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National Economy.. What a year!!



Most agree, deep but short recession



Historical GDP Growth & Blue Chip Forecasts
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Impact of Stimulus on Personal Income



Issues

•Stimulus

•Inflation

•Debt

•Risks and Opportunities



New York Fed Survey





Evidence that Infrastructure needed



Recent History of Inflation



Alternative Bell Bottom Theory



Recent History of Inflation



Inflation Explains Interest Rates



So is Inflation in our Future



Food Prices Surging



Transportation Costs Surging



Lumber Prices Surging



Fed sees only temporary Price pressure

•Don’t worry about this too much until you see 
folks wearing Bell Bottoms

•But What about the Level of the Federal Debt?



Debt to GDP Ratio 1940-2019 (in public hands)



Debt/GDP by President (Gross Debt)

yr1 yr end Diff

Hoover 16 34 +18

FDR*(33-41) 40 38 -2

Truman 103 71 -32

IKE 68 53 -15

Ken/John 51 37 -14

Nixon/FD 35 33 -2

Carter 34 32 -2

Reg/Bush 31 62 +31

Clinton 64 55 -9

GWBush 55 68 +13

Obama 82 104 +22

Trump 104 129 +25

War Years Excluded



Risks

•Too little investment, public and private

•Demographic Headwinds

•Income Inequality breeds unrest





Pandemic Perpetuates Inequality



Demographic Headwinds: Global Graying



Opportunities

•Public/Private Infrastructure/Investment Initiatives

•Comprehensive Education recommitment: reform 
and resources

•Comprehensive Immigration Reform can help with 
demographic challenges



Arizona COVID Cases Below National Average

But Still Double The Rate of One Year Ago



January 2020 Baseline

All Arizona Small Businesses 

Source: Small Busines Administration,  Opportunity Insights

COVID Lockdowns, Weak Demand Hit Small

Business – Labor Availability Hurts Recovery
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Mid-Wage Jobs  +9.5%
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Low Wage Jobs
- 23.3%
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January 2020 Baseline

Low Wage Jobs Have Not Recovered While 

Mid-Wage And High Wage Jobs Increase 
Arizona Employment by Wage Category 

Source: Opportunity Insights



Pre-Covid (2019) Arizona Outpaced

All U.S. States in Job Creation

Source: W. P. Carey School of Business, U.S. Bureau of Labor Statistics



Arizona Economic Outlook

Indicators 2020 2021 2022

Employment (% change) -3.1 4.1 3.0

Employment Change -92,450  116,900  89,000  

Population (% change) 1.8* 1.5 1.6

New Residents 129,600*  107,300  116,100  

Single Family Permits 42,277 46,000 45,000

*Preliminary estimate pending intra-census data 

Source: W. P. Carey School of Business based on data available May 2021 



Arizona Has Regained 68% of Lost Jobs
(105,000 Still Needed for Full Recovery)

Source: W. P. Carey School of Business, U.S. Bureau of Labor Statistics



Analysts, Politicians Question Low

Arizona 2010-2020 Population Growth

Source: U.S. Census Bureau



Effects of Low Arizona Population Growth

Aspiring Arizona Congressional 
Candidates are Disappointed

Billions Fewer Per Capita 
Federal Dollars Flow to Arizona



Metro Phoenix Economic Outlook:

Accounts for 2/3rds Of Arizona Growth 

Indicators 2020 2021 2022

Employment (% change) -2.8 4.0 3.3

Employment Change -60,780  85,000 73,000 

Population (% change) 1.7* 1.6 1.7

New Residents 84,000*  80,000  86,000  

Single Family Permits 31,658 40,000 32,000

*Preliminary estimate pending intra-census data 

Source: W. P. Carey School of Business based on data available May 2021 



Economic Development Race Heats Up 

As Cities Pay Out Awards for Relocation  





Experts Say Relocation Still Depends on

Workforce, Infrastructure, Quality of Life 



Home Price Bubble?  “Real” Payments are

Still Affordable Due to Low Mortgage Rates

Source: John Wake, RealEstateDecoded.com, Case-Shiller Index, U.S. BLS, Freddie Mac 

Falling mortgage interest rates have made housing more affordable,
increasing demand while reducing monthly payments.  The “real”
Mortgage Payment Price Index for Phoenix is not in bubble territory.  Yet.

