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MONTHLY SALES   

-12.5%, year-over-year     

+14.1%, month-over-month      
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NEW INVENTORY 

TOTAL INVENTORY 

+1.6%, year-over-year 

-5.0%, month-over-month 

+47.5%, year-over-year 

-1.0%, month-over-month 
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ACTIVES / UCB  

MONTHS SUPPLY OF INVENTORY 

4.46, MSI  March 2014 

3.87, MSI April 2014 

11.6%,  March 2014 UCB percent of total Ac ve 

 11.4%, April 2014 UCB percent of total Ac ve  
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NEW LIST PRICES 

SALES PRICES 

+6.6%, year-over-year average 

+14.4%, year-over-year median 

+10.0%, year-over-year average 

+9.9%, year-over-year median 
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THE ARMLS PENDING PRICE INDEX™ 

ARMLS STAT                       MAY 2014 

FORECLOSURES PENDING 

-50.2%, year-over-year 

SALES PRICE FORECAST 
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DISTRESSED SALES 

-72.5%, short sale units year-over-year 

-50.0%, lender owned units year-over-year 

-61.9%, total year-over-year 

AVERAGE DAYS ON MARKET  

+12, year-over-year 

-1, month-over-month 
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COMMENTARY  
by Tom Ruff of The Informa on Market 

 

The median sales price for April 2014 landed at $189,000, which is up 1% month-over-month and 10% 

year-over-year. Taken at face value, these numbers indicate rising home prices but I would cau on 

against this conclusion.  In order to get a be er idea of price movement we need to look at the July 

2013 median sales price of $185,000. July 2013 signaled the end of a 20-month period of rapid price 

apprecia on when the median sales price rose 70%. Over the last 10 months sales prices have re-

mained rela vely flat, wobbling between $180,000 and $189,000.  

Sales volume in April 2014 was down 12.5% with 1,095 fewer sales taking place this year compared to 

April 2013. There were 7,659 closed sales in April 2014 compared to 8,754 last April.The decline in 

sales volume occurred en rely on the distressed side of the market with short sales down 809 and 

bank sales down 496 year-over-year. Comparing normal sales, we actually saw an increase with 210 

more normal sales year-over-year.   

Total inventory fell for the first me this year down 1% from March but 47.5% higher than last year at 

this me. Last month we discussed pent up demand in detail and at present, demand is s ll our pri-

mary challenge.  Demand can change quickly but in the short term remains constant.  Expect the im-

balance between supply and demand to exert downward pressure on pricing later this year, most like-

ly in August when demand historically declines and inventories historically rise.   

The ARMLS Pending Price Index for May projects the median sales price will remain rela vely un-

changed at $190,000. At present, the current number of pending sale contracts are very comparable 

to last month indica ng the sales volume in May will be similar to the volume in April.  I have my sus-

picions that the number of UCB lis ngs are overstated leaving the number of pending sales understat-

ed. I expect 1,400 fewer sales this May compared to last year when 9,436 sales occurred. Working in a 

vacuum in terms of current popula on numbers I find our present market challenging to interpret, or 

in the words of Yogi Berra, “It's tough to make predic ons, especially about the future.”   

Reading opinions and hearing various discussions on our current housing market and the real estate 

industry as a whole, there are many varying points of view. What causes the differing outlooks— per-

spec ve? The volume of business someone does and their income can influence an individual’s view.   
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It’s difficult to disagree with this perspec ve, unless another adage holds 

true — in periods of low demand a higher percentage of proper es sold are 

marketed on the MLS.  This begs the ques on: could MLS data be pain ng a 

rosier picture of our housing market than what actually exists? If we apply 

the same 14-year running average methodology for home sales in Maricopa 

County but look at public records, then April has averaged 9,681 home 

sales. This April, 8,197 home sales were recorded.  The sale total for April 

2014 is 15% below our 14-year running average. In addi on, the 14-year 

running average compares only the total number of homes sold and does 

not account for the exis ng housing stock when the sales occurred. Today, 

there are a quarter of a million more homes in Maricopa County than exist-

ed in 2003. The reason for men oning 2003 is that ARMLS sales volume this 

year has closely mimicked ARMLS sales volume in 2003. Publicly recorded 

affidavits of value tell us there were 23% fewer home sale transac ons in 

April this year in Maricopa County than in 2003.   

