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Federal Reserve Open Market Committee

FRED w — Longer Run FOMC Summary of Economic Projections for the Growth Rate of
Real Gross Domestic Product, Central Tendency, Midpoint
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Source: US. Federal Open Market Committee, Federal Reserve Bank of St. Louis

research.stlouisfed.org myf.red/g/30H6

On March 16, 2016 the Federal Reserve Open Market Committee reduced the long-run GDP
growth forecast to less than two percent (< 2%).

Source: https://research.stlouisfed.org/fred2/graph/fredgraph.jpg; 3/16/16 Returnto TOC



Industrial & Manufacturing Production Indices

FRED@ B = Industrial Production Index

— Industrial Production: Manufacturing (NAICS)

10
5

S
=T
i 0
g v
=
o
[
@ 5
—
{4+
A
o
§ -10
@
=

-15

-20

2000 2002 2004 2006 2008 2010 2012 2014 2016

research.stlouisfed.org

The Industrial production index declined month-over-month and year-over-year. The
Manufacturing industrial production index increased month-over-month and decreased year-over-
year (both on a percentage basis).

Source: https://research.stlouisfed.org/fred2/graph/fredgraph.jpg; 3/16/16 Returnto TOC



Atlanta Fed: GDPNow!™M
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“The GDPNow model forecast for real GDP growth (seasonally adjusted annual rate) in the first
quarter of 2016 is 0.1 percent on April 8, down from 0.4 percent on April 5. After this morning's
wholesale trade report from the U.S. Bureau of the Census, the forecast for the contribution of
inventory investment to first-quarter real GDP growth fell from —0.4 percentage pointsto —0.7
percentage points.” — Pat Higgins, Economist, The Federal Reserve Bank of Atlanta

Source: https://www.frbatlanta.org/cqer/research/gdpnow.aspx; 4/8/16 Returnto TOC



U.S. Economic Indicators
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U.S. Economic Indicators
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The Federal Reserve Bank of Chicago

“The ANFCI increased slightly to 0.29 in the latest week. The current level of the ANFCI indicates that
financial conditions in the latest week were somewhat tighter than typically suggested by current economic
conditions as captured by the three-month moving average of the Chicago Fed National Activity Index
(CENAI-MAS3) and three-month total inflation according to the Price Index for Personal Consumption

Expenditures (PCE).”

Source: https://Aww.chicagofed.org/publications/nfci/index; 4/1/16 Returnto TOC



Chicago Fed: National Activity Index

Chicago Fed National Activily Index, by Categories, and CFNAI-MAS3
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“Led by declines in production-related indicators, the Chicago Fed National Activity Index (CFNAI) fell to —0.29 in
Februaryfrom +0.41in January. All four broad categories of indicators that make up the index decreased from
January, andthree of the four categories made negative contributions to the index in February.

The index’s three-month moving average, CFNAI-MAS3, edged up to —0.07 in February from —0.12 in January.
February’s CFNAI-MA3 suggests that growth in national economic activity was slightly below its historical trend.
The economic growth reflected in this level of the CFNAI-MA3 suggests subdued inflationary pressure from
economic activity over the coming year.” — Laura LaBarbera, Media Relations, Federal Reserve Bank of Chicago

Source: https://www.chicagofed.org/research/data/cfnai/current-data; 3/21/16

Returnto TOC



Chicago Fed: Midwest Economy Index

MEI and the Seventh Federal Reserve District Siates
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Note: The map’s shading summarizes the most recent contribution to growth in Midwest economic activity from each of

the five states in the Seventh Federal Reserve District (lllinois, Indiana, lowa, Michigan, and Wisconsin).

Index shows economic growth
Midwest economic growth
improved in February

“The Midwest Economy Index (MEI) moved up to +0.07
in February from —0.09 in January. The relative MEI fell
to +0.54 in February from +0.73 in January. February’s
value for the relative MEI indicates that Midwest
economic growth was somewhat higher than what would
typically be suggested by the growth rate of the national
economy.

Manufacturing’s contribution to the MEI rose to —0.12in
February from —0.21 in January. The pace of
manufacturing activity increased in Illinois, lowa, and
Wisconsin, but decreased in Michigan and was
unchanged in Indiana. Manufacturing’s contribution to
the relative MEI fell to +0.05 in February from +0.20 in
January.”

“The construction and mining sector’s contribution to the MEI ticked up to +0.10 in February from +0.08 in January.
The pace of constructionand miningactivity was higher in Indiana and Wisconsin, but lower in lowa and unchanged
in Illinois and Michigan. Constructionand mining’s contributionto the relative MEI was +0.24 in February, up

slightly from +0.23 in January.

The service sector’s contribution to the MEI increased to +0.05 in February from +0.02 in January. The pace of
service sector activity was up in Indiana and Michigan, butdown in lllinois and lowa and unchanged in Wisconsin.
The service sector’s contribution to the relative MEI decreased to +0.19 in February from +0.23 in January.” — Laura

LaBarbera, Media Relations, Federal Reserve Bank of Chicago

Source: http://app.frocommunications.org; 3/31/16

Returnto TOC



Chicago Fed: Survey of Business Conditions

CFSBC Activity Index and U.S. Real Gross Domestic Product Growth
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Source: GDP data from the U.S. Bureau of Economic Analysis from Haver Analytics.

“The Chicago Fed Survey of Business Conditions (CFSBC) Activity Index edged down to —19
from—17, suggesting that growth in economic activity continued at a modest pace in January
and early February. The CFSBC Manufacturing Activity Index rose to —7 from —18, while the
CFSBC Nonmanufacturing Activity Index declined to —25 from —16.” — The Federal Reserve
Bank of Chicago

Source: https://www.chicagofed.org/publications/cfsbc/index; 3/14/16 Returnto TOC



U.S. Economic Indicators

Texas Manufacturing Outlook Survey Production Index
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The Federal Reserve Bank of Dallas
Manufacturing Turns Downward, but Service Sector Grows

“The Texas Manufacturing Outlook Survey production index for February came in at —8.5, indicating a second

consecutive month of decline in manufacturing activity. Asharp decline inthe TMOS employment index

suggests that manufacturing job losses accelerated from January to February. The TSSOS revenue index held
steady at 9.7 in February, pointing to continued growth in the service sector.” — Emily Gutierrez, Research

Analyst, The Federal Reserve Bank of Dallas

Source: http://www.dallasfed.org/microsites/research/surveys/tmos/index.cfm; 3/25/16

Returnto TOC



U.S. Economic Indicators

The Federal Reserve Bank of Dallas

Texas Manufacturing Activity Rebounds in March

“Texas factory activity expanded slightly in March, according to business executives responding to
the Texas Manufacturing Outlook Survey. The production index, a key measure of state
manufacturing conditions, rebounded to positive territory this month — coming in at 3.3 — after two
months of negative readings.

Other indexes of current manufacturing activity also rose this month, although some remained in
contractionary territory. The new orders index jumped 13 points but was still negative at -4.8,
suggesting demand continued to fall but at a slower pace than last month. The growth rate of orders
index has been negative since October 2014, although it did rise in March, to-11.7. The capacity
utilization index bounced back to positive territory after negative readings so far this year, coming in
at 3.3. Shipment volumes were largely unchanged this month as the shipments index remained near
Zero.

Perceptions of broader business conditions remained negative but showed signs of slight stabilization
in March. The general business activity index jumped 18 points but remained negative for a 15th
month, posting a reading of -13.6. The company outlook index posted a fourth negative reading in a
row but edged up to -11.0.” — Emily Kerr, Business Economist and Advisor, The Federal Reserve
Bank of Dallas

Source: http://dallasfed.org/assets/documents/resear ch/update/reg/2016/1602.pdf; 3/25/16
Returnto TOC
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U.S. Economic Indicators

Composite Index vs. a Month Ago
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The Federal Reserve Bank of Kansas City
Tenth District Manufacturing Activity Remained Negative

“Factories reported another decline in activity in March, although the drop was somewhat smaller than in the previous

three months.

Tenth District manufacturing activity remained negative, while producers’ expectations for future activity weakened.
Most price indexes edged higher in March, but remained at low levels. The month-over-month composite index was -6
in March, up from -12 in February and -9 in January. The composite index is an average of the production, new orders,
employment, supplier delivery time, and raw materials inventory indexes. The improvementin the index came from

both durable and nondurable goods factories, particularly for chemicals, machinery, and nonmetallic mineral

production. Activity remained weak in most District states. Most month-over-month indexes rose somewhat from the
previous month. The new orders, order backlog, and employment indexes improved slightly but remained in negative

territory. In contrast, the production index dropped from -8 to-14, and the shipments and new orders for exports

indexesalso fell. Theraw materialsinventory jumped from -16 to -2, and the finished goods inventory index also

moved higher.” — Chad Wilkerson, Vice President and Economist, The Federal Reserve Bank of Kansas City

Source: https://www.kansascityfed.org/~/media/files/publicat/research/indicatorsdata/mfg/2016/20 16mar24 mfg.pdf; 3/25/16

Returnto TOC



U.S. Economic Indicators

The Federal Reserve Bank of New York

General Business Conditions Business Conditions Improve

Seasonally Adjusted . ..
“Business activity expanded for New York

Diffusion index manufacturing firms for the first time in over a year,
40 according to the April 2016 survey. After remaining
30 A in negative territory for seven months, the general
20 business conditions index rose to a reading slightly
0 above zero last month, and climbed nine more points
Y ’ i‘ ] toreach 9.6 in April. 31% of respondents reported
0 that conditions had improved over the month, while
10 22% reported that conditions had worsened. Aftera
2 steep gain last month, the new orders index edged up
two pointsto 11.1, pointing to an increase in orders.
-30 The shipments index edged lower but, at 10.2, still
40 Lo e oo oo oo Signaled a modest increase in ShipmentS. The unfi”ed
2006 07 08 09 10 1 12 18 ¥ 15 16 orders and delivery time indexes both came in close to
Note: The shaded area indicates a period designated a recession by the National Bureau zero. Theinventoriesindexwas -4.8, indicating that
of Economic Research. inventory levels were slightly lower.”