Metro Phoenix Home Prices



Average Permits 1990 – 2010
28,935/year

Average Population Growth
95,660

Average Permits 2010 – 2020
17,936/year

Average Population Growth
65,547

Metro Phoenix Single Family Housing Permits

Note: Average annual population growth declined by 31% in 2010-2020 vs. 1990-2010 but average 
single-family permits/year declined by 38%, contributing to a single-family housing shortfall over time

Slow Great Recession Home Building Led

to Price Pressures as Population Grew

Source: W. P. Carey School of Business, U.S. Census Bureau



The Metro Phoenix Area is Emerging as

A Center For Distribution & Warehousing  

“The fastest growing industry in
the past 12 months in the metro
Phoenix economy is transportation
and warehousing, up 18% and
adding 16,000 new jobs.”

Job Growth USA

W. P. Carey School of Business



Real Estate Market



Real Estate Market



Before Pandemic

Downtowns/CBD/Density

Gateway Cities

In-person meetings/conferences

Experiential Retail

Leisure Travel/Tourism

Business Travel

Mass Transit

Apartment Amenity Wars

Live Entertainment

Global Supply Chains



After Pandemic

Suburban Migration

Move to Sun-Belt

Tier 2/3 Cities

Public Open Space

Redundant Supply Chains

Work From Anywhere

Retail Transformation/Fulfillment

Health/Wellness Concerns

Affordable Housing Crises

Proptech Shift – WFA & Building Safety



Is there a housing bubble?



Is there a housing bubble?

NO



Where are we in the cycle?

10/13 04/14 10/14 04/15 10/15 04/16 10/16 04/17 10/17 04/18 10/18 04/19 10/19 04/20 10/20 04/21 Trends

Expansion 13% 47% 8% 58% 90% 71% 52% 59% 67% 69% 78% 54% 64% 12% 26% 42%

Recovery 87% 53% 92% 33% 10% 29% 22% 22% 9% 19% 3% 0% 2% 0% 20% 32%

Correction 0% 0% 0% 9% 0% 0% 3% 7% 3% 2% 2% 0% 0% 36% 24% 14%

Maturity 0% 0% 0% 0% 0% 0% 22% 12% 21% 11% 17% 46% 34% 7% 15% 10%

Recession 0% 0% 0% 0% 0% 0% 1% 0% 0% 0% 0% 0% 0% 45% 15% 2%

Source: W. P. Carey School of Business 
Commercial Real Estate Brokers Survey



What direction is market moving?

10/13 04/14 10/14 04/15 10/15 04/16 10/16 04/17 10/17 04/18 10/18 04/19 10/19 04/20 10/20 04/21 Trends

Up 33% 27% 84% 100% 100% 100% 88% 92% 90% 98% 98% 84% 82% 26% 76% 88%

Down 33% 7% 8% 0% 0% 0% 1% 1% 0% 2% 0% 3% 0% 46% 5% 8%

Stationary 34% 66% 8% 0% 0% 0% 11% 7% 10% 0% 2% 13% 18% 28% 19% 4%



Is uncertainty in the Federal Government affecting 
commercial real estate market?

10/13 04/14 10/14 04/15 10/15 04/16 10/16 04/17 10/17 04/18 10/18 04/19 10/19 04/20 10/20 04/21 Trends

Yes 100% 100% 83% 82% 71% 57% 37% 46% 43% 22% 16% 36% 59% 59% 32%

No 0% 0% 17% 18% 29% 43% 63% 54% 57% 78% 84% 64% 41% 41% 68%



HOW WILL CHANGES IN FEDERAL REGULATIONS RELATED 

TO COMMERCIAL REAL ESTATE LENDING AFFECT THE 

MARKET OVER THE NEXT 6 MONTHS?

