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Opening Remarks

In March, an overwhelming majority of monthvermonth categories were negative. Total,
single, and multifamily starts all recorded doubtigit declines. On a yeaveryear
basis, fifty percent of the categories indicated improvement. Housing completions was the
only subsector reporting declines for al components: total, siaglé multifamily. New
singlefamily house and existing sales decreased, momdrmonth and yeaoveryear.
Singlefamily construction expenditures improved yeaeryear and decreased month
overmonth. The effects of covid19 may not be fully reflected in the March data. The
magnitude of the virus might be revealed in the April and May housing construction data.

The May 15th Atlanta FeGDPNowE mo d e | f or ecali%deceease farg gr eg a't
residential investment spending. New private permanent site expenditures were projected at

a 131.6% decline; the improvement spending forecast was a 12.5% decrease; and th¢
manufactured/mobile housing projection was a 268.5% decline (all: quarterly log change
and a seasonally adjusted annual rate).

ARnéA migration f r om-sited citgsewad undersvay ot to tleervidus, mi d
something JoeKotkin has documented extensively. Will that trend now accelerate? In|the
pandemic age, it certainly makes sense for individuals to want to move to less densely
populated areas. Will companies follow their lead? Will Greenville, SC gain as NYC
| o s ®idMarcelo Perez, Alhambra Investment Partners

This monthés commentary contains applicabl e
housing forecasts, data, and commentary. Section Il includes regional Federal Reserye
analysis and private firm indicators.

\D

Sources?! www.frbatlanta.org/cger/research/gdpnow.aspx; 5/15/20;
2 https://alhambrapartners.com/2020/04/1 3ttdhegterm-implicationsof-covid-19; 4/13/20 Return TOC



March 2020
Housing Scorecard

M/M YIY
Housing Starts e 22.3% z 1.4%
Single-Family (SF) Starts s 17.5% z 2.8%
Multi-Family (MF) Starts* e 31.7% ¢ 1.6%
Housing Permits s 6.8% =z 5.0%
SF Permits s 12.0% z 8.7%
MF Permits* z 49% & 1.3%
Housing Under Construction e 02% =z 7.7%
SF Under Construction ¢ 0.4% NC
Housing Completions e 6.1% ¢ 9.0%
SF Completions ¢ 15.0% & 10.2%
New SF House Sales s 154% & 9.5%
Private Residential Construction Spending z 2.3% z 8.8%
SF Construction Spending s 20% =z 12.1%
Existing House Sales g 8% ¢ 0.8%

*Allmulti -f ami |y ( 2unitsp 4 M/MG mBnth -over-month; Y/Y = year -over-year; NC = no change

Sources: U.S. Department of Comme@enstruction! FRED: Federal Reserve Bank of St. Louis
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New Constructionods Pe
Wood Products Consumption

'

'

= Non-structural panels = Total Sawnwood = Structural panels

f

i
Source: USDA Forest Service. Howard, J. and D. McKeever. 2017. U.S. Forest Products Annual Market Review and Prosp2@1s,
e T —— _=———a
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New SF Construction Percentage of

Wood Products Consumption
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New Housing
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Source: USDA Forest Service. Howard, J. and D. McKeever. 2017. U.S. Forest Products Annual Market Review and Prospg2@is, 2013
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Repair and

Wood Products Consumption

14%

86%

79%

O Non-structural panel
Remodeling

O Other markets

23%

21%

O Structural panels: Remodeling

O Other markets

O All Sawnwood: Remodelin

O Other markets

Source: USDA Forest Service. Howard, J. and D. McKeever. 2017. U.S. Forest Products Annual Market Review and Prospg2@is, 2013

N\

Remodel Il ngos
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New Housing Starts

Total Starts*  SF Starts  MF 2-4 Starts**

March 1,216,000 856,000 13,000 347,000
February 1,564,000 1,037,000 16,000 511,000
2019 1,199,000 833,000 5,000 361,000
M/M change  -22.3% -17.5% -18.8% -32.1%
Y/Y change 1.4% 2.8% 160.0% -3.9%

* All start data are presented at a seasonally adjusted annual rate (SAAR).
** US DOC does not report 2 to 4 multifamily starts directly, this is an estimation
((Total startg (SF + 5 unit MF)).

