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Economic Policy Uncertainty Volatility
Uncertainty declined after reaching its highest level in decades
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GDP Growth Slows with Tariffs

Recession risk — 30% chance
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Unemployment Rising as Job Growth Slows

Job growth will continue to slow due to uncertainty and cost cutting
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Payroll Employment

Charlotte MSA recovered from COVID-19 recession
Thousands, SA Thousands, SA
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Job Loss and Recovery From the COVID-19 Pandemic by Industry

Most industries have recovered; mining & logging and durable goods still lag behind
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Employment Recovery From the COVID-19 Pandemic by Metro Areas
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( Consumer Inflation — Headline Rate and Shelter
Shelter costs continue to outpace broader consumer prices — only more housing can fix
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( Post-Covid Cumulative Inflation
Cumulative inflation surged; YOY change has slowed from a peak of 9.1% in June 2022
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Monetary Policy Easing Cycle Ongoing

The Fed cuts rates and projects more easing to come
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Mortgage Rates Remain above 6%

Rates unevenly trending lower as Fed eases
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Population Growth (2010 — 2024)

Charlotte MSA population grew faster than national and state rates

18.6%

United States

¢ 340 million population in 2024
North Carolina

* 11 million population in 2024
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¢ 2.9 million population in 2024
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( Personal Saving Rate Falling

Consumers are dipping into savings to support spending
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Consumer Debt
Credit card debt up 44% since 2022
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Seriously Delinquent Consumer Loans

Student loans a real concern

14 Percent
Delinguency rate compared to peak Great Recession rate
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Share of Young Adults Living with Parents
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Homeownership Rate

Homeownership rate declined to the lowest level since 2019
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Existing House Price Index
Charlotte MSA 71% home price gain since covid, 68% for North Carolina and 55% for U.S.
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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
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Unaffordable Housing Drives First-Time Buyers Away
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Good
Availability

Poor
Availability

NAHB Supply Chain Index

Material constraints easing while lot and labor shortages persist
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| ( Lot Shortages Reported by Single-Family Builders

Shortage of lots reached a new record in 2021
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( Labor — Construction Job Openings Peaked for Cycle

Skilled labor shortage persists; 379,500 net gain for residential construction since Jan 2020
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Building Materials - Lumber Prices
Uncertainty for pricing given soft demand and tariff effects
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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

Cost of applying for zoning approval 56,473

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

23.8% of price §11,791
~ During Development:
Land dedicated to the gowt. or otherwise left unbullt, $41,330
410,854
O5HA/other labor Standards (setbacks, etc.) that go beyond the ordinary,
requirements during -\ $8,992
development, 51,779

Fees paid by the builder after purchasing the lot,
Pure cost of delay during $12 184
¢

development 51,442

Changes to building codes over the past 10 years, During Construction:
524,144 - $52,540

Architectural design standards beyond the

' Pire cost of deley dari ' ordinary, 510,794 --""'I"l'i‘-B-‘

O5HA/other labor requirements during construction, 54,477
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Single-Family Starts
Single-family starts will grow slowly in the vears ahead

Thousands of units, SAAR
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( Single-Family Permit Growth Rate by State

Map: NAHE Analygis = Source: LS. Cengus Burdau « Craated with Datawrappo



( Top 10 Largest Single-Family Markets by Permits

Houston-Pasadena-The Woodlands, TX

Dallas-Fort Worth-Arlington, TX

Phoenix-Mesa-Chandler, AZ

Atlanta-Sandy Springs-Roswell, GA

Charlotte-Concord-Gastonia, NC-5C

Austin-Round Rock-San Marcos, TX
Orlando-Kissimmee-Sanford, FL

Tampa-5t. Petersburg-Clearwater, FL

Nashville-Davidson--Murfreesboro--Franklin, TN

Los Angeles-Long Beach-Anaheim, CA e

Source: U.5. Census Bureau (BOC). W e ey



Single-Family Building Permits — North Carolina and Charlotte MSA
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Townhouse Construction Gains Continue

Market share at multidecade high
Thousands, NSA
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Multifamily Construction