People who will argue that 

we’re in a balanced market 

and will point to a total inven-

tory of 29,627, an inventory 

level considered typical. They 

will also point to a 3.87 

months supply of inventory 

and an average days on mar-

ket of 82. All of these numbers 

tradi onally point to a bal-

anced market. But, if we look 

at MLS sales volume numbers 

they tell us we’re not having a 

great year or a bad year. In 

fact, if we look at the 14-year 

running average for MLS sales 

volume for the month of April 

there were 7,658 average 

sales, which is almost spot on 

to the sales volume in April 

2014 of 7,659 sales. 

As stated earlier, I see demand as our primary challenge. As an analyst I can state I believe housing de-

mand is 25% below normal, while an individual broker or agent may be in the midst of a very good year 

l ng their perspec ve in a more posi ve direc on.  While I see demand at present lacking I also see 

three poten ally large pools of future buyers like millennials, boomerang buyers, and re ring baby 

boomers desiring an Arizona resort lifestyle.  The logical ques on now is when will these poten al buy-

ers become homeowners?  Last month in STAT we talked extensively about the boomerang buyer and 

their poten al me frames.  This month, Stephen Kim, an equity researcher with Barclays, talked about 

the return of the first me buyer, a trend he expects to emerge later this year. He further expects over-

all demand to return to normalized levels in 2016.  Mr. Kim addresses the na onal housing market 

from a new build perspec ve, but much of his analysis can be applied to our local resale market as 

well. 

 Does the old adage hold true? 
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HousingWire published the following summa on: 

Demand for homes is stalling according to the most recent report on mortgage applica ons from 

the Mortgage Bankers Associa on. However, it may not last forever, according to analysts at Bar-

clays (BCS). Equity researcher Stephen Kim just released an in-depth report tled: The Return of the 

First-Time Buyer. In it Kim gives three solid reasons poten al homebuyers could enter the market. 

However, there remains a major barrier, he adds. HousingWire gives a snapshot of Kim's findings in 

the list below (the words are his). 

 

First the three posi ves: 

1. Job growth is reaching an important threshold for improved household forma on 

The cumula ve number of jobs created over the past several years has now reached the point 

where each new job will drive greater household growth. 

2. Credit availability star ng to loosen 

 Lenders' willingness to extend credit to borrowers in the entry-level "sweet spot" of 600-700 FICOs 

is gaining momentum. 

3. Affordability s ll favorable 

 Buying a home is s ll ~20% cheaper than ren ng, and affordability is unlikely ever to be be er, giv-

en rising interest rate and home price trends. 

 

And here's the BIG nega ve: 

1. Student debt remains a problem 

Our analysis reveals that burgeoning student debt is the thorniest problem for the industry, par cu-

larly in light of new QM regula ons. 

"While the recent slowdown seems to have caught many observers by surprise, we have been ex-

pec ng a 'mid-cycle correc on' to emerge in FY14 since early last year. Thus, this period of slower 

growth is largely consistent with our view for how the housing market will recover back to normal-

ized levels by 2016," Kim predicts. 

When these an cipated changes in demand begin to emerge they will first appear in the number of 

pending sale contracts.  These changes will be accompanied by an increase in the number of homes 

purchased with a mortgage. We will be monitoring these data sets closely over the next few months 

and will report on these trigger points. For those agents currently discouraged by the number of buy-

ers in the marketplace, remember, demand can change quickly.  

http://www.housingwire.com/articles/29838-mortgage-applications-continue-downward-heading�
http://markets.housingwire.com/housingwire/quote?Symbol=321%3A371815�


