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2003 2004 2005 2006 2007 2008 2009 INDICATORS 2010 2011 2012 2013 2014
536.9 552.1 5805 616.8 647.0 660.5 653.3 Gross metro product (C$B) 6748 7052 7452 7764  803.1
2.2 2.8 5.2 6.2 4.9 2.1 -1.1 % change 3.3 4.5 5.7 4.2 3.4
4,992.0 5,016.1 5,069.9 5,139.7 5,231.3 5,273.7 5,109.7 Total employment (000) 5,091.0 5,137.2 5,273.7 5,407.4 5,507.7
-0.9 0.5 1.1 1.4 1.8 0.8 -3.1 % change -0.4 0.9 2.7 2.5 1.9
7.4 6.4 5.3 4.8 4.6 5.4 9.2 Unemployment rate 9.8 9.4 8.1 6.7 5.7
1.7 6.9 6.9 9.7 9.3 2.4 -4.5 Personal income growth 4.2 4.6 7.3 6.9 5.7
11,446.0 11,489.6 11,528.4 11,554.9 11,614.9 11,664.9 11,732.2 Population (000) 11,816.1 11,875.6 11,912.7 11,937.8 11,956.8
4,508 4,063 4,340 3,532 2905 2,126 1,342 Single-family permits 1,984 2,532 3,797 4,272 4,014
23,534 30,335 37,219 36,366 38,402 37,636 7,816 Multifamily permits 9,575 34,728 55,571 68,888 75,852
3855 4319 5034 5180 537.5 493.3 4334 Existing-home price ($ths) 4248 3758 3916 4126 4397
116,677 92,753 106,286 104,454 96,936 49,385 54,934 Mortgage originations ($mil) 50,040 43,373 48,692 52,800 56,307
-109.9 -119.0 -134.3 -128.2 -83.7 -35.6 -15.1 Net migration (000) 2.6 -23.6 -47.5 -60.9 -68.1
38,266 40,203 58,292 11,410 15,793 20,363 26,901 Personal bankruptcies 34,376 44,087 45,878 37,216 33,973

STRENGTHS & WEAKNESSES

ANALYSIS

STRENGTHS
e Financial capital of the world.
e High level of international immigration.
e High per capita income and limited exposure
to manufacturing.

WEAKNESSES
e High business costs, especially from energy
costs.
e High income inequality.
e \ery unaffordable housing and high tax
burdens on residents.

APRIL 2010
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FORECAST RISKS

e Wall Street profitability continues through
2010, contributing to the recovery in
supporting industries.

DOWNSIDE
e City and state budget deficits require massive
cuts in services or additional taxes.
e Financial regulatory reform severely limits
profitability of NEY’s largest banks.

CURRENT EMPLOYMENT TRENDS

Recent Performance. New York City is firmly in
recovery; improvements in the labor and housing
markets have only strengthened since the start of the
year. The metro division has already regained nearly
one-quarter of the private sector jobs it lost during
the recession. Employment is rising in every major
industry, and the federal government’s temporary
hiring for the 2010 census is giving the public sec-
tor a much-needed boost to offset losses at the state
and local levels. At 9.7%, the unemployment rate is
slightly below the national average, but a growing
labor force could push it higher in coming months.

A healthy bonus payout on Wall Street earlier
this year is contributing to strength in retailing and
the housing market. The biggest risk to the recov-
ery now is the public sector.

Local government. Albany’s financial support for
New York City’s government has been cut drastically,

The NEY forecast already assumed a decline of about
15,000 jobs over the next year, so the forecast will not
be adjusted downward. This does raise the possibility
that as private sector gains are muted by losses in lo-
cal government, the pace of recovery in NEY will be
knocked down a notch or two. During the second
quarter, temporary hiring by the federal government

Opverall job gains in NEY during the second half of
the year will be much smaller as large local govern-
ment losses offset private hiring.

