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2017 FORECAST OVERVIEW

For the 2017 housing market, the outlook is generally
positive. The long recovery from the elevated delinquency
and foreclosure rates of the Housing Bust is nearly complete,
and home values nationally have returned to their pre-Boom
peak. For the 2017 mortgage industry, a sharply shifting
change is in order as refinance volumes fall significantly and
purchase becomes a much bigger part of the market.

Forecasters, including Fannie Mae, Freddie Mac, iEmergent
and the MBA, anticipate that total mortgage opportunity in
2017 will decrease from 2016, because of a drop in refinance
activity, but the purchase market will again see healthy
growth.

Comparing the outlooks from these forecasts, we note that
they are about as closely aligned as they have been for years.
This is largely due to the fact the disruptive forces in the
mortgage market for the last decade – elevated delinquency
& foreclosure rates, number of households underwater on

loans, volume of homes at distressed prices – are dissipating.
But there are fundamental differences in forecast method-
ology here. Most mortgage forecasts are generated at the
national level. At iEmergent, we work from the bottom up.
Our methodology for forecasting purchase opportunity
begins at the census tract level with quantifying the
homebuyer pool – or the number of households that are
ready, willing and able to buy a home. The size of that pool is
determined by demographic shifts (i.e. household growth)
and by the relationship between the financial health of US
households (demand) and housing-market issues (supply).
In addition, driving both the demand and supply-sides of the
equation are macroeconomic trends, regulatory and
legislative actions in lending, and – as always – the individual
behaviors of households across the nation.

This market-based approach gives our clients the critical
information necessary to make successful tactical and
strategic decisions in managing their businesses.
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• With the continuing improvement of homeowner delinquency and foreclosure levels, one of the biggest 
impediments to housing market health is fading away.

• Building – Housing construction crashed during the Great Recession and was extremely weak early in the 
current expansion.  Multi-family building led the way out of the recession and for the past seven years has 
been very strong, recently surpassing previous peak levels.  Now, however, it is starting to moderate. In 
contrast, the single-family construction recovery started slow but is showing increasing momentum 
recently, although it is still far below pre-recession levels. Expect robust single-family construction growth 
in 2017, which will significantly exceed multi-family growth.

• Home Sales – New home sales growth has been slowly accelerating as new construction has grown.  But 
the lion’s share of home sales is Existing Home Sales (now 90% of sales), and it has been flattening, largely 
due to tightening inventory of available homes.  Moreover, that inventory pressure is generally tightest for 
less expensive homes.  Nevertheless, expect solid home sales growth in 2017, especially for new homes, 
but perhaps with periodic setbacks due to inventory constraints.

• Prices – Nationally, the latest Case-Shiller HPI (for October) is increasing at 5.6% year-over-year and just 
regained its pre-Bust peak.  Regionally, four of the five hottest markets for price appreciation are west of 
the Mississippi (Seattle, Portland, Denver & Dallas).  However, most of the 20 major markets still have yet 
to match their pre-Bust peak.  Expect continued strong gains in most home prices as sales inventories 
remain tight.

• Affordability – Despite significant home price appreciation in the last 3-4 years, mortgage-financed housing 
remains more affordable now than at any time from the late 90s through 2009.  This is because mortgage 
interest rates have declined for most of this period.  Unfortunately, with rises expected for both home 
prices and interest rates in 2017, affordability will worsen.

HOUSING MARKET CONDITIONS OVERVIEW
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It has taken a decade, but delinquency and foreclosure rates are finally returning to “normal” market levels.  This is a 
marvelous thing for for all homeowners, even those who were never in danger of losing their homes during the Great 
Recession.  That’s because the homes that went into foreclosure resulted in a massive oversupply of homes for sale, reducing 
prices and thus the values of all homes.

HOUSING MARKET CONDITIONS
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HOUSING MARKET CONDITIONS

5Graphs source: 2015 Mortgage Monitor Report, Black Knight Financial Services.

The Housing Bust took millions of homes 
away from households and destroyed 
billions of dollars of home equity, not to 
mention crippling the home construction 
industry for years.  

But with the return to a more normal level 
of delinquency and foreclosure, the 
housing market recovery is nearing 
completion.



6

Housing construction in the current expansion has been uneven, with robust multifamily construction but weak single family home 
building.  In the last few months, however, multifamily starts have shown signs of cooling off, though they are still at historically high 
levels.  

Single family starts took more than two years to begin moving after the recession ended, largely because the market was working 
through its backlog of distressed properties and prices were still falling.  But since late 2011, they have been trending upward.  
Nevertheless, current single family home building is still far below the levels of the 90s and 00s.

HOUSING MARKET CONDITIONS - BUILDING
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		1989-09-01		966		343		0				313		55		258