“The April 2016 Empire State Manufacturing Survey indicates that business activity expanded for New York
manufacturers. The headline general business conditions climbed nine pointsto 9.6, its highest level in more than a year.
The new orders and shipments indexes registered an increase in both orders and shipments, and inventories were slightly
lower than last month. The prices paid index climbed sixteen pointsto 19.2, pointing toa pickup in input price increases,
while the prices received index rose above zero, a sign that selling prices increased. Employment levels and the average
workweek were little changed from March. The six-month outlook continued to improve, with the index for future
business conditions rising for a third straight month.” — The Federal Reserve Bank of New York

Source: https:/iwww.newyorkfed.org/medialibrary/media/survey/empire/empire2016/2016_03report.pdf; 4/15/16 Returnto TOC



U.S. Economic Indicators

The Federal Reserve Bank of New York

Survey Indicators
Diffusion Index of Current and Expected Activity — Seasonally Adjusted
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Empire State Manufacturing Survey

Outlook Continues To Improve
“Indexes for the six-month outlook indicated that conditions were expected to improve in the monthsahead. The
index for future business conditions moved up four pointsto 29.4 —its third consecutiverise. Theindex for future
new orders remained elevated at 36.6, and the index for future shipments climbed to 37.2. Future employment
indexes conveyed an expectation thatemployment levels and the average workweek would rise modestly over the
next six months. The capital expenditures index climbed six pointsto 22.1, and the technology spending index rose
t021.2.”—The Federal Reserve Bank of New York

Source: https:/iwww.newyorkfed.org/survey/empire/empiresurvey_overview; 4/15/16 Returnto TOC



U.S. Economic Indicators

The Federal Reserve Bank of New York: FRBNY Nowcast
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U.S. Economic Indicators

Chart 1. Current and Future General Activity Indexes Current Indicators Reflect a
January 2006 to March 2016 . . o o
Pickup in Activity
Diffusion Index “The diffusion index for current activity increased
80 - ' froma reading of -2.8 in Februaryto 12.4 thismonth,

/%ot Foramst its first positive reading in seven months (Chart 1).

Both the currentnew orders and shipments indexes
also showed improvementthis month. The current
new ordersindex returned to positive territory,
Increasing 21 pointsto 15.7. Nearly 37 percentofthe
firms reported an increase in new orders this month.

60 -

40

20

0

-20 The currentshipmentsindex rose 20 points, to 22.1.
Current Activity The unfilled orders and delivery time indexes showed
-40 . . . .
notable improvement, increasing 11 pointsand 16
-60 e - : - : - : points, respectively. Whilethe unfilled orders

2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 remained slightly negative, the delivery time index
reached its first positive reading in 11 months. Firms

Note: The diffusion index is computed as the percentage of respondents indicating an increase minus . - . C
continued to reportoverall declines in inventories.

the percentage indicating a decrease; the data are seasonally adjusted.

The Federal Reserve Bank of Philadelphia

“Firms responding to the Manufacturing Business Outlook Survey reported an improvement in business conditions this
month. The indicator for general activity rose sharply in March to its first positive reading in seven months. Other broad
indicators offered similar signals of growth: The indexes for shipmentsand new ordersalso rose notably. Firms
continued to report overall weak employment. With respect to the manufacturers’ forecasts, the survey’s future indicators
also showed significant improvement this month.”

Source: https:/iwww.philadelphiafed.org/research-and-data/regional-economy/business-outlook-survey; 3/17/16 Returnto TOC



Philadelphia Fed: GDP Growth

GDP Growth

GDPplus 1s a measure of the quarter-over-quarter rate of growth of real GDP in annualized
percentage points. GDP_E and GDP_I are quarter-over-quarter rates of growth of expenditure

and income-side measures of real GDP in annualized percentage points, respectively.
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U.S. Economic Indicators

Manufacturing Activity
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The Federal Reserve Bank of Richmond
Manufacturing Sector Activity Expanded; New Orders and Shipments Increased

“Fifth District manufacturingactivity expanded in March, according to the most recent survey by the Federal
Reserve Bank of Richmond. Shipments and the volume of new orders increased this month. Employment
advanced at a slightly faster pace in March, while average wages grew moderately and the average workweek
lengthened. Prices of raw materials and finished goods rose at a faster pace compared to last month.

Manufacturers anticipated robust business conditions during the next six months. Firms expected faster growth in
shipments and in new orders in the six months ahead. Additionally, survey participants looked for increased
capacity utilization and expected order backlogs to grow. Producers looked for vendor lead times to lengthen
modestly.” — Jeannette Plamp, Economic Analyst, The Federal Reserve Bank of Richmond

Source: https://www.richmondfed.org/research/regional_economy/surveys_of business_conditions/manufacturing/2016/mfg_03 22 16 Returnto TOC



U.S. Economic Indicators
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The Federal Reserve Bank of Richmond
Current Activity

“Overall, manufacturing activity increased markedly in March. The composite index for manufacturing climbed to a
reading of 22, the highest since April 2010. Theindex for shipmentsadded 38 pointsand the new orders index
advanced 30 points, finishing at strong readings of 27 and 24, respectively. Manufacturingemploymentgrew ata
slightly faster pace this month; theemploymentindicator added two pointstoend at 11.

Backlogs flattened this month. However, the index moved up fromlast month’s -14 readingto settleat 1. Capacity
utilization grew at a faster pace in March, pushingtheindex up 22 points andendingat 17. Vendor lead time also
leveled off to a reading of O this month. Finished goods inventories rose at a somewhat slower pace compared to a
monthago. Thatindex lost two points, endingat a readingof 18. Additionally, raw materials inventories increased
ata slower pace in March. Thatgauge moved down to 21 from 36.” — Jeannette Plamp, Economic Analyst, The
Federal Reserve Bank of Richmond

Source: https:/Awww.richmondfed.org/research/regional_economy/surveys_of_business_conditions/manufacturing/2016/mfg_03_22_16 Returnto TOC



U.S. Economic Indicators

4 Quarter Percent Change in Natural Log
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The Federal Reserve Bank of San Francisco

Total factor productivity for the U.S. business sector, adjusted for variations in factor utilization — labor effort
and capital’s workweek.

Summary
“Over the past four quarters ending in the fourth quarter of 2015, Total Factor Productivity fell at a rate of -
0.35% and the Utilization-adjusted Total Factor Productivity grew at rate of 0.71%.” — The Federal Reserve
Bank of San Francisco

Source: http://www.frbsf.org/economic-research/indicators-data/total-factor-productivity-tfp; 3/11/16 Returnto TOC



U.S. Economic Indicators

Economy to grow slightly above trend Job growth remains healthy Seasonal adjustments are enormous
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The Federal Reserve Bank of San Francisco

“Despite volatile financial conditions since the start of the year, incoming economic data in recent weeks
have been fairly positive and point to healthy economic growth. While real GDP growth in 2015 was around
2%, we expect real GDP to grow slightly faster this year and slow slightly to just below 2% next year.

Many economic variables, such as monthly employment growth, exhibit large fluctuations due to seasonal
factors. A comparison of seasonally adjusted (SA) and not seasonally adjusted (NSA) data on the monthly
change in nonfarm employment shows that the magnitude of seasonal adjustment can be enormous. For
Instance, a typical January sees a net decline of over 2 million jobs. By comparison, the worst month of job
losses in the Great Recession, March 2009, saw a net decline of justa little over 800,000 jobs, according to
the seasonally adjusted data. The large magnitude and variability of these seasonal fluctuations poses a
daunting challenge for government statistical agencies seeking to adjust such data for seasonality.”— Daniel
Wilson, Research Adviser, The Federal Reserve Bank of San Francisco

Source: http://www.frbsf.org/economic-research/publications/fedviews/2016/march/march-10-2016/; 3/10/16 Returnto TOC



U.S. Economic Indicators

Monthly House Price Index for U.S.
Purchase-Only, Seasonally Adjusted Index, January 1991 - Present
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Source: FHFA

Federal Housing Finance Agency

U.S. house prices rose in January, up 0.5 percent on a seasonally adjusted basis from the previous
month, according to the Federal Housing Finance Agency monthly House Price Index. The
previously reported 0.4 percent increase in December was revised upward to reflect a 0.5 percent
Increase.

Source: http:/iww.fhfa.gov/AboutUs/Reports/ReportDocuments/MonthlyHP1January03222016.pdf; 3/22/16 Returnto TOC



Private Indicators

S&PCase-Shiller Home Price Indices
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S&P/Case-Shiller Home Price Indices

Home Price Increases Continue in January
“Home prices continue to climb at more than twice the rate of inflation. The low inventory of homes for sale -- currently about
a five month supply — means that would-be sellers seekingto trade-up are having a hard time finding a new, larger home. The
recovery of the sale and construction of new homes has lagged the gains seen in existinghome sales. This may be startingto
change: starts of single family homes in February were the highest since November 2007. The single -family-home share of
total housing starts was 70% in February, up from a low of 57% in June 2015, and approaching the 75%-80% range seen before
the housing crisis. While low inventories and short supply are boosting prices, financing continues to be a concern for some
potential purchasers, particularly youngadults and first time home buyers. The issue is availability of credit for people with
substantial student or credit card debt. While rising home prices are certainly a factor deterring home purchases, individuall
financial positions are more important than local housing market conditions. One hopeful sign is that the home ownership rate,
at 63.7% in the 2015 fourth quarter, may be turning around. It is up slightly from 63.5% in the 2015 second quarter but far
below the 2004 high of 69.1%.” — David Blitzer, Managing Director and Chairman of the Index Committee, S&P Dow Jones
Indices  Source: https://www.spice-indices.com/idpfiles/spice-assets/resources/public/documents/323944_cshomeprice-release-0329.pdf; 3/29/16
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Price Increase for Existing Single Family Homes
12 Months to December 2015
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Source: S&P/Case-Shiller Home Price Indices

Can House Prices Keep Rising?