<<
  /ASCII85EncodePages false
  /AllowTransparency false
  /AutoPositionEPSFiles true
  /AutoRotatePages /None
  /Binding /Left
  /CalGrayProfile (Dot Gain 20%)
  /CalRGBProfile (sRGB IEC61966-2.1)
  /CalCMYKProfile (U.S. Web Coated \050SWOP\051 v2)
  /sRGBProfile (sRGB IEC61966-2.1)
  /CannotEmbedFontPolicy /Error
  /CompatibilityLevel 1.4
  /CompressObjects /Tags
  /CompressPages true
  /ConvertImagesToIndexed true
  /PassThroughJPEGImages true
  /CreateJobTicket false
  /DefaultRenderingIntent /Default
  /DetectBlends true
  /DetectCurves 0.0000
  /ColorConversionStrategy /CMYK
  /DoThumbnails false
  /EmbedAllFonts true
  /EmbedOpenType false
  /ParseICCProfilesInComments true
  /EmbedJobOptions true
  /DSCReportingLevel 0
  /EmitDSCWarnings false
  /EndPage -1
  /ImageMemory 1048576
  /LockDistillerParams false
  /MaxSubsetPct 100
  /Optimize true
  /OPM 1
  /ParseDSCComments true
  /ParseDSCCommentsForDocInfo true
  /PreserveCopyPage true
  /PreserveDICMYKValues true
  /PreserveEPSInfo true
  /PreserveFlatness true
  /PreserveHalftoneInfo false
  /PreserveOPIComments true
  /PreserveOverprintSettings true
  /StartPage 1
  /SubsetFonts true
  /TransferFunctionInfo /Apply
  /UCRandBGInfo /Preserve
  /UsePrologue false
  /ColorSettingsFile ()
  /AlwaysEmbed [ true
  ]
  /NeverEmbed [ true
  ]
  /AntiAliasColorImages false
  /CropColorImages true
  /ColorImageMinResolution 300
  /ColorImageMinResolutionPolicy /OK
  /DownsampleColorImages true
  /ColorImageDownsampleType /Bicubic
  /ColorImageResolution 300
  /ColorImageDepth -1
  /ColorImageMinDownsampleDepth 1
  /ColorImageDownsampleThreshold 1.50000
  /EncodeColorImages true
  /ColorImageFilter /DCTEncode
  /AutoFilterColorImages true
  /ColorImageAutoFilterStrategy /JPEG
  /ColorACSImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /ColorImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /JPEG2000ColorACSImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /JPEG2000ColorImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /AntiAliasGrayImages false
  /CropGrayImages true
  /GrayImageMinResolution 300
  /GrayImageMinResolutionPolicy /OK
  /DownsampleGrayImages true
  /GrayImageDownsampleType /Bicubic
  /GrayImageResolution 300
  /GrayImageDepth -1
  /GrayImageMinDownsampleDepth 2
  /GrayImageDownsampleThreshold 1.50000
  /EncodeGrayImages true
  /GrayImageFilter /DCTEncode
  /AutoFilterGrayImages true
  /GrayImageAutoFilterStrategy /JPEG
  /GrayACSImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /GrayImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /JPEG2000GrayACSImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /JPEG2000GrayImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /AntiAliasMonoImages false
  /CropMonoImages true
  /MonoImageMinResolution 1200
  /MonoImageMinResolutionPolicy /OK
  /DownsampleMonoImages true
  /MonoImageDownsampleType /Bicubic
  /MonoImageResolution 1200
  /MonoImageDepth -1
  /MonoImageDownsampleThreshold 1.50000
  /EncodeMonoImages true
  /MonoImageFilter /CCITTFaxEncode
  /MonoImageDict <<
    /K -1
  >>
  /AllowPSXObjects false
  /CheckCompliance [
    /None
  ]
  /PDFX1aCheck false
  /PDFX3Check false
  /PDFXCompliantPDFOnly false
  /PDFXNoTrimBoxError true
  /PDFXTrimBoxToMediaBoxOffset [
    0.00000
    0.00000
    0.00000
    0.00000
  ]
  /PDFXSetBleedBoxToMediaBox true
  /PDFXBleedBoxToTrimBoxOffset [
    0.00000
    0.00000
    0.00000
    0.00000
  ]
  /PDFXOutputIntentProfile ()
  /PDFXOutputConditionIdentifier ()
  /PDFXOutputCondition ()
  /PDFXRegistryName ()
  /PDFXTrapped /False

  /CreateJDFFile false
  /Description <<

    /BGR <>
    /CHS <FEFF4f7f75288fd94e9b8bbe5b9a521b5efa7684002000410064006f006200650020005000440046002065876863900275284e8e9ad88d2891cf76845370524d53705237300260a853ef4ee54f7f75280020004100630072006f0062006100740020548c002000410064006f00620065002000520065006100640065007200200035002e003000204ee553ca66f49ad87248672c676562535f00521b5efa768400200050004400460020658768633002>
    /CHT <FEFF4f7f752890194e9b8a2d7f6e5efa7acb7684002000410064006f006200650020005000440046002065874ef69069752865bc9ad854c18cea76845370524d5370523786557406300260a853ef4ee54f7f75280020004100630072006f0062006100740020548c002000410064006f00620065002000520065006100640065007200200035002e003000204ee553ca66f49ad87248672c4f86958b555f5df25efa7acb76840020005000440046002065874ef63002>
    /CZE <>
    /DAN <>
    /DEU <>
    /ESP <>
    /ETI <>
    /FRA <>
    /GRE <>