Source: http://www.census.gov/construction/nrc/pdfinewresconst.pdf;, 4/16/20 Return TOC



Total Housing Starts

2,000 :
SAAR = Seasonallgdjustedannualrate;in thousands

[2)

Total starts 6dyear average: 1,429 m unit
SF starts 64ear average: 1,014 m units
MF starts 55year average: 425 m units

1,600 N\
1.400 / \ ] Total Starts*
’ / \ 1,216,000
Total SF 856,000 70.4%

1,800

1,200

\ Total 2-4 MF 13,000 1.1%
1,000 \ —ATot al 0343,000 F28.5% "\
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NBER-based Recession Indicators  =——SF Starts —2-4 MF Starts —05 MF St ar

US DOC does not report 2 to 4 multifamily starts directly, this is an estimation: ((TotalistaBsF + O MF) ) .

* Percentage of total starts.
NBER based Recession Indicator Bars for the United States from the Period following the Peak through the Trough (FRED,
St. Louis).

Sources: https://fred.stlouisfed.org/series/lUSREC, 2/3/20; http://www.census.gov/construction/nrc/pdf/newresconst.paf; 4/16/ Return TOC



New SF Starts
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20 to 54 yearold classification: 3/20 ratio: 0.0p58
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— Ratio: SF Housing Starts/Civilian Noninstitutional Population—— Ratio: SF Housing Starts/Civilian Noninstitutional Population (20-54

New SF starts adjusted for the US population

From January 1959 to March 2007, the ldgegn ratio of new SF starts to the total US fostitutionalized
population was 0.0066; in March 2020 it was 0.0033decrease from January (0.0040). Thedterg ratio
of nonrinstitutionalized population, aged 20 to 54 is 0.0103; in March 2020 was 0.G058 a decrease from
January (0.0071). From a population worldview, new SF constructionis less than what is necessary for
changes in population (i.e., undauilding).

Sources: http://www.census.gov/construction/nrc/pdf/newresconst.pdff and The Federal Reserve Bank of St. Louis; 4/16/20
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Total Housing Starts:
Six -Month Average
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Source: http://www.census.gov/construction/nrc/pdfinewresconst.pdf;, 4/16/20 Return TOC



SF Housing Starts:
Six -Month Average
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Source: http://www.census.gov/construction/nrc/pdf/inewresconst.pdf;, 4/16/20
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Nominal & SAAR SF Starts
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—New SF Starts (adj) — Apparent Expansion Factor — New SF Starts (non-adj)
Nominal and Adjusted New SF Monthly Starts
Presented above is nominal (radjusted) new SF start data contrasted against SAAR data.
The apparent expansion factor né is the ratio of t he
seasonally adjusted number of houses started in the US (i.e., to the sum of the seasonally adjusted values for
t he f ouri USelOCGomstryction
Source: http://www.census.gov/construction/nrc/pdf/inewresconst.pdf;, 4/16/20 Return TOC



New Housing Starts by Region

NE Total NE SF NE MF**

March 69,000 52,000 17,000
February 120,000 63,000 57,000
2019 83,000 57,000 26,000
M/M change -42.5% -17.5% -70.2%
Y/Y change -16.9% -8.8% -34.6%
March 153,000 107,000 46,000
February 195,000 144,000 51,000
2019 132,000 102,000 30,000
M/M change -21.5% -25.7% -9.8%
Y/Y change 15.9% 4.9% 53.3%

All data are SAAR; NE = Northeast and MW = Midwest.
** US DOC does not report multifamily starts directly, this is an estimation (Total $t&fsstarts).

