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Dependence Rate on the Strait of Hormuz
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Recent Energy Price Trends

($/bbl) Oil and Diesel Price Premium ($/gal)
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Components of Home Buying Decision

Home Price Mortgage Rate

1. Property Tax 1. 10-Year T-Bond

2. Home Insurance + Fees 2. Premium

Fire Power Liquidity Management /' Stocks
(A) Job/Wage Income (A) Down Payment — Bonds
1< cash
(B) Wealth Position (B) Asset Position \ as
Crypto/Gold
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Homebuyer Costs Have Skyrocketed

($) Monthly Payment on a Median Priced Home
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Change Since Mideast Hostilities Began

(%, Index) Indexed to February 27, 2026 (%)
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The REAL State of the Labor Market

It does not feel like a
tight labor market.

Tom Barkin
President, FRB of Richmond

(Thousands)
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Global Bond Wobble(s)

Global 10-Yr Bond movements since January 1, 2025
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Current State of Federal Spending

Total Spending 4447 6652 6818 6272 6134 6752 7009
(Deficit) (-984) (-3132) (-2775) (-1375) (-1695) (-1832) (-1775)

1. Social Security 1044 1096 1135 1219 1354 1461 1581
2. Medicare 651 776 696 755 848 874 997
3. Defense 688 726 755 767 821 875 917
4. Health (Medicaid etc.) 585 748 797 914 889 912 979
5. Income Security 650 2072 2250 1542 874 976 702
6. Other Discretionary 453 790 834 599 689 773 865
7. Net Interest on Debt 376 345 352 475 659 882 970
(S Trillion)

2.00 NET Government Interest Payments on Debt

1.75

1.50 CBO Feb 2026 Projections

1.25

1.00 For the first 11 months of FY2026

0.75 the fiscal deficit is -1966 billion

0.50 & net interest payment on debt is 1017 billion!
0.25

2018 2020 2022 2024 2026 2028 2030 2032 2034 2036
Source: Federal spending figures from Monthly Treasury StatementEconom IC FO recaSt| ng Ce nter



Inflation Affecting the Budget: Aug 2026

Lsta | YOV Shelter, Medical & Utilities |
Weight Months 8 -

T RN T
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Utilities 3% 5.0 1 ,’ ‘\
Recreation 4% 2.7 3 ! A
Airline Fare 1% 23.4 2 :

Hotel Room 1% 3.2 1 f
New Vehicles 4% 0.6 ]
Shelter (rent) 35% 3.0 0 \"
Medical 7% 1.7 -1 N
Edu. & Comm. 5% 2.2 -2 b
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Real Consumer Spending Since 2023 (National)

Performance since December 2023

People age 55+ own 70% of wealth Healthcare
& account for 45% of spending Furniture 3,000 Billion
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The Current Long-Yield Conundrum

10-Year Treasury Bond and the Fed Funds Rate

0,
(%) B 10-Year Bond B red Funds Rate

N For 175bps of FFR cuts
I all we got is a long-bond yield
| rise of 135 bps
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US Forecast Summary

History Qtr. Forecast Annual

Q3-25 Q4-25 Q1-26 Q2-26 Q3-26 Q4-26 Q1-27 Q2-27 Q3-27 Q4-27 Q1-28 | 2025 2026 2027 2028
GDP (%) 4.4 0.5 2.1 1.5 1.7 1.0 1.4 1.6 1.9 2.3 2.4 2.1 1.9 1.5 2.2
Y-0-Y/(Q4/Q4) | 5 4 2.0 2.7 2.1 1.4 1.6 1.4 1.4 1.5 1.8 2.1
CONS. (%) 3.5 1.9 0.5 3.2 2.6 1.0 1.3 1.7 1.9 2.3 2.5 2.6 2.1 1.7 2.4
Invest. (%) 3.2 2.4 10.6 8.4 4.2 5.2 3.9 3.1 2.7 2.9 2.9 4.1 6.3 4.1 2.2
Autos (mi|.) 16.6 15.7 15.5 16.3 16.1 15.6 15.5 15.6 15.7 15.9 16.2 16.2 15.9 15.7 16.3
Starts (mn.) 1.347 1.323 1.418 1.347 1.318 1.300 1.307 1.302 1.309 1.310 1.321 | 1.356 1.346 1.307 1.347
Jobs (‘o00) 11 -30 43 96 10 -25 -35 23 48 73 88 745 333 105 1,029
oil (S/bbl) 65.6 59.1 71.9 92.7 85.9 81.3 76.5 78.4 77.9 73.1 78.1 65.3 82.9 76.5 77.2
CPI 3.1 2.9 3.2 6.1 2.3 1.0 1.5 1.6 1.7 1.9 2.2 2.7 3.3 1.9 2.1
CPI (core) 3.2 2.2 2.5 2.9 2.6 2.0 1.8 1.7 2.0 2.1 2.4 2.9 2.6 2.0 2.3
USD %) -4.7 5.8 -3.1 1.0 4.4 -2.2 -2.7 -5.0 -3.4 -2.8 -0.1 -0.5 -1.2 -2.0 -1.4
FF Rate 4.3 3.9 3.6 3.6 3.6 3.6 3.3 2.6 2.6 2.6 2.6 4.2 3.6 2.8 2.7
10-Year 4.3 4.1 4.2 4.4 4.7 4.7 4.5 4.0 4.2 4.3 4.4 4.3 4.5 4.2 4.5
Mortgage 6.6 6.2 6.1 6.4 6.7 6.7 6.4 6.2 6.2 6.3 6.4 6.6 6.5 6.3 6.5
Trade Deficit| -757 785 -820 -869 -919 -960 -992  -1,007 -1,006 -981 -949 -926 -892 -996 -885
Deficit (fcal) | | 787 -1,685 -1,807 1,788 1,840 -1,884 1,043 1,056 1,065 -1,968 1,096 | 5.9 5.6 5.8

