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Recent Data Continue to Eclipse Economists’ Expectations

Note: Shaded areas denote recessions. Sources: Citi Investment Research, Bureau of Labor Statistics, U.S. Commerce Department, 

Federal Reserve System, Institute for Supply Management
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Consensus Projections Imply That Output Lost to the 

Pandemic Will Be Recovered By Mid Year

Source: Bureau of Economic Analysis
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COVID-19 Recession Likely Ended in May, 

Year-Ahead Chances of a Downturn Declining

Note: Shaded areas denote recessions. 

Sources: Federal Reserve Banks of New York and St. Louis

4

0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

100%

1990 1995 2000 2005 2010 2015 2020

 St. Louis Fed Smoothed Recession Probabilities Model NY Fed Yield Curve Model

Dec 2020:   0.3%
Dec 2021:  14.4%



FHLBNY

FHLBNY

Economy’s Near-Term Progress Will Depend on 

Stemming Renewed COVID-19 Outbreak

Source: COVID Tracking Project
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And Progress in Distributing COVID-19 Vaccines

Source: Bloomberg

Doses Administered Daily Rate of Doses Administered % of Supply Used

1+ Dose 2 Doses

United States 44,413,509 10.2 3.1 1,528,618 70.6

FHLBNY District:

   New York 2,513,387 9.7 3.2 76,921 73.3

     New York City 1,032,158 9.3 3.0 29,784 69.9

   New Jersey 1,096,789 9.6 2.7 37,172 74.1

   Puerto Rico 321,965 7.4 2.4 21,783 51.0

   Virgin Islands 10,064 6.9 2.6 479 46.8

% of Population Given
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U.S. Railroad Traffic Well Off Pandemic Lows
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Source: Calculated Risk
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Resurgence in COVID-19 Infections Impacting Service-Sector Activity

Source: Calculated Risk
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Office Occupancy Rising in Major Metro Areas, 

But Still Well Below Pre-Pandemic Levels

Source: Kastle Systems
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With Less Than 15% of Workers Back in the Office, 

Subway Usage Well Below Normal
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Source: Calculated Risk
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Other Service-Producing Segments Continue to Struggle

Source: Calculated Risk
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Labor Market Conditions Will Remain Challenging 

for the Foreseeable Future

Note: Shaded areas denote recessions. Source: U.S. Department of Labor
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Roughly 11% of the Civilian Labor Force Receiving Assistance
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Nonfarm Payrolls Rose Modestly in January; 

59.9% of Private Jobs Lost Have Been Recovered

Source: Bureau of Labor Statistics
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Hiring Breadth Gauges Retreated Across the Board in January

Note: Shaded areas denote recessions. Source: Bureau of Labor Statistics
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Unemployment Measures Remained Elevated at Beginning of New Year

Note: Shaded areas denote recessions. Source: Bureau of Labor Statistics
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Core Consumer Inflation Gauges Likely Will 

Remain Below Fed Target Until the Spring

Notes: Light blue shaded areas denote recessions. Pink shaded area denotes projections. Sources: Bureau of Labor Statistics and FHLBNY
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Financial Conditions Have Returned to Pre-Pandemic Levels

Note: Shaded areas denote recessions. Source: Bloomberg
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24-Mar-20 10-Feb-21 Change

US Financial Conditions -6.34 0.80 7.13

Money Market Spreads:

   TED Spread 127.05 16.98 -110.07

   Libor/OIS Spread 112.05 13.11 -98.94

   Com Paper/T-Bill Spread 205.64 9.20 -196.44

Bond Market Spreads:

   Baa/10-Yr Treasury Spread 456.37 98.71 -357.66

   High-Yield/10-Yr Treas Spread 11.00 3.28 -7.72

   Muni/10-Yr Spread 235.89 -44.14 -280.03

   Swaption Volatility Index 118.27 63.78 -54.49

Equity Market:

   S&P 500 2447.33 3903.24 1455.91

   VIX S&P Volatility Index 61.67 22.68 -38.99
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Fed Officials Expect No Change in Fed Funds 

Target Range Over Next Three Years
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Policymakers Revised Forecasts at December FOMC Meeting

Source: Federal Reserve Board
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Fed Securities Holdings Stand $2.9 Trillion Above Their Pre-COVID-19 Level

Source: Federal Reserve Board
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Massive Federal Deficits in the Wake of the COVID-19 Outbreak 

Will Require Record Treasury Debt Issuance
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Consensus Projections Call for Steady Rise in 

Treasury Rates Through Spring of 2022

Sources: Bloomberg, Blue Chip Consensus
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NY Factory Activity Rose Modestly in January; 

Firms More Hopeful About the Future

Note: Shaded areas denote recessions. Sources: Federal Reserve Bank of New York, FHLBNY estimates
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Local Service-Producing Activity Weakened, 

Yet Firms More Optimistic About the Future

Note: Shaded areas denote recession. Sources: Federal Reserve Bank of New York, FHLBNY estimates
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Small Business in the FHLBNY District Have 

Suffered More Than Others Amidst Healthcare Crisis

Source: U.S. Census Bureau
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FHLBNY District Added Jobs Over May-December Span, 

But Payrolls Remain Well Below Pre-Pandemic Levels

Note: Shaded areas denote recessions. Source: Bureau of Labor Statistics
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FHLBNY District Has a Considerable Way to Go to 

