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Summary

In April, aggregatéousing data wasositive, with new singlefamily housing exhibiting a
surprisingly big increase. Yet, there are problematic twesnpletions decreased mortkier
month and yeaoveryear. Housing permits and staatso decreasegearoveryear. Also
challengingwvere total private residential and sindgnily construction spending declining
month-overmonth (Note, these are reported in nominal dollars). Regiguallg were mixed

across alkectors.From the beginning of 2010, housing Imaproved. Nonethelessiost sectors

of the housing market remain well less than their respective historical averages.

Herebdbs how the current and future hous
Zel man & As scycle wilhbe elangated, dnld thesslope of the recovery is flatter th

what we thought the trajectory would look like when we called the bottom in. ZBdiRlers have

beenslowerto seethegrowtih er e 6s a s h We Opaegyanditiefent whethdr t
shelter should be owned orrentafe Ojriest s ayi ng tTherSas at as3@aart
low of inventory available for saldVe are predicting doubldigit housingstarts growth this
year, next year, and 01810

This mont hés c¢omme ntaldrgssing hotding pliees afferdabiliyr |
student debt; living arrangements; household formation; and retdses again, Section |
contains data and commentary and Section |l includes Federal Reserve analysis; private

ar

e

A |

indicators; and demographic commentary. We hope you find this commentary beneficial

Sourcehttp://www.barrons.com/articles/ivyelmanhousinghazardsandopportunities1465024694; 6/4/16
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April 2016
Housing Scorecard

M/M YIY
Housing Starts & 6.6% = 1.7%
Single-Family Starts & 3.3% e 4.3%
Housing Permits 2 3.6% 2 5.3%
Housing Completions 2 11.0% 2 7.4%
New Single-Family House Sales & 16.6% e 23.8%
Existing House Sales' & 1.7% & 6.0%
Private Residential Construction Spending 2 1.5% 2 8.0%
Single-Family Construction Spending 20.004% e 12.9%

M/M = month -over-month; Y/Y =year-over-year

Source: U.SDepartment o€EommerceConstructioniNational Association of Realt6t$NAR®) Return TOC



NewConstructil onos
Wood Products Consumption
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Source: U.S. Forest Service. Howardadd D. McKeever2015.U.S. Forest Products Annual Market ReviamdProspects2010-2015
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ReparandRe model I ngos
Wood Products Consumption
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New Housing Starts

Multifamily

Single -Family (MF) 2-4 MF O

Total Starts* (SF) Starts unit** Starts unit Starts
April 1,172,000 778,000 21,000 373,000
March 1,099,000 753,000 9,000 337,000
2015 1,192,000 746,000 18,000 428.000

M/M change 6.6% 3.3% 133.3% 10.7%
Y/Y change -1.7% 4.3% 16.7% -12.9%

* All start data are presented at a seasonally adjusted annual rate JSAAR
** US DOC does not report 2 tordultifamily starts directly, this is aastimation ((Total staris (SF + 5 unit MF)).

Source: http://www.census.gov/construction/nrc/pdfinewresconst.pdf; 5/17/16 Return TOC



Total Housing Starts

2,125
2,000
1,875
1,750

1,625

1,500 H
1,375 1
1,250 1
1,125 1
1,000 A1
875 1
750 1
625 1
500 1
375 1
250 A1

125 1

SAAR = Seasonallgdjustedannualrate;in thousands

Total starts 5#%ear average: 1,443 mm units

SF starts 5¥ear average: 1,025 mm units

MF starts 52year average: 420 m units

& &

et
X

Q
D

C—3Total Starts

—SF Starts e )_4 MF Starts - 05 MF Starts

2,125
2,000
1,875
1,750
1,625
1,500
1,375
1,250
1,125
1,000
875
750
625
500
375
250

125

Source: http://www.census.gov/construction/nrc/pdf/inewresconst.pdf; 5/17/16
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New Housing Startsby Region

NE Total NE SF NE MF**

April 134,000 56,000 78,000
March 145,000 57,000 88,000
2015 191,000 54,000 137,000
M/M change -71.6% -1.8% -11.4%
Y/Y change -29.8% 3.7% -43.1%
MW Total MW SF MW MF

April 187,000 132,000 55,000
March 153,000 117,000 36,000
2015 168,000 125,000 43,000
M/M change 22.2% 12.8% 52.8%
Y/Y change 11.3% 5.6% 27.9%

All data are SAAR; NE = Northeast and MW = MidwestUS DOC does not repomultifamily startirectly, this is an estimation (Total staitSF starts).

