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Opening Remarks 
     November housing data suggests a slowing down of the housing construction and sales markets.  The 

questions are: Is this seasonal, or are the markets normalizing at levels substantially less than historical 

averages?  November housing data was mixed, with month-over-month increases and declines in single-

family starts, completions, and spending. Several housing data reports were negative on year -over-year 

basis.  Total permits, total and single-family housing under construction, and expenditures remained 

positive.  The February 14th Atlanta Fed GDPNow™ model for Q4: 2018 projects an aggregate 3.8% 

decline for residential investment spending.  New private permanent site expenditures were projected at a 

7.3% decrease; the improvement spending forecast was a 3.1% increase; and the manufactured/mobile 

housing projection was a 3.1% decrease (all: quarterly log change and seasonally adjusted annual rate)1.  
 

     “Given the significant deceleration in activity exiting 2018, our prior forecast of an 11% increase in 

production single-family starts in 2019 would be extremely difficult to achieve absent a significant 

snapback in activity over the next several months.  Accordingly, we now estimate just a 3% increase next 

year, with 2H19 stronger than 1H19... In total, our revised single-family starts estimate of 915,000 in 2019 

would be up 3% year over year and is 8% lower than our prior view in absolute terms.  
 

    With momentum expected to build through 2019, we continue to underwrite solid growth in single-

family starts in 2020, increasing 8% to 990,000, below our prior growth forecast of 11%.  We still expect a 

demographic tailwind, significant pent-up demand and still-favorable absolute levels of affordability.  

However, the recent choppiness in demand is likely to stall incremental investment in land development, 

which could limit future new construction supply on the margin.  Importantly, we still expect cyclical 

upside beyond our explicit forecasts, as our 2020 estimate sits 10-20% below our view of normalized 

demand.”2 – Ivy Zelman, CEO, Zelman & Associates 
 

     This month’s commentary contains applicable housing data:  Section I contains data and commentary 

and Section II includes regional Federal Reserve analysis, private indicators, and demographic and 

economic commentary. 

Sources: 1 www.frbatlanta.org/cqer/research/gdpnow.aspx; 2/14/19;  
2 www.builderonline.com/money/economics/will-the-housing-market-ever-really-recover_o; 1/4/19 
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M/M = month-over-month; Y/Y = year-over-year; NC = no change 

November 2018  
Housing Scorecard 

∆ 

∆ 

∆ 

∆ 

∆ 

∆ 

       M/M          Y/Y 

Housing Starts    ∆           3.2%               3.6% 

Single-family (SF) Starts          4.6%           13.1%      

Housing Permits   ∆     5.0%  ∆       0.4% 

SF Permits   ∆     0.1%           1.9% 

Housing Under Construction ∆     0.7% ∆       4.0% 

SF Under Construction  ∆      0.2% ∆       7.5%  

Housing Completions  ∆      0.4%            3.9%     

SF Completions               5.4%            1.2%  

New SF House Sales    ∆    16.9%            7.7% 

Private Residential            

Construction Spending  ∆      3.5% ∆       0.8% 

SF Construction Spending             1.8%           1.0% 

Existing House Sales  
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   ∆      1.9%             7.0% 
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New Construction’s Percentage of  
Wood Products Consumption 

Source: U.S. Forest Service. Howard, J. and D. McKeever. 2017. U.S. Forest Products Annual Market Review and Prospects, 2013 -2017  
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New SF Construction Percentage of 
Wood Products Consumption 

Source: U.S. Forest Service. Howard, J. and D. McKeever. 2017. U.S. Forest Products Annual Market Review and Prospects, 2013 -2017  
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Repair and Remodeling’s Percentage of 
Wood Products Consumption 

Source: U.S. Forest Service. Howard, J. and D. McKeever. 2017. U.S. Forest Products Annual Market Review and Prospects, 2013 -2017  
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2019 Housing Forecasts* 
 Total starts, range:              1,134 to 1,400          Median:  1,280  

 SF starts, range:  815 to 920          Median:     900 

 New SF house sales, range: 618 to 688          Median:     635  

* All in thousands of units 

Organization  
Total 
Starts 

SF 
Starts 

New SF 
House 
Sales 

APA - The Engineered Wood Associationa 1,230 850 

Bank of Montreal (BOM)b 1,240 

Blue Chip Economic Indicatorsc 1,332 

Deloitted 1,160 

Dodge Data & Analyticse 1,280 815 

Forest2Marketf 1,259 

Fannie Maeg 1,265 903 618 

Freddie Mach 1,290 900 640 

Goldman Sachsi 1,134 688 

Mortgage Bankers Association (MBA)j 1,285 900 635 
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2019 Housing Forecasts* 

* All in thousands of units 

Organization  
Total 
Starts 

Single-
Family Starts 

New House 
Sales 

National Association of Homebuildersk 1,268 897 

National Association of Realtorsl 1,290 900 640 

PNC Financial Services Groupm 1285     

RISIn 1,310 920 

Royal Bank of Canada (RBC)o 1,313     

Scotiabankp 1,250     

TD Economicsq 1,240     

The Federal Reserve Bank of Chicagor 1,280     

UCLA Ziman Center for Real Estates 1,310     

Urban Institutet 1,400     

Wells Fargo LLCu 1,300 920 630 
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a-Random Lengths, Volume 75, Issue 1 (1/4/19). Random Lengths Publications, Inc. Eugene, OR. 12 pps. 

