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The Economic Outlook Depends Upon Your Place & Perspective 4!: CRESCENT

Tariffs Were Not as
Terrifying As Feared

Inflation Remains
Contained Despite a
Spike in Expectations

Trump Sees His Mission As
Improving Living Standards
for Middle America

Tariffs and the Budget Bill
will Set Up a Stronger
Economy in 2026

CAPITAL

Tariffs have been the biggest disruptive force this year, leading to wide swings in imports that
slashed Q1 GDP growth and will pad Q2 growth. The impact on underlying demand, employment
and inflation has been more modest, however. Real GDP appears set to grow at close to a 4% pace
in the current quarter and should rise 1.7% on a Q4/Q4 basis this year. That pace is below the
economy'’s long-run potential and will result in a slight uptick in the unemployment rate.

Both the Fed and consumers are still shell-shocked from the inflation surge of 2021-2022. While
tariffs were expected to trigger a price spike, the impact has been muted so far. We still anticipate
some upward pressure, but it should be modest. Tariffs are a tax—yet inflation is ultimately a
monetary issue. As long as the Fed maintains tight policy and doesn’'t accommodate the cost shock,
higher import prices will crowd out spending elsewhere, easing inflationary pressure on domestic
services, which make up two-thirds of consumption.

The middle class has faced mounting pressure since the fall of the Berlin Wall, with policy shifts triggering
economic shocks that left lasting scars. Neglect of these issues by both major political parties helped pave
the way for Trump's rise. Tariffs are now framed as tools to accelerate reshoring—a trend already in motion
pre-pandemic—and as a fee for access to the U.S. market, helping offset the cost of underwriting global
maritime security. Tariffs should also protect industry in the near-term but will also discourage innovation.

Together, the reconciliation bill before the Senate and proposed 10% across-the-board tariffs would
modestly reduce the budget deficit over the next decade, with minimal impact on growth or inflation.
We expect the secular stagnation that followed the Global Financial Crisis to fade, with future growth
increasingly driven by Al, advanced materials, aerospace, defense, leisure and entertainment and life
sciences. This mix favors the South, Mountain West and parts of the Midwest.
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* Real GDP growth fell

slightly in Q1, mostly U.S. Real GDP
' Seasonally Adjusted Annual Rate
due to a surge in
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imports ahead of T 7 [ e
tariffs EmQuarterly Change, CAGR: Q1 @ -0.2%
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Globalization & Automation Continue to Weigh on Compensation 4!: CRESCENT
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* Pay as a share of
National Income has
fallen since the early

1970s, when the Labor Compensation Share of National Income
energy shock triggered 54 54
a downshift in _

. . e | 3byor Share of National Income
prOdUCtIVIty’ 1 — = 1947 to0 1989 Average 1

50 T+ T 50

* Globalization and
automation sparked
additional shocks in
the 1980s (Japan) and a6 1
1990s (USSR & IT).

a8 + T 48
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* The declining share of
National Income is
driving populism in the 0 e
deve|oped world and 505254565860626466687072747678808284868890929496980 2 4 6 8 10121416182022

sparking unrest in the
developing world.
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Trump’s Tariff Strategy Continues to Gradually Take Shape
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* There are still more
questions than
answers as to what
tariffs are likely to
look like and how
long they will last.

*  We expect Trump
to extend the delay
on tariffs on
imported auto
parts and reduce
tariffs on China.

* Tariffs are likely to
be higher than
they were prior to
April 2" and to
remain in place for
quite some time.

Source: Oxford Economics
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The Underlying Momentum Is Weaker Than The Headlines ZS :: CRESCENT
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* The latest job data

but downward Year-over-Year Percent Change vs. 3-Month Annualized Rate
revisions to past data 8% 8%
suggest there is less -3-Month Annualized Rate: May @ 1.0%
momentum present_ 6% -+ —Total Nonfam Employment: May @ 1.1%, 144K/Month 1 6%
Th ¢ ¢ = =QCEW Employment: Dec @ +0.8%, 99K/Month
° € MOoSTt recen
QCEW data (Dec 49, -+ =—Sum of States: Apr @ 0.9%, 118K/Month + 49,
2024) suggest
ponfarm employment 204 1 20
is overstated by 880K
jobs.
0% 0%
* The QCEW data cast
doubt on the stronger -20, 1 o0
numbers shown in
recent months.
-4% + -4%
* Bottom line is that the
labor market has less -6% 1L 6%
momentum than
widely thought and is
'So/o'l' 'l‘t‘\‘\‘l'\'l‘\'l‘!|‘=‘}‘}FI"80/0

vulnerable to shocks. .}
06 07 08 09 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 25

Source: Bureau of Labor Statistics 7



Job Growth Remains Concentrated in a Handful of Industries

Job gains remains
narrowly based.