Apartment construction leveling off near pre-covid levels

600 Thousands of units, SAAR
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Residential Remodeling Outlook

Growth continues, but at a slower rate

agg - Bllliens, Ch. 2017 USD, SAAR
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( Remodeling Gaining Market Share for Residential Construction
Improvement spending share increased from 33% in 2007 to 45% in 2Q2025

800 AN E=13E: ., 20 SD, SAAR
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Household Formation Declines in 2030s

Household growth will slow with demographic trends

¥ Change in Household Count, Thousands, NSA
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Thank you

Questions?
dnanayakkara@nahb.org
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Dr. Kiplan Womack
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KIPLAN WOMACK

Associate Professor of Real Estate
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Dr. Kiplan 5. Womack is an Assistant Professor of Real Estate in the Belk College of Business at the Unnserssty of North

Carolina Charlotte, His research focuses on applying the principles of financial option pricing to the valuation of real

eLrate (real optsons), land values, development, redevelopment, as well 38 carporate finance Biwes (partcularly mergers
and acquesitions) faced by Real Estate Investment Trusts, Dy, Wamack ¢arnéd a Ph.D. in real éstate from the LUnmserSity
af Georgea, an M.B.A. Fraem the Unser sity of Alabama-Bermingham, a B.5. degreée m hinance from Auburm Unneersity, and has over ten years of

pr ofessional gxpernance In corporate finance and real estate

Degree(s):

PhD, in Real Estate, University of Georgia

M.BA., Unnrersity of Alabama at Barrrungham (High Distendhion)
B.5. in Finance, Auburn University (Magna Cum Laude)

Expertise:

Real Estate

Faance

BELK COLLEGE
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Childress Klein Center for Real Estate :
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MSRE
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Associate Prosgram Wormack Sleven O Cooke Executive McLaurin Assistant
Ehfeci-::r Director Director MSRE Associate Dhstinguis i Childress Klein Director of Assistant Director of
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Distinguished Cenios Lecturer Professoa Program Programs SETViCES
Professor Manacger Enroliment

Bill Graves Mike Wilson Connie Pater Eric Reichard Grant Meacci Tarang
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MSRE

50 Total Graduate Real Estate Students
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MSRE Actlwtles

o DL T P Spring 2025 Graduates
Certificate
Chase P. Allen
MSRE

Amy H. Albright
Chris C. Cooke

Gant M. Derrick
Jerry J. Lee

Henri Miethke
Whitney R. Nilsen
Alan R. Oliva Chapela
Charlie Shepherd




courses

* RE Market Analysis

» Site Feasibility

* Development

* Building Construction

* Valuation, Finance, and Investment Analysis
* Property Management

* Asset Management
» Capital Markets

* RE Law
» Study Abroad Trip (Milan or Dublin}

. BELK COLLEGE
* 2 Professional Development Courses OF BUSINESS




EXPERIENTIAL LEARNING OPPORTUNITIES
] Student Managed Investment Fund
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PROFESSIONAL DESIGNATIONS

Graduates of the Childress Klein Center for Real Estate MSRE program are eligible for real
estate professional designations. Academic coursework from the MSRE program can be

used toward the following:

CCIM (Certified Commercial Investment Member)

+ Graduates recemve credit for three of the four CCIM core courses and for all three
elective credits normally required. MSRE graduates will need to complete the
following to become a CCIM member:

Submit a CCIM University Fast Track Application and apply for Candidacy
Complete CCIM core course: Cl 103 User Decision Analysis
Fulfill the CCIM Portfolic Requirement

Pass the CCIM Comprehensive Exam
CPM* (Certified Property Manager) Designation Fast Track
MAI (Member, Appraisal Institute) Designation Fast Track

North Carclina Real Estate License Fast Track (see Page &, Option 3)







2025 SOH Report R —

» 10/29/24: Report presentation, panel session, reception

* 69 pages, 70ish graphs/charts

» 3rd party, unbiased analysis to foster discussion/action +

« Data: Census, MLS, Metrostudy, CoStar, HUD, Federal Reserve ?TBTE OF Hﬂ_usmﬁ

» Data: Census 2024, Industry: 3Q2025 20290 PEPHH |

» Population, income, housing units AL s

* “"Housing units” = SF, MF, Condos, Townhomes, MHCs, etc. for
both owner occupied and rental housing