“Prices of existing homes rose 5.3% in the year ended December 2015, more than twice the rate of inflation.
However, the pace of price increases varies across the country with the strongest gains in the west and the
weakest in the northeast, as shown by the chart. Sales of both new and existing homes also vary across the
country with more strength in the west.” — David Blitzer, Managing Director and Chairman of the Index
Committee, S&P Dow Jones Indices

Source: http://www.indexologyblog.com/2016/03/25/can-house-prices-keep-rising; 3/25/16 Returnto TOC
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National Quarter-over-Quarter Price Change by Price Tier
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Is it time for Investors to Find a New Niche?

“As the winter real estate seasonal slowdown seems to be winding down, the numbers through the end of March are somewhat
dichotomous. Most of the nation’s top performing markets have seen very little change in performance since last month and ha ve
continued to grow throughout the last quarter, despite the winter slowdown in activity. The nation’s lowest performing marke s,
however, appear to be much less able to resist the effects of the winter slow season even still as quarterly growth continues to
decrease. Separately, we are beginning to see two very different ends of the national market, the low and top tiers, startto
converge potentially toward a more homogenous pattern of growth. Although this drop in performance for the low price tier may
indicate a more sustainable model of affordability for first time homebuyers, it may also plant doubt and uncertainty, especially
with the investors —such as the REO to rental investors —who have previously taken advantage of the rapid growth of the tier.
Even as price growth for all tiers remains in the black, it may be time for investors to find a new niche in the industry. Perhaps
we will see REO or rental investments take arise.” — Alex Villacorta, Vice President of Research and Analytics, Clear Capital.

Source: https://www.clearcapital.com/newsroom/market-reports/time-investors-find-new-niche-2/; 4/4/16 Returnto TOC
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Figure 1: Cash Sales Share by Sale Type
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“On a month-over-month basis, the cash sales share fell by 2.8 percentage points in December 2015
compared with November 2015. The month over month decrease in cash sales share was larger than normal
for the month of December, indicating that the elevated share reported for November, and attributedto the
new federal mortgage rules (TRID), was temporary.

The cash sales share peaked in January 2011 when cash transactions accounted for 46.6 percent of total
home sales nationally. Prior to the housing crisis, the cash sales share of total home sales averaged
approximately 25 percent. If the cash sales share continuesto fall at the same rate it did in December 2015,
the share should hit 25 percent by mid-2017.” — Molly Boesel, Senior Economist, CoreLogic®

Source: http://mww.corelogic.com/blog/authors/molly-boesel/2016/03/cash-sales-share-in-2015-lowest-in-seven-years.as px#.\V/vQss305V0Y; 3/24/16 Returnto TOC
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BuildFax Residential New Construction Index (BFRNI)
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BuildFax Residential New Construction Index

“Residential new construction authorized by building permits in the U.S. in February were at a SAAR
of 1,240,355. This is 13% above the revised January rate of 1,099,891 and is 8% above the revised
February 2015 estimate of 1,150,766. BuildFax reports on total new residential projects, this is unlike
the U.S. Census that reports total number of housing units.”

Regional Residential New Construction

“Seasonally-adjusted annual rates of residential new construction across the country in February 2016
are estimated as follows: Northeast, 56,577 (down 2% from January and up 85% from February
2015); South, 642,474 (up 14% from January and down 5% from February 2015); Midwest, 257,498
(up 13% from January and up 29% from February 2015); West, 292,252 (up 9% from January and up
22% from February 2015).”

Source: www.buildfax.com/public/indices/bfrni.html; 3/22/16 Returnto TOC
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BuildFax Residential Remodeling Index (BFI)
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BuildFax Residential Remodeling Index

“Residential remodels authorized by building permits in the United States in February were at a
seasonally-adjusted annual rate of 10,340,022. This is 4% above the revised January rate of
9,938,715 and is 10% above the revised February 2015 estimate of 9,364,777.”

Regional Residential Remodeling

“Seasonally-adjusted annual rates of residential remodelling across the country in February 2016 are
estimated as follows: Northeast, 684,681 (down 19% from January and up 3% from February 2015);
South, 4,954,973 (up 9% from January and up 12% from February 2015); Midwest, 2,117,462 (up 4%
from January and up 9% from February 2015); West, 2,552,131 (up 7% from January and up 10%
from February 2015).”

Source: www.buildfax.com/public/indices/bfmi.html; 2/24/16 Returnto TOC
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February Architecture Billings Index
Architecture firm billings recover modestly in February

“U.S. architecture firms reported a modest recovery in billings in February following a small dip in January.
The AIA’s Architecture Billings Index (ABI) was 50.3 for the month, on the heels of a 49.6 reading in
January. New projectinquiries recorded more significant growth, increasingto 59.5 in February from 55.3
in January. New design contracts also pointed to solid growth ahead in design activity, increasing almost a
full point to 51.7 for the month.” — Kermit Baker, Hon. AlA, Chief Economist, AIA
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“Regional trends in architecture firm revenue were disappointing, and reflected the widespread lack of
momentum moving into 2016. Billings index scores for firmsin the Northeast, Midwest, and West all
reflected a slight decline in February. Even inthe South, the only region showing an increase, billings have
reflected slowing growth for several months now.” — Kermit Baker, Hon. AIA, Chief Economist, AlA

REGIONAL

Billings Remain Soft in Most Regions

Graphs represent data from February 2015 — February 2016 across the four regions.
50 represents the diffusion center. A score of 50 equals no change from the previous month. Above 50 shows increase; Below 50 shows decrease.
J-month moving average.
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Source: http://www.aia.org/practicing/ AIAB108411; 3/23/16 R O
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“By sector, residential and commercial/industrial firms both reported healthy gains, while institutional firms
suffered their second consecutive setback after enjoying a year and a half of steady growth.” — Kermit
Baker, Hon. AIA, Chief Economist, AlIA

SECTOR

Residential, Commercial/Industrial Billings
Move Up; Institutional Trend Down

&0

Graph represents data from February 2015 — February 2016
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Source: http://www.aia.org/practicing/ AIAB108411; 3/23/16 Returnto TOC
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New Construction Starts in February Climb 10 Percent

“At a seasonally adjusted annual rate of $667.6 billion, new construction starts in February advanced 10%
compared to the previous month, according to Dodge Data & Analytics. The February statistics produced a
reading of 141 for the Dodge Index (2000=100), comparedto 129 for January. For 2015 as a whole, the Dodge
Index averaged 138. The 16% decline for total construction starts on an unadjusted basis during the first two
months of 2016 versus last year was the result of a mixed performance by a major sector.

The month-to-month pattern of construction starts will often reflect the presence of unusually large projects, and
this explains February’s gain relative to January. It also helps to explain the elevated and unsustainable pace of
total construction starts during the early months of 2015, and by comparison the substantial year-to-date declines
for nonbuilding construction and nonresidential building so far in 2016. ... On balance, the currenteconomic
environment is still favorable for the continued expansion of construction activity, which may not show up in the
year-to-date statistics for total construction starts until the second half of this year. Interest rates continue to be
low, more construction-related bond measures have been passed at the state and local government level, and the
new multiyear federal transportation bill is in place. While there are signs that banks are beginningto tighten
standards on commercial real estate loans, at the urging of federal bank regulators, market fundamentals such as
occupancies and rents remain generally supportive of new construction

Additional perspective is obtained by looking at twelve-month moving totals, in this case the twelve months
ending February 2016 versus the twelve months ending February 2015, which lessens the volatility presentin
comparisons of justtwo months. On this basis, total construction starts were up 2% as the result of this
performance by major sector — residential building, up 15%; nonbuilding construction, up 2%; and nonresidential
building, down 12%. By geography, the twelve months ending February 2016 showed this pattern for total
construction starts — the Northeast, up 15%; the Midwest, up 5%; the South Atlantic, up 3%; the West, up 2%; and
the South Central, down 10%.” — Robert Murray, Chief Economist, McGraw Hill Construction

Source: http://mww.pmewswire.com/news-releases/February-construction-starts-rise-2-percent-300223170.html; 3/19/16 Returnto TOC
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February 2016 Construction Starts MONTHLY CONSTRUCTION STARTS
Seasonally Adjusted Annual Rates, In Millions of Dollars
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New Construction Starts in February Climb 10 Percent

“Residential building in February dropped 5% to $281.3 billion (annual rate), following the 5% gain reported in
January. Single family housing receded 3%, reflecting a varied pattern by geography — the South Atlantic, down
9%; the West and South Central, each down 5%; and the Northeast and Midwest, each up 7%. Multifamily
housing slipped 8% in February after strengthening 24% over the previous two months. Even with the pullback,
February did include groundbreaking for eight multifamily projects valued at $100 millionor greater, ... .

During the first two months of 2016, the leading metropolitan area in terms of the dollar amount of multifamily
startswas New York NY, maintaining its number one ranking for this project type. Rounding out the top five for
multifamily construction were the following — Miami FL, Boston MA, Atlanta GA, and San Francisco CA.” —
Robert Murray, Chief Economist, McGraw Hill Construction

Source: http://mww.pmewswire.com/news-releases/February-construction-starts-rise-2-percent-300223170.html; 3/19/16 Returnto TOC
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Deloitte CFO Signals™: 2016 Q1
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4
' Business Outlook Highlights | 1st Quarter 2016’
Performance expectations have fallen sharply to levels at or near new survey lows, and CFOs’ confidence in their companies’ longer-term prospects is on
the verge of turning net-negative for the first time in more than three years.
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Figure 1. Real GDP growth
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Deloitte US Economic Forecast: 2016 Q1
A rough 2016 start for economies and equities sparks concerns

“After six years of waiting for productivity to pick up, we're reconciled to a new normal of slower US growth. Whilea
recession remains unlikely, question marks in Europeand China—and an expensive dollar —will likely temperany

boom in the near future.” — Dr. Daniel Bachman, Senior Manager US Macroeconomics, Deloitte Services LP

Source: http://dupress.com/articles/us-economic-forecast-2016-q1/; 3/22/16 Returnto TOC
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Deloitte US Economic Forecast: 2016 Q1
Scenarios

“The baseline (55 percent probability): Weak foreign demand weighs on growth. US domestic demand is strong
enough to provide employment for workersreturning to the labor force for a couple of years, and the unemployment rate
remains about5 percent. GDP annual growth hitsa maximum of 2.5 percent. Inthe medium term, low productivity
growth puts a ceiling on the economy, and by 2019 US GDP growthis below 2 percent, despite the fact that the labor
market is at full employment. Inflation remains subdued.

