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Housing
prices flat through at 

least 2011
Price/Volume trends 

uneven. 

Employment
Bottoms

Unemployment
Peaks.
Florida 

Unemployment above 
10% through 2010

Residential
foreclosures enter 
prime sector and 
Payment Option 

ARMs. Foreclosures 
continue unabated 

2010, 2011 into 2012

Modest Residential 
Value

Increases 2012-13

2010 2011 2012 2013

SFR Construction 
Starts Resume Long 

Term Trend

Modest New 
Residential 

Development 2012-13

Bank loan 
losses begin to 
moderate 2012

CRE Stabilizes and returns 
to equilibrium during 2012.

Fed 
Tightens
Mid 2010

Economy 
Becomes Self 

Sustaining
New Commercial 

Development
Follows Residential
At Pre-Run up Rate.
Comparatively few 

projects will be 
economically feasible. 

A decade’s worth of 
gains will have been 

lost.

Looking Forward from January 1, 2010

The forecasts presented herein are the product of research, analysis and data interpretation by 
William L. Pittenger only and do not necessarily reflect the views of Seacoast National Bank, its management or board of directors. The 

forecasts are based on data available through September 30, 2009. This recovery timeline should be considered in its broadest sense and 
relied upon for high level general information. As with any forecast, the cone of uncertainty widens as it moves into the future. Moreover, 

unforeseen or black swan events (events that are highly improbable) cannot be forecast and can change this recovery forecast. 
Please address questions or comments to: 

William L. Pittenger, Chief Real Estate Economist, Seacoast National Bank.
william.pittenger@seacoastnational.com 

Bank Failures Grow Throughout 2010 and 2011
(CRE Driven). Up to 700 failures 2008-12

CRE prices 
continue to 
decline in 

2010 but at 
more 

moderate 
rate. Prices 

return to 
early 2000's 

level

Florida Employment
Recovers 2014 – 2015

Unemployment will remain elevated by 
historical standards 2011 through 2014 

returning to pre-run up rate by 2015. 
Cycle low of 3.3% not likely for a decade  

or more. 

2014 2015

2014 2014

Recession may have 
technically ended in Q3.
Recovery is still fragile.

GDP turned positive Q3.

Job losses began to 
moderate in 2009.

Housing starts 
bottomed.

Local Housing prices 
bottomed.

Consumer confidence 
improved.

Foreclosures increased.

CRE prices declined an 
estimated 35%

CRE remains the weak 
link in the economy..

2009

Foreclosures 
Abate

Late 2012

Inflation risk is 
HIGH as stimulus 

is withdrawn