» Analyses of SF, SFR, MF, subsidized and public rental housing

+ Affordability and cost burden analyses

* Comparative analyses with regional and national competitor cities

* “Charlotte” = CLT MSA, Mecklenburg ~ 50%

BELK COLLEGE
OF BUSINESS



The Belk College of Business and the Childress Klein Center for Real
Estate would Like to gratefully acknowledge our resources and data
partners, whose generous support enables us to provide thas crucial

research to the Charlotte community.

Founders Circle

canopy

REALTOR' ASSOCIATION

Cxold Sponsor

AA

Silver Sponsors

TrueHomes

IT'S ALL ABODUT

Piedmont
Public Policy
Institute
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Key Takeaway #1

The supply side continues to catch up with demand

* The Charlotte MSA added 28,951 housing units in 2024,
which is a surplus of 4,114 housing units

* Continues positive supply trend that began in 2023
* Underbuilt 20k+ housing units in 2020 - 2022

BELK COLLEGE
OF BUSINESS



Figure I1.9: Charlotte MISA Annual Changes in
Housing Units and Households 2014 to 2024
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Crash in House Prices??

* Supply is tight and migration continues to increase

* To forecast a crash in house prices you must tell a
story of why demand suddenly stops

* 10 years of steady population increases and
projections that growth will only increase more

BELK COLLEGE

OF BUSINESS



Key Takeaway #?2

House price growth continues to moderate;
however, it is still growing.

* Median home prices in the Charlotte MSA increased 3.25%
from $429,890 in 2024 to $443,850 in 2024

* Prior year YOY growth was 3.8%
* Much lower than COVID-era

BELK COLLEGE
OF BUSINESS



Figure I11.2: Charlotte Region and Mecklenburg County Average and
Median House Prices 2001 to 2023
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Figure I11.12: Dynamics of House Price Distribution 2001-2025
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Key Takeaway #3

The housing market is gradually loosening

* Median days-on-the-market in September 2025 was 27

* Last year it was 19
* Houses sold > list price dropped to 15% in September 2024

* In May 2022 it was 60%

BELK COLLEGE
OF BUSINESS




2001 to 2025

Figure I11.6: Annual Days on Market
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Percent Sold Above Listing Prices
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Listings and Sales 2001 to 2023
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Key Takeaway #4

Affordable housing remains critically scarce

* Only 1.88% of houses were sold for under $150,000 in 2025,

and only about 17.8% of houses were sold for under
$300,000

* This is a dramatic shift from 2021, when the percentages
were 4.75% and 35.7%, respectively

BELK COLLEGE

OF BUSINESS
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Figure I11.9: House Price Distribution 2025
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Key Takeaway #5

Housing affordability shows modest improvement
due to declining interest rates and strong income
growth

* [t would take a family income of $87K for a 10" percentile
and $146K for a median (50" percentile) house in 2025

* This compares to $93K and $138K noted in 2024

* However, household income growth has outpaced house price
growth, providing some relief

* The median multiple (ratio of median home price to median
inEDmE] decreased Sllghtl}' from 4.69 in 2023 to 4.65in 2024 E/ BELK COLLEGE
-

OF BUSINESS

[ =



Figure IL4: Charlotte M5A Average Income 2014 o 2024
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Median multiple

One of the most commonly used
measures of housing
affordability.

Median Multiple = Median
House Price/ Median Income
Measures how many years of
income the median earner in a
region would have to use to buy
the median house.

< 3 = “affordable™

Between 3 and 4 = “moderately
unaffordable™

= 4 = *“unaffordable”

Price-Income Ratio
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Figure V.5: Regional Competitor VMISAs
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Median multiple

One of the most commonly used
measures of housing
affordability.

Median Multiple = Median
House Price/ Median Income
Measures how many years of
income the median earner in a
region would have to use to buy
the median house.