b-https://economics.bmocapitalmarkets.com/economics/forecast/us/usmodel.pdf 

c-https://chambermaster.blob.core.windows.net/userfiles/UserFiles/chambers/305/File/2018FederalReservePresentation.pdf 

d-https://www2.deloitte.com/insights/us/en/economy/us-economic-forecast/united-states-outlook-analysis.html 
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f-http://blog.forest2market.com/housing-start-forecast-what-the-next-five-years-really-look-like 
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h-http://www.freddiemac.com/research/forecast/20190129_economic_growth.html 

i-http://www.goldmansachs.com/insights/pages/outlook-2019/us-outlook/report.pdf 

j-http://www.mba.org/Documents/Research/Mortgage%20Finance%20Forecast%20Jan%202019.pdf. January 2019 

k-Random Lengths, Volume 75, Issue 1. Random Lengths Publications, Inc. Eugene, OR. 12 pps. 

l-http://www.rbc.com/economics/economic-reports/pdf/other-reports/Econoscope.pdf 

m-https://www.scotiabank.com/content/dam/scotiabank/sub-brands/scotiabank-economics/english/documents/economic-

commentary/ec_comm18.pdf 

n-https://economics.td.com/us-long-term-forecast 

o-https://www.chicagofed.org/~/media/publications/chicago-fed-letter/2019/cfl410-pdf.pdf 

p-https://www.anderson.ucla.edu/Documents/areas/ctr/ziman/UCLA_Economic_Letter_Shulman_12.06.18.pdf  

q-https://www.pnc.com/content/dam/pnc-

com/pdf/aboutpnc/EconomicReports/NEO%20Reports/NEO_Jan2018.pdf?WT.mc_id=CIB_Email_Ideas 

r-http://www.urban.org/research/publication/housing-finance-glance-monthly-chartbook-january-2019 

s-http://www.gbm.scotiabank.com/scpt/gbm/scotiaeconomics63/forecast.pdf 

t-https://economics.td.com/us-long-term-forecast 

u- https://www.wellsfargo.com/assets/pdf/commercial/insights/economics/real-estate-and-housing/housing-whats-ahead-

20190116.pdf 
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2018 Housing Forecasts* 
 Total starts, range:              1,248 to 1,320          Median:  1,280  

 Single-family starts, range: 850 to 981          Median:     912 

 New SF house sales, range: 653 to 700          Median:     672  

2017 Housing Forecasts* 

* All in thousands of units 

 Total starts, range:              1,170 to 1,500          Median:  1,271  

 Single-family starts, range: 795 to 893          Median:     856 

 New SF house sales, range: 610 to 680          Median:     642  

2019 Housing Forecasts* 
 Total starts, range:              1,134 to 1,400          Median:  1,280  

 Single-family starts, range: 815 to 920          Median:     900 

 New SF house sales, range: 618 to 688          Median:     638  
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New Housing Starts 

*   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 starts – (SF + 5 unit MF)).  

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf;  12/18/18 

Total Starts* SF Starts MF 2-4 Starts** MF ≥5 Starts

November 1,256,000 824,000 15,000 417,000

October 1,217,000 864,000 19,000 334,000

2017 1,303,000 948,000 8,000 347,000

M/M change 3.2 -4.6 -21.1 24.9

Y/Y change -3.6 -13.1 87.5 20.2
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Total Housing Starts 

* Percentage of total starts.  

US DOC does not report 2 to 4 multifamily starts directly, this is an estimation: ((Total starts – (SF + Total MF)).  
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New SF Starts 

Sources: http://www.census.gov/construction/nrc/pdf/newresconst.pdff and The Federal Reserve Bank of St. Louis; 12/18/18 

New SF starts adjusted for the US population 
 

From November 1959 to November 2007, the long-term ratio of new SF starts to the total US non-institutionalized 

population was 0.0066; in November 2018 it was 0.0032 – a slight decrease from October (0.0033).  The long-

term ratio of non-institutionalized population, aged 20 to 54 is 0.0103; in November 2018 was 0.0056 – also a 

decline from October (0.0058).  From a population worldview, new SF construction is less than what is necessary 

for changes in population (i.e., under-building). 
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Total Housing Starts:  
Six-Month Average 
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SF Housing Starts:  
Six-Month Average 
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New Housing Starts by Region 

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

US DOC does not report 2 to 4  multi-family completions directly, this is an estimation (Total completions – SF completions). 

* Percentage of total starts.  
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New Housing Starts by Region 

All data are SAAR; NE = Northeast and  MW = Midwest.  

** US DOC does not report multifamily starts directly, this is an estimation (Total starts – SF starts).  

NE  Total NE  SF NE  MF**

November 124,000 67,000 57,000

October 90,000 74,000 16,000

2017 93,000 62,000 31,000

M/M change 37.8 -9.5 256.3

Y/Y change 33.3 8.1 83.9

MW  Total MW  SF MW  MF

November 156,000 120,000 36,000

October 193,000 124,000 69,000

2017 178,000 138,000 40,000

M/M change -19.2 -3.2 -47.8

Y/Y change -12.4 -13.0 -10.0

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf;  12/18/18 
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New Housing Starts by Region 

All data are SAAR; S = South and  W = West.  

** US DOC does not report multifamily starts directly, this is an estimation (Total starts – SF starts).  

S  Total S  SF S  MF**

November 687,000 457,000 230,000

October 597,000 428,000 169,000

2017 678,000 515,000 163,000

M/M change 15.1 6.8 36.1

Y/Y change 1.3 -11.3 41.1

W  Total W  SF W  MF

November 289,000 180,000 109,000

October 337,000 238,000 99,000

2017 354,000 233,000 121,000

M/M change -14.2 -24.4 10.1

Y/Y change -18.4 -22.7 -9.9

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf;  12/18/18 
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Total SF Housing Starts by Region 

* Percentage of total starts.  

