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Beacon Economics
• Economic research firm founded in 2006 with a 

commitment to letting the data determine the 
answer.

• Impact studies, Policy Analysis, Regional 
Development and Revenue Forecasts

Today’s Presentation
 What we think is happening in our economy (our 

social narrative or “lived experience”)
 What is actually happening in our economy (our 

objective statistical reality)
 It is the combination of the two that drives the 

forecast: Narratives drive choices, economics 
determines outcomes.

Good choices and smart policies start with 
the correct narrative.

Social 
Narratives

Economic 
Reality

Social 
Narratives

Slides available by using QR code at end of presentation, or email Kristen@beaconecon.com 

mailto:Kristen@beaconecon.com
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2019: The Real Estate Recession

2020: The Pandemic Depression

2023: The Yield Curve Recession

The only function of economic 
forecasting is to make astrology 
look respectable.” 
 -John Kenneth Galbraith

“The only function of election polling 
is to make economic forecasting look 
respectable.” 
 -Christopher Thornberg
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Bitcoin Market Capitalization ($Billions)
Rank Company

Market Cap 
(approx.)

1 Nvidia ~$3.9–4.2 T
2 Microsoft ~$3.7 T
3 Apple ~$3.2 T
4 Amazon ~$2.3 T
5 Alphabet (Google) ~$2.18 T
6 Meta Platforms ~$1.8 T
7 Saudi Aramco ~$1.60 T
8 Broadcom ~$1.29 T
9 TSMC ~$1.22 T
10 Berkshire Hathaway ~$1.05 T



Economy Slowing, not stopping
• Slowing Forces: Uncertainty, pandemic stimulus sugar-high waning, 

reduced labor supply, trade disruptions
• Signs of Strength: Policy swings not as negative as predicted, 

inflation is still calm, the Fed is loosening, household finances still 
look solid 

Beware the Imbalances
• Government deficits and asset bubbles keeping economy overheated
• Trump administration: looking to add more spike to the punch
• External imbalances are the weak link in the chain 

The Regional Situation?
• National slowing weighing on local trends 
• Filtering problems slowing inflow of  new residents
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YoY Growth Real GDP 2023 2024 2025
Real GDP Growth 3.4 2.4 1.6
Final Demand Growth 3.7 3.1 2.0

Consumption 2.0 2.3 1.1
Fixed investment 1.0 0.2 1.0

Structures 0.5 -0.2 -0.2
Equipment 0.2 0.2 0.7
IPP 0.2 0.1 0.6

Residential 0.1 0.1 -0.1
Inventories -0.4 -0.2 -0.4
Net exports 0.1 -0.5 0.1

Exports 0.2 0.4 -0.1
Imports -0.2 -0.8 0.2

Government 0.7 0.6 -0.1
Federal 0.2 0.3 -0.4
State and local 0.5 0.3 0.3



Jul-25
YOY 

24-25 Abs. decel

Real consumption (PCE) $16,408 2.1% -$102.0
Health care $2,931 3.9% -$48.0

Nonprofit institutions $402 -8.1% -$37.5
Transportation services $500 0.0% -$14.8
Furnishings and durable eq $446 0.9% -$12.5
Gasoline and energy goods $316 -1.5% -$11.4
Recreational goods vehicles $805 4.9% -$10.5
Recreation services $623 1.0% -$10.0
Financial services $1,185 2.4% -$8.1
Food services and acc $1,083 1.7% -$4.7
Motor vehicles and parts $612 3.5% $5.4
Housing and utilities $2,666 1.1% $10.7
Other $3,118 2.5% $11.8
Food beverages $1,191 1.7% $13.2
Clothing and footwear $529 4.9% $14.2
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Restaurant Retail Sales 
($Mil)
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Las Vegas Gaming 
Revenues
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Real Spending on Travels SAAR

Foreign travel by U.S. residents
Expenditures in the United States by nonresidents
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Hotel Occupancy Rate

Phoenix Tucson
United States

Location
Aug-25 
RevPA
R ($)

1-Year 
Chg. 
(%)

Chg. 
since 

Feb-20 
(%)

United States 98.38 -1.4 52.3

Sacramento 106.26 6.5 49.8

Salt Lake City 94.46 -1.6 61.8

Inland Empire 89.96 -2.0 40.6

Albuquerque 70.53 -3.6 58.1

Denver 96.61 -4.6 37.3

Phoenix 108.79 -6.6 54.9

Tucson 81.93 -9.6 37.9

Las Vegas 142.64 -10.8 58.6
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Real Household Net 
Worth ($Trillions)
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(SAAR, Billions)
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Location

Aug-25 
Median 
Home 
Price 

($000s)

1-Year 
Chg. (%)

Chg. since 
Feb-20 (%)