< 3 = “affordable”

Between 3 and 4 = “moderately
unaffordable™

= 4 = *unaffordable™

Price-Income Ratio
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Figure V.6: National Competitor MSAs
Median Multiple 2024 and Growth 2023 to 2024
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Figure V.9: Regional Competitor MSAs
Price-to-Rent Ratio 2024 and Growth 2023 to 2024
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Price-to-Rent Ratio

A common metric used to
measure the relative value of
buying versus renting a home
Price—to—Rent Ratio
=Median Home Price [
Median Annual Rent

A higher ratio means that home
prices are high relative to rents,
and a low ratio means home
prices are low relative to rents.
A higher ratio means that a
region is more favorable for
renting, and when it is low, it is
more favorable for home buying.

Price-Rent Ratio

Figure V.10: National Competitor MSAs
Price-to-Rent Ratio 2024 and Growth 2023 to 2024
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Cost Burdened Renters

One of the challenges facing any
region is the degree to which its
residents are cost-burdened when
obtaining housing.

The standard definition of being
cost-burdened is spending more
than 30% of GMI, including
utilities,

For the Charlotte MSA, about
47% of all renters are cost-
burdened.

Perhaps more surprising 1s that this
15 the third-best ratio in the data set,
with only Asheville and
Spartanburg having lower
percentages of cost-burdened
renters.

However, Charlotte has one of the
highest growth rates in the
percentage of cost-burdened
renters.

Percent of Cost Burdened Renters
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Figure V.11: Regional Competitor MSAs
Cost-Burdened Renters 2024 and Growth 2023 to 2024
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Cost Burdened Renters

One of the challenges facing any
region 15 the degree to which its
residents are cost-burdened when
obtaining housing,

The standard definition of being
cost-burdened is spending more
than 30% of GMI, including
utilities.

For the Charlotte MSA, about
47% of all renters are cost-
burdened.

Perhaps more surprising is that this
15 the third-best ratio in the data set,
with only Asheville and
Spartanburg having lower
percentages of cost-burdened
renters,

However, Charlotte has one of the
highest growth rates in the
percentage of cost-burdened
renters.
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Cost Burdened Homeowners

=

We construct a similar measure
for homeowners to determine
what % pay = 30% of their
GMI toward housing expenses.
One would expect this number
to be relatively low because
most lenders will not onginate
mortgages where the monthly
payment is > 28%.

However, conditions can
change over time, especially
with respect to income.
Additionally, a household could
take on a second mortgage,
increasing total housing
expense = 30%,.

For the Charlotte MSA,
about 21% of all owners are
cost-burdened.

The %s are much lower than
renters.

Percent of Cost Burdened Homeowners

Figure V.13: Regional Competitor MSAs
Cost-Burdened Homeowners 2024 and Growth 2023 to 2024
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Cost Burdened Homeowners

We construct a similar measure
for homeowners to determine
what % pay = 30% of their
GMI toward housing expenses.
One would expect this number
to be relatively low because
most lenders will not originate
mortgages where the monthly
payment is > 28%.

However, conditions can
change over time, especially
with respect to income.
Additionally, a household could
take on a second mortgage,
increasing total housing
expense > 30%.

For the Charlotte MSA,
about 21% of all owners are
cost-burdened.

The %s are much lower than
renters.
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Figure V.14: National Competitor MSAs
Cost-Burdened Homeowners 2024 and Growth 2023 to 2024
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Key Takeaway #6

Rents have been decreasing since 2023

* Due to unprecedented supply increases in apartment
deliveries over the last several years

* The Charlotte area added 19,754 apartment units from
2024 Q3 to 2025 Q3

* ..the largest annual increase ever recorded!