Recession (5 percent): China’s financial problems create a drag on its economy, and growth slows substantially. This
triggers a financial panic in East Asia, as investors in countries connected by supply chainsto China seek to reduce risk.
Volatility in Europe increases, as does market valuation of the riskiness of euro assets, adding to the panic. Several US
financial institutions find themselves long on euro-and China-related assets at the wrong time. Theresult: a global
financial panic. Capital flows into the United States to avoid risk in Europe and Asia, and the US dollar climbs even
higher. The financial panicthrowsthe US economy into recession. Timely Fed action offsets the financial crisis after
several months, leading to relatively fast growth during the recovery.

Slower growth (25 percent): Weak economic conditionsabroad, financial turmoil, and flight from risky assets cuts
demand below the level required for labor market equilibrium. Although the participation rate climbs slightly, hoped -for
jobs disappear and the unemploymentrate rises. Despite thatincrease, the Fed slowly raises interest rates, helpingto
keep a cap on inflation. GDP growth stays below 2 percent for the foreseeable future.

Coordinatedglobal boom (15 percent): Terrorism andrefugee problemsproveto be only minor obstacles for
European economies, and the continent finally begins to pull out of the doldrums. Emerging marketsalso pick up
momentum as China resolves its financial problems, and India and Brazil startto adopt more reforms. Capital flows out
of the United States and into Europe and the developing world, pushing the dollar lower, further enhancing US exports.
Lower US energy prices make the United States even more competitive. Athome, theresolutionofbudget issues at
both the federal and state levels allows more money to flow into infrastructure investment, creating short-term demand
and long-term productivity growth.” — Dr. Daniel Bachman, Senior Manager US Macroeconomics, Deloitte Services LP

Source: http://dupress.com/articles/us-economic-forecast-2016-q1/; 3/22/16 Returnto TOC
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Deloitte US Economic Forecast: 2016 Q1

Housing

“Every year, untold thousands of young Americans abandon the nest, happy to leave home and start their own
households. But more than usual stayed put during the recession: The number of households didn’t grow nearly
enough to account for all the newly minted young adults. We expect those young adults would prefer to live on
their own and create new households; as the economy recovers, they will likely do exactly that — as previous
generations have.

This means some positive fundamentals for housing construction in the short run. Since 2008, the United States
has been building fewer new housing units than the population would normally require; in fact, housing
construction was hit so hard that the oversupply turned into an undersupply. But the hole isn’tas large as you
might think. Several factors offset each other:

1. If household size returns to mid-2000s levels, we would need an additional 3.2 million units.

2. On the other hand, household vacancy rates are much higher than normal. Vacancy returning to normal
would make available an additional 2.5 million units — which would fill 78 percent of the pent-up demand
for housing units.

3. But are the existing vacant houses in the right place or condition, or are they the right type, for that pent-up
demand? The future of housing may look very different thanin the past. Growth in new housing
construction has been concentrated in multifamily units. If that continues, we may find it is related to young
buyers’ growing reluctance to settle in existing single-family units.”

— Dr. Daniel Bachman, Senior Manager US Macroeconomics, Deloitte Services LP

Source: http://dupress.com/articles/us-economic-forecast-2016-q1/; 3/22/16 Returnto TOC



Private Indicators

Deloitte US Economic Forecast: 2016 Q1

Housing

“In developing our housing forecast, we assumed that the demand for housing (in the form of the average
household’s size decreasing) picks up in 2016, vacancy rates gradually drop, and household depreciation begins
falling after new renters and buyers remove about 2.5 million housing units from the nation’s housing surplus.
Slowing population growth suggests that we will have a short-lived housing boom in which starts hit the 1.5-1.6
million level, followed by a period of contraction until starts reach the level of long-run demand. We estimate
this to be just 1.2 million units in the medium term. Housing will likely contribute to GDP growth in 2016 but
subtract from GDP growth by 2018 as the pent-up demand goes away. In the long run, the slowing population
suggests that housing will not be a growth sector (although specific segments, such as old-age housing, might
well be very strong).

Tight housing credit may be a key culpritin keeping individual purchases of single-family houses low, although
there are some signs that credit is loosening. Young adults also seem to be showing a preference for livingin
urban rather than suburban communities. There may be some significant changes from the post—\World War Il
model of single-family home ownership in store.

Housing news

Housing permits have been stable at about 1.2 million units over the past few months. This is enough to meet
the long-run demand but not enough to fill the deficit left by low construction levels from 2008 to 2014.
Multiunit permits have been growing faster than single-family permits, and are now at the pre-recession level.

Contract interest rates for conventional mortgages remained at just about 3.9 percent through January. Rates
remainvery low (although not quite as low as in late 2012 and early 2013). House prices continue to slowly rise
and were up 5.4 percent (according to the Case-Shiller measure) over the 12 months ending in November.” — Dr.
Daniel Bachman, Senior Manager US Macroeconomics, Deloitte Services LP

Source: http://dupress.com/articles/us-economic-forecast-2016-q1/; 3/22/16 Returnto TOC
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. - Small Business Optimism Drops To A
Small Business Optimism Index Decreases 0.3 to 92.6 New Two Year Low
Based on 10 survey indicators, seasonally adjusted, Jan. '00 - Mar. '16 . g
“The Index of Small Business Optimism fell 0.3
1o points from February, fallingto 92.6. Statistically, no
g change. Fourofthe 10 Index components posted a
u 100 gain, six posted small declines, the biggest gain was
& in Expected Business Conditions, a4 point
§ 90 improvementto astill very negative number.
S For a broader perspective, the Index has turned
x 80 decidedly “south” overthelast 15 months falling
- from a reading of 100 in December 2014 t092.8. A
70 “chartist” looking at the data historically might
00 03 06 09 12 15 conclude thatthe Index has clearly hit a top and is
flashing a recession signal. The April survey will
decide whether or not the alarm should be rung. This

month’s change was not statistically significant, just
NFIB.COVI/sbet not in a positive direction.”

“Owners remain very pessimistic about the economy, a view unfortunately reinforced by Fed Chair Yellen’s back peddling on
thetiming of the next rate hike. She seemsto be afraid of something, and this only adds to uncertainty on Main Street. Isthe
real economy so fragile that a 25 basis point increase will sink it, or is she more concerned about financial markets than the
real economy? Stocks did applaud her walk back.

The political climate continued to be the second most frequently cited reason (after weak sales and a poor economy) for why
the currentperiod is a bad time toexpand. Seasonally unadjusted, 51 percent characterized the current period as a bad timeto
expand. Only 8 percent thought the time was right for expansion. University of Michigan’s Consumer Sentiment Index posted
a modest decline, no encouragement for improved spending there. Overall, the message is “more ploddingahead.” — William
Dunkelberg, Chief Economist, National Federation of Independent Business

Source: http://www.nfib.com/surveys/small-business-economic-trends; 4/12/16 Returnto TOC
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Weekly Leading Index, Growth Rate (%)
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U.S. Weekly Leading Index Increased
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“The U.S. Weekly Leading Index increased to 132.4 from 131.8. The growth rate rose to -0.7%

from -2.0%.” — ECRI

Source: https:/iAwww.businesscycle.com/ecri-news-events/news-details/economic-cycle-research-ecri-u-s-weekly- lead ing-index- increased-1; 3/24/16
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U.S. Coincident Index, Growth Rate (%)
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U.S. Coincident Index Growth Rate Ticks Down
“The U.S. Coincident Index (USCI) slipped to 170.5 in February. Year-over-year (yoy) growth in
ECRI’s USCI, a broad measure of economic activity that includes GDP, employment, income and
sales, has ticked down to 2.3% from 2.4%.” — ECRI

Source: https://www.businesscycle.com/ecri-news-events/news-details/e conomic-cycle-research-ecri-u-s-coincident-index-growth-rate-at-ticks-down; 3/22/16 Returnto TOC
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Markit US PMI Output Index output, 3m/3m % change  US economic malaise extends into March
65 3.0 as new work inflows hit

) post-recession low
v “The US economy is going through its worst growth spell
for three and a half years, according to flash PMI survey
datafrom Markit. The headline index from the two PMI
national surveys covering manufacturing and services had
fallen to the stagnation-level of 50.0 in February and rose
only modestly in March to51.1. That wasthe third-lowest
reading seen since the global financial crisis.

40 30 Collectively, the surveys point to the weakest quarterly
expansion of the economy since the third quarter of 2012.
25 US manufactuning output The PMI surveys suggest the economy grew at a meagre
—Markit PM] 50 0.7% annualised rate in the first quarter, down from 1.0%
20 in the fourth quarter of last year.

Outputindices in both manufacturing and services
25 . 70 remained near post-crisis lows in March, failing to revive
or 0 09 10 1tz 13 14 'y 6 from recent lows seen in February.”

“Thelack a strong rebound in March is a big disappointment, as bad weather had been blamed by companies for part of
the weakness in the first two months of the year. Worse may be tocome. The greatest concern isthe near-stalling of new

business growth. The survey’s indices of new order inflows indicate that demand for goods and services is growing at the
slowest rate seen this side of the global financial crisis.

It’s not surprising therefore that firms lack pricing power, as reflected in a near-stagnation of average selling prices in
recent months. One positive isthat the rate of hiring remained impressively resilient, signalling another month of 200,000
non-farm payroll growth in March. However, such strong hiring at atime of weak output growth suggests productivity is
deteriorating at the fastest rate seen over the past six years.” — Chris Williamson, Chief Economist, Markit®

Source: http://mww.markit.com/Commentary/Get/2 403201 6-Economics-US-economic-malaise-extends-into-March-as-new-work-inflows-hit-post-recession-low; 3/24/16 Returnto TOC
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US manufacturing output v Markit PMI W .
Markit US PMI Qutput Index Output, 3m/3m % change eak ﬂaSh US manufaCturlng PMI
70 4.0

rounds off worst quarter
since mid-2012

65 3.0
2.0

10 “US factories continue to endure their worst spell for
°©  three-and-a-halfyears.