(bil. $)/% GDP
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Georgia Employment Levels 2024-Now
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Total Jobs In the last 2 months: 21.5K jobs LOST!
July’25 to July’26 job loss is 15.7K)
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ddle-Management &

Corporate + Information Jobs + Wholesale

White-Collar, M
Entry Level Worker Job Malaise
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Job losses total -56.6K

H2023-2025
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Triangle of Money

Whenever jobs data is
giving you
conflicting signals
(example, 2003/04 & now)
you reconcile by looking at
income metrics
(esp. state tax collections)
BEFORE
making your real estate
decisions.

ReEtte &
Construction
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Georgia Gross Sales Tax Collections

(% Tax Collections Change from a Year-Ago) (% Job Growth Rate from a Year-Ago)
Sales Tax Collections (Left)
‘\ mm  GA Job Growth (Right) - 0%
Sales tax collections grew by 12.5% in 2022  2.0%
Then by a slower 2.9% in 2023, and anemic 1.3% in 2024, '
but a better 3.5% in 2025.
And now growing at an even better rate of 6.4% in the first half of 2026! - 3.0%
- 2.0%
- 1.0%
- 0.0%
- -1.0%

-3%
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Real Fixed Investment in Structures (Nation)

Quarterly data

(Index 20'Q2=100)
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Georgia Sectoral Calendar®* History & Forecast

Calendar Job Additions (000s)

Global

Professional & Business Services
Transportation & Utilities
Manufacturing
Wholesale Trade
Information

Domestic

Leisure & Hospitality
Retail Trade

Education & Health
Construction

Financial Activities

4 @overnment
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164.9 69.1 458 -5.4
65.5 | 289 -112 -2138
20.7 | 249 -89  -46
154 | 1.4 30 5.7
170 | 74 1.7 27
104 | 21 -05 -29
20 | -149 29 59
99.4 980 57.0 16.4
31.8 151 44 | -1.1
67 18 -49 | -25
275 429 309 | 229
66 80 82 | 42
9.8 44 42 | 09
119 193 123 | -5.7

62.7 80.5
15.1 21.5
3.4 5.3
3.3 2.0
2.7 3.7
i 3.5
? 44.5
8.0 7.6
0.9 4.2
13.9 15.8
5.0 5.0
1.3 3.5
4.5 -




“Californization’’of Home Prices (Gains Since Feb 2020)
{Home Price CHANGES (June 2022 to Present)

52%
-7. 3%
Seattle

40% 62.1%)
4% 20.9%,

57 6% 71% Boston
65% 21. 3% 35 4% ‘L
32. 5‘y
4 45 Z‘V [ﬂ FYork City

foit
13 6% é
ashington, DC
,AAJ-

( 19%
61 8% 16%

11 5%

Charlotte, NC
Net migration®
64.3%

'1
. 81.2% N

ampa Q 16.6%

Miami
-

g
g
- [

Economic Forecasting Center



How Tampa Stacks Up To Chicago?

