
U.S. HOUSING MARKET MOVING 
DEEPER INTO BUY TERRITORY
The latest national index 
produced by Florida Atlantic 
University and Florida Inter-
national University faculty 
indicates the United States 
housing market as a whole 
is moving deeper into buy territory, suggesting that, on average, 
residential housing markets around the country are sound.  

Based on numbers from the end of the first quarter, the latest 
Beracha, Hardin & Johnson Buy vs. Rent (BH&J) Index comes on 
the heels of the latest S&P/Case-Shiller Home Price Index, which 
found home prices nationally climbed 5.4% since March 2015.

“This appears to be driven by a steady but strengthening job market, 
rising rents relative to rising ownership costs and recent slower 
growth in traditional financial portfolios consisting of stocks and 
bonds,” said Ken Johnson, Ph.D., a real estate economist who is one 
of the index’s authors and an associate dean of graduate programs 
and professor in FAU’s College of Business. 

The BH&J Index measures the relationship between purchasing 
property and building wealth through a buildup in equity versus 
renting a comparable property and investing in a portfolio of 
stocks and bonds. It examines the entire housing market in the 
United States and isolates the markets of 23 major cities.

In terms of wealth creation, the U.S. housing market has swung 
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marginally more in favor of home ownership over renting a 
comparable property and investing monthly rent savings in a 
portfolio of stocks and bonds. Overall, 16 of the 23 metropolitan 
markets investigated moved in the direction of buy territory.

The metro areas of Boston, Chicago, Cincinnati, Cleveland, Detroit, 
Milwaukee, Minneapolis, New York, Philadelphia and St. Louis 
remain solidly in buy territory.

“These cities should have room for price growth without much 
worry of overheating,” said Eli Beracha, Ph.D., co-author of the index 
and assistant professor in the T&S Hollo School of Real Estate at FIU. 
“This is especially true for Chicago, Cincinnati, Cleveland and Detroit.”

Cities such as Honolulu, Kansas City, Los Angeles, Miami, Pittsburgh, 
Portland, San Diego, San Francisco and Seattle are hovering around 
what the index’s authors refer to as the “indifference point” between 
buying versus renting. In almost all of these metro markets, the 
BH&J Index score for the quarter moved in the direction of ownership.



Second Quarter 2016 Update

“This movement suggests that most consumers in these markets 
appear to have learned from the real estate crash and now understand 
that residential property prices can get too high,” Beracha said. 
“This is a good sign for future housing price stability in these markets.”

Meanwhile, two hot housing markets, Dallas and Denver, continued 
to move deeper into rent territory but at a slower rate than previous 
quarters. 

“Strong economic support within these two markets should make 
for a soft landing in terms of slowing property price growth, 
increased marketing time for properties and lower probabilities 
that sellers will actually transact and close during a given marketing 
effort of their property,” Johnson said.

One particular market, Houston, continues to cause concern. Houston 
was already deep into rent territory, and its recent BH&J score 
plummeted significantly toward buy territory—a scenario that has 
foreshadowed noticeable property price declines in the past.

“A perfect storm seems to be developing in Houston,” Johnson 
said. “I expect a lot of folks in Houston to be on the safe side and 
opt for renting over ownership.”

WHERE AMERICANS ARE MOVING 
RIGHT NOW
Why do people get the overwhelming urge to move in the summer? 
It’s one of those eternal questions, right up there with “Can love 
really last a lifetime?” and “Why does the Trader Joe’s line I’m in 
always move the slowest?” Maybe the warm weather wanderlust 
happens because your kids are off from school, or you graduated 
from college, or perhaps you just got married. Or maybe it’s just 
because it’s warm.

For whatever reason, summer is the prime time of year when 
Americans pull up roots—and find new places to plant them.

And this moving season is shaping up as one of the busiest in 
memory. As the economy continues to improve, job markets are 
opening wide, the sun is shining on folks’ financial prospects, and 
people are on the move.

But where are they going, exactly? What are the hot spots drawing 
planes, trains, and automobiles full of new residents? And likewise, 
where are they leaving in droves? 