-1.0

80

S5

50

45

0 US manufacturing output Z°  At51.4, the seasonally adjusted Markit Flash PM1 was
3 Markt P ~° " up only fractionally from 51.3in February. Moreover,
30 :: at51.7, theaverage PMlI reading for the first quarteras
25 -0 awholepointsto the weakest improvementover any
T quarter since the third quarter of2012.”

Sources: Markit, Federal Resarve

“Headwinds reported by companies include reduced spending by the struggling energy sector, the strength of the dollar,
persistent weak global demand and growing uncertainty caused by the looming presidential election. New work from
abroad was unchanged, following a marginal decline in February, and overall order books showed one of the smallest
increases recorded in recent years, albeit slightly better than February.

While some comfort might be drawn from the marginal rise in the PMI compared to February, the rate of growth remains
worryingly weak andthe lack of a stronger rebound is a disappointment, given that many companies reported bad weather
to have hit activity in the first two months of the year.

On the prices front, the latest survey indicated that manufacturers’ average input costs dropped for the seventh month
running, leading to a second consecutive month of falling factory gate prices.

The persistent weakness of the manufacturing indices seen in March therefore ends a disappointing quarter for industry.
When viewed alongside the similar downturn seen in the sister services PMI in February, the survey data are pointing to
very modest GDP growth in the first quarter. Hopes are therefore pinned on a rise in Thursday’s services flash PMI for
March to reassure that the economy is not completely stalling.” — Chris Williamson, Chief Economist, Markit®

Source: http://www.markit.com/Commentary/Get/2203201 6-Economics-Weak-flash-US-manufacturing-PMI-rounds-off-worst-quarter-since-mid-2012; 3/22/16 Returnto TOC
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h:;::f_i,tslij;a::i:::adu”"g PMI (seasonally adusted) Markit Flash U.S. Manufacturing PMI™
o Subdued pace of manufacturing growth
\/"v’\ RVA2AWATY AERAW persists in March
| v\ ,j “Key points:
« U.S. Manufacturing PMI remains only slightly
above the 50.0 no-change mark
v « Output and new business volumes rose at a
| | slightly faster rate than in February
PO et danz sanas saniasands wanie e Factory gate charges decrease for the second
Source: Markit. I’I’lOl’lth I'llnning”

“March data indicated subdued growth momentum across the U.S. manufacturing sector, thereby continuing the trend
seen throughout2016 to date. At51.4,theseasonally adjusted Markit Flash U.S. Manufacturing Purchasing Managers’
Index™ (PMI™) was up fractionally from 51.3 in February, but still well below the post-crisisaverage (54.1).

Moreover, looking at theaverage PMIreading for Q1 as a whole (51.7), the headline index pointedto the weakest
improvementover any quarter since Q3 2012.

Slightly stronger rates of output, new businessand employment growth helped to supportthe headline index in March,
while a key factor weighing on the headline index was the sharpest decline in pre-production inventories since January
2014.

Although manufacturing production growth picked up from the 28-month low recorded in February, the latest rise was
only marginal and one of the weakest seen over the pasttwo-and-a-half years. Anecdotal evidence from survey
respondents suggested that relatively subdued demand conditions and, in some cases, efforts to streamline post-
production stocks, had acted as a headwind to output growth in March.”— Chris Williamson, Chief Economist, Markit®

Sourcehttps://www.markiteconomics.com/Survey/PressRelease. mvc/1663e3bf46 304 38b99d 18cff96d036h5 ; 3/22/16 Returnto TOC
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US manufacturing output v Markit PMI

Markit US PMI Output Index Output, 3m/3m % change
70 4.0

Markit US PMI surveys v GDP

US GDP, annualised g/q % change

Markit US PMI
50 - e - -

62

65 3.0
60

56
55

50

o

S0

45 44

US manufacturing output

40

— MMarkit PMI Y1 R — - 38
35

GDP (smoothed)

- 5.0 Markit PMI =2

25 -5.0

2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 -10.0

- 26
2007 2008 2009 2010

US industrial sector on course for flat first quarter
“US factory outputrose slightly in February, according to official data from the Federal Reserve. Buttheoverall rate
of expansionremains disappointingly lacklustre, mirroring downbeat survey dataand addingto the picture ofa

struggling economy so far this year.

Factories produced 0.2% more thanin January, buildingon arevised 0.8% rise at the startoftheyear. Theupturn
raises the possibility of production expanding in the first quarter after stalling in the final three months of last year. So
far, outputis running 0.4% higher thanin the fourth quarter. However, this still representsonly a meagre 1.7%
annualised pace of expansion, highlighting how producers continue to struggle in the face of waning global demand
and thestrongdollar. Addingto the concernwasa0.5% drop in industrial production in February, as rising factory
output was offset by energy sector losses. Utilities output fell 4.0%, almostentirely reversinga 4.2% leap in January.

The industrial sectoras awhole is therefore on course for a flat first quarter. When combined with the mere 0.2%rise
signalled for recent core retail sales data, the industrial malaise adds to suggestions that the pace of economic growth
could disappointin the first quarter compared to widespread expectationsamonganalysts of 2-2.5% annualised
growth.”— Chris Williamson, Chief Economist, Markit®

Source: http://mww.markit.com/Commentary/Get/16032016-Economics-US-industrial-sector-on-course-for-flat-first-quarter; 3/16/16 Returnto TOC
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Data collected 11 — 23 March.

i _ . _ Markit Flash U.S. Services PMI™
Service sector business activity (seasonally adjusted)

Markit US Sernnces PMI Business Actity Index New buSll’leSS grOWth eases tO
post-crisislowin March

“Key points:

* Weakreboundin service sector activity following
weather-related disruption in February

« Softest expansion of new businesssince the survey
began in October 2009

» Payrollnumbers riseat solid clip, but confidence

RS, 201 2012 013 201 015 2010 about the business outlook remains subdued”
Sowurces: Markit

“U.S. service providers indicated a return to business activity growth during March, following a decline that
was partly driven by east coast snow disruptions in February. However, the rebound in services output was
only marginal, suggesting an underlying slowdown in growth momentum so far this year. At the same time,

latest data indicated that new business levels expanded at the weakest pace since the survey began in October
20009.

The seasonally adjusted Markit Flash U.S. Services PMI™ Business Activity Index registered 51.0 in March,
up from 49.7 in February, to indicate only a marginal expansion of service sector activity. As a result, the
latest index reading — which is based on approximately 85% of usual monthly replies— remained well below
its post-crisistrend (55.6). Moreover, the average reading for the first three months of 2016 (51.3) revealed
the slowest quarterly pace of expansion since Q3 2012.” — Chris Williamson, Chief Economist, Markit®

Source: https://www.markiteconomics.com/Survey//PressRelease. mvc/673fe609a2 ec4e6d8835ef927a94al bf;3/24/16 Returnto TOC
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Markit Composite PMI and U.S. GDP

Markit US PMI US GDP, g/q % change, annualized

“The US economy is going through its worst
growth spell for three and a half years. The
lack of a strong rebound in service sector

40 activity in March is a big disappointment, as
20 bad weather had been blamed for part of the
o weakness in the first two months of the year.

Combined with the lacklustre performance
<0 seen in manufacturing, the subdued services
€0 survey pointsto the weakest quarterly

s0 expansion of the economy since the third

400 Quarterof 2012. The PMI surveys suggest

: | | | .., theeconomy grew ata worryingly meagre
200 2008 2009 2010 2011 2012 2013 2014 2015 2016 07% annuallsed rate |n the flrst quarter”_
Chris Williamson, Chief Economist, Markit®

Source: Markit, U.S. Bureau of Economic Analysis.

Worst may be to come. The greatest concern is the near-stalling of new business growth. Demand for goods and
services is growing at the slowest rate seen this side of the global financial crisis. It’s not surprising therefore that
companies lack pricing power, as reflected in a near-stagnation of average selling prices in recent months.

One positiveis that the rate of hiring remained impressively resilient, signalling another month of 200,000 non-
farm payroll growth in March. However, such stronghiring at a time of weak outputgrowth suggests productivity
is trending down at the fastest rate seen over the past six years.” — Chris Williamson, Chief Economist, Markit®

Source: https://www.markiteconomics.com/Survey//PressRelease. mvc/673fe609a2ec4e6d8835ef927a94al bf;3/24/16 Returnto TOC
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U.S. Economic Confidence Index Dips to -13

[7.S. Economic Confidence Index - Weekly Averages Since March 2015

Latest results for weelk ending March 27, 2016
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“Americans' confidence in the economy dipped last week, with the U.S. Economic Confidence Index
averaging -13 for the week ending March 27. This score is down from -9 the previous week. Since July,
Americans' economic confidence has remained fairly steady, apart from a couple of exceptions in late August
and mid-January. Before falling back to -13 last week, index scores in recent weeks began to show signs of
improving confidence. The terrorist attacks in Brussels last week could have shaken Americans' confidencein
the long-term stability of the global or U.S. economy. Confidence remains below where it was in early 2015,
when weekly index scores were positive or just slightly negative.” — Justin McCarthy, Gallup

Source: http:/AMww.gallup.com/poll/190349/economic-confidence-index-dips.aspx ?g_source=WWW\V7HP&g_medium=topic&g_campaign=tiles; 3/26/16 Returnto TOC
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Thomson Reuters/PayNet Small Business Lending Index
U.S. Small Business Lending Increases Sharply: PayNet

Thomson Reuters/PayNet Small Business Lending Index (SBLI)

(January 2005 - February 2016) “U.S. small business bOI'I'OWiIlg oS¢
fs0 17 percent in February, data released
140 on Monday showed, making up for

ground lost over the past several
months that had raised prospects of
120 weak economic growth ahead.

110 The Thomson Reuters/PayNet Small

Business Lending Index jumped to

138 in February from January's

” downward-revised 117.7, the lowest

80 level in nearly two years. The PayNet
index typically corresponds to U.S.
gross domestic product growth one or

60 29
2005 2006 2007 2008 2009 2010 201 2012 2013 2014 2015 2016 tWO quarters ahead'

130

100

Index Value

70

“Borrowing and investment have “come back to life,” said Bill Phelan, president of PayNet, adding that he
expects lending growth to “plod along” rather than boom in coming months.