Health care & social
services, leisure &
hospitality and local
government account
for the bulk of
recent job growth.

Much of the
increase in jobs is
in positions that
require workers to
be physically
present.

Many of these jobs
are also relatively
low paying.

Source: Bureau of Labor Statistics

U.S. Employment by Industry

Year-over-Year Percent Change of 3-M Moving Average
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* Manufacturing Manufacturing Employment

employment peaked Millions of Workers, 3-Month Moving Average
back in June 1979. 20 20
° Most of the decline 19 - —Total Manufacturing Employment: May @ 12.8M 19
through the end of
the century was due 18 7 T 18
to automation. China Admitted
17 . to the WTO - 17
* NAFTA was ¥ -
designed to create
a competitive block 15 | 1 15
to help North
America compete 14 - + 14
with China.
13 | + 13
* For many, the China
strategy was to shift 12 7 T 12
labor intensive
. Ch 11 T T o e B B e e e 11
operations to China. 76 80 84 8 92 96 00 04 08 12 16 20 24

Source: Bureau of Labor Statistics 9



Record backlogs of
apartments are
finally being
cleared, which is
beginning to weigh
on construction
employment.

Single-family
construction is also
losing steam, as
demand remains
soft and rental
inventories continue
to rise.

We look for
construction
employment to
weaken during the
second half of this
year.

Home Building is Set to Slow in a Recession-like Manner
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—Housing Starts 3-Month MA: Apr @ 1396.7 (Left Axis)

= -Homes Under Construction 3-Month MA: Apr @ 1393.7 (Left Axis)
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Wage Gains Remain Inconsistent With The Fed'’s Objectives CRESCENT

* The unemployment LABOR MARKET CONDITIONS
rate was unchanged 3-Month Moving Averages

in May, but the 520 o
labor force mmIob Openings: Apr 7.391M (Left Axis)

. 1 0,
weakened as both :ghelfnplcéyedl: Ap;@:\ 7.1;011\/(15 éL:;tMAE(CS)& e 1 13%
200 + Ivillan Employed: Apr ; e Xis + 12%
Iabor force Avg Hrly Earn Prod Workers: Apr @ 4.1% (Right Axis)

partiCipation and ——Unemployment Rate: May @ 4.2% (Right Axis) T 11%
the employ-pop 180 + - 10%
ratios declined. 9%
8%
7%

* Job openings rose 160 1
slightly but remain
at the lower end of 140
their recent range.

6%
5%
4%
3%
2%
1%
0%

* Slower immigration 12D
is reducing labor
force and civilian 100
employment
growth.
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» Stagflation is

persistently high The Misery Rate

unemploymen and Sum of Unemployment and Yr/Yr Change in CPI

high inflation, 24% 24%

accompanied by . .

slow growth. 22% 3 T 22%
* The 1970s era is 20% —Misery Index: May @ 6.6% | 20%

the most reference . .

incidence of Lo Bt

Stagﬂatlon. 16% - 16%
 The 70s also saw 14% - 14%

tremendous labor

force growth as 12% 12%

baby boomers and

women entered the 10% 10%

workforce.

8% 8%

* NAIRU was higher

then and the Fed 6% 7 6%

has run an _ i |

expansionary policy
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Inflation Has Rolled Over But Remains Persistent and High

= Headline inflation
moderated after the mid-
2022, as gasoline prices 10%
declined and used car
prices moderated. China
also pushed exports to 8%
drive growth. Tariffs have
yet to show up in the data.

= Core services inflation 6%
remains persistent but
have decelerated in recent
months. Wage gains have 4%
also cooled off.

= Residential rent and
homeowners equiv. rent
remain problematic but
are also now improving.

2%

0%
= Health care, auto

insurance, travel and

entertainment remain
-2%

trouble spots, fueled by Jan-13

still flush higher-end
spenders.

