Housing Outlook Depends on

Productivity Growth and Stability

Metropolitan Builders and Contractors
Association of New Jersey
May 5, 2026

Robert Dietz, Ph.D.
NAHB Chief Economist

NAHB.

National Associat ion
of Home Builder:




Slowing Economic Growth

Recession risk — 40% chance
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( Uncertainty and Headline Risk Weighing on Economy

e Tariffs
» Difficult to predict quarter to quarter
* Impact thus far minor but measurable
Economic Policy Uncertainty Index for U.S.

* Industrial policy
* Some price controls proposed
* Government ownership in firms
* Anti-trust actions

0
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* Immigration policy
* Evolving impacts on supply and demand-side of the economy
* Population effects
FRED /) e Crude Oil Prices: West Texas Intermediate (WTI) - Cushing, Oklahoma

* Dollar and precious metal volatility

Dollars per Barrel

* International bond market
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Seriously Delinquent Consumer Loans
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tudent loans a real concern
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Delinquency rate compared to peak Great Recession rate
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Data Center Construction Spending
Data center construction surges as companies race to expand Al infrastructure

Billions of USD, SAAR

$50
$45 - Data center construction rose gradually until 2022.
$40 -
$35 - Data center construction accelerated sharply following the public release of large
language models (e.g., ChatGPT) and rapid rise in Al adoption.
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Unemployment Rate Rising

Job openings down from 2022 peaks as demand for labor is muted
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Payroll Employment

New Jersey and all four regions have returned to pre-pandemic levels
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Northeast Metro Area: Bergen, Hudson, Essex, Union, and Middlesex Counties

Northwest Metro Area: Sussex, Warren, Morris, Somerset, and Hunterdon Counties

Southeast Metro Area: Monmouth, Ocean, Atlantic, and Cape May Counties

Southwest Metro Area: Mercer, Burlington, Camden, Gloucester, Salem, and Cumberland Counties
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Payroll Employment

Mountain states leading job gains, 47 states exceeded the pre-pandemic peak
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Consumer Inflation — Headline Rate and Shelter

Shelter costs continue to outpace broader consumer prices — only more housing can fix

12-month percentage change, NSA
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Source: U.S. Bureau of Labor Statistics (BLS) NAHB

Note: The October 2025 Consumer Price Index (CPI1) data is missing entirely due to the U.S. government shutdown.
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The Fate of Future Fed Rate Cuts is Uncertain

Future monetary policy easing dependent on inflation data
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Mortgage Rates Remain above 6%

Rates unevenly trending lower as Fed eases
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Government Deficits Growing

Approaching unsustainable trends despite low unemployment
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Historic Expansion for Government Spending

Covid era government spending surge

Billion $
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Existing House Price Index
NYC MSA 56% home price gain since covid, 72% for New Jersey, and 58% for U.S.

2000Q1 =100, SA
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Source: U.S. Federal Housing Finance Agency (FHFA). The chart has been updated with Q4 2025 data. National Association

of Home Builders



Home Prices of New and Existing Homes

New home prices down 13% since Fall 2022
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Home Price to Household Income Ratio

Home price to income ratio was lower decades ago, reached record high in 2022

Ratio, Quarterly, SA

Q4 2005, 4.83

Q4 2025, 4.é

2 .
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Source: National Association of Realtors (NAR); U.S. Bureau of Economic Analysis (BEA); U.S. Census Bureau (BOC); Moody's Analytics Estimated



( NAHB/Wells Fargo Cost of Housing Index (CHI) (Q4 2025)

CHI for MSAs
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Homeownership Rate

Homeownership rate declined to the lowest level since 2019
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Homeownership for New Jersey
| 64.7% in the first quarter of 2026
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Note: Red dots denote technical issues for the last four quarters.
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Population Growth (2010 — 2025)

Population growth is slowing across New Jersey and all four regions

The Decade of Growth: 2010 - 2020 Number of Population in 2025

United States , 7.2% United States 341,784,857

New Jersey, 5.2% New Jersey 9,548,215

Northeast Metro Area, 7.9%

Northeast Metro Area 4,093,636
Southwest Metro area 1,952,593
Southeast Metro Area 1,696,828
Northwest Metro Area 1,273,534

Southeast Metro Area, 4.3%
Northwest Metro Area , 2.7%

Southwest Metro area , 2.6%
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Source: U.S. Census Bureau (BOC). NAHB®

Note: The population estimates (as of July 1) of 2020-2022 are developed from a base that incorporates the 2020 Census, Vintage 2020 estimates, N ome Bonders

and 2020 Demographic Analysis estimates.



