                                 Ted Terry’s Latest Market Report / 4/16/2010
As I write this report just after Tax Day the completed first quarter of 2010 is a month old and there are some interesting trends to report. There wasn’t much good to say at all about 2009, and most Realtors I know are glad that 2009 is behind us. Before we get to the numbers let me explain how I calculate them. All of my numbers and statistics come from what I call the “Taos Near Valley”. I don’t include data from north of Arroyo Hondo, west of the Rio Grande, south of the Stakeout/ Golf Course are or east of Valle Escondido. Taos Ski Valley which is its own little market is not included. Also I don’t include sales, primarily residential but land also that do not indicate sold price. So my sold unit figures will not match up to other Taos Broker data that uses all sales within the MLS. My statistical numbers include three groups. They are:  Number of Units Sold (NUS), Average Sales Price (ASP) and Total Dollars (T $s). I calculate stats for Residential single family homes, condominiums and townhouses and for land sales. Land sales numbers can be somewhat skewed because I don’t breakout Commercial land sales from Residential land sales. So in any given year with more than average commercial activity land sales ASPs or price per acre is going to be somewhat higher than an average commercial land sale year. 
This time around I am analyzing numbers within two time frames. Those are 1-1-2008 through 3-31-2009 as compared with 1-1-2009 through 3-31-2010. The second time frame is the first quarter of 2009 compared to the same quarter of 2010. Normally I wouldn’t use a 15 month time frame but because of the March 2009 financial meltdown, I feel it’s important to bracket the month of March and see what if any conclusions might be drawn.  

                         RESIDENTIAL SINGLE FAMILY

1/108 – 3/31/09   NUS   179                  ASP   $382,597.00           T $s    $67,719,794 

1/1/09 –3/31/10   NUS   169                  ASP   $330,012                T $s    $55,442,160

                            NUS   - 5.6%             ASP  – 13.7%                  T $s    - 18.1%

1st Quarter 09      NUS     22                  ASP   $334,607                 T $s     $7,026,755

1st Quarter 10      NUS     29                  ASP   $328,829                 T Ss   $9,536,050

                            NUS   +31.8%           ASP  - 1.7%                     T $s      + 35.7%

                           CONDOS AND TOWNHOUSES

1/108-3/31/09     NUS     35                   ASP  $280,387                  T $s    $9,813,387

1/109-3/3110      NUS     41                   ASP  $209,812                  T $s    $8,602,300

                           NUS   +17.1%            ASP   -25.2%                    T $s     - 12.3%   
1st Quarter 09     NUS       7                   ASP  $178,714                   T $s    $1,251,000

1st Quarter 10     NUS       3                   ASP  $198,833                   T $’s   $   596,500
                           NUS  -57.1%              ASP   +11.2%                   T $’s     -52.3%

                                                LAND

1/1/08 –3/31/09 NUS     73                   ASP $147,036                     T $s    $10,733,650

1/1/09-3/31/10   NUS     60                   ASP $121,246                     T $s   $   7,274,800
                          NUS   -17.8%              ASP  -17.5%                      T $s   $    -32.2%

1st Quarter 09    NUS        7                   ASP $129,214                     T $s   $      904,500            

1st Quarter 10    NUS      15                   ASP $173,366                     T $s   $   2,600,500
                          NUS    +214.3%          ASP   +34.2%                      T $s   $   +287.5%
The overall trend in single family residential sales is still decreasing. According to an appraiser friend of mine single family residential (SFR) is presently decreasing at a rate of 1.2% per month. My decrease over a fifteen month period was smaller at .91% per month. Interestingly the SFR numbers for the first quarter of 2010 versus 2009 show the ASP decreasing at .0057% per month with unit sales increasing 31.8%. To me this translates as a shift away from higher price point homes to homes in more affordable price ranges. The first time buyer home credit is probably coming in to play here also. Typically a first time home buyer is not spending $300,000 +. Anybody who’s willing to spend that much has probably owned real estate within the last three years. If you look at the T $s for 1st quarter 2010/2009 we see an almost 36% percent increase. So my conclusion is that while no one wanted to purchase real estate in March of 2009, they are coming back into the market albeit slowly. The data on Condominiums and Townhouses supports this observation also. Unit sales over the 15 month period increased, but average sale price decreased. This seems to support the idea that lower priced units are selling. This is borne out by the ASP number of  -25.2%. Also with condos and townhouses the makeup of the inventory is important. Over any range of time, if a new project comes out with higher prices then the sold activity is likely to reflect that fact. While condos were hot just a few years ago, the current situation is somewhat overbuilt. So while there might be projects at the conceptual stage, nobody is breaking ground on new projects right now. 
Financing is also important to the discussion. With any new subdivision or condo/townhouse project a typical developer is looking for financing beyond the developer equity in a project. That kind of financing is hard to come by right now. As the old saying goes: if you don’t need any money then the bank wants it to lend to you. With the inherent risk and illiquidity of real estate development, any developers who are flush are probably keeping their funds in a rising stock market and waiting for better times in real estate. Financing is also very important on the retail end of real estate. Loans are harder to get because of the whole subprime meltdown. Even if your credit and down payment are good any potential borrower has to run the appraisal gauntlet. Appraisals are much more regulated than just a couple of years ago and this has translated into deals falling apart for appraisal reasons. 
Land sales can be looked at as a lagging indicator of any local market’s health, especially if we are looking for signs of recovery. While the 15 month figures are typical of the overall weakness of Taos Near Valley  real estate, the 1st quarter figures are a little more heartening. All three categories analyzed had positive outcomes in the quarterly figures. Also if you believe the old adage that states that first people buy their principal residence, second they purchase some sort of second/vacation home and thirdly they will purchase unimproved land. So to see land figures turning around as they did 1st quarter to quarter 2010/2009 is encouraging. 

So if one were to prognosticate, 2010 will continue to be a buyer’s market for all types of Taos real estate. If only Taos sellers were aware of this fact. Please fell free to drop me a line in the Contact Ted section if you have a real estate value question or if you require more detailed information about a specific neighborhood or area. 
