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Sales are up +13.6% 
month-over-month. 
The year-over-year 
comparison is up +7.4%.
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Closed MLS sales with a close of escrow date from 2/1/2018 to 2/28/2018, 0 day DOM sales removed
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Total inventory has a 
month-over-month
increase of +0.5% while 
year-over-year reflects 
a decrease of -12.1%.

New inventory is down 
-6.4% month-over-month 
while the year-over-year 
comparison shows a 
decrease of -1.2%.

New MLS listings that were active for at least one day from 2/1/2018 to 2/28/2018, 0 day DOM sales removed

Snapshot of statuses on 2/28/2018
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Months supply of in- 
ventory for January was 
3.56 with 
February at 3.15.

Feburary UCB listings 
percent of total inven- 
tory was +19.7% with 
Feburary CCBS listings 
at +2.4% of total 
inventory.+6.7%..

Snapshot of statuses on 2/28/2018

Current inventory of Active/UCB/CCBS divided by the monthly sales volume of FEBRUARY 2018, 0 day DOM sales removed
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MLS sales prices for closed listings with a close of escrow date from 2/1/2018 to 2/28/2018, 0 day DOM sales removed

The average sales price 
is up +7.9% year-over-
year while the year-over-
year median sales price 
is also up +9.8%.

Average new list prices 
are up +5.0% year-over-
year. The year-over-year 
median is up +7.3%.

List prices of new listings with list dates from 2/1/2018 to 2/28/2018, 0 day DOM sales removed
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Snapshot of public records data on 2/28/2018 active residential notices and residential REO properties. 
Note: this graph was adjusted as total foreclosure counts were under reported for the last 16 months.

Foreclosures pend-
ing month-over-month 
showed a decrease of 
-0.5% while the year- 
over-year figure was 
down -10.9%.

A slight increase is fore-
casted for average sales 
price while February
is predicted to have a 
decrease in 
median sales price.

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 2/1/2018 to 2/28/2018, 0 day DOM sales removed

Days on market were 
down -7 days year-over-
year while month-over- 
month decreased by -1.

Distressed sales ac- 
counted for 2.2% of total 
sales, down from the 
previous month of 2.6%.
Short sales dropped 
-51.5% year-over-year.
Lender owned sales 
dropped -33.3% year- 
over-year.7%..

New MLS listings that were active for at least one day from 2/1/2018 to 2/28/2018, 0 day DOM sales removed
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COMMENTARY by Tom Ruff

 ARMLS has been reporting median and average sales price and sales volume for 18 years. For the first two 
months of 2018, all three metrics ranked at the top or near the top of our charts. The ARMLS median sales price 
for February was $252,500, slightly exceeding our previous high of $252,000 in February of 2006. This should not 
be confused with our peak median price of $264,800 that occurred in June of 2006. We’ll hear a lot of chatter about 
peak prices over the next few months as 2018 median numbers approximate those in 2006. In terms of sales vol-
ume, February came in fourth trailing only 2005, 2011 and 2012. Average sale prices were third behind only 2006 
and 2007. The three charts below show where 2018 ranks in terms of ARMLS all-time numbers. Note when the av-
erage sales price is multiplied by total sales volume, the first two months of 2018 rank number one with total sales of 
$4,046,677,451.

Total Sales Volume              Average Sales Price
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Total Sales Dollars
 

What’s Changed Inside the Numbers

 When we move away from ARMLS numbers and turn our attention to public records data and our transaction-
al coding, we see a couple of subtle shifts inside the data. When viewing public records, I like to look at transaction-
al coding both in terms of the year-over-year changes but also the yearly composition of each transactional type. 
For instance, when we view new construction, we see a 4.21% year-over-year increase in new home sales. Howev-
er, when we view the composition of home sales, the percentage of new home sales for the year declined by .74% 
from 14.17% in 2017 to 13.43% in 2018. The chart below also shows the continued decline in all distressed sales: 
properties with an active notice, bank sales and short sales. I’ve added a category to this chart- iBuyers. iBuyers are 
counted only when selling properties, not when buying. These purchases would be reflected in the NONMLS cate-
gory while the sales take place on the MLS. In February, iBuyers accounted for 3.71% of all properties sold. 
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 If you look closely at an Affidavit of Property Value, you’ll notice section 7. Residential Buyer’s Use. The In-
formation Market tracks this data daily. This data element gives us insight into the relationship between properties 
purchased by owner occupants, rental properties and non-primary residences. 