(%) Home Price Indexed to Jan 2020
80
Tampa
6o Atlanta_. ;
| Chicago
Median Mid-
40 Home price AL 2022 2026
Atlanta 325K | 488K | 513K
20 Chicago 271K | 358K | 417K
Charlotte | 259K | 404K | 409K
0 |t Tampa 244K | 410K | 400K
S Q° > Q'»"' o Q'»"' &P Q'{,” o’\?‘ A Qn?‘ & A:1‘? Q:\f’ & *:\?’
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Source: Median home prices for 2020 from Zillow
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Net Domestic Migration: 2012 to 2025

2012 2019 2022 | Latest 2012 2019 2022 | Latest
(thous.) | (thous.) | (thous.) | (thous.) (thous.) | (thous.) | (thous.) | (thous.)
California -41.3 -208.4 -344.1 -229.1 Washington 12.0 36.0 -3.3 9.2
Texas 141.6 121.4 218.8 67.3 Oregon 10.9 24.7 -8.9 2.2
Florida 103.7 139.3 310.9 22.5 Virginia 4.5 -8.9 -26.1 6.3
New York -108.3 -183.9 -284.9 -137.6 Arizona 29.9 95.8 68.3 31.1
Georgia 14.9 52.5 79.1 27.3 Utah -0.8 16.0 13.2 3.3
Tennessee 26.8 37.7 82.3 42.4 Idaho -0.7 28.5 28.1 19.9
N. Carolina 29.4 69.7 98.4 84.1 Montana 3.0 5.7 15.5 6.3
S. Carolina 23.9 53.4 83.3 66.6 Colorado 27.2 33.8 5.4 -12.0
Alabama -0.1 10.8 27,7 23.4 NEMS* -3.5 8.3 25.4 13.3
Louisiana -0.6 -24.6 -48.1 -14.4 1(\)’[}i11il;1esota+ -48.2 -146.3 -24.0 +20.2
source: censussureas | Midwestern Exodus

Fconomic Fg

Is Finally Ending




$»

?

Workers

[ J
[ | Georgia Participation Rate

=== U.S. Participation Rate

issing

Labor Force Participation Rate: 2017 to Now
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Atlanta Housing Permit Forecast

Permits ___| 2020 | 2021 | 2022 | 2023 | 2024 | 2025 | 2026f | 2027f | 2028f

19,851 21,139 22,4

ety 11611

Multifamily 3,485 7,843 15,589 14,881

| TOTAL 30510 (33088 45327 36837 | 38583 3126 30105 30469 34025

HISTORY FORECASET
County 2017 2018 2019 2020 2021 2022 2023 2024 20d5 2026 2027 2028
Cobb single family 1,554 1673 1,558 1.811 1,853 1,371 1,152 1,140 1,041 946 1,003 1,058
mutlifamily 1,085 1117 2,008 &8 1,2 1,82 1,804 481 i 225 g2 TR
Cherchkes single family 2,284 2,255 2177 s L 2 558 2,435 2,158 1,756 1,491 1332 1,404 1,452
mutlifamily 1] 1,271 ] ) 158 L] 0 k] ] 254 83 ar4
Forsyth single family 2,545 2385 1,851 2,485 2 305 1,354 1,121 1,652 1,413 i3z 1,415 1,504
mutlifarmily 434 1,261 1] i 54 1,247 250 513 31z 448 47T E=r
Bamow single family 547 Th4 T40 815 S 937 BT 1,118 1,200 1,835 1,728 1,835
mutlifamily 130 112 i 116 145 117 285 311 254 ] 58 &1
Bartow single family S 520 10 TH 733 ToE B35 1,138 TG TIZ Tar 815
mutlifamily 4] 254 250 102 40D 1,607 T4 483 235 25Z ATE 401
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Today’s Message

* Main Message—Hormuz MUDDLE is NOT good for corporate
type hiring and long-bond interest rates in coming quarters.

* Corollary A: Low sentiment reading in face of superb stock market
gains is explained by lack of job creation for entry level-white-collar
jobs (Corporate,B2B, Mkting & Coding jobs in Tech).

« Corollary B: Federal Reserve will do some rate cuts in early 2027
(100bps in total). This will help small businesses that are bank credit
dependent to boost their hiring in 2027.

« Corollary C: Increased defense spending ALL OVER the world when
added to runaway outlays for AI computing means long-bond yields
remain elevated.

*  Corollary D: Runaway Data Center construction boom multiplier
and positive environment for the manufacturing sector is a plus
going forward for growth outside the core metro Atlanta area.

Net domestic migration is slowing—causes range from
“Cahfornlzatwn” of home prices to lack of quality job growth.

Economic Forecasting Center E!I
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