Take a look at the most common long-distance (farther than 100 
miles) migration paths among the 50 largest metropolitan areas 
based on the volume of people getting a move on:
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It‘s hard not to notice the exodus from New York. The New York 
metro area has the most escapees—but then again, it’s the 
country’s biggest city. So we adjusted for city size and based 
our calculation on the ratio of inbound to outbound moves to 
come up with the most desirable cities—where more people 
are moving in than moving out.

So here are the cities that people are flocking to:

 

 

 

 

 

What do these metros have in common? Affordable housing 
and strong job markets, mostly. Some of these places are just 
beginning to join the ranks of the housing market’s elite class.

For example, we first noticed dark horse Raleigh, NC, back in 
March when it popped up on our monthly hottest markets report, 
and then kept its spot in April. It turns out that Raleigh has one 
of the best job markets in both hiring opportunities and job 
satisfaction rate, according to Glassdoor.com.

Florida is clearly the top state for new moves, and not just for 
the blue-haired set. Three central Florida cities make the cut, largely 
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due to unusually strong job creation. Another factor: housing 
prices haven’t fully recovered from the crash yet, so there are 
plenty of deals to be had. Plus, the state has no income tax.

Not all is rainbows and unicorns, however. A decline in foreign 
buyers is causing inventory to balloon in southern Florida. But, 
of course, this has a positive side, too, because it means “there’s 
actually inventory to buy and prices are not rising rapidly as a 
result of growth in inventory,” says Jonathan Smoke, our chief 
economist.

And then there’s the Lone Star State. The San Antonio metro area, 
home to the Alamo and the NBA’s Spurs, was one of the fastest-
growing major U.S. metros in 2015, with 2.2 percent population 
growth, according to the Census Bureau. About 80 miles away, 
Austin—the city competing with San Antonio for the hallowed 
title of “Birthplace of the Breakfast Taco”—is officially home to 
2 million people, according to Census data. That’s about eight 
times its population a half-century ago when IBM opened a 
facility that set the stage for the tech boom.

Austin now counts Apple, Google, Facebook, Intel, and Samsung 
among its top employers. But those who want to keep Austin 
weird have no need to despair: Hipsters, indie music, turtle racing, 
and a famous tower of junk still co-exist in harmony.

Then there are the big losers—and they are big. America’s largest 
cities are losing armies of residents, and there just aren’t enough 
people moving in to compensate. Take a look:

Leaving New York, rather than moving to it, has established itself 
as a solid trend—getting away from the harsh winters, harsher 
summers, high taxes, exorbitant cost of living, and bad-tempered 
hot dog vendors. (And also the excitement, the glamour, the 
beautiful people, and the city that never, ever sleeps.) On the 
West Coast, where a San Francisco shack is going for $1.38 

million, soaring home prices are pushing locals out and scaring 
away potential new ones.

Where are they going? As you can see in the map above, New 
Yorkers are mostly moving to Florida. San Franciscans opt for 
cheaper cities away from the coast (but not outside California), 
and Angelenos head to Las Vegas. And everyone is moving to 
Texas! Must be the breakfast tacos.

Of course, what you need in a hometown varies at different 
stages of your life. A bedroom community in Arizona may represent 
perfection for baby boomers, but soul-crushing boredom for 
millennials. To find out where the up-and-coming generation 
is setting its sights, we sliced and diced our own cross-metro 
search data by age group.

Worth calling out: Oklahoma City. More and more young, edu-
cated 25-to-34-year-olds choosing between the opportunities 
and excitement of city life and the affordability and warmth of 
a small town seem to be finding this growing city in the Great 
Plains to be the perfect compromise. WalletHub declared it the 
seventh best city to start a career. 

Our 60-second Market Videos, produced from the latest MLS 
data, deliver clear and accurate real estate activity and price 
trends. Click here to get a true market snapshot of your area. 

http://www.bhhsnw.com/housing-report-video.aspx
http://www.bhhsnw.com/housing-report-video.aspx
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HOUSING RECOVERY CONTINUES 
DESPITE AFFORDABILITY OBSTACLES

The national housing market has now regained enough 
momentum to provide an engine of growth for the U.S. economy, 
according to the latest The State of the Nation’s Housing report 
by the Joint Center for Housing Studies. Robust rental demand 
continues to drive the housing expansion, and sales, prices, and 
new construction of single-family homes are on the rise. Even 
more important, income growth has picked up, particularly among 
the huge millennial population that is poised to form millions 
of new households over the coming decade. At the same time, 
however, several obstacles continue to hamper the housing 
recovery—in particular, the lingering pressures on homeownership, 
the eroding affordability of rental housing, and the growing 
concentration of poverty.