Source: Bureau of Labor Statistics

Consumer Price Index Major Components
Percentage Point Contribution to Year-to-Year Change in CPI
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Consumers Are Suffering From Inflation Fatigue CRESCENT
* Grocery store prices Grocery Store Prices vs CPI
spiked following the Index, February 2020 = 100
Pandemic and have 130 130
risen more modestly
this past year. 257 T Les
* Prices have not 120 T 240
fallen, however. A 1 o L g
basket of $100
worth of groceries 110 + + 110
in February 2020
would cost 105 -+ + 105
$127.50 today.
100 <> 100
* Prices at restaurants _
. 95 —Food at Home: 127.5, Up 27.8% Since Feb 2020 1 o5
rose a cumulative —CPI: Dec @ 123.7, Up 23.7% Since Feb 2020
31%, while the ' SR
90 + + 90
overall market
basket is up 23.6%. 85 i g
20 51 22 23 24 25

Source: Bureau of Labor Statistics & Piedmont Crescent Capital 14
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* The Cleveland Fed’s

Trimmed Mean and U.S Headline CPI vs Core CPI

Median CPI have both Year-over-Year Percent Change

improved notably, 10% 10%

while core services gop . owone GRL: Moy @ 2:55% 1 go

prices have finally —CPI: May @ 2.4%

decelerated sharply 8% T —cCore Services CPI: May @ 3.6% T 8%

lower. 7% -+ —Cleveland Fed Median CPI: May @ 3.5% + 7%
e Tariffs will raise prices 6% —Cleveland Fed Trimmed-Mean CPI: May @ 3.0% ‘ L 6%

of tradable goods but &t L

will weigh on prices

on non-tradable 4% + 4%

oods and services, ;

gnless the Fed eases ke T 3%

aggressively. 2% - 2%
* The Fed does not need 1% T 1%

to wait for inflation to 0% 0%

return to 2% before

cutting rates further 1% T T 1%

but rather continued 20, 1 oo

disinflation. Look for

rate cuts this summer. -3% +—+—+—+—4—+—4—+—+—+ 1 -3%

92 94 96 98 00 02 04 06 08 10 12 14 16 18 20 22 24

Source: Bureau of Labor Statistics, Cleveland Fed & Federal Reserve Board 15
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* Inflation expectations

continue to spike Median Inflation Expectations vs CPI
hlgher In the UMICh. Median Expectations for Next Year, Year-over-Year Percent Change
survey, I|ker reflectln_ 8% 8%
tariff concerns and sti —UMich Inflation Expectations: May @ 6.6%
hlgh grocery prices. 7904, 1 =——Core CPI: May @ 2.8% 1 79,
CPI: May @ 2.4% '

e The resurgence ; :
coincides ‘with 6% - — —NY Fed Inflation Expectations 1- Yr: May @ 3.2% 4 6%
moderation in most - =5Y/5Y Forward Breakeven: May @ 2.25%
broad inflation 5% \ T 5%
measures .anorll is not
appqrent In the more 49, ' + 49
credible NY Fed survey ’ °
or 5-Year Forward 30, \ | -
Breakeven rate. d A ¥

B I Vouay

* The Fed knows 2% ' | AR N1
containing inflation
expectations are key to 1% T 1%
keeping higher tariffs
from pushing overall 0% - : 1 0%
inflation higher.
Inflation is always a i, Al Il s
monetary phenomenon. ° 2

B L T L S L e B e e e P
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Source: University of Michigan and Bureau of Economic Analysis (BEA) 16
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e With the econom

essentially at “ful Consumer Confidence & Sentiment

employment”, Conference Board Confidence and Michigan Consumer Sentiment

consumers still feel 150 150

relatively upbeat a:bOUt —Consumer Confidence Index: May @ 85.7

emBonment conditions 140 - 1 140

- 60% of the Consumer —Consumer Sentiment: May @ 52.2

Confidence Index. 130 + + 130
* Higher prices, however, 120 + 1 120

particularly for

necessities, and . 110 - T 110

moderating wage gains |

weigh more heavily on L Y {11 1 A — \ " YT 100

consumer sentiment, o0 - Wil f 4 L o

where finances carry ’ | ’

more weight. sol VR !

sentiment data show

" ’ ' + 80
* The early March 20 + ‘ ‘ m 1 70

weakness in both the 60 - / L 60
present situation and J

expectations 50 + + 50
components. The latter

pIu_n?ed_ nearly 10 40 + + 40
points since the prior

survey. 30 - - 30

0001020304050607080910111213141516171819202122232425

Source: The Conference Board, University of Michigan and Refinitiv 17
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* Persistently high

grocery prices, Consumer Sentiment By Income Tercile

record low housing 130 3-Month Moving Average, Index, Q1-1966=100 10

affordability and sky —Top Third: Apr @ 61.9

rocketing insurance 120 - —Middle Third: Apr @ 58.8 T 120

cost are weighing —Bottom Third: Apr @ 52.8

on middle income 110 + 1 110

families. “ )

100 i wWiit—F+Y \ 100

* Upper income folks " ,

had been holding 0T 1Y W TR\ /W Te°

up better until the 80 d | 1 &0

stock market

plunged in April. 20 | Al AT
¢ Sentiment now 60 - ) A ¢\ ' 1 60

appears to be /

improving, as tariffs 50 + | + 50

are being seen

more as a means to 40 T T 40

reach trade deals. B! oo i e i ks WNRPRL i 1 o e ot re s o v s gL (30
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Source: University of Michigan 18