		1989-10-01		1025		342		0				385		60		325

		1989-11-01		1023		352		0				328		49		279

		1989-12-01		909		374		0				342		50		292



		1990		1100		376		0				451		56		395

		1990-02-01		1102		368		0				335		41		294

		1990-03-01		971		326		0				318		37		281

		1990-04-01		922		321		0				326		51		275

		1990-05-01		893		312		0				319		38		281

		1990-06-01		885		300		0				292		41		251

		1990-07-01		883		289		2,000				288		30		258

		1990-08-01		827		276		2,000				288		30		258

		1990-09-01		858		240		2,000				252		36		216

		1990-10-01		835		265		2,000				179		23		156

		1990-11-01		780		254		2,000				365		56		309

		1990-12-01		751		259		2,000				218		15		203

		1991-01-01		604		207		2,000				194		30		164

		1991-02-01		755		192		2,000				210		39		171

		1991-03-01		750		188		2,000				171		27		144

		1991-04-01		819		170		0				182		32		150

		1991-05-01		839		167		0				157		38		119

		1991-06-01		874		165		0				162		23		139

		1991-07-01		887		168		0				176		44		132

		1991-08-01		882		163		0				167		39		128

		1991-09-01		868		172		0				147		28		119

		1991-10-01		878		178		0				201		53		148

		1991-11-01		916		173		0				187		31		156

		1991-12-01		947		175		0				132		42		90

		1992-01-01		969		162		0				207		31		176

		1992-02-01		1102		205		0				148		25		123

		1992-03-01		1037		187		0				260		44		216

		1992-04-01		945		197		0				154		29		125

		1992-05-01		1038		159		0				176		32		144

		1992-06-01		999		159		0				146		39		107

		1992-07-01		984		163		0				155		26		129

		1992-08-01		1037		169		0				189		32		157

		1992-09-01		1024		167		0				162		27		135

		1992-10-01		1093		150		0				151		20		131

		1992-11-01		1078		146		0				136		24		112

		1992-12-01		1075		136		0				152		35		117

		1993-01-01		1091		139		0				119		27		92

		1993-02-01		1063		133		0				147		22		125

		1993-03-01		950		143		0				133		28		105

		1993-04-01		1110		138		0				148		28		120

		1993-05-01		1128		160		0				132		25		107

		1993-06-01		1081		166		0				199		34		165

		1993-07-01		1086		168		0				168		51		117

		1993-08-01		1162		169		0				138		19		119

		1993-09-01		1143		174		0				200		30		170

		1993-10-01		1209		177		0				183		35		148

		1993-11-01		1228		183		0				148		28		120

		1993-12-01		1316		166		0				217		22		195

		1994-01-01		1140		184		0				132		25		107

		1994-02-01		1133		198		0				204		32		172

		1994-03-01		1306		240		0				258		33		225

		1994-04-01		1206		266		0				259		32		227

		1994-05-01		1244		252		0				282		36		246

		1994-06-01		1193		235		0				216		17		199

		1994-07-01		1231		242		0				208		29		179

		1994-08-01		1149		261		0				301		47		254

		1994-09-01		1201		291		0				273		39		234

		1994-10-01		1152		298		0				298		34		264

		1994-11-01		1187		309		0				324		57		267

		1994-12-01		1151		317		0				304		37		267

		1995-01-01		1083		297		0				324		44		280

		1995-02-01		1053		280		0				263		43		220

		1995-03-01		996		257		0				253		37		216

		1995-04-01		1013		266		0				254		23		231

		1995-05-01		1024		268		0				290		35		255

		1995-06-01		1022		292		0				259		34		225

		1995-07-01		1133		288		0				328		42		286

		1995-08-01		1138		293		0				278		31		247

		1995-09-01		1095		264		0				274		39		235

		1995-10-01		1128		279		0				241		26		215

		1995-11-01		1131		275		0				321		30		291

		1995-12-01		1168		303		0				263		29		234

		1996-01-01		1143		307		0				324		22		302

		1996-02-01		1158		311		0				333		33		300

		1996-03-01		1147		305		0				277		25		252

		1996-04-01		1211		310		0				305		56		249

		1996-05-01		1156		309		0				348		51		297

		1996-06-01		1192		315		0				275		47		228

		1996-07-01		1151		300		0				321		47		274

		1996-08-01		1252		318		0				305		36		269

		1996-09-01		1148		304		0				327		45		282

		1996-10-01		1113		325		0				279		52		227

		1996-11-01		1121		319		0				368		67		301

		1996-12-01		1060		308		0				310		45		265

		1997-01-01		1108		287		0				247		41		206

		1997-02-01		1181		293		0				305		41		264

		1997-03-01		1130		333		0				327		42		285

		1997-04-01		1124		344		0				368		41		327

		1997-05-01		1105		360		0				337		36		301

		1997-06-01		1120		338		0				374		39		335

		1997-07-01		1133		323		0				304		37		267

		1997-08-01		1100		312		0				290		38		252

		1997-09-01		1205		341		0				341		47		294

		1997-10-01		1127		363		0				393		64		329

		1997-11-01		1154		389		0				356		47		309

		1997-12-01		1149		357		0				417		62		355

		1998-01-01		1227		354		0				298		46		252

		1998-02-01		1237		330		0				347		67		280

		1998-03-01		1221		334		0				346		42		304

		1998-04-01		1230		327		0				310		42		268

		1998-05-01		1212		333		0				324		54		270

		1998-06-01		1275		363		0				366		46		320

		1998-07-01		1300		368		0				398		40		358

		1998-08-01		1274		353		0				340		51		289

		1998-09-01		1262		359		0				320		25		295

