q1

Gross domestic product 2.90 2.80 -0.20
Final Demand 2.82 3.11 2.06

Personal consumption 1.72 1.87 0.80
Durable goods 0.31 0.25 -0.29
Nondurable goods 0.12 0.27 0.30

Services 1.30 1.35 0.79
Fixed investment 0.43 0.66 1.34

Structures 0.32 0.11 -0.04
Equipment 0.18 0.17 1.16
Intellectual property 0.31 0.21 0.25

Residential -0.37 0.17 -0.02
Change inventories -0.41 0.06 2.64

Net exports 0.49 -0.37 -4.90
Exports 0.31 0.36 0.26
Imports 0.17 -0.73 -5.16

Government 0.66 0.58 -0.12
Federal 0.19 0.16 -0.30
State and local 0.47 0.41 0.18
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Las Vegas Gaming 
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Real Per Capita Consumer 
Spending

2 Year Growth Nominal Consumer Spending (to April 2025)

High Growth Medium Growth Low Growth

Spectator sports 23.1% Personal care serv 14.2% Non-prescript drugs 8.6%

Foreign travel 22.7% Childcare 14.0% Food for off-prem 6.6%

Live entertainment 19.7% Dental services 13.6% Furnishing 5.6%

Air transportation 19.4% Purchased meals 13.4% Alcoholic beverages 5.4%

Nursing homes 18.8% Information pro eq 12.7% Higher education 3.7%

Membership clubs 16.9% Rental Housing 11.5% Hotels and motels 1.5%

Prescription drugs 16.9% Household utilities 10.7% Motor vehicle fuels -13.0%
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US Payroll Employment 
(Millions)
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US Unemployment Rate 
(%)
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YoY Growth Real Hourly Wages

Lower 1/2 of wage distn Upper 1/2 of wage distn

10 Year Real Growth
Lower ½ of Workforce 17.17
Upper ½ of Workforce 10.65

Inflation Adjusted Earnings Growth 
2018-2023

Male Female
Median earnings $51,391 $38,649

6.2% 9.3%
Median earnings full-time $63,975 $52,370

4.57% 5.39%
Median by Education (Age 25+)

Less than high school $36,740 $24,766
6.70% 13.68%

High school grad $45,709 $31,508
5.08% 7.03%

Some college / associate $54,496 $38,541
2.36% 5.62%

Bachelor's degree $81,218 $57,055
3.49% 4.71%

Graduate / professional $104,054 $74,815
-3.04% 3.01%
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Corporate Profits After Tax 
(Real, $Billions SAAR)

2023 2025
Q1 Q1 Growth

Private fixed investment 4018.8 4346.5 8.2%
Structures 631.9 673.9 6.6%

Commercial and health care 179.6 167.8 -6.6%
Manufacturing 106.8 147.1 37.7%
Power and communication 116 129.7 11.8%
Mining exploration 119.1 107.1 -10.1%

Equipment 1258.2 1406 11.7%
Information processing eq 493.7 600.1 21.6%
Industrial equipment 256.1 264.2 3.2%
Transportation equipment 263.9 317 20.1%

Intellectual property products 1425.8 1524.2 6.9%
Software 706.5 804.3 13.8%
Research and development 639.4 655.1 2.5%
Entertainment 92.6 90.9 -1.8%

Residential 748.2 795.9 6.4%
Single family 251.7 279.3 11.0%
Multifamily 103.1 86.5 -16.1%
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YoY Growth Consumer Prices (PCE)
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Beacon Economics

Social Narratives Economic Reality

“We need to incorporate the contagion of narratives into 
economic theory. Otherwise, we remain blind to a very 
real … mechanism for economic change..” 