    /HRV (Za stvaranje Adobe PDF dokumenata najpogodnijih za visokokvalitetni ispis prije tiskanja koristite ove postavke.  Stvoreni PDF dokumenti mogu se otvoriti Acrobat i Adobe Reader 5.0 i kasnijim verzijama.)
    /HUN <>
    /ITA <>
    /JPN <FEFF9ad854c18cea306a30d730ea30d730ec30b951fa529b7528002000410064006f0062006500200050004400460020658766f8306e4f5c6210306b4f7f75283057307e305930023053306e8a2d5b9a30674f5c62103055308c305f0020005000440046002030d530a130a430eb306f3001004100630072006f0062006100740020304a30883073002000410064006f00620065002000520065006100640065007200200035002e003000204ee5964d3067958b304f30533068304c3067304d307e305930023053306e8a2d5b9a306b306f30d530a930f330c8306e57cb30818fbc307f304c5fc59808306730593002>
    /KOR <FEFFc7740020c124c815c7440020c0acc6a9d558c5ec0020ace0d488c9c80020c2dcd5d80020c778c1c4c5d00020ac00c7a50020c801d569d55c002000410064006f0062006500200050004400460020bb38c11cb97c0020c791c131d569b2c8b2e4002e0020c774b807ac8c0020c791c131b41c00200050004400460020bb38c11cb2940020004100630072006f0062006100740020bc0f002000410064006f00620065002000520065006100640065007200200035002e00300020c774c0c1c5d0c11c0020c5f40020c2180020c788c2b5b2c8b2e4002e>
    /LTH <>
    /LVI <>
    /NLD (Gebruik deze instellingen om Adobe PDF-documenten te maken die zijn geoptimaliseerd voor prepress-afdrukken van hoge kwaliteit. De gemaakte PDF-documenten kunnen worden geopend met Acrobat en Adobe Reader 5.0 en hoger.)
    /NOR <>
    /POL <>
    /PTB <>
    /RUM <>
    /RUS <>
    /SKY <>
    /SLV <>
    /SUO <>
    /SVE <>
    /TUR <>
    /UKR <>
    /ENU (Use these settings to create Adobe PDF documents best suited for high-quality prepress printing.  Created PDF documents can be opened with Acrobat and Adobe Reader 5.0 and later.)
  >>
  /Namespace [
    (Adobe)
    (Common)
    (1.0)
  ]
  /OtherNamespaces [
    <<
      /AsReaderSpreads false
      /CropImagesToFrames true
      /ErrorControl /WarnAndContinue
      /FlattenerIgnoreSpreadOverrides false
      /IncludeGuidesGrids false
      /IncludeNonPrinting false
      /IncludeSlug false
      /Namespace [
        (Adobe)
        (InDesign)
        (4.0)
      ]
      /OmitPlacedBitmaps false
      /OmitPlacedEPS false
      /OmitPlacedPDF false
      /SimulateOverprint /Legacy
    >>
    <<
      /AddBleedMarks false
      /AddColorBars false
      /AddCropMarks false
      /AddPageInfo false
      /AddRegMarks false
      /ConvertColors /ConvertToCMYK
      /DestinationProfileName ()
      /DestinationProfileSelector /DocumentCMYK
      /Downsample16BitImages true
      /FlattenerPreset <<
        /PresetSelector /MediumResolution
      >>
      /FormElements false
      /GenerateStructure false
      /IncludeBookmarks false
      /IncludeHyperlinks false
      /IncludeInteractive false
      /IncludeLayers false
      /IncludeProfiles false
      /MultimediaHandling /UseObjectSettings
      /Namespace [
        (Adobe)
        (CreativeSuite)
        (2.0)
      ]
      /PDFXOutputIntentProfileSelector /DocumentCMYK
      /PreserveEditing true
      /UntaggedCMYKHandling /LeaveUntagged
      /UntaggedRGBHandling /UseDocumentProfile
      /UseDocumentBleed false
    >>
  ]
>> setdistillerparams
<<
  /HWResolution [2400 2400]
  /PageSize [612.000 792.000]
>> setpagedevice


