
Cromford Report – Daily Observations – January 
January 12 - Let us take a closer look at the West Valley single-family market to see what trends are showing up there. 

The first thing we notice is that active listings (excluding UCB and CCBS) are down 14% compared to this time last 
year. That`s a drop from 3,864 to 3,323. However all of that decline (and then some) was driven by homes priced under 
$250,000 which plummeted 33% from 1,754 to 1,169. The number of active homes over $250,000 increased slightly 
from 2,105 to 2,150. 

Quarterly sales volume (4Q) increased by 3% over Q4 2016. Again this obscures a huge difference between the price 
ranges. Due to the weak supply, sales of homes under $250,000 dropped 9% to 3,067 while sales of homes over 
$250,000 rose 26% to 2,158. 

The imbalance between supply and demand under $250,000 led to appreciation averaging 8.3% during the fourth 
quarter of 2017. Over $250,000, appreciation was a more modest 2.3% 

Based on the average $/SF for the fourth quarter the strongest areas for appreciation were: 

1. Wittmann 85361 
2. Glendale 85301 
3. Glendale 85303 
4. Surprise 85387 
5. Sun City 85351 
6. El Mirage 85331 
7. Youngtown 85363 

The weakest price trends were in: 

1. Goodyear 85395 
2. Laveen 85339 
3. Sun City West 85375 
4. Litchfield Park 85340 
5. Buckeye 85396 
6. Glendale 85310 
7. Sun City 85373 

Generally the Northwest outperformed the Southwest during 4Q 2017. 

January 11 - We usually publish a table every week showing the Cromford® Market Index for the single-family markets 
in the largest 17 cities. However, rarely does it show as much drama as the one we publish today: 



 

The larger cities tend to move more slowly than the smaller ones, but this is no longer the case. We have 6 cities with 
monthly changes of 10% of more. All of these are changes in favor of sellers and all of them are cities of considerable 
size. 

• Chandler up 20% to 218.7 - an extreme seller`s market 
• Tempe up 20% 
• Glendale up 19% 
• Gilbert up 12% 
• Phoenix up 10% 
• Avondale up 10% 

Just under these we also have: 

• Queen Creek up 9% 
• Buckeye up 8% 
• Mesa up 8% 
• Surprise up 7% 

For several of these cities this is the largest monthly move we have seen for many years. 

Big changes are afoot in the market and we can expect the level of craziness to increase in all the above cities as 
buyers at the low and mid-range price points compete frantically over the tiny number of listings available to them. 

Some places are being left out of the frenzy, at least for now. Examples include Cave Creek, Fountain Hills, Maricopa 
and Paradise Valley. However every city in the big 17 has a CMI over 120 so there is nowhere where the buyer has 
the upper hand. 

January 10 - The preliminary data from deeds recorded by the Maricopa County Recorder in December shows the 
following: 



• total sales count for single-family and condo/townhouse properties was 8,817. This was up 1.5% from 
December 2017, a rather modest increase. 

• new homes came in at only 1,399 which was down almost 9% from December 2016. An unusual occurrence 
since most prior months gave us significant annual growth. 

• re-sales came in at 7,418, a 3.7% increase - better than we saw from the ARMLS numbers, suggesting that 
non-MLS activity is picking up. 

• the re-sale median monthly sales price rose 7.8% over the past 12 months 
• the new home median rose only 1.3%, although there has been a substantial fall in the average new home 

size to explain this small rise. 
• the overall median was up 5.1% 

A few surprises to the downside there. However all the really influential numbers are related to supply. Because this is 
very low and dropping, any reduction in demand will probably go unnoticed. 

We expect sales growth to stall over the next few months because of this lack of supply. Sales are declining in the 
southeast already and this is likely to spread to the central and western areas over time. 

January 9 - What this market badly needs is a flood of new listings below $500,000. Is it going to get one? The answer 
looks like a no so far. With just over a week in 2018 gone the flow of new listings onto ARMLS is very similar to last 
year. This means it is barely adequate to meet normal demand and certainly not enough to make any impression on 
the supply shortage at lower end of the market. 

