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NEW INVENTORY
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ACTIVES / UCB
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NEW LIST PRICES
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THE ARMLS PENDING PRICE INDEX™

SALE PRICE FORECAST
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DISTRESSED SALES
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COMMENTARY

by Tom Ruff of The Information Market

Supply and demand in November left us with a relatively calm month. There were 5,206
closed sales this month compared to 6,810 last year at this time. The decline in sales activity
was expected with sales volume down 23.6% year-over-year and 13.8% month-over-month.
New listing activity also saw a decline, down 22.4% month-over-month and 2.8% lower than
last year as our market remains in a balanced state. There were 8,304 new listings in Novem-
ber. Total inventory numbers are up 15.6% year-over-year and increased 2.6% month-over-
month.

Last year at this time we had 23,232 homes listed for sale, this year there are 26,845. The holi-
day slowdown was fully evidenced in November with only 18 business days clearly contribut-
ing to the lower numbers. Average and median sales prices are up 17% and 18.2% respectively
year-over-year, although over the last six months home prices have remained relatively flat.
The average priced home in November sold for $236,300, in May the average priced home
sold for $237,800. Median home prices have followed a similar trend, fluctuating between
$180,000 and $185,000 over the past six months. The median priced home in November sold
for $183,200.

Looking ahead, pending listings have stabilized suggesting sales volume in December will be
higher. With three more business days in December than October, a higher sales volume in
December is likely. Prices in December are expected to remain consistent with what we’ve
seen over the past six months. The ARMLS Pending Price Index predicts an average sales price
of $237,000 and a median sales price of $180,000.

Shifting to public records data, there were 551 homes sold by courthouse auction in Novem-
ber in Maricopa County. Of interest, only 195 or 35% went to third-party buyers. Over the past
two years we have seen third-party courthouse purchases in the 50% to 55% range. The de-
cline in third-party courthouse purchases could be an indication the banks are taking a more
aggressive pricing strategy.

Over the past few months we’ve focused our attention on the demand side of the housing
equation focusing our attention on the buyers. | still believe the best leading indicator of
where our market is heading is within the pending listing inventory. For this month, | thought
it would be interesting to take a closer look at the active listings by mingling ARMLS listing
data with public records data. There are currently 21,954 active listing within Maricopa
County. Normal listings, listings without distress, now account for 87% of our entire inventory,
while 13% of listings have some level of distress. One year ago, 68% of our listing inventory
would have been defined as normal.
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Normal Listings — The 87%

As we move forward in our analysis, we’ll break the listing data down into various groups. Nor-
mal listings will be broken down into four categories: traditional, non owner occupied, flips
and newly constructed.

Traditional Listings - For the purposes of our discussion we will define traditional listings as
normal sales where public records indicate the property is owner-occupied. Maricopa County
currently has 10,845 traditional listings accounting for 49% of our total listings. The median list
price for these properties is $264,500 with the owner having resided in home on average 8.9
years. Half of these sales were purchased prior to 8/1/2005.

Non-owner-occupied Listings - Are normal sales where the County Assessor or the Affidavit of
Value recorded at the time of purchase declares the property as a rental, 5,753 active listings
meet this criteria or 26% of all active listings. The median list price for non-owner-occupied
listings is $199,000 with the seller having owned the property on average 6.2 years. Half of
these listing were purchased after 1/20/2009. The vast majority of these listings are mom and
pop local buyers. There has been much national and local attention given to the institutional
investors in our marketplace. We have defined 10 large institutional investors, they currently
own a combined estimated total of 13,500 properties in Maricopa County. Of the 5,573 active
listings only 36 are institutionally owned. The median list price for these 36 properties is
$149,000. The 36 properties listed are most likely mistakes that do not fit into their portfolios.

Flip Listings - We have defined flips as properties that were purchased in the last 180 days and
are now listed for sale. There are 1,412 or 6.4% of all properties currently listed falling into this
category. The vast majority of flippers report Arizona mailing addresses, 5% from California,
and 1% each from Canada and Nevada. The median list price for a flip is $204,900. If we define
investor listings as non-owner-occupied plus flips, 32% of all active listings can be attributed to
investors.

Newly Constructed Listings - There are 988 newly constructed homes listed for sale or 4.5% of
the listing inventory. The median asking price for a newly constructed home is $317,995. Rich-
mond American is the most active home builder in terms of listing homes on the MLS account-
ing for nearly 10% of all newly constructed home listings.
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Distressed Listings — The 13%

Short Sale Listings - Distressed homes account for the remaining 13% of the active listings,
homes either listed as a short sale or listed homes with an active notice of trustee sale account
for 9.7% of our listing total. There are currently 2,064 listings in this category with 778 of the
listings with an active notice. The median list price is $160,000. On average these sellers have
been in their home 9 years.

The common characteristic among these sellers are that they either purchased or refinanced
their home inside the bubble with 80% of all loans having originated between 2004 and 2008.
Half of the loan originations took place prior to 1/2/2006. Over 1 in 3 of every short listing is in
foreclosure. In reviewing the mailing addresses of short sale listings, we see 95% have an Ari-
zona mailing address, 2% are showing California mailing addresses, and only 2 show a Cana-
dian mailing address. Public records indicate 84% of all short listings are owner-occupied.

Foreclosure Listings - Our final category of active listings are defined as REOs. An REO property
is defined as any property having been foreclosed upon with ownership reverting back to the
bank. A very small percentage of these properties will have been conveyed to the bank using a
deed in lieu of foreclosure. We further define our REO inventory as any home either owned by
a bank, Fannie Mae, Freddie Mac, HUD or VA.

The number of REO properties currently listed for sale in the MLS total 892, or 4.1 %. The high-
est percentage of the REO listing inventory are currently owned by Fannie and Freddie. Fannie
and Freddie account for 601 of the REO listings. The median list price for these 601 homes is
$169,900. On average it takes 89 days from the time the properties are deeded to the GSE’s
(government-sponsored enterprise such as Freddie, Fannie and the VA) before they are listed
for sale, half of the properties they list occur within two months of receiving title. There are
currently 244 bank owned homes listed for sale in Maricopa County with a median list price of
159,900. On average it takes the banks 92 days to list a property, although this number is in-
flated due to the relatively small number of bank owned properties and a handful of proper-
ties that were owned years before listing. Half of the properties owned by the banks are listed
within a month of acquiring title, some in a matter of days. The US Bank National Association
has the most properties of any bank listed for sale with 46 properties.

There are currently 45 HUD properties listed for sale with a median list price of $145,000. HUD
sales are listed very quickly for sale once the property is deeded to HUD with half of the prop-
erties being listed within the first two weeks of acquiring title.



Some final observations regarding our total active inventory:

Single female sellers account for 4,130 listings with a median list price of $208,000
Single male sellers account for 4,964 listings with a median list price of $220,000
Married couples account for 7,752 listings with a median list price of $295,900
When comparing the tax records of the homes currently listed for sale to the public

records of the homes purchased in November:

% of active listings at % of closed sales in
this moment November
Non-owner occupied 26% 18%
Arizona tax mailing address 82% 84%
California tax mailing address 3.7% 3.5%
Canadian tax mailing address 1.5% 2.3%
New Construction 4.5 12.8
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PPl SUPPLEMENT - $/SQ FT
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