Source: http://www.census.gov/construction/nrc/pdf/inewresconst.pdf;, 4/16/20
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New Housing Starts by Region

| S Total S SF

March 693,000 454,000 239,000
February 881,000 601,000 280,000
2019 655,000 480,000 175,000
M/M change -21.3% -24.5% -14.6%
Y/Y change 5.8% -5.4% 36.6%
March 301,000 243,000 58,000
February 368,000 229,000 139,000
2019 329,000 194,000 135,000
M/M change -18.2% 6.1% -58.3%
Y/Y change -8.5% 25.3% -57.0%

S MR

All data are SAAR; S = Southand W = West.
** US DOC does not report multifamily starts directly, this is an estimation (Total $t&fsstarts).

Source: http://www.census.gov/construction/nrc/pdf/inewresconst.pdf;, 4/16/20
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New Housing Starts by Region

1,200

1,000

800

600

400

200

0

SAAR; in thousands

Total Regional Starts*

_——

Total NE 69,000 5.7%
Total MW 153,000 12.6% /\
Total S 693,000 57.0%

Total W 301,000 24.8%

N\

— N\ /\/A\\
j"Q

w

A (0 P P 0 e e 0 e Y (@0 (9
W g W
—=Total NE Starts = Total MW Starts - Total S Starts - Total W Starts

NE = Northeast, MW = Midwest, S = South, W = West

US DOC does notreport 2 to 4 mftimily starts directly, thisis an estimation (TotalstirtsSF + O 5 MF starts) .

* Percentage of totalstarts.

Source: http://www.census.gov/construction/nrc/pdf/inewresconst.pdf;, 4/16/20
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Total SF Housing Starts by Region
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NE = Northeast, MW = Midwest, S = South, W = West
US DOC does notreport 2 to 4 mhimily starts directly, thisis an estimation (TotalstirtsSF + O 5 MF starts).

* Percentage of totalstarts.

Source: http://www.census.gov/construction/nrc/pdfinewresconst.pdf;, 4/16/20 Return TOC



MF Housing Starts by Region

300
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250 Total MF Starts by Region* \
Total NE 17,000 1.4%
200 Total MW 46,000 3.8%
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NE = Northeast, MW = Midwest, S = South, W = West
US DOC does notreport 2 to 4 mftimily starts directly, this is an estimation (TotalstifsSF + O 5 MF starts) .

* Percentage of totalstarts.

Source: http://www.census.gov/construction/nrc/pdfinewresconst.pdf;, 4/16/20 Return TOC



SF vs. MF Housing Starts (%)
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NBER based Recession Indicator Bars for the United States from the Period following the Peak through the Trough (FRED,
St. Louis).

Sources: https://fred.stlouisfed.org/series/lUSREC, 2/3/20; http://www.census.gov/construction/nrc/pdf/newresconst.paf;, 4/16/ Return TOC



New Housing Permits

Total SF MF24unt MF O 5
Permits*  Permits Permits Permits
March 1,353,000 884,000 46,000 423,000
February 1,452,000 1,005,000 45,000 402,000
2019 1,288,000 813,000 36,000 439,000
M/M change -6.8% -12.0% 2.2% 5.2%

Y/Y change 5.0% 8.71% 217.8% -3.6%

* All permit data are presented at a seasonally adjusted annualrate (SAAR).

Source: http:/www.census.gov/construction/nrc/pdf/newresconst.pdf;, 4/16/20 Return



Total New Housing Permits
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* Percentage of total permits.
NBER based Recession Indicator Bars for the United States from the Period following the Peak through the Trough (FRIEED, St. Lo

Sources: https://fred.stlouisfed.org/series/lUSREC, 4/3/20; http://www.census.gov/construction/nrc/pdf/newresconst.pdf; 4/16/ Return TOC



Nominal & SAAR SF Permits
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Source: http://www.census.gov/construction/nrc/pdf/inewresconst.pdf;, 4/16/20
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New Housing Permits by Region

NE Total* NE SF NE MF**
March 122,000 59,000 63,000
February 132,000 68,000 64,000
2019 124,000 52,000 72,000
M/M change -7.6% -13.2% -1.6%
Y/Y change -1.6% 13.5% -12.5%
MW Total* MW SF MW MF**
March 178,000 111,000 67,000
February 204,000 136,000 68,000
2019 184,000 103,000 81,000
M/M change -12.7% -18.4% -1.5%
Y/Y change -3.3% 7.8% -17.3%