Small business borrowing is a key barometer of growth because little firms tend to do much of the hiring that
drives economic gains. Loans more than 30 days past due fell in February to 1.47 percent, separate data from
PayNet showed. The decline suggests improving financial health even as companies borrow more.” — Ann
Saphir, PayNet

Source: http://mww.paynetonline.com/media/1541/sbli-feb2016 .pdff; 4/4/16 Returnto TOC
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The Conference Board Leading Economic Index® (LEI)

Modest Economic Expansion to Continue Through Early 2016

The Conference Board Leading Economic Index® (LEI) for the U.S. Increased in February
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The Conference Board Leading Economic Index® (LEI) for the United States
— The Conference Board Coincident Economic Index® (CEI) for the United States
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Shaded areas represent recessions as determined by the NBER Business Cycle Dating Committee.
Source: The Conference Board

““The U.S. LEI increased slightly in
February, after back-to-back monthly
declines, but housing permits, stock
prices, consumer expectations, and new
orders remain sources of weakness.

Although the LEI’s six-month growth rate
has moderated considerably in recent
months, the outlook remains positive with
little chance of a downturn in the near-
term.” — Ataman Ozyildirim, Director of
Business Cycles and Growth Research,
The Conference Board

“The Conference Board Leading Economic Index® (LEI) for the U.S. increased 0.1 percent in February to
123.2 (2010 = 100), followinga 0.2 percent decline in January, and a 0.3 percent decline in December.

The Conference Board Coincident Economic Index® (CEIl) for the U.S. increased 0.1 percentin February to
113.3 (2010 = 100), following a 0.3 percent increase in January, and a 0.2 percent increase in December.

The Conference Board Lagging Economic Index® (LAG) for the U.S. increased 0.4 percentin February to
120.4 (2010 = 100), followinga 0.1 percent increase in October, and no change in December.” — The
Conference Board

Source: https://www.conference-board.org/pdf_free/press/US%20L El%20-%20Press%20Release%20 MARCH%2017%202016.pdf; 3/18/16 Returnto TOC
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Chicago Business Barometer™ March Chicago Business Barometer™

80 Up 6.0 pts to 53.6

70 “The Chicago Business Barometer increased 6.0 points to 53.6
in March, led by sharp bouncebacks in Production and

60 Employment.

Four of the five Barometer components increased between
February and March, with only Supplier Deliveries decliningon
the month. Movements in the Barometer and its components
have been volatile over the past few months, while trend growth
has remained weak. March’s positive outturn, though, left the

50

40

30 three month trend at the highest for just over a year and the Q1
average at the highest since Q4 2014.”
20 https://s3.amazonaws.com/images.chaptermanager.com/chapters/b742ccc3-ff70-

2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016~ geca-4cf5-ab93a6c8ab97/files/mni-chicago-press-release-2016-03.pdf

Institute of Supply Management™
PMI® at 51.8% - 49.5% in January
New Orders and Production Growing, Employment and Inventories Contracting, Supplier Deliveries Slower

“Economic activity in the manufacturing sector expanded in March for the first time in the last six months, while the overall
economy grew for the 82nd consecutive month, say the nation’s supply executives in the latest Manufacturing ISM® Report On
Business®. The New Orders Index registered 58.3 percent, an increase of 6.8 percentage points from the February readingof 51.5
percent. The Production Index registered 55.3 percent, 2.5 percentage points higher than the February reading of 52.8 percent. The
Employment Index registered 48.1 percent, 0.4 percentage point below the February reading of 48.5 percent. Inventories of raw
materials registered 47 percent, an increase of 2 percentage points above the February reading of 45 percent. The Prices Ind ex
registered 51.5 percent, an increase of 13 percentage points above the February reading of 38.5 percent, indicating higher raw
materials prices for the first time since October 2014. Manufacturingregistered growth in March for the first time since Au gust
2015, as 12 of our 18 industries reported sector growth, and 13 of our 18 industries reported an increase in new orders in March.”
Bradley Holcomb, CPSM, CPSD, Chair of the ISM® Manufacturing Business Survey Committee.

Source: http://ism.files.cms-plus.com/ISMReport/LI3E72150 7m4v5grES7J%20MFG_MAR_16_%20Final.pdf; 4/1/16 Returnto TOC
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The rising costof federal borrowing:
Net interestas a percentage of total outiays
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In CBO’s Projections, a Growing Reason to Worry About the Federal Debt

“The federal debt, the sum total of all the government’s past borrowing, is huge by historical standards:
bigger as a share of the economy than at any time in U.S. history except for World War Il. Yet the U.S.
Treasury still is able to borrow billions every day at very low interest rates. Investors demand less than
2% to lend to the Treasury for 10 years.

But the trajectory of the debt is worrisome for one inescapable reason: When you owe a lot of money
and interest rates rise, your interest tab mounts.” — David Wessel, Director, Hutchins Center on Fiscal &
Monetary Policy, Brookings Institution

Source: http://blogs.wsj.com/washwire/2016/03/30/in-cbos-projections-a-growing-reas on-to-worry-about-the-federal-debt/; 3/30/16 Returnto TOC
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Chart 1
Global Growth Slows

Percent, year/year
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NOTES: Aggregated using U.S. trade weights. Shaded bar indicates global recession.
SOURCES: Database of Global Economic Indicators; Haver Analytics; author's calculations.

Federal Reserve Bank of Dallas

Global Output Slumps
“Global growth is slowing (Chart 1). Fourth-quarter real gross domestic product (GDP) growth in emerging markets
was below 4 percent, its lowest level since 2003, except for duringthe 2009 recession. Advanced foreign economies
slowed as well; consequently, global GDP growthis at its lowest since 2009. This global slowdownmade U.S. exports
to emerging markets decline considerably, while exportsto advanced economies grew slightly.

The global economy seems to be dancingon thin ice. The divergence of monetary policy is creating uncertainty, while
the global slowdown is causing turmoil among emerging economies and their currencies.” — Arthur Hinojosa, Research
Assistant, Globalization and Monetary Policy Institute, The Federal Reserve Bank of Dallas.

Source: http://dallasfed.org/assets/documents/research/update/reg/2016/1602 pdf; 3/2516 Returnto TOC



Federal Reserve Indicators: Global

Real Exports and Imports of Goods and Services

Quarterly % Change Quarterly % Change
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Federal Reserve Bank of New York
Export Growth Slumped in Q4

“Real exports fell 2.7 percentin 2015Q4 (SAAR), following low growth Q3.
Exports rebounded in February, offsetting the 2.2 percent decline in January.
Over the year, real export growth was slightly positive, after four consecutive months of negative growth.

Real imports fell 0.7 percent in 2015Q4 (SAAR), following sluggish growth in the previous quarter.

After showing very weak or negative growth since September 2015, real nonoil imports were up 2.4% in February.

Net exports subtracted 0.3 percentage point from the GDP growth in the second half 0o 2014.” — Research & Statistics Group, The

Federal Reserve Bank of New York

Source: https://www.newyorkfed.org/medialibrary/media/research/snapshot/snapshot_april2016.pdf; 4/2516

Returnto TOC
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Figure 1.1. Global Activity Indicators

Global trade volumes rebounded in the second half of 2015 after contracting
sharply in the first half of the year. Global industrial production remained subdued
throughout the year. Global growth slowed in the last quarter of 2015. In both
advanced and emerging market and developing economies, the growth projections
suggest some pickup in activity in 2016, but to generally weaker levels than
projected in the October 2015 World Economic Outlook.
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Source: http:/mww.imf.org/extemal/pubs/ft/weo/2016/01/; 4/12/16

International Monetary Fund

Too Slow for Too Long

“The baseline projection for global growth in
2016 is a modest 3.2 percent, broadly in line
with last year, and a 0.2 percentage point
downward revision relative to the January
2016 World Economic Outlook Update. The
recovery is projected to strengthen in 2017 and
beyond, driven primarily by emerging market
and developing economies, as conditionsin
stressed economies start gradually to normalize.
But uncertainty has increased, and risks of
weaker growth scenarios are becoming more
tangible. The fragile conjuncture increases the
urgency of a broad-based policy response to
raise growth and manage vulnerabilities.” —
International Monetary Fund

Returnto TOC
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GDP Growth :
(Annualized semiannual percent change) Internatlonal Monetary Flllld
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25 - . 65 stresses in several large emerging market economies

2.0- -60  showed no signs of abating. Adding to these

15- 795 headwinds are concerns about the global impact of
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Sources: CPB Netherlands Bureau for Economic Policy Analysis; Haver Analytics; With heightened risk aversion and increasing
Markit Economics; and IMF staff estimates. .

Note: IP = industrial production; PMI = purchasing managers’ index. concerns about the lack of pOI ICY Space, the
'Australia, Canada, Czech Republic, Denmark, euro area, Hong Kong SAR (IP only), valuation of risky assets as well as oil prices

Israel, Japan, Korea, New Zealand, Norway (IP only), Singapore, Sweden (IP only), .

