                       Taos Near Valley Market Report 7/1/2010
Please remember the guidelines. This report covers the “Taos Near Valley”. Reported sales don’t go north of Arroyo Hondo, east of Taos Canyon, Taos Ski Valley and Amizette are not included, west of the Rio Grande or south of the Stakeout area. Land includes commercial and large acreage sales so ASP (Average Sale Price) cannot be  viewed as completely representative. We cover  Single Family Residential, Condo and Townhouse sales and Land transactions. For this report we are comparing the second quarter of 2010 with the same period 2009 and the six month period of 2010 to the same period of 2009. Here’s the data from the TCAR MLS database edited by me.
                                       SINGLE FAMILY RESDENTIAL 
4/1/09 -6/30/09          NUS  32                ASP  $ 277,328.      T $s   $8,874,500.

4/1/10- 6/30/10          NUS  36                ASP  $ 277,397       T $s   $9,986,300.

                                  NUS +12.5%        ASP     Flat                T $s    +12.5%

1/1/09 -6/30/09          NUS   52                ASP $304,426.        T $s  $15,525,755.
1/1/10 – 6/30/10        NUS   65                ASP  $301,874.       T $s   $19,621,850.

                                  NUS  +26.9%         ASP  $  - <1%         T $s      + 26.4 %
                                      CONDOS AND TOWNHOUSES
4/1/09 -6/30/09          NUS     8                 ASP $193,275.         T $s $1,546,200.
4/1/10- 6/30/10          NUS     6                 ASP $189,166.         T $s $1,135,000.

                                   NUS  -25%              ASP  - 2.1%             T $s    -26.6%
1/1/09 -6/30/09           NUS   15                  ASP $186,480.         T $s $2,797,200

1/1/10 – 6/30/10         NUS     9                  ASP $ 192,388.        T $s  $1,731,500.

                                   NUS    -40%            ASP $  -3.1%            T $s      -38.1%
                                                      LAND
4/1/09-6/30/09           NUS    11                ASP $ 87,100.           T $s   $ 871,000.

4/1/10-6/30/10           NUS    10                ASP $145,150.          T $s $1,451,500.
                                   NUS   -9.1%            ASP  +66.7%            T $s   + 66.7%
1/1/09-6/30/09           NUS     17                ASP $107,093.          T $s $1,713,500.

1/1/10-6/30/10           NUS     25                ASP $162,080.          T $s $4,052,000

                                  NUS    +47.1%         ASP   +54.4%            T $s     +236%
Before I discuss what the numbers might mean I would like to give you some information about Days on Market. (DOM)  DOM decreased in both the residential and condo segments of the market. DOM was up appreciably in the Land segment. Excepting Land this is a good indication of a slowly improving market. The bad news is the amount of inventory available. As of today 7/1/2010 there are 337 SFRs on the market 93 condos and Townhouses and 375 Land listings. If we extrapolate out sales in the three classes to the end of the year this results: there is 2.6 years of SFR inventory 5+ years of Condos and almost 19 years of Land listings. So when I speak of a slowly improving market, the most important word is slowly. To put it in terms fisher folk will understand if I catch 2 on Saturday and 3 on Sunday, I’m up 50% one day over the next but if I caught 20 the Saturday before, I still had a lousy weekend. I think that about sums up the current 
market. It’s better than it has been but it’s still a long way from where it needs to be.   
By the numbers for our three categories. SFR shows one bright aspect. That being ASP, (Average Sale Price) has stopped declining in the Taos Near Valley for the second quarter and also for the six months ended 6/30/2010. The second quarter shows a lower ASP than the 6 month figure but I believe that the lower 2nd quarter figure is due to two factors. The first is increasing sales of foreclosure and REO activity in the < $250,000 part of the residential market. The second part of that is more sales in the < $250,000 due to the First Time Homebuyers Tax Credit. For the six month SFR I believe that the 26.4% increase shows the residential market to be in recovery. The Condo and Townhouse market continues to suffer. Not many folks will consider a condo for a first time home, which leaves any market recovery to out of town second home buyers. Appraisals are continuing to hold back a return to more average NUS (Number Units Sold) for all aspects of residential housing in our market. More buyers continue to return to the Land market. However, as stated above don’t put too much stock in ASP rise of  54.4%. I think the more significant number is the 236% rise in T $s (Total Dollars Spent).  
The real question is- what is it going to take to make the Taos Real Estate market come back to normal? The quick answer is that whatever the new normal is going to be it’s going to be very different from the “good old days”. Your Taos house increased in value almost 30% in 2005 and you felt richer. None of us feel that way today. My two overriding personal opinions are: (1) real estate and other investments are not going to recover until our country has real job growth and until people stop making the majority of their investment decisions from a fear based point of view. And (2) when our home real estate equity starts growing again we can’t look at it as money to be tapped for a new car or a vacation in Hawaii. 
For the remainder of 2010 I still see Taos as a buyer’s market. It’s a better buyer’s market than it was in 2009 because stock and bond portfolios have bounced back from the 2009 meltdown. The important thing for sellers to realize is that if you have a good opportunity for a sale at today’s market value but you’re still in love with what your property was worth in 2006 you are about to blow it.  So as old Horace once said “Carpe Diem” As always if you have a question about real estate numbers that are outside the scope of this update please use the Contact Ted section and I will do my best to provide you with more neighborhood specific, detailed information.