NE = Northeast; ME = Midwest
* All data are SAAR

** US DOC does not report multifamily permits directly, thisis an estimation (Total pefn8ts permits).

Source: http:/lwww.census.gov/construction/nrc/pdfinewresconst.pdf; 4/16/20
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New Housing Permits by Region

March 712,000 509,000 203,000

February 735,000 544,000 191,000

2019 660,000 464,000 196,000
M/M change -3.1% -6.4% 6.3%
Y/Y change 7.9% 9.7% 3.6%
W Total* W SF W MF**

March 341,000 205,000 136,000

February 381,000 257,000 124,000

2019 320,000 194,000 126,000
M/M change -10.5% -20.2% 9.7%
Y/Y change 6.6% 5.7% 7.9%

S = South; W = West
* All data are SAAR
** US DOC does not report multifamily permits directly, this is an estimation (Total pefngts permits).

Source: http://www.census.gov/construction/nrc/pdfinewresconst.pdf;, 4/16/20 Return TOC



Total Housing Permits by Region
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* Percentage of totalpermits.

Source: http://www.census.gov/construction/nrc/pdfinewresconst.pdf;, 4/16/20 Return TOC



SF Housing Permits by Region
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* Percentage of totalpermits.

Source: http://www.census.gov/construction/nrc/pdfinewresconst.pdf;, 4/16/20 Return TOC



MF Housing Permits by Region

300 sAAR; in thousands
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NE = Northeast, MW = Midwest, S = South, W = West
* Percentage of total permits.

Source: http://www.census.gov/construction/nrc/pdfinewresconst.pdf;, 4/16/20 Return TOC



New Housing Under Construction

(HUC)

MF 2-4 unit**

SF Under Under
Construction Construction

534,000 12,000

February 1,221,000 536,000 12,000
2019 1,131,000 534,000 10,000

M/M change -0.2 -0.4 0.0
Y/Y change 1.7 0.0 20.0

Total Under
Construction*

March 1,218,000

MF O 5 uni

Construction

672,000

673,000

587,000
-0.1
14.5

All housing under construction data are presented at a seasonally adjusted annualrate (SAAR).
** US DOC does notreport-2 multifamily units under construction directly, this is an estimation

((Total under construction (SF + 5 unit MF)).

Source: http://www.census.gov/construction/nrc/pdf/inewresconst.pdf;, 4/16/20
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Total Housing Under Construction

1,000 SAAR; in thousands
900 A Total HUC*
/ \ 1,218,000
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NBER-based Recession Indicators =——SF HUC —2-4 MFHUC —05 MF HUC

US DOC does notreport 2 to 4 mftimily under construction directly, this is an estimation (Total under construiti@s+ O 5 MF under
construction).

* Percentage of totalhousing under construction units.
NBER based Recession Indicator Bars for the United States from the Period following the Peak through the Trough (FRidD, St. Lo

Sources: https://fred.stlouisfed.org/series/lUSREC, 2/3/20; http://www.census.gov/construction/nrc/pdf/newresconst.péf;, 4/16/ Return TOC



New Housing Under Construction

by Region
March 176,000 55,000 121,000
February 179,000 55,000 124,000
2019 181,000 65,000 116,000
M/M change -1.7 0.0 -2.4
Y/Y change -2.8 -15.4 4.3
MW Total MW SF MW MF
March 151,000 77,000 74,000
February 155,000 78,000 77,000
2019 146,000 78,000 68,000
M/M change -2.6 -1.3 -3.9
Y/Y change 3.4 -1.3 8.8

All data are SAAR; NE = Northeast and MW = Midwest.
** US DOC does not report multifamily units under construction directly, this is an estimation
(Total under construction SF under construction).

