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REPORT
GOOD NEWS
Your Fountain Hills
home value is, on average,
34% higher in 2022 than
your original purchase
price.

The massive shift created by COVID has affected nearly every part of our lives.
We’ve learned to adapt to one crisis after another. We’ve come to accept product
shortages, online purchasing and Zoom, grateful we can conduct business
remotely and keep in touch with loved ones. In real estate, there has never been
such a speedy shift of buying trends as we saw in the spring of 2020, with smaller
shifts occurring nearly every month since then.
What’s Next? No one has a crystal ball, but we’d like to give you a view into our
world of real estate in and around Fountain Hills and Rio Verde, AZ.

Let’s start with the good news!
•

For those who purchased their home in 2006 and have lamented during the
past 16 years that they bought “at the top of the market”: Your Fountain Hills
home value is, on average, 34% higher in 2022 than your original purchase
price. (It may be even higher for many who purchased since.)

•

Housing inventories have risen (thankfully!)

What’s on the Horizon:
A few housing dynamics to watch as we near this mid-point of 2022 …
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•

The Federal Reserve Bank has increased interest rates in order to curb
inflation.

•

Home sales dropped in May and June (yet many homebuyers who
were unable to purchase in the past two years are still in need of homes.
More on this later!)

•

Whether in the long-term or short term, inventory could potentially be
affected by several dynamics: Watch for the impact on “return to the office”
for folks who thought they’d be allowed to work remotely. Also, investors
may reconsider their position in rental real estate and sell. While this will
increase inventory, it will also negatively impact renters as prices already
at all-time highs.

The media tends to make every housing correction seem catastrophic, yet in
the real estate industry, we work with people year in and year out who have
utilized the value of owning real estate to build significant wealth for their family.
We also know that this wealth creation occurs in both good markets and bad
ones. So, please forgive us if this market review is a bit more optimistic than
you might hear from traditional media!

REALITY CHECK:
STATISTICS … NOT HYSTERIA
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Below, you’ll find an Appendix that includes various articles and reports, including
a compilation of data from the Arizona Regional Multiple Listing Service titled
“Fountain Hills & Rio Verde Through the Years.” We’ve gathered data about six key
years in the past 16 years that represented key points in our market. In this report,
you will learn
•

Housing Inventory Levels now and in the past: Currently, Active Listings
have not yet risen to a normalized level, last seen approximately 2015.
Regardless, inventory in July 2022 is higher than it was in February-March of
2022, which makes it a better time for homebuyers to find their dream home.
We do not expect pricing to decrease much until inventory normalizes.

Fountain Hills & Rio Verde Through the Years
FOUNTAIN HILLS 85268:

Jun-06

YTD 2006

Jun-11

YTD 2011

Jun-15

YTD 2015

Jun-19

YTD 2019

Jun-21

YTD 2021

Jun-22

YTD 2022

Active Listings
Sold Listings
Absorption Rate in Months
Sold Sale Volume
Days on Market

766
74
10 mos
$41 mil
108

1646
445
8 mos
$241 mil
87

394
73
6 mos
$30 mil
148

1181
461
7.6 mos
$155 mil
123

399
1109
77
423
6.5 mos 7.7 mos
$29 mil $168 mil
130
106

241
71
3 mos
$34 mil
87

897
510
4 mos
$245 mil
82

102
89
1 mos
$62 mil
32

786
616
1.2 mos
$436 mil
51

156
69
2 mos
$64 mil
41

707
507
1 mos
$412 mil
34

$665,928
$554,922

$631,994
$541,291

RIO VERDE 85263:

Jun-06

YTD 2006

Jun-11

YTD 2011

Jun-15

YTD 2015

Jun-19

YTD 2019

Jun-21

YTD 2021

Jun-22

YTD 2022

Active Listings
Sold Listings
Absorption Rate in Months
Sold Sale Volume
Days on Market

60
7
7 mos
$5 mil
66

135
54
6 mos
$31 mil
69

112
11
19 mos
$5 mil
441

268
52
31 mos
$19 mil
212

77
9
8 mos
$4 mil
180

230
78
14 mos
$34 mil
171

60
16
4 mos
$9 mil
160

214
108
6 mos
$59 mil
102

21
28
1 mos
$23 mil
37

201
160
2 mos
$117 mil
76

25
15
1.2 mos
$13 mil
71

161
109
1.3 mos
$94 mil
48

$669,001
$663,850

$677,428
$580,805

$456,118 $479,304 $615,312 $591,356 $832,743 $776,917
$488,033 $449,069 $591,209 $542,024 $823,475 $732,662

$966,600
$856,638

$915,396
$862,893

Avg List Price
Avg Sale Price

Avg List Price
Avg Sale Price

$471,116 $448,349
$416,427 $335,529

$423,673 $453,976
$422,409 $374,111

$639,963 $534,410 $819,366 $631,682 $913,710 $764,410
$370,937 $396,465 $483,997 $479,913 $693,525 $707,855

The Fountain Hills
and Rio Verde real
estate markets have
been robust in every
year except 2011.

