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U.S. Economic Indicators
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Atlanta Fed GDPNow™
Latest forecast: 2.2 percent — September 15, 2017

“The GDPNow model forecast for real GDP growth (seasonally adjusted annual rate) in the third
quarter of2017 is 2.2 percent on September 15, down from 3.0 percenton September 8. The
forecasts of real consumer spending growth and real private fixed investment growth fell from 2.7
percentand 2.6 percent, respectively,to 2.0 percentand 1.4 percent, respectively, after this
morning's retail sales release from the U.S. Census Bureau and this morning'sreport on industrial
production and capacity utilization from the Federal Reserve Board of Governors.” — Pat Higgins,
Economist, Federal Reserve Bank of Atlanta

Source: https:/iAwww.frbatlanta.org/economy-matters/regional-economics/data-digests; 9/15/17 Returnto TOC



Chicago Fed: National Activity Index

Chicago Fed National Activity Index, by Categories

Midwest Economy Index

|™=  “The Chicago Fed National Activity Index

1™ (CFNAI) moved down to —0.01 in July from +0.16
in June. Three of the four broad categories of
indicators that make up the index decreased from

beton June, and three of the four categories made
negative contributions to the index in July. The
index’s three-month moving average, CFNAI-
MAS3, moved down to —0.05 in July from +0.09 in

eI e o June.” — Laura LaBarbera, Media Relations,

M Production and income Personal consumption and housing Chicago Fed

[l Employment, unemployment, and hours Sales, orders, and inventories

Index points to growth near historical trend in July

“The contribution from production-related indicators to the CFNAI decreased to —0.02 in July from +0.03
in June. Manufacturingindustrial production decreased 0.1 percentin July after increasing 0.2 percentin
June; however, total industrial production increased 0.2 percent in July after moving up 0.4 percentin June.
The sales, orders, and inventories category made a contribution of —0.01 to the CFNAI in July, down from
+0.06 in June.

Employment-related indicators contributed +0.09 to the CFNALI in July, down from +0.13 in June.

Nonfarm payroll employment increased by 209,000 in July after rising by 231,000 in June; that said,
the civilian unemployment rate ticked down to 4.3 percent in July from 4.4 percent in June.

The contribution of the personal consumption and housing category to the CFNAI edged up to—0.06 in
July from —0.07 in June. Consumption indicators improved, on balance, pushingup the category’s
overall contribution. However, housing starts decreased to 1,155,000 annualized units in July from
1,213,000 in June, and housing permits decreased to 1,223,000 annualized units in July from 1,275,000
in the previous month.” — Laura LaBarbera, Media Relations, Federal Reserve Bank of Chicago

Source: https:/iwww.chicagofed.org/publications/cfnai/index; 8/21/17

Returnto TOC



Chicago Fed: Midwest Economy Index

MEI and the Seventh Federal Reserve District States

Midwest Economy Index

“The Midwest Economy Index (MEI) decreased to
+0.29 in July from +0.43in June. Contributions
to the July MEI from three of the four broad
sectors of nonfarm business activity and three of
the five Seventh Federal Reserve District states
declined fromJune. The relative MEI moved
down to —0.07 in July from +0.07 in June.

Contributions to the July relative MEI from all
e M tion four sectors and three of the five states decreased
[ Pyt ‘ from June.” — Laura LaBarbera, Media Relations,

July MEI

Note: The map’s shading summarizes the most recent contribution to growth in Midwest economic activity from each of Ch ica 0 Fed
the five states in the Seventh Federal Reserve District (lllinois, Indiana, lowa, Michigan, and Wisconsin). g

Index Points to Slower Midwest Economic Growth Again in July

“The manufacturing sector’s contribution to the MEI edged down to +0.32 in July from +0.38 in June. The
pace of manufacturingactivity decreased in Indiana, lowa, Michigan, and Wisconsin, but was unchanged in
[llinois. Manufacturing’s contribution to the relative MEI ticked down to +0.27 in July from +0.28 in June.

The construction and mining sector’s contribution to the MEI edged down to —0.06 in July from —0.03 in
June. The pace of construction and miningactivity was lower in lowa and Michigan, but higher in Indiana
and unchanged in Illinois and Wisconsin. Construction and mining made a contribution of —0.08 to the
relative MEI in July, down from —0.05 in June.

The service sector made a contribution of —0.06 to the MEI in July, slightly up from —0.09 in June. The
pace of service sector activity was up in Illinois, Indiana, lowa, and Michigan, but down in Wisconsin. The
service sector’s contribution to the relative MEI decreased to —0.29 in July from —0.26 in June.

The contribution from consumer spending indicators to the MEI decreased to +0.09 in July from +0.17 in

June. Consumer spendingindicators were, on balance, down in all five Seventh District states. Consumer

spending’s contribution to the relative MEI decreased to +0.03 in July from +0.11 in June.” — Laura

LaBarbera, Media Relations, Federal Reserve Bank of Chicago

Source: https:/Awww.chicagofed.org/publications/mei/index; 8/31/17 Returnto TOC



U.S. Economic Indicators

Texas Manufacturing Outlook Survey Production Index
Index, seasonally adjusted
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Federal Reserve Bank of Dallas

Texas Manufacturing Activity Expands Again

“Texas factory activity continued to increase in August, according to business executives
respondingto the Texas Manufacturing Outlook Survey. The production index, a key measure of
state manufacturing conditions, edged down to 20.3, indicating output grew but at a slightly slower
pacethaninJuly.

Other measures of current manufacturing activity also indicated continued growth. The new orders
and the growth rate of orders indexes ticked down but stayed solidly positive, comingin at 14.3 and
11.7, respectively. Thecapacity utilization index fell six pointsto 12.2, whilethe shipmentsindex
increased seven pointsto 18.1.

Perceptions of broader business conditions remained positive in August. The general business
activity index was largely unchanged at a robust 17.0. The company outlook index posted its 12th
consecutive positive reading but slipped 10 points to 16.3 after surging to a multiyear high last
month.”— Emily Kerr, Business Economist, The Federal Reserve Bank of Dallas

Source: https://www.dallasfed.org/research/surveys/tmos/2017/1708; 8/28/17 Returnto TOC



U.S. Economic Indicators

Texas Service Sector Outlook Survey Revenue Index
Index, seasonally adjusted
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Texas Service Sector Activity Continues to Increase

“Texas service sector activity continued to reflect expansion in August, albeit at a slightly slower pace,
according to business executives responding to the Texas Service Sector Outlook Survey. Therevenue
index, a key measure of state service sector conditions, edged down slightly from 15.7 in July to 14.2 in
August.

Labor market indicators reflected slower employment growth and longer workweeks this month. The
employmentindex moved down three pointsto4.6. The hoursworked index was unchanged at 8.3.

Perceptions of broader economic conditions reflected more optimism in August. The general business
activity index moved up from 10.5 to 15.1. The company outlook index advanced from 7.9 to 15.5,
with 23 percent of respondents reporting that their outlook improved from last month and 8 percent
noting it worsened. Respondents’ expectations regarding future business conditions continued to
reflect optimism in August. The index of future general business activity fell slightly to 21.3. The
index of future company outlook rose three pointsto 26.2. Indexes of future service sector activity,
such as future revenue and employment, also continued to reflect optimism this month.” — Amy Jordan,
Assistant Economist, The Federal Reserve Bank of Dallas

Source: https://www.dallasfed.org/research/surveys/tssos/2017/1708; 8/29/17 Returnto TOC



U.S. Economic Indicators

Texas Retail Outlook Survey Sales Index

Index, seasonally adjusted
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Federal Reserve Bank of Dallas

Retail Sales Rebound
“Retail sales improved notably in Augustafter fallinglast month, according to business executives

respondingto the Texas Retail Outlook Survey. Thesales index surged 18 pointsto 16.9in August.

Inventories increased at a faster pace this month.

Retailers’ perceptions of broader economic conditions reflected more optimism in August. The
general businessactivity index rosefrom 4.3t09.7. Thecompany outlook index jumped from a
readingnear zero to 8.6, with 21 percent of respondents reporting that their outlook improved from
last monthand 12 percentnoting it worsened.

Retailers’ perceptions of future broader economic conditions continued to reflect optimism in
August. Theindex of future general business activity fell slightly from 15.4 to 11.6. The index of
future company outlook moved up eight pointsto 17.9. Indexes of future retail sector activity
reflected more optimismthis month” — Amy Jordan, Assistant Economist, The Federal Reserve
Bank of Dallas

Source: https://www.dallasfed.org/research/surveys/tssos/2017/1708; 8/29/17

Returnto TOC



U.S. Economic Indicators

Composite Index vs. a Month Ago

Index Index
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The Federal Reserve Bank of Kansas City

Tenth District Manufacturing Expanded Moderately

“Tenth District manufacturing activity expanded at a faster pace in August, and expectations
for future activity also remained solid. Price indexes rose across the board, especially the
expectations index for finished goods prices. The month-over-month composite index was
16 in July, up from 10 in July and 11 in June (Chart).” — Pam Campbell, Federal Reserve
Bank of Kansas City

“Factories reported acceleration in activity in August to the fastest pace since March. Many
firms also reported plans to raise finished goods prices in coming months.” — Chad
Wilkerson, Vice President and Economist, Federal Reserve Bank of Kansas City

Source: https://iwww.kansascityfed.org; 8/24/17 Returnto TOC



U.S. Economic Indicators

The Federal Reserve Bank of Kansas City

Tenth District Manufacturing Expanded Moderately

“The year-over-year factory indexes were mixed in August. The composite index was unchanged at
23, while the production, shipments, new orders, and order backlog indexes eased slightly but
remained well above zero. However, theemploymentindex was stableat 22, and the capital
expendituresindex rosefrom 15to 21. Theraw materials inventory index increased from 10 to 18,
while the finished goods inventory index was basically unchanged.

Expectations for future factory activity edged higher after easing slightly last month, and remained
solid overall. Thefuturecompositeindex rosefrom 19 to 23, and the future production, shipments,
new orders, and order backlog indexes all increased slightly. The futureemploymentindex was
unchanged at 26, while the future capital expenditures index inched higher from 16to 18. The
future raw materials inventory index decreased from 4 to -2, and the future finished goods inventory
index also fell into negativeterritory.

The composite index is an average of the production, new orders, employment, supplier delivery
time, and raw materials inventory indexes. Factoryactivity increasedsolidly at durable goods
plants, particularly for electronics, metals, and aircraft products, while nondurable goods activity
rose more modestly. Most month-over-month indexes increased over the previousmonth. The
production index jumped from4 to 22, and shipments, new orders, and order backlog indexes
rebounded strongly after falling last month. Theemploymentindex has remained basically
unchanged for the past three months, while the new orders for exports index edged higher. The
finished goods inventory index fell from 7 to 2, while the raw materials inventory index was
unchanged.”—Pam Campbell, Federal Reserve Bank of Kansas City

Source: https://www.kansascityfed.org; 8/24/17 Returnto TOC



U.S. Economic Indicators

Empire State Manufacturing Survey

Activity Picks Up Markedly

“Business activity grew strongly in New York State, according to firms responding to the August
2017 Empire State Manufacturing Survey. The headline general business conditions index climbed
fifteen pointsto 25.2, its highest level in nearly three years. The new orders index rose seven points
t0 20.6 and theshipmentsindex edged up to 12.4, pointingto solid gains in orders and shipments.
Delivery times continued to lengthen, and inventory levels moved lower. Labor marketindicators
pointed to an increase in employment and hoursworked. Inputprices roseat a faster clip than last
month, while selling prices rose at asomewhatslower pace. Indexesassessingthe six-month
outlook suggested that firms were very optimistic about future conditions.

Manufacturing firms in New York State reported that business activity expanded strongly in August.
The general business conditions index rose fifteen pointsto 25.2, its highest level since September
2014. Forty-two percentofrespondents reported that conditions had improved over the month,
while 17 percent reported that conditions had worsened. Thenew ordersindex climbed seven
points to 20.6, pointingto a solid increase in orders, and the shipments index rose slightly to 12.4.
The unfilled ordersindex held steadyat -4.7. Thedelivery time index was little changed at 5.4,
pointing to somewhat longer deliver times, and the inventories index fell to -3.1, indicating that
inventory levels were slightly lower.