* Effective rents have decreased from $1,591 in 2022
to $1,566 in 2025 (despite inflation)

 This decrease will be temporal as units are absorbed

BELK COLLEGE
OF BUSINESS



Apartment Units (,000)

Figure IV.1: Number of Apartment Units in the Charlotte Region
2000 to 2025

T.B3%
280 - @
260 - 7.04%
240 eso% ssondll B 7%
-..I" - e b
220+ !
5.62% . 6%
200 - a 5.44%
5.14% p 95%.“1 2 LA @
=] \ @
180 - o " *4.86% 5%
160 4 18% d 23%
3.86% e H 8. 98 % L
140~ 359% @ 4%
3.30% @
120 - °
! I - 3%
100 - 2 ﬁ:ﬁa f.EE% 2 E:%
E'I:] 1 0% a a
4 ?._I%l 1 !-ﬂ % 1 !;H Y - 2%
60 1.22%
40 - H-H.!I!% _ qop
20
0 - 0%
. I I D D I D . D I T D D I O O . D D D O D
O = N O = W O P~ O O O = 8§ 9 = W O M~ @ 6 O — N O = W
o O O O O O QO O O O v~ © = v v v v v v v (d & N & 0 &
o O O 0 0 0 0 0 0 O 9 O 0 000 00 0 o0 o 00000
o O O O N DN O DN DN DN O TN DN N DN DN DN DN O NN O N DN DN

Growth Rate



15% -

10% -

2%

Cabarmrus

Figure IV.8: Vacancy Rate by County 2025

Gaston Iredell Lancaster Lincaln Mecklenburg

Union

York



Charlotte Region Effective Rent for Apartments

Figure IV.5
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Key Takeaway #7

Population & household growth accelerated in 2024

* The Charlotte MSA grew by 78,255 people from 2023 to 2024,
achieving a 2.79% growth rate

* ..the highest since 2014
* The region is adding approximately ___ people per day
214

BELK COLLEGE
OF BUSINESS



Population {,000)

Figure 1L.1: Charlotte MSA Population and Population Growth

2014 to 2024
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Key Takeaway #8

Future supply challenges loom

 Significant construction slowdown in 2022-2023

* Mortgage rates more than doubled vs prior 2 years ($178 per
$100Kk, or 42%)

* Likely to cause dramatic decreases in housing deliveries in
2026 and beyond

* Potentially reigniting affordability pressures

BELK COLLEGE
OF BUSINESS



Mortgage Rates
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Fundamental Conclusions

* House prices have increased very quickly in Charlotte in
recent years, making housing in Charlotte increasingly
unaffordable.

« While there have been several positive signals suggesting that
housing affordability in Charlotte has slightly improved in
recent years...

* We are not optimistic about the future direction.

* The significant slowdown in construction during the last 2-3,
combined with the easing monetary policy, will put
significant upward pressure on house prices going forward.

* Much needs to be done to improve housing affordability-
by all stakeholders. O caicee



My opinion...

* Supply | * Demand T

& Eﬂnstructiﬂn “ﬂt penci]ing = P(}[}Lllatlﬂn gr‘:]Wth EDHtiﬂU‘ES
* Land, labor, materials T * “Rates will fall” = d.E].E.}"S hLl_'j.FS
+ Landowner-developer valuation gaps * Expectation reset = pent-up
» Multifamily oversupply pauses starts demand surge

* Existing homes not coming to market
* Owners locked into low rates
* Downsizers staying put

My forecast...
« Short-run affordability continues to improve...BUT

* Long-run supply constraints + delayed demand set the stage for

' ' BELK COLLEGE
renewed affordability pressure ﬂ OF BUSINESS

47



Housing at All Prices Helps!

* Counterintuitive - but well established in housing economics
* Based on the Filtering Model of Housing

* New houses built to HBU primarily for upper income,
depreciation builds and owners choose to reno or move

* If they move, houses filter down income levels

* Key implication - Building new, higher-end housing absorbs
upper-income demand

* This reduces pressure on older, smaller homes, allowing them to:

* Avoid teardown or luxury renovation
* Continue filtering down to lower-income households

* Bottom line...New housing - even at higher price points - PELK COLLEGE
supports affordability by preserving the filtering chain OF BUSINESS
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CHARLOTTE

CHILDRESS KLEIN CENTER FOR REAL ESTATE

Comments & Questions?

(also: research, consulting, & expert witness services)

kipwomack@charlotte.edu




One Last Thing.. @

Primaries are on March 3rd!
Access REBIC's Votmg Guide Here:
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Thank You!






