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EcoNnomy

+ Continued economic weakness has driven a 6.5 percent contraction in em-
ployment during the past 12 months with the loss of 59,600 jobs. Since the
beginning of the year, local firms have shed 37,400 positions.

+ Development activity for many commercial and residential projects has
dried up recently, as the stalled economy has forced builders to place proj-
ects on hold or abandon them altogether. As such, roughly 18,700 construc-
tion-related positions have been cut in the last year, an 19.8 percent decline.

¢ The metro’s key leisure and hospitality sector continues to struggle, as de-
clines in tourism spending and gaming revenue have prompted hotels and
casinos to reduce head counts. In the second quarter, the recently opened M
Resort eliminated 100 positions, or roughly 5 percent of its payrolls.

+ Outlook: Job losses will deepen in 2009 as local employers trim 63,000 posi-
tions, a 7 percent drop. Last year, approximately 36,800 workers were cut.

HoUSING AND DEMOGRAPHICS

+ Ongoing struggles in the metro’s housing market have reduced permitting
activity, as single-family permits totaled 3,900 units through the second
quarter, down 53 percent from one year earlier. Multi-family developers
pulled permits for roughly 4,600 units during that time, 61 percent less than
in the previous 12 months.

+ Home values continue to drop as foreclosure activity soars. In the second
quarter, the median price for a single-family home fell 37 percent year over
year to $146,600. The median household income slipped 4 percent in that
stretch but remains $16,700 more than the minimum amount required to
qualify for a median-priced residence.

+ Using traditional financing, the typical mortgage payment is $123 per
month less than the average Class A asking rent in the metro.

+ Outlook: Steep declines in home values and an oversupply of alternative
rental housing options will hinder apartment absorption in the near term,
though average household growth of 2.3 percent annually over the next five
years should support tenant demand going forward.

CONSTRUCTION

+ Developers brought 2,000 units online over the 12 months ending in the
second quarter, a 1.7 percent inventory expansion and down from the pre-
vious period, when 4,100 units were delivered.

+ More than 2,000 units are under way in the metro, and roughly 3,400 units
are in the planning pipeline. The metro’s weakened fiscal state and excess
stock will likely delay the groundbreaking of some of these projects until
signs of a turnaround emerge.

+ Condo development has been robust, as 3,900 for-sale units are scheduled
for delivery this year. Struggles in the residential market, however, will

likely prompt builders to bring a portion of these units online as rentals.

+ Outlook: Builders are on pace to complete 2,500 units in 2009, expanding
stock by 2 percent. Last year, 2,600 units were delivered.
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