		1998-10-01		1298		338		0				417		43		374

		1998-11-01		1383		358		0				277		33		244

		1998-12-01		1412		352		0				380		27		353

		1999-01-01		1349		377		0				399		31		368

		1999-02-01		1317		372		0				353		22		331

		1999-03-01		1345		350		0				365		39		326

		1999-04-01		1220		332		0				333		45		288

		1999-05-01		1312		308		0				299		26		273

		1999-06-01		1266		318		0				293		33		260

		1999-07-01		1308		346		0				361		43		318

		1999-08-01		1265		364		0				383		27		356

		1999-09-01		1286		343		0				349		38		311

		1999-10-01		1310		325		0				298		23		275

		1999-11-01		1321		319		0				327		28		299

		1999-12-01		1375		343		0				333		26		307

		2000-01-01		1268		394		0				368		30		338

		2000-02-01		1255		380		0				482		46		436

		2000-03-01		1313		375		0				291		22		269

		2000-04-01		1275		329		0				351		35		316

		2000-05-01		1230		351		0				345		22		323

		2000-06-01		1202		341		0				357		56		301

		2000-07-01		1142		329		0				321		48		273

		2000-08-01		1231		314		0				310		49		261

		2000-09-01		1195		312		0				312		36		276

		2000-10-01		1235		322		0				314		39		275

		2000-11-01		1212		320		0				339		42		297

		2000-12-01		1226		323		0				306		39		267

		2001-01-01		1275		325		0				325		39		286

		2001-02-01		1280		347		0				345		26		319

		2001-03-01		1218		352		2,000				372		43		329

		2001-04-01		1311		343		2,000				338		43		295

		2001-05-01		1285		333		2,000				320		28		292

		2001-06-01		1295		344		2,000				341		54		287

		2001-07-01		1298		331		2,000				372		41		331

		2001-08-01		1286		324		2,000				281		26		255

		2001-09-01		1243		300		2,000				319		46		273

		2001-10-01		1240		326		2,000				300		34		266

		2001-11-01		1244		314		2,000				358		38		320

		2001-12-01		1285		340		0				283		17		266

		2002-01-01		1318		330		0				380		69		311

		2002-02-01		1501		353		0				328		44		284

		2002-03-01		1292		331		0				350		45		305

		2002-04-01		1277		342		0				315		28		287

		2002-05-01		1402		342		0				362		37		325

		2002-06-01		1368		348		0				349		47		302

		2002-07-01		1323		356		0				332		31		301

		2002-08-01		1247		359		0				386		31		355

		2002-09-01		1446		347		0				358		37		321

		2002-10-01		1352		338		0				296		34		262

		2002-11-01		1394		335		0				359		34		325

		2002-12-01		1439		341		0				349		35		314

		2003-01-01		1537		331		0				316		41		275

		2003-02-01		1301		324		0				328		30		298

		2003-03-01		1399		308		0				327		34		293

		2003-04-01		1374		319		0				269		31		238

		2003-05-01		1391		328		0				360		27		333

		2003-06-01		1513		359		0				354		29		325

		2003-07-01		1535		355		0				362		36		326

		2003-08-01		1484		365		0				349		33		316

		2003-09-01		1555		356		0				384		45		339

		2003-10-01		1631		370		0				336		29		307

		2003-11-01		1694		378		0				389		38		351

		2003-12-01		1647		383		0				410		29		381

		2004-01-01		1560		375		0				351		29		322

		2004-02-01		1481		361		0				365		29		336

		2004-03-01		1632		363		0				366		32		334

		2004-04-01		1646		351		0				357		37		320

		2004-05-01		1652		329		0				329		57		272

		2004-06-01		1526		319		0				302		26		276

		2004-07-01		1675		321		0				327		64		263

		2004-08-01		1691		337		0				333		67		266

		2004-09-01		1555		365		0				350		31		319

		2004-10-01		1660		362		0				412		42		370

		2004-11-01		1458		355		0				324		39		285

		2004-12-01		1714		352		0				328		47		281

		2005-01-01		1739		383		0				405		47		358

		2005-02-01		1792		367		0				415		52		363

		2005-03-01		1583		366		0				281		34		247

		2005-04-01		1658		332		0				403		49		354

		2005-05-01		1714		354		0				311		36		275

		2005-06-01		1719		330		0				349		37		312

		2005-07-01		1724		349		0				330		36		294

		2005-08-01		1728		353		0				367		43		324

		2005-09-01		1789		351		0				362		57		305

		2005-10-01		1740		342		0				325		33		292

		2005-11-01		1808		343		0				339		39		300

		2005-12-01		1628		385		0				366		31		335

		2006-01-01		1823		377		0				450		27		423

		2006-02-01		1804		378		0				315		35		280

		2006-03-01		1601		331		0				368		37		331

		2006-04-01		1511		350		0				310		56		254

		2006-05-01		1570		344		0				372		52		320

		2006-06-01		1451		345		0				351		44		307

		2006-07-01		1424		317		0				313		83		230

		2006-08-01		1364		312		0				286		40		246

		2006-09-01		1384		300		0				336		30		306

		2006-10-01		1212		298		0				279		37		242

		2006-11-01		1290		320		0				280		19		261

		2006-12-01		1249		320		0				400		50		350

		2007-01-01		1130		323		0				279		23		256

		2007-02-01		1189		288		0				291		29		262

		2007-03-01		1202		292		0				293		37		256

		2007-04-01		1197		290		0				293		37		256

		2007-05-01		1130		298		0				285		33		252

		2007-06-01		1131		305		0				317		38		279

		2007-07-01		1042		334		0				312		39		273

		2007-08-01		957		311		0				373		37		336