. . . PIEDMONT
Relatively Few Consumers Feel Now is a Good Time to Buy a Home 4!: CRESCENT

CAPITAL

* Sluggish real

income growth, Good Time to Buy vs Good Time to Sell
. . University of Michigan Consumer Sentiment Survey

higher home prices 500 -

and hlgher —Good Time to Sell a House: Apr @ 102.0

mortgage rates are 195 Al —Good Time to Buy a House: Apr @ 31.0 | 355

weighing on home

buying. 150 Mw + 150
* The share of \'

consumers that 125 ' T 125

feel now is a good

time to buy a 100 —f 100

home hit an all-

time low when 75 + + 75

mortgage rates

rose about 7.25%. 50 - 1 50
*  We feel buyers will o5 L 5

come back when

mortgage rates fall

R e e L L e L e e 8
to 6.50% or less. 010203 04 0506 070809 1011121314 151617 18 19 20 21 2223 24 25

Source: University of Michigan 19
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Retail Sales Posted Solid Gains This Past Year CRESCENT

" After a slow start, Retail Sales Ex-Food, Autos, Gas & Building Materials

consumer . "Control Group" Retail Sales
spending picked 16% 16%
up In March, as 14% + =—Year-over-Year Percent Change: Apr @ 4.9% + 149%
ggr:rs]:iinee:sa:g?hed 12% + - 3-Month Annualized Rate: Apr @ 4.5% 1+ 120
purchases ahead of 10% 7 T 10%
tariffs. 8% 1 + 8%
* Sales of light o7 W AT %
vehicles and i T 4%
electronics saw the 2% + \ W + 2%
largest gains. 0% 0%
 Spending for other eh T T e
discretionary items “#h T T -4%
slowed and -6% T T -6%
remained soft in 8% + 1 g
April. -10% 1+ + -10%
I e B e O R LN s s Bl (RS hss s R h il .
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Source: Census Bureau 20



Furniture Store Sales Have Rebounded Off Last Year's Lows 4!: CRESCENT
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* Furniture stores Furnit St Sal
enjoyed a rebound urniture _ores ales
3-Month Moving Average

in sales in Q4 and 25% 25%
Q1 of this year. —Year-over-Year Percent Change: Apr @ 7.7%
20% T -~ 3-Month Annual Rate: Apr @ 2.3% T 20%

* Sales have slowed
more recently,
despite a rush to 10% - + 10%

beat price hikes oy A‘W ‘/V,jy "\\ NJ 1 5%
ahead of tariffs. \ mf/A’\" | r\f Y\JN{ [

. 0% 0%

e Spring home
buying has been -5% + -5%
unusually slow.

15% -+ + 15%

-10% + + -10%
* Renovations are 159 1| 1 150
holding up well, -
however, driven by 20% T T =28
record home 2505 | + -25%
equity and the lock
in effect. B L o I s e e B B o e o w13 L
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Source: Census Bureau 21



Lower Gasoline Prices Are Supporting Spending Elsewhere

Lower prices have
reduced spending
at gasoline by
3.5% this past
year.

Falling prices also
likely weighed on
spending at
electronics stores,
which saw a jump
in sales and prices
in March and April.

Furniture sales had
strengthened
earlier of weak
year-to-year
comps.

Source: Census Bureau

Retail Sales by Category

Year-to-Date, Year-to-Year Change

Health & Personal Svs
Furniture & Home Furnishings
Misc. Store Retailers
Nonstore Retailers

Motor Vehicles & Parts

Core Retail Sales
Restaurants & Bars

Total Retail Sales

Clothing

Food & Beverage

General Merchandise
Building Materials

Sporting Goods, Rec & Hobby
Electionics Stores

Gasoline Stations

A

6.5%
6.2%
6.2%

6.1%
YTD April 2025
5.9%
4.9%

4.6%

-1.9%
-3.5%

-9%

-4% 1% 6%

11%
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Manufacturing Is Showing A Bit of Life in Early 2025 CRESCENT
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* Manufacturing

Activity is showing Manufacturing Output vs ISM-Mfg Survey

IP Manufacturing on Left, ISM Mfg on Right

some slight .03 1 R RS St it Ry i Moot Siviealebs i S 100
'mprovement 16% —Manufacturing Production Yr/Yr: Mar @ 1.1% 90
. L Il
e  Manufacturers saw —ISM Manufacturing: Mar @ 49.0
. 0 il [y
a surge in orders 12% A
ahead of tariffs. St | w5
Commercial aircraft
assemblies have 4% 1 60
also risen, as have
motor vehicle 0% o sl
sales. . il o
* New prders are . L =5
growing modestly
but consumers -12% 1 20
remain stretched,
and tariffs are ~16% T 10
bOOStm,g S20% +————+—— T e e 1 0
uncertainty. 02 04 06 08 10 12 14 16 18 20 22 24

Source: Federal Reserve Board 23



Long-Term Rates Have Likely Returned to a More Typical Range
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* Secular Stagnation
weighed on growth
and interest rates
following the Global
Financial Crisis.