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf;, 5/17/16
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New Housing Startsby Region

S Total S SF S MF*

April 616,000 438,000 178,000

March 540,000 402,000 138,000

2015 521,000 378,000 143,000
M/M change 14.1% 9.0% 29.0%
Y/Y change 18.2% 15.9% 24.5%
W Total W SF W MF

April 235,000 152,000 83,000
March 261,000 177,000 84,000

2015 312,000 189,000 123,000
M/M change -10.0% -14.1% -1.2%
Y/Y change -24. 7% -19.6% -32.5%

All data are SAAR; S = Southand W = WestUS DOC does not reporhultifamily startsdirectly, this is an estimation (Total staitSF Starts).

Source: http://www.census.gov/construction/nrc/pdf/inewresconst.pdf; 5/17//16 ReturnTOC



Total Housing Starts by Region
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SF Housing Starts by Region
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Railroad Lumber

& Wood Shipments vs.

U.S. SF Housing Starts
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LHS: Lumber shipments in thousands RHS: SF Starts

Rallroad Lumber & Wood Shipments vs.
U.S. SF Housing Starts: 6 -month Offset
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In this graph, January 2007 lumber shipments are contrasted with July 2007 starts, and continuing through April 2016
starts. The purpose is to discover if lumber shipments relate to future-tamgly starts.Also, it is realized that lumber
and wood products are trucked; however, to our knowledge comprehensive trucking dateveslabte.

Sources:Association of American Railroad?ail Time Indicatorseport; 6//6/16;U.S.DOC-Construction; 5/17/16 Returnto TOC



New Housing Permits

Total MF 2-4 unit MFE O 5 u
Permits* SF Permits Permits Permits
April 1,116,000 736,000 32,000 348,000
March 1077000 725,000 34,000 318,000
2015 1178000 679,000 33,000 466,000
M/M change  3.6% 1.5% -5.9% 9.4%
Y/Y change  -5.3% 8.4% -3.0% -25.3%

* Al permitsdata are presented at a seasonally adjusted annualrate (SAAR).

Source: http://Iwww.census.gov/construction/nrc/pdf/newresconst.pdf; 5/17/16 Return TOC



Total New Housing Permits
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Railroad Lumber & Wood Shipments vs.
U.S. SF Housing Permits
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Railroad Lumber & Wood Shipments vs.
U.S. SF Housing Permits: 6  -month Offset
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New Housing Permits by Region

NE Total NE SF NE MF
April 104,000 56,000 48,000
March 101,000 52,000 49,000
2015 177,000 47,000 130,000
M/M change 3.0% 7. 7% -2.0%
Y/Y change -41.2% 19.1% -63.1%
MW Total MW SF MW MF
April 189,000 113,000 76,000
March 183,000 120,000 63,000
2015 153,000 102,000 47,000
M/M change 3.3% -5.8% 20.6%
Y/Y change 23.5% 10.8% 61.7%

* All data are SAAR.

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf; 5/17/16
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New Housing Permits by Region

S Total S SF S MF
April 558,000 395,000 163,000
March 540,000 387,000 153,000
2015 573,000 371,000 186,000
M/M change 3.3% 2.1% 6.5%
Y/Y change -2.6% 6.5% -12.4%
W Total W SF W MF
April 265,000 172,000 93,000
March 253,000 166,000 87,000
2015 275,000 159,000 111,000
M/M change 4.7% 3.6% 6.9%
Y/Y change -3.6% 8.2% -16.2%

* All data are SAAR

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf; 5/17/16

Return TOC



Total Housing Permits by Region
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SF Housing Permits by Region

