
Cromford Report – Daily Observations – June 
June 15 - Below is our regular table showing the Cromford® Market Index for the 17 largest cities and their single-
family housing markets; 

 

Here we see 11 cities showing a swing in favor of sellers and 6 improving for buyers. 

Scottsdale is benefitting from lower supply and strong demand and is out highest percentage gainer with 12% over the 
past month. Surprise is just behind with a 10% improvement. The remaining improvements are rather modest except 
for Tempe and Maricopa at 7%. 

Buckeye and Glendale were the biggest movers in favor of buyers, while Phoenix continues to decline. 

Not in the table above, Anthem is down to 95.9, its lowest level since 2014 and is showing an advantage to buyers. 

June 14 - As I gaze at the ranking table for cities by annual average price per sq. ft., it is very obvious that the best 
performers for appreciation over the last 12 months have been the remote parts of the central valley. 

Here is a different version where the cities are ranked in order by appreciation rate: 

http://cromfordreport.com/images/charts/ranking.GIF


 



We have been pointing out how well Coolidge has been doing for a couple of years now, but anyone can see that 25% 
is a pretty impressive gain for a single year. 

All of the top 6 locations are on the fringes of the valley and among the top 10, only Youngtown could be classed as a 
more central location. 

We see Florence, Maricopa and Rio Verde also looking very promising for appreciation over the next 12 months. 

The big cities are way down the table, with Queen Creek at 9% leading the pack and Scottsdale at just under 5% the 
worst performer among the big 12. We expect better things from Scottsdale over the next 12 months given the recent 
improvement in its Cromford® Market Index. 

We think many investors are missing the opportunities in these smaller and far-flung locations. There are exceptions 
however. Things are looking difficult at the moment for Anthem and New River while Gold Canyon and Carefree just 
don't enjoy the publicity of Paradise Valley and Scottsdale and tend to get neglected by out-of-state buyers. Despite 
their beautiful surroundings these upscale locations tend to appreciate more slowly as a result, even when supply is 
scarce. 

In the West Valley, Youngtown, El Mirage and Sun City have been the top price gainers, while in the Southeast, Apache 
Junction, Queen Creek and Mesa are top. 

In the Northeast, Fountain Hills and Cave Creek are the leaders, both at the edge of the conurbation. 

Phoenix itself has been only a modest performer, ranked at 27 out of 42 and returning below average appreciation of 
6.7%. 

June 13 - The single-family market in the Northeast Valley continues to swing in favor of sellers, especially at the low-
end. 

For homes below $500,000: 

• active listings (excluding UCB & CCBS) dropped 31% from 542 to 376 between June 1, 2017 and June 1, 
2018 

• quarterly sales (Mar-May) dropped 8% from 947 to 867 between 2017 and 2018 
• average $/SF for those sales climbed 5.2% from $194.52 to $204.72 
• months of supply fell from 1.7 to 1.3 

Clearly the shortage of homes for sale is causing the sales rate to decline. 

For the mid-range between $500,000 and $1 million: 

• active listings (excluding UCB & CCBS) dropped 18% from 1,257 to 1,037 between June 1, 2017 and June 
1, 2018 

• quarterly sales (Mar-May) rose 16% from 865 to 1,006 between 2017 and 2018 
• average $/SF for those sales climbed 2.8% from $218.66 to $224.73 
• months of supply fell from 4.4 to 3.1 

For the high-end over $1 million: 

• active listings (excluding UCB & CCBS) dropped 8% from 1,348 to 1,238 between June 1, 2017 and June 1, 
2018 

• quarterly sales (Mar-May) rose 31% from 318 to 416 between 2017 and 2018 
• average $/SF for those sales climbed 2.0% from $355.44 to $362.60 
• months of supply fell from 12.7 to 8.9 

All three price ranges show a shift in favor of sellers in Northeast. 

June 12 - The single-family luxury market has grown in volume since last year. Using ARMLS data for the 3 months 
March, April, May we see: 

• a 26% increase in sales between $500,000 and $1 million 
• a 33% increase in sales between $1 million and $2 million 
• a 41% increase in sales over $2 million 



All this activity has caused inventory to fall compared to last year 

• inventory between $500,000 and $1 million has dropped from 4.9 months to 3.5 months 
• Inventory between $1 million and $2 million has dropped from 10.7 months to 7.7 months 
• inventory over $2 million has dropped from 18.8 months to 12.8 months 

So far this has not had a big effect on pricing. The average price per sq. ft. is up only 2.3% compared to a year ago for 
homes over $500,000. 