Switzerland, Taiwan Province of China, United Kingdom, United States. drop_ped sharply in t_a'arly 201_6. I—!owever, market
2Argentina (IP only), Brazil, Bulgaria (IP only), Chile (IP only), China, Colombia (IP sentiment began to improve in mid-February, and
only), Hungary, India, Indonesia, Latvia (IP only), Lithuania (IP only), Malaysia (IP by the end of March market valuations had

only), Mexico, Pakistan (IP only), Peru (IP only), Philippines (IP only), Poland, ..
Romania (IP only), Russia, South Africa, Thailand (IP only), Turkey, Ukraine (IP recovered most of or all the ground lost earlier in
only), Venezuela (IP only). the year.” — International Monetary Fund

Source: http://mww.imf.org/extemal/pubs/ft/weo/2016/01/; 4/12/16 Returnto TOC



Private Indicators: Global

Table 1: Merchandise trade volume and real GDP, 2012-2017a. Annual% change

Volume of world merchandise trade 2.2
Exports
Developed economies 1.1
Developing and emerging economies 3.8
North America 45
South and Central America 0.9
Europe 0.8
Asia 2.7
Other regions & 3.9
Imports
Developed economies -0.1
Developing and emerging economies 4.9
North America 3.2
South and Central America 0.7
Europe -1.8
Asia 3.7
Other regions e 9.9
Real GDP at market exchange rates (2005) 2.2
Developed economies 1.1
Developing and emerging economies 4.7
North America 2.3
South and Central America 2.8
Europe -0.2
Asia 4.4
Other regions & 3.8

2.4

1.7
3.8
2.8
1.2
1.7
5.0
0.7

-0.2

5.0
1.2
3.6

-0.3

4.8
3.7

2.2
1.0
4.5
1.5
3.3
0.4
4.4
2.6

2.8

2.4
3.1
4.1

-1.8

2.0
4.8
0.0

3.5
2.1
4.7

-2.2

3.2
3.3

-0.5

2.5
1.7
4.2
2.4
1.0
1.5
4.0
2.5

2.8

2.6
3.3
0.8
1.3
3.7
3.1
3.9

4.5
0.2
6.5

-5.8

4.3
1.8

-3.7

2.4
1.9
3.4
2.3

-1.0

1.9
4.0
0.9

2.8

2.9
2.8
3.1
1.9
3.1
3.4
0.4

3.3
1.8
4.1

-4.5

3.2
3.2

-1.0

2.4
1.8
3.5
2.3

-1.7

1.8
4.0
1.7

3.6

3.8
3.3
4.0
1.9
4.1
4.0
0.4

4.1
3.1
5.3
5.1
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World Trade Organization

Trade growth to remain subdued in 2016
as uncertainties weigh on global demand

“Growth in the volume of world trade is expected to
remain sluggish in 2016 at 2.8%, unchanged from the
2.8% increase registered in 2015. Imports of developed
countries should moderate this year while demand for
imported goods in developing Asian economies should
pick up. Global trade growth shouldriseto 3.6% in 2017.

Risks to this forecast are mostly on the downside,
including a sharper than expected slowing of the Chinese
economy, worsening financial market volatility, and
exposure of countries with large foreign debts to sharp
exchange rate movements. On the other hand, thereis
some upside potential if monetary support from the
European Central Bank succeeds in generating faster
growth in the euro area.”

a Figures for 2016 and 2017 are projections; b Other regions comprise Africa, Commonwealth of Independent Statesand Middle East. Sources: WTO Secretariat for trade, consensus estimates for GDP.

“Trade is still registering positive growth, albeit at a disappointing rate. Thiswill be the fifth consecutive year of trade
growth below 3%. Moreover, while the volume of global trade is growing, its value has fallen because of shifting exchange
rates and falls in commodity prices. Thiscould undermine fragile economic growth in vulnerable developing countries.
There remains as well the threat of creeping protectionism as many governments continue to apply trade restrictions and the
stock of these barriers continues to grow.” — Roberto Azevédo, Director-General, WTO

Source: https://www.wto.org/english/news_e/presl6_e/pr768_e.htm; 4/7/16
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J.P. Morgan Global Manufacturing PMI™
Global manufacturers see worst quarter for almost three years

“Global factory growth remained near-stagnant in March, accordingto PMI survey data. The JPMorgan Global PMI, compiled by
Markit from its worldwide business surveys, rose fromthe no-change level of 50.0 seen in February, but at just 50.5 signalled only
a marginal improvement in overall conditions. The surveys also pointed to falling global trade flows, declining factory
headcounts and an ongoing lack of inflationary pressures, albeit with some signs that deflationary pressures may be easing.

Indices measuring output and new orders both rose in March but remained indicative of weak growth. Historical comparisons
suggest the latest PMI Output Index reading points to just 1.5% annual global manufacturing production growth. The export
orders index remained especially subdued, pointing to a marginal decline in worldwide trade volumes for a second successive
month.

Manufacturing growth over the whole of the eurozone remained disappointingly modest, however, dragged down in particular by
poor performances in Germany and France. Similarly, only weak growth was recorded in both the US and the UK, with both
countries also showing signs of malaise spreading from manufacturing to services.” — Chris Williamson, Chief Economist,
Markit®

Source: http://mww.markit.com/Commentary/Get/06042016-Economics-Global-manufacturers-see-worst-quarter-for-almost-three-years ; 4/6/16 Returnto TOC



Private Indicators: Global

JGZMchan Global PMI Global GDP annual % chglno_c‘;}z Markit® GlObal PMITM

50 “Global economic growth slowed to near-stagnation in
4.0%  February, according to PMI™ survey data. The

55 JPMorgan Global PMI™, compiled by Markit® from
2.0%  jtsworldwide business surveys, sank to 50.6 from 52.6

50 in February, its lowest level since October 2012.
0.0%  More- over, the index was down from 53.2 in February

“ and the weakest recorded since October 2013.

40 SbP 2.0% | Worse may be to come, as companies’ expectations

— PMI Output Index about future business activity in the global services
35 -4.0%

000 2002 2004 2006 2008 2010 2012 2014 2046 sector fell tothe lowest in over four-and-a-half'years.

J.P. Morgan Global PMI™
Global PMI sinks to lowest since October 2012

“Weakness was again most pronounced in the emerging markets, where the PMI hit its second-lowest since March 2009,

dropping below the 50.0 neutral level from 50.2 in February to49.1. Developed world economies meanwhile reported the
weakest growth since April 2013, with the PMI sliding from 53.3 in February to 51.2.

It wasn’t just output that stumbled. Global order books showed the smallest increase for almost three years and employment
growth also waned, though net job creation continued to be recorded in the service sector, offsetting job losses in
manufacturing. The weakening of demand growth led to a further intensification of deflationary pressures, with average
prices charged for goods and services falling slightly, down for the first time in five months.

The slowdown was also broad-based by sector, with near-stalling growth seen in both global manufacturing and services,
where PMI output readings of 50.2 and 50.7 respectively were recorded, the lowest since late-2012 in both cases.” — Chris
Williamson, Chief Economist, Markit®

Source: http://mww.markit.com/Commentary/Get/03032016-Economics-Global-PMI-sinks-to-lowest-since-October-2012; 3/3/16 Returnto TOC
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J.P. Morgan Global PMI™
Global factory activity stagnates and payrolls fall

“Weakness was again most pronounced in the emerging markets, where the PMI hit its second-lowest since March 2009,

dropping below the 50.0 neutral level from 50.2 in February to49.1. Developed world economies meanwhile reported the
weakest growth since April 2013, with the PMI sliding from 53.3 in February to 51.2.

It wasn’t just output that stumbled. Global order books showed the smallest increase for almost three years and employment
growth also waned, though net job creation continued to be recorded in the service sector, offsetting job losses in
manufacturing. The weakening of demand growth led to a further intensification of deflationary pressures, with average
prices charged for goods and services falling slightly, down for the first time in five months.

The slowdown was also broad-based by sector, with near-stalling growth seen in both global manufacturing and services,
where PMI output readings of 50.2 and 50.7 respectively were recorded, the lowest since late-2012 in both cases.” — Chris
Williamson, Chief Economist, Markit®

Source: http://mww.markit.com/Commentary/Get/03032016-Economics-Global-PMI-sinks-to-lowest-since-October-2012; 3/3/16 Returnto TOC
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China manufacturing PMI shows
steepest job losses for seven years

“The Caixin China General Manufacturing PMI™ survey,
compiled by Markit, showed business conditions
deteriorating at the fastest rate for five months in February.
The PMI dropped from 48.4 in February to 48.0.

Production fell at the steepest rate since last September as
new order inflows fell for the eleventh time in the past 12
months. Exports led the decline in new order books.

Backlogs of work — which measures firms’ pipelines of
orders received but not yet completed —showed the first fall
in ten months. Reduced backlogs of work are an indication
of firms having excess capacity relative todemand. Stocks
of finished goods fell at the fastest rate for over four years
as many firms deliberately wound-down inventoriesin the
face of weak demand, focusing on cost-cutting.

“Perhaps most worrying of all, however, was the accelerating pace of job looses signalled by the survey. Factory
employmentsuffered the largest monthly fall since February 2009, when jobs were being culled at the height of the global
financial crisis. The steepeningdecline in employment indicates that the process of reducing excess capacity in the
manufacturing sector is still very much ongoing. We note that larger firms have seen particularly steep job cutting, with a

more modest rate of job losses seen in smaller firms.

Consumer facing businesses are suffering the worst conditions, reporting the steepest downturns in production and exports
since the global financial crisis in recent months, raising concerns about the extent to which global consumer spending is
being buoyed by lower oil prices. Demand, including exports sales, of investment goods such as plant and machinery, has
been somewhat more stable in prior months, though declined sharply again in February.” — Chris Williamson, Chief

Economist, Markit®

Source: http:/mww.markit.com/Commentary/Get/01032016-Economics-China-manufacturing-PMI-shows-steepest-job-losses-for-seven-years; 3/1/16
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Multifamily Market Commentary — March 2016
The Future of Multifamily: Generation Z

“Some members of the post-Millennial generation— or “Generation Z” — are getting ready to form their own
households over the comingdecade. What will their housing needs be? How will they compare with baby
boomers and Millennials? Mostlikely, they won’tbe very different at all, at least when it comes to multifamily
demand.

Today, thereare morethan an estimated 65 million people under theage of 16. Over the next decade, the oldest
of this cohortwill start forming households. As thechart below shows,about 70 million people will be between
theages of 20and 34 by 2024. And ifthey are anything like previous generations, a sizable percentage of them
will become renters of multifamily housing. Despiteall the new multifamily construction goingon today, there
might not be enough of the right rental housing, in the right locations, to meet the demands of this generation.” —
Kim Betancourt, Director of Economics and Tim Komosa, Economist Manager, Multifamily Economics and
Market Research, Fannie Mae

Population Forecast for 20-34 Year Old Cohort
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Population Trends Favor the Sunbelt and the Suburbs

“The lists of the fastest and slowing growing metros hint at general patterns in recent population growth.
Lookingat all counties inthe U.S., not just those in metropolitanareas, reveals three trends.

