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Will The US Residential Construction 
Recession be Delayed or Denied?
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Let’s Revisit What I Said Last Year: March 2023 
Forecast vs Actual
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2023 Forecast 2023 Actual

30-Year Mortgage Rate 6.4% 6.8%

Housing Starts, 1,000,000 Units 1.32 1.41

Single-family Share 64% 67%

North American Lumber Consumption, MBF 56.43 58.42

Western SPF Lumber Price, $US/MBF $392 $389

• US will see a recession in mid-2023, but it will be mild

• Inflation will fall sharply

• US households are in good shape which should bolster the economy

• Strong US households, extensive pent-up demand and demographic tailwinds will 

bolster residential construction

• British Columbia production will fall and US Southern production will not rise as quickly 

as capacity expansion indicates

• Exports will remain weak and imports strong.
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Outline: Main Topics
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• Overall Economy

• Inflation

• End Use Markets

• Residential Construction

• Industrial Production 

•  Trade

• Exports−China

• Imports−Europe

• Supply

• Regional Supply

• PricePulse
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Our Base Case Forecast No Longer Shows a Recession
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Recession History

Inflation Rose To Its Highest Level In Decades
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The Recent Fed Rate Increases Were Fast and Furious
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There is a Strong Case that the Inflation Dragon 
Has Been Slayed
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US Household Balance Sheets Are In Great Shape
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US Households Are Still Sitting on $200B of Excess Savings
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Effective Rate on Mortage Debt Outstanding: 2023Q3 = 3.74%

Higher Mortgage Rates Are Not Affecting Most 
Households
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US Home Construction Has Not Kept Pace With 
Population Growth

Poland Austria Finland Germany France Holland Canada UK Sweden N. Zealand USA

Pop change -0.9% 12.2% 8.1% 1.6% 13.0% 12.9% 30.5% 15.6% 17.4% 38.7% 24.4%

Home change 30.7% 36.1% 31.6% 19.1% 30.4% 26.2% 41.5% 21.4% 19.0% 40.0% 24.0%

Diff 31.6% 23.9% 23.5% 17.4% 17.4% 13.3% 11.0% 5.8% 1.5% 1.3% -0.5%



www.getfea.com © 2024 Forest Economic Advisors, LLC.

The US Homeowner Vacancy Rate is Near Record Low
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Vacancy Rate-  23Q4=10.1%

Vacancy Rate in 23Q4 if all homes under construction were completed and left vacant  - 11.1%

The Near-Record Number of Homes Under Construction 
Will Not Put a Dent in the Home Vacancy Rate
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Home Inventories Are at Rock Bottom

Existing plus New Single-Family Homes for Sale, Thousands
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2008 – Strong Demographic HEADWIND
2024 – Strong Demographic TAILWIND 
2035 = Swell of People Aged 25-45
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Demographics Providing Strong Tailwind to 
Canadian Residential Construction

-50

50

150

250

350

450

550

650

0 5 10 15 20 25 30 35 40 45 50 55 60 65 70 75 80 85 90 95 100

2024 2035

Millions

Source: UN Population Divisions; Medium Variant Forecast



www.getfea.com © 2024 Forest Economic Advisors, LLC. 19

Supply Side Constraints Will Prevent Housing Starts 
From Rising More
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The US Housing Stock Has Aged Considerably
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Note: 49% of US owner-occupied homes 
were built before 1980; only 9.4% were 
built between 2010 and 2021
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Improvement Expenditures Will Decline from High Level
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Lumber Consumption Will See Little Growth Until 
2025
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North American Lumber Exports Will Remain Weak
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European Imports Have Fallen, But Will Remain 
Elevated
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European Share of Total US Imports
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European Producers Are At The Low End Of The Cost 
Curve
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Europe’s Ability to Maintain Elevated Harvest Levels 
Likely to Decline
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Softwood Lumber Capacity Changes Since 2022
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A Modern Sawmill Needs Skilled Labor
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Private Industry Is Investing $565 Billion In Advanced 
Manufacturing
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Source: The White House
31
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Margins Have Improved With Falling Costs and Rising 
Prices
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Ratio
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Multiple Factors Will Constrain Timber Harvest and 
Lumber Production in British Columbia
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Opportunities to Increase Harvest Levels in Eastern 
Canada Will Be Increasingly Limited
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The Outlook for Available Log Supply in the US West 
Coast Continues to Erode
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The Softwood Sawtimber Supply Conditions in the US 
South Is Much Different
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Western SPF Prices Will Rise As Supply Contracts
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SYP Prices Will Remain Under Pressure As 
Production Increases
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Lumber Take Home Points

• Lumber markets will see little growth over the next 12-15 months.

• Capacity is expanding rapidly, but achieving nameplate output is difficult.

• Exports will remain weak.

• Costs are elevated, and will hold markets higher.

© 2024 Forest Economic Advisors, LLC.



NORTH AMERICA’S 
FIRST TRANSACTION
PRICE REPORT FOR
WOOD PRODUCTS
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Current Price Collection Methodology is Outdated

• No innovation
• Prices collected the same way they were 60+ years ago

• Allows individuals to talk up (down) their position

• Has potential for human error

• Leaves participants open to accusations of anticompetitive behavior
• This has happened in several other industries

• Cannot react quickly to changing products in the marketplace
• We can spot changes as they occur

Lumber market participants need a better system.
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FEA is Working to Deliver a Better System

• Actual transactions

• Direct send from company ERP to price collection database
• No human contact with data after setup

• Volume weighted average of reported prices

• Participants are anonymous
• Defined minimum number of companies per price reported

• No individual company’s prices can be deduced

• Annual training for staff to ensure compliance, confidentiality, and data security

• Subjected to regular compliance verification
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Why Get Involved Today?
• Access to the report for free during testing

• Opportunity to provide feedback on
• the prices included in the report

• the layout of the report

• the methodology behind certain calculations 

• regional definitions/grouping of prices

• Make your sales count: know your transactions are part of the published price
• with transaction-based pricing, prices will be based off your competitors if you do not participate

• Supporting competition in price reporting, thereby increasing innovation and lowering the fees you pay.

• No long-term commitment
• can decide not to continue to supply us with your data before we launch

We look forward to your support! 
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Questions?

If you have questions or comments, please don’t hesitate to 

contact me at:

Crystal Gauvin

Senior Economist

Forest Economic Advisors

1-401-580-6921

cgauvin@getfea.com 

www.feapricepulse.com

https://feapricepulse.com/
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