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

US DOC does not report 2 to 4  multi-family completions directly, this is an estimation (Total completions – SF completions). 

0

100

200

300

400

500

600

700

800

900

NE SF Starts MW SF Starts S SF Starts W SF Starts

SAAR; in thousands 

Total NE 67,000 5.3%

Total MW 120,000 9.6%

Total S 457,000 36.4%

Total W 180,000 14.3%

Total SF Starts by Region

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf;  12/18/18 



Return TOC 

Nominal & SAAR SF Starts  

Nominal and Adjusted New SF Monthly Starts 
 

Presented above is nominal (non-adjusted) new SF start data contrasted against SAAR data. 
 

The apparent expansion factor “… is the ratio of the unadjusted number of houses started in the US to the 

seasonally adjusted number of houses started in the US (i.e., to the sum of the seasonally adjusted values for the 

four regions).” – U.S. DOC-Construction 
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MF Housing Starts by Region 

* Percentage of total starts.  

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

US DOC does not report 2 to 4  multi-family completions directly, this is an estimation (Total completions – SF completions). 
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SF vs. MF Housing Starts (%) 

78.5%

65.6%

21.5%

33.2%

0.0%

10.0%

20.0%

30.0%

40.0%

50.0%

60.0%

70.0%

80.0%

90.0%

100.0%

Single-Family Starts: % Multi-Family Starts: %

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf;  12/18/18 



Return TOC 

Railroad Lumber & Wood Shipments vs. 

U.S. SF Housing Starts 

Sources:  Association of American Railroads (AAR), Rail Time Indicators report 12/7/18;  U.S. DOC-Construction; 12/18/18 
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“Data are average weekly originations for each month, are not seasonally adjusted, and do not include intermodal.” –  AAR 
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Railroad Lumber & Wood Shipments vs.  
U.S. SF Housing Starts: 6-month Offset 

In this graph, January 2007 lumber shipments are contrasted with November 2007 SF starts, and continuing 

through November 2018 SF starts.  The purpose is to discover if lumber shipments relate to future single -family 

starts.  Also, it is realized that lumber and wood products are trucked; however, to our knowledge comprehensive 

trucking data is not available. 
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“Data are average weekly originations for each month, are not seasonally adjusted, and do not include intermodal.” –  AAR 

Sources:  Association of American Railroads (AAR), Rail Time Indicators report 12/7/18;  U.S. DOC-Construction; 12/18/18 
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New Housing Permits 

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

Total 

Permits*

SF 

Permits

MF 2-4 unit 

Permits

MF ≥ 5 unit 

Permits

November 1,328,000 848,000 39,000 441,000

October 1,265,000 847,000 36,000 382,000

2017 1,323,000 864,000 41,000 418,000

M/M change 5.0 0.1 8.3 15.4

Y/Y change 0.4 -1.9 -4.9 5.5

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf;  12/18/18 
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Total  New Housing Permits 

* Percentage of total permits.  

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

US DOC does not report 2 to 4  multi-family completions directly, this is an estimation (Total completions – SF completions). 
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Nominal & SAAR SF Permits  

Nominal and Adjusted New SF Monthly Permits 
 

Presented above is nominal (non-adjusted) new SF start data contrasted against SAAR data. 
 

The apparent expansion factor “…is the ratio of the unadjusted number of houses started in the US to the 

seasonally adjusted number of houses started in the US (i.e., to the sum of the seasonally adjusted values for the 

four regions).” – U.S. DOC-Construction 
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New Housing Permits by Region 

* All data are SAAR  

** US DOC does not report multifamily starts directly, this is an estimation (Total starts – SF starts).  

NE Total* NE  SF NE MF**

November 120,000 52,000 68,000

October 120,000 62,000 58,000

2017 113,000 52,000 61,000

M/M change 0.0 -16.1 17.2

Y/Y change 6.2 0.0 11.5

MW Total* MW SF MW MF**

November 177,000 115,000 62,000

October 186,000 117,000 69,000

2017 187,000 130,000 57,000

M/M change -4.8 -1.7 -10.1

Y/Y change -5.3 -11.5 8.8

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf;  12/18/18 
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New Housing Permits by Region 

All data are SAAR  

** US DOC does not report multifamily starts directly, this is an estimation (Total starts – SF starts).  

S Total* S SF S MF**

November 708,000 475,000 233,000

October 641,000 461,000 180,000

2017 660,000 469,000 191,000

M/M change 10.5 3.0 29.4

Y/Y change 7.3 1.3 22.0

W Total* W SF W MF**

November 323,000 206,000 117,000

October 318,000 207,000 111,000

2017 363,000 213,000 150,000

M/M change 1.6 -0.5 5.4

Y/Y change -11.0 -3.3 -22.0

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf;  12/18/18 
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Total Housing Permits by Region 

* Percentage of total permits.  
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SF Housing Permits by Region 

* Percentage of total permits.  
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US DOC does not report 2 to 4  multi-family completions directly, this is an estimation (Total completions – SF completions). 

Total NE 52,000 3.9%

Total MW 115,000 8.7%

Total S 475,000 35.8%

Total W 206,000 15.5%

Total SF Permits

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf;  12/18/18 
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MF Housing Permits by Region 

* Percentage of total permits.  
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US DOC does not report 2 to 4  multi-family completions directly, this is an estimation (Total completions – SF completions). 