Flagstaff MSA 736.8 4.2 75.4

Fresno MSA 432.7 2.7 48.6

Las Vegas MSA 481.8 0.4 51.3

Salt Lake City MSA 591.9 0.3 50.6

Inland Empire 593.1 0.0 49.4

Phoenix MSA 471.3 -0.3 49.1

Denver MSA 635.1 -0.9 35.6

Tucson MSA 373.9 -2.8 48.4
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Housing Vacancy Rate % (HVS)

Owner Vac Rate US Rental Vac Rate US
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Normal 
Housing 
Market

Liquidity 
Constrained 

Housing 
Market

Sales
2019 2025 Ch

Northeast 3 3 0.0%
Midwest 6 7 8.0%
South 34 38 12.7%
West 17 14 -18.8%

Units for Sale
2019 2025 Ch

Northeast 28 31 11.9%
Midwest 39 48 22.9%
South 181 301 66.0%
West 85 117 37.1%

Regional Breakdown
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State
2025 YTD 
Permits 
(Units)

1-Year Chg. 
(%)

Chg. Since 
2019 (%)

Single-Family

Alaska 369 -4.2 -54.4

Arizona 23,935 -17.4 8.8

California 38,226 -9.6 -2.6

Washington 12,448 -6.0 -20.3

Multi-Family

Alaska 266 37.1 -21.3

Arizona 9,854 -18.2 17.3

California 27,555 6.6 -12.3

Washington 9,778 -11.0 -36.8
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Real Business Investment
2025 23-24 24-25
Q2

Private fixed investment 4380.5 3.2% 2.7%
Information processing eq 615.6 5.2% 20.4%
Software 863.8 7.6% 12.2%
Transportation equipment 322.2 1.4% 6.7%
Industrial equipment 263.6 -0.2% 4.3%
Power and communication 140.4 7.1% 2.9%
Research and development 673.7 0.9% 1.4%
Entertainment / artistic 90.2 -1.0% -2.3%
Manufacturing Structure 142.2 20.2% -5.6%
Commercial / health care Str 168.0 -5.7% -6.2%
Mining exploration 92.2 -8.7% -14.3%
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Billions
Share 

GDP

GDP $29,723

Total Imports Goods $3,267 11.0%

~~New Tariffs $653 2.2%

Federal Deficit -$1,847 -6.2%

Personal Taxes to Feds $2,391 8.0%

Corp Taxes to Fed $490 1.6%

The Tariff Tax: Context



Price Growth by Consumer Spending

PCE Prices 2.7%
Financial services and insurance 5.3%
Transportation services 4.4%
Housing and utilities 4.3%
Recreation services 3.3%
Food services accommodations 3.1%
Other services 2.9%
Health care 2.8%
Other durable goods 2.8%
Motor vehicles and parts 2.6%
Food and beverages Retail 2.2%
Furnishings and household eq 2.1%
Other nondurable goods 1.4%
Clothing and footwear -0.3%
Recreational goods and vehicles -1.8%
Gasoline and other energy goods -5.9%
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Federal Reserve Policy Tools

Federal Funds Rate Change Fed Balance Sheet
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Interest Rates (End of Month)

30 Year FRM 5 Yr Treas
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Banking DQ Rates Q1-19 (%) Q1-24 (%) Q1-25 (%)

Total 1.55 1.44 1.56

Real Estate Loans 1.76 1.47 1.71

Residential 2.70 1.73 1.80

Commercial 0.72 1.25 1.62

Consumer Loans 2.28 2.64 2.73

Credit Cards 2.59 3.23 3.10

Other 1.98 2.04 2.28

C&I Loans 1.17 1.13 1.31
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Earnings by Gender / Education 

Males Females

2024 
EarningsGr 19-24

2024 
Earnings

Gr 19-
24

All Adults $61,262 22.5% $46,391 29.8%

< High School $37,779 23.0% $25,898 29.2%

High School $47,079 21.0% $32,318 25.1%

Some College $57,313 23.0% $40,492 28.0%

Bachelor's $82,617 19.4% $60,287 25.9%

Graduate $107,498 14.4% $77,319 21.0%
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2024 Median 
Gross 

Income

Real 
Growth 

14-24

Real 
Growth 

04-14

Lowest $18,460 22.8% -7.1%

Second $49,380 23.4% -3.3%

Middle $84,390 21.3% -0.8%

Fourth $136,800 21.1% 2.3%

Highest $316,100 26.5% 4.5%

Top 5% $560,000 30.9% 2.7%

Average Gross Income by Quintile
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Location
Jul-25 Job 
Openings 
Rate (%)

1-Year 
Chg. (pp)

6-Year 
Chg. 
(pp)

