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Santa Cruz County Home Sales Up Again in October

Sales of single-family, re-sale
homes were up 27.8% in October
compared to last October. This is
the fourth month in a row homes
sales have been up year-over-year.

Year-to-date, home sales are off
8%.

The median price for homes
rose 5.3% from September,
but was down 31.7% year-

Condo sales were up 19.4% from
August, and up 68.2% year-over-
year.

The median price for condos was
down 13.4% from September, but
up 8% compared to last October.

If you are in escrow with one of the
new higher-limit, conforming loans,
or you expect to buy a home before
the end of the year, remember, the
new, higher conforming loan limit of
$729,750 expires at the end of the
year. You must have your loan
funded by then. Starting
January 1st, the conforming
loan limit will be $625,000.

over-year.

Inventory was down 26%

from last October. This is

the sixth month in a row

inventory has declined year-

over-year.

Oct 08| Sep 08| Oct 07
Median Price: | $500,000] $475,000] $732,500| The real estate market is
Average Price: | $565,108| $610,795| $869,796| very hard to generalize. It is
Units Sold: 138 143 108| a market made up of many
Inventory: 929 1,058 1,256] micro markets. For complete
Sale/List Price Ratio: 97.7%| 97.7%| 97.1%| information on a particular
Days of Inventory: 195 215 361| neighborhood or property, call
Days on Market: 75 74 86] me.

Our Days of Inventory indicator is
at 195 days. In a balanced market,
the supply of homes is usually
around five to six months.

The bank-owned property is clus-
tered in the condo and entry-level
home market. They constitute the

largest percentage of sales, thereby

driving down statistical prices.

C.A.R.'s "2009 California Housing Market Forecast"

LOS ANGELES (Oct. 15) — Home
prices throughout most areas of
California will post declines next
year, while sales of existing homes
will continue the rise in 2009, ac-
cording to the CALIFORNIA ASSO-
CIATION OF REALTORS®’
(C.A.R.) "2009 California Housing
Market Forecast".

“The current uncertainty about the
financial system and economy is
likely to persist over the next sev-
eral weeks, and could extend into
next year,” said C.A.R. President
William E. Brown. “Our forecast
assumes that the financial system
will begin to show signs of stabiliza-
tion late in 2008 and into early
2009.

“We expect that the economy will
be at its weakest period over the
next three quarters through the

second quarter of 2009, with reces-
sionary economic conditions
throughout that time period, before
we begin to see a turnaround in the
second half of next year,” he said.
“Going forward, a great deal de-
pends on the state of the financial
system in general and the real
estate finance situation in particular,
as well as the flow of distressed
sales through the market. We ex-
pect sales of distressed properties
to peak in early 2009 — a critical
factor in the housing market that
directly impacts the timeframe for
stabilization in the median price.

“Looking ahead, home prices and

favorable interest rates in 2009 will
contribute to gains in affordability,”
Brown said. “However, we need to
move through the current financial
crisis and restore the flow of credit

so that qualified buyers are able to
take advantage of improved af-
fordability and successfully pur-
chase homes.”

The median home price in Califor-
nia will decline 6 percent to
$358,000 in 2009 compared with a
projected median of $381,000 this
year, according to the forecast.
Sales for 2009 are projected to
increase 12.5 percent to 445,000
units, compared with 395,600 units
(projected) in 2008.

“Sales in 2008 will be ahead of last
year by 12 percent, with a further
increase of 12.5 percent expected
in 2009,” said C.A.R. Vice President
and Chief Economist Leslie Apple-
ton-Young. “However, the next
couple of quarters in late 2008 and
early 2009 will be marked by sea-
sonal decreases in activity, with a
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pickup expected by the second
quarter of next year. At 445,000
units sales projected in 2009, the
sales environment will be well
above the low point of 265,000
units in late 2007.