The national homeownership rate has been on an unprecedented 
10-year downtrend, sliding to just 63.7% in 2015. “Tight 
mortgage credit, the decade-long falloff in incomes that is only 
now ending, and a limited supply of homes for sale are all keeping 
households—especially first-time buyers—on the sidelines,” 
says Chris Herbert, managing director of Harvard’s Joint Center for 
Housing Studies. “And even though a rebound in home prices has 
helped to reduce the number of underwater owners, the large 
backlog of foreclosures is still a serious drag on homeownership.”

As these lingering effects of the housing crash fade, homeownership 
may regain some lost ground, but how soon and how much are 
open to question. Moreover, the report finds that income inequality 
increased over the past decade, with households earning un-
der $25,000 accounting for nearly 45% of the net growth in U.S. 
households in 2005–2015. As Herbert sums it up, “The question 
is not so much whether families will want to buy homes in the 
future, but whether they will be able to do so.”

Mirroring the persistent weakness on the owner-occupied side 
is the equally long surge in rental housing demand, with increases 
across all age groups, income levels, and household types. With 
vacancy rates down sharply and rents climbing, multifamily 
construction is booming across the country. But with strong 
growth among high-income renters, so far most of this new 
housing is intended for the upper end of the market, with rents 
well out of reach of the typical renter making $35,000 a year. 
Because of the widening gap between market-rate rents and 
the amounts many households can afford at the 30-percent-of-
income standard, the number of cost-burdened renters hit 21.3 
million in 2014. Even worse, 11.4 million of these households 
paid more than half their incomes for housing, a record high. The 
report finds that rent burdens are increasingly common among 
moderate-income households, especially in the nation’s 10 
highest-cost housing markets, where three-quarters of renters 
earning $30,000–45,000 and half of those earning $45,000–
75,000 paid at least 30% of their incomes for housing in 2014.

Cost burdens are nearly universal among the nation’s lowest 
income households. Federal assistance reaches only a quarter of 
those who qualify, leaving nearly 14 million households to find 
housing in the private market where low-cost units are increasingly 
scarce. Low-income households with cost burdens face higher 
rates of housing instability, more often settle for poor-quality 
housing, and have to sacrifice other needs—including basic 
nutrition, health, and safety—to pay for their housing. These 
conditions have serious long-term consequences, particularly 
for children’s future achievement. “And compounding these 
challenges,” adds Daniel McCue, a senior research associate at 
the Joint Center, “residential segregation by income has increased. 
Between 2000 and 2014, the number of people living in 
neighborhoods of concentrated poverty more than doubled to 
13.7 million.”

The report notes that a lack of a strong federal response to the 
affordability crisis has left state and local governments struggling 
to expand rental assistance and promote construction of affordable 
housing in areas with access to better educational and employment 
opportunities through inclusionary zoning and other resources.

“These efforts are falling far short of need,” says Herbert. “Pol-
icymakers at all levels of government need to take stock of what 
can and should be done to expand access to good-quality, 
affordable housing that is so central to the current well-being 
and potential contribution of each and every individual.” 
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CONSUMER SPENDING JUMPS THE 
MOST IN NEARLY SEVEN YEARS

Consumers pulled their wallets out of winter hibernation in 
April, increasing their spending at the fastest pace in nearly 
seven years in a sign that the economy is growing solidly again 
this spring.

Personal consumption expenditures grew by 1% after being 
flat in March and posting small gains the previous two months, 
the Commerce Department said Tuesday.

A jump in purchases of motor vehicles and long-lasting durable 
goods helped fuel the rise.

The last time consumer spending increased at a faster pace was 
in August 2009, just after the official end of the Great Recession.

Consumers started the year’s second quarter “with a bang,” says 
Stuart Hoffman, chief economist at PNC Financial Services.

“Consumer spending will continue to lead economic growth 
in 2016, as more jobs and rising wages give households more 
money to spend,” he says.

Another solid month of income growth was a key to the boost 
in spending. Consumers had more money in their pockets and 
regained confidence after financial markets rebounded following 
steep declines at the start of the year.