 ―R. Shiller, Narrative Economics

https://www.goodreads.com/work/quotes/69103669
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Pandemics do not cause 
depressions.
• Lost Output during Pandemic: $850 

Billion
• Stimulus deployed: $6 trillion
• Efforts supported by $5 trillion in QE

The Stimulus Multiplier
• Initial stimulus $50k per household
• Asset prices: $200K more in net 

worth
• 26% increase in average net worth $400

$500

$600

$700

$800

$900

$1,000

$1,100

$1,200

$1,300

Ja
n-

13

Ja
n-

14

Ja
n-

15

Ja
n-

16

Ja
n-

17

Ja
n-

18

Ja
n-

19

Ja
n-

20

Ja
n-

21

Ja
n-

22

Ja
n-

23

Ja
n-

24

Average Net Worth Per Household 
($000s)

From Pre-
Pandemic: 

+$335K, +35%
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        Current receipts         Current expenditures
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Household Debt as % of GDP

Household Liabilities
Household Liabilities + Federal Debt

Deficit Closing?

$15,500 per household per year 
• Higher Taxes: 8% of Household 

Disposable Household Income
• Reduced Spending: 25% of total current 

Fed expenditures
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Indexed Nonfarm Employment

East Bay San Francisco (MD) San Jose

Location Apr-25 Emplt 
(000s)

1-Year 
Chg. (%)

Chg. Feb-
20 (%)

Austin 1,372.7 1.3 16.8
Dallas 4,303.4 1.2 11.2
Phoenix 2,460.7 0.5 9.9
Napa 77.2 3.3 2.7
Seattle 2,151.0 0.6 1.5
Vallejo 143.9 -0.6 0.3
Boston 2,760.7 0.0 -0.8
Los Angeles (MD) 4,590.1 0.1 -1.0
San Jose 1,150.3 -0.2 -1.3
Oakland (MD) 1,176.2 -0.7 -2.1
Santa Rosa 204.4 0.4 -3.7
San Rafael (MD) 112.7 1.2 -3.9
San Francisco (MD) 1,139.5 -0.6 -5.8
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Office Vacancy Rate

East Bay San Francisco (MD) San Jose

Location Q1-25 (000s 
sq. ft.)

Empty Sq. Ft. 
per Office 

Using Emp.

Los Angeles (MD) 40,307 38.8

Boston 26,140 33.7

Denver 25,258 52.1

San Francisco (MD) 24,151 51.2

Phoenix 20,440 32.3

San Jose 19,989 48.7

Seattle 18,390 29.3

Austin 16,018 38.2

Oakland (MD) 11,445 44.9
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Median HH Incomes

California US

Rank out of 3,200
2023 Med 

HH Inc
2 Santa Clara $154,954
3 San Mateo $151,485
10 Marin $139,644
18 San Francisco $126,730
25 Contra Costa $122,794
30 Alameda $119,931
52 Orange $110,042
54 Placer $109,713
56 El Dorado $108,594
59 Ventura $107,667
61 San Benito $107,324
70 Santa Cruz $105,631
77 Napa $104,686
82 San Diego $103,674

Ranked Median Household 
Income by County



Median Household Income
2019–2023 

CA 2023 CA / US GR

All Households 95,521 22.9% 18.7%

Hispanic origin 79,187 14.0% 24.4%

African American 67,476 25.1% 22.4%

Asian 123,928 10.8% 19.0%

White alone 106,214 27.8% 15.3%

Pacific Islander 95,404 28.5% 13.7%
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Labor Force Payroll Employment

Change: Jan 20 to Jan 25

Nonfarm Payrolls 386,000

Labor Force 121,000

0

5000

10000

15000

20000

25000

30000

Ja
n-

05
M

ar
-0

6
M

ay
-0

7
Ju

l-0
8

Se
p-

09
N

ov
-1

0
Ja

n-
12

M
ar

-1
3

M
ay

-1
4

Ju
l-1

5
Se

p-
16

N
ov

-1
7

Ja
n-

19
M

ar
-2

0
M

ay
-2

1
Ju

l-2
2

Se
p-

23

Housing Permits by State

California Texas

Change Labor Force 2020 to 2025

Texas 1,680,000 11.9%

California 121,000 0.6%



Payroll Employment Labor Force
Total Nonfarm Feb-25 5 Yr Ch Share Feb-25 5 Yr Ch
California 18004 340 19707 79
Inland Empire 1705 117 34.3% 2216 138
Central Valley 1483 110 32.5% 1997 114
Greater Sacramento 1145 59 17.3% 1274 64
San Diego 1564 41 12.2% 1665 47
Central Coast 557 -9 -2.5% 724 0
Orange County (MD) 1692 1 0.3% 1631 -3
San Jose 1151 -15 -4.4% 1058 -9
Oakland (MD) 1178 -22 -6.5% 1449 -28
San Francisco (MD) 1142 -64 -18.8% 928 -47
Los Angeles (MD) 4601 -33 -9.8% 5038 -220