Share of Young Adults Living with Parents

25% The share peaked in 2017-2018 at
22%, over 9.7 million adults living In 2024, the current
23% - Young Adults ages 25 to 34 with parents share of 19.8% or 9.0
million of young adults
21% - living with parents
19% -
17% 1 In 2000, less than
12% of young adults,
15% or 4.6 million, lived
with parents
13% -
11% ~
9% A
7% -
5% T T T T T
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( Building Materials - Residential Construction Cost

20% Year-over-year (YoY) % change
(1]

25%

20% “ A
V

Inputs to Residential Construction

15%

10%

" I\ N
WDV =AW adh A
v V Y N

-5%

4%

T

-10%

00 01 02 03 04 05 06 07 08 09 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 25 26

Source: U.S. Bureau of Labor Statistics (BLS): Producer Price Index (PPI) NAHB@
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( Building Materials - Lumber Prices
Lumber prices roughly flat since 2023

$ per 1,000 Board Feet
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( Labor — Construction Job Openings Peaked for Cycle

Skilled labor shortage persists; 353,400 net gain for residential construction since Jan 2020
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Source: U.S. Bureau of Labor Statistics (BLS). NAHB®
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Immigrant Workers in the Construction Sector

CONSTRUCTION TRADES MOST RELIANT ON IMMIGRANTS

SHARE OF IMMIGRANTS IN THE WORKFORCE, 2023

PLASTERERS, STUCCO MASONS

DRYWALL, CEILING INSTALLERS

ROOFERS

PAINTERS,PAPERHANGERS

HAZARDOUS MATERIALS REMOVAL WORKERS
CARPET, FLOOR, TILE INSTALLERS
CONSTRUCTION LABORERS

BRICKMASONS, BLOCKMASONS,STONEMASONS
HELPERS, CONSTRUCTION TRADES
INSULATION WORKERS

CARPENTERS

CEMENT MASONS, CONCRETE FINISHERS

Source: 2023 ACS PUMS; NAHB analysis
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Source: NAHB analysis of Census data

IMMIGRANT WORKERS
IN THE CONSTRUCTION LABOR FORCE, 2023
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(

Immigration and Customs Enforcement (ICE) Arrests

Per 1,000 Population by State

Source: ICE, Relevant Research, and NAHE analysis

Arrest Period:
January 2025 - July 2025




Residential vs Nonresidential Construction Employment

Nonresidential construction adding significantly more jobs than residential construction
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Nonresidential Construction

e Added 86,400 jobs over the past
twelve months

e Growth was driven by strong
demand for infrastructure, data
center development, and general
commercial projects

Residential Construction

e Shed 29,300 jobs over the past
twelve months

e Employment losses reflect
ongoing challenges from high
interest rates and housing
affordability constraints
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Regulatory Costs $93,870 Per New Home (11% Gain 2016 to 2021)

Total effect of building codes, land use, environmental and other rules

23.8% of price

OSHA/other labor
requirements during
development, $1,779

Pure cost of delay during

development $1,442

Pure cost of delay during
construction, $941

Cost of applying for zoning approval $6,473

Hard costs of compliance (fees, required studies, etc.),

$11,791

Land dedicated to the govt. or otherwise left unbuilt,
$10,854

Standards (setbacks, etc.) that go beyond the ordinary,

\ $8,992

/ Fees paid by the builder after purchasing the lot,
$12,184

Changes to building codes over the past 10 years,

$24,144

Architectural design standards beyond the
ordinary, $10,794

OSHA/other labor requirements during construction, $4,477

Source: NAHB/Wells Fargo Housing Market Index (HMI)

During Development:
$41,330

During Construction:
$52,540
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( NAHB 10-Point Plan to Boost Housing Supply

Increased housing supply reduces shelter inflation and eases the affordability crisis

Q Eliminate excessive regulations Alleviate permitting roadblocks e

\ 4

Q Promote careers in the skilled trades I S buélci;ri a

| [

Fix building material supply chains and ease Reduce local impact fees and other upfront
costs taxes associated with housing construction

[ |

Preserve energy choice for home heating and Make it easier for developers to finance new
appliances housing

/ \

Overturn inefficient local zoning rules Update employment policies to promote flexibility
and opportunity

NAH&

National Association
of Home Builders
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Multifamily Construction

Apartment construction leveling off near pre-covid levels

600 -Thousands of units, SAAR 3Q22 to 2Q24
41% fall
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( Multifamily Building Permits — NJ and Four Regions

2025
2024 Total 2025 Total* Growth Rate
New Jersey 20,125 17,154 -15%
Northeast Metro Area 12,226 11,194 -8%
Southeast Metro Area 2,028 1,944 -4%
Northwest Metro Area 2,157 1,817 -16%
Southwest Metro area 3,071 1,718 -44%

Source: U.S. Census Bureau (BOC).
Note: * 2025 permits are December 2025 YTD data as annual permits for 2025 are not available yet.
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Single-Family Starts
Home building risks rising for 2026
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4 947,000

1,016,000

943,000

908,000

954,000

4 995,000

80% fall <<

4Q20 to 1Q23

32% fall

00 01 02 03 04 05 06 07 08 09 10 11 12 13 14 15 16 17 18 1

Source: U.S. Census Bureau (BOC) and NAHB forecast.

9 20 21

22 23 24 25

26 27 28

i
NAHB.