Firms Very Optimistic
Indexes assessing the six-month outlook suggested that firms were quite optimistic about future
conditions. Theindex for future business conditions rose ten pointsto 45.2, and the index for future
new orders moved up eight points to 41.3. Employmentwas expected to increase modestly, though

the average workweek was expected to decline slightly. The capital expenditures index slipped to
11.6, and the technology spending index fell to 9.3.” — Federal Reserve Bank of New York

Source: https://www.newyorkfed.org/survey/empire/empiresurvey_overview.html#tabs-1; 8/16/17 Returnto TOC
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U.S. Economic Indicators

Business Leaders Survey

“Activity in the region’s service sector picked up, according to firms responding to the
Federal Reserve Bank of New York’s August 2017 Business Leaders Survey. The survey’s
headline business activity index climbed twelve pointsto 11.7, its highest level in more than
a year. The business climate index remained negative at -6.1, signaling that respondents on
balance continued to regard the business climate as worse than normal, though this view was
somewhat less widely shared than in July. The employment index, down two pointsto 7.5,
pointed to a continued increase in employment levels, and the wages index held steady at
33.3, suggesting that wages rose at a pace similar to last month’s. Price indexes were
positive and close to their July levels, indicating that both input prices and selling prices
increased at about the same pace observed last month. Capital spending continued to grow
modestly. Indexes assessing the six-month outlook suggested that firms remained fairly
optimistic about future business conditions

Activity Grows, though Business Climate Remains Unfavorable

Business activity in the region’s service sector expanded in August. The headline business
activity index advanced twelve points to 11.7, its highest level since March 2016. Thirty-six
percent of respondents reported that conditions had improved over the month, while 24
percent said that conditions had worsened. The business climate index rose seven points, but
remained negative at -6.1, suggesting that, on balance, firms continued to view the business

climate as worse than normal, though to a lesser extent than in July.” — The Federal Reserve
Bank of New York

Source: https://www.newyorkfed.org/medialibrary/media/survey/business_leaders/2017/2017_08blsreport.pdf; 8/16/17 Returnto TOC



U.S. Economic Indicators

Employment Increases Modestly

“The employment index dipped two points to 7.5, a reading that reflected continued modest
growth in employment levels. The wages index held steady at 33.3, suggesting that wages
Increased at about the same pace as in July. Both price indexes were little changed, a sign
that prices increased at a pace similar to last month’s: the prices paid index edged down to
36.3, and the prices received index edged up to 13.8. The capital spending index held steady
at 10.8.

Firms Fairly Optimistic

Respondents assessing the six-month outlook continued to convey optimism about future
conditions, though they were somewhat less positive than in recent months. The index for
future business activity increased three points to 31.3, and the index for future business
climate was little changedat 15.5. The index for expected employment climbed sixteen
points to 28.5, suggesting that employment is expected to increase in the months ahead, and
the index for planned capital spending rose six points to 20.5. ” — The Federal Reserve Bank
of New York

Source: https://www.newyorkfed.org/medialibrary/media/survey/business_leaders/2017/2017_08blsreport.pdf; 8/16/17 Returnto TOC



U.S. Economic Indicators

Business Activity

Diffusion index
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Editor’s note: When this report was first published, the August reading for the future business activity index was given as 31.1 in the fext. This figure has
been corrected fo 31.3. (August 16, 11:40 am.)

Source: https://iwww.newyorkfed.org/medialibrary/media/survey/business_leaders/2017/2017_08blsreport.pdf; 8/16/17 Returnto TOC



U.S. Economic Indicators

The Federal Reserve Bank of New York
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“The New York Fed Staff Nowcast stands at 1.3% for 2017:Q3 and 1.8% for 2017:Q4.”—The
Federal Reserve Bank of New York

Source: https://www.newyorkfed.org/survey/empire/empiresurvey_overview.html#tabs-1; 9/15/17 Returnto TOC



U.S. Economic Indicators

Forecasts of Output Growth
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The New York Fed DSGE Model Forecast — August 2017

“The current GDP growth forecastis essentially in line with May’s projection. GDP growthis
projectedto be about2.0 percentin 2017 and 2018 (in Q4/Q4 terms) andto pick up modestly in the
following years.” — Michael Cai, Marc Giannoni, Abhi Gupta, Pearl Li, and Argia Sbordone, The

Federal Reserve Bank of New York

Source: http:/libertystreeteconomics.newyorkfed.org/2017/09/the-new-york-fed-dsge- model-forecast-august-2017.html; 9/8/17
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U.S. Economic Indicators

Current and Future General Activity Indexes “Manufacturing conditions in the region
Sl ki, sobiin continued to advance in August, accordingto
. firms responding to this month’s

Six-Month Forecast Manufacturing Business Outlook Survey. The

60

diffusion index for general activity fell slightly
but continued to reflect growth. Therewasa
notable improvementin the new orders and
shipments indexes, and overall employment
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August 2017 Manufacturing Business Outlook Survey
Current Indicators All Remain Positive

The survey’s broadest measure of manufacturing conditions, the diffusion index of current activity,
fell slightly from 19.5in July to 18.9 in August. Theindex has been positive for 13 consecutive
months (see Chart). Despite the fallback in the general activity index, the demand for manufactured
goods, as measured by the survey’s current new orders index, showed notable improvement: The
diffusion index increased from 2.1 to 20.4. Firms reported that shipments also continued to rise.
The currentshipmentsindex increased 17 pointsto 29.4.

Responses to the August Manufacturing Business Outlook Survey suggest continued growth for the
region’s manufacturing sector, as all of the broad current indicators remained positive. Firms
reported a notable expansionin new orders and shipments thismonth. The survey’s future indexes
indicate that respondents continue to expect growth over the next six months.” — Mike Trebing,
Senior Economic Analyst, Federal Reserve Bank of Philadelphia

Source: https://www.philadelphiafed.org/research-and-data/regional-economy/business-outlook-survey; 8/17/17 Returnto TOC



Philadelphia Fed: GDPplus

GDPplus: An Alternative Measure of Real U.S. Output Growth
Last Updated: August 30, 2017
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Notes: Shaded areas indicate MBER recessions. The data measure the quarter-over-quarter growth rate in
continuously compounded annualized percentage points.

Sources: Bureau of Economic Analysis (BEA) and NBER via Haver Analytics;
Federal Reserve Bank of Philadelphia.

“Real GDP Q22017:3.0%; Real GDI Q2 2017:2.8%; and Real GDPplus
Q22017:2.7%.”—The Federal Reserve Bank of Philadelphia

Source: https://philadelphiafed.org/research-and-data/real-time-center/gdpplus/; 8/30/17 Returnto TOC



Philadelphia Fed

July 2017 State Leading Indexes
(Expected 6-Month Change in State Coincident Indexes)
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Source: Federal Reserve Bank of Philadelphia

“The Federal Reserve Bank of Philadelphia has released the leading indexes for the 50 states for July 2017.
The indexes are a six-month forecast of the state coincident indexes (also released by the Bank). Forty-
three state coincident indexes are projected to grow over the next six months, and seven are projected to
decrease. For comparison purposes, the Philadelphia Fed has also developed a similar leading index for its
U.S. coincident index, which is projected to grow 1.2 percent over the next six months.” — Daneil Mazone,
The Federal Reserve Bank of Philadelphia

Source: https:/iwww.philadelphiafed.org/-/media/research-and-data/regional-economy/indexes/lead ing/2017/Lead ingIndexes0717.pdf; 8/29/17 Returnto TOC



U.S. Economic Indicators

The Federal Reserve Bank of Richmond

Reports on Fifth District Manufacturing Activity in August
Remained Little Changed from July

“Reports on Fifth District manufacturing activity were largely unchanged in August,
according to the latest survey by the Federal Reserve Bank of Richmond. The
composite index remained at 14 in August, with an increase in the employment index
offsetting a decrease in the shipments index and a very slight decline in the new orders
metric. Although the employment index rose from 10 to 17 in August, other measures
of labor market activity — wages and average workweek — were largely unchanged.

Expectations around manufacturing activity six months ahead were somewhat
tempered from July, but manufacturers remained optimistic. Every index for expected
activity was well into positive territory, although almost all of the indexes declined
from July to August. The one exception was the measure for expected lead time,
which rose from 7 in July to 10 in August.

Survey responses show that growth in both prices paid and prices received moderated
in August. Meanwhile, reports on inventory levels were little changed, with the index
for finished goods inventories down from 17 to 15 and the index for raw materials
inventories rising from 17 to 19.” — Jeannette Plamp, Economic Analyst, The Federal
Reserve Bank of Richmond

Source: https:/iAwww.richmondfed.org/research/regional_economy/surveys_of business_conditions/manufacturing/2017/mfg_08_22_17; 8/22/17

Returnto TOC



U.S. Economic Indicators
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U.S. Economic Indicators
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U.S. Economic Indicators

The Federal Reserve Bank of San Francisco

FRBSF FedViews

“TheU.S. economy continues to grow at a moderate pace. After arelatively weak first quarter with
real GDP growing at an annualized rate of 1.2%, the economy in the second quarter rebounded,
growingat 2.6%, supported by robust consumer spending as well as greater inventory investment.
We expect outputgrowthto average about 2% for 2017, followed by a gradual transition over the
next two years back to our estimate for potential output growth of 1% to 1%:%.

Ongoing moderate economic growth has been accompanied by further strengthening of the labor
market which appearsto beat or even beyond full employment. Nonfarm payrollemployment
increased by 209,000in July, and gains have averaged about 180,000 over the past six months.
This pace of job creation is well above the rate necessary to absorb new entrants into the labor
force, which we estimate at around 80,000to 100,000 jobs per month. The unemployment rate fell
t0 4.3% in July, after havingticked up atouch in June. The current reading reflects therobustpace
of job creation andis below our estimate of the natural rate of unemployment which we putat
4.8%. Over the medium term, we expect the unemploymentrate to gradually reverttowards its
natural rate.

The ratio of household net worthto disposable personal income provides a valuation measure of for
a broader set of asset classes. Household net worth, which depends on the value of bonds and real
estate as well as equities, has risen faster than disposable income in recent years, as equity values
and also long-term bond and housing prices have been increasing. Currently, the ratio of household
net worth to disposable personal income stands at a record high of about 6.7, compared to its
historical average of 5.3 since 1960. Similar to the price-earnings ratio, this valuation measure tends
to revert back to its historical average. However, valuation measures are noisy signals of trends in
financial markets and the economy and need to be combined with other available data.” — Thomas
Mertens, Research Advisor, The Federal Reserve Bank of San Francisco

Source: http://iwww.frbsf.org/economic-research/publications/fedviews/2017/august/august-10-2017/; 8/10/17
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“U.S. house prices rose 1.6 percent in the second quarter of 2017 according to the Federal Housing
Finance Agency (FHFA) House Price Index (HPI). House prices rose 6.6 percent from the second
quarter of 2016 to the second quarter of 2017. FHFA's seasonally adjusted monthly index for June was

FHFA House Price Index

U.S. House Prices Rise 1.6 Percent in Second Quarter

up 0.1 percent from May.” — Stefanie Johnson and Corinne Russell, FHFA

“U.S. house prices rose in most states during the second quarter. New home sales are climbing but,
relative to the overall population, they still remain low from a historical perspective. The tight
inventory isa major explanation for why house prices have been increasing every quarter over the last

six years.” — William Doerner, Senior Economist, FHFA

Source: https://www.fhfa.gov//Media/PublicAffairs/Pages/U-S-House-Prices-Rise-1pt6-Percent-in-Second-Quarter-2017.aspx; 8/22/17
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50 = no change on previous month, S.Adj. Increasing rate of growth Marklt Canada
B0 - Manufacturing PMI™

Rate of jobs growth hits
series-record peak

“The headline seasonally adjusted IHS Markit
Canada Manufacturing Purchasing
A Managers’ Index® (PMI™) registered 54.6 in
V \4[' August, to remain above the neutral 50.0
threshold for the eighteenth consecutive month.
Source: HS Markit Although down slightly from 55.5in July, the

45 T index signalled a rate of improvement that

2010 2011 2012 2013 2014 2015 2016 2077 remained above the long-run series average.

50

Therate of improvementin business conditions at Canadian manufacturers lost some momentumin
August, but remained marked nonetheless. The latest data signalled further robust expansionsin
production and new business, which in turn contributed to the sharpest round of job creation in the
series history. Meanwhile, input price inflation softened to a ten-month low but remained steep overall,
leading to another sharprise in average selling prices amid rising client demand.

The latest PMI data pointed to a slight moderation in the overall rate of growth of the Canadian
manufacturing sector. The slowdown largely reflected weaker rises in outputand new orders, which in
turn led to a softer expansion in purchasing activity. Nonetheless, growth rates remained impressive
and above their respective long-run averages.