900

SAAR = Seasonally adjusted annualrate; in thousands
800 //\\

700

600 /

500

200 _
300

\__§/
I N\
100 — \\\\\\ - / _

e

s

0 T T T T T T T T T T T T T T T T T T T 1
2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 Jan Feb Mar Apr
2016 2016 2016 2016

=== NE SF Permits === MW SF Permits e==S SF Permits ==\\ SF Permits

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf; 5/17/16 Return TOC



MF Housing Permits by Region
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New Housing Under Construction

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

Completions* Completions Completions Completions

April 933.000 691,000 10,000 232,000

March 1,048,000 717,000 10,000 321,000
2015 1,008,000 678,000 13,000 317,000
M/M change  -11.0% -3.6% 0.0% 27.7%

Y/Y change -1.4% 1.9% -23.1% -26.8%

* Al housing under constructialata are presented at a seasonally adjusted annualrate (SAAR).

** US DOC does not repo2t4 multifamily units under constructiadirectly, this is an estimatiaiiTotalunder construction (SF + 5 unit MB).

Source: http://www.census.gov/construction/nrc/pdfinewresconst.pdf; 5/17/16 Return TOC



Total Housing Under Construction
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New Housing Under Construction

by Region
NE Total NE SF NE MF*
April 186,000 49,000 137,000
March 185,000 49,000 136,000
2015 143,000 42,000 101,000
M/M change 0.5% 0.0% 0.7%
Y/Y change 30.1% 16.7% 35.6%
MW Total MW SF MW MF
April 135,000 74,000 61,000
March 134,000 73,000 61,000
2015 129,000 63,000 66,000
M/M change 0.7% 1.4% 0.0%
Y/Y change 4.7% 17.5% -7.6%

All data are SAAR; NE = Northeast and MW = Midwest.
** US DOC does not repomultifamily units under constructiadgirectly, this is an estimation (Totalunder construciid®F under construction).

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf; 5/17/16
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New Housing Under Construction

by Region
S Total S SF S MF**
April 433,000 215,000 218,000
March 431,000 213,000 218,000
2015 380,000 178,000 202,000
M/M change 0.5% 0.9% 0.0%
Y/Y change 13.9% 20.8% 7.9%
W Total W SF W MF
April 245,000 95,000 150,000
March 244,000 96,000 148,000
2015 215,000 84,000 131,000
M/M change 0.4% -1.0% 1.4%
Y/Y change 14.0% 13.1% 14.5%

All data are SAAR; S = Southand W = West.
** US DOC does not repomultifamily units under constructiodirectly, this is an estimation (Totalunder construciid®F under construction).

Source: http://www.census.gov/construction/nrc/pdf/inewresconst.pdf; 5/17/16 Return TOC



Total Housing Under Construction by Region
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SF HousingUnder Construction by Region
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MF Housing Under Construction by Region
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New Housing Completions

Total Under SIVINE MF 2-4 unit™ Under
Construction* Construction ~ Under Construction ~ Construction
April 999 000 433,000 11,000 555,000
March 994,000 431,000 11,000 553,000
2015 867,000 367,000 12,000 488,000
M/IMchange  0.5% 0.5% 0.0% 0.4%
Y/Y change  15.2% 18.0% -8.3% 13.7%

All completiondata are presented at a seasonally adjusted annualrate (SAAR).
** US DOC does not repomultifamily completiondirectly, this is an estimatidiiTotalcompletions (SF+ 5 unit MB).

Source: http://www.census.gov/construction/nrc/pdfinewresconst.pdf; 5/17/16 Return TOC



Total Housing Completions
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New Housing Completions by Region

NE Total NE SF NE MF**

April 88,000 57,000 31,000
March 107,000 61,000 46,000
2015 114,000 47,000 67,000
M/M change  -17.8% -6.6% -32.6%
Y/Y change -22.8% 21.3% 53.7%
MW Total MW SF MW MF

April 141,000 114,000 27.000
March 172,000 119,000 53,000
2015 186,000 122.000 64,000
M/M change -18.0% -4.2% -49.1%
Y/Y change -24.2% -6.6% -57.8%

All data are SAAR; NE = Northeast and MW = Midwest.
** US DOC does not repomultifamily completiondirectly, this is an estimation (Total completidnSF completions).