		2007-09-01		935		336		0				248		29		219

		2007-10-01		878		333		0				386		39		347

		2007-11-01		833		327		0				364		21		343

		2007-12-01		805		302		2,000				232		11		221

		2008-01-01		773		307		2,000				311		26		285

		2008-02-01		724		322		2,000				379		29		350

		2008-03-01		728		329		2,000				277		16		261

		2008-04-01		682		301		2,000				331		15		316

		2008-05-01		679		341		2,000				294		19		275

		2008-06-01		647		334		2,000				399		21		378

		2008-07-01		615		315		2,000				308		14		294

		2008-08-01		607		276		2,000				237		15		222

		2008-09-01		537		252		2,000				283		20		263

		2008-10-01		542		237		2,000				235		10		225

		2008-11-01		459		195		2,000				193		18		175

		2008-12-01		403		161		2,000				157		8		149

		2009-01-01		358		171		2,000				132		13		119

		2009-02-01		358		169		2,000				224		14		210

		2009-03-01		353		156		2,000				152		30		122

		2009-04-01		387		125		2,000				91		11		80

		2009-05-01		408		109		2,000				132		8		124

		2009-06-01		482		107		2,000				103		10		93

		2009-07-01		509		96		0				85		15		70

		2009-08-01		487		86		0				99		6		93

		2009-09-01		510		77		0				75		9		66

		2009-10-01		476		75		0				58		5		53

		2009-11-01		497		82		0				91		10		81

		2009-12-01		484		97		0				97		13		84

		2010-01-01		510		93		0				104		7		97

		2010-02-01		526		92		0				78		16		62

		2010-03-01		542		98		0				94		8		86

		2010-04-01		566		114		0				121		13		108

		2010-05-01		457		113		0				126		12		114

		2010-06-01		445		112		0				91		5		86

		2010-07-01		426		131		0				120		19		101

		2010-08-01		417		149		0				182		14		168

		2010-09-01		449		144		0				145		6		139

		2010-10-01		438		114		0				105		12		93

		2010-11-01		452		103		0				93		14		79

		2010-12-01		429		134		0				110		9		101

		2011-01-01		430		145		0				200		12		188

		2011-02-01		391		166		0				126		17		109

		2011-03-01		429		145		0				171		11		160

		2011-04-01		415		152		0				139		14		125

		2011-05-01		414		153		0				147		7		140

		2011-06-01		435		170		0				173		7		166

		2011-07-01		432		176		0				191		10		181

		2011-08-01		422		195		0				163		7		156

		2011-09-01		418		189		0				232		6		226

		2011-10-01		439		216		0				171		14		157

		2011-11-01		465		196		0				246		9		237

		2011-12-01		522		208		0				172		23		149

		2012-01-01		518		205		0				205		16		189

		2012-02-01		466		222		0				238		8		230

		2012-03-01		472		237		0				223		10		213

		2012-04-01		504		221		0				249		9		240

		2012-05-01		518		224		0				190		15		175

		2012-06-01		524		215		0				233		9		224

		2012-07-01		517		225		0				223		11		212

		2012-08-01		536		231		0				218		8		210

		2012-09-01		594		258		0				253		8		245

		2012-10-01		611		274		0				304		19		285

		2012-11-01		569		310		0				264		10		254

		2012-12-01		615		300		0				361		17		344

		2013-01-01		612		315		0				276		11		265

		2013-02-01		663		320		0				307		10		297

		2013-03-01		621		311		0				378		25		353

		2013-04-01		578		315		0				248		14		234

		2013-05-01		602		271		0				318		11		307

		2013-06-01		605		286		0				247		12		235

		2013-07-01		598		271		0				293		19		274

		2013-08-01		624		282		0				274		13		261

		2013-09-01		582		293		0				278		10		268

		2013-10-01		593		333		0				328		11		317

		2013-11-01		712		359		0				392		9		383

		2013-12-01		653		357		0				357		21		336

		2014-01-01		579		344		0				323		8		315

		2014-02-01		596		332		0				352		11		341

		2014-03-01		653		355		0				320		14		306

		2014-04-01		646		354		0				392		9		383

		2014-05-01		638		356		0				349		9		340

		2014-06-01		600		370		0				328		23		305

		2014-07-01		651		369		0				434		16		418

		2014-08-01		639		373		0				345		18		327

		2014-09-01		659		355		0				340		11		329

		2014-10-01		715		351		0				379		17		362

		2014-11-01		661		357		0				333		9		324

		2014-12-01		722		360		0				359		20		339

		2015-01-01		712		350		0				389		6		383

		2015-02-01		591		343		0				302		8		294

		2015-03-01		626		362		0				338		20		318
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Home sales continue to increase steadily.  Existing home sales have now reached pre-Boom levels and continue to rise despite tight 
inventory.  

New homes have always been a smaller segment of total home sales.  Before the Great Recession, they ranged between 15-20% of 
existing home sales, but they declined sharply during the Housing Bust, not just in levels but also in relation to existing home sales.  
After bottoming out at 6% early in the recovery, new home sales have since grown at a slightly faster pace than existing homes. They 
are back up to 10% of existing home sales, but still well below pre-Boom levels.

HOUSING MARKET CONDITIONS - SALES
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		Recession		% Columns		New % of Existing