Tourism. Leisure/hospitality has been a remark-
able source of growth in the metro division, and
this momentum is expected to be maintained over
the next several quarters. According to NEY’s tour-
ism and marketing arm, NYC & Co., tourist visits

Transm;{;‘éz leading Mayor Bloomberg to announce the elimina- family market through the middle of next year.
Information tion of nearly 11,000 city jobs beginning in late June. ~ Given the faster than expected rebound in the job

SHORT LONG RISK-ADJUSTED () 330/ ! : : :
TERM TERM RETURN, '09-14 to conduct the census will more than offset any losses  remainder of the year. The biggest risks to the
UPSIDE at the state and local levels; the forecast assumes that  outlook are the looming job cuts in the public

e The economy diversifies over time, becoming federal government payrolls will rise by 10,000 in the ~sector and a resumption of house price declines
less volatile. second quarter, roughly the same increase as in 2000.  later this summer. Restrictions imposed by finan-

to the city rose 11% in the first quarter compared
with the first quarter of last year, and foreign visi-
tor spending rose 13%. The agency estimates that
foreign tourists spend nearly five times more than
domestic visitors, so this market segment is a linch-
pin in the metro division’s recovery. The agency also
reported that in 2009 New York City surpassed Or-
lando FL as the number one travel destination for
international visitors. Data from Smith Travel Re-
search show that hotel occupancy rates and average
room rates are up from a year earlier. The deprecia-
tion of the euro is, at this point, a downside risk to
the leisure/hospitality forecast.

Real estate. The residential housing market in
NEY is entering recovery, and the price forecast
could prove too pessimistic. The forecast of Case-
Shiller condo prices calls for a decline of another
15% through 2012 and a 9% decline in the single-

market thus far, the condo price decline seems par-
ticularly pessimistic, although the glut of shadow
inventory that will come on line later this year will
certainly exert some downward pressure on prices.

New York City’s recovery is in full swing, and
the near-tem outlook calls for healthy job growth
in the private sector to continue through the

cial regulatory reform will likely be a temporary
speed bump for Wall Street’s banks that will not
alter the medium- or long-term profitability of
the industry. In the short term, job growth will
be slower than the national average but will out-
pace the nation by late next year.