10/13 04/14 10/14 04/15 10/15 04/16 10/16 04/17 10/17 04/18 10/18 04/19 10/19 04/20 10/20 04/21 Trends

Positively 6% 56% 31% 35% 37% 40% 26% 61% 61% 4%

Negatively 53% 18% 24% 30% 22% 14% 22% 16% 16% 50%

No Change 41% 26% 45% 35% 41% 46% 52% 23% 23% 46%



Will the flow of investment capital into the Phoenix market 

over the next 6 months?

10/13 04/14 10/14 04/15 10/15 04/16 10/16 04/17 10/17 04/18 10/18 04/19 10/19 04/20 10/20 04/21 Trends

Increase 29% 60% 46% 67% 70% 100% 69% 14% 76% 90%

Decrease 6% 0% 8% 0% 0% 0% 0% 72% 6% 0%

Stay the Same 65% 40% 46% 33% 30% 0% 31% 14% 18% 10%



What is your overall feeling about the Metro Phoenix 
commercial real estate market?

10/13 04/14 10/14 04/15 10/15 04/16 10/16 04/17 10/17 04/18 10/18 04/19 10/19 04/20 10/20 04/21 Trends

Optimistic 100% 100% 100% 100% 100% 94% 97% 98% 98% 98% 100% 96% 68% 98% 96%

Pessimistic 0% 0% 0% 0% 0% 6% 3% 2% 2% 2% 0% 4% 32% 2% 4%



Retail

Customer Behavior

Health/Wellness

Thoughtful Experiential/Lead with Purpose

Re-Localization

Environment – Net Zero

Fulfillment

Lead with Digital



In what direction is the Metro Phoenix Retail Market 

Heading?

10/13 04/14 10/14 04/15 10/15 04/16 10/16 04/17 10/17 04/18 10/18 04/19 10/19 04/20 10/20 04/21 Trends

Up 26% 78%

Down 30% 0%

Stationary 44% 22%



Where are Retail Vacancy Rates headed in 
the next 6 months?

10/13 04/14 10/14 04/15 10/15 04/16 10/16 04/17 10/17 04/18 10/18 04/19 10/19 04/20 10/20 04/21 Trends

Up 13% 50% 0% 27% 9% 29% 0% 13% 24% 21% 16% 30% 19% 92% 66% 22%

Down 61% 7% 64% 46% 55% 42% 75% 56% 64% 36% 58% 41% 31% 4% 17% 30%

Stationary 13% 43% 36% 27% 36% 29% 25% 31% 12% 43% 26% 29% 50% 4% 17% 48%

No Response 13%



Office

The changing purpose of the office

Going digital - making it streamlined

The transforming role of HR (and all) leaders

Health/Wellness

Touchless technology takeover

Prioritization of data privacy

Agile/Hybrid Work – Flexibility & WFA



In what direction is the Metro Phoenix Office Market 
Heading?

10/13 04/14 10/14 04/15 10/15 04/16 10/16 04/17 10/17 04/18 10/18 04/19 10/19 04/20 10/20 04/21 Trends

Up 19% 45%

Down 48% 29%

Stationary 33% 26%



Where are Office Vacancy Rates headed in the next 6 

months?

10/13 04/14 10/14 04/15 10/15 04/16 10/16 04/17 10/17 04/18 10/18 04/19 10/19 04/20 10/20 04/21 Trends

Up 0% 0% 18% 0% 9% 0% 5% 0% 3% 5% 4% 10% 9% 79% 82% 58%

Down 67% 21% 73% 73% 64% 79% 75% 84% 82% 75% 79% 43% 74% 4% 11% 19%

Stationary 27% 79% 9% 27% 27% 21% 20% 16% 15% 20% 17% 47% 17% 17% 7% 23%

No Response 6%



Industrial

Fulfillment/Logistics

Automation/Robotics

Retail and Industrial

Supply Chains/On-shoring



In what direction is the Metro Phoenix Industrial Market 

Heading?

10/13 04/14 10/14 04/15 10/15 04/16 10/16 04/17 10/17 04/18 10/18 04/19 10/19 04/20 10/20 04/21 Trends

Up 91% 100%

Down 0% 0%

Stationary 9% 0%



Where are Big Box Industrial Vacancy Rates headed in the 

next 6 months? 