Total NE 68,000 5.1%

Total MW 62,000 4.7%

Total S 233,000 17.5%

Total W 117,000 8.8%

Total MF Permits

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf;  12/18/18 
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Railroad Lumber & Wood Shipments vs. 
U.S. SF Housing Permits 
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LHS: Lumber shipments – carloads (weekly average/month) 

“Data are average weekly originations for each month, are not seasonally adjusted, and do not include intermodal.” –  AAR 

Sources:  Association of American Railroads (AAR), Rail Time Indicators report 12/7/18;  U.S. DOC-Construction; 12/18/18 
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Railroad Lumber & Wood Shipments vs.  
U.S. SF Housing Permits: 3-month Offset 

In this graph, January 2007 lumber shipments are contrasted with November 2007 SF permits, continuing through 

November 2018.  The purpose is to discover if lumber shipments relate to future single -family permits.  Also, it is 

realized that lumber and wood products are trucked; however, to our knowledge comprehensive trucking data is 

not available. 
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New Housing Under Construction 
(HUC) 

All housing under construction data are presented at a seasonally adjusted annual rate (SAAR). 

 ** US DOC does not report 2-4 multifamily units under construction directly, this is an estimation  

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

Total Under 

Construction*

SF Under 

Construction

MF 2-4 unit** 

Under 

Construction

MF ≥ 5 unit Under 

Construction

November 1,148,000 531,000 13,000 604,000

October 1,140,000 530,000 13,000 597,000

2017 1,104,000 494,000 11,000 599,000

M/M change 0.7 0.2 0.0 1.2

Y/Y change 4.0 7.5 18.2 0.8

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf;  12/18/18 
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Total Housing Under Construction 

* Percentage of total housing under construction units.  

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

US DOC does not report 2 to 4  multi-family completions directly, this is an estimation (Total completions – SF completions). 
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New Housing Under Construction  
by Region 

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). 

NE  Total NE  SF NE  MF**

November 191,000 63,000 128,000

October 191,000 62,000 129,000

2017 188,000 53,000 135,000

M/M change 0.0 1.6 -0.8

Y/Y change 1.6 18.9 -5.2

MW  Total MW  SF MW  MF

November 150,000 80,000 70,000

October 152,000 81,000 71,000

2017 154,000 81,000 73,000

M/M change -1.3 -1.2 -1.4

Y/Y change -2.6 -1.2 -4.1

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf;  12/18/18 
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New Housing Under Construction  
by Region 

All data are SAAR; S = South and  W = West.  

** US DOC does not report multifamily units under construction directly, this is an estimation  

     (Total under construction – SF under construction). 

S  Total S  SF S  MF**

November 466,000 242,000 224,000

October 457,000 242,000 215,000

2017 445,000 231,000 214,000

M/M change 2.0 0.0 4.2

Y/Y change 4.7 4.8 4.7

W  Total W  SF W  MF

November 341,000 146,000 195,000

October 340,000 145,000 195,000

2017 317,000 129,000 188,000

M/M change 0.3 0.7 0.0

Y/Y change 7.6 13.2 3.7

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf;  12/18/18 
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Total Housing Under Construction  
by Region 

* Percentage of total housing under construction units.  

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

US DOC does not report 2 to 4  multi-family completions directly, this is an estimation (Total completions – SF completions). 
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Return TOC 

SF Housing Under Construction  
by Region 

* Percentage of total housing under construction units.  

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

US DOC does not report 2 to 4  multi-family completions directly, this is an estimation (Total completions – SF completions). 
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MF Housing Under Construction  
by Region 

* Percentage of total housing under construction units.  

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

US DOC does not report 2 to 4  multi-family completions directly, this is an estimation (Total completions – SF completions). 
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Total MF HUC 

Total NE 128,000 11.1% 

Total MW 70,000 6.1% 

Total S 224,000 19.5% 

Total W 195,000 17.0% 
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New Housing Completions 

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

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

Total 

Completions*

SF 

Completions

MF 2-4 unit**  

Completions

MF ≥ 5 unit 

Completions

November 1,099,000 772,000 13,000 314,000

October 1,095,000 816,000 9,000 270,000

2017 1,144,000 781,000 15,000 348,000

M/M change 0.4% -5.4% 44.4% 16.3%

Y/Y change -3.9% -1.2% -13.3% -9.8%

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf;  12/18/18 
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Total Housing Completions 

* Percentage of total housing completions  

US DOC does not report 2 to 4 multi-family completions directly, this is an estimation (Total completions – SF completions). 
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Total Housing Completions  
by Region  

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

US DOC does not report 2 to 4  multi-family completions directly, this is an estimation (Total completions – SF completions). 

* Percentage of total housing completions  
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New Housing Completions 
by Region 

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). 

NE  Total NE  SF NE  MF**

November 135,000 59,000 76,000

October 79,000 50,000 29,000

2017 142,000 58,000 84,000

M/M change 70.9% 18.0% 162.1%

Y/Y change -4.9% 1.7% -9.5%

MW  Total MW  SF MW  MF

November 143,000 112,000 31,000

October 179,000 124,000 55,000

2017 178,000 111,000 67,000

M/M change -20.1% -9.7% -43.6%

Y/Y change -19.7% 0.9% -53.7%

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf;  12/18/18 
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All data are SAAR; S = South and  W = West.  

** US DOC does not report multifamily units under construction directly, this is an estimation  

     (Total under construction – SF under construction). 