* Long-term interest
rates have generally
remained well below
their long-term norms.

* The U.S. and global
economies were
showing signs of
shaking Secular
Stagnation prior to the
tariff standoff.

* Concerns about the
U.S. leadership, trade
relationships, and
fiscal and monetary
policies are pressuring
long rates.

South: Federal Reserve Board

18%

15%

12%

9%

6%

3%

0%

10-Year Treasury
Yield, Key Events at Peaks

= 10-Year Treasury Yield: May @ 4.51%

-~ =Avg. 1960-Present: @ 5.84%

Penn Square — =Avg. 1990-Present: @ 4.26%

Continental Illinois
Iran/0il Shock 11

Stock Market Crash

S&L Crisis

Gulf War

Orange County
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Vietnam

OPEC
Asian Fin Crisis

Tech Bubble
N e o el il o L e e e M Y LA - R - - - - - -
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The Era of Ultra-Low Interest Rates Has Likely Ended CRESCENT
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* Trump’s aggressive . E
trade policies have Nominal GDP vs 10-Year Treasury

roiled financial GDP Year-over-Year Percent Change, 10-Yr Treas Qtly Avg

markets and 14% L
ger')%m;”;?s;?:pr"s“ of . o5 —Nominal GDP 4-Qtr Mov Avg: Q1 @ 5.1% | -
—10-Yr Treasury Yield: Q1 @ 4.45%
* Uncertainty 10% 1 10%
surrounding US.
leadership, along with 8% L g
fls?_al an;‘:l Irlnonetar_y
olicy challenges, is
Butti%g down\?vard 5% 1 T &%
pressure on the dollar.
4% + + 4%
* Rising capital inflows
into emerging 2% + T 2%
markets are
increasing 0% 0%
competition for
investment, putting 2% + + 2%
upward pressure on
U.S. interest rates. L R L S S S L1

80 85 90 95 00 05 10 15 20 25

Source: Federal Reserve Board, Bureau of Economic Analysis and Piedmont Crescent Capital 25
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Higher Mortgage Rates And Cold Weather Weighed on Sales 4!: CRESCENT
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* Home sales Existing Single-Family Home Sales

continue to bounce - . .
. SAAR - In Millions on Left; Pending Sales Index on Right
around in response 5.0 2 150.0

to swmgs in the —SF Existing Home Sales: Apr @ 3.6M
weather and —Pending Sales Index: Apr 71.3, down 2.5% Yr/Yr T 140.0
mortgage rates. ? PP >

6.0 + + 130.0

* Pending sales rose d 1900
off an all-time low J '
in February but 50 L ‘ I \ 1 110.0
remain weak and AW
are running well * ‘ \ T 100.0
below sales. |

4.0 - \ +90.0
, i )

* Inventories of | | s0.0
existing homes are '
rising, although 3.0 + 70.0
much of the
growth is in a + 60.0
handful of markets,
namelv in Florida 2.0 -t i s o o NI ol o gt et o g el oo e s peal. B0
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Affordability Deteriorated Quickly Following the Pandemic
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= Housing affordability
remains stretched.
P&I payments were
24.2% of median
family income in
December. The norm
is around 19%.

= At $2,113/Month,
principal and interest
payments now
account for about the
same share they did at
the peak of the
housing bubble.

= Low affordability is
keeping prospective
buyers in the rental
market.