10/13 04/14 10/14 04/15 10/15 04/16 10/16 04/17 10/17 04/18 10/18 04/19 10/19 04/20 10/20 04/21 Trends

Up 33% 14% 0% 0% 0% 21% 14% 10% 17% 30% 20% 26% 36% 35% 22% 7%

Down 27% 7% 58% 36% 40% 58% 50% 71% 63% 41% 48% 42% 48% 22% 59% 63%

Stationary 27% 79% 42% 64% 60% 21% 36% 19% 20% 30% 32% 32% 16% 43% 19% 30%

No Response 13%



Housing

Health/Wellness

Suburban – with urban

Affordability – Social Issue

Affordability – Econ Dev Issue

Interest Rates

Millennials 

Rentals

Labor

Material Costs

Inventory



In what direction is the Metro Phoenix Multi-Family 

Market Heading?

10/13 04/14 10/14 04/15 10/15 04/16 10/16 04/17 10/17 04/18 10/18 04/19 10/19 04/20 10/20 04/21 Trends

Up 87% 100%

Down 0% 0%

Stationary 13% 0%



Which Multifamily property class will realize the greatest 

rent growth in the next 6 months?

10/13 04/14 10/14 04/15 10/15 04/16 10/16 04/17 10/17 04/18 10/18 04/19 10/19 04/20 10/20 04/21 Trends

Class A 33% 25% 9% 0% 36% 0% 0% 12% 17% 0% 0% 10% 67% 13% 14%

Class B 67% 67% 58% 0% 57% 71% 33% 44% 58% 100% 43% 20% 0% 40% 50%

Class C 0% 8% 33% 100% 7% 29% 67% 44% 25% 0% 57% 70% 33% 47% 36%



Will Apartment Rent affordability be a concern over the 

next 6 months? 

10/13 04/14 10/14 04/15 10/15 04/16 10/16 04/17 10/17 04/18 10/18 04/19 10/19 04/20 10/20 04/21 Trends

Yes 57% 55% 67% 75% 67% 71% 60% 67% 67% 65%

No 43% 45% 33% 25% 33% 29% 40% 33% 33% 35%



Will the availability of labor be an issue in the development of 

Apartment projects over the next 6 months?

10/13 04/14 10/14 04/15 10/15 04/16 10/16 04/17 10/17 04/18 10/18 04/19 10/19 04/20 10/20 04/21 Trends

Yes 100% 78% 100% 100% 100% 100% 80% 50% 67% 93%

No 0% 22% 0% 0% 0% 0% 20% 50% 33% 7%



In what direction is the Metro Phoenix Land/Housing 

Market Heading?

10/13 04/14 10/14 04/15 10/15 04/16 10/16 04/17 10/17 04/18 10/18 04/19 10/19 04/20 10/20 04/21 Trends

Up 94% 95%

Down 0% 0%

Stationary 6% 5%



Have land prices reached their peak? 

10/13 04/14 10/14 04/15 10/15 04/16 10/16 04/17 10/17 04/18 10/18 04/19 10/19 04/20 10/20 04/21 Trends

Yes 14% 18% 18% 6% 7% 22% 14% 33% 10% 14% 33% 27% 71% 13% 5%

No 86% 82% 82% 94% 93% 78% 86% 67% 90% 86% 67% 73% 29% 87% 95%



What will have the greatest impact on homebuilding over 

the next 6 months?

10/13 04/14 10/14 04/15 10/15 04/16 10/16 04/17 10/17 04/18 10/18 04/19 10/19 04/20 10/20 04/21 Trends

Land Prices 0% 0% 0% 0% 5% 11% 0% 14% 14% 10%

Labor Costs 33% 21% 17% 19% 23% 11% 37% 0% 0% 5%

Material Costs 0% 0% 6% 19% 9% 22% 9% 0% 0% 30%

All of the Above 67% 79% 77% 62% 63% 56% 54% 86% 86% 55%



Community

Diversity

Social Justice

Affordable/Attainable Housing

Health and Wellness

Density

Social Infrastructure

Physical Infrastructure

WFA



Thank you for attending and have 

a great summer!