Marisa Di Natale

May 2010
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 EMPLOYMENT & INDUSTRY MIGRATION FLOWS
TOP EMPLOYERS INDUSTRIAL DIVERSITY INTO NEW YORK, NY NUMBER
New York-Presbyterian Healthcare System 28,909 Most Diverse (U.S.) OF MIGRANTS
Citigroup, Inc. 26,809 1.00 - Nassau, NY 21,474
JPMorgan Chase & Company 20,883 Newark, NJ 18,108
Verizon Communications 17,622 0.80 - Edison, NJ 10,916
Fede.rated Department Stores, Inc. 17,000 Philadelphia, PA 5,780
Contlnuym H'ealth. Partners, Inc. 15,592 0.60 - Poughkeepsie, NY 5,375
Columbia University 13,151 .
Time Warner Inc. 12,890 0.40 Wgshlngton, e s
North-Shore Long Island Jewish Health System 12,857 Bridgeport, CT 4,954
New York University 12,621 0.20 ~ Los Angeles, CA 4,821
Mount Sinai Medical Center 12,279 Orlando, FL 4,004
Personal Touch Home Care, Inc. 12,000 0.00 Atlanta, GA 3,903
Consolidated Edison, Inc. 11,743 Least Diverse Total ln—migration 21 7, 286
Saint Vincent Catholic Medical Centers 10,764 EMPLOYMENT VOLATILITY FROM NEW YORK, NY
Monteflore Medical Center 10,682 A A
Morgan Stanley 10,047 Due to U.S. fluctuations Relative to U.S. Nassau, NY 33,773
Medisys Health Network, Inc. 8,974 100% — Newark’ NJ 26,273
Memorial Sloan-Kettering Cancer Center 8,791 Edison, NJ . 19,406
Bank of New York Company 8,750 80% | Poughkeepsie, NY 10,970
Goldman Sachs Group, Inc. 8,382 Atlanta, GA 9,120
Source: Crain’s New York Business - Book of Lists, January 2007 60% Bridgeport, CT 8,183
Orlando, FL 6,772
40% — Philadelphia, PA 6,114
PUBLIC Los Angeles, CA 5,965
Federal 71,019 20% Washington, DC 5,173
State 79,355 Total Out-migration 291,678
0/
Local 632,810 0% Net Migration -74,392
2000 BiNotduetoU.S. [iDuetous. Il NEY [ us.
COMPARATIVE EMPLOYMENT AND INCOME Net Migration, NEY
Sector % of Total Employment Average Annual Earnings 0
NEY NY uU.S. NEY NY u.s. -20,000 -
Mining 0.0% 0.1% 0.5% nd $107,908 $95,714
Construction 3.5% 38%  46% $68,023  $58,708 $50,090 -40,000 -
Manufacturing 3.4% 5.6% 9.1% $82,582  $74,111 $70,410 -60,000 —
Durable 41.6% 59.0% 61.5% nd  $74,407 $71,594 -80,000 -
Nondurable 58.4% 41.0% 38.5% nd $73,686 $68,393 i
Transportation/Utilities 35%  31%  3.7% nd  $53483 $57,767 | ~100.000
Wholesale Trade 4.4% 3.9% 4.3% $94,476  $82,445 $74,146 -120,000 —
Retail Trade 8.7% 10.1% 11.1% $40,067  $33,573 $30,217 -140,000 i i i i
Information 3.8% 3.0% 2.1% $150,504 $131,306 $86,949 06 07 08 09
Financial Activities 10.6% 7.9% 5.9% $150,507 $112,344 $48,585
Prof. and Bus. Services 15.1% 12.8% 12.7% $96,767  $79,027 $57,552
Educ. and Health Services 193%  195% 14.7% $50,940 $48,072 $46,922 2006 2007 2008 2009
Leisure and Hosp. Services 8.1% 83%  10.0% $38,449  $30,930 $23,447 | Domestic  -215936 -163,002 -112,544 -92,141
Other Services 4.3% 43%  4.1% $41,670 $38,371 $33,191 | Foreign 87,756 79,342 76,978 77,072
Government 15.3%  17.8% 17.2% $74,829 $70,746 $62,914 | Total 128,180 830660 -35566 -15,069
Sources: Percent of total employment — Moody’s Economy.com & BLS, 2009; Average annual earnings — BEA, 2008 Sources: IRS (top), 2008; Census Bureau, 2009
HOUSE PRICES LEADING INDUSTRIES PER CAPITA INCOME
280 NAICS INDUSTRY EMPLOYEES (000)
GVSL State & Local Government 712.2
328 /"\.\ 6221 General Medical and Surgical Hospitals 195.6
220 / 7221 Full-Service Restaurants 147.7
/ 5231 Sec. & Commod. Cont. Intermed. & Brokerage 135.1
200 / /"'\.'\ 6241 Individual and Family Services 133.4
180 / / - 6113 Colleges, Universities & Professional Schools ~ 101.6
160 J 7 5511 Management of Companies and Enterprises 97.3
140 5411 Legal Services 94.5
120 6216 Home Health Care Services 85.8
100 == 4451 Grocery Stores 80.7
80 I I I I I ;ﬁf gfnfw_ited—SfeFr’\rl]ice_ Eating Places ;:g
ices o sicians i
98 01 04 07 10 5613 EmploymentySen/ices 77.8
m— NEY === U.S. 5311 Lessors of Real Estate 76.9
GVF Federal Government 71.0
Source: FHFA, 1996Q1=100, NSA e ampioymon i . NEY . NY . US.
Asg% of total emzloyment 4.0
MOODY’S
RATING Aa2 CITY Sources: BLS, Moody’s Economy.com, 2009 Source: Bureau of Economic Analysis, 2008

64 MOODY'S ANALYTICS / Précis U.S. Metro / Northeast / May 2010



NEW YORK

The Big Apple Is Still the Leader
Employment, 3-mo MA, % change yr ago

3

2,

i e——
0

Nbﬁ
4+ =New York City

) | =—Philadelphia

3 7—US |

4 Chicago /]

) —Boston

-5

-6 t t t t t t t t t t t t
o7 08 09 10

Source: BLS

NEY’s recession was much milder than expected, and its recovery
thus far has also been stronger than average. Among other large
metro areas of similar industrial structure, NEY not only outper-
formed during the expansion thanks to growth in financial services,
but also experienced a milder downturn thanks to unprecedented
aid from the federal government. NEY’s largest banks received
nearly 50% of all of the TARP funds that were dispersed to the
banking industry and auto industry. Without this help, layoffs and
income declines surely would have been larger.