It is is tricky to measure and compare new listing rates properly because of the unbalanced weekly pattern. Thursday 
and Friday are the big days for new listings, accounting for 44% of all the volume. Tuesday and Wednesday are next 
with 29%. Saturday, Sunday and Monday are quiet with just 27% across all 3 days. Consequently basing your 
calculation on calendar months is useless since it all depends on whether they have 4 or 5 Fridays in them. 

Instead you must use either lunar months (28 day intervals) or other multiples of 7 to get counts you can accurately 
compare with similar periods of time. 

For the past 28 days we have seen 5,965 new listings across all types, areas & prices. This is actually down 2.4% from 
last year when we saw 6,114, but up 4.9% from two years ago when we saw 5,688. 

No sign of a flood. Just normality, which nowhere near enough to make a difference for exhausted buyers. 

January 8 - The luxury re-sale market has enjoyed little to no appreciation over the past 3 years, but there are a few 
signs that this might be coming to an end at last. The average price per sq. ft. for listings under contract has been 
shooting up over the past few weeks and the luxury market has participated in that trend. 

For all property types across Greater Phoenix: 

• The $/SF for homes under contract over $500,000 has risen from $236 in mid-August to $263 in early 
January 

• The $/SF for homes under contract between $800,000 and $2 million has risen from $276 in October to 
$288 in early January 

New highs are being set that have not been seen since 2014 or early 2015. 

January 5 - At the Cromford® Report we try to spot trends before they become obvious and at the moment we are 
looking at signs that transaction volume is declining, mainly due to lack of supply and certainly not due to lack of buyer 
interest. It is very hard to do this by looking at monthly sales numbers because months vary so much and the unit sales 
count is naturally volatile. However the annual sales count is something that can measured daily (by dropping the oldest 
day and adding the newest) and this is a very stable and accurate measurement. 

Looking at the annual sales counts for single-family detached homes through ARMLS we see declining volumes in the 
following areas: 

• Anthem - peaked Feb through Jul 2017 and in decline for last 5 months 
• Avondale - peaked Jun 2017 and in decline for the last 6 months 
• Casa Grande - similar to Avondale 
• Chandler - peaked in Mar 2017 and in decline for the last 9 months 
• Eloy - similar to Chandler 
• Florence - peaked Jul 2017 and in decline for 5 months 



• Gilbert - peaked in Jan 2017 and in decline for the last 11 months 
• Laveen - similar to Avondale 
• Tolleson - similar to Avondale 

These are the only significant examples so far. The other cities are either stable or growing. Those with better supply 
like Buckeye are growing fastest. 

Gilbert was the earliest city to enter a declining volume pattern. Alongside Chandler, this area of the valley is suffering 
unusually low numbers of active listings. Mesa has yet to join the trend, though its growth has stalled over the past 5 
months. The same can be said of Tempe. 

It is possible that we see an unusually strong influx of supply during the first quarter. It is too early to judge at the 
moment. But unless we get this surge in new listings, we anticipate lower transaction volumes for the Southeast Valley 
in 2018 than in 2017. Parts of the Southwest Valley also look vulnerable to this effect (Avondale / Tolleson / Laveen) 
though not Goodyear or Buckeye. 

So far Phoenix and the Northeast Valley look likely to grow transaction volume in 2018 over 2017, though nothing like 
as quickly as between 2016 and 2017. 

January 4 - The significant reduction in supply that took place throughout December is reflected in the latest table of 
Cromford® Market Index values for the single-family markets in the 17 largest cities. 

 

Extreme shifts in favor of sellers took place in Glendale, Chandler, Tempe and Gilbert over the past month. Only 
Maricopa, Paradise Valley and Fountain Hills were excluded from the favorable trend for sellers. 

The 3 largest cities in the Southeast Valley continued to lose supply and consolidated their position at the top of this 
table. Glendale overtook Surprise as the main challenger but Avondale made a strong move upwards too. 

Phoenix is making a more significant move in favor of sellers than it has for many months. 

Even the weakening cities are still over 120, so there is little comfort to be seen for buyers. 



 

January 3 - Today would be a good time to look at how the various price ranges performed from an appreciation point 
of view, comparing sales during 2017 with those during 2016. 