Manufacturers remained firmly optimistic that the resurgence in output growth seen so far in 2017
would be maintained over the coming 12 months. This,combined with robust clientdemand,
contributed to the sharpest round of job creation in the series history, thereby providing a strong
indication that the renaissance in the Canadian manufacturing sector has far from run itscourse.” —
Alex Gill, Economist, Survey Compilers, IHS Markit

Source: https://www.markiteconomics.com/Survey/PressRelease.mvc/c6b7d68cchce4922baef0f051dd00a9b; 9/1/17 Returnto TOC
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Caixin China General Manufacturing PMI Caixin China General

50 = no change on previous month, S.Adj. Increasing rate of growth Manufactul'ing PMI ™
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New business rises at quickest rate
55 for over three years

“The seasonally adjusted Purchasing Managers’ Index™

? (PMI™) — a composite indicator designed to provide a

45 single-figure snapshot of operating conditions in the
manufacturingeconomy —registered 51.6 in August, up

e ' from 51.1 in July to signal an improvementin overall

stwwmwpm%m operating conditions. The health of China’s manufacturing
2004 " 2005 2006 2007 ' 2008 ' 2008 2010 2011 " 2012° 2013' 2014 ' 2015 " 2016° 2017

sector has now strengthened in each of the past three

Sources: IHS Markit, Caixin. months, with the latest upturn the strongest since February.

China’s manufacturing sector remained in expansion territory in August, fuelled by the strongest increase in
new business for just over three years. Firmer foreign demand was a key driver of new order growth, with
exportsales rising to the greatest extent in over seven years in August. As a result, companies expanded
their production schedules and buyingactivity, while business confidence rose to its highest for five
months. However, stricter environmental policies were a key factor leading to longer delivery times, whilst
inflationary pressures intensified as input costs and output charges both rose at faster rates.

The Caixin China General Manufacturing PMI rose 0.5 pointsto 51.6 in August, the second-highest
reading of this year so far. It was also the third consecutive month that the index had posted in
expansionary territory. Among the sub-indices: the output index dropped slightly but new orders continued
growing. Both input costs and output prices rose further, with the latter hitting an eight month high.
Inventories of finished goods dropped further and at a faster pace, but stockpiles of procured goods
continued expanding in August. Overall operating conditions of the manufacturing sector improved further
as market demand strengthens, but if prices rise too quickly the profitability of companies in the middle of
a supply chain may be under pressure.” — Dr. Zhengsheng Zhong, Director of Macroeconomic Analysis,
CEBM Group

Source: https://www.markiteconomics.com/Survey/PressRelease.mvc/6d85656c03284a8884edbe3a4205eaf5; 8/1/17
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55 “The final IHS Markit Eurozone Manufacturing
50 PMI® rose to 57.4, up from 56.6 in July and

as equalling June’s 74-month high. The PMI has
0 remained above the 50.0 no-change mark for 50
* Source: IHS Markit successive months, with the latest reading

N S 58828888552z 28¢8¢ unchanged from its earlier flash estimate.

Eurozone manufacturing growth remains among strongest seen since 2011

“The eurozone’s impressive manufacturing upturn regained momentum in August, with asummer surge
in factory activity suggesting rising goods production will support another strong GDPreading in the
third quarter. The survey indicates that euro area manufacturing output is growing at an annual rate of
approximately 4%. Producersacross the region are benefitting from rising domestic demand as
economic recoveries gain momentum, as well as surging export sales.

Therecent strengthening of the euro may curb export growth from its current six-and-a-half year high,
and optimism about the year ahead has cooled since earlier in the summer, notably in France.
However, the still-elevated level of confidence suggests that firms generally expect the current strong
growth spell has furthertorun.

Firmsare also struggling to cope with existing demand: backlogs of uncompleted work are rising at the

fastest rate for 11 years, and supply chains are being stretched to a degree not seen for over six years.

There’s therefore a good chance that the record hiring trend will be sustained for some time to come as

factories and their suppliers continue to boost capacity.

Capacity issues are translating into both higher input costs and rising factory gate prices as demand

exceeds supply for many products. The key question for policymakers is the extent to which these

price pressures will feed through to consumers and wages.” — Chris Williamson, Chief Business

Economist, Markit®

Source: https:/Aww. markiteconomics.com/Survey/Press Release. mvc/al 29c9be06a7439dbd7d443ef2df03e5; 9/1/17 Returnto TOC
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IHS Markit Eurozone Composite PMI

, | Markit Eurozone
{Iﬁ gs Markit Eurozone Composite PMI Eurozone GDP, qa?: Composite PMI ®
:z ;Z “Eurozone economic growth remained solid
50 oo | andsteady in August. Thiswassignalled by
. 25 | thefinal IHS Markit Eurozone PMI®
- '?| Composite Output Index matching July’s
30 .o | readingof 55.7, down only marginally from

. . . . i . Soy - IHS Markit E tat. 1 » i
2 G%};::ﬂ &%do:%g'ﬁ% ;:;; oL 2o the flash estimate of 55.8.” — IHS Markit

Strong manufacturing sector underpins solid growth of euro area economy

“On current trend, output growth so far in the third quarter is slightly below its second quarter high,
but remains amongthe best seen over the past seven years. Augustsaw a strongexpansion of
manufacturing production, with the pace of increase regaining most of the momentum ceded in
July. Servicesector activity growth eased to a seven-month low, but remained above its long-term
trend.

The summer months have seen eurozone economic growth moderate only slightly from the rapid
paceseen in the spring. Thesolid PMIreadings for July and Augustset the scene for another
strong GDP number for the third quarter, with the surveysrunning at a level historically consistent
with 0.6% growth. With such robust growth being sustained into August, the region is on course to
see GDPrise by 2.1%in 2017, which would represent the best performance since 2007.

There’s good reason to be optimistic that the current spurt growth has further to run: forward-
looking indicators such as new order inflows and future expectations have dipped to levels seen
back at the turn of the year, but remain sufficiently elevated to suggest thatany potential slowdown
in growth in coming monthswill be only very modest.” — Chris Williamson, Chief Business
Economist, Markit®

Source: https://www.markiteconomics.com/Survey/Press Release.mvc/384defd3b9d 241 72bel cd9b783f921b6; 9/517 Returnto TOC
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Markit/BME Germany
IHS Markit / BME Germany Manufacturing PMI Manufacturing PMI®
M;gufacturing PMI, sa, 50 = no change Manufacturing production, sa, cal. adj., %yr;;;r Mal’lufactul‘ing gI'OWth
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s | since April2011,and signalled a marked overall
- w0 | Improvementin manufacturing business conditions in
5 | the manufacturing sector of the eurozone’s largest
economy. Theupward movementin the PMI reflected
ge-s2zxeex | fasterincreasesinoutputand newordersaswell asa

A pt T f “ | “The PMIroseto 59.3 in August, fromJuly’s five
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greater lengthening in suppliers’ delivery times. The
current 33-month period of overall growthis the
second-longestin the 21-year survey history.

Source: IHS Markit, Budeshank

German manufacturing posted a stronger p erformance in August following July’s slight loss of
momentum, accordingto the latest PMI® survey datafrom IHS Markitand BME. Overall
operating conditions improved at a pace close to the six-year highs seen in May and June. Output,
new ordersand new exportbusinessallrose more sharply thanin July, with the latter expanding at
the fastest rate since May 2010. Suppliers remained under pressure, with lead times lengtheningto
the greatest extent since April 2011.

Capacity pressures continued to build as suppliers’ delivery times lengthened to the greatest extent
since April 2011 and backlogs rose at one of the fastest rates in the survey history. Thefinal
manufacturing data for August support IHS Markit’s view that economic growth in Germany will be
stronger than previously expected in 2017. IHS Markit now expects calendar-adjusted GDP growth to
reach 2.3% in 2017 and 2.1% in 2018.” — Trevor Balchin, Senior Economist, IHSMarkit®

Source: https://www.markiteconomics.com/Survey/PressRelease.mvc/1ac3ded608864404a6132449cfal0e44; 9/1/17 Returnto TOC
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JPMorgan Global Manufacturing PMI JP Morgan Global
DI, sa Manufacturing PMI™
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Global Manufacturing PMI at 75-month high in August

Growthwas evenly distributed across the consumer, intermediate and investment goods sectors

during August, with similar PMI readings registered for each of these categories. Moreover, rates
of improvement picked up in all three cases.

Global manufacturing production rose at the fastest pace in four months, underpinned by the
steepestupturn in new work since March. International trade flows also strengthened, as new
export business rose at the fastest pace in almostsix-and-a-half years.

The upturnin the global manufacturing sector is gathering pace in the third quarter, with August
seeing the Manufacturing PMlI rise to its highest level in over six years. Rates of expansion in
output and new ordersalso accelerated, underpinning a further solid bounce in job creation.
Although price pressures and supply-side constraintsare rising, the sector should have sufficient
momentum to sustain its current robustexpansion.” — David Hensley, Global Economist, J.P.
Morgan

Source: https://www.markiteconomics.com/Survey/Press Release.mvc/84b55b542e8d42 d5af2da4938e6f27f9; 9/1/17 Returnto TOC
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Global economy expands at fastest pace since early-2015

Global economic growth gathered momentum in August, with outputrising at the quickest pace
since April 2015. Rates of increase improved in the manufacturing and service sectors, reflecting
ongoing expansionsat consumer, intermediate and investment goods producersand across business,
consumer and financial services.

Developed nations continued to outperform (on average) relative to emerging markets. Theeuro
area saw a further solid gain in economic output, with the pace of increase matching thatregistered
in July. Stronger growth of manufacturing productionwas offset by a softer increase in service
sector activity. Within the currency union, faster growth was seen in Germany and Ireland.

The August PMlI signalled a broad and accelerated expansion of global economic output. Overall
growth was the quickest since April 2015, underpinned by expansionsacross the six main
categories of manufacturingand services covered by the survey. Withnew order inflows
strengthening, backlogsrisingand jobs growth accelerating, the economy looks set to performwell
in the coming months.” — David Hensley, Global Economist, J.P. Morgan

Source: https://www.markiteconomics.com/Survey/Press Release.mvc/3853540d18164a0db 1ace3a583278b3d; 9/6/17 Returnto TOC
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IHS Markit/CIPS UK Manufacturing PMI Markit/CIPS UK
IHS Markit / CIPS Manufacturing PMI® (50 = no change) Manufacturing PMI ™

“Therate of expansion in the UK
manufacturing sector accelerated again in
August. Thiswas highlighted by the
seasonally adjusted IHS Markit/CIPS
Purchasing Managers’ Index® (PMI®)
posting 56.9, up from 55.3 in July, to its
second highest level in over three years.

(January 1992 to latest month)

Source: IHS Markit
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Manufacturing growth gathers pace as new order inflows strengthen

All five of the PMI components —output, new orders, employment, suppliers’ delivery times and stocks
of purchases— were consistentwith a stronger performance for the manufacturing industry during
August. The UK manufacturing sector continued to show signs of solid progress during the third
quarter, with rates of expansion in output, new orders and employmentall gathering pace in August.

The key question iswhether this positive start to the second half of the year can be sustained. Thisis
looking increasingly likely during the near-term, given the breadth of the expansion. Business
conditions improved across the three main subsectors —consumer, intermediate and investment goods —
and at smaller and large-scale producers alike. Business confidence also rose to one of its highest
levels in over a year.

Thereare increasing signs of supply-side issues leading to raw material and staff shortages, which
could become a constraint on output growth going forward, while also leading to higher costs.
However, at the moment, the survey data suggest that the manufacturing economy remains in good
health despite Brexit uncertainty, and should help support on-going growth in the economy in the third
quarter, which will add fuel to hawkish policymakers’ calls for higher interest rates” —Rob Dobson,
Director & Senior Economist, IHS Markit

Source: https://www.markiteconomics.com/Survey/Press Release.mvc/cd 005¢55d65b4 4t 91f3a3f8d14fchdc; 8/1/17 Returnto TOC
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American Institute of Architects (AIA)

July Architecture Billings Index
ABI July 2017: Upturn at architecture firms continues

“Following on the heels of a strong spring season, billings at US architecture firms
continued their upward trajectory in July. AIA’s Architecture Billings Index (ABI) was
51.9 for the month, a bit below the 52.1 average for the first six months of the year but
still signifying healthy growth. The ABI has now been reflecting gains in billings for
six straight months, after a modest decline in January.

Index scores for project inquiries and new design contracts have been just as positive.
The reading for new design contracts was 56.4 in July, its highest reading for the year.
Given that new project work is mostly growing faster than billings this year,

architecture firms have been building up backlogs in recent months. ”” — Kermit Baker,
Chief Economist, AIA , Honorable AIA

Source: https://iwww.aia.org/pages/145011-abi-july-2017-upturn-at-architecture-firms-; 8/22/17
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American Institute of Architects (AIA)

National
Architecture firms continue strong growth stretch in July E ﬁ
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Regional
All regions see gains in architecture
firm billings

Graphs represent data from July 2016-July 2017

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.
3-month moving average

60
55

-\‘\/\ ’/.—'N\‘—-' Wesl:
s0 =S A~ | 509 53.8

T g ~ .