$1,095,990 $925,402
$932,978 $812,888

Data Provided by the Arizona Regional Multiple Listing Service
All "Year to Date" figures above are as of June 30 in each respective year.
About the Absorption Rate, in Months Chart

•

The Absorption Rate in Months chart shows how long the current inventory of properties would last at the current rate of sales. If no new properties were added to the market, and sales continued at a steady pace, the Absorption rate
indicates the number of months required to sell all the properties on the market. Absorption rate is based on two numbers: The number of active listings, and; The average number of listings sold per month for the previous n months.

Status of Sold Listings since 2006: On line two you’ll see that June YTD
sales don’t really fluctuate very much year in and year out, regardless of rising
Active listings:
falling
prices,
strong
markets.
We
take
thisof allto
mean
How or
many listings
were for sale
during each month.
The number ofor
active weak
listings is a "snapshot"
of active listingsInteresting!
on the 15th of the month. Rather
than showing
the number
listings
that were active at any time during the month, this
chart displays a representation of the number of listings that were active on one day. However, the number of actives is not static and depends on when the report is run. A trend upward or downward from month to month can be
established
by
using
the
same
day
of
every
month.
that proper pricing and strategic marketing are always the key to a successful
Sold listings:
The total number of listings whose sales contracts were completed, or closed, during the month.
home sale.
Sold sale volume
The number of active listings is a "snapshot" of listings active on a single day (the 15th of the month). However, the number of actives is not static and depends on when the report is run. The number of months of sold listings, here, is 12.
The formula is Absorption Ratio = A ÷ N Where A = listings active on the 15th of the month, and N = the average number of listings sold during each of the previous 12 months.

•

•

The total sale price value of all the properties whose sales contracts were completed, or closed, during the month.

The Sold Sale Volume: This stat is the most volatile of indicators due to
the average price of homes but note this: The Fountain Hills and Rio Verde
real estate markets have been robust in every year except, perhaps, 2011
(the bottom of the market in the 2008 real estate cycle.) And, in every
one of these years, including 2011, astute investors continued to make
money through smart selection, income opportunities, strategic property
improvement projects, appreciation or capital gain. As they say in real
estate and stock market investing:You only lose when you sell!
Absorption Times: Once more, the numbers bear out the real truth:
Absorption Rate in Months equaling 1-6 months still represents a healthy
market!
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RATE SHOCK OR
SHORT-TERM MEMORY?
The higher rates should not be a surprise to anyone who lived through the
1980’s, ‘90’s and 2000’s, but they may be disturbing to those who are new to
the market since 2011 (this may include many in the media!) Remember this:
Interest rates fluctuated from 5.5% to 9% during the 20 years prior to 2011 which
included two very strong growth periods. And rates fluctuated much, MUCH,
higher in the 1970’s and 80’s when a vast amount of real estate wealth was
gained in this country!
Interest rates
fluctuated from
5.5% to 9% during
the 20 years prior
to 2011.
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HOUSING DEMAND:
PROBABLY NOT SHRINKING
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For decades, economists have placed an emphasis on generational size
when trying to explain housing market transitions. For instance, the Baby Boom
generation at 71 million completely revolutionized home ownership trends and
will continue to do so for at least the next decade. While
the Gen X group is smaller at 65 million, they are in their
prime earning years and are currently investing heavily
into real estate. But it’s the Millennials – the largest group
yet at 72 million and currently between the ages of 26 to
41 – that are really making a big impact. Millennials are
tech-savvy and in a position to monetize their skills to earn
higher incomes. They’ve recently begun to translate that
wealth into real estate ownership as they move into their
“nesting” phase.
Yet, it’s the combination of all three of these generational
groups that are the main source of strain on the housing
market. People are living longer, more independently and many tend to own
multiple homes. These three active buying groups are also the groups least
affected by interest rate increases and are mature enough to accept the historical
perspective of interest rates in the 4-7% range. And let’s face it: If COVID has
taught us anything it’s the value of owning a home that nurtures your family,
nourishes your soul and hosts your business enterprise.

While 2022 numbers aren’t
yet complete, the monthly
trends indicate we will
experience the highest
rate of construction cost
increases of any period in
the past 60 years.

These are some factors that explain the enormous surge of housing demand that
has fueled the past few years. Yet, contrast that with the lack of home construction
after 2008, and it’s easy to understand why America is 3.8 million homes short
to fill the current buyer need, according to Freddie Mac. And, it explains why this
housing market transition is not like any previous transition. It is likely the housing
shortage will be with us for some time to come.