June 11 - The data is preliminary, based on affidavits of value recorded during May, but here are the statistics for 
iBuyers in Maricopa County during May 2018. 

iBuyer Homes Purchased May 
2018 

Homes Sold May 
2018 

Homes Purchased May 
2017 

Homes Sold May 
2017 

Opendoor 257 235 118 63 
OfferPad 99 66 49 33 
Zillow (Signpost Homes) 3 0 0 0 

In addition, we had 2 institutions actively buying during May - Cerberus and Progress Residential. Both are converting 
homes into rentals. 

So far Zillow has purchased 5 homes (to June 8) at an average of 100.3% of their Zestimate. Only 1 is listed on ARMLS 
and it currently remains active. The others are listed as "coming soon" on the Zillow site. 

For comparison, over the last 3 weeks Opendoor has paid an average of 96.9% of Zestimate while OfferPad has paid 
94.5% of Zestimate. Clearly gross margins are getting squeezed with 5 major players trying to buy homes which are 
already pretty scarce. The competition is also likely to be putting pressure on the size of the fees charged by iBuyers 
to home sellers. 

June 8 - The local press has been headlining that sales prices for homes in Maricopa County have hit an all-time high. 
This is a very misleading statement that I take strong issue with. Although the median sales price has recovered to 
2006 levels, the conclusion that sales prices in general are higher than June 2006 is completely wrong. 

There are very few homes that would sell in 2018 for more than they would have sold for in 2006. The vast majority of 
homes in the valley have not recovered the value they had in 2006 and are still quite a long way from doing so. If home 
sellers believe they can sell their home for more than it was worth in June 2006, they are going to be bitterly 
disappointed, unless they live in the heart of Arcadia or a few isolated parts of South or Central Scottsdale. These 
media stories make life hard for agents trying to set reasonable asking prices when taking new listings. 

The first problem is that the stories in the media are comparing the monthly median sales price for May 2018 with that 
for June 2006. The homes that sold in May 2018 are a very different collection from the homes that sold in June 2006, 
so this is an apples to oranges comparison. Let us compare the two sets of homes: 

1. June 2006 
o number of affidavits describing the property as a single-family home = 10,715 
o median sales price = $280,000 
o percentage of homes that were new builds = 28% 
o average sales price = $357,067 
o average home size = 1,840 

2. May 2018 
o number of affidavits describing the property as a single-family home = 9,987 
o median sales price = $285,000 
o percentage of homes that were new builds = 14% 
o average sales price = $354,727 
o average home size = 2,007 

We can see that the sales mix is very different between June 2006 and May 2018. In June 2006 we had twice as many 
new homes as in May 2018 and the average homes size in 2018 is over 9% larger than in 2006. The average price per 
sq. ft. is much lower in 2018 than 2006. 

A second problem is that affidavits of value are woefully inaccurate about property types. Hundreds of townhomes and 
condos are mis-classified as single-family properties every month. Therefore any numbers quoted for single-family 
homes in May are likely to be wrong until the affidavits have been checked and corrected, which takes several weeks. 

In general, median sales prices are often misused and should NEVER be the basis for comparing the values of homes 
or comparing new home prices with re-sale prices. 



A much more reasonable measurement is average price per sq. ft. which, though not perfect, adjusts for the difference 
in the average home size. In June 2006 the average price per sq. ft. of single-family homes sold in Maricopa County 
through the MLS was $193.65 while the average for May 2018 was $170.02. 

We therefore estimate that the average single-family home in Maricopa County has a 14% rise in price to achieve 
before it reaches its value in June 2006. Individual homes will obviously vary quite a bit. 

While the median sales price has recovered the level of June 2006, the value of the average home has certainly not 
achieved this. Do not let your clients be misled. 

June 7 - Our regular table of Cromford® Market Index numbers for the 17 largest cities and their single-family markets 
is shown below: 

 

Buyers will be dismayed that the balance of power is moving towards sellers again. 12 of the 17 cities are swinging in 
favor of sellers with Surprise, Maricopa and Scottsdale the biggest movers in that direction. Fountain Hills and Cave 
Creek have also improved significantly over the past month. 

The areas moving in favor of buyers do include some large cities - Phoenix, Glendale and Peoria, and Buckeye has 
moved down the highest percentage. Buckeye tends to have much better supply than elsewhere as it is relatively cheap 
and quick to build new homes there. 

We have 4 of the 17 cities over 200, but there are 4 more among the secondary cities: 

• Apache Junction - 225 
• Arizona City - 323 
• El Mirage - 257 
• Tolleson - 207 

At only 99.2, Anthem is the only area below 100. This is quite startling give that it was over 200 in January. The market 
has swung dramatically in favor of buyers in Anthem 

June 6 - The preliminary recording data is in for May 2018 in Maricopa County, allowing us to publish the usual median 
price spreadsheet. 

http://cromfordreport.com/member-only/excel/AllMed-Mth.xls
http://cromfordreport.com/member-only/excel/AllMed-Mth.xls


Overall sales of single-family and condo/townhouse homes rose 3.5% over May 2017 while the median sales price 
rose 8.2%. A large part of the increase in the median sales price occurred in the last month, rising from $260,950 to 
$270,400. New home sales rose a strong 14.2% while re-sales only managed a 2.1% increase. Pricing was the other 
way round with re-sales increasing their median by 8.7% while new homes managed a 7.6% rise, more than half of 
which came between April and May. The median for new homes is $349,945, which is 34.7% higher than the $259,800 
for re-sales. However we must remember that new homes are still much larger than re-sales for the price per sq. ft. is 
much closer. 

