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Inflation is Just One of Rates' Multiple National Average Mortgage Rates
Personalities

It used to be that higher inflation meant higher rates, period. That changed
abruptly beginning in 2011. Inflation moved higher and rates plummeted.
Many investors were puzzled at first, but most grew to accept the new
reality. Now, that reality might be changing.

The breakdown in the long-standing correlation between rates and inflation
is best viewed as a hiatus brought on by global financial panic and

unconventional monetary policy. It'simpossible to truly separate rates and
inflation because higher inflation will always result in higher rates, all other
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During the time highlighted in the chart above, rates remained lower as
global market turmoil and ongoing central bank stimulus drove demand for
high quality government debt (higher demand = higher bond prices and lower
rates).

As central banks continue trying to wind down their bond buying
programs and the threat of a European market collapse subsides, inflation
has quickly found its seat at the table. The US presidential election merely
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served as the dinner bell. It forced the question: what if growth and inflation
increase from here?

If Trump's policies could indeed stimulate an already relatively healthy economy with official inflation figures running over
2% year-over-year, then long-term interest rates had no business being under 2%. Many investors quickly became concerned
that a decades-long trend toward lower inflation and rates was at an end.
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Those concerns are being compounded by their own implications. If inflation is indeed turning a corner, then the Fed may
need to hike rates more quickly. Indeed the Fed said as much in December, and you can see the reaction in nominal rates (the
non-inflation-related component of rates represented by the red line in the following chart).
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In the new year, nominal rates have pulled back somewhat (red line,

above), but inflation expectations (the green line) remain

elevated. That's why rates have been sideways for the past few months. They're waiting to see which of the two personalities

will be in control going forward.

Trying to pick a winner is complicated because the two are so interc

onnected. We got fresh evidence of that this week when

the Consumer Price Index--an inflation metric--rose more than expected. It led investors to increase bets on a Fed rate hike
at the upcoming meeting, which in turn put some upward pressure on rates on Wednesday morning (the sharp spike in the

orange line in the chart below).
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Beyond inflation and nominal rates, there's a popular misconception that stock prices drive interest rates. It's popular
because it's partially true! The stock market is indeed a minor player in the bond market's multiple personality disorder, but
this particular personality never gets full control. Correlation is easiest to see over the shortest time frames, and completely
vanishes in the bigger picture.
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In housing-specific data this week, Builder Sentiment pulled back slightly, but remained near post-crisis highs according to
the NAHB's Housing Market Index.
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On asimilar note, Housing Starts fell slightly but remained in strong shape overall. The same data showed Building Permits
making some encouraging gains, hitting the best levels in more than a year.
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Recent Economic Data Event Importance:
Date Event Actual Forecast Prior No Stars = Insignificant
Tuesday, Feb 14 Low
Moderate
8:30AM Jan Producer Prices (%) +0.6 0.3 0.2 Important
8:30AM Jan Core Producer Prices YY (%) +1.2 1.1 1.6 Very Important
10:00AM Yellen Testimony before Senate Banking
Committee
Wednesday, Feb 15
7:00AM w/e Mortgage Market Index 379.0 393.6
7:00AM w/e MBA Purchase Index 223.1 233.7
7:00AM w/e Mortgage Refinance Index 1239.6 1276.4
8:30AM Jan Retail sales mm (%) +0.4 0.1 0.6
8:30AM Jan CPl mm, sa (%) +0.6 0.3 0.3
8:30AM Jan Core CPI Year/Year (%) +2.3 2.1 2.2
9:15AM | Jan Industrial Production (%) -0.3 0.0 0.8
9:15AM | Jan Capacity Utilization (%) 75.3 75.5 75.5
10:00AM Dec Business inventories mm (%) +0.4 0.4 0.7
10:00AM Feb NAHB housing market indx 65 67 67
Thursday, Feb 16
8:30AM Jan Housing starts number mm (ml) 1.246 1.222 | 1.226
8:30AM  Jan Building permits: number (ml) 1.285 1.230 1.228
8:30AM Feb Philly Fed Business Index 43.3 18.0 23.6
8:30AM w/e Initial Jobless Claims (k) 239 242 234

Monday, Feb 20
12:00AM Presidents Day
Tuesday, Feb 21

1:00PM | 2-Yr Note Auction (bl) 26
Wednesday, Feb 22
10:00AM Jan Existing home sales (ml) 5.69 5.54 549
1:00PM | 5-Yr Note Auction (bl) 34
Thursday, Feb 23
9:00AM  Dec Monthly Home Price mm (%) 0.4 0.5
1:00PM | 7-Yr Note Auction (bl) 28
Friday, Feb 24
10:00AM Jan New home sales-units mm (ml) 0.555 0.570 0.536
10:00AM Feb U Mich Sentiment Final (ip) 96.3 96.0 95.7
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About Casey Sullivan

Casey is a dedicated and dependable mortgage loan officer. His clients count on him to be their skilled, experienced, and
focused consultant, listening to their needs.

He skillfully assists his clients with both refinancing and home purchases in California and more specifically the San
Francisco Bay Area.

His vision is to build lifetime relationships with each client as their mortgage consultant...for life! He stays connected with
each client well after closing which includes loan reviews and dependable market updates.

Casey believes that everyone deserves to completely understand their mortgage financing options and that one size does
not fit all when it comes to mortgages. Nor does it apply when it comes to mortgage lenders. All lenders are not made the
same and they are not all equal.

For a free consultation, contact Casey Sullivan today at 925-395-4212 or Casey@TheSullivanGrp.com

NMLS237837. CrossCounty Mortgage NMLS3029, Branch NMLS1553210Branch NMLS ID# 313318
An Approved Equal Housing Lender

Casey Sullivan ﬂ
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