City 2023 Median 
HH Income ($) 5-Year Chg. (%)

California 95,521 26.9
Stockton 76,191 40.3
Fresno 67,603 35.7
San Diego 105,780 32.8
Long Beach 81,606 32.5
Bakersfield 79,355 32.3
Sacramento 85,928 32.1
Riverside 88,175 30.0
Oakland 96,828 26.6
San Jose 136,229 20.5
San Francisco 126,730 12.8
Anaheim 84,872 11.4

0 5 10 15 20 25

California
San Jose

San Diego
San Francisco

Anaheim
Riverside

Sacramento
Oakland

Long Beach
Stockton

Bakersfield
Fresno

Poverty Rate

2023 2018
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Unemployment Rate

East Bay San Francisco (MD)
San Jose

Industry Feb-25 2 Yr Ch
Total Nonfarm 1150.5 -11.8
Health Care 161.9 17.7
Education 53.1 4.6
Government 101.2 4.0
Other Services 27.3 1.0
Logistics 16.9 0.4
Leisure and Hospitality 102.2 0.2
Wholesale Trade 28.6 -0.7
Management 60.2 -1.0
Retail Trade 72.8 -1.2
Financial Activities 35.7 -2.1
NR/Construction 52.0 -2.8
Admin Support 59.3 -4.8
Information 92.5 -8.1
Manufacturing 124.0 -9.3
Prof Sci Tech 162.7 -9.7

San Jose Payroll Employment



$800

$1,000

$1,200

$1,400

$1,600

$1,800

$2,000
Average Weekly Wage

East Bay San Francisco (MD) San Jose

Location
Apr-25 Avg 

Weekly 
Wage ($)

1-Year 
Chg. (%)

Chg. since 
Feb-20 (%)

Dallas 1,323 8.3 21.9
Santa Rosa 1,218 9.7 21.0
Napa 1,323 -3.2 20.1
Phoenix 1,271 5.7 18.3
Austin 1,293 8.0 15.9
Los Angeles (MD) 1,333 2.4 14.3
Seattle 1,567 9.5 13.8
Boston 1,492 2.5 13.1
East Bay 1,452 10.1 13.0
Vallejo 1,136 5.3 9.8
San Francisco (MD) 1,807 1.5 8.7
San Rafael (MD) 1,274 -5.8 8.6
San Jose 1,891 1.6 7.9



MSA

Apr-25 
Median 
Home 
Price 

($000s)

1-Year 
Chg. (%)

Chg. 
since Feb-

20 (%)

Phoenix MSA 478.0 0.1 51.3
Santa Clara County 1,988.0 6.1 50.3
Seattle MSA 932.2 4.4 48.8
Boston MSA 779.1 4.2 45.7
Dallas MSA 420.2 -1.1 38.8
Napa County 972.3 2.9 37.3
Alameda County 1,274.8 -2.0 33.9
Austin MSA 439.6 -1.9 32.4
Sonoma County 839.7 -0.5 29.2
Solano County 588.1 -0.7 25.9
Marin County 1,686.7 -3.6 25.9
Contra Costa County 851.7 -2.1 24.9
San Mateo County 2,005.8 -0.6 24.5
San Francisco County 1,608.2 1.7 2.0

$0

$500,000

$1,000,000
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$2,000,000

$2,500,000
Median Home Price

Alameda San Francisco
Santa Clara San Mateo
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MSA
2024 Res 
Permits 
(Units)

1-Year Chg. 
(%)