“The median price will be influenced
through the balance of 2008 by the
typical seasonal decrease in home
prices as well as ongoing down-
ward pressure from distressed
sales,” she said. “For all of 2008,
the median price is expected to fall
by 31.7 percent from $558,100 to
$381,000. Next year, we're project-
ing that the median price will show
a 6 percent decline to $358,000.”



30-Year Fixed Mortgage Rates
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Mortgage Rate Outlook

October 31,2008 - The overall cost of
mortgage money, as gauged by
HSH's Fixed-Rate Mortgage Indica-

There's plenty of negativity to go
around these days, and October will
finish as one of the most difficult

"That store would have closed ex-
cept for that big half-off sale!" The
point here is that even good news --

7.5%
tor (FRMI), spiked 34 basis points months ever for financial markets. in this case, that home sales are
7.0% M (.34%) higher, making it the third That said, the sheer volume of new  rising -- is too often treated with
consecutive week of at least a 30- programs put in place by regulators, scorn.
6.5% basis-point movement in rates. How- as well as the attempts to re-liquify )
. ] . Such was the case this week for
ever, the swings from week to week the financial markets by the Treas-
6.0% - . . sales of New Homes. The unex-
are becoming somewhat smaller; ury and Federal Reserve, means . .
. ) ) ) ) pected lift in sales to an annualized
0 they've moved 40 basis points up, that we may just be enduring the . .
5.5% Y ) ) ) 464,000 in September was, in part,
then 37 down, and now 34 up again. worst period at the moment, with explained away by the 9% vear
5.0% T Five-one Hybrid ARMs jumped 11 better things to come. P y y oY
V7o T T T . over-year decline in the cost of a
N S W © N~ © BP, leaving the most popular alter- . .
LI h . ) There are encouraging signs here new house. We prefer to focus on
S5 5535 35 native to the traditional 30-year fixed

“IF NOTHING ELSE, THE
PASSING OF THE ELECTION
CYCLE, WITH ITS
UNENDING REPETITIONS
OF NEGATIVE MESSAGES,
SHOULD PRODUCE A LEVEL
OF QUIET NOT ENJOYED
FOR MANY, MANY
MONTHS.

rate at 6.80%.

The price of a conforming 30-year
fixed-rate mortgage nudged 33 basis
points higher, while private-market
30-year Jumbo fixed rates finished
the week at 7.90%.

and there which get pushed out of
the headlines, downplayed, or out-
right ignored. Take home sales, for
example: last week, Existing Home
Sales popped much higher than
expected, only to have detractors
claim that they would have fallen if
not for discounted prices for foreclo-
sures. That's equivalent of saying

the fact that despite challenging
financing conditions and a troubled
economy, homes are being sold.
Better yet, inventory levels are now
well below the present rate of sale,
and this in turn suggests that at
least some life in the building trades
may be coming before long.

Days of Inventory: Single-Family Homes
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$500,000 $565,108 138 256 929 75 97.7%| -31.7% -35.0% 27.8% -26.0%| 5.3% -7.5% -3.5% -12.2%
$585,000 $601,250 4 10 55 148 952%| -19.3% -15.7% -20.0% 12.2%| -26.2% -38.0% 0.0% -1.8%
$1,130,000 $1,216,250 4 5 34 106 91.1%| 53.7% -43.4% 33.3% 54.5%| 58.9% 72.8% -20.0% -2.9%
$690,000 $690,000 1 1 12 21 97.9%| -26.3% -25.5% -75.0% -73.9%(n/a n/a n/a -20.0%
$650,000  $664,785 9 13 89 146 97.3%| -20.0% -22.4% -25.0% 32.8%| -9.2% -37.7% -10.0% -5.3%
$675,000 $675,000 1 2 10 17 97.1%| -39.0% -39.0% -50.0% -23.1%| -12.2% -12.2%  0.0% 42.9%
$430,000 $471,588 17 39 187 108 96.4%| -19.2% -26.2% -15.0% -10.5%| 10.4% 23.0% -5.6% -11.4%
$520,000 $521,816 6 13 57 109 96.4%| -22.7% -22.4% 200.0% 11.8%| -14.8% -38.1% -143% 1.8%
$730,000 $739,444 9 18 90 76 97.8%| -13.6% -18.0% -25.0% -2.2%| -55% -7.5% 12.5% -5.3%
$667,250 $771,275 28 53 220 81 95.0%| -54% -23% 12.0% -124%| -1.1% -42% -34% -52%
$332,000  $508,452 21 31 158 157 92.6%| -58.0% -53.2% 61.5% 4.6%| -17.0% 4.2% 0.0% -11.2%
$755,000 $755,000 2 9 32 10 100.7%| -35.5% -44.0% -60.0% 45.5%|n/a n/a n/a 10.3%
$340,000  $336,639 33 58 197 64 100.1%| -33.3% -30.7% 560.0% -12.1%| -3.4% -4.2% -10.8% -1.0%
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Where’s the Money?