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf; 5/17/16 Return TOC



New Housing Completions by Region

S Total S SF S MF**
April 506,000 383,000 123,000
March 549,000 395,000 154,000
2015 473,000 352,000 121,000
M/M change -7.8% -3.0% -20.1%
Y/Y change 7.0% 8.8% 1.7%
W Total W SF W MF
April 198,000 137,000 61,000
March 220,000 142,000 78,000
2015 235,000 157,000 78,000
M/M change -10.0% -3.5% -21.8%
Y/Y change -15.7% -12.7% -21.8%

All data are SAAR; S = Southand W = West.
** US DOC does not repamulti-family completionglirectly, this is amstimationTotal completion$ SF completions).

Source: http://www.census.gov/construction/nrc/pdf/inewresconst.pdf; 5/17/16 Return TOC



Total Housing Completions by Region
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SF Housing Completions by Region
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MF Housing Completions by Region
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New Single-Family House Sales

New SF Sales*  Median Price

April 619000 $321,100

March 531,000 $297,900

2015 500,000 $292,700
M/M change 16.6% 7.8%

Y/Y change 23.8% 9.7%

Month's
Mean Price Supply
$379,800 4.7
$353,900 5.5
$334,700 5.0
7.3% -14.5%
13.5% -6.0%

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

Source:http://www.census.gov/construction/nrs/xls/newressales x124/16
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New SF House Sales
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New SF House Sales
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— Ratio of New SF Sales/Civilian Noninstitutional Population

New SF sales adjusted for the US population
From April 1963 toApril 2008, the longerm ratioof new house sales to the US population was 0.0039
in April it was 0.0024 an increase from March. Fraapopulatiorviewpoint, constructionis less than
what is necessary for changes in population.

Sources: htgfwww.census.gov/construction/nrs/xls/newressales.xls and The Federal Reserve Bank of St. Louis; 5/24/16 ReturnTOC



New SF House Sales by Region
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New SF House Sales by Region and Price Category

NE SF Sales MW SF Sales S SF Sales W SF Sales

April 55,000 60,000 352,000 152,000
March 36,000 63,000 304,000 128,000
2015 13,000 66,000 298,000 123,000
M/M change 52.8% -4.8% 15.8% 18.8%
Y/Y change 323.1% -9.1% 18.1% 23.6%
$150 - $200 - $300 - $400 - $500 -
> $750m
$199.9m 299.9m  $399.9m  $499.9m  $749.9m
April 1,000 10,000 16,000 15,000 7,000 8,000 4,000
March 2,000 6,000 18,000 10,000 6,000 5,000 2,000
2015 2,000 7,000 16,000 10,000 6,000 5,000 1,000

M/M change -50.0% 66.7% -11.1% 50.0% 16.7% 60.0% 100.0%
Y/Y change -50.0% 42.9% 0.0% 50.0% 16.7% 60.0% 300.0%

All data are SAAR 1-Houses for which sales priagere not reported have been distributed proportionally to those for which sales price was reported;
2.Detailmay not add to totalbecause of rounding.

Source:http:/www.census.gov/construction/nrs/xls/inewressales xt84/16 Return TOC



New SF House Sales by Price Category
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New SF House Sales by Price Category

400

200020015; in thousands, and thousands of dollars; SAAR. January to April : percent distribution
350 A

300 /\

AN

150 "{?% \\
N R R
e \H
\ §\
i
i % \ —\‘
NN N NN NN NN N N

2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 Jan 2016 Feb Mar Apr
2016 2016 2016

E=553 $300-$399.9 < $150 —$150-$199.9 e $200-299.9

Source:http//www.census.gov/construction/nrs/xls/newressales 524/16 Return TOC



New SF House Sales by Price Category
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New SF House Sales by Price Category
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New SF Sales Median

