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Sales are down 
-9.3% month-over-
month. The year-
over-year 
comparison is 
down -7.9%.

1

Closed MLS sales with a close of escrow date from 11/1/2018 to 11/30/2018, 0 day DOM sales removed
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Total inventory has a 
month-over-month
decrease of -1.2% while 
year-over-year reflects 
a decrease of -1.7%.

New inventory is down 
-12.4% month-over-
month while the year-
over-year comparison
increased by 1.0%.

New MLS listings that were active for at least one day from 11/1/2018 to 11/30/2018, 0 day DOM sales removed

Snapshot of statuses on 11/30/2018
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MLS sales prices for closed listings with a close of escrow date from 11/1/2018 to 11/30/2018, 0 day DOM sales removed

The average sales price 
is up +7.0% year-over-
year while the year-over-
year median sales price 
is also up +6.9%.

Average new list prices 
are up +5.2% year-over-
year. The year-over-year 
median is up +5.7%.

List prices of new listings with list dates from 11/1/2018 to 11/30/2018, 0 day DOM sales removed
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Snapshot of public records data on 11/30/2018 active residential notices and residential REO properties. 
Note: this graph was adjusted as total foreclosure counts were under reported for the last 6 months.

Foreclosures pend-
ing month-over-month 
showed an increase of 
+1.5% while the year- 
over-year figure was
down -13.0%.

An increase is forecast-
ed in December for av-
erage sales price while 
a slight decrease is 
expected in the median 
sales price.

ARMLS proprietary predictive model forecast, 0 day DOM sales removed
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MLS sales prices for closed listings with a close of escrow date from 11/1/2018 to 11/30/2018, 0 day DOM sales removed

Distressed sales ac- 
counted for 1.2% of total 
sales, down from the 
previous month of 1.6%. 
Short sales dropped 
-63.0% year-over-year.
Lender owned sales
dropped -27.4% year- 
over-year.7%..

Days on market were 
down -5 days year-over-
year while month-over- 
month increased by +3 
days.

New MLS listings that were active for at least one day from 11/1/2018 to 11/30/2018, 0 day DOM sales removed
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COMMENTARY by Tom Ruff

This STAT is going to be slightly abbreviated. Like the market, I slow down a little bit through the hol-idays. 
This month, you’re going to get a little less STAT than you deserve. But next month, in the year-end review, there will 
be so much STAT you’ll still be snacking on it at your Super Bowl party. November began like every other month, on 
the first. On November 6, the mid-term elections were held, our national day for unity and harmony. And on 
November 8, the Dow Jones industrial average was over 26,000. As I write, the Dow is 24,000, an almost 8% 
decline.

By early December financial headlines were focused on the inverted yield curve and the “R” word was every-
where. Envious of the negative financial reporting, national housing reporters felt the need to crank their negativity 
up a notch with headlines such as “Homebuilder confidence plummets to the lowest level in more than 2 years as 
‘demand stalls’.”

Even when there was news that could be construed as positive, it was given a negative spin: “Housing de-
mand drops despite falling mortgage rates.”

The Phoenix market was not immune. An article from the Wall Street Journal stated, “The national housing 
slowdown is spreading to markets like Las Vegas and Phoenix.” Additionally, the WSJ claimed, “In Phoenix, another 
prominent victim of the housing bust, a similar malaise has recently overtaken the market.”

I was particularly fond of the word malaise: an indefinite feeling of debility or lack of health often indicative of or 
accompanying the onset of an illness. The economic and housing headlines got so bad, the Diamondbacks traded 
Paul Goldschmidt to the Cardinals. Let’s take an alternative look for each of the negative propositions listed above.
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https://www.forbes.com/sites/petercohan/2018/12/04/795-point-dow-plunge-and-the-inverted-yield-curve/#1ac6661c783a
https://www.cnbc.com/2018/11/19/homebuilder-confidence-plummets-to-the-lowest-level-in-more-than-two-years-as-demand-stalls.html
https://www.cnbc.com/video/2018/12/13/housing-demand-drops-despite-falling-mortgage-rates.html
http://www.wsj.com/articles/las-vegas-housing-weakness-signals-the-slowdown-is-spreading-11544702400
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Regarding equity markets forecasting recessions, we’ll turn to Paul Anthony Samuelson, an American econ-
omist and the first American to win the Nobel Memorial Prize in Economic Sciences. Samuelson quipped 50 years 
ago, “the stock market has predicted nine of the last five recessions.” And he was correct. 

As for homebuilder confidence plummeting, it should be noted that sentiment dropped to 60 in November, 
but the headline fails to mention anything above 50 is positive. When it comes to homebuilder confidence, the 
home-builders speak for themselves. 

“In our fourth quarter, despite a healthy economy, we saw a moderation in demand. Fourth quarter contracts de-
clined 15% in dollars and 13% in units compared to a difficult comp from one year ago. Fourth quarter demand 
slowed to a per community pace more consistent with FY 2016’s fourth quarter, which was still strong.”

“In November, we saw the market soften further, which we attribute to the cumulative impact of rising interest 
rates and the effect on buyer sentiment of well-publicized reports of a housing slowdown. We saw similar con-
sumer behavior beginning in late 2013, when a rapid rise in interest rates temporarily tempered buyer demand 
before the market regained momentum.”

If you’re a fan of Jim Cramer’s stock tips, I would highly recommend Diana Olick’s housing reports. They’re 
quite similar in nature. Her recent report “Housing Demand Drops Despite Falling Mortgage Rates” doesn’t past the 
litmus test. Interest rates peaked on October 11th at 4.90%. Again, let’s turn to author of the original report, Freddie 
Mac, for their explanation.
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https://www.calculatedriskblog.com/2018/12/lawler-excerpt-from-toll-brothers.html
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And finally, the Phoenix malaise. We’ll take an in-depth look at the overall health of our market next month 
in our year-end review edition of STAT. For now, a quick look at the gross sales volume as reported by ARMLS 
shows 2018 has been a very good year. We expect 2018 will finish the year as the second-best year in ARMLS 
history.

Average Monthly Sales Price Multiplied by Monthly Sales Volume by ARMLS

As for Goldschmidt, oy vey!
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The Pending Price Index

In STAT last month, the mathematical model projected a median sales price for November of $260,000. Our 
mathematical model for the first 10 months of 2018 had been underestimating the actual median sales price. The 
November median sales price followed our yearly pattern, reporting a median sales price of $262,000. ARMLS 
saw 6,515 sales this year compared to 7,074 last year. Our estimate of 6,800 sales overshot the actual sales vol-
ume by 285. Looking ahead to December, the ARMLS Pending Price Index anticipates the median sales price 
will hold steady, projecting a median sales price of $261,800. I expect our mathematical projection will be low 
again this month. I’m fearlessly forecasting $265,000. 

Sales volume for the first eleven months of 2018 was .66% higher than 2017, with 87,387 sales in 2018 
compared to 86,817 in 2017. We begin December with 4,715 pending contracts; 2,898 UCB listings and 417 
CCBS giving us a total of 8,030 residential listings practically under contract. This compares to 9,374 of the same 
type of listings one year ago. The 2018 pending contracts are 16.47% lower than 2017. There were 20 business 
days in December of 2017 as well as 20 this year. ARMLS reported 7,070 sales in December of 2017. Sales vol-
ume will be lower this year, I’m guessing 6,500, and if my projections are spot on, ARMLS will report the exact 
same yearly sales volume in 2017 as in 2018. 
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