		1999		875		5,220		0		665.47		17%

		1999-02-01		848		5,120		0		657.53		17%

		1999-03-01		863		5,180		0		661.41		17%

		1999-04-01		918		5,100		0		714.60		18%

		1999-05-01		888		5,200		0		677.95		17%

		1999-06-01		923		5,400		0		678.58		17%

		1999-07-01		900		5,260		0		679.28		17%

		1999-08-01		893		5,240		0		676.57		17%

		1999-09-01		826		5,150		0		636.74		16%

		1999-10-01		872		5,140		0		673.51		17%

		1999-11-01		863		5,120		0		669.16		17%

		1999-12-01		873		5,100		0		679.57		17%

		2000-01-01		873		5,230		0		662.68		17%

		2000-02-01		856		5,150		0		659.87		17%

		2000-03-01		900		5,200		0		687.12		17%

		2000-04-01		841		5,210		0		640.84		16%

		2000-05-01		857		5,140		0		661.92		17%

		2000-06-01		793		5,160		0		610.12		15%

		2000-07-01		887		5,140		0		685.10		17%

		2000-08-01		848		5,200		0		647.42		16%

		2000-09-01		912		5,300		0		683.14		17%

		2000-10-01		933		5,280		0		701.52		18%

		2000-11-01		880		5,350		0		653.01		16%

		2000-12-01		983		5,120		0		762.21		19%

		2001-01-01		936		5,120		0		725.77		18%

		2001-02-01		963		5,210		0		733.80		18%

		2001-03-01		939		5,430		1,700		686.52		17%

		2001-04-01		909		5,300		1,700		680.89		17%

		2001-05-01		885		5,280		1,700		665.43		17%

		2001-06-01		882		5,420		1,700		646.04		16%

		2001-07-01		880		5,420		1,700		644.58		16%

		2001-08-01		866		5,460		1,700		629.67		16%

		2001-09-01		853		5,220		1,700		648.74		16%

		2001-10-01		871		5,240		1,700		659.90		17%

		2001-11-01		924		5,220		1,700		702.74		18%

		2001-12-01		979		5,450		0		713.14		18%

		2002-01-01		880		5,820		0		600.27		15%

		2002-02-01		948		5,850		0		643.34		16%

		2002-03-01		923		5,650		0		648.55		16%

		2002-04-01		936		5,680		0		654.21		16%

		2002-05-01		978		5,670		0		684.77		17%

		2002-06-01		957		5,500		0		690.78		17%

		2002-07-01		956		5,400		0		702.84		18%

		2002-08-01		1014		5,360		0		751.04		19%

		2002-09-01		1044		5,550		0		746.79		19%

		2002-10-01		1006		5,700		0		700.67		18%

		2002-11-01		1024		5,750		0		707.01		18%

		2002-12-01		1048		5,950		0		699.25		18%

		2003-01-01		999		6,050		0		655.54		17%

		2003-02-01		936		6,030		0		616.24		16%

		2003-03-01		999		5,850		0		677.95		17%

		2003-04-01		1012		5,820		0		690.32		17%

		2003-05-01		1078		5,920		0		722.92		18%

		2003-06-01		1193		5,920		0		800.04		20.2%

		2003-07-01		1168		6,290		0		737.20		19%

		2003-08-01		1206		6,550		0		730.96		18%

		2003-09-01		1131		6,600		0		680.31		17%

		2003-10-01		1144		6,380		0		711.86		18%

		2003-11-01		1093		6,250		0		694.27		17%

		2003-12-01		1129		6,490		0		690.62		17%

		2004-01-01		1165		6,240		0		741.19		19%

		2004-02-01		1159		6,390		0		720.07		18%

		2004-03-01		1276		6,700		0		756.08		19%

		2004-04-01		1186		6,740		0		698.58		18%

		2004-05-01		1241		6,820		0		722.40		18%

		2004-06-01		1180		6,900		0		678.93		17%

		2004-07-01		1088		6,810		0		634.27		16%

		2004-08-01		1175		6,720		0		694.16		17%

		2004-09-01		1214		6,700		0		719.34		18%

		2004-10-01		1305		6,820		0		759.66		19%

		2004-11-01		1179		6,950		0		673.47		17%

		2004-12-01		1242		6,830		0		721.92		18%

		2005-01-01		1203		7,120		0		670.77		17%

		2005-02-01		1319		6,840		0		765.56		19%

		2005-03-01		1328		6,950		0		758.58		19%

		2005-04-01		1260		7,130		0		701.57		18%

		2005-05-01		1286		7,100		0		719.07		18%

		2005-06-01		1274		7,180		0		704.43		18%

		2005-07-01		1389		7,150		0		771.23		19%

		2005-08-01		1255		7,240		0		688.17		17%

		2005-09-01		1244		7,260		0		680.26		17%

		2005-10-01		1336		7,120		0		744.93		19%

		2005-11-01		1214		7,040		0		684.60		17%

		2005-12-01		1239		6,800		0		723.36		18%

		2006-01-01		1174		6,720		0		693.57		17%

		2006-02-01		1061		6,810		0		618.53		16%

		2006-03-01		1116		6,800		0		651.55		16%

		2006-04-01		1123		6,720		0		663.44		17%

		2006-05-01		1086		6,600		0		653.25		16%

		2006-06-01		1074		6,480		0		657.99		17%

		2006-07-01		965		6,290		0		609.07		15%

		2006-08-01		1035		6,310		0		651.18		16%

		2006-09-01		1016		6,280		0		642.28		16%

		2006-10-01		941		6,330		0		590.17		15%

		2006-11-01		1003		6,320		0		630.05		16%

		2006-12-01		998		6,410		0		618.11		16%

		2007-01-01		891		5,740		0		616.25		16%

		2007-02-01		828		5,770		0		569.70		14%

		2007-03-01		833		5,450		0		606.79		15%

		2007-04-01		887		5,280		0		666.93		17%

		2007-05-01		842		5,270		0		634.30		16%

		2007-06-01		793		5,140		0		612.49		15%

		2007-07-01		778		5,090		0		606.81		15%

		2007-08-01		699		4,840		0		573.35		14%

		2007-09-01		686		4,580		0		594.63		15%

		2007-10-01		727		4,430		0		651.51		16%

		2007-11-01		641		4,450		0		571.86		14%

		2007-12-01		619		4,400		1,700		558.51		14%

		2008-01-01		627		4,230		1,700		588.46		15%

		2008-02-01		593		4,190		1,700		561.86		14%

		2008-03-01		535		4,220		1,700		503.31		13%

		2008-04-01		536		4,140		1,700		513.99		13%

		2008-05-01		504		4,170		1,700		479.83		12%

		2008-06-01		487		4,110		1,700		470.41		12%

		2008-07-01		477		4,210		1,700		449.81		11%

		2008-08-01		435		4,230		1,700		408.26		10%

		2008-09-01		433		4,270		1,700		402.58		10%

		2008-10-01		393		4,090		1,700		381.47		10%

		2008-11-01		389		3,750		1,700		411.82		10%

		2008-12-01		377		4,000		1,700		374.17		9%

		2009-01-01		336		3,780		1,700		352.89		9%

		2009-02-01		372		3,950		1,700		373.88		9%

		2009-03-01		339		3,860		1,700		348.66		9%

		2009-04-01		337		3,890		1,700		343.93		9%

		2009-05-01		376		4,000		1,700		373.18		9%

		2009-06-01		393		4,100		1,700		380.54		10%

		2009-07-01		411		4,370		0		373.38		9%