. § -
45 -

South: Northeast:

° 53.8 53.6
July-16 Sepl-18 Jan-17 July-17

Region

“The upward trend in billings has pushed up ABI scores at firms in all regions of the
country recently. In July, ABI scores in the Northeast, Midwest, and South were all
approaching 54, while remaining less positive at firms in the West.” — Kermit Baker,
Chief Economist, AIA , Honorable AIA

Source: https://iwww.aia.org/pages/145011-abi-july-2017-upturn-at-architecture-firms-; 8/22/17 Returnto TOC
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Sector %

Multifamily residential and

commercial/industrial firms report 55
solid increases ﬁ
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Graphs represent data from July 2016-July 2017
across the three sectors. 50 represents the diffusion center. a5 !
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Commercial/Industrial: 55.4 Institutional: 52.0

Sector
“Firms with all building type specializations have been benefiting from the healthy
business conditions. Multifamily residential as well as commercial/industrial firms
posted average scores in excess of 55 for the month, for both specialties the highest
readings in three years. Even institutional firms were seeing relatively healthy
conditions with a July score of 52.0 for firms with this specialization, just below their
average for the first six months of the year.” — Kermit Baker, Chief Economist, AlA ,
Honorable AIA

Source: https://iwww.aia.org/pages/145011-abi-july-2017-upturn-at-architecture-firms-; 8/22/17
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Practice

Significant minority of architecture firms have direct experience with 3D printing technology

Units: direct experience with 3D printing technology, % of firms (multiple responses allowed, so responses total to more than 100%)

Used in-house for design activities on
billable projects.

Used in testing for potential in-house
design applications.

Used by outside consults to develop 3D
printed products for us

Used by others on projects in which

we've been involved (e.g. design partners;

subcontractors: construction firms).

Firm doesn’t have any direct experience
with 3D printing.

13.3%

9.1%

10.3%

I 5.4%

0% 20% 40%0 60% 80% 100%

Source: https://www.aia.org/pages/145011-abi-july-2017-upturn-at-architecture-firms-; 8/22/17
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Dodge Data & Analytics
July Construction Starts Increase 6 Percent

“The value of new construction starts in July advanced 6% from the previous month to a seasonally
adjusted annual rate of $728.1 billion, it was reported by Dodge Data & Analytics. Leadingthe way
was a 26% jump by the nonbuilding construction sector, which reflected an improved level for public
works and the start of two massive power plants, located respectively in California and New York.
Residential building in July increased 8%, as multifamily housing rebounded after three consecutive
monthly declines. Running counter wasa 7% slide for nonresidential building following its 14% hike
in June, as both office buildings and hotels retreated from June’s elevated activity, outweighing a sharp
rise for healthcare facilities in July. Duringthe first seven months of 2017, total construction starts on
an unadjusted basis were $411.9 billion, down 1% from the same period a year ago. Dampening the
year-to-date performance for total construction was a steep 44% decline for the electric utility/gas plant
category, even with the two massive power plants reported as July starts. Ifthe electric utility/gas plant
category is excluded, total construction starts in this year’s January-July period would be up 3% from a
year ago.

July’s data lifted the Dodge Index to 154 (2000=100), compared to an upwardly revised 145 for June.
After this year’s strong first quarter, the Dodge Index had receded 11% in the second quarter. July’s
total construction gain brings activity back to within 2% of the first quarter’s pace. July’sincrease
meansthethird quarter began on a healthy note, which should help to maintain the up-and-down
pattern on a quarterly basis that’s been present for construction starts over the past year. Within thatup-
and-down pattern there remains a modest upward trend, as it appears that construction starts are still in
the process of reaching a peak, as opposed to having already reached a peak. Public works
construction, after sluggish activity earlier in the year, is showing hesitant signs of improvement. It’s
true that residential building is now seeing generally decreased activity for multifamily housing, but the
monthly declines continue to be mixed in with monthly gains, such as what took place in July. For
nonresidential building, growth is being supported by its institutional segment, while commercial
building is leveling off due to varied behavior by its individual project types.” — Robert Murray, Chief
Economist, McGraw Hill Construction

Source: https:/Avww.construction.com/news/july -construction-starts-increase-6-percent-aug-2017; 8/21/17 Returnto TOC
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Dodge Data & Analytics
July Construction Starts Increase 6 Percent

“The 1% slippage for total construction starts on an unadjusted basis during the January-July
period of 2017 was due to diminished activity for nonbuilding construction, as both
residential building and nonresidential building managed to post gains. Nonbuilding
construction dropped 15% year-to-date, with electric utilities/gas plants down 44% and
public works down 2%. Residential building year-to-date was up 1%, with a 9% increase
for single family housing slightly outweighing a 14% slide for multifamily housing.
Nonresidential building year-to-date climbed 8%, with institutional building up 12% while
commercial building held steady, combined with a 27% increase for manufacturing building
that marks a shift from this category’s sharp declinesin 2015 and 2016. By geography, total
construction starts during the January-July period showed this pattern relative to a year ago —
the South Atlantic, up 8%; the Northeast, up 6%; the West, up 2%; the South Central, down
7%; and the Midwest, down 14%. The 7% year-to-date decline in the South Central reflected
in part the comparison to the first seven months of 2016 that included $6.2 billion for two
liquefied natural gas terminals, while the 14% year-to-date decline in the Midwest reflected
in part the comparison to the first seven months of 2016 that included the $3.8 billion Dakota
Access pipeline.” — Robert Murray, Chief Economist, McGraw Hill Construction

Source: https://www.construction.com/news/july -construction-starts-increase-6-percent-aug-2017; 8/21/17 Returnto TOC
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“Residential building in July was $301.1 billion (annual rate), up 8%. Multifamily housing
increased 30%, strengthening after three monthly declines ina row. There were 9
multifamily projects valued at $100 million or more that reached groundbreaking in July, led
by the $360 million Wolf Point East apartment tower in Chicago IL, the $225 million
multifamily portion of the $280 million mixed-use redevelopment of the Domino sugar
factory in Brooklyn NY, and a $225 million condominium tower in Honolulu HI.

In July, the top five metropolitan areas in terms of the dollar amount of multifamily starts
were — New York NY, Chicago IL, Los Angeles CA, Boston MA, and Atlanta GA. Through
the first seven months of 2017, the top five metropolitan areas, with their percent change
from a year ago, were — New York NY, down 20%; Los Angeles CA, up 16%; Chicago IL,
down 2%; San Francisco CA, up 27%; and Washington DC, up 6%. Single family housing
in July was flat with the previous month, not yet showing renewed growth after settling back
4% in the second quarter following its first quarter 6% gain. By geography, single family
housing in July performed as follows relative to June — the Northeast, up 3%; the South
Central, up 2%; the South Atlantic, up 1%; the West, unchanged; and the Midwest, down
3%.” — Robert Murray, Chief Economist, McGraw Hill Construction

Source: https://www.construction.com/news/july -construction-starts-increase-6-percent-aug-2017; 8/21/17 Returnto TOC
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July 2017 Construction Starts
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Source: Dodge Data & Analytics

July 2017 Construction Starts

Monthly Summary of Construction Starts
Prepared by Dodge Data & Analytics

Monthly Construction Starts
Seasonally Adjusted Annual Rates, in Millions of Dollars

July 2017 June 2017 % Change
Nonresidential Building $231,282 $249,353 -7
Residential Building 301,088 279,606 +8
Nonbuilding Construction 195,771 155,220 +26
Total Construction $728,091 $684,179 +6

The Dodge Index
Year 2000=100, Seasonally Adjusted

July 2017 ....... 154
June 2017 ......145

Year-to-Date Construction Starts
Unadjusted Totals, in Millions of Dollars

7 Mos. 2017 7 Mos. 2016 % Change

Nonresidential Building $142,049 $131,823 +8
Residential Building 175,522 173,018 +1
Nonbuilding Construction 94,286 110,644 -15
Total Construction $411,857 $415,485 -1

Total Construction, excluding
electric utilities/gas plants $392,870 $381.410 +3

Source: https://www.construction.com/news/july -construction-starts-increase-6-percent-aug-2017; 8/21/17
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(;,;icago Business Barometer™ MNI Chicago
August Chicago Business
Barometer Unchanged at 58.9

70
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“The MNI Chicago Business Barometer
remained stable at July’s level of 58.9, the
30 joint-lowest level since April.” — Jamie

20 Satchi, Economist, MNI Indicators

2005 2007 2009 2011 2013 2015 2017

40

Both Employment, Inventories Below 50
“While marking the eighteenth consecutive above-50reading, this month’s unchanged result
follows July’s sharp decline that snapped a run of five straight monthly increases in sentiment.
Apartfrom Employment, all other components of the Barometer were above their respective levels
seen last August withall of them were abovetheir January levels, pointing to robust confidence
among US firms.

The stability in sentimentwas the result of gains in production and demand being offset by losses in
backlogs, employmentand supplier deliveries. Both New Orders and Production increased slightly,
following hefty falls last month. Firms also sawthe level of backlogs fall in August. The Order
Backlogs indicator fell for the second consecutive month following the 23-year high set in June.
Supplierstookslightly less timeto deliver key inputs, with the respective indicator downto hit
59.3, a four-month low.” — Jamie Satchi, Economist, MNI Indicators

“Following the sharp rise in the Barometer to a more than three-year high in June it isn’t too
surprising to see activity subsequently ease somewhat. However, overall, the trend remains firm,
consistentwith the growth story ofthe US. The disappointment comes from the employment
indicator which once again contracted, the sixthtime in the last 12 months, with fewer firms
expecting an increase in hiring.” — Shaily Mittal, Senior Economist, MNI Indicators

Source: Source: https://www.ism-chicago.org/index.cfm; 8/31/17 Returnto TOC
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The Conference Board Leading Economic Index® (LEI)
for the U.S. increased 0.3 percent in July to 128.3 (2010 = 100),
followinga 0.6 percent increase in June, and a 0.3 percent increase in May.

U.S. Composite Economic Indexes (2010 = 100)

The Conference Board Leading Economic index® (LEI) for the U.S. Increased in July
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Latest LEI Trough March 2009, Latest CEI Trough June 2009

The Conference Board Leading Economic Index® (LEI) for the United States
The Conference Board Coincident Economie Index® (CEI) for the United States

LEI

Jul 17

Shaded areas represent recessions as determined by the NBER Business Cycle Dating Committee.

Source: The Conference Board

Expansion in Economic Activity to
Continue Through Second Half

“The U.S. LEI improved in July, suggesting the
U.S. economy may experience further
Improvements in economic activity in the
second half of the year. Thelarge negative
contribution from housing permits, a reversal
from June, was morethan offset by gains in the
financial indicators,new orders and sentiment.”
— Ataman Ozyildirim, Director of Business
Cycles and Growth Research, The Conference
Board

“The Conference Board Coincident Economic Index® (CEI) for the U.S. increased 0.3 percentin
Julyto115.7 (2010=100), followinga 0.1 percent increase in June, and a 0.3 percent increase in

May.

The Conference Board Lagging Economic Index® (LAG) for the U.S. increased 0.1 percentin
Julyto 124.8 (2010=100), followinga 0.2 percent increase in Juneand a 0.2 percent increasein

May.’,

Source: https://www.conference-board.org/data/bcicountry.cfm?cid=1; 8/17/17
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Chart 1. Number of Total Online Job Ads
Now af Ads (Thousands) 7.8, Seasonally Adjusted Data
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The Conference Board Help Wanted OnLine® (HWOL)
Online Job Ads Decreased 125,900 in August

*  “Loss widespread across most Statesand MSAs
» Majority of occupations showed losses over the month

Online vacancies decreased 125,900 to 4,479,800 in August, according to The Conference Board Help
Wanted OnLine® (HWOL) Data Series. The July Supply/Demand rate stands at 1.52 unemployed for
each advertised vacancy, with a total of 2.4 million more unemployed workers than the number of
advertised vacancies. The number of unemployed was approximately 7.0 million in July.

The Professional occupational category saw losses in Education (-13.9) and Computer and Math (-
11.3). The Services/Production occupational category saw losses in Sales (-33.7), Office and
Administrative Support (-29.3), and Installation (-11.5). “ — Carol Courter, The Conference Board

Source: https://www.conference-board .org/data/helpwantedonline.cfm; 8/29/17 Returnto TOC



August 2017 Manufacturing ISM® Report On Business®
August NMI® at 58.8%

New Orders; Production, Backlog of Orders and Employment Continue
Growing; Supplier Deliveries Slowing; Raw Materials Inventories Growing;
Customer Inventories Too Low; Prices Increasing at Same Rate

“Economic activity in the manufacturing sector expanded in July, and the overall economy grew for
the 99t consecutive month, say the nation’s supply executives in the latest Manufacturing ISM®
Report On Business®.

