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Eleven Expansions Since 1950
Average Duration:  61 months

• Nov 1949 July 1953 46 months

• Jun 1954 Aug 1957 39 months

• May 1958 Apr 1960 24 months

• Mar 1961 Dec 1969 106 months

• Dec 1970 Nov 1973 36 months

• Apr 1975 Jan 1980 58 months

• Aug 1980 Jul 1981 12 months

• Dec 1982 Jul 1990 92 months

• Apr 1991 Mar 2001 120 months

• Dec 2001 Dec 2007 73 months

• June 2009 present 128 months

Source: NBER; Real Estate Center at Texas A&M University

New Record Every Month!!



Economy’s & Housing’s Future

1. Jobs & Income

2. Demographics

3. Capital & Money Markets

4. Government: Laws & 
Regulatory Changes
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The Key Questions:

What, when, why and how can one or all of 

these things change?

What clouds are on the horizon?



U.S. Economy:  2019 Good Year;    
2020 Good But Slower
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• Real GDP  2019 +2.3%                       2020 1.9% - 2.1%

• Spending  2019 PCE +2.6%               2020 +2.2% - 2.4%*

• Jobs +2,330,000  +1.6%                   2020 +2,270,000  +1.5%

• Unemployment Rate 3.7%    2020  3.5% - 3.7%

• Housing Starts +1.29 million           2020 +1.32–1.34 million*

• Inflation 2019 CPI +1.8%       2020 +2.0% - 2.2%

• Industrial Production 2019 +0.8%   2020 -0.5%

* Key Drivers for 2020

1Q2020 Clouds:  Wuhan Coronavirus & Boeing 737 Max

Longer-term: corporate profits & debt; sovereign debt around the world



Jobs Continue to be Created 
and Low Unemployment
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6Source: BLS; Real Estate Center at Texas A & M University

Since Jan 2010 

+22.4 million jobs, 17.3%

~186,633 jobs/month

Average Unemployment Rate 6.2%

Jobs (left)

Unemployment

Rate (right)



Source: The Conference Board (1985=100; NSA); Haver Analytics; 

Real Estate Center at Texas A&M University

Consumer Confidence Index
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U.S.

Consumer Optimism Steady Since 4Q18



NFIB Small Business Optimism Index
(Overall Index SA 1986 = 100)
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Post Election 

Optimism

4Q2018 

Downturn



Fed Funds Rate, 10-Year Treasury, 
30-Year FMR
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Real Estate Center at Texas A&M University

30-Yr. FMR: January 2019 4.5%;  January 2020 3.6%
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Texas and U.S. Economic Growth
Annual Percent Change in Real GDP
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Texas 3Q19 = 4.0%



2010-2018 Employment Growth
(Jobs & Percent Increase)

9.7%

19.7%

20.1%

20.3%

20.5%

22.4%

0.0% 5.0% 10.0% 15.0% 20.0% 25.0%

Virginia

Arizona

Washington

California

Texas

Florida

12
Sources: BLS/Haver Analytics; 

Real Estate Center at Texas A&M University

1,609,400

2,128,800

2,899,500

569,800

470,900

355,000



Texas Annual Jobs
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2014-2018 +1,262,500 jobs; average 

252,500/year, 2.15%/year

2019-2023 +1,355,200 jobs; average 

271,000/year, 2.1%/year

2.4%

2.5%

1.8%
1.8%

1.8%

3.1%

2.4%

1.2%

1.8%

2.3%



Texas’ Leading Economic Index
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14Source: Federal Reserve Bank of Dallas, 1987=100

A composite of 8 leading indicators: 1) 

value of the dollar, 2) U.S. leading 

economic index, 3) real oil price, 4) well 

permits, 5) initial claims for unemployment 

insurance, 6) Texas stock index, 7) help-

wanted index, and 8) average weekly hours 

worked in manufacturing.

Great
Recession Oil 

Bust



Texas’ Decade Growth

Year
Jobs, NSA 

(Dec-Dec)

Population 
(July-July)

2010 216,200 439,887

2011 236,200 403,548

2012 373,300 443,393

2013 300,800 399,844

2014 420,900 487,678

2015 151,800 509,672

2016 150,000 450,678

2017 253,900 385,225

2018 276,100 379,128

2019 344,200 367,215

2020-2024 1,291,800 2,472,415
15

Sources: US Census 

Bureau; BLS/Haver 

Analytics;  Real Estate 

Center at Texas A&M 

University

2010-2019 

+4,194,120 

people;

+2,470,700 

jobs

1.9%/year 

job growth;

1.65%/year 

population 

growth



Houston Economic 
Outlook



Houston Business-Cycle and Leading 
Indexes

17Sources: Federal Reserve Bank of Dallas; Real Estate Center at Texas A&M University



Weekly Active Texas Rig Count & 
Price of  WTI

18

11/21/2014, 906

5/20/2016, 173

6/27/2014, 
$106.69

2/12/2016, $28.14
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Jan. 4   $47.00

Dec. 20 $60.75

Avg.      $56.82



Texas Major MSAs Employment 
Growth 2018, 2019 & 2020
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Houston Annual Jobs
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2016 +0%

2017 +1.0%

2018 +2.2%

2019 +2.7% 

2020p +2.4%



Houston Employment Change by 
Sector

21Sources: Federal Reserve Bank of Dallas; Real Estate Center at Texas A&M University



Houston Unemployment Rate
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Per Capita Personal Income:
Houston & Texas
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2010-2019 Population Growth
Top 10 States by Population Increase
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Real Estate Center at Texas A&M University
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over the 8 year period.
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Single-Year Age Distribution of  
2018 Texas Population
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Sources:  U.S. Census Bureau, National Population by Characteristics: 2010-2018;