5-Year Chg. 
(%)

Houston 67,376 -10.7 18.0
Dallas 62,552 -18.5 1.1
Phoenix 44,702 -4.8 40.9
Los Angeles 28,969 -7.3 -6.6
Orlando 25,538 -9.1 -11.3
Miami 21,957 6.3 4.8
Denver 21,447 -9.0 -4.7
Inland Empire 18,449 18.5 35.7
Las Vegas 13,078 0.0 11.1
Sacramento 11,679 10.3 50.0
San Diego 10,944 16.3 18.3
San Francisco 8,132 -29.2 -51.5
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Total Population Growth Rate

County Alameda
San 

Mateo
Santa 
Clara

Population 1,591 731 1,860

Pop 10 Yr Gr 2.5% -1.4% 0.7%

HHs 10 Yr Gr 10.2% 5.6% 8.4%

PPH 2.58 2.66 2.77

10 Yr Gr -7.0% -6.7% -7.2%



County Housing 
Units

10-Year 
Chg. (#)

Post Local 
Demand

Alameda 652,678 57,172 13,919

Contra Costa 435,790 25,999 10,399

Santa Clara 709,914 51,847 6,653

Solano 167,815 11,660 4,633

Napa 56,839 1,497 -2,011

Marin 113,062 1,766 -3,525

San Mateo 292,078 16,116 -3,588

San Francisco 422,007 36,195 -4,202

Sonoma 212,457 6,320 -7,604
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Work from Home WFH 2018 (%) WFH 2023 (%)

United States 5.3 13.8

California 6.0 14.6

Alameda 6.9 20.4

Contra Costa 6.8 17.7

Marin 15.4 26.3

San Francisco 6.3 24.4

San Mateo 5.4 18.5

Santa Clara 5.0 16.4

Marin County 
Workers: 
Place of Residence

2018 2023

Marin 62.2 73.9

San Francisco 23.0 13.3

San Mateo 1.4 3.9

Other 3.9 3.2

Sonoma 3.7 2.6

Alameda 3.1 2.5

Contra Costa 2.4 0.4

Napa 0.2 0.1



Location Q4-24 
($, 000s)

1-Year Chg. 
(%)

Chg. Since 
Q4-19 (%)

California 2,281,982 -1.1 22.5

Solano 25,604 -2.5 20.1

Napa 11,193 -1.9 18.1

San Mateo 55,264 -0.9 16.8

Marin 16,444 0.8 16.2

Santa Clara 145,837 3.2 16.0

Contra Costa 54,133 -2.9 12.6

Sonoma 28,775 -3.6 10.0

Alameda 98,365 -0.9 9.2

San Francisco 46,111 -1.1 -12.1
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Owner Occupied Tenant Occupied

35.0 percent or more
35.0 percent or 

more
2018 2023 2018 2023

Los Angeles 34% 35% Florida 47% 52%
Orange 30% 31% Fresno 47% 49%
San Francisco 30% 31% Orange 47% 49%
California 29% 31% Los Angeles 48% 48%
Kern 26% 30% Contra Costa 44% 47%
Florida 26% 29% California 45% 47%
Alameda 24% 28% Sacramento 46% 46%
San Mateo 29% 28% Arizona 38% 45%
Sacramento 24% 25% Texas 40% 43%
Santa Clara 26% 24% San Mateo 40% 39%
Texas 21% 23% Santa Clara 36% 37%
Arizona 20% 22% San Francisco 28% 32%



Moral Nodes: Social 
issues that blind us 
emotionally 

Style Rules
Type 1 Fast, Emotional Heuristics
Type 2 Slow, deliberative Deduction



Why the “social contract” has 
been broken:
• Today’s 25-year-olds make 

less than their parents and 
grandparents did at the same 
age

• They carry student debt loads 
unimaginable to earlier 
generations

• Housing costs have outpaced 
them
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State