New Housing Completions 
by Region 

S  Total S  SF S  MF**

November 521,000 436,000 85,000

October 540,000 420,000 120,000

2017 596,000 458,000 138,000

M/M change -3.5% 3.8% -29.2%

Y/Y change -12.6% -4.8% -38.4%

W  Total W  SF W  MF

November 300,000 165,000 135,000

October 297,000 222,000 75,000

2017 228,000 154,000 74,000

M/M change 1.0% -25.7% 80.0%

Y/Y change 31.6% 7.1% 82.4%

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf;  12/18/18 
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Total Housing SF Completions  
by Region 

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

US DOC does not report 2 to 4 multi-family completions directly, this is an estimation (Total completions – SF completions). 

* Percentage of total housing completions  
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New Housing MF Completions  
by Region 

All data are SAAR; NE = Northeast and  MW = Midwest; * Percentage of total housing completions.  

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

US DOC does not report 2 to 4 multi-family completions directly, this is an estimation (Total completions – SF completions). 

* Percentage of total housing completions  
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New Single-Family  
House Sales 

* All new sales data are presented at a  seasonally adjusted annual rate (SAAR)1 and housing prices are adjusted at irregular intervals2.  

Sources: 1http://www.census.gov/construction/nrc/pdf/newresconst.pdf;  1/31/19; 2 https://www.census.gov/construction/cpi/pdf/descpi_sold.pdf  
3 http://mam.econoday.com/byshoweventfull.asp; 1/31/19 

New SF sales were markedly greater than the consensus forecast3 of 560 m.  The past three 

month’s new SF sales data also were revised downward:  
  

  August initial: 629 m revised to 601 m; 

  September initial: 553 m revised to 613 m; 

  October initial: 544 m revised to 562 m. 
 

New SF 

Sales*

Median 

Price

Mean 

Price

Month's 

Supply

November 657,000 $302,400 $362,400 7.0

October 562,000 $325,100 $395,500 7.6

2017 712,000 $343,400 $388,500 4.9

M/M change 16.9% -7.0% -8.4% -7.9%

Y/Y change -7.7% -11.9% -6.7% 42.9%
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New SF House Sales 
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New SF Housing Sales:  
Six-month average & monthly 
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New SF House Sales by Region  
and Price Category 

1 All data are SAAR  
2 Houses for which sales price were not reported have been distributed proportionally to those for which sales price was report ed;  
3 Detail may not add to total because of rounding.  
4 Housing prices are adjusted at irregular intervals.   

Sources: 1,2,3 http://www.census.gov/construction/nrc/pdf/newresconst.pdf;  1/31/19; 
4https://www.census.gov/construction/cpi/pdf/descpi_sold.pdf  

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

November 46,000 77,000 374,000 160,000

October 23,000 59,000 310,000 170,000

2017 40,000 79,000 377,000 216,000

M/M change 100.0% 30.5% 20.6% -5.9%

Y/Y change 15.0% -2.5% -0.8% -25.9%

≤ $150m

$150 - 

$199.9m

$200 - 

299.9m

$300 - 

$399.9m

$400 - 

$499.9m

$500 - 

$749.9m ≥ $750m

November
1,2,3,4 2,000 5,000 17,000 11,000 6,000 5,000 3,000

October 2,000 3,000 14,000 11,000 6,000 5,000 3,000

2017 1,000 4,000 15,000 14,000 7,000 7,000 2,000

M/M change 0.0% 66.7% 21.4% 0.0% 0.0% 0.0% 0.0%

Y/Y change 100.0% 25.0% 13.3% -21.4% -14.3% -28.6% 50.0%

New SF sales: % 4.2% 10.4% 35.4% 22.9% 12.5% 10.4% 6.3%
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New SF House Sales 

* Total new sales by price category and percent. 
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New SF House Sales  
by Region 

* Percentage of total new sales.  
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New SF House Sales by  
Price Category 

* Sales tallied by price category. 
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New SF House Sales 

New SF Sales $400m houses: 2002 – November 2018 
 

The sales share of $400 thousand plus SF houses is presented above1, 2.  Since the beginning of 2012, the 

upper priced houses have and are garnering a greater percentage of sales. A decreasing spread indicates 

that more high-end luxury homes are being sold.  Several reasons are offered by industry analysts; 1) 

builders can realize a profit on higher priced houses; 2) historically low interest rates have indirectly 

resulted in increasing house prices; and 3) purchasers of upper end houses fared better financially coming 

out of the Great Recession. 

Source: 1 http://www.census.gov/construction/nrc/pdf/newresconst.pdf; 2 https://www.census.gov/construction/cpi/pdf/descpi_sold.pdf  1/31/19 

92.4%

71.9%

7.6%

28.2%

0.0%

10.0%

20.0%

30.0%

40.0%

50.0%

60.0%

70.0%

80.0%

90.0%

100.0%

% of Sales: ≤ $400m % of Sales: ≥ $400m



Return TOC 

New SF House Sales 

New SF Sales: ≤ $ 200m and ≥ $500m: 2002 to November 2018 
 

The number of ≤ $200 thousand plus SF houses has declined dramatically since 2002 1, 2.  Subsequently, 

from 2012 onward, the ≥ $500 thousand class has soared (on a percentage basis) in contrast to the  

≤ $200m class.  One of the most oft mentioned reasons for this occurrence is builder net margins.   
 

Note: Sales values are not adjusted for inflation. 

Source: 1 http://www.census.gov/construction/nrc/pdf/newresconst.pdf; 2 https://www.census.gov/construction/cpi/pdf/descpi_sold.pdf  1/31/19 
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New SF House Sales by 
Square Feet of Floor Area 

New SF Sales: ≤ 1,400 square feet and ≥ 4,000 square feet: 1999 to 2017  
 

The number of SF houses sold (≥ 4,000 sq ft) has risen dramatically since 2010 .. Some of the most oft 

mentioned reasons for this is builder net margins; regulations, and finance availability.   