National Association
of Home Builders



( Single-Family Building Permits — NJ and Four Regions

2025
2024 Total 2025 Total* Growth Rate
New Jersey 14,807 14,867 0%
Southeast Metro Area 6,002 5,844 -3%
Southwest Metro area 3,295 3,707 13%
Northeast Metro Area 3,554 3,285 -8%
Northwest Metro Area 1,747 1,883 8%

Source: U.S. Census Bureau (BOC).
Note: * 2025 permits are December 2025 YTD data as annual permits for 2025 are not available yet.
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Top 10 Largest Single-Family Markets by Permits

Top 10 Largest SF Markets DeF 2025 YTD % Change
(# of units YTD, NSA) (compared to Dec 2024)

Houston-Pasadena-The Woodlands, TX 46,343 -12%
Dallas-Fort Worth-Arlington, TX 39,230 -17%
Phoenix-Mesa-Chandler, AZ 24,002 -20%
Atlanta-Sandy Springs-Roswell, GA 22,177 -14%
Charlotte-Concord-Gastonia, NC-SC 16,181 -15%
Austin-Round Rock-San Marcos, TX 14,957 -9%
Orlando-Kissimmee-Sanford, FL 14,124 -7%
Tampa-St. Petersburg-Clearwater, FL 13,668 3%
Nashville-Davidson--Murfreesboro--Franklin, TN 13,266 -8%
Los Angeles-Long Beach-Anaheim, CA 12,678 9%

Source: U.S. Census Bureau (BOC).
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Custom Home Building Market
Market share in the 20% range

140 Thousands, NSA Percent 45%
@B Owner/Contractor Built Units
120 4 - Owner/Contractor Built Share: 1-year Moving Average - 40%
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Single-Family Built-for-Rent Construction (SFBFR)

SFBFR construction softened from record highs in late 2024 /early 2025

Thousands, NSA Percent

30 10%
S!\are of SF @B Built for Rent Built for Rent Share 1-Year Moving Average
Year Built for Rent L 99,
0,
25 | gg:g :i"ﬁ: Another 4% to 5% sold to investors for rental purposes
2018 4.8% — weakening with higher interest rates - 8%
2019 4.3%
2020 4.5% - 7%
20 | 2021 4.6% Combined market share of
2022 7.0% approximately 12% L 69
2023 8.2% PP yaer 6%
2024 8.2%

15 2025 7.3% 5%
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Residential Remodeling Outlook

Growth continues, with long-run potential gains ahead

350 - Billions, Ch. 2017 USD, SAAR

Year Percent Change
2025 6%
2026f 2% Actual
300 - 2027 3% /
2028f 3%
250 -
200 -
150 - .
Adjusted
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Source: U.S. Bureau of Economic Analysis (BEA): National Income and Product Accounts (NIPA) and NAHB forecast. NAHB
Note: In the analysis, 1-year moving average is used for adjusted data to smooth the trend. °
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Long-Term Impact on the Homebuilding and Housing Demand
“Negative Impact”

Percent of Respondents

Government debt levels

Declining fertility rate (fewer children)
Long-term inflation outlook

Declining marriage rate

Energy costs

Evolving income and wealth distribution
Aging population

Climate change

Aging housing stock

Artificial intelligence

Cryptocurrency

Modular/panelized construction
Work-from-home

Driverless cars

Other
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14%
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4% 17%
P% 19%

4% 13%
3%  10%
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19%

46%

55%

53%

53%
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34% 24%

37% 20%
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24%

31%
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29%
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13%
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Source: Census Bureau and NAHB/Wells Fargo HMI survey
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Long-Term Impact on the Homebuilding and Housing Demand

”Positive |mpact” Strong to Somewhat
POSITIVE Impact

Percent of Respondents

Aging housing stock 24% 49% 24% 73%
Work-from-home X3 61% 29% 65%
Artificial intelligence 10% 42% 31% 52%
Modular/panelized construction EZ 42% 47% 45%
Aging population |4 32% 20% 39%
Evolving income and wealth distribution 33 28% 24% 329%
Energy costs X 16% 23% 17%
Driverless cars ] 16% 78% 17%
Long-term inflation outlook ARkl 19% 12%
Cryptocurrency ¥4 % 78% 10%
Government debt levels EEVZ £ 6%
Declining marriage rateis it 28% 5%
Climate change1%§’t 76% 5%
Declining fertility rate (fewer children) 2~ 20% 204
Other EZ 63% 10% ﬁH\B,g

National Association

H Strong Positive Impact B Somewhat Positive Impact B No Impact B Somewhat Negative Impact M Strong Negative Impact of Home Builders

Source: Census Bureau and NAHB/Wells Fargo HMI survey



Rising Population Entering Housing Demand Years: 2025
Solid demand for housing during the second half of the decade
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Thank you

Questions?
rdietz@nahb.org
@dietz_econ

A Economic Leadership Sponsor eyeonhOUSing. Org

NAHB. Home Mortgage housingeconomics.com

National Association
of Home Builders
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