The summary is that prices are rising fast but sales volumes are rising more slowly now among re-sales. New homes 
are selling well and pricing for them is picking up momentum. 

June 5 - Yesterday we focused on Fountain Hills, a town that has been improving for sellers. Today we will focus on a 
location that is going the opposite way - Anthem. The market in Anthem has weakened significantly in the last few 
months, with its Cromford® Market Index dropping from 163 in March to around 100 today. 

Other negative movements: 

• total active listings 182 versus 155 last year 
• pending listings 26 versus 61 last year 
• monthly sales 51 versus 66 last year 
• days of inventory 112 versus 89 last year 
• contract ratio 47.5 versus 75.6 last year 

It is clear that supply is rising and demand is falling in Anthem, very different from most other parts of the valley. 

As a result, the situation in Anthem is getting much more difficult for sellers and much better for buyers. 

June 4 - Sometimes a geographic location behaves quite differently from surrounding areas and it is not always easy 
to discern why. A case in point right now is Fountain Hills, which has seen supply fall and sales rise quite dramatically 
over the past 3 months. 

Here is the weekly active listings chart for Fountain Hills showing listings without a contract: 

 

In most years, supply increases during the first quarter and then starts to fall. However, in 2018 (the orange line) supply 
has fallen sharply over the past 3 month and has plummeted from 363 to 242 in just 10 weeks (all property types). 



Meanwhile the year-to-date sales chart looks like this: 

 

This chart compares sales year-to-date between 2017 and 2018 and you can see that 2018 has opened up a 17% 
lead, most of which has happened since March. 

The Cromford® Market Index for Fountain Hills has risen from 116.8 on February 20 to 180.4 on June 4. 

Sellers in Fountain Hills must be delighted with these developments. 

June 3 - Cerberus seems to have just about finished the acquisition phase of their big investment in Greater Phoenix 
homes. Now they are busy renting them out. You can see many of their rental listings on ARMLS under Bullseye 
Property Management (Nick Stratton). The ownership is vested in Cerberus but the rentals are marketed under the 
name First Key Homes. Some homes were purchased as new from builders but the majority were re-sales purchased 
at full market price from the MLS. 

June 1 - The most recent S&P / Case-Shiller® Home Price Index® report was released earlier this week and shows a 
lot of upward movement in pricing. It is based on sales that closed during the first quarter of 2018 and does not include 
sales from April or May. 

The 20 featured cities are ranked as follows for month-to-month change in their index: 

1. Seattle +2.84% 
2. San Francisco +2.15% 
3. Minneapolis +1.65% 
4. Las Vegas +1.45% 
5. Denver +1.43% 
6. Boston +1.18% 
7. Washington +1.14% 
8. Detroit +1.11% 
9. Chicago +1.10% 
10. Portland +1.01% 
11. San Diego +1.02% 
12. Charlotte +1.01% 
13. Phoenix +0.95% 
14. Los Angeles +0.94% 
15. Atlanta +0.78% 



16. Dallas +0.71% 
17. Miami +0.66% 
18. Tampa +0.61% 
19. Cleveland +0.35% 
20. New York +0.08% 

Despite a strong increase of almost 1%, Phoenix is only ranked in 13% place. It did beat the national index which rose 
0.84%. 

The year-over-year-changes were as follows: 

1. Seattle +13.0% 
2. Las Vegas +12.4% 
3. San Francisco +11.3% 
4. Denver +8.6% 
5. Los Angeles +8.1% 
6. Detroit +7.9% 
7. San Diego +7.7% 
8. Tampa +7.5% 
9. Phoenix +6.8% 
10. Portland 6.7% 
11. Charlotte +6.2% 
12. Atlanta +6.2% 
13. Minneapolis +6.1% 
14. Dallas +5.8% 
15. Boston +5.7% 
16. New York +5.2% 
17. Miami +5.0% 
18. Cleveland +4.6% 
19. Washington +3.0% 
20. Chicago +2.8% 

In this table, Phoenix managed to appear in the top half, but its increase was only slightly higher than the national index 
which rose 6.5%. 

So we conclude that although Phoenix is experiencing strong home price appreciation, it is not out of line with the rest 
of the USA. 
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