“The August PMI® registered 58.8 percent, an increase of 2.5 percentage points from the July reading
of 56.3 percent.

The New Orders Index registered 60.3 percent, a decrease of 0.1 percentage point from the July reading
of 60.4 percent.

The Production Index registered 61 percent, a 0.4 percentage point increase compared to the July
reading of 60.6 percent.

The Employment Index registered 59.9 percent, an increase of 4.7 percentage points from the July
reading of 55.2 percent.

The Supplier Deliveries Index registered 57.1 percent, a 1.7 percentage point increase from the July
reading of 55.4 percent.

The Inventories Index registered 55.5 percent, an increase of 5.5 percentage points from the July
reading of 50 percent.

The Prices Index registered 62 percent in August, the same reading as July, indicating higher raw
materials’ prices for the 18th consecutive month.

Comments from the panel reflect expanding business conditions, with new orders, production,
employment, backlog and exports all growing in August, as well as supplier deliveries slowing
(improving) and inventories increasing during the period. The Customers’Inventories Index
experienced a sharp decline in August compared to July.” — Timothy R. Fiore, CPSM, CPSD, Chair of
the ISM® Manufacturing Business Survey Committee

Source: https://www.instituteforsupplymanagement.org/ SMReport/MfgROB.cfm; 9/1/17 Returnto TOC
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August 2017 Non-ManufacturingISM® Report On Business®

August NMI® at 55.3 %

Business Activity Index at 57.5%, New Orders Index at 57.1%,
Employment Index at 56.2%

“Economic activity in the non-manufacturing sector grew in August for the 92nd consecutive month,
say the nation's purchasing and supply executives in the latest Non-Manufacturing ISM® Report On
Business®.

“The NMI® registered 55.3 percent, which is 1.4 percentage points higher than the July reading of 53.9
percent. Thisrepresentscontinued growth in the non-manufacturing sector at a faster rate.

The Non-Manufacturing Business Activity Index increased to 57.5 percent, 1.6 percentage points
higherthan the July reading of 55.9 percent, reflecting growth for the 97th consecutive month, at a
faster rate in August.

The New Orders Index registered 57.1 percent, 2 percentage points higher than the reading of 55.1
percent in July.

The Employment Index increased 2.6 percentage points in Augustto 56.2 percent from the July reading
of 53.6 percent.

The Prices Index increased 2.2 percentage points from the July reading of 55.7 percent to 57.9 percent,
indicating prices increased in August for the third consecutive month.

According to the NMI®, 15 non-manufacturing industries reported growth. The non-manufacturing
sector has rebounded from the prior month’s cooling-off period. The majority of respondents are
optimistic about business conditions going forward.” — Anthony Nieves, CPSM, C.P.M., CFPM, Chair
of the Institute for Supply Management® (ISM®) Non-Manufacturing Business Survey Committee

Source: https://www.instituteforsupplymanagement.org/l SMReport/NonMfgROB.cfm?navitemNumber=12943; 9/6/17 Returnto TOC
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IHS Markit U.S. Manufacturing PMI (s. adjusted)

Markit U.S. Manufacturing PMI™

“The seasonally adjusted IHS Markit final US
Manufacturing Purchasing Managers’
Index™ (PMI™) registered 52.8 in August,
down slightly from July’sreading of53.3.
Nonetheless, the latest index figure signalled an
ongoing improvementin operating conditions
across the US manufacturing sector.

Markit U.S. Manufacturing PMI

V Source: IHS Markit

Manufacturing output expands at weakest pace since June 2016

August’s PMIreadingsignalled a further improvement in operating conditionsamong US
manufacturing firms. The upturnwas partly driven by an increase in new orders. In line with rising
client demand, workforce numbersgrew at the fastest pace in 6 months. However, production levels
increased at the weakest rate since June 2016. Asaresult, the level of outstanding business rose for
thefirst time since April. Inflationary pressures intensified, with input prices and output charges
bothrising at faster rates. Business confidence remained robust, but softened slightly since July.

Althoughstillabovethe 50 ‘no change’ level, the decline in the PMI shows signs ofa renewed
stuttering of the manufacturingeconomy during August. The latest reading indicates one of the
weakest improvements in the overall health of the sector seen over the pastyear, and translates into
disappointing signals for comparable official data. Thedrop in the outputindex indicates that
manufacturing could act as a drag on theeconomy in the third quarter, with exports dampening
order book growth.

The survey brings more encouraging signs of improved domestic demand, however, with orders for
both consumer goods and investment goods such as plantand machinery on therise, boding well

for the wider economy to continue to expand as we move through the second halfof 2017.” - Chris
Williamson, Chief Economist, Markit®

Sourcw: https://www.markiteconomics.com/Survey/Press Release.mvc/258091e989 c4b4ea7708dd fce208236; 9/1/17 Returnto TOC
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IHS Markit Composite PMI and U.S. GDP Markit U.S. Services PMI™

et Teern smeessnEee | “The seasonally adjusted IHS MarkitU.S.
Services Business Activity Index registered
56.0 in August, up from July’s reading of
54.7. The latestsurvey extended the current
sequence of activity growthto 18 months.
Moreover, the upturnwas the fastestsince
November 2015, with a number of panellists
o | stating that higher activity was underpinned
nalysis 2 | Dy a greater willingness to spendamong
== | clients and improving market conditions.

Business activity growth hits 21-month high

August data signalled an accelerated upturnin business activity across the US service sector. New
orders alsoexpanded at a quicker rate, with growth reachinga 25-month high. Higher activity and
new business prompted firms to add to their payrolls again in August, and at the quickest rate for
nearly two years. Ontheprices front, both input costs and output charges increased again, with
rates of inflation reaching 26-and 35-month highs, respectively. Meanwhile, business confidence
was the strongest since January, with firms encouraged by greater client demand.

The US service sector moved up a gear in August, providing a welcome boostto the economy after
the sister PMI survey showed slower manufacturing growth. Thetwo PMI surveys collectively
pointto the fastest rate of economic expansionsince January as businesses enjoyed a summer
growth spurt.

With new orders growth accelerating, backlogs of work risingand job creation buoyant, the surveys
clearly point to an economy that’s generally in expansionmode.” — Chris Williamson, Chief
Economist, Markit®

Source: https://www.markiteconomics.com/Survey/Press Release.mvc/8e64ee3d0ac44d27ba561ab9be160a59; 9/6/17 Returnto TOC
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Metlife & U.S. Chamber of Commerce
Small Business Index — Q3 2017

“A more bullish outlook on the economy and increasing confidence in the health of their businesses led
toa 1.7 pointincrease in the MetLife & U.S. Chamber of Commerce Small Business Index, which rose
from 60.6 in the second quarter of 2017 to 62.3 in the third quarter. That means 62.3% of small
business owners have a positive outlook for their companiesand the environment in which they
operate.

Q3 Index Highlights:
Companies’ financial health is strong. Almost two-thirds (61%) of all small businesses report
being in good financial health. More than half of small businesses with more than 20 employees
report that they are in very good health.

« Economicoutlookis brightening. Many small businesses are optimistic aboutthe overall trajectory
of the economy, which corresponds with a surging stock market, higher second quarter GDP, and
decliningunemployment rates. However, plansto increase hiring or reinvestmentin their
businesses dropped slightly from the second quarter.

* Time spent on regulatory compliance is increasing for a quarter of small businesses. Nearly one in
four small businesses report spending more time on licensing, compliance, and regulations over the
last six months.

* Lack of qualified workers could be impacting hiring. An inability to find appropriately skilled or
trained workers appears to be impacting small businesses’ plans to increase staff over the coming

year.

* Almost 60% of small businesses are concerned about cybersecurity. In addition, small businesses
with 20-99 employees are more likely to be concerned (62%) — with one in five (18%) feeling very
concerned — than companies with fewer than 20 employees.” — MetLife & U.S. Chamber of
Commerce

Source: https://www.uschamber.com/shindex/files/SBI_Q3_082217_REL.pdf; 8/23/17 Returnto TOC
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SMALL BUSINESS
INDEX

-
4

Small Business Index — Q3 2017

Key Findings
*  “Lack of qualified workers a major challenge.
* Companies’ financial health is strong.
« Economicoutlook is brightening.
» Small businessesrating the health of the U.S. economy as very or somewhat good.
* Time spent on regulatory compliance is increasing for a quarter of small businesses.

« Staffing increases have stalled.

+ Almost 60% of small businesses are concerned about cybersecurity.” — MetLife & U.S. Chamber of
Commerce

Source: https://www.uschamber.com/shindex/files/SBI_Q3 082217 REL.pdf; 8/23/17

Returnto TOC
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Economic Outlook is Brightening

50% - 50% - 50%
0% BY INDUSTRY 0% BY BUSINESS SIZE 0%
. All Small Businesses . All Small Businesses . All Small Businesses
30% Manufacturing and 30% 30%
. Agriculture . 0-4 Employees . Northeast
Education and
20% Health Care Services 20% . 5-19 Employees 20% Midwest
. Retail Services 20-99 Employees South
10% 10% 10%
Professional Services 100-500 Employees West
0% 1 0% L 0 | B

Percentage of small businesses spending an increased amount of time
completing licensing, compliance, or government requirements

23%

ALL SMALL
BUSINESSES

29 %

MANUFACTURING AND RESOURCES

239%

PROFESSIONAL SERVICES

21%

RETAIL

13%

EDUCATION, HEALTH CARE,
AND RECREATION

Source: https://www.uschamber.com/shindex/files/SBI_Q3 082217 REL.pdf; 8/23/17
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National Association of Credit Management —
Credit Managers’ Index

“The combined index for the CMI was better than it was last month with areading of 55.1 as
comparedto54.6. Thisisa respectable level as compared to the year asawhole. Therehavebeen
three monthsthat have seen readings above this and the rest have been below. The monthsthat
have exceeded 55.1 include February, Apriland June. Therewas an increasein the index of
favorable factorsfrom 61.7to 62.2, while the index of unfavorable factors increased just slightly
from501t050.3.

What is interesting is that there has been some discernible improvement in the overall economy, but
not enough to push much activity for the credit managers. Asteady state is good news as long as it
has steadied at a relatively high rate, and that seems to be the case this month. There have been
sectors that have improved over the last few months, but more of them have shown declines. This
has been the pattern for months — strong performance in the favorable categories and weak
performancein the unfavorable readings.

The bottomline is that there is stability, but at a relatively low level and there are plenty of
questions as far as the months to come. Thesenseis that there will be growthin the third quarteras
there has been in previousyears, butthere is also an expectation that this growth will fade in the
fourth quarter again.

The amount of credit extended trended up from 64.5t0 66.1. This suggests the majority of the
creditorsare larger accounts seeking bigger amountsand bigger projects. Generally speaking, the
manufacturing sector has been somewhat more stable than it was earlier in the year, but has
stabilized at arelatively weak level. Thefear is thatan interruption in overall growthwill manifest
pretty quickly.”—Dr. Chris Kuehl, Economist, NACM

Source: http://web.nacm.org/CMI/PDF/CMIcurrent.pdf; 8/31/17 Returnto TOC



Private Indicators

Manufacturing Index Monthly Change
(seasonally adjusted)

4.0

3.0

2.0

10 I

s m W
Ll - N O

-1.0

-2.0

-3.0

Aug'le | Sep '"16 | Oct "16 |Nov "16 | Dec'16 | Jan "17 | Feb 17 |Mar '17 | Apr 17 May "17| Jun '"17 | Jul '17 |Aug "17
|+f'- -1.1 2.8 -1.4 -0.6 1.5 0.4 0.9 -1.0 2.1 -2.3 2.1 -0.9 0.0

