February 2010 MLS Report

David’s Comments

“The future ain’t what it used to be” Yogi Berra
We have a lot of signs that our markets are turning positive. While the current economy continues to struggle it is hard to tell if this is the standard spring growth or a market that is recovering. We have a lot more positive numbers this month – 6 months increase in sold units, average price gain over last month, year over year sales up 9 units.

We have now seen 6 months of growth in sold units over the same time frame from a year ago, February had a gain of 11.5% over February of 2009. Our average sold price is up 12.4% over last month and up 3.0% over last February.  Our pending index is up about 7.1% over last month and is up about 5.8% over 2009 this time.

In the month of February we saw an increase of 25 homes in our listing inventory, we have 5,239 homes on the market as of March 1st.  This continues to put us in a strong buyer’s market with a listing inventory of over a 18.6 month supply. Our average list price has stayed below the $400,000 range for six months; we are currently at $376,894. For February we saw a decrease in our seller concessions, it is now 22.1%. Our average days on the market remained in the 130’s. The list to sold ratio is 94.2% and is up .7% from last month; this number needs to continue to get better. The number of homes that sold in 15 days or less continues to remain very low, 15.7% of February sold homes.

We still have the benefits of the $8,000 tax credit for first time homebuyers it is for homes that are under contract by April 30th and closed by June 30th. Housing continues to struggle in many parts of the country – will congress extend the First Time Homebuyer Tax Credit? The 30-year fixed-rate mortgage (FRM) averaged 4.95 percent with an average 0.7 point for the week ending March 11, 2010

Have a great week and a Happy St. Patrick’s Day.

Despite all the media comments about our markets we are still lending money for residential mortgages. If a client has income and credit and some sort of down payment; they can get a mortgage. It goes to the basic three C’s – Capacity, Collateral and Character.
Listing Inventory
In February we saw an increase in listing inventory of 25 units. We are about 265 units down from February 2009. We have 5,239 single family homes for sale in our MLS. The average list price of $376,894 is up by $5,390 from last month. The average list price has increased by 1.5% from January 2010. By mid March we are already up to 5,400 units.  If you look back over the last three years you will see our low point in listing inventory to be about Dec/Jan time frame.
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Our monthly average sold price is up by 12.4% from last month and up 3.0% from January 2009. Our average sold price is up by $26,720 from last month. February average sold price ($241,940) shows a increase of 3.2% from year end 2009. We have pluses all the way around February 2010.

 
Monthly Sold Units
The number of sold homes is up 5.2% from last month and up 11.5% from February 2009. February saw an increase of 29 sold homes over February 2009. This is our sixth monthly increase in year over year sold homes since September 2005. You can notice that all of our big dips seem to occur on or about December. I believe we will continue to see the next couple of months with unit sales over and above the previous year. No doubt in my mind the First Time Homebuyers Tax Credit has contributed to this increase in sales units and I would anticipate it to continue over the next several months as we approach the new potential extended deadline of being under contract by April 30, 2010 and closed by June 30th.  
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Average Sold Price Year to Date
Year over year our year to date numbers have dipped a little.

2003 year end average sale price $ 186,137

2004 year end average sale price $ 210,048

2005 year end average sale price $ 254,080

2006 year end average sale price $ 264,498

2007 year end average sale price $ 273,408

2008 year end average sale price $256,498

2009 year end average sale price $234,379

Rolling 12 months
Another bright spot is the rolling 12 month numbers. When we look at March 1st, 2009 to February 28th, 2010 we have 4,465 sold units and when we compare March 1, 2008 to February 28th, 2009 we have a 9 unit gain (4,456 sold units). When we look at the same rolling 12 months for average sold price we see that we are only down by 7.4%. So the dates of 3/1/2009 to 2/28/2010 we have an average sold price of $233,836 while from 3/1/2008 to 2/28/2009 we had an average sold price $252,432.

Median Sold Price
Our Median sold price is up 2.8% from last month, about $185,000. While we have not dipped as low as the National Median we seem to have turned the corner while the national median is still showing a decrease. It looks like our local median has started the upward movement that is needed; I would anticipate this to continue into the spring.
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Pending
Pending Sales – A sale is listed as pending when the contract has been signed but the transaction has not yet closed. Sales are typically finalized within one to two months from signing. I look at the total pending units on a regular basis and this is how they chart out. We saw our pending index turn back to its upward climb about the first week in January. Over the month of February we saw a 7.1% increase and we are 5.8% ahead of 2009 this time. With the current Tax Credit deadline extension I think we will see our pending sales climb thru April 2010.
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Market Absorption rate – The number of homes sold in February, 281 divided by the current listing inventory, 5,239 gives us a 18.6 month supply of single family homes. Over the month of March we should see sales increase hopefully ahead of the listing curve. This just means that we have plenty of homes to sell. With rates where they are and plenty of inventory; we can get this number down.

List to Sold price ratio – the average list price of the sold properties is $256,786 and the average sold price is $241,940 for February which gives us a 94.2% list to sold price ratio – a increase of .70% from last month. We have now managed to stay under 95% for over a year.

Seller Concessions – We had 22.1% of sold properties report a sales concession for February, an decrease of .5%. With the tax credit extended to April a lot of the February sales did not offer as much in concessions as in the past which is why we saw another .5% decrease. We want this number to go lower. The average concession for the month of January was $3,744 while in February it was $3,932.

Days on Market – The average days on market for the sold properties is now at 134 for February. That is almost 5 + months to keep a property on the market. Only 15.7% of the properties were placed under contract in less than 15 days for the month of February, a change of .5% from last month.

Carolina & Kure Beach
There are currently 504 single family homes for sale and this represents a 12 unit increase over February 2010 and 9.6% of our total WRAR inventory.  The average list price is $428,746 a decrease of about $2,970 from January. In February there were 15 homes sold, divide that by the homes available and you have a 33.6 monthly supply of homes in Carolina and Kure Beach (this is high because our low sales in February). The average sold price for the month of February was $296,033 and is down from last month. In February 2009 we had 16 home sales at an average $320,344. When we look at our rolling 12 months March 1, 2009 to February 28, 2010 we have 282 homes sold at an average price of $294,934. While March 1, 2008 to February 28, 2009 we had 247 homes sold at an average price of $358,898.

This data was pulled on March 12, 2010, based on information from the Wilmington Regional Association of REALTORS Incorporated, for the period Jan. 1, 2005 through February 28, 2010.
The Market
Mortgage Rates drop slightly in Freddie Mac weekly surveyMortgage Rates Drop Slightly in Freddie Mac Weekly Survey
Freddie Mac released the results of its Primary Mortgage Market Survey in which the 30-year fixed-rate mortgage (FRM) averaged 4.95 percent with an average 0.7 point for the week ending March 11, 2010, down from last week when it averaged 4.97 percent.  Last year at this time, the 30-year FRM averaged 5.03 percent.

“During a light week of mixed economic reports, mortgage rates eased somewhat,” said Frank Nothaft, Freddie Mac vice president and chief economist.  “Pending existing home sales fell 7.6 percent in January, well below the market consensus of a 1 percent gain.  Meanwhile, the economy lost only 36,000 jobs in February, fewer than market forecasts, and the unemployment rate held steady at 9.7 percent.  In addition, revisions added a net 35,000 workers to January and December combined.”

Freddie Mac

30 Year Fixed Rates
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I offer these key statistics to keep you informed as to how our market is moving. With 20 years of real estate sales and management and finance in my background I am able to evaluate the current conditions and provide you with accurate data. With key information from your clients I can evaluate their needs and offer them the best plan for their current mortgage. Call me today for a quote.
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