2023 
Foreign 

Born % of 
LF

State

2023 
Foreign 

Born % of 
LF

California 33.3 Connecticut 19.5

New Jersey 30.2 Illinois 18.7

New York 27.9 Virginia 17.3

Florida 27.7 Wash DC 16.7

Nevada 23.7 Rhode Island 16.5

Hawaii 23.7 Arizona 16.3

Texas 22.6 Georgia 15.5

Maryland 21.9 United States 8.4

Massachusetts 21.9 Delaware 15.2

Washington 20.1 New Mexico 13.1
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Billions
Share 

GDP

GDP $29,723

Total Imports Goods $3,267 11.0%

~~New Tariffs $653 2.2%

Federal Deficit -$1,847 -6.2%

Personal Taxes to Feds $2,391 8.0%

Corp Taxes to Fed $490 1.6%

The Tariff Tax: Context Imports of goods 2024 $Billions 3261
Industrial equipment 295.6 9.1%

Petroleum and products 251.9 7.7%
Engines, parts, bodies 196.6 6.0%
Metals and products 137.5 4.2%
Electrical equipment 102.6 3.1%
Telecommunications eq 84.3 2.6%
Semiconductors and related 82.1 2.5%
Chemicals 73.2 2.2%
Civilian aircraft, engines parts 62.7 1.9%
Scientific, hospital, and medical 62.5 1.9%
Building materials 45.7 1.4%
Mining, and construction eq 27.3 0.8%

Consumer goods 803.5 24.6%
Automotive vehicles 278.8 8.5%
Computers, peripherals, and parts 216 6.6%
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• Economic Outlooks
• Revenue Forecasts
• Cost Projections
• Regional Development
• Housing Studies

• Impact Reports
• CEDS Analysis
• Policy  Studies
• Industry Studies
• Labor Markets

Kristen@beaconecon.com
Beaconecon.com

Q4 12 Q4 16 Q4 20 Q4 24
Obama Trump Biden Trump

Real GDP Growth YoY Gr 1.6% 2.2% -1.0% 2.5%
Unemployment Rate 7.8% 4.8% 6.8% 4.1%
Real Per Capita DPI $42,342 $43,846 $49,476 $51,637
Household Debt (% GDP) 84.5% 77.9% 77.5% 70.0%
Household Net Worth (% GDP) 413.9% 469.3% 562.3% 539.5%

UM: Consumer Sentiment 79.4 93.1 79.8 72.1

Federal Deficit % GDP -6.5% -3.1% -16.2% -6.9%
Federal Debt: % GDP 100.1% 104.6% 125.7% 121.9%
Current Account (% GDP) -2.3% -2.0% -3.3% -4.0%
Net Int Investment (% GDP) -27.8% -43.3% -66.7% -88.3%

$Dollar (Broad Real) 87.9 108.0 105.7 119.5
Shiller P/E Ratio 21.24 27.08 32.51 37.22

The Narrative / Reality Gap



• Macro and Regional Economic Projections
• Revenue and Market Forecasts
• Economic Development and SWOT Analysis
• Residential and Commercial Real Estate 

Market Trend Studies

• Economic Impact Reports
• Regional CEDS Reports
• Policy Impact Estimates 
• Industry and Labor Market Studies
• Litigation Support and Damage Estimates

Or contact: 
Kristen@beaconecon.com

For a copy of slides, 
please use the QR Code

Economic Momentum to Slow
• Policy turbulence slowing decision making
• Tariff hit on some sectors

Turbulence threatening capital inflows
• Important #s: The $US, asset prices, 10 Year Bond
• Recession starts when / if rate hikes hit household finances

California: Focused on the wrong issues
• Housing supply, not affordability
• Labor supply, not income inequality

The Bay Area?
• Tech suffering from its own success
• Housing supply can fix office / downtowns

The real issue? The Narrative
• Politics aim to intensify imbalances rather than reduce them
• How will American’s react when they are forced to confront reality?



• Economic Outlooks
• Revenue Forecasts
• Cost Projections
• Regional Development
• Housing Studies

• Impact Reports
• CEDS Analysis
• Policy  Studies
• Industry Studies
• Labor Markets

Get In Touch With Us:
Kristen@beaconecon.com

Beaconecon.com
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