		2009-08-01		418		4,470		0		371.24		9%

		2009-09-01		386		4,600		0		333.13		8%

		2009-10-01		396		5,030		0		312.55		8%

		2009-11-01		375		5,440		0		273.67		7%

		2009-12-01		352		4,380		0		319.05		8%

		2010-01-01		345		4,190		0		326.89		8%
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		2010-09-01		317		3,830		0		328.59		8%
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		2010-12-01		326		4,270		0		303.10		8%
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		2011-11-01		328		4,400		0		295.95		7%
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		2012-05-01		370		4,620		0		317.94		8%

		2012-06-01		360		4,470		0		319.73		8%

		2012-07-01		369		4,530		0		323.38		8%

		2012-08-01		375		4,750		0		313.42		8%

		2012-09-01		385		4,700		0		325.20		8%

		2012-10-01		358		4,770		0		297.96		8%

		2012-11-01		392		4,950		0		314.39		8%
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Most industry experts expect that home building will grow in 2017, with single-family construction outpacing multi-family 
construction.  Home sales should also increase, with the growth of new home sales increasing faster than existing home 
sales. 

HOUSING MARKET OUTLOOK

2017 Outlooks for Housing Construction & Home Sales

Housing Starts Home Sales
Single Multifamily
Family (2 or more) Existing New

(% Change, '16-'17) (% Change, '16-'17)

Fannie 13.3% 7.6% 1.2% 19.0%

Freddie n.a. n.a. n.a. n.a.

MBA 10.4% 3.1% 5.0% 13.2%

Source:  December 2016 housing forecasts from 
Fannie and MBA
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In the most recent report on the S&P Case-Shiller Home Price Index (October data, released in December), home prices reached an 
important milestone:  After just less than a decade, the HPI finally regained its peak level from the Housing Boom.

The housing bubble occurred because home prices increased faster than incomes could support; households just couldn’t afford homes 
at such elevated prices.  Overheated home prices began falling before the official start of the Great Recession and continued to fall well 
into the current expansion.  They didn’t begin rising again until early 2012.  Since that time, home prices have increased faster than 
household incomes, but they haven’t yet closed the gap on income increases since the expansion began.  This is why new bubble
worries continue to be premature, at least at the national level.  

HOUSING MARKET CONDITIONS - PRICES


Chart1
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Disposable Personal Income and Home Prices
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From market to market, home price behavior varies significantly.  Home price appreciation rates for 12 of the 20 major markets 
are now exceeding the national average of 5.6% (left chart), and most of these are western markets.  However, while the national
index has regained its pre-Bust peak, only 7 of the top 20 markets have matched that feat.  Las Vegas, Phoenix and the major 
Florida markets have the furthest yet to go; but markets including Chicago, New York, Detroit and the major California markets 
(except San Francisco) are still below their previous peak levels as well (right chart).

HOUSING MARKET CONDITIONS - PRICES
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Housing supply, as measured by the months of supply statistic (the ratio of housing inventory to home sales), has remained 
within the four to six months range for some time now, so home price appreciation has been relatively stable for the last three 
years at around 5%.

HOUSING MARKET CONDITIONS – PRICES & INVENTORY


Chart2



Housing Supply and Home Prices
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		observation_date		HPI, Y/Y % Change (R)		Months Supply of Homes for Sale (L)

		1999-09-01		7.2		4.50000

		1999-10-01		7.4		4.20000

		1999-11-01		7.5		4.30000

		1999-12-01		7.7		4.30000

		2000		7.8		4

		2000-02-01		8.1		4.3

		2000-03-01		8.4		4.3

		2000-04-01		8.5		4.4

		2000-05-01		8.7		4.4

		2000-06-01		8.8		4.8

		2000-07-01		8.7		4.1

		2000-08-01		8.8		4.4

		2000-09-01		8.8		4.0

		2000-10-01		9.0		4.0

		2000-11-01		9.2		4.2

		2000-12-01		9.2		3.6

		2001-01-01		9.2		3.8

		2001-02-01		9.0		3.7

		2001-03-01		8.8		3.8

		2001-04-01		8.5		3.9

		2001-05-01		8.2		4.0

		2001-06-01		8.0		4.2

		2001-07-01		8.0		4.2

		2001-08-01		8.0		4.4

		2001-09-01		7.8		4.4

		2001-10-01		7.4		4.3

		2001-11-01		7.0		4.1

		2001-12-01		6.7		3.8

		2002-01-01		6.6		4.2

		2002-02-01		6.6		4.0

		2002-03-01		6.8		4.1

		2002-04-01		7.2		4.3

		2002-05-01		7.7		4.0

		2002-06-01		8.0		4.2

		2002-07-01		8.3		4.2

		2002-08-01		8.5		4.0

		2002-09-01		8.7		3.9

		2002-10-01		9.0		4.0

		2002-11-01		9.3		4.0								 

		2002-12-01		9.6		4.0

		2003-01-01		9.6		4.0
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		2003-07-01		8.9		3.6
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		2003-09-01		9.2		3.8

		2003-10-01		9.4		3.8

		2003-11-01		9.6		4.1

		2003-12-01		9.8		4.0

		2004-01-01		10.2		3.8

		2004-02-01		10.7		3.7

		2004-03-01		11.4		3.6

		2004-04-01		12.0		4.0

		2004-05-01		12.5		3.8

		2004-06-01		13.0		3.9

		2004-07-01		13.1		4.5
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		2005-11-01		14.1		5.0
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		2006-09-01		3.7		6.7
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		2008-10-01		-10.3		11.6
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		2009-08-01		-8.3		7.5