Manufacturl.ng Sector Aug | Sep | Oct | Nov | Dec | Jan | Feb | Mar | Apr | May | Jun | Jul | Aug
(seasonally adjusted) 16 16 16 16 16 17 17 17 17 17 17 17 17
Sales 52.4 | 58.2 | 544 (585 |58.7 |61.7 | 60.7 | 61.7 | 64.7 | 59.5 | 66.9 | 64.0 | 60.8
New credit applications 55.8 |1 59.2 | 569 | 51.6 |56.1 | 61.8 | 61.6 | 59.7 | 61.4 | 58.6 | 59.8 | 60.6 | 61.8
Dollar collections 54,1 | 57.5|56.1 655|593 |553 |64.1|56.1|61.3 [57.3 |61.0 (61.1 |59.3
Amount of credit extended 58.8 | 61.4 | 583 (604 | 60.2 |63.0|67.2 |63.4|67.8 634 674|645 |66.1
Index of favorable factors 55.3 | 59.1 | 56.4 | 59.0 | 58.5 | 60.5 | 63.4 | 60.2 | 63.8 | 59.7 | 63.8 | 62.5 | 62.0
Rejections of credit applications 51.1 | 53.3 | 52.7 | 49.3 | 515 (51.6 | 52.3 | 52.1 | 52.9 | 52.6 | 53.3 | 52.9 | 52.8
Accounts placed for collection 48.3 | 50.2 | 49.0 | 45.0 | 50.1 | 51.9 | 47.4 | 50.6 | 50.1 [ 495 | 49.8 | 49.8 | 49.7
Disputes 46.5 | 47.7 | 49.2 | 445 | 488 | 45.7 | 474 | 474 | 49.2 (480 | 496 | 47.8 | 473
Dollar amount beyond terms 454 | 50.5 | 50.0 | 43.0 | 50.1 | 49.4 | 52.1 | 48.2 | 515 [48.1 | 49.3 | 49.4 | 49.2
Dollar amount of customer deductions 48,1 | 51.9 | 485 | 49.4 | 49.2 | 48.7 | 46.1 | 49.2 | 49.1 | 48.6 | 48.7 | 47.6 | 48.0
Filings for bankruptcies 545 | 53.0| 543 [55.6 |54.4 |53.5 523|527 |54.1 [53.1 |53.6|53.0]555
Index of unfavorable factors 49.0 | 51.1 | 50.6 | 47.8 | 50.7 | 50.1 | 49.6 | 50.0 | 51.1 | 50.0 | 50.7 | 50.1 | 50.4
NACM Manufacturing CMI 51.5 | 54.3 | 52,9 (52,3 | 53.8 | 54.3 | 55.1 | 54.1 | 56.2 | 53.9 | 55.9 | 55.1 | 55.0

Source: http://web.nacm.org/CMI/PDF/CMIcurrent.pdf; 8/31/17 Returnto TOC
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OFTIMISM INDEX August 2017 Report:
Based on Ten Survey Indicators

(Seasonally Adjusted 1986=100) Small BUSineSS Optimism HOldS
1o 1 its Altitude in August

“The percentage of small business owners

100 5 planning to make capital expendituresin the
next threeto six monthsreached its highest
%01 level since 2006, according to the National
Federation of Independent Business

80 o (NFIB) Index of Small Business Optimism,

86 88 90 92 94 96 98 00 02 04 06 08 10 12 14 16

YEAR .”—HoIIyWade,NFIB

Index Yalue {1986=100}

Surge in capital spending and high sales expectations keeps NFIB
Index at near record level heading into the fall

“The NFIB Index rose 0.1 points to 105.3. Five of the components increased, while five
declined. The lofty reading keeps intacta string of historically high performances extending
back to last November.

Consumer demand is very strong, and the regulatory relief has been dramatic. Small
business owners still expect progress on tax reform and healthcare, and they will be watching
closely.” — William C. Dunkelberg, Chief Economist, NFIB

“This 1s a sign of economic health that we’ve been expecting based on the soaring optimism
that began last year. Higher optimism resulted first in higher employment activity, and now
we’re seeing more small business owners making capital investments. Consumer demand is
driving optimism, and optimism is driving business activity. Substantial regulatory reliefis
also a big factor because it creates a much more hospitable business climate.” — Juanita
Duggan, President & CEO, NFIB

Source: http://www.nfib.com/assets/SBET-August-2017.pdf; 9/12/17 Returnto TOC
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COMMENTARY

“Productivity” increased 0.1% in the first quarter and 0.9% in the second quarter (annual
rates). Did workers get that much better in three months? Not likely. Defined as a change in
“output per hour worked,” its measurement has occupied economists for decades. Consider
the productivity of an employee at a burger joint. The number of burgers served per hour
measures productivity. But this varies with the economy; in good times, there are more
customersand in bad time fewer. But the fundamental skills of the burger server do not
change. These “skills” and the available capital equipment will determine over the long run
what the worker’s productivity CAN be. What it WILL be depends on how many customers
actually buy a burger. There was no amazing improvement in worker skills from the first
quarter to the second, just a change in demand which resulted in more sales per hour for the
existing employees.

Small firms are now making long-term investments in new machines, equipment, facilities,
and technology. Thats a real sign of strength, and it will be interesting to see if the August
result becomes a trend.

Some argue that sluggish productivity growth can slow economic growth and prevent wages
from rising much. For the burger worker, it is slow economic growth that reduces the
number of burgers purchased per hour, it is not the employee’s ability to deliver burgers.
Only if the demand for burgers reaches the limits of the worker to deliver them could the
employee’s productivity limit growth, a “supply” problem that can be alleviated by hiring
another worker or gettinga machine or a reorganization of the burger production line
(management skills).” — William C. Dunkelberg, Chief Economist, NFIB

Source: http://iwww.nfib.com/assets/SBET-August-2017.pdf; 9/12/17 Returnto TOC
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Historical View
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3-Month National Trend August Jobs Index

Index

99.96

12-Month Change

-0.74%

The Paychex | IHS Small Business Jobs Index

National Jobs Index

*  “At 99.96, the national index declined for the sixth consecutive month and 1s 0.74
percent lower than a year ago. Down 0.38 percent during the past quarter, the
month-to-month decreases are getting smaller as the national index is leveling off.”
— James Diffley, Chief Regional Economist, IHS Markit

Source: https://www.paychex.com/employment-watch/#!/jobs-index//; 8/31/17
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Index
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Public Administration)
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Trade, Transportation, and
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% Change
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Industry

*  “Industrysectors showed little movement as
employment growth conditions were relatively
unchanged in August. Slowly declining,
Financial Activities fell below 100 late in 2015
and is now below 99 for the second
consecutive month.”—James Diffley, Chief
Regional Economist, IHS Markit

Regional Performance

MNortheast: -0.91

Midwest: 0.18% ’ 4"

West: -0.92%

South: -0.70%
I :

| . .
-1 0.5 0 0.5 1
South 100.69 -0.70%
West 99.9 -0.92%
Midwest 100.02 -0.18%
Northeast 99.43 -0.91%

The Paychex | IHS Small Business Jobs Index
Regional Highlights
*  “Declining 0.19 percent from July, the Northeast had the biggest slow down amongregions,
with most of the decline occurring in the Middle Atlantic. The Midwest hasthe best one-month
and 12-month growth rates and is the only region to average stronger employmentgrowth in
2017 year-to-date than during 2016.” — James Diffley, Chief Regional Economist, IHS Markit

Source: https://www.paychex.com/employment-watch//; 8/29/17

Returnto TOC



Private Indicators

“The S&P CoreLogic Case-Shiller U.S. National Home Price NSA Index, covering all nine
U.S. census divisions, reported a 5.8% annual gain in June, up from 5.7% the previous
month. The 10-City Composite posted a 4.9% annual increase, down from 5.0% the
previous month. The 20-City Composite reported a 5.7% year-over-year gain, the same as
the previous month. June 2017 shows that home prices continued their rise across the
country over the last 12 months.” — David Blitzer, S&P Dow Jones

The S&P Corelogic Case-Shiller National Home Price NSA Index
Rises Again To All Time High

“The trend ofincreasing home prices is continuing. Priceincreases are supported by a tight
housing market. Boththe number of homes for sale and the number of days a houseis on the
market have declined for four to five years. Currently the months-supply of existing homes for sale
is low, at 4.2 months. Inaddition, housing starts remain below their pre-financial crisis peak as new
home sales havenot recovered as fast as existinghome sales.”

Rising prices are the principal factor driving affordability down. However, other drivers of
affordability are more favorable: the national unemployment rate is down, and the number of jobs
created continuesto grow at a robust pace, rising to close to 200,000 per month. Wages and
salaries are increasing, maintaining a growth rate a bit ahead of inflation. Mortgage rates, up
slightly since theend of 2016, are under 4%. Given currenteconomic conditionsand the tight
housing market, an immediate reversal in home price trends appears unlikely.” — David Blitzer,
Managing Director and Chairman of the Index Committee, S&P Dow Jones

Source: https:/iwww.spice-indices.com/idpfiles/spice-assets/resources/public/documents/574349 _cshomeprice-release-0829.pdf?; 8/29/17
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S&P/Case-Shiller Home Price Indices
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Here’s Why More Americans Don’t Want to Be Homeowners

“If you’re house hunting, it can feel like the market is moving quickly and everyoneis buying. An
index of homes under contract, knownas pending home sales, jumped a higher-than-expected 1.5%
in June, according to the National Association of Realtors.

But accordingto arecent Experian survey, fewer people are planningon buying: 27% of consumers
arenot planningto purchasea homein the next5-10 years, an increase of 8% from 2016. The
survey findings alsoshow some consumers have frustrations with the home buying process,
especially first-time homebuyers and those who don’thave high incomes. Wedive into the survey
findings here:

So who’s waiting to buy?
Younger consumersand those in the West are most likely to wait to purchasea home. In fact, 34%
of consumersages 18-34 say they will opt-out of homeownership. Regionally, consumersin the
Northeast had the biggest jump amongthose opting out of buyinga home: 26% in 2017 vs. 13% in
2016. With prices soaring in California, Seattle, and Portland, 32% of consumers in the West are
deciding not to buy a homethis year, an increase of 8% from last year.
One of thereasons may be that many consumers surveyed (54%) say homes are less affordable.
Again, it was higher among those respondents from the West, with 62% agreeing the housing
market is more expensive today while 57% are from the South and 53% in the Northeast.
Additional reasons cited for not purchasing a home include wanting more flexibility to relocate
(37%) and almost 30% do not wantto carry so much debt. One-third of millennial survey
respondents wantto invest in something else.

Contrary to conventional wisdomthat limited supply is restraining home purchases, 64% of people
surveyed say thereare enough houses on the marketto choose from.”— Sandra Bernardo, Experian

Source: http://lwww.experian.com/blogs/ask-experian/heres-why-more-americans-dont-want-to-be-homeowners/; 8/1/17
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Reasons for opting out of homeownership

Want more flexibility to

37%
relocate

Do not want to carry as much
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debt 26%

Do not want the responsibility

%
of maintaining a home 26%

Worried about rising interest
rates in the Trump 23%
administration

Want to invest in something 299,
else
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Real estate is not as valuable 1%
anymore
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Reasons for being denied a home loan

Poor credit history 15%
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Unable to verify assets 3%

Here’s Why More Americans Don’t Want to Be Homeowners
Credit concerns with the loan process

“While a majority of consumers (71%) understand the importance of credit when buyinga home,
63% agree that their credit score, in particular, has impacted or will impact their home-buying
experience. Amongthosewho already purchased a homein the pastyear, 65%agree that their
credit score affects the interest rate to refinance their home.

However, 43% of survey respondents say they were denied a home loan with more than half
attributing the denial to a poor or limited credit history. In fact, 56% overall say they are working
to improve their credit to qualify for a better home loan rate. Additionally, 54% have delayed
purchasinga hometo improve their credit to get a better interest rate.” — Sandra Bernardo, Experian

Source: http://lwww.experian.com/blogs/ask-experian/heres-why-more-americans-dont-want-to-be-homeowners/; 8/1/17 ReturnTOC
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Actions to improve credit

Paying off debt 56%

Paying my bills on time 51%

Monitoring my credit score 29%

Keeping my balances low on 239
credit cards

Protecting credit info from o,
fraud and ID theft 14%

Not applying for/opening new 13%
credit accounts

Here’s Why More Americans Don’t Want to Be Homeowners
Credit concerns with the loan process

“Amongthose who are tryingto better their credit, some ofthe steps they are taking include paying
off debt and payingbills on time.” — Sandra Bernardo, Experian

Source: http://iwww.experian.com/blogs/ask-experian/heres-why-more-amer icans-dont-want-to-be-homeowners/; 8/1/17 ReturnTOC



Demographics

Why Homeownership Rates May Never Rise

“One of the great markers of success is homeownership. Whether the property is big or
small, own a house and people understand that you’ve achieved a certain level of financial
capacity. You’re part of the landed gentry; you’ve gotten part of the American dream.

It follows that one measure of our success as a society is reflected by the homeownership
rate. Higher is better, but in recent years, the homeownership rate has fallen from 69.2% in
the second quarter of 2004 to 63.6% in the first quarter of this year.

Where did everyone go? With the stock market at record highs and unemployment near
long-time lows, what happened to homeownership? Why is it that mortgage rates have
dropped from an average of 5.84% in 2004 to 3.65% in 2016, a record low, yet ownership is
down?