United States 4.5 -0.2 -0.1
Georgia 5.2 0.3 -0.3
North Carolina 4.8 -0.3 0.1
Arizona 4.5 -0.5 -0.3
Illinois 4.2 -0.7 0.1
Ohio 4.2 -0.6 0.1
New York 4.1 0.1 -0.1
Pennsylvania 4.0 -0.5 -0.6
California 4.0 0.5 -0.5
Washington 3.8 0.0 0.2
Florida 3.7 -1.0 -0.7
Texas 3.7 -0.2 0.3
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Household – Payroll Emp (Smoothed)

2.4 Mil Decline
 .9 Mil too many jobs
 1.5 Mil too few HH 

workers?
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Moral Nodes: Social issues that 
blind us emotionally 

Type 1 2
Style Emotional Deliberative
Rules Heuristics Deduction
Speed Fast Slow
Energy Low High
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Deficits and Unemployment

US Unemployment Rate Federal Net Lending as Share of DPI

Deficit Closing?

$15,500 per household per year 
• Higher Taxes: 9% of Household 

Disposable Household Income
• Reduced Spending: 25% of total current 

Fed expenditures
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Rates Rise
• Decline in equity markets spurs retraction of foreign 

capital
• Resultant impact causes deficit to increase just 

through interest payments—the public debt death 
spiral

• Fed impact: negligible

What then?
• Increase taxes / Cut spending popping household 

financial strength
• Cascades through state and local governments
• Federal Reserve rides to the “rescue” with more QE 

and inflation?
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• Economic Outlooks
• Revenue Forecasts
• Cost Projections
• Regional Development
• Housing Studies

• Impact Reports
• CEDS Analysis
• Policy  Studies
• Industry Studies
• Labor Markets

Kristen@beaconecon.com
Beaconecon.com

Q4 12 Q4 16 Q4 20 Q4 24
Obama Trump Biden Trump

Real GDP Growth YoY Gr 1.6% 2.2% -1.0% 2.5%
Unemployment Rate 7.8% 4.8% 6.8% 4.1%
Real Per Capita DPI $42,342 $43,846 $49,476 $51,637
Household Debt (% GDP) 84.5% 77.9% 77.5% 70.0%
Household Net Worth (% GDP) 413.9% 469.3% 562.3% 539.5%

UM: Consumer Sentiment 79.4 93.1 79.8 72.1

Federal Deficit % GDP -6.5% -3.1% -16.2% -6.9%
Federal Debt: % GDP 100.1% 104.6% 125.7% 121.9%
Current Account (% GDP) -2.3% -2.0% -3.3% -4.0%
Net Int Investment (% GDP) -27.8% -43.3% -66.7% -88.3%

$Dollar (Broad Real) 87.9 108.0 105.7 119.5
Shiller P/E Ratio 21.24 27.08 32.51 37.22

The Narrative / Reality Gap



• Macro and Regional Economic Projections
• Revenue and Market Forecasts
• Economic Development and SWOT Analysis
• Residential and Commercial Real Estate 

Market Trend Studies

• Economic Impact Reports
• Regional CEDS Reports
• Policy Impact Estimates 
• Industry and Labor Market Studies
• Litigation Support and Damage Estimates

Or contact: 
Kristen@beaconecon.com

For a copy of slides, 
please use the QR CodeStill Economic Momentum

• Consumer finances / spending remains solid
• Credit constraints lifting, rate shock passing
• OBBB Extends deficit spending

US Capital inflow Dependence
• US economy is overheated, driven by deficits and bubbles
• Important #s: The $US, HH Savings, 10 Year Bond
• Recession starts when / if turbulence hits household finances

The Real Issue?
• The narrative is running amuck
• Political chaos in its wake leaving US policy rudderless



• Macro and Regional Economic Projections
• Revenue and Market Forecasts
• Economic Development and SWOT Analysis
• Residential and Commercial Real Estate 

Market Trend Studies

• Economic Impact Reports
• Regional CEDS Reports
• Policy Impact Estimates 
• Industry and Labor Market Studies
• Litigation Support and Damage Estimates

Or contact: 
Kristen@beaconecon.com

For a copy of slides, 
please use the QR Code

“New information platforms feed the ancient 
instinct people have to find information that 
syncs with their perspectives”

“The information environment will not improve. 
The problem is human nature”

― Pew Charitable Trust, The Future of Truth and 
Misinformation Online 

Welcome to the Information Age!Welcome to the Age of 
Confirmation Bias!



• Economic Outlooks
• Revenue Forecasts
• Cost Projections
• Regional Development
• Housing Studies

• Impact Reports
• CEDS Analysis
• Policy  Studies
• Industry Studies
• Labor Markets

Get In Touch With Us:
Kristen@beaconecon.com
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