Personal income in-
creased 0.4% in April, 
the third such gain in 
four months, reports 
the Commerce De-
partment.

Instead of saving the 
extra income, as they 
had earlier this year, consumers spent it in April. The percentage 

of disposable income saved dropped sharply to 5.4% from 5.9% 
the previous month.

The last time the savings rate was lower was in December.

“For all the concern about income inequality and stagnant 
wages, the economy overall is generating a lot of income for 
people,” says Chris Rupkey, chief financial economist at Union 
Bank in New York. “And they are spending it.”

The increased spending led 
to a rise in inflation. The price 
index for personal consump-
tion expenditures increased 
0.3% in April after a 0.1% 
gain the previous month.

For the 12 months ended April 30, prices increased 1.1%. That 
was the highest 12-month pace since January.

Federal Reserve policymakers want annual inflation to be 2%. 
Signs that inflation is moving toward that target, along with 
other data showing an improving economy, make it more likely 
Fed officials will nudge up a key interest rate this month.

Analysts have forecast that economic growth would rebound 
this spring after a weak winter.

On Friday, the Commerce Department said the economy grew 
at a 0.8% annual rate in the first quarter. While that was an im-
provement over an earlier estimate of 0.5%, the pace still was 
well below the economy’s potential.

Growth is expected to rebound to nearly 3% in the second 
quarter. Tuesday’s consumer spending figures for April showed 
that the quarter got off to a strong start.

“Net, net, consumers picked up the pace in April so you know 
the entire economy cannot be too far behind,” Rupkey says.

Good to know.®

Toll free 800-547-1982  |  9600 SW Barnes Road, #100
Portland, Oregon 97225  |  www.bhhsnw.com

Bert Waugh, Jr., Chairman
Founder, Transitional Youth

http://www.bhhsnw.com
http://www.transitionalyouth.org/about-us/founders-message/
http://pnwrealestateblog.com/this-week-in-real-estate-august-8-2016/
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For all your homeownership needs, 
call HomeServices at 877-849-8898. 

I’m pleased to present 
this valuable offer!

JOIN US!

My company, Berkshire Hathaway HomeServices Northwest Real Estate, 
has teamed up with Floor Coverings International to offer Oregon and 
Washington homeowners specialty flooring services, guaranteed. 

© 2016 BHH A�  liates, LLC. An independently operated subsidiary of HomeServices of America, Inc., a Berkshire Hathaway a�  liate, and a franchisee of BHH A�  liates, LLC. Berkshire Hathaway HomeServices and the Berkshire Hathaway HomeServices symbol are registered service marks of HomeServices of America, Inc.® 

www.TransitionalYouth.org

Monday, September 26, 2016
Shotgun Start  •  1:30 PM 

Scramble Format
(Registration opens at 12:00 PM)

$120 registration fee includes:
Green fees  •  Practice balls  •  BBQ Dinner  •  Prizes

Register a foursome for only $425!
Visit www.ReserveGolf.com for directions 

and course information.

The Reserve Vineyards and Golf Club 
North Course 

4805 SW 229th Avenue, Aloha, OR 97007

Get a hole-in-one and win a $25,000 cash prize!
Plus additional prizes for hole-in-one’s on 

3-par holes.

To register, please email Shanta Adams 
at sadams@transitionalyouth.org

Help at-risk and homeless youth by 
joining us for a great day of golf!

2 5 T H A N N I V E R S A R Y  
Hotel Eastlund  |  Transitional Youth 

Charity Golf Tournament

10% off flooring
We sell and install hardwood, carpet, laminate, 

tile, vinyl, and other specialty flooring.

Mention this offer when making an appointment.
Call (360)571-5731 or email ttabor@fcivancouver.com 

vancouver.floorcoveringsinternational.com

Service Areas:  Portland, Gresham, Lake Oswego, Vancouver.

* Travel fee may apply for the following Service Areas: Battle 

Ground, Sandy, Canby, and Hillsboro, Newberg, McMinnville.

Expires: 9/1/2016

http://digital.bhhsnw.com/i/636585-newsletter-vol2-number1
http://www.transitionalyouth.org
http://www.reservegolf.com
vancouver.floorcoveringsinternational.com