Source: National Association of Realtors
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Affordability Concerns Continue to Weigh on Home Sales

A
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Higher prices, rising interest rates, and limited inventory weighed on home sales this past year. Builders
helped offset the lack of existing homes, but new home sales have recently slowed, boosting inventories and
slowing new development. Prices are softening in parts of the country—especially in Florida. Sales appear to

have bottomed and purchase applications have risen as buyers are getting used to 7% mortgage rates.
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Home Sales vs Mortgage Applications
Millions, Index 1990=100; Seasonally Adjusted

muNew Home Sales: Apr @ 0.7M (Right Axis)
mmExisting Home Sales: Apr @ 4.0M (Right Axis)
—Mortgage Applications: Jun @ 155.0 (Left Axis)
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The Affordability Migration Has Slowed High End Sales ARG
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* The post-pandemic

period set off an New Home Sales

% of Homes Sold by Price, 12-Month Moving Average

epic arbitrage 80 80

opportunity for —uUnder $300K  —$300k to $499k

homeowners. —$500k to $799k  —$800k + 70
e The migration to + 60

lower cost suburbs

and lower cost T

metro areas, led to

a surge in home 4

sales above 500K .
* Lower priced

markets in the + 20

South are still

seeing strong in- 1

migration.

0 S = ey | 0

== e I — I’\“I s o = = = —— I"\II‘I
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Source: Census Bureau 29



The Affordability Migration Boosted Home Building the South & CRESCENT
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* Migration out of ) .
higgh costs housing Housing Starts by Region

markets in the 12-Month Moving Average in Thousands

1,100 1,100
Northeast and West —South: Apr @ 737K

drove .housmg West: Apr @ 308K
starts in the South 950 T __midwest: Apr @ 187K 1 950

and parts of the —Northeast: Apr @ 123K
West and Midwest.

* Much of this
construction was for 650
high-end homes,
reflecting and influx
of equity rich =g
buyers.

800 T 800

+ 650
-+ 500

350 + 350

e Migration has
slowed more
recently, although 200
the Carolinas are
seeing a larger
influx of Floridians.

-+ 200

50

T 50
9 21 23 2

L i i
T T

31517 1

L L L
T T T
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The Lack of Affordability is Boosting Built for Rent SF Construction 4!: CRESCENT
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* Builders are Single-Family Homes Built for Rent

increasingl
. 9 y Share of Single Family Starts and Quarterly Starts, In Thousands
mcorporatlng a 10% 30

build for rent
segment which . EmBuilt for Rent: Q4 @ 15.0 (Right Axis)
b

€lps smoo =—Built for Rent Share 4-Qtr Mov Avg: Q4 @ 8.1 (Left Axis) - 25
hel th ) y
production 8% T
schedules and I
achieve economies - 20
of scale. 6%

* Build to rent i - 15
accounts for an
even larger share
of single-family I " 10

housing starts in VN

the South — which 2% - ‘,
is by far the >
nation’s largest “ ‘ |

new home market. 0% AL | | ] .

1 I 1 1 1 !

0102030405060708091011121314151617 18 19 20 21 22 23 24
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* Home Prices have

b .. Median Single-Family Existing Home Price
een rising more

Year-over-Year Percentage Change

modestly this pas 30% 30%
year and are 25% + 25%
essentlglly. keeping - |
pace with income
0 4 )
growth. 15% 15%
. . 10% T 10%
* Prices have risen - -
. (] T (
the most in the
fastest growing oL s
parts of the South -5% + -5%
and MOU ntain -10% —6-Month Moving Average: Apr @ 4.3% L -10%
West. 15% N Median Price Change: Apr @ 1.7% L 159
. . . —Freddie Mac Home Price Index: Apr @ 2.6%
* Prices are €asing In -20% T + -20%
h df I f Median Single-Family Sale Price: Apr @ $418,000
a nNandrul o SO =L ) ) . w. T ~25%
mal’kets. ——Case Shiller National Home Price Index: Mar @ 0.7%
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04 0506 07 08 09 10 11 12 13 14 1516 17 18 19 20 21 22 23 24 25
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e The combination of

, e Residential Investment
restrained existing

home sales, the $1.200 * Billions
apartment boom mOther: Q1 @ 23.2, up 15.1%
and the rise in B Brokers' Commissions: Q1 @ $181.7, up 0.8%
built-to-rent single_ $1,000 +  MNew Construction: Q1 @ $554.3, down 3.1%
fam”y homes’ is BImprovements: Q1 @ $431.0, up 11.3%
driving residential
construction. $800 1

* Commissions are
being restrained by $600 T
the lack of existing

home sales but
bolstered by single
family rentals.

$400

* Lower mortgage $200

rates should
bolster housing 50

this spring. 01020304 050607080910111213 14151617 18 1920 21 22 23 24 25

Source: Bureau of Economic Analysis 33



Remodeling Activity Picked Up At Yearend éx: CRESCENT
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* Remodeling

activity picked up NAHB/Westlake Royal Remodeling Market Index

50 Indicates Equal Numbers Report Actviity is Good or Poor

at year end, with a 100 100
rise in both large i
and smaller - L an
projects.
* Home prices and 80 .
consumer finances '
are the biggest 70 - 70
short-term drivers '
of remodeling 60 - 60
outlays and remain
largely positive. 50 - 50
¢ OQutdoor living 40 B NAHB Westlake RMI: Q1 @ 63 .
SpaceS remain — Current Conditions: Q1 @ 71
eXtremer pOPUIar 30 —Future Indicators: Q1 @ 55 - 30
and are a refuge
from being
20 20

plugged in all day.