		2009-09-01		-7.6		7.8

		2009-10-01		-6.7		7.4

		2009-11-01		-5.2		7.6

		2009-12-01		-3.9		8.0

		2010-01-01		-2.9		8.1

		2010-02-01		-3.1		8.3

		2010-03-01		-2.0		7.1

		2010-04-01		-1.1		6.2

		2010-05-01		-0.8		9.3

		2010-06-01		-1.4		8.3

		2010-07-01		-2.1		8.9

		2010-08-01		-2.8		8.8

		2010-09-01		-3.4		7.6

		2010-10-01		-3.7		8.2

		2010-11-01		-4.1		8.2

		2010-12-01		-4.1		7.0

		2011-01-01		-4.1		7.3

		2011-02-01		-3.7		8.1

		2011-03-01		-4.0		7.2

		2011-04-01		-4.3		6.7
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		2011-11-01		-3.6		5.7

		2011-12-01		-3.9		5.3

		2012-01-01		-3.5		5.3

		2012-02-01		-2.7		4.8

		2012-03-01		-1.4		4.9

		2012-04-01		-0.5		4.9

		2012-05-01		0.3		4.7

		2012-06-01		0.9		4.8

		2012-07-01		1.4		4.6

		2012-08-01		2.1		4.6

		2012-09-01		3.0		4.5

		2012-10-01		4.0		4.9

		2012-11-01		5.4		4.6

		2012-12-01		6.5		4.5

		2013-01-01		7.6		4.0

		2013-02-01		8.3		4.2

		2013-03-01		8.9		4.1

		2013-04-01		9.0		4.3

		2013-05-01		9.1		4.5

		2013-06-01		9.3		4.1

		2013-07-01		9.7		5.4

		2013-08-01		10.2		5.5

		2013-09-01		10.6		5.5

		2013-10-01		10.9		4.9

		2013-11-01		10.7		5.0

		2013-12-01		10.7		5.1

		2014-01-01		10.5		5.1

		2014-02-01		10.2		5.3

		2014-03-01		9.0		5.6

		2014-04-01		8.0		5.7

		2014-05-01		7.1		5.1

		2014-06-01		6.3		5.7

		2014-07-01		5.6		6.1

		2014-08-01		5.1		5.5

		2014-09-01		4.8		5.3

		2014-10-01		4.6		5.3

		2014-11-01		4.6		5.7

		2014-12-01		4.5		5.1

		2015-01-01		4.2		4.8

		2015-02-01		4.1		4.5

		2015-03-01		4.2		5.0

		2015-04-01		4.3		5.0

		2015-05-01		4.4		5.0

		2015-06-01		4.5		5.5

		2015-07-01		4.5		5.2

		2015-08-01		4.6		5.2

		2015-09-01		4.8		5.8

		2015-10-01		4.9		5.6

		2015-11-01		5.1		5.4

		2015-12-01		5.2		5.2

		2016-01-01		5.3		5.5

		2016-02-01		5.2		5.5

		2016-03-01		5.1		5.5

		2016-04-01		5.1		5.1

		2016-05-01		5.0		5.1

		2016-06-01		5.0		5.2

		2016-07-01		5.0		4.6

		2016-08-01		5.2		5.1

		2016-09-01		5.4		5.0

		2016-10-01		5.6		5.2
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Months Supply of Homes (inverted scale)
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				Bottom Tier		Middle Tier		Top Tier

		2014-01-01		387,534		417,574		613,207		1,418,315

		2014-02-01		382,405		414,053		610,359		1,406,817

		2014-03-01		380,172		412,784		610,594		1,403,550

		2014-04-01		384,663		419,485		619,575		1,423,723

		2014-05-01		391,360		430,075		631,347		1,452,782

		2014-06-01		393,184		438,377		639,684		1,471,245

		2014-07-01		389,890		443,138		645,727		1,478,755

		2014-08-01		385,647		444,887		649,136		1,479,670

		2014-09-01		382,424		444,509		649,877		1,476,810

		2014-10-01		379,051		440,761		646,886		1,466,698

		2014-11-01		374,654		433,189		640,057		1,447,900

		2014-12-01		369,771		426,498		635,127		1,431,396

		2015-01-01		364,789		421,948		631,716		1,418,453		-5.9%		1.0%		3.0%		0.0%

		2015-02-01		356,203		412,793		621,839		1,390,835		-6.9%		-0.3%		1.9%		-1.1%

		2015-03-01		344,393		399,468		608,022		1,351,883		-9.4%		-3.2%		-0.4%		-3.7%

		2015-04-01		339,136		392,173		602,740		1,334,049		-11.8%		-6.5%		-2.7%		-6.3%

		2015-05-01		342,923		393,183		607,527		1,343,633		-12.4%		-8.6%		-3.8%		-7.5%

		2015-06-01		347,371		395,451		613,047		1,355,869		-11.7%		-9.8%		-4.2%		-7.8%

		2015-07-01		348,814		396,676		617,991		1,363,481		-10.5%		-10.5%		-4.3%		-7.8%

		2015-08-01		348,545		397,500		622,024		1,368,069		-9.6%		-10.7%		-4.2%		-7.5%

		2015-09-01		346,946		396,823		622,984		1,366,753		-9.3%		-10.7%		-4.1%		-7.5%

		2015-10-01		342,384		393,245		620,214		1,355,843		-9.7%		-10.8%		-4.1%		-7.6%

		2015-11-01		334,898		386,172		612,240		1,333,310		-10.6%		-10.9%		-4.3%		-7.9%

		2015-12-01		327,931		378,296		602,577		1,308,804		-11.3%		-11.3%		-5.1%		-8.6%

		2016-01-01		321,618		369,968		593,331		1,284,917		-11.8%		-12.3%		-6.1%		-9.4%

		2016-02-01		314,860		361,940		589,686		1,266,486		-11.6%		-12.3%		-5.2%		-8.9%

		2016-03-01		308,647		357,898		596,167		1,262,712		-10.4%		-10.4%		-1.9%		-6.6%
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An emerging housing market concern is the size of the housing inventory.  Years of depressed building activity and steadily 
increasing sales demand have depleted the supply of homes available for sale.  A tight housing market will constrain future 
sales volumes and result in upward pressure on home prices.

