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Sales are down -10.0% 
month-over-month. 
The year-over-year 
comparison is up 
+13.8%.
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Closed MLS sales with a close of escrow date from 9/1/2019 to 9/30/2019, 0 day DOM sales removed
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Total inventory has a 
month-over-month
increase of +1.7% while 
year-over-year reflects 
a decrease of -11.9%.

New inventory is down 
-6.5% month-over-month 
while the year-over-year 
comparison increased by 
+0.1%.

New MLS listings that were active for at least one day from 9/1/2019 to 9/30/2019, 0 day DOM sales removed

Snapshot of statuses on 9/30/2019
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Months supply of in- 
ventory for August was 
2.00 with September at 
2.27.

September UCB listings 
percent of total inven- 
tory was 18.5% with 
September CCBS list-
ings at 3.2% of total 
inventory.+6.7%..

Snapshot of statuses on 9/30/2019

Current inventory of Active/UCB/CCBS divided by the monthly sales volume of SEPTEMBER 2019, 0 day DOM sales removed
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MLS sales prices for closed listings with a close of escrow date from 9/1/2019 to 9/30/2019, 0 day DOM sales removed

The average sales price 
is up +5.1% year-over-
year while the year-over-
year median sales price 
is also up +7.7%.

Average new list prices 
are up +5.1% year-over-
year. The year-over-year 
median is up +7.1%.

List prices of new listings with list dates from 9/1/2019 to 9/30/2019, 0 day DOM sales removed
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Snapshot of public records data on 9/30/2019 active residential notices and residential REO properties. 

Foreclosures pend-
ing month-over-month 
showed a decrease of 
-0.6% while the year- 
over-year figure was
down -11.8%.

An increase is forecast-
ed in October for both 
average and median 
sales prices.

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 9/1/2019 to 9/30/2019, 0 day DOM sales removed

Distressed sales ac- 
counted for 0.8% of total 
sales, the same as the 
previous month. Short 
sales dropped -28.6% 
year-over-year. 
Lender owned sales 
dropped -34.9% year- 
over-year.7%..

Days on market were 
down -4 days year-over-
year while month-over-
month was also down -4 
days.

New MLS listings that were active for at least one day from 9/1/2019 to 9/30/2019, 0 day DOM sales removed
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COMMENTARY by Tom Ruff

As our housing market hums along into the home stretch of 2019, I thought this would be a great time 
to answer a handful of subscriber questions I’ve received over the past year or two. So, let’s get to it.

Q: How is our housing market shaping up compared to your yearly forecast last January?

I’m glad you asked. Before I answer your question, I would like to point out that it’s not important what I 
thought was going to happen in January as opposed to being able to correctly describe our current market and what 
just occurred over, say, the last three months. It’s also important that I offer a plausible explanation as to why what 
just happened, happened, while referencing national events that I know nothing about. Personally, I think I have 
done a very good job of that. As for your question, 2019 is far exceeding our initial forecast. When interest rates 
began plummeting, so did our forecast. We expected interest rates to rise, they fell. We expected year-over-year 
sales to fall slightly, they rose. We expected prices to moderate. They did, for a while. The first three months of 2019 
reported as expected, and then the market took off. The three charts below show the total sales volume, average 
sales price and the gross sales dollar volume as reported by ARMLS
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Total Sales Volume as reported by ARMLS
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Sales Price as reported by ARMLS
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Gross Sales Dollar Volume as reported by ARMLS

As the gross sales dollar volume chart shows, 2019 has been an excellent year for ARMLS subscribers. 
When viewing the first 3 quarters of 2019, this year ranks number one with $25.47 billion dollars in gross sales. 
When the year ends, 2019 will most likely finish number two, second to 2005. No one will ever forget the madness 
in 2005 and the Michael Jordan type finish it brought.
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Q: What will happen to interest rates?

When I answered this question in my yearly forecast, I answered it from the perspective of an old man who 
remembered a 30-year fixed interest rate of 18.5% in his late twenties, with 6 to 7% being the norm throughout 
his life. I expected rates to rise. Today, I read that a Danish bank launched the world’s first negative interest rate 
mortgage, handing out loans to homeowners where the charge is minus 0.5% a year. A negative interest rate 
effectively means that the bank pays a borrower to take money off their hands, so they pay back less than they have 
been loaned. I have real problems getting my head around this scenario, although it might suggest our rates have 
room to move lower. Not being an expert on mortgage rates, I’ll defer to Freddie Mac:

“Mortgage rates to remain low for foreseeable future”

“Concerns over the resolution of trade disputes have injected volatility into global bond markets. Investors 
have flocked to the safety and stability of U.S. Treasuries, pushing down interest rates. As trade talks ebb 
and flow, rates follow. Despite the volatility in rates, we expect long-term rates to remain flat on average. We 
forecast the 10-year yield to average 1.8% in 2020, down from an annual average of 2.1% in 2019.

“Low treasury yields will keep mortgage rates subdued in the coming quarters. We project the 30-year fixed-
rate mortgage to average 3.7% in the fourth quarter of 2019. We project the annual average to be 4.0% in 
2019 before declining to 3.8% in 2020.”
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Q: What percent of homes are underwater?

I can use reason and logic, but even with all the data we have at our fingertips I have no real means of making 
this calculation. I know Attom data told us there were, “5.2 million seriously underwater properties at the end of Q1 
2019 representing 9.1 percent of all U.S. properties with a mortgage, up from 8.8 percent in the previous quarter 
but down from 9.5 percent in Q1 2018.” This study does not logically register with me and it would be my guess it is 
flawed. Attom data defines seriously underwater as 25% or more. This is certainly not true in our market where short 
sales, properties sold in foreclosure and bank held properties accounted for only 59 sales in September, a fraction 
of 1%. And while our data does not support the Attom data claims, it does support the Corelogic claim where, 
“Homeowners have seen a big rise in home equity, which lowers foreclosure risk because owners have more ‘skin in 
the game,” said Dr. Frank Nothaft, chief economist at CoreLogic. “Our latest Home Equity report found that between 
the first quarter of 2011 and the second quarter of 2019, average equity per borrower increased from $75,000 to 
$176,000 and rose $5,000 in the past year alone.”

Q: Is there a national housing analyst that wears a bow tie that you trust, and if so, what is he/she 
saying?

Another great question. Frank Nothaft, chief economist at CoreLogic does indeed 
wear a bow tie. While his analysis is on a national basis, it feels a lot like our market, plus 
he’s good at referencing national events of which I know nothing.
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Q: Have you ever worn a bow tie?

The answer to that would be an emphatic no!

The Pending Price Index

Last month the STAT mathematical model projected a median sales price for September of $279,250. The 
September reported median was $280,000. Looking ahead to October, the ARMLS Pending Price Index anticipates 
the median sales price will increase, projecting a median sales price of $285,000. Normally this time of year, the 
median sales price tends to wobble through the last half of the year. The median of $280,000 for this month is the 
high-water mark for home sales not only this year, but the highest ever. Upwards price pressure in the last quarter of 
2019 will make for an interesting start to the 2020 selling season, which begins early February. 

We begin October with 5,838 pending contracts; 3,295 UCB listings and 561 CCBS giving us a total of 9,694 
residential listings practically under contract. This compares to 8,591 of the same type of listings one year ago. At 
the beginning of October, the pending contracts are 12.8% higher than last year. There were 23 business days in 
October of 2018 and 23 this year. ARMLS reported 7,182 sales in October of 2018. We expect sales volume will be 
higher this year in the 8,100 range. Last month we projected somewhere around 8,000, with a final reported total of 
7,850.
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(A young, bow-tied Tom Ruff)