With credit tight and standards even
tighter, finding the money to buy a
home in today’s market can be a
challenge.

In today’s market, the best place to
find a mortgage might just be your
local credit union.

Credit unions never got involved
with sub-prime mortgages, and are,
therefore, very solvent and have the
money to loan.

Of course, their lending is more
along the lines of Jimmy Stewart’s
“It's a Wonderful Life”, which means
you'll have to document everything.

The interesting thing about credit
unions is they are non-profit. That
means loans are not only competi-
tive with banks that sell their loans
on Wall Street, but are usually
lower than bank mortgages.

Santa Cruz County: Homes
Sales Price/Listing Price Ratio

DS

Credit unions use their own money
to lend and then keep the loans in
house and return the “profit”, the
interest payments, to their mem-
bers. Credit unions serve their
members who pool their money
together with the expectation they'll
get a return on their investment.

According to the National Credit
Union Administration, credit unions,
through September, saw an in-
crease of 15.1% in the number of
fix-rate mortgages outstanding com-
pared to the same period in 2007.
Adjustable rate mortgages were up
11.8%.

Membership Eligibility. By current
federal statute, credit unions cannot
serve the general public. People
qualify for a credit union member-
ship through their employer, organ-
izational affiliations like churches or

social groups, or a community-
chartered credit union.

To find a credit union, go here:
http://www.findacreditunion.com/

Another place to find a mortgage is
a local bank. As with credit unions,
local banks will look long and hard
at your application. You will need to
have a down payment. Local banks
are not going to give a loan to
someone who can'’t afford it.

Even if you're not in the market for
a home right now, it will pay off in
the future to gain membership in a
credit union and/or open a bank
account at a small local bank.
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$350,000 $403,896 96.7%| -30.0% -31.3%  8.0% -33.8% 1.2% -27.0% -13.4%
* * * 1 9 * *In/a n/a n/a 12.5%[n/a n/a n/a -25.0%
$282,950 $282,950 2 0 17 13 98.6%| 45.3% -46.9% -60.0% -34.6%| -8.1% -10.5% -33.3% -26.1%
$725,000 $725,000 2 1 17 188 91.9%| 21.0% -0.9% -60.0% 21.4%| -17.4% -17.4% 100.0% -10.5%
$375,000 $425,000 3 6 15 192 101.7%| -25.0% -15.0% 200.0% 0.0%| 26.0% -14.5% 0.0% 7.1%
$392,250 $458,940 10 17 76 120 94.8%| -14.7% -21.5% 42.9% -22.4%| -10.3% -52% -16.7% -2.6%
$207,500 $209,750 4 18 76 156 93.3%| -54.4% -50.8% -37.3% 26.7%| -10.2% -144% -1.3% 1.3%
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Santa Cruz County Homes: Prices vs. Sales

(3-month moving average — $000's)
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