Source: NAHB Westlake/Royal Remodeling Index 34



Commercial Real Estate Is Holding Up Better Than Expected 4!: CRESCENT
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Commercial Real Estate appears to have weathered the worst from the shift to remote work and higher
interest rates. Most markets are seeing a substantial return to the office, although work arrangements
remain flexible. Property prices are beginning to rebound off last year’'s low but may run into some
resistance as the Fed slows its easing and long-term interest rates rise back to a more “normal” range.
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12% +
10% +
8% +
6% |
4% +

2% T

0%

Vacancy Rates
Percent

—Office Vacancy Rate: Q1 @ 13.9%

——Apartment Vacancy Rate: Q1 @ 8.1%
—Industrial Vacancy Rate: Q1 @ 6.9%
—Retail Vacancy Rate: Q1 @ 4.2%
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Source: CoStar, NCREIF, Piedmont Crescent Capital

14%

T 12%

T 10%

T 8%

T 6%

T 4%

T 2%

0%

50%

40% T

30%

20% —+

10% +

0%

-10%

-20% +

-30% -

Commercial Property Price Index

Year-over-Year Percent Change, by Sector

50%
—Retail: Q4 @ +5.3% |
Industrial: Q4 @ +2.6% - 40%
— . 0,
Apartments: Q4 @ +1.4% L 30%
—Office: Q4 @ -7.2%
- 20%
L 10%
L 0%
- -10%
- -20%
-30%
05 06 07 08 09 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24
35



Immigration Boosted Population Growth the Past Two Years 4!: CRESCENT
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* California, New
York and New
Jersey saw gains in
population this

State Population Growth
July 1, 2023 to July 1, 2024

past year, thanks Texas 562,941
to a surge in corcs | -
immigration, which ol _ S5
has now slowed.
North Carolina _ 164,835
* Nearly every state vewvork [ || I 2=
sa'W a' jump in net New Jersey _ 121,209
immigration, with _
Georgia _ 116,446
gateway states
leading the way. wizons | 10557
. Washington _ 100,860
* Natural increase N ===
also turned slightly
positive this past remese: | oo
year and likely vigiia ([ 755+ | . | | |
improved further 0 100,000 200,000 300,000 400,000 500,000 600,000
this year.

Source: Census Bureau 36
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The Affordability Migration Shifted This Past Year ARG

* The affordability

and lifestyle

migration from the Net Domestic Migration

Northeast, West Net Inflow from Other State July 1, 2023 to July 1, 2024

Coast and greater

Chicago moderated ., p=

this past year, as
offices more fully
reo pened . South Carolina

North Carolina 82,288

68,043

Florida

64,017

* Texas still receives
the bulk of net —
migration from
other states.

48,476

Arizona 34,902

Alabama 26,028

e The Carolinas have
seen an influx of oeoree
Floridians pushed Nevada
out by higher costs.
The juice was not
worth the squeeze.

25,321

16,853

Idaho

16,383

10,000 20,000 30,000 40,000 50,000 60,000 70,000 80,000 90,000 100,000

o

Source: Census Bureau 37



Sunbelt MSAs
account for the
bulk of major
metro areas
population growth.

Texas and Florida
continue to lead
the list, although
many metros in
these states have
lost momentum.

North Carolina is
the only other
state with 2 metro
areas in the top 25
gainers.

Source: Census Bureau

Texas & Florida Dominate the List of Fastest Growing MSAs 4! ::

MSA Population Growth - Top 25 Gainers

2020 to 2024 Change in 000s
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Dallas Fort Worth

705.8

Houston

phoeni N 3¢
Miami-Ft Lauderdale- West Palm Beach _ 319.6
adanta [ 03
austin - [ NN - :
ortando | 5.
Tampa-St Petersburg _ 249.3
Charlotte _ 223.2
San Antonio _ 204.6
Washington D.C. _ 157.9
Jacksonville | NEEEE 1547
Raleigh-Cary | NN 1::0
Riverside-Ontario, CA || G0 1425
Nashville — 136.1
Las Vegas _ 132.4
Lakeland, FL _ 127.8
seattle | NG 1257
North Port-Sarasota-Brandenton || | I 1012

645.9

Cape Coral-Fort Myers _ 100.1
f L L I I E e
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Economic Outlook