Source:  Fannie Economic Developments, October 2016.

HOUSING MARKET CONDITIONS - INVENTORY
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Several market sources have observed that low housing inventories, particularly among lower priced homes, are affecting home values 
and prices.  Zillow reports that inventories of all homes for sale are down 5.4% from a year ago, but inventories for homes in the bottom 
and middle price tiers are down 9.1 and 11.3% respectively – far more than the 2.8% decline in the top price tier.  

Not surprisingly, price pressure is higher in the lower priced tiers as well.  In the top 35 metros in the country, bottom tier home prices are 
growing fastest in 18 markets, middle tier price growth is fastest in 11 markets, and top tier is fastest in only 6 markets.

As of September 2016
Y/Y % Change

Top Tier         610.8         - 2.8%
Middle Tier   344.7        -11.3%
Bottom Tier   318.3         - 9.1%

Total Market                   -5.4%

Homes for Sale – By Price Tier

Zillow.com “Q3 2016 Market Report”, http://www.zillow.com/research/september-2016-market-report-13641/

HOUSING MARKET CONDITIONS - INVENTORY
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Even though home prices have risen steadily since 2012, housing affordability, as measured by the mortgage payment-to-income ratio, 
has stayed relatively constant over the last three years because mortgage interest rates have declined.  In fact, housing continues to be 
more affordable now than at any point from the late 90s through 2009.  But with both home prices and mortgage rates on the rise, 
affordability will get worse, increasing the challenges of buying homes, particularly for FTHBs.

Source:  Black Knight Financial Services Mortgage Monitor

HOUSING MARKET CONDITIONS - AFFORDABILITY
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The homeownership rate in the U.S. has been declining steadily for over a decade now and has reached lows not seen since the 
mid-1960s.  While some experts see the homeownership rate leveling off at current levels, we at iEmergent believe the 
homeownership rate will continue to fall for at least another few years.  This is because in order for it to rise, first-time 
homeowners must enter the market at a faster pace than income demographic analysis suggests is possible.

HOUSING MARKET CONDITIONS - HOMEOWNERSHIP
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Homeownership across the 
country varies due to housing 
supply and demand factors and 
regional economic conditions.  At 
any point in time, some areas 
may be improving while others 
may be on the decline.

In 2015, the U.S. homeownership 
rate fell to 64.65% from 65.48%.  
On the state level, the 
homeownership rate declined in 
39 states and the District of 
Columbia.  Only 11 states had 
gains (the green states in the 
lower chart).  

Source:  Data from Census Bureau, maps from GeoFRED, Federal Reserve Bank of St. Louis.  (2016 state level data not yet available.)

2015 Homeownership Rates

Change in Homeownership Rates 
2014 - 2015

HOUSING MARKET CONDITIONS - HOMEOWNERSHIP
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iEmergent is a forecasting and advisory firm for the lending industry. Since 2000, we have been focused on delivering a forward-looking 
approach to helping organizations navigate the industry’s changing landscape.  After nearly 20 years as an executive at two national 
lenders, our founder leveraged his background in mathematics and predictive modeling to develop a groundbreaking method for 
forecasting mortgage opportunity.  In addition to our forecasts, we provide strategic advisory services to lenders of all sizes and types, as 
well as mortgage insurance, title, and investment companies.  Viewed as industry leaders, we have been featured in Mortgage Banking 
magazine, HousingWire, National Mortgage News, Origination News, Inman News, and the Credit Union Journal.

OUR PRODUCTS

iEmergent provides accurate, forward-looking data that 
quantifies what’s next in mortgage markets across the nation. 
As housing and lending sputter and stutter toward recovery, 
our forecasts drill down into states, metro areas, counties, and 
neighborhoods to quantify where and how mortgage 
opportunity will grow, slow, or stay the same.   

Most clients access our data through Mortgage MarketSmart, a 
web application with dynamic maps.  This powerful 
visualization tool brings HMDA and detailed forecast data to 
life, helping organizations easily make decisions about high-
level strategic opportunities and tactical, market-level 
challenges:

• Expand and grow responsibly
• Improve sales strategies at all levels
• Optimize resources, brand, and locations
• Recruit, hire, train, and retain sales resources
• Minimize distribution risk and meet CRA/Fair Lending 

regulations

FORECAST SEGMENTS

Market Geography
• State
• MSA
• County
• Census Tract

Market Segments
• Occupancy Types
• Custom Loan Sizes
• Conventional Loan Type
• FHA,VA, FSA Loan Types
• Jumbo, Conforming
• Borrower Income Levels
• Borrower Race/Ethnicity 
• First Time Homebuyer 
• CRA Eligible
• New Construction Sales
• Custom Loan Sizes
• Refinance Ranges

OUR COMPANY

For more information about Mortgage MarketSmart, our forecasts, or 
advisory services, call Fenn Meents at 515-327-0070 (x101).

ABOUT IEMERGENT
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