Source: https://www.census.gov/construction/chars/pdf/soldsquarefeet.pdf  ; 11/28/18 
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New SF House Sales 

New SF sales adjusted for the US population 
 

From November 1963 to November 2007, the long-term ratio of new house sales to the total US non-

institutionalized population was 0.0039; in November 2018 it was 0.0025 – a increase from October (0.0022).   

The non-institutionalized population, aged 20 to 54 long-term ratio is 0.0062; in November 2018 it was 0.0044 – 

also increase from October (0.0038).  All are non-adjusted data.  From a population viewpoint, construction is less 

than what is necessary for changes in the population (i.e., under-building). 
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Railroad Lumber & Wood Shipments  
vs. U.S. SF House Sales 
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Lumber & Wood Shipments (U.S. + Canada) New SF Sales

RHS: New SF Sales-in thousands 

 

LHS: Lumber shipments – carloads (weekly average/month) 

“Data are average weekly originations for each month, are not seasonally adjusted, and do not include intermodal.” –  AAR 

Sources:  Association of American Railroads (AAR), Rail Time Indicators report 12/7/18;  U.S. DOC-Construction; 1/31/19 
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Railroad Lumber & Wood Shipments vs.  
U.S. SF Housing Sales: 1-year Offset 

In this graph, January 2007 lumber shipments are contrasted with January 2008 SF sales, and continuing through 

November 2018.  The purpose is to discover if lumber shipments relate to future single -family sales.  Also, it is 

realized that lumber and wood products are trucked; however, to our knowledge comprehensive trucking data is 

not available. 

0

100

200

300

400

500

600

700

800

900

0

1,000

2,000

3,000

4,000

5,000

6,000

7,000

8,000

9,000

10,000

Lumber & Wood Shipments (U.S. + Canada) New SF Sales (1-yr. offset)

RHS: New SF Sales-in thousands LHS: Lumber shipments – carloads (weekly average/month) 

“Data are average weekly originations for each month, are not seasonally adjusted, and do not include intermodal.” –  AAR 

Sources:  Association of American Railroads (AAR), Rail Time Indicators report 12/7/18;  U.S. DOC-Construction; 1/31/19 



Return TOC 

Nominal vs. SAAR New SF House Sales 

Nominal and Adjusted New SF Monthly Sales 
 

Presented above is nominal (non-adjusted) new SF sales data contrasted against SAAR data. 
 

The apparent expansion factor “…is the ratio of the unadjusted number of houses sold in the US to the 

seasonally adjusted number of houses sold in the US (i.e., to the sum of the seasonally adjusted values for 

the four regions).” – U.S. DOC-Construction 
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New SF House Sales 

New SF Houses Sold During Period 
 

In November 2018, a substantial portion of new sales, 36.2% – have not been started; an 

increase from October. 

* Not SAAR 

Total

Not 

started

Under 

Construction Completed

November 657,000 238,000 206,000 213,000

October 562,000 153,000 217,000 192,000

2017 712,000 246,000 237,000 229,000

M/M change 16.9% 55.6% -5.1% 10.9%

Y/Y change -7.7% -3.3% -13.1% -7.0%

Total percentage 36.2% 31.4% 32.4%

New SF Houses Sold During Period

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf;  1/31/19  
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New SF House Sales 

0

100

200

300

400

500

600

Not started Under Construction Completed

Thousands of units; not SAAR 

Not SAAR 

Total

Not 

started

Under 

Construction Completed
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Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf;  1/31/19  
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New SF House Sales 

Not SAAR 

Total

Not 

started

Under 

Construction Completed

November 330,000 65,000 192,000 73,000

October 328,000 60,000 195,000 73,000

2017 292,000 47,000 181,000 65,000

M/M change 0.6% 8.3% -1.5% 0.0%

Y/Y change 13.0% 38.3% 6.1% 12.3%

Total percentage 19.7% 58.2% 22.1%

New SF Houses for Sale at the end of the Period

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf;  1/31/19  
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New SF House Sales 
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New SF House Sales 

* Not SAAR 

Total NE MW S W

November 336,000 27,000 43,000 177,000 89,000

October 333,000 27,000 42,000 176,000 88,000

2017 292,000 25,000 40,000 154,000 73,000

M/M change 0.9% 0.0% 2.4% 0.6% 1.1%

Y/Y change 15.1% 8.0% 7.5% 14.9% 21.9%

New SF Houses for Sale at the end of the Period by Region*

Source: http://www.census.gov/construction/nrc/pdf/newresconst.pdf;  1/31/19  
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New SF Houses Sale at  
End of Period by Region 
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November 2018  
Construction Spending 

*   billion. 
** The US DOC does not report improvement spending directly, this is a  monthly estimation:  

   ((Total Private Spending – (SF spending + MF spending)). 

   

   All data are SAARs and reported in nominal US$. 

Source: http://www.census.gov/construction/c30/pdf/privsa.pdf; 2/1/19  

Total Private 

Residential* SF MF Improvement**

November $542,534 $277,512 $64,729 $200,293

October $524,223 $282,544 $63,084 $178,595

2017 $538,181 $280,238 $59,763 $198,180

M/M change 3.5% -1.8% 2.6% 12.1%

Y/Y change 0.8% -1.0% 8.3% 1.1%



Return TOC 

Total Construction Spending (nominal):  
1993 – November 2018 

Reported in nominal US$. 