US Economic and Financial Outlook

(% change on previous period, annualized, except where noted)

2024 2025 2026 2023 2024 2025 2026 2027
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 o7} Actual Actual Forecast Forecast Forecast
Output
Real GDP 1.6 3.0 3.1 2.5 (0.2) 3.8 1.2 1.6 1.9 23 2.6 2.5 2.9 2.8 23 1.8 24
Final Sales to Domestic Private Purchasers 2.9 2.7 3.4 2.9 25 1.9 1.2 2.2 3.1 2.7 2.6 2.7 2.5 3.0 2.8 24 2.6
Consumer Spending 1.9 2.8 3.7 4.0 1.8 34 21 1.8 1.8 2.1 2.3 2.5 2.5 2.8 3.2 2.0 24
Nonresidential Fixed Investment 4.5 3.9 4.0 (2.9) 10.3 (1.0) (0.6) 3.6 6.0 43 3.5 3.4 4.9 3.5 2.6 3.3 3.4
Light Vehicle Sales 15.5 15.6 15.6 16.5 16.4 15.8 15.5 15.9 16.0 16.2 16.4 16.5 15.5 15.8 15.9 16.3 16.6
Industrial Production, Manufacturing (Yr/Yr) (0.9) 1.4 (0.7) (1.4) 1.0 1.1 1.2 2.3 2.4 2.6 2.8 2.8 (0.4) (0.4) 1.4 2.7 2.8
Unemployment Rate (Qtrly Avg) 3.8 4.0 4.2 4.1 4.1 4.2 4.4 4.5 45 4.5 4.4 43 3.6 4.0 43 4.4 4.2
Housing Market
Housing Starts (Units, thous) 1,415 1,343 1,338 1,387 1,396 1,360 1,340 1,320 1,340 1,370 1,380 1,400 1,421 1,368 1,350 1,375 1,450
New Home Sales 677 685 707 671 662 690 680 670 680 700 720 730 666 684 676 710 760
Existing Home Sales 4,143 4,023 3,937 4,163 4,127 3,980 4,050 4,100 4,120 4,140 4,160 4,180 4,090 4,060 4,064 4,150 4,280
S&P/Case-Shiller Natl Home Prices (vr/¥r % Change) 6.4 6.0 4.4 3.7 3.8 3.6 3.5 3.4 3.5 3.6 3.7 3.8 2.5 5.1 3.7 3.7 3.8
Inflation (Year-to-Year % Change)
Consumer Price Index (CPI) 3.2 3.2 2.7 2.7 2.7 24 2.8 3.0 2.9 2.8 2.7 2.6 4.1 3.0 2.7 2.8 24
Core CPI 3.8 34 3.3 3.3 3.1 2.8 3.0 3.1 3.1 3.0 2.7 2.6 4.8 3.4 3.0 2.9 2.3
Personal Consumption Deflator 2.7 2.6 2.3 2.5 25 2.2 2.5 2.8 29 2.8 2.7 2.6 3.2 2.8 25 2.8 2.3
Core PCE Deflator 3.0 2.7 2.7 2.8 2.8 2.6 2.9 3.0 31 3.0 2.7 2.6 4.1 2.8 2.8 2.9 2.3
Employment Cost Index 4.2 4.0 3.8 3.8 3.6 3.7 3.6 3.7 3.8 3.7 3.6 3.7 4.5 3.9 3.6 3.7 3.8
Interest Rates (Quarter End and Ann Avg)
Fed Funds Target Range 5.25-5.50 5.25-5.50 4.75-5.00 4.25-4.50 4.25-4.5 4.25-4.5 4-4.25 3.75-4.00 3.5-3.75 3.5-3.75 3.5-3.75 3.5-3.75 5.02 5.14 3.90 3.69 4.00
10-Year Treasury Note 4.21 4.33 3.81 4.58 4.23 4.50 4.60 4.70 4.80 4.90 4.90 4.90 3.96 4.21 4.51 4.88 4.95
Conventional Mortgage Rate (Freddie Mac) 6.79 6.86 6.08 6.85 6.65 6.90 6.90 6.90 6.90 7.00 7.00 7.00 6.81 6.72 6.84 6.98 6.95

Piedmont Crescent Capital - June 10, 2025

39



PIEDMONT

Disclaimer CRESCENT
CAPITAL

This publication has been prepared for informational purposes only and is not intended as a recommendation
offer or solicitation with respect to the purchase or sale of any security or other financial product nor does it
constitute investment advice.

For more information, please check out our web site and Please follow us on LinkedIn
subscribe to receive our reports. www.linkedin.com/in/mark-vitner
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