Wall Street Bonuses Back in the Stratosphere
Estimated Wall Street bonus payout for each yr, $ bil
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Trade Recovery Boosts New York’s Port
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Real Estate Gains Push Finance Up
New York City (five boroughs) employment, % change yr ago
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Only in the last couple months have job losses in NEY’s financial
activities industry come to an end. The industry lost a little more

than 50,000 jobs from its peak in late 2007 and has regained about

3,000 jobs since December. Detailed industrial data for financial
services are not reported for the metro division, but the data for
the city show that most of these gains have come from the real

estate rental and leasing industry. Since the start of the year, leasing

activity in both the apartment rental market and the commercial

markets has begun to pick up.

Hospitality Market Is Recovering
April of each yr
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Price Declines Balance Single-Family Market
Single-family houses, % overpriced
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About Moody's Economy.com

Moody's Economy.com, a division of Moody's Analytics Inc., is a leading independent
provider of economic research, analysis and data. As a well-recognized source of pro-
prietary information on national and regional economies, industries, financial markets,
and credit risk, we support strategic planning, product and sales forecasting, risk and
sensitivity management, and investment research. Our clients include multinational
corporations, governments at all levels, central banks, retailers, mutual funds, financial
institutions, utilities, residential and commercial real estate firms, insurance companies,
and professional investors.

With one of the largest assembled financial, economic and demographic databases, Moody's Economy.com helps companies
assess what trends in consumer credit and behavior, mortgage markets, population, income, and property prices will mean for
their business. Our web and print periodicals and special publications cover every U.S. state and metropolitan area; countries
throughout Europe, Asia and the Americas; and the world's major cities, plus the U.S. housing market and 58 other industries.
We also provide up-to-the-minute reporting and analysis on the world's major economies on our real-time Dismal Scientist
web site from our offices in the U.S., the United Kingdom, and Australia. Our staff of more than 50 economists, a third of whom
hold PhD's, offers wide expertise in regional economics, public finance, credit risk and sensitivity analysis, pricing, and macro
and financial forecasting.

Moody's Economy.com became part of the Moody's Corporation in 2005. Moody's Economy.com is headquartered in West
Chester PA, a suburb of Philadelphia, with offices in London and Sydney. More information is available at www.economy.com.

© 2010, Moody's Analytics, Inc. and/or its licensors and affiliates (together, “Moody's"). All rights reserved. ALL INFORMATION CONTAINED HEREIN
IS PROTECTED BY COPYRIGHT LAW AND NONE OF SUCH INFORMATION MAY BE COPIED OR OTHERWISE REPRODUCED, REPACKAGED, FURTHER
TRANSMITTED, TRANSFERRED, DISSEMINATED, REDISTRIBUTED OR RESOLD, OR STORED FOR SUBSEQUENT USE FOR ANY PURPOSE, IN WHOLE
OR IN PART, IN ANY FORM OR MANNER OR BY ANY MEANS WHATSOEVER, BY ANY PERSON WITHOUT MOODY'’S PRIOR WRITTEN CONSENT.
Allinformation contained herein is obtained by Moody's from sources believed by it to be accurate and reliable. Because of the possibility of human
and mechanical error as well as other factors, however, all information contained herein is provided “AS IS” without warranty of any kind. Under no
circumstances shall Moody's have any liability to any person or entity for (a) any loss or damage in whole or in part caused by, resulting from, or
relating to, any error (negligent or otherwise) or other circumstance or contingency within or outside the control of Moody's or any of its directors,
officers, employees or agents in connection with the procurement, collection, compilation, analysis, interpretation, communication, publication or
delivery of any such information, or (b) any direct, indirect, special, consequential, compensatory or incidental damages whatsoever (including without
limitation, lost profits), even if Moody's is advised in advance of the possibility of such damages, resulting from the use of or inability to use, any such
information. The financial reporting, analysis, projections, observations, and other information contained herein are, and must be construed solely as,
statements of opinion and not statements of fact or recommendations to purchase, sell, or hold any securities. NO WARRANTY, EXPRESS OR IMPLIED,
AS TO THE ACCURACY, TIMELINESS, COMPLETENESS, MERCHANTABILITY OR FITNESS FOR ANY PARTICULAR PURPOSE OF ANY SUCH OPINION OR
INFORMATION IS GIVEN OR MADE BY MOODY'S IN ANY FORM OR MANNER WHATSOEVER. Each opinion must be weighed solely as one factor

in any investment decision made by or on behalf of any user of the information contained herein, and each such user must accordingly make its own
study and evaluation prior to investing.
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