The firstis the accelerating shift of population toward the Sunbelt. Amongthe four Censusregions, the South

and West both had population growth of 1.2 percent in 2015, far ahead of the 0.2 percent growth in both the
Northeast and Midwest. Population growth in the South and West has outpaced thatin the Northeastand the

Midwest for decades, as well as in each year since 2000 throughout the housing bubble, bust, andrecovery. The
gap narrowed somewhat after the bubble burst, as population growth quickened in the Northeast between 2008
and 2012. Since 2013, however, population growth in the South and West has accelerated, while growth in the
Northeast and Midwest has slowed, thuswidening the gap between those two Sunbelt regions and the rest of the
country.”—Jed Kolko, Independent Economistand Consultant

Annual Population Growth, by Census Region
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Source: http://jedkolko.com/2016/03/23/2015-population-suburbs-sunbelt; 3/23/16
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“The second trend is the recent slowdown in population growth in urban counties (defined as those with tract -
weighted density of at least 2000 households per square mile). Both higher-density suburban counties and
lower-density suburban counties had faster population growth thanurban counties in 2015, and the gap between
suburbanand urban county growthwas larger in 2015 thanin 2014. Inshort,suburbanizationaccelerated in
2015.

While population growth in urban counties has clearly recovered from the housing bubble, during which urban
counties lagged for many yearsand even lost population in 2006, the rebound in urban population growth was
brief. Urban counties outpaced all other areasonly in 2011, and urbangrowth in 2015 slowed to its lowest level
since 2007. Growthinsmalltowns & rural areas—the lowest-density counties—remained behind that of urban,
higher-density suburban, and lower-density suburban counties in 2015, even though small towns & rural areas
grew in 2015 at the fastest pacesince 2010.” — Jed Kolko, Independent Economistand Consultant

Annual County Population Growth, by Density Quartile
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“The third trend is that metropolitan areas with at least one million people grew faster in 2015 than

midsize and smaller metros did, just as in every year since 2008. While this is a reversal of the bubble
years in the early 2000s, when midsize metros grew faster, it is a return to the pre-bubble pattern: In the
1980s and 1990s, as in the post-2008 period, population growth was faster in million-plusmetrosthan in
midsize metros, smaller metros, and non-metropolitan areas. (Micropolitan areas counted as metros in
this analysis.)” — Jed Kolko, Independent Economist and Consultant

Annual Metro Population Growth, by Metro Size
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The Longer View: Population Trends Are Getting Back to Old Patterns

“Since 2000 populationtrends have reflected the housing boom, bust, and recovery. The boom, lasting
until 2006, favored the suburbs, where most new single-family homes were built (or overbuilt). Then, in
the housing bust, patterns reversed, with urban counties and large metros rebounding while suburban and
rural growth slowed. Now, as the recovery continues, old patterns — from before the 2000s — are
returning.

For starters, compare population growth in metros by the severity of their local housing bust. In the
hardest-hit metros, where prices climbed during the bubble and then fell 30% or more, population growth
slowed dramatically from 2006 to 2009. Note that populationin these metros started to slow before the
bubble reached its height in 2006, as rising prices hurt affordability, and continued when the bubble burst
as people lost their homes and local job markets suffered. In contrast, in metros with a relatively mild
housing bust (price declines of 15% or less), population growth accelerated in 2007-2009: their
economies held up better in the recession than the hardest-hit metros did. But since 2011, the metros
with the severest housing bust have once again had the fastest population growth, and their lead over
metros that had a moderate or mild bust has grown. Lower housing prices and stabilized local economies
have attracted people back to metros that suffered the worst. In five of the ten large metros with the
fastest population growth in 2015 (the four Florida metros plus Las Vegas) home prices fell more than
45% in the housing bust.” — Jed Kolko, Independent Economist and Consultant

Source: http://jedkolko.com/2016/03/23/2015-population-suburbs-sunbelt; 3/23/16 Returnto TOC
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“But it’s not just that population growth patterns today more like they did during early years of the bubble.
Rather, local population growth trends increasingly look like they did before the bubble, in the 1980s and 1990s.

As local population patterns look more like the pre-bubble period, with accelerating growth in the suburbs and
the Sunbelt, it becomes clearer that some of the population shifts during the housing bubble and bust were
temporary and reflected the extreme housing cycle. In particular, the acceleration of populationgrowthin the
Northeast in 2009-2011 and moment when urban growth surpassed suburban growth in 2011 look like reactions
to a housing bubble that brought unsustainable growth to the suburbs and the Sunbelt. That’s notto say that
nothing has changed: There have been dramatic shifts since the pre-bubble years in the composition of local
populations. College-educated youngadults are much more likely to live in high-density urban neighborhoods
than they used to, while seniors are increasingly likely to remain in suburban single-family homes. But, in
aggregate, local population growthin 2015 looks ever more like it used to before the housing bubble, with the
Sunbelt and the suburbs widening their leads.” — Jed Kolko, Independent Economistand Consultant

Annual Metro Population Growth, by Severity of Housing Bust
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Figure 3 - Cohort Trends in Figure 4 - Cohort Trends in
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Millennial Housing Issuesin Perspective: Visualizing Cohort Trendsin Population Size,
Household Numbers, Ownership and Renting

“In spite of having a noticeably larger population at age 25-34 compared to the next oldest cohort (red line), and a
slightly larger number of total households at the same age, owner households were almost a million fewer. In
addition, this next oldest cohort also shows levels of owner household formation well below what was achieved by
the cohort born 1959-1968 (green line) when it was age 35-44 in 2003. Finally, the 1959-1968 cohort had slightly
fewer owners in 2013 than the next oldest cohort (purple line) at age 45-54 despite having both 4+ million more
people and 1.2 million more total households.

But we must not lose sight of the fact that the older 1959-1968 and 1949-1958 cohorts aged into their 40s and 50s
during a very different economic period (1993-2003) with better income growth, looser mortgage lending standards
and more affordable newly built housing. The number of owner households that these older cohorts achieved at ages
25-34, 35-44, and 45-54 might notbe a proper benchmark by which to judge the progress of today’s younger
cohorts.” — George Masnick, Senior Research Fellow, Harvard Joint Center for Housing Studies

Source: http://jedkolko.com/2016/03/23/2015-population-suburbs-sunbelt; 3/23/16 Returnto TOC



Virginia Tech Disclaimer

Disclaimer of Non-endorsement

Reference herein to any specificcommercial products, process, or service by trade name, trademark, manufacturer, or
otherwise, does not constitute or imply its endorsement, recommendation, or favoring by Virginia Tech. The views and
opinions ofauthorsexpressed herein do not necessarily state or reflect those of Virginia Tech, and shall not be used for
advertising or product endorsement purposes.

Disclaimer of Liability

With respect to documents sent out or made available from this server, neither Virginia Tech nor any of its employees,
makes any warranty, expressed or implied, including the warranties of merchantability and fitness for a particular
purpose, or assumes any legal liability or responsibility for the accuracy, completeness, or usefulness ofany information,
apparatus, product, or process disclosed, or represents that its use would not infringe privately owned rights.

Disclaimer for External Links

The appearance of external hyperlinks does not constitute endorsement by Virginia Tech of the linked web sites, or the
information, products or services contained therein. Unless otherwise specified, Virginia Tech does not exercise any
editorial control over the information you may find at these locations. All links are provided with the intent of meeting
the mission of Virginia Tech’s web site. Please let us know about existing external links you believe are inappropriate
and about specific additional external links you believe ought to be included.

Nondiscrimination Notice

Virginia Tech prohibits discrimination in all its programs and activities on the basis of race, color, national origin, age,
disability, and where applicable, sex, marital status, familial status, parental status, religion, sexual orientation, genetic
information, political beliefs, reprisal, or because all or a partofan individual's income is derived from any public
assistance program. Personswith disabilitieswho require alternative means for communication of program information
(Braille, large print, audiotape, etc.) should contact the author. Virginia Tech is an equal op portunity provider and
employer.
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U.S. Department of Agriculture Disclaimer

Disclaimer of Non-endorsement

Reference herein to any specificcommercial products, process, or service by trade name, trademark, manufacturer, or
otherwise, does not necessarily constitute or imply its endorsement, recommendation, or favoring by the United States
Government. The views and opinions of authors expressed herein do not necessarily state or reflect those of the United
States Government, and shall notbe used for advertising or product endorsement purposes.

Disclaimer of Liability

With respect to documents available from this server, neither the United States Governmentnor any of its employees,
makes any warranty, express or implied, including the warranties of merchantability and fitness for a particular purpose,
or assumes any legal liability or responsibility for the accuracy, completeness, or usefulness of any information,
apparatus, product, or process disclosed, or represents that its use would not infringe privately owned rights.

Disclaimer for External Links

The appearance of external hyperlinks does not constitute endorsement by the U.S. Department of Agriculture ofthe
linked web sites, or the information, products or services contained therein. Unless otherwise specified, the Department
does not exercise any editorial control over the information youmay find at these locations. All links are provided with
the intent of meeting the mission of the Departmentand the Forest Service web site. Please let us know about existing
external links you believe are inappropriate and about specific additional external links you believe ought to be included.

Nondiscrimination Notice

The U.S. Department of Agriculture (USDA) prohibits discrimination in all its programs and activities on the basis of
race, color, national origin, age, disability,and where applicable, sex, marital status, familial status, parental status,
religion, sexual orientation, genetic information, political beliefs, reprisal, or because all or a partofan individual's
income is derived from any publicassistance program. (Not all prohibited bases apply to all programs.) Persons with
disabilities who require alternative means for communication of programinformation (Braille, large print, audiotape,
etc.) should contact USDA's TARGET Center at 202.720.2600 (voiceand TDD). To file a complaint of discrimination
writeto USDA, Director, Office of Civil Rights, 1400 Independence Avenue, S.W., Washington, D.C. 20250-9410 or call
800.795.3272 (voice) or 202.720.6382 (TDD). The USDAIs an equal opportunity provider and employer.
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