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf; 4/16/20 Return



New Housing Under Construction

by Region
March 543,000 257,000 286,000
February 542,000 260,000 282,000
2019 481,000 255,000 226,000
M/M change 0.2 -1.2 1.4
Y/Y change 12.9 0.8 26.5
| wToal  WSF WM
March 348,000 145,000 203,000
February 345,000 143,000 202,000
2019 323,000 136,000 187,000
M/M change 0.9 1.4 0.5
Y/Y change 7.7 6.6 8.6

All data are SAAR; S = Southand W = West.
** US DOC does not report multifamily units under construction directly, this is an estimation
(Total under construction SF under construction).

Source: http://www.census.gov/construction/nrc/pdfinewresconst.pdf; 4/16/20 Return



Total Housing Under Construction
by Region

700

SAAR; in thousands

600 R Total Regional HUC*
Total NE 176,000 14.4%
Total MW 151,000 14.4% /—
500 Total S 543,000 44.6%
/ \ Total W 348,000  28.6% /_/
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NE = Northeast, MW = Midwest, S = South, W = West
US DOC does notreport 2 to 4 mftimily under construction directly, this is an estimation (Total under construiti@s+ O 5 MF under
construction).

* Percentage of totalhousing under construction units.

Source: http://www.census.gov/construction/nrc/pdf/inewresconst.pdf;, 4/16/20 Return TOC



SF Housing Under Construction
by Region

450 SAAR; in thousands
400 A Total SF HUC*
Total NE 55,000 4.5%
250 / \ Total MW 77,000  6.3%
/ \ Total S 257.000 21.1%
300 Total W 145,000 11.9%
250 / \ o —
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NE = Northeast, MW = Midwest, S = South, W = West.
US DOC does not report 2 to 4 mftimily under construction directly, this is an estimation (Total under construiti@s+ O 5 MF under
construction).

* Percentage of totalhousing under construction units.

Source: http:/lwww.census.gov/construction/nrc/pdfinewresconst.pdf;, 4/16/20 Return TOC



MF Housing Under Construction
by Region

350 -
SAAR; in thousands

Total MF HUC*
Total NE 121,000 9.9%
Total MW 74,000 6.1% /
250 Total S 286,000 23.5%
Total W 203,000 16.7% /\/
200 / /_/ N
50 ] = /J
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NE = Northeast, MW = Midwest, S = South, W = West
US DOC does notreport 2 to 4 mftimily under construction directly, this is an estimation (Total under construiti@s+ O 5 MF under

construction).

* Percentage of totalhousing under construction units.

Source: http://www.census.gov/construction/nrc/pdfinewresconst.pdf;, 4/16/20 Return TOC



New Housing Completions

Total SF MF 2-4 unit** MF O 5

Completions*  Completions  Completions Completions

March 1,227,000 863,000 7,000 357,000

February 1,307,000 1,015,000 9,000 283,000

2019 1,348,000 961,000 14,000 373,000
M/M change -6.1% -15.0% -22.2% 26.1%
Y/Y change -9.0% -10.2% -50.0% -4.3%

* All completion data are presented at a seasonally adjusted annualrate (SAAR).

** US DOC does not report multifamily completions directly, this is an estimation ((TotalcomplétorF + O 5 unit MF) ) .

Source: http://www.census.gov/construction/nrc/pdfinewresconst.pdf;, 4/16/20 Return TOC



Total Housing Completions

1,800 .
SAAR; in thousands

1,600 S\
1.400 / \ Total Completions*
| / 1,227,000
Total SF 863,000 70.3%

1,200 Total 2-4 MF 7,000 0.6%
Tot al B5/B00M R9.1%
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NBER-based Recession Indicaters=Total SF Completions=—Total 2-4 MF Completions=—T ot al O 5 MF

** JS DOC does not report multifamily completions directly, this is an estimation ((Totalcomplétor®F + O 5 unit MF) ) .
* Percentage of totalhousing completions

NBER based Recession Indicator Bars for the United States from the Period following the Peak through the Trough (FRIEED, St. Lo

Sources: https://fred.stlouisfed.org/series/lUSREC, 2/3/20; http://www.census.gov/construction/nrc/pdf/newresconst.pdf; 4/16/ ReturnTOC











































































































































































