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RECALL A YEAR AGO: 

• Economy teetering on recession, 
but many argue a shorter, 
shallower one.

• Geopolitical risk is ever-present. 

• Inflation is strong and will 
continue without a negative 
shock.

• Fed tightening not strong 
enough on its own.

• Hard assets, including real estate, 
a long-term hedge.

• What has changed in a 
year’s time? 

• Liquidity

• Interest rates

• Inflation-Deflation

• Market activity

• Fundamentals? No.



U.S. HOUSING STARTS

New Home Construction
Major source of import
Demand. Falling.



20% DROP IN MAJOR U.S. PORT 
CONTAINER VOLUME

Source: Various Port Authorities, CBRE Research, Q1 2023.



IMPORTS DOWN 



RETREAT TO STRUCTURAL SHIFT

Signs of Credit
Cycle Downturn

2023 picks didn’t make sense.



CLASS A CRE SPACE + LABOR 
POOL + PRO-TRADE POLICIES



LOOK TO LEADERS FOR 
COLLABORATION AND IDEAS



NATION’S LARGEST INLAND PORT: 
CENTERPOINT 40 MILES SW OF CHICAGO

• https://cicjolietelwood.com/video

https://cicjolietelwood.com/video


• Aging population keeps 
growing.

• Sun-Belt grows as a result.

• Southern economies 
grow.

• Local public policy 
competition for economic 
development.



MOVING DATA 2021 NOT A POLITICAL MAP – BLUE IS IN-MOVES, 
RED IS OUT-MOVES

Top Cities in 2022



2022 AND 2021 TOP AND BOTTOM: INBOUND AND 
OUTBOUND STATES

2021



LEISURE AND HOSPITALITY REAL 
ESTATE

• Again, Sunbelt lucky here. 

• Hotels in beach 
destinations are the few 
positives.

• Golf has experienced a 
return – labor/leisure 
tradeoff.



PARADIGM SHIFT ALREADY UNDER 
WAY
• Suburbanization

• Migration to Sunbelt.

• Retirement of Boomers.

• E-commerce is the culture. 

• Gen-Z educating more and joining workforce later.



FLIGHT TO QUALITY … OF LIFE!

• It’s not your grandfather’s San Francisco.



THE DEATH AND LIFE OF GREAT 
AMERICAN CITIES

Hell on earth. Heaven is a playground.



SO REQUIRES A SOVEREIGN 
PEOPLE

• “Little else is required to 
carry a state to the highest 
degree of opulence from 
the lowest barbarism, but 
peace, easy taxes, and a 
tolerable administration of 
justice; all the rest being 
brought about by the 
natural course of things.”



FOLLOW THE MONEY

Source: Lexington Law; Federal Reserve



AND ALONG CAME COVID…

• Trade your money for 
something valuable…

• Your Time!

• It is a real transaction that 
few of us think about but 
subconsciously make every 
day.

• We want a greater return.



LAWS OF SUPPLY AND DEMAND: 
THESE ARE NOT JUST THEORIES

"The first panacea for a 
mismanaged nation is 
inflation of the currency; the 
second is war. Both bring a 
temporary prosperity; both 
bring a permanent ruin. But 
both are the refuge of 
political and economic 
opportunists." - Ernest 
Hemingway (1899-1961)

Secondary Source: John Miltimore on Twitter for Foundation for Economic Education



MANIPULATING THE CREDIT CYCLE

$One Tr.  throughout ‘03 - 09

$8.0
Tr. Now.



HAYEK VS KEYNES DEBATE ON 
SAVING AND INVESTMENT



IT’S CI 101



FEDERAL FUNDS RATE - HISTORICAL

Last contractionary periods:
Dec. 2015 – June 2019 (but minor; then Covid)
June 2004 – June 2007 (busted the ARMs)



CREDIT TIGHTENING EFFECT



INFLATION: 
EXPECTATIONS  VS.  ACTUAL

Expectations of inflation are generally above actual inflation.
Until $5 Trillion magically enter the economy!



RCA COMMERCIAL PROP. PRICE 
INDEX

Source: MSCI, Inc.



FED RATE TRAJECTORY 
STABLIZING



STUDY PREDICTED 7% FFR NEEDED TO 
FIGHT INFLATION

Courtesy of Paul Franke at Seeking Alpha

Target Ceiling: 5.25
Holding?



30-YEAR MORTGAGE RATES

But what are the effects? Of + 49% on 30-Yr.;  + 25% on 15-Yr. 



U.S. HOME PRICES: S&P/CASE-SHILLER

S & D reinforcing each other.
Housing prices maintaining.



U.S. EXISTING HOME SALES

$1 Trillion less in Sales Dollars at an Annual Pace. 



CREDIT CYCLE  AND ECONOMIC 
CYCLE: COUNTER-BALANCE

• From 2002 to 2006:
• Massive speculation (house- and lot-flipping)

• Loose underwriting (e.g. Countrywide)

• Public policy was pushing home ownership harder (HOPE).

• Last three years:
• Covid Shock to lifestyle and mass exodus (from high cost/low q.)

• Technology adoption catapult! Sustaining exodus.

• Retirees larger share of population. (29% 55+ in 2019; 22% in 2005)

• 30 million more 55+ in 2019 than 2005



U.S. EXISTING HOME SALES 
RELATIVE TO GLOBAL ECONOMY

• That decline is almost 1% 
of the World’s Economy.

• But the World’s Economy 
is expected to grow 5.3% 
next year (IMF). 



U.S. HOUSING STARTS



U.S. SINGLE FAMILY PERMITS



U.S. MULTIFAMILY PERMITS (5+)



LABOR FORCE PARTICIPATION



LFP 20-24 YR. OLDS AND 55+

Retired!

Back on Mom and Dad



THE PRIME WORKING AGE (25-54) ARE 
BACK TO WORK



EMPLOYMENT LEVEL AND GROWTH

But, in 3 years
since Feb. 2020, only 3
million more employed.

In the 3 years leading
up to Feb. 2020, U.S. economy
added 6.6 million jobs!



SC EMPLOYMENT

Better than U.S., 
Lagging NC



NC EMPLOYMENT

Better picture than
U.S.



2021

34.0%



TRANSPORTATION AND 
WAREHOUSING: INCREASES TREND



LEISURE AND HOSPITALITY: FALLING 
BEHIND



MULTIPLE SECTORS GLANCE

Prof. & Bus. Svcs.

Retail (in lt. blue)
Leis. & Hosp. (yellow)
Mfg. in big blue
Financial
Construction



REAL GDP % CHANGE

2.6    2.2    2.1   <1.0 2024
Artificial



INFLATION

This is the PPI.
And CPI inflation down to 4.9%



U.S. RETAIL SALES ($MILLIONS/MONTH – SA)

Source: U.S. Department of Commerce

Inflation-driven.
Pullback has begun.



U.S. DISPOSABLE PERSONAL 
INCOME



FEDERAL PUBLIC DEBT TO GDP

40% line 1970s+

60% line 1990-2010

120% 2023

What does it mean?
More and higher taxes.
More government involvement.



THANK YOU 

• Economy teetering on recession, still.

• Geopolitical risk is still ever-present. 

• Inflation is retreating.

• Fed rate policy stabilizing. 

• Credit cycle downturn 
• except for low unemployment

• and corporate profits maintaining.

• and local government reserve funds healthy.
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