The US DOC does not report improvement spending directly, this is a monthly estimation for 2018.  
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Total Construction Spending (adjusted):  
1993-2018* 

Reported in adjusted  US$: 1993 – 2017 (adjusted for inflation, BEA Table 1.1.9); *January 2018 to November 2018 reported in nom inal US$. 
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Construction Spending Shares:  

1993 to November 2018 

Total Residential Spending: 1993 through 2006 

           SF spending average:  69.2%  

           MF spending average:    7.5 % 

         Residential remodeling (RR) spending average: 23.3  % (SAAR). 
 

Note: 1993 to 2017 (adjusted for inflation, BEA Table 1.1.9); Jan-November 2018 reported in nominal US$. 

Source: http://www.census.gov/construction/c30/pdf/privsa.pdf and http://www.bea.gov/iTable/iTable.cfm; 2/1/19  
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Adjusted Construction Spending:  
Y/Y Percentage Change,  
1993 to November 2018 

Nominal Residential Construction Spending:  
 

Y/Y percentage change, 1993 to November 2018 
 

Presented above is the percentage change of inflation adjusted Y/Y construction spending. SF declined; 

MF and Remodeling expenditures were positive, on a percentage basis, year-over-year.   
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Adjusted Construction Spending:  
Y/Y Percentage Change,  
2000 to November 2018 
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Total Adjusted Construction Spending:  
Y/Y Percentage Change,  
1993 to November 2018 

Inflation Adjusted Residential Construction Spending:  
 

Y/Y percentage change, 1993 to November 2018 
 

Total, MF, and Remodeling were minimally to slightly positive in November, with SF minimally negative. 

January to November 2018 reported in nominal percent. 

Source: http://www.census.gov/construction/c30/pdf/privsa.pdf and http://www.bea.gov/iTable/iTable.cfm; 2/1/19  

-60.0

-40.0

-20.0

0.0

20.0

40.0

60.0

Total Residential Spending Y/Y % change (adj.) SF Spending Y/Y % change (adj.)

MF Spending Y/Y % change (adj.) Remodeling Spending Y/Y % change (adj.)



Return TOC 

Remodeling 

Harvard Joint Center for Housing Studies 
 

Expected Gains In Remodeling Spending To Slide Lower In 2019 
 

“Annual growth in the national market for home improvement and repair is expected to slow 

considerably by the end of the year, according to our latest Leading Indicator of 

Remodeling Activity(LIRA) released today.  The LIRA projects that gains in renovation and 

repair spending to owner-occupied homes in the U.S. will shrink from 7.5 percent in 2018 to 

5.1 percent in 2019. 
  

Slowing house price appreciation, flat home sales activity, and rising mortgage interest rates 

are deflating owners’ interest in making major investments in home improvements this year.  

Continued slowdowns in homebuilding, sales of building materials, and remodeling permits 

all point to a more challenging environment for home remodeling in 2019. 
  

Despite the growing headwinds, improvement and repair spending is still set to expand this 

year to over $350 billion.  But after several years of stronger-than-average increases, the 

pace of growth in remodeling activity is expected to fall back to the market’s historical 

average annual gain of 5.2 percent.” – Abbe Will, Research Analyst, Joint Center for 

Housing Studies 

Source: https://www.buildfax.com/wp-content/uploads/2018/10/BuildFax-Housing-Health-Report_Sept-18.pdf; 10/15/18 

http://www.jchs.harvard.edu/press-releases/expected-gains-remodeling-spending-slide-lower-2019
http://www.jchs.harvard.edu/press-releases/expected-gains-remodeling-spending-slide-lower-2019
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Remodeling 

Source: https://www.buildfax.com/wp-content/uploads/2018/10/BuildFax-Housing-Health-Report_Sept-18.pdf; 10/15/18 
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Existing House Sales 
National Association of Realtors  

November 2018 sales: 5.320 thousand 

* All  sales data: SAAR 

Source: https://fred.stlouisfed.org/series/EXHOSLUSM495S; 12/19/18 

Existing 

Sales*

Median 

Price

Mean 

Price

Month's 

Supply

November 5,320,000 $257,700 $296,300 3.9

October 5,220,000 $255,100 $293,900 4.3

2017 5,720,000 $247,200 $289,500 3.5

M/M 1.9% 1.0% 0.8% -9.3%

Y/Y change -7.0% 4.2% 2.3% 11.4%
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First-Time Purchasers 

Urban Institute 
 

“In October 2018, the first time homebuyer (FTHB) share of purchase loans increased very 

slightly for FHA and conventional mortgages.  The FTHB share for FHA, which has always 

been more focused on first time homebuyers, stood at 82.8 percent in Oct 2018.  The GSE 

FTHB share in Oct 2018 was 47.8 percent.  …based on mortgages originated in Oct 2018, 

the average FTHB was more likely than an average repeat buyer to take out a smaller loan, 

have a lower credit score, and higher LTV and higher DTI, thus paying a higher interest 

rate.” – Laurie Goodman, et al., Co-director, Housing Finance Policy Center 

Sources: https://www.urban.org/research/publication/housing-finance-glance-monthly-chartbook-january-2019; 1/29/19 
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Housing Affordability 

Urban Institute 
 

“Home prices remain affordable by historic standards, despite price increases over the last 6.5 years and 

recent interest rate increases.  As of December 2018, with 20 down payment, the share of median income 

needed for the monthly mortgage payment stood at 23.2; with 3.5 down, it is 26.8.  As of December, the 

median housing expenses to income ratio is in line with the 2001-2003 average.  As shown in the bottom 

picture, mortgage affordability varies widely across MSAs.” – Bing Lai, Research Associate, Housing 

Finance Policy Center 

National Housing Affordability Over Time 

Sources: https://www.urban.org/research/publication/housing-finance-glance-monthly-chartbook-january-2019; 1/29/19 
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Mortgage Credit Availability 

Source: https://www.mba.org/news-research-and-resources/research-and-economics/single-family-research/mortgage-credit-availability-index; 2/719 

Mortgage Credit Availability Increased in January 
 

“Mortgage credit availability increased in January according to the Mortgage Credit 

Availability Index (MCAI), a report from the Mortgage Bankers Association (MBA) which 

analyzes data from Ellie Mae's AllRegs® Market Clarity® business information tool.  
 