...rising home values are surely a positive marketplace development unless, of course, you’re
a buyer. It’s not just a shortage of inventory that’s knocked down home sales, it’s also that
constant price increases shrink the pool of potential buyers.” — Peter Miller, Contributing
Writer, Ten-X

Source: https://www.ten-x.com/company/blog/homeownership-rates-may-never-rise/; 8/22/17 ReturnTOC
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Why Homeownership Rates May Never Rise

Mortgage Interest Rates and Labor

“Interest rates worldwide have been in a ditch, something obviousto see. As an
example, $6.5 trillion was invested with negative interest rates in June according to
Bloomberg Markets. If you want to pump up affordability and spark home sales, just
knock down interest rates. For real estate, low rates are central to higher prices and
more sales, assuming wages remain steady or increase. But, whoops, that assumption
about wages is highly suspect.

According to a new study by the Roosevelt Institute, “GDP remains well below both
the long-run trend and the level predicted by forecasters a decade ago. In 2016, real
per capita GDP was 10% below the Congressional Budget Office’s (CBO) 2006
forecast, and shows no signs of returning to the predicted level.”

“Despite the broad-based strength in measures of employment,” said the Federal
Reserve in July, “wage growth has been only modest, possibly held down by the weak
pace of productivity growth in recent years.”

To say that wage growth has “been only modest” understates the obvious issue: How
Is it possible that we have shrinking levels of unemployment and also stagnant, if not
falling, real wages? If unemployment is low, then shouldn’t employers pay more for
scarce workers?” — Peter Miller, Contributing Writer, Ten-X

Source: https://www.ten-x.com/company/blog/homeownership-rates-may-never-rise/; 8/22/17 Return TOC
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Why Homeownership Rates May Never Rise

Mortgage Interest Rates and Labor

“According to the Economic Policy Institute, “In the three decades following World
War I1, hourly compensation of the vast majority of workers rose 91%, roughly in line
with productivity growth of 97%. But for most of the past generation (except for a
brief period in the late 1990s), pay for the vast majority lagged further and further
behind overall productivity. From 1973 to 2013, hourly compensation of a typical
(production/nonsupervisory) worker rose just 9% while productivity increased 74%.
This breakdown of pay growth has been especially evident in the last decade, affecting
both college- and non-college-educated workers as well as blue- and white-collar
workers. This means that workers have been producing far more than they receive in
their paychecks and benefit packages from their employers.”

“The pay that workers take home has risen a little since the depths of the recession, but
not much,” reported The Washington Post in May. “Once you factor in inflation, wage
growth is so low that workers are hardly better off than they were a year ago.”

Actually, a lot of workers have never caught up with the wages they received long ago.
The Census Bureau reported that “median household income was $56,516in 2015, a
5.2% increase from the 2014 median in real terms, but 1.6% lower than the median in
2007, the year before the most recent recession, and 2.4% lower than the median

household income peak that occurred in 1999.” — Peter Miller, Contributing Writer, Ten-
X

Source: https:/iAwww.ten-x.com/company/blog/homeownership-rates-may-never-rise/; 8/22/17 ReturnTOC
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Why Homeownership Rates May Never Rise
Homeownership and Wage Growth

“Could it be that the lack of real wage growth — the lack of increased buying power —
Is holding back homeownership levels, even though mortgage rates are near historic
lows? The answer has to be yes.

Here’s why:

First, people are no longer able to save. How can potential buyers set aside even a
meager 3% down payment when 69% of us have less than $1,000 in savings, according
to a 2016 study by GoBankingRates.com?

Second, rental rates are soaring, vacuuming up potential down payment capital and
arguably driving some people into outright homelessness. According to RentCafe, “a
whopping 84% of America’s 250 biggest cities experienced rent growth. Just 30 cities
saw rents flat-line, while 10 cities had rents decreases.”

“Rising rents in the nation’s booming urban areas are creating crisis levels of
homelessness that will continue or even accelerate as rents rise,” reported Zillow in
August. “The connection between homelessness and increasing rents is especially
strong in places that are already facing rapidly growing homeless populations: New
York, Los Angeles, Washington, D.C., and Seattle.” — Peter Miller, Contributing Writer,
Ten-X

Source: https://www.ten-x.com/company/blog/homeownership-rates-may-never-rise/; 8/22/17
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Why Homeownership Rates May Never Rise

“Third, debts have grown substantially. “According to the Federal Reserve Bank of
New York, non-housing debt totaled $2.1 trillion during the first quarter of 2004,” said
Rick Sharga, executive vice president at Ten-X.com, the online real estate marketplace.
“Now it amounts to $3.64 trillion, an increase of more than $1.5 trillion. More than a
trillion dollars in new debt is in the form of student loans, a huge burden which limits
the ability of many younger people to buy homes.”

Fourth, for many potential buyers the bloom is off the rose. “About half of adults
believe that having a full-time job and being able to financially support a family are
extremely important to becoming an adult,” said the Census Bureau in an April report.
“Despite the prominence given to economic security, only a quarter of Americans think
that moving out of the parents’ home is a very important part of adulthood.”

Translation: Three-quarters of Americans DON’T think moving out of the parents’
home is a very important part of adulthood.

Lastly, things could get worse for the homeownership rate. There are now serious
proposals on Capitol Hill to reform the tax system, proposals that would increase the
standard deduction to $24,000 for married couples and $12,000 for singles. If such
plans pass, it means that huge numbers of people who now itemize will instead take the
standard deduction; they won’t deduct or care about mortgage interest or property tax
write-offs. With effective tax benefits gone, a lot of renters are likely to look at
ownership and think, why bother?” — Peter Miller, Contributing Writer, Ten-X

Source: https://www.ten-x.com/company/blog/homeownership-rates-may-never-rise/; 8/22/17
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Though Millennials are the largest adult population,
they do not head the largest nhumber of households
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Gen X 35

\ Millennial 28
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5 facts about
Millennial households

“Millennials are the largest living generation by
populationsize (79.8 million in 2016), but they trail
Baby Boomers and Generation Xers when it comes
to the number of households they head. Many
Millennials still live under their parents’ roof or are
in a college dorm or some other shared living
situation. Asof 2016, Millennials (ages 18 to 35 in
2016) headed only 28 million households, many
fewer than were headed by Generation X (ages 36
to51in 2016) or Baby Boomers (ages 52 to 70).

Even so, the latest available Census Bureau data
indicate that Millennial-run households represent
the largest group in some key categories, such as the
number of households living in poverty.

Looking at households is importantbecause many
economic and spending decisions, such as whether
to own or rent a home, tend to revolve around the
household rather than the individual adult. Here are
five facts about Millennial households:”— Richard
Fry, Senior Researcher, Pew Research Center

Source: http://www.pewresearch.org/fact-tank/2017/09/06/5-facts-about-millennial-households; 9/6/17
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More households headed by a Millennial
are in poverty than other generations
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5 facts about
Millennial households

“l More Millennial households are in poverty
than households headed by any other
generation. In 2016, an estimated 5.3 million of
the nearly 17 million U.S. households living in
poverty were headed by a Millennial, compared
with 4.2 million headed by a Gen Xer and 5.0
million headed by a Baby Boomer. The relatively
high number of Millennial households in poverty
partly reflects the fact that the poverty rateamong
households headed by a young adult has been rising
over the past half century while dramatically
declining among households headed by those 65
and older. In addition, Millennials are more racially
and ethnically diverse than the other adult
generations, and a greater share of Millennial
households are headed by minorities, who tend to
have higher poverty rates. Millennial heads of
households are also more likely to be unmarried,
which is associated with higher poverty.” — Richard
Fry, Senior Researcher, Pew Research Center

Source: http://www.pewresearch.org/fact-tank/2017/09/06/5-facts-about-millennial-households; 9/6/17
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5 facts about Millennial households

“2 Millennial households dominate the ranks of the nation’s renters. Last year,
Millennials headed 18.4 million of the estimated 45.9 million households that rent
their home. By comparison, only 12.9 million Generation X and 10.4 million Boomer
households were renters. Among households headed by a member of the Silent or
Greatest generation, 4.1 million were renters.

Millennials’ prominence among renters reflects more than their youth. They are

also significantly less likely to own their home than prior generations of young adults
when they were the same age. For example, in 1982, 41% of households headed by
those younger than 35 (the approximate age of Boomers at the time) owned their
homes. In 1999, 40% of households in this younger age bracket (then Gen Xers)
owned their dwelling. By 2016, the share had dropped to 35%. The Great Recession
did lead to a widespread increase in renting across households of all ages, but
homeownership declined most among younger households.” — Richard Fry, Senior
Researcher, Pew Research Center

Source: http://www.pewresearch.org/fact-tank/2017/09/06/5-facts-about-millennial-households; 9/6/17
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Millennials head roughly half of all
cohabiting-couple households
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5 facts about
Millennial households

“3 About half of cohabiting-couple households
are headed by a Millennial. Since 2011,
Millennials have headed more households made up
of unmarried partnersthan any other adult
generation. By 2016, Millennials were heads of 4.2
million of an estimated 8.3 million cohabiting-
couple households. The greater prevalence of
cohabitation among Millennial households partly
reflects that Millennials are more likely to live with
a romantic partner than earlier generations of young
adults. Forexample, in 2012, among women ages
25 to 29 who were living with a spouseor

partner, 37% were cohabiting. By comparison, in
1987 — when Boomers were at a comparableage to
Millennials — just 10% of 25- to 29-year-old women
In a union were cohabiting.” — Richard Fry, Senior
Researcher, Pew Research Center

Source: http://www.pewresearch.org/fact-tank/2017/09/06/5-facts-about-millennial-households; 9/6/17
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The largest number of single-mother 5 facts about
households are headed by a Millennial Millennial households
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child younger than 18, in millions (2016) . .

surpassed all other generations in number of
household heads who were single

’ mothers. Last year, 8.6 millionhouseholds were
headed by a single mother who lived with a child
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Generstion X [ NG == mothers were Millennials, slightly outnumbering
Baby Boomer JJ] 0.6 the 3.9 million Gen Xers heading single-mother

households. Baby Boomers who were single
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markedly since 1980. That year, 19% of children
lived in a single-parent family; by 2014, 34%
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5 facts about Millennial households

“5 Among heads of household, Millennials in 2016 became the
generation with the largest number identifying as multiracial.
Multiracial Americans are among the nation’s youngest racial and ethnic
populations, with a median age of only 19 as of 2015. Many of them have
yet to form households, but among those who have, Millennials are now the
most prevalent. Around 630,000 multiracial Millennials headed a household
In 2016, compared with about 540,000 multiracial Gen Xers and a similar

number of multiracial Boomers.” — Richard Fry, Senior Researcher, Pew
Research Center

Source: http://www.pewresearch.org/fact-tank/2017/09/06/5-facts-about-millennial-households; 9/6/17 ReturnTOC
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Where The Working Class Can (Not) Afford to Live

lllustrating How Much Money is Left at the End of the Year for a Typical
American Working-Class Family*
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The Working Class Can’t Afford the American Dream

“The national conversationin the U.S. is focused squarely on improving the lives of peoplein the
workingclass. The debate revolves around exactly how to do that. Politicians and pundits haveall
sortsofideas, from efforts to save jobs, create tax cuts, subsidize housing, and_provide universal
healthcare. Thingis, peopledon’teven agree on how to define the working class, much less how
their living conditions stack up across the country. We created a data visualization to illustrate this
complex situation.” — Raul Amoros, HowMuch.net

Source: https://howmuch.net/articles/where-the-working- class-can-afford-to-live; 8/31/17
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The Working Class Can’t Afford the American Dream

“Each bubblerepresents a city (see slide). Thecolor correspondsto theamountof money a typical
working-class family would have left over at the end of the year after paying for their living costs,
like housing, food and transportation. The darkertheshade ofred, the worse offyouare. The
darker the shade of green, the better off you are. Thesize of the bubblealso fits ona sliding scale
— large and dark red means the city is totally unaffordable. Bigger dark green bubbles likewise
indicatea city where the working class can get by.

This map tells us several things about the working class in America. Ofthe ten most populous
cities in the country, the only place where you can enjoy a decent standard of living without taking
on debtis San Antonio. Outofthetop 50 largest cities, only 12 are considered affordable. Low-
wage workersare better off in smaller cities.

The geography of affordable cities is also remarkable. Newark, NJ, Chesapeake, VA and
Jacksonville, FLare the only coastal locations where a worker can support his or her family. There
areexactly zero affordable cities on the West Coast. Matter of fact, inexpensive locales tend to be
far away from the coasts and can be found in the interior of the country. This is especially truein
the southwest in states like Arizonaand Texas.