& Mean: Price and Size
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Railroad Lumber & Wood Shipments vs.
U.S. New SF House Sales
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== | umber & Wood Shipments (U.S. + Canada) = New SF Sales
SourcesAssociation of American Railroad®ail Time Indicatorseport 6/6/16; U.S.DOC-Construction; 5/24/16 Returnto TOC



Railroad Lumber & Wood Shipments vs.
U.S. New SF House Sales: 1 -year offset
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| umber & Wood Shipments (U.S. + Canada) == New SF Sales (1-yr. offset)

In this graph, initiallydanuary2007 lumber shipments are contrasted Wwahuary 2008 new SF satbsoughApril 2016
new sales. The purpose is to discover if lumber shipments relate toetur8F house saleAlso, it is realized that
lumber and wood products are trucked; howetoeour knowledge comprehensitrecking data is not available.

SourcesAssociation of American Railroad®ail Time Indicatorseport 6/6/16; U.S.DOC-Construction; 5/24/16 Returnto TOC



FHFA: House Prices

FHFA House Price Index History for U.S. House Price Appreciation Over Previous Four Quarters for U.S.

12.0% Seasonally Adjusted Price Change Measured in Purchase-Only Index Seasonally Adjusted, Purchase-Only Index
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——Quarterly Change —~Four-Quarter Change
10.0%
42.0% S _ _ _ _ _ _ _ _ _ _
"""""
Source: FHFA Source: FHFA
U.S. House Prices Rise 1.3 Percentin First Quarter; 19 Consecutive Quarterly Increases
A Ho yprices rose 5.7 percentfrom the first quarter of 2015 to the first quarter of 2016. Thisis the fourth
consecutive year in which prices grew more than ¢
was up 0.7 percentfrom February
AWhile the overall appreciation rate was robust |

widespreadthanin recent quarters. Twelve states and the District of Columbia saw price declines in the quart
the most areas to see price depreciation since the fourth quarter of 2013. Although most declines were modes
such declines are notable given the pervasive and extraordinary appreciation we have been observing for man
years.

While the purchasenly HPIrose 5.7 percent from the first quarter of 2015 to the first quarter of 2016, prices of
other goods and services were nearighanged. Thaflation-adjusted price of homes rose approximately 5.6
percent oV eriAndrewlLelenrtis umetvisoyy E@momisgcHFA

Source:www.fhfa.gov/Media/P ublicAffairs/Pages/USlousePricesRise 1pt3-Percenin-FirstQuarter2016.aspx 5/25/16 Return TOC



Freddie Mac: House Prices

United States price-to-income ratio
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How to Worry About House Prices

AHouse prices have breached t he p e-teknsuseamabilitysof of 2 (
current price levelsThedifficulty of forecasting house price appreciation and the conflicting signals of the
multitude of house price metrics make it challenging to asglestheii and wheré housepricerisk is indeed
increasing.

The approach described above provides an organized method for assessing house pirfaemsekhod is not a
crystal ball that predicts the path of future pricksteadhe approach describes a twstage method for

identifying areas where worry may be justifiebhefirst stage uses the ratio of house prices to household income
to Athin the herdo, that is, to scr etermrisk.&drthe h e me
remaining areas, the second stage assembles supporting information that can either confirm reasons for conce
or, alternatively, muster evidence that a collapse in house prices is unlixely

Source:http:/iwww.freddiemac.com/finance/report/20160531_how_to_worry about_house_pricessi il 6 ReturnTOC



Freddie Mac: House Prices

Housing completions
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How to Worry About House Prices

AThe | ow rate of new home completions suggests tt
5). Acompletion rate of 1.5 million to 1.7 million houses per year roughly covers the rate of household growth
and the rate at which older homes become uninhabit8liee the onset of the housing crisis, the completion

rate has fallen far below this rangehecompletion rate has been increasing since the trough of 0.5 million units
in 2011, but most forecasters believe it will take two to three years before the completionrate reaches the 1.5
million-to-1.7-million-unitr at e O

Source:http:/iwww.freddiemac.com/finance/report/20160531_how_to_worry about_house_pricessi il 6 ReturnTOC



















