The MCAI rose 2.3 percent to 179.0 in January.  A decline in the MCAI indicates that 

lending standards are tightening, while increases in the index are indicative of loosening 

credit.  The index was benchmarked to 100 in March 2012.  The Conventional MCAI 

increased (4.9 percent), while the Government MCAI was unchanged.  Of the component 

indices of the Conventional MCAI, the Conforming MCAI increased by 7.3 percent, and the 

Jumbo MCAI increased by 3.0 percent.  

 

There was an increase in the supply of mortgage credit in January, which was a reversal 

from the December pullback that was caused by the end of the Home Affordable Refinance 

Program (HARP) and a reduction in jumbo offerings.  Last month, investors and lenders 

added more programs to cater to lower credit score borrowers, in addition to new relief 

refinance programs.  These relief refinance programs are not a direct replacement for HARP, 

but do serve a similar purpose to assist borrowers who may have run into financial 

challenges.” – Joel Kan, Vice President of Economic and Industry Forecasting, MBA 
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Mortgage Credit Availability 

Source: https://www.mba.org/news-research-and-resources/research-and-economics/single-family-research/mortgage-credit-availability-index; 2/719 

Sources: Mortgage Bankers Association; Powered by Ellie Mae's AllRegs® Market Clarity® 
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Housing Market 

Source: https://twitter.com/RickPalaciosJr/status/1088483744820867072; 1/24/19  

Where are we in the housing cycle? 
 

“Where are we in the #housing cycle?  Here is @JBREC answer for major markets across 

the country.  A lot more markets in the ‘Maturing’ & ‘Declining’ stage vs. one year ago.” – 

Rick Palacios Jr., Director of Research, John Burns Real Estate Consulting LLC 

Source: John Burns Real Estate Consulting, LLC (Pub: Jan-19) 

https://twitter.com/hashtag/housing?src=hash
https://twitter.com/JBREC
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Summary 
In summary: 
 

     November housing data was mixed, with month-over-month increases and declines in single-family 

starts, completions, and spending.  Several housing data reports were negative on year -over-year basis.  

Total permits, total and single-family housing under construction, and expenditures remained positive. 

The new SF construction market needs consistent improvement in to influence the housing construction 

market upward.  Existing sales continued their stagnating trend based on yearly analysis.  
 

     Housing, in the majority of categories, continues to be substantially less than their historical averages.  

The new SF housing construction sector is where the majority of value-added forest products are utilized 

and this housing sector has room for improvement. 
 

Pros: 
1) Historically low interest rates are still in effect, though in aggregate rates are incrementally 

rising; 

2) Housing affordability is suffering – and deteriorating in discrete U.S. metros;  

3) Select builders are beginning to focus on entry-level houses. 
 

Cons: 
 

1) Lot availability and building regulations (according to several sources); 

2) Increasing interest rates; 

3) Laborers; 

4) Household formations still lag historical averages; 

5) Changing attitudes towards SF ownership;  

6) Job creation is improving and consistent but some economists question the quantity and types 

of jobs being created;  

7) Debt: Corporate, personal, government – United States and globally; 

8) Other global uncertainties. 
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Virginia Tech Disclaimer 
 

Disclaimer of Non-endorsement 
  

Reference herein to any specific commercial 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 of authors expressed 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 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 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 November 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 part of an individual's income is derived from any public 

assistance program.  Persons with disabilities who require alternative means for communication of program information 

(Braille, large print, audiotape, etc.) should contact the author. Virginia Tech is an equal opportunity provider and 

employer. 
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U.S. Department of Agriculture Disclaimer 
 

Disclaimer of Non-endorsement 
  

Reference herein to any specific commercial products, process, or service by trade name, trademark, manufacturer, or otherwis e, 

does not necessarily constitute or imply its endorsement, recommendation, or favoring by the United States Government. The 

views and opinions of authors expressed herein do not necessarily state or reflect those of the United States Government, and  shall 

not be 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 an y 

warranty, express or implied, including the warranties of merchantability and fitness for a particular purpose, or assumes an y 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 of the linked web  

sites, or the information, products or services contained therein. Unless otherwise specified, the Department does not exerci se any 

editorial control over the information you November find at these locations. All links are provided with the intent of meetin g 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, c olor, 

national origin, age, disability, and where applicable, sex, marital status, familial status, parental status, religion, sexu al 

orientation, genetic information, political beliefs, reprisal, or because all or a part of an individual's income is derived from any 

public assistance program. (Not all prohibited bases apply to all programs.) Persons with disabilities who require alternativ e means 

for communication of program information (Braille, large print, audiotape, etc.) should contact USDA's TARGET Center at 

202.720.2600 (voice and TDD). To file a complaint of discrimination write to USDA, Director, Office of Civil Rights, 1400 

Independence Avenue, S.W., Washington, D.C. 20250-9410 or call 800.795.3272 (voice) or 202.720.6382 (TDD). The USDA is an 

equal opportunity provider and employer. 