Real Estate Center at Texas A&M University
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Alternative Texas Population 
Projections 2010-2050 
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Sources:  U.S. Census Bureau, Texas State Demographer 2018 Projections;

Real Estate Center at Texas A&M University 

2000-2010 Scenario

50% 2000-2010 Scenario

2010-2015 Scenario

From 1970 to 2010 (40 years), 

Texas added 13.9 million people

From 2010 to 2050 (40 years), 

Texas will add between 22 

and 30 million people



Projected Population Change, Texas 
Counties, 2010-2050

29

Source: Texas State Data Center 2012 
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2010-2018 Population Growth
Top 10 MSAs by Number of  People
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Houston MSA Projected Population
Austin, Brazoria, Chambers, Fort Bend, Galveston, Harris, Liberty, Montgomery & Waller Counties
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31Source:  U.S. Census Bureau; Texas Demographer’s Office 2014 Projections, 2000-2010 scenario

170.1% increase since 1970

26.1% increase since 2000



Harris County Population
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1970-2010 +2,350,546, +135%

2010-2050 +3,808,535, +93%

Sources:  U.S. Census Bureau; Texas State Demographer’s Office 2018 

Projection & 2000-2010 Scenario; Real Estate Center at Texas A&M University



Montgomery County Population
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2000-2010 +1,606,226, 352%

2018 +1,027,730, 226%

Sources:  U.S. Census Bureau; Texas State Demographer’s Office 2018 

Projection & 2000-2010 Scenario; Real Estate Center at Texas A&M University



Fort Bend County Population
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2010 – 2050 +2,153,178, 368%

2018 +1,669,588, 285%

Sources:  U.S. Census Bureau; Texas State Demographer’s Office 2018 

Projection & 2000-2010 Scenario; Real Estate Center at Texas A&M University
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Median Home Prices
Indexed Jan. 2007=100
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Median Home Price in Selected 
States
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Texas Total Housing Market 
2019 Summary: Another Record Year

• 357,238 Sales +4.0% 2020 +6%

• Total Dollar Volume $104 Billion +7.1%

• Average Price $291,833  +3.2%     2020 +5%

• Median Price $240,000  +3.2% 

• Average Price per Square Foot $132  +3.9%

• New Listings 504,408  +3.5% 2020 +4%

• Months Inventory 3.1 2020 3.2 – 3.5

38Source: Real Estate Center at Texas A&M University



Texas Residential Construction Leading 
and Coincident Indexes

Jan 2000=100
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Texas SF Building Permits: 
Not Nearly Enough
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Texas MF Building Permits
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2020 Single-Family Houston Housing 
Projections

Single Family Forecast 2018 (%) 2019 (%) 2020(%)

1991-2018 

(%)

Texas

Housing Permits 4.6 1.9 10.3 5.4

Sales 2.3 4.2 6.4 4.6

Price per square foot 4.4 4.3 5.2 4.7

Houston

Housing Permits 2.5 -1.8 8.6 5.8

Sales 3.5 3.4 4.0 3.9

Price per square foot 3.2 3.1 4.8 5.3

▪ Slower economic and employment growth but low interest rates. 

▪ Price pressures projected constant with sustained housing demand.

▪ Homebuilders stretch to increase production in entry and first move-up markets.

Source: Real Estate Center at Texas A&M University
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Houston Total Housing Market 
2019 Summary: Another Record Year

• Sales 90,145     +3.5% 2020 +4%

• Total Dollar Volume $27.5 Billion +6.3%

• Average Price $304,665  +2.6%     2020 +4% - 5%

• Median Price $245,000  +4.3% 

• Avg. Price per Square Foot $127  +2.4%

• New Listings 143,160  +3.7% 2020 +4%

• Months Inventory 3.4 2020 3.2 – 3.5

• SF Permits 40,303  -0.5%          2020 +9%

44Source: Real Estate Center at Texas A&M University
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Harris 2018 County Median Land Value PSF vs. 
Median Improvement Value PFS by Age of  

Structure
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January 2020 Houston Residential Sales 
Slowed Down & Price/Sq. Ft. Still Up

47Source: HAR, TR Data Relevance Program; Real Estate Center at Texas A&M University

Sales 4,860

+14% 

Price/sf $124

+2.8%



January 2020 Harris Co. Residential 
Sales & Price/Sq. Ft. by LMA

48Source: HAR, TR Data Relevance Program; Real Estate Center at Texas A&M University

Sales 2,807

+11.3% 
Price/sf $125

+2.1%



Texas and Houston Repeat Sales 
Home Price Index
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Houston SF Building Permits
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Houston MF Building Permits
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2020 Outlook for Houston 
Commercial Real Estate is Positive

Projected Overall Vacancy Rates and Asking Rents

Vacancy Rates (%) Asking Rents (y-o-y %)

Property

Type
2018 2019 2020 2018 2019 2020

Apartments* 9.7 9.3 9.5 3.7 1.9 2.0

Office 19.9 19.9 20.2 2.6 2.6 1.0

Class A Office 23.8 22.8 23.0 1.6 3.1 1.0

Retail 6.00 5.9 5.8 3.4 4.7 3.0

Warehouse 6.7 8.2 8.4 4.0 3.0 1.4
Note: Annual numbers represent the four-quarter average of the seasonally adjusted data. Rent 

growth is nominally estimated from the previous year’s average.  

*Effective Rent Y/Y%, overall market.

Sources: Real Estate Center at Texas A&M University
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