BUY DIRT …
AND PLANT LOTS OF TREES!
As Realtors we love to pull out the old Mark Twain quote “Buy land, they’re
not making any more of it” when we talk about the fact that it’s cheaper to
buy your home today than it will be tomorrow. In 2022, we also recognize that
while the old adage still stands, a more updated version might include the cost
of building American homes. In fact, according to the US Census Department,
there was only one brief period since 1964 when Construction Prices decreased
for Single Family Homes – the years 2008 to 2010. Yet, it’s important to note
that by 2014, the index rose well in excess of 2007. While 2022 numbers aren’t
yet complete, the monthly trends indicate we will experience the highest rate
of construction cost increases of any period in the past 60 years. So, buy your
home or land TODAY (but consider planting trees you can sell for lumber
20 years from now!!)
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BUYERS MISSING IN ACTION
(IN DISNEYLAND!)
Speaking of historical moments! Some of the highest days of consumer travel
on record have occurred in May-July, 2022. American’s are on the road or in the
air travelling to visit friends, celebrate weddings and graduations, attend family
reunions and spend time with friends. After two long years of COVID, why not!?
But does this mean they aren’t still interested in purchasing that home they’ve
been wanting? We don’t believe so! We expect them to return to the housing
hunt – in a more favorable market with more inventory – soon, likely by the end
of September.
We expect them
to return to the
housing hunt – in
a more favorable
market with more
inventory – soon,
likely by the end
of September.

YOU’RE A SELLER:
DID YOU MISS THE PARTY?
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Absolutely not, but let’s recap: The Fountain Hills and Rio Verde buyer
groups haven’t disappeared, they’re just on the typical summertime hiatus that
we’ve experienced nearly every year prior to COVID. Inventory has increased
a little, but IT HAD TO! The market environment during the early part of 2022 and
the price increases caused by such low inventory were not sustainable. If you’re
a seller, we advise you to look forward and not backward when planning your
strategy. Price your home competitively for today’s market. And be sure to work
with a qualified, professional Realtor who can strategically help you plan every
detail of your process from market analysis, staging and marketing, to negotiation
and closing. Be patient! A market time of 1-6 months is perfectly acceptable in
a normalized and healthy market.

APPENDIX
Here are some reports, analysis and media stories we hope will help you
understand today’s market environment.
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• REPORT: US Census Bureau Construction Price Index:
www.census.gov/construction/nrs/pdf/price_uc.pdf
• Generational Characteristic / Population in Millions
° The Baby Boomer Generation (born 1946-1964)
° Generation X (born 1965-1980)
° The Millennial Generation (born 1981-1996)
° Generation Z (born 1997-2012)

70.68
64.95
72.26
67.06

• STORY: Population Growth in AZ, July 2020 -June 2021:
https://azcapitoltimes.com/news/2022/01/03/state-population-growth-inexurbs/#:~:text=Arizona%20added%20nearly%20109%2C000%20new,the%20
agency%20tracks%20annual%20growth

TODAY’S
MARKET
If you’re a seller, we advise
you to look forward and not
backward when planning
your strategy.

• STORY: What you need to know about Recessions – Including whether
we’re in one: https://www.washingtonpost.com/business/energy/what-you-needto-know-about-recessions-including-whether-were-inone/2022/07/08/10e10716fee5-11ec-b39d-71309168014b_story.html
• STORY: Commerce Secretary: I Don’t Think We Should be Talking Ourselves into
a Recession: https://www.nationalreview.com/news/commerce-secretary-warnsagainst-talking-ourselves-into-recession/
• STORY: Shortage In American Housing: https://www.nytimes.com/2022/
07/14/upshot/housing-shortage-us.html#:~:text=%E2%80%9CAnd%20now%20
it’s%20spreading.%E2%80%9D,doubled%20from%202012%20to%202019.
• STORY: These are the 10 States with American’s Most Stable Housing Markets:
https://www.cnbc.com/2022/07/17/these-are-the-10-states-with-americas-moststable-housing-markets.html (Note: Phoenix is #8 on this list)
• STORY: These 10 US Real Estate Markets are Cooling the Fastest; Here’s what
to know if you’re a Prospective Buyer: https://www.cnbc.com/2022/07/12/
us-real-estate-markets-that-are-cooling-the-fastest.html (NOTE: Phoenix is not
on this list, but we find the comments interesting – which we agree with – about
“Cooling doesn’t mean buyers will see price drops.” This refers to housing
shortages, which we believe will be around for some time to come).
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is now serving you from two Fountain Hills office locations.

Main Office & Property Management
16704 E. Avenue of the Fountains #101
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The Sonoran Lifestyle Team Office
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