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What is Important in Defining the Market?

ÅSupply
ÅRe-sales (Active MLS Listings & FSBOs)

ÅTrustee Sales

ÅNew Builds

ÅDemand
ÅRecently Closed Sales

ÅPending Sales

ÅSeller Motivation
ÅDistress / Bankruptcy / Foreclosure / Probate

ÅBuyer Motivation
ÅPerception / Confidence / Greed / Fear
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Alternatives for Measuring Prices

ÅAverage Sales Price?
ïSkewed Upwards by Luxury Homes

ÅMedian Sales Price?
ïSkewed Downward by Lender Owned Properties

ÅCase-Shiller® Price Index?
ïDetailed Process Makes It Very Slow to Report

ïJun 30 report relates to Feb - Apr

ï¢ȅǇƛŎŀƭƭȅ п aƻƴǘƘǎ .ŜƘƛƴŘ ¢ƻŘŀȅΩǎ aŀǊƪŜǘ

ÅAverage Sales $/SF
ïNot Perfect but the Best Compromise

ïAlmost Real-Time Measurement Possible

Note: PRICES ARE A TRAILING INDICATOR
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MLS Data ςGood and Bad

ÅUnique Source of Supply & Demand Data
ïActive Listings in ALL Their Glory

ïFastest information about sales trends

ÅExcellent predictor of future sales (pending listings)

ÅUsually closed on MLS before the county recorder knows

ÅCurrently about 90% of all re-sales 

ÅNormally about 65% of all sales (including new builds)
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What Does MLS 
Tell Us About 

Supply?



















Greater Phoenix ςAll Types



EXCLUDING AWC 
(ACTIVE WITH A 
CONTRACT)
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[ŜǘΩǎ /ƻƴǘǊŀǎǘ ǘƘŜ 
Supply with the 

Sales Rate
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bƻǿ [ŜǘΩǎ ¢ŀƪŜ ŀ 
¢ȅǇƛŎŀƭ .ǳȅŜǊΩǎ 
Point of View





5% of listings but <1% of sales





AWC = Active with 
Contingent Offer: 
UNDER CONTRACT













4,758 sales 
last month



The supply of REO single family homes 
under $350K in Greater Phoenix is:

22 days



The supply of REO single family homes 
under $350K in Greater Phoenix is:

22 days

The supply of ALLsingle family homes 
under $350K in Greater Phoenix is:

2.2 months



Conclusions

ÅSupply is dramatically out-of-sync with demand

ÅPhoenix home supply does not match financial 
resources of the local population 

ÅToo little supply of single family detached homes 
under $350,000 ςbuyers frustrated

ÅVast over-supply of luxury homes (and acre lots)

ÅThere are yet more luxury homes that are off-market 
but will re-appear later.

ÅFor the luxury home market to recover we will need 
to see out-of-state buyers return in volume.



Vacancy Rates Among Active Listings

ÅREOs 91%

ÅShort sales 42%

ÅNormal sales42%

ÅOverall 49%





Period Trustee Sales REOs for Sale on MLS
3Q 2008 12,495 10,564
4Q 2008 12,308 14,255
1Q 2009 12,833 10,599
2Q 2009 12,061 5,150
3Q 2009 ?

The Foreclosure Wave

LǘΩǎ ŀŎǘǳŀƭƭȅ ŀ ǊŜƳŀǊƪŀōƭȅ ǎǘŜŀŘȅ ǎǳǇǇƭȅ



Total REOs ex Trustee Sale
but not yet sold on 15,594

REOs on MLS Active 4,618

REOs on MLS Pending 5,761
REOs on MLS Temp Off Mkt 448

Not Yet Listed 4,767
Shadow Inventory 0

Sold Last Month 4,915

The Myth of REO Shadow Inventory

You canôt hide a foreclosed home from us ïevery trustee sale is tracked



LŦ ǘƘŜǊŜ ƛǎ άǎƘŀŘƻǿ ƛƴǾŜƴǘƻǊȅέ ƻŦ ŀƴȅ ǎƻǊǘΣ 
then it has not yet received a notice of 
ŦƻǊŜŎƭƻǎǳǊŜΦ ¢ƘŀǘΩǎ ǘƘŜ ƻƴƭȅ ǿŀȅ ǿŜ ŘƻƴΩǘ 
know about it.



Are Foreclosures Moving Up-Market ?



But Banks Seem to Foreclose Higher Priced Homes More Slowly