 

 
 When we view a summation of this data, we see a modest 2.8% increase in owner occupied homes and a 
significant change in the number and year-over-year composition of rental and non-primary properties. Rental and 
non-primary purchases have increased 28.67% and 35.04% year-over-year respectively. Owner occupied sales ac-
count for 69.14% of all sales this year compared to 74.17% last February. 
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 From late 2011 to the spring of 2012, Maricopa County got a taste of the impact large institutional investors 
could have on our market as companies like Invitation Homes, Colony and American Homes for Rent began gob-
bling up distressed properties across the Valley. Although we continue to see these companies acquire properties 
in Maricopa County, their appetite is very select and modest. For instance, Invitation Homes, the largest holder of 
rental properties in Maricopa County, purchased an average of six homes per month in the past year. Their focus 
over the past few years had more to do with the consolidation of companies as opposed to the acquisition of indi-
vidual properties. They were neither acquiring nor selling many properties, except by consolidation through merg-
ers. 

 In late November 2017 this all changed as the institutional buyer Cerberus SFR Holdings LP, named after 
Hades’ multi-headed dog that guards the gates of the Underworld to prevent the dead from leaving, entered our 
market. I’m pretty sure they regret their name selection. Nonetheless, they are aggressively purchasing rental 
properties in Maricopa County and are the primary reason for the shift in our rental property metrics. Our records 
indicate they purchased 220 homes in February and their rate of purchase appears to be increasing. The medi-
an sales price of their purchases is $230,000, with the lowest point at $125,000 and the highest above $300,000. 
Over 90% of their purchases were listed on the MLS. This is not a group of poorly funded amateur investors. It’s 
reported that Cerberus has $30 to $40 billion dollars under management. There’s something about our market 
they like, and they are aggressively purchasing where our inventory levels are the lowest. This one will be inter-
esting to watch. 

 As for the increase in the number of non-primary purchases, the change in this metric can be attributed to 
the iBuyers mentioned above. Opendoor and Offerpad check the box C on all their purchases. 
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In Case You Didn’t Know

 According to my recent neurotic study, March is the busiest month of your year. I broke down the real estate 
transaction into three phases from an agent’s perspective: getting a listing, getting a property under contract and 
getting the sale through escrow to closing or what’s known in the business as Miller Time! I took the total number 
of transactions for 2017 in each of these categories and created an index. Anything above 1.0 would cause higher 
than normal working hours and anything below 1.0 would be below the average number of working hours. March 
had the highest number of new listings last year, the highest number of properties going pending and the third 
highest number of properties closing. Combining the three, I came up with the How Busy Am I index. March, April, 
May and June are your busiest months of the year, which begs the question, why are you wasting your time read-
ing this? 
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The ARMLS Pending Price Index (PPI)

 Last month STAT projected a median sales price for February of $250,000. The actual median sales price 
was $252,000. Our sales volume projection for February was 6,575. Sales volume in February was 6,911. Looking 
ahead to March, the ARMLS Pending Price Index anticipates the median sales price will be $250,900.       

 Sales volume for the first two months of 2018 was 4.58% higher than 2017, with 12,933 sales in 2018 com-
pared to 12,367 in 2017. We begin March with 7,351 pending contracts, 4,288 UCB listings and 522 CCBS giving 
us a total of 12,161 residential listings practically under contract. This compares to 11,879 of the same type of 
listings one year ago. ARMLS reported 9,116 sales in March of 2017. I expect 2018 volume to be higher at 9,130 
despite one more business day last year.
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