So where arethe best places from a financial perspective for a working-class family to live? Here
are the top five cities with the net surplus remaining after living expenses:

1. Fort Worth, TX ($10,447)

2. Newark, NJ (($10,154)

3. Glendale, AZ ($10,120)

4. Gilbert, AZ ($9,760)

5. Mesa, AZ ($7,780).” — Raul Amoros, HowMuch.net

Source: https://howmuch.net/articles/where-the-working- class-can-afford-to-live; 8/31/17
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The Working Class Can’t Afford the American Dream

“Arizona dominates the list. If we were to keep going, the Grand Canyon State would take #6 and
#7too. The Sun Belt clearly has an economic advantage for workers.

The worstplaces for working class folks to live shouldn’t surprise anyone who has been paying
attentionto the affordable housing crises in New York and California. Here are the five worst
cities:

1. New York, NY (-$91,184)

2. San Francisco, CA (-$83,272)

3. Boston, MA (-$61,900)

4. Washington, DC (-$50,535)

5. Philadelphia, PA (-$37,850)

You read that correctly. Thetypical working-class family would need an additional $91K+ per year
in New York City just to break even on a reasonable standard of living.” — Raul Amoros,
HowMuch.net

Source: https://howmuch.net/articles/where-the-working- class-can-afford-to-live; 8/31/17 Returnto TOC
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Supply Squeeze Drives Rapid Price Growth
House Price Growth (SA, % year-over-year change)
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Source: Standard & Poors, First American, June 2017

What Are the Prospects for Future Homeownership Demand?

“The underlying fundamental issue is an overwhelming lack of supply. With currenthomeowners
facing a prisoner’s dilemma and unwilling to list their homes for sale, little relief is expected in the
supply ofexistinghomes. Thesupply of newly constructed homes s also sagging, addingto the
supply challenges. Over the last eight years, housing demand has increased by 5.9 million, but the
net new number of housing units has only increased by 3.5 million. This supply shortage will
continueto put pressure on affordability and strain first-time home buyers entering the market.

The RHPI offers an alternative view of the change over time of house prices at the national, state
and metropolitanarea level. Thetraditional perspective on house prices is fixated on the actual
prices and the changes in those prices, which overlooks what really matters to potential buyers—
their purchasing power, or how much they can afford to buy. TheRHPIadjusts prices for
purchasing power by considering how income levels and interest rates influence theamountone
can borrow.”— Mark Fleming, Chief Economist, First American

Source: http://blog.firstam.com/economics/what-are-the-prospects-for-future-homeownership-demand; 8/17/17 Returnto TOC
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Cost-Burdened Renters: Not Who You Think

Millennials comprise the nation’s largest renter population, and are at the beginning of
their careers. Yet ABODO Apartments says that doesn't tell the whole story

“With 43 million Americansrenting rather than owning their homes, it stands to reason that the
non-ownership model cuts across generations. As this populationgrows, it standsto reason that the
numbers of cost-burdened renters—those who spend more than 30% of their income on housing—
will also increase.

Which generation is most likely to face such a cost burden? The answer may notbe what you’d
think, accordingto a new study from ABODO Apartments. Nearly two-thirds of Millennials rent
rather than own, and since the oldest Millennials have yet to reach their 35th birthdays, it’s safe to
say they’re at or near the beginning of their careers. Their lower earning power, in theory, translates
into a higher hurdle for meeting the monthly rent check.

However, ABODO says, on the whole that isn’t the case. Slightly over 30% of Millennials overall
face a housing cost burden, while 46.5% of Millennial renters do. Baby Boomersare far less likely
to rent— with just 23.3% ofthem doing so, although that number is expected to grow significantly —
but amongrenting Boomers, 49% are cost-burdened.

ABODO attributes this largely to the fixed incomes that come with retirement or semi-retirement.
Atan average of $890 per month—compared to $980 for Millennials and $1,050 for Gen Xers—
Boomers pay the lowest median rents. That’s fortunate, ABODO says, “...considering they earn

the lowest median household income by nearly $7,000.” Renting Boomer households live on an
income of $33,000, lower thanthe $39.900 median income earned by Millennials and $44,700 by
Gen X.” — Paul Bubny, Managing Editor, Globe Street

Source: http://www.globest.com/sites/paulbubny/2017/08/18/costburdened-renters-not-who-you-think/; 8/18/17 Returnto TOC
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Cost-Burdened Renters: Not Who You Think

“We may see more Boomers running up against this cost hurdle. “Accordingto theState of the
Nation’s Housing 2017 reportby Harvard’s Joint Center for Housing Studies, 44% ofrenter growth
between 2005 and 2016 was due to households aged 55 and older,” states an ABODO report.

“A Ereddie Mac survey projects that number will grow, finding that 71% of those aged 55 and
older expect to rent their next home, and 60% cite affordability as a main factor in their housing
decisions.”

The youngestofthe three generations, Millennials are alternately praised and scolded for their
financial management. However, ABODO cites a recent study showing that “Millennials are
concerned abouttheir money, too: 67% say their financial stress plagues their thoughts and
productivity at work. Consideringthat80% of Millennials want to become homeowners— though
only abouta third have been able to hurdle the down payment—and are still falling below the cost
burden mark in such high numbers, that stress seems inevitable.”

The cost burdenisn’tdistributed evenly around the country, of course, although one metropolitan
area appearsto be hometo the highest percentage of cost-burdened renters acrossthethree
generations. Thatwouldbe Miami-Fort Lauderdale-West Palm Beach, where 59% of Millennials,
58.1% of Gen Xers and 60.9% of Boomersare faced with a cost burden.

Other metro areas where more than 50% of rentersamong each generation are cost-burdened
include Stockton-Lodi, CA; Oxnard-Ventura-Thousand Oaks, CA; Fresno, CA; Riverside-San
Bernardino-Ontario, CA; Los Angeles-Long Beach-Anaheim, CA; San Diego; Orlando-Kissimmee-
Samford, FL; and Virginia Beach-Norfolk-Newport News, VA. Although Honolulu hasthenation’s
highest percentage of cost-burdened renters among Millennials at 68.9%, the percentages are below
the national averages for both Boomersand Gen X.” — Paul Bubny, Managing Editor, Globe Street

Source: http://www.globest.com/sites/paulbubny/2017/08/18/costburdened-renters-not-who-you-think/; 8/18/17 Returnto TOC
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Who Owns Rental Properties, and is it Changing?

“Institutional investors owna growing share of the nation's22.5 million rental propertiesand a
majority of the 47.5 million units contained in those properties, according to the US Census
Bureau's recently released 2015 Rental Housing Survey (RHES). The changes are notable because
virtually all of the household growth since the financial crisis has occurred in rental units, with
more than half of the growth occurring in single-family rental units.

Accordingto the RHFS, individual investors were the biggest group in the rental housing market in
2015, accounting for 74.4 percent, or 16.7 million rental properties, followed by limited liability
partnerships (LLPs), limited partnerships (LPs), or limited liability companies (LLCs) (14.8
percent); trustees for estates (4.1 percent); and nonprofit organizations (1.6 percent) (Table 1).
However, becausethe share of rental properties owned by individual investorstendsto decrease
with the property size, individual investors owned less than half (47.8 percent) of rental units,
followed by LLPs, LPs, or LLCs (33.2 percent), trustees for estates (3.3 percent), real estate
corporations (3.3 percent), and nonprofit organizations (3.2 percent).

When combined with data fromthe 2012 RHFS and the 2001 Residential Finance Survey (RFS),
the new data also showthatthe number and share of rental properties owned by institutional
investorsincreased for all types of properties between 2001 and 2015 (Figure 1). For example,
while about a third of properties with 5 to 24 units were owned by non-individual investors in 2001,
that sharesoared to 47 percentin 2012 and abouttwo-thirdsin 2015. Similarly, about66.1 percent
of properties with 25 to 49 units were owned by institutional entities in 2001, which roseto 77
percentin2012 and about81 percentin 2015.”—Hyojung Lee, Postdoctoral Fellow, Joint Center
for Housing Studies

Source: http://housingperspectives.blogspot.com/2017/08/who-owns-rental-properties-and-is-it_18.html; 8/18/17 Returnto TOC
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Table 1. Number and share of rental properties by units in
structure and type of owner, 2015
A. Number of Rental Properties (in thousands)
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14,568 568 181 22 7 16,747 22,730
772 111 30 5 1 919 1,591
2,668 360 168 62 55 3333 16,706
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B. Share of Rental Properties (percent)

Properties

Total Properties 100.0 100.0 100.0

Individual investor } 7.7 744 478
Trustee for estate 3 1.1 4.1 33
LLP,LPorLLC < 604 148 332
Tenant in common 11 0.8 0.7
General partnership : : 55 07 27
REIT E . 33 0.8 1.8
Real estate corporation 3 : . 55 05 33
Housing cooperative org. ! 11 0.0 0.4
Nonprofit organization 2 88 1.6 3.2

22 1.3 1.7
Not reported 2.2 09 17

Source: Rental Housing Finance Survey, 2015

Source: http://housingperspectives.blogspot.com/2017/08/who-owns-rental-properties-and- is-it_18.html; 8/18/17 Returnto TOC
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Figure 1. Share Of Rental Properties by Ownership Entity, 2001,
2012, and 2015
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Who Owns Rental Properties, and is it Changing?

“When combined with datafrom the 2012 RHFES and the 2001 Residential Finance Survey (RES),
the new data also showthat the number and share of rental properties owned by institutional
investorsincreased for all types of properties between 2001 and 2015 (Figure 1). For example,
while about a third of properties with 5 to 24 units were owned by non-individual investors in 2001,
that sharesoared to 47 percentin 2012 and about two-thirdsin 2015. Similarly, about 66.1 percent
of properties with 25 to 49 units were owned by institutional entities in 2001, which roseto 77
percentin 2012 and about81 percentin 2015.

While individual investors (often called *mom-and-pop landlords™) still owned about three-quarters
of all single-family rental propertiesin 2015, the share of those properties owned by institutional
investorsrose from 17.3 percentin 2001 to 24.5 percentin 2015. However, duringthis time, many
individual landlords reportedly created their own LLCs and transferred ownership of their property
to protect themselves from liabilities and take advantage of tax benefits. Asaresult, the figures for
single-family rentals may understate the number of mom-and-pop landlords.” — Hyojung Lee,
Postdoctoral Fellow, Joint Center for Housing Studies

Source: http://housingperspectives.blogspot.com/2017/08/who-owns-rental-properties-and-is-it_18.html; 8/18/17 Returnto TOC
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Figure 2. Share of Rental Properties by Ownership Entity and Year
Property Acquired, 2015
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Source: http://housingperspectives.blogspot.com/2017/08/who-owns-rental-properties-and-is-it_18.html; 8/18/17
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Who Owns Rental Properties, and is it Changing?

“Finally, the 2015 RHFSalso provides useful information about when these changes occurred.
Overall, non-individual investors accounted for about 16 percent of rental properties acquired from
1980t0 2004. Thatchanged dramatically in the years after the financial crisis. Non-individual
investorsbought 28 percentofrental properties sold between 2010and 2012 and 49.3 percent sold
between 2013 and 2015 (Figure 2). Moreover, this shift was particularly pronounced for properties
with 1 to 4 units (compared to those with 5 or more units).

Despite potential implications for both renters and the broader housing market, there have been
relatively few studies assessing the impacts of changing ownership patterns for rental properties.
However, some research suggest that the changes are more than just paperwork. Illustratively, a
2016 discussion paper published by the Federal Reserve Bank of Atlanta reported that large
corporate landlords and private equity investors of single-family rental homes in Fulton county,
Georgia were far more likely to file eviction notices thansmall landlords in the county. Hopefully,
the changes documented in the 2015 RHFS will spur additional research on how ownership patters
affect such key issues as rental affordability, housing instability, and the upkeep of rental units.” —
Hyojung Lee, Postdoctoral Fellow, Joint Center for Housing Studies

Source: http://housingperspectives.blogspot.com/2017/08/who-owns-rental-properties-and-is-it_18.html; 8/18/17 Returnto TOC


https://www.frbatlanta.org/-/media/documents/community-development/publications/discussion-papers/2016/04-corporate-landlords-institutional-investors-and-displacement-2016-12-21.pdf
https://www.frbatlanta.org/-/media/documents/community-development/publications/discussion-papers/2016/04-corporate-landlords-institutional-investors-and-displacement-2016-12-21.pdf

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 July 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 s derived from any public
assistance program. Personswith disabilitieswho require alternative means for communication of program information
(Braille, large print, audiotape, etc.) should contactthe 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 ofthe 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 Government nor 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 you December find at these locations. All links are provided
with the intent of meeting the mission of the Department and 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 202.820.2800 (voiceand TDD). To file a complaint of discrimination
writeto USDA, Director, Office of Civil Rights, 1400 Independence Avenue, S.W., Washington, D.C. 20250-9410or call
800.895.3282 (voice) or 202.820.8382 (TDD). The USDAIs an equal opportunity provider and employer.
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