Recoup COVID-19 Job Losses

Source: Bureau of Labor Statistics

Jobs Lost (thous) Jobs Recovered (thous) Percent

United States -22,160 12,321 55.6%

   FHLBNY District -2,899 1,413 48.7%

     New York State -1,944.9 886.6 45.6%

       Albany-Schenectady-Troy, NY -74.9 29.3 39.1%

       Binghamton, NY -14.2 7.6 53.5%

       Buffalo-Cheektowaga-Niagara Falls, NY -111.7 66.3 59.4%

       Dutchess County-Putnam County, NY Metropolitan Division -26.0 11.2 43.1%

       Elmira, NY -4.6 2.2 47.8%

       Glens Falls, NY -10.5 5.8 55.2%

       I thaca, NY -9.7 7.3 75.3%

       Kingston, NY -9.6 6.4 66.7%

       Nassau County-Suffolk County, NY Metropolitan Division -296.4 187.5 63.3%

       New York-Jersey City-White Plains, NY-NJ Metropolitan Division -1,478.2 683.0 46.2%

       New York-Newark-Jersey City, NY-NJ-PA -2,036.2 986.7 48.5%

       Rochester, NY -100.0 43.1 43.1%

       Syracuse, NY -59.9 25.4 42.4%

       Utica-Rome, NY -19.6 9.3 47.4%

       Watertown-Fort Drum, NY -7.3 3.3 45.2%

       New York City, NY -944.1 360.9 38.2%

       Orange-Rockland-Westchester, NY -149.7 85.3 57.0%

Jobs Lost (thous) Jobs Recovered (thous) Percent

     New Jersey -831.3 479.4 57.7%

       Atlantic City-Hammonton, NJ -44.5 25.3 56.9%

       Camden, NJ Metropolitan Division -89.7 54.4 60.6%

       Newark, NJ-PA Metropolitan Division -225.8 105.4 46.7%

       Ocean City, NJ -11.1 9.1 82.0%

       Trenton, NJ -38.1 22.5 59.1%

       Vineland-Bridgeton, NJ -8.3 4.2 50.6%

       Bergen-Hudson-Passaic, NJ -185.5 108.8 58.7%

       Middlesex-Monmouth-Ocean, NJ -195.1 128.0 65.6%

     Puerto Rico -119.6 46.4 38.8%

       Aguadilla-Isabela -7.9 4.0 50.6%

       Arecibo -4.9 3.7 75.5%

       Guayama -1.6 0.9 56.3%

       Mayaguez -3.9 0.6 15.4%

       Ponce -10.2 5.3 52.0%

       San German -2.7 1.7 63.0%

       San Juan-Carolina-Caguas -91.8 24.5 26.7%

     Virgin Islands -2.7 0.2 7.4%

28



FHLBNY

FHLBNY

District Jobless Rates Have Generally Moved Lower, 

But Remain Well Above National Average

Note: Shaded areas denote recessions. Source: Bureau of Labor Statistics
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Income Inequality Rising Across U.S. and Majority of FHLBNY District

30

46.7

46.3

49.8

48.2 48.1

51.4

43

44

45

46

47

48

49

50

51

52

United States New Jersey New York

2006-2010 2014-2018

Note: The Gini Index is a summary measure of income inequality. A value of 0 indicates perfect equality while a value of 1 (or 100) 

indicates perfect inequality. Source: Population Research Bureau



FHLBNY

FHLBNY

Record Low Mortgage Rates Are Boosting 

Home-Purchase Mortgage Applications

Note: Shaded areas denote recessions. Sources: Mortgage Bankers Association
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Strength in Contract Signings Points to Further Gains in Local Home Sales

Note: Shaded areas denote recessions. Sources: Mortgage Bankers Association, NYSAR, NJ Realtors and FHLBNY estimates
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Historically Low Homes on the Market Will 

Continue to Support Local Median Prices

Note: Shaded areas denote recession. Sources: NYSAR, NJ Realtors and FHLBNY estimates
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Mortgage Delinquencies Dipped in November; 

Forbearances Edging Lower
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Note: Shaded areas denote recessions Source: Mortgage Bankers Association
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Commercial Segment Drove Nonresidential 

Building Projects Higher at Beginning of 2021
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Note: Shaded areas denote recessions. Source: Dodge Data & Analytics
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Risks to Commercial Real Estate Will Remain High 

In contrast to the residential sector, commercial real estate likely will face significant headwinds in the future:

▪ $10,000 cap on state and local tax deductions in the Tax Cuts and Jobs Act of 2018 put the New York City 

metropolitan area at a competitive disadvantage as people and then businesses moved to lower tax 

states.

▪ The City’s population growth, which turned negative for the first time in 2017, suffered accelerated declines 

over the past two years, falling from a peak of 8.47 million in 2016 to 8.34 million in 2019. 

▪ Financial problems at co-working firms – the largest consumers of office space during the past several years 

– have further reduced demand. 

▪ In addition, the ability to operate successfully from a remote posture in the wake of the COVID-19 

pandemic has prompted many companies to question the need for physical office space. 

▪ Finally, new competitive construction will weigh on existing properties, resulting in a rise in vacancy rates.
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