The charts here are useful for this purpose. We recommend focusing on the one measuring the annual average $/SF. 
The monthly $/SF tends to be very volatile for the higher price ranges due to the low sample size. 

 

We can divide the market into the following sectors: 

1. Homes listed below $100,000. This market is now tiny, although it was huge between 2009 and 2011. Prices 
here went backwards by 0.4% between 2016 and 2017. These homes tend to need a lot of work. 

2. Homes listed between $100,000 and $175,000. These saw the strongest appreciation rates of all, between 
5% and 8%. Supply is fast disappearing. 

3. Homes listed between $175,000 and $400,000. Here we see appreciation between 3% and 5%, roughly 
double the general inflation rate. 

4. Homes listed between $400,000 and $600,000. These saw appreciation around 2%, about the same level 
as the general rate of inflation. 

5. Homes listed between $600,000 and $1,500,000. Here we see appreciation around 1%, roughly half the 
general inflation rate. 

6. Homes listed between $1,500,000 and $3,000,000. These depreciated by 3% to 4% over the last 12 
months. 

7. Homes listed over $3,000,000. Here we see depreciation of around 1%. 

Two things need to be borne in mind when considering these numbers: 

• appreciation measured by price segment understates the true appreciation rate because some homes 
migrate from one segment to another. 

http://www.cromfordreport.com/member-only/analysis/by-topic/appreciation/appreciation-by-price-range.html


• these numbers are based on ARMLS data so do not fully reflect the pricing of new homes, especially for the 
higher price segments. They are indicative of re-sale home appreciation. 

• individual homes may have behaved quite differently from their peers. These are numbers for the segments 
as a whole. 

• the vast majority of homes now fall into segments 3 and 4. 

January 2 - At the end of every month we see a large number of listings closed At the end of December we also see 
the biggest number of expiring listings all year. Since we already had a low number of active listings we are now starting 
2018 with even fewer homes for sales. A few top-priced areas are still well-supplied but the vast majority of areas are 
seriously short of homes for sale. We have been commenting on a short supply for many years but in 2018 the situation 
for buyers is more difficult than it has been since 2012. This makes life easier for sellers but not necessarily for agents. 
The supply shortage is causing transaction rates to fall in an increasing number of locations. Fewer transactions is not 
a trend that agents like to see, especially as we have 6.3% more agents than we did 12 months ago. In other words, 
we anticipate fewer transactions per agent. 

What happens when supply is this low relative to demand? Prices have to rise at an increasing rate to balance the 
market, so reducing demand, in theory at least. The increasing prices compensate agents somewhat for the lower 
transaction rate by providing higher average commission per sale. 

Here are the ZIP codes where total single-family supply (all active listings including those in UCB and CCBS status) 
has dropped the most over the past 12 months: 

1. Stanfield 85172 - down 67% [Pinal] 
2. Youngtown 85363 - down 48% 
3. Phoenix 85017 - down 46% 
4. Gilbert 85234 - down 46% 
5. Apache Junction 85119 -down 43% [Pinal] 
6. Casa Grande 85122 - down 41% [Pinal] 
7. Chandler 85286 - down 40% 
8. Glendale 85307 - down 39% 
9. Phoenix 85033 - down 39% 
10. Superior 85173 -down 37% [Pinal] 

With 4 out of the 10 top ZIP codes, Pinal County is experiencing severe falls in supply. 115 out of 147 ZIP codes that 
we cover are down from last year. 

The ZIP codes with the largest increases are: 

1. Phoenix 85004 - up 75% 
2. Phoenix 85051 - up 42% 
3. Wittmann 85361 - up 28% 
4. Phoenix 85054 - up 25% 
5. Black Canyon City - up 17% 
6. Phoenix 85034 - up 17% 
7. Phoenix 85024 - up 17% 
8. Phoenix 85053 - up 15% 
9. Maricopa 85138 - up 14% 
10. Fountain Hills 86268 - up 13% 

Supply always increases sharply in January. We will be watching closely to see if it increases enough to make any 
significant change to the unusual imbalance that starts 2018. 
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