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THE NEW NORMAL?
A house seller in Holland came up with an ingenious way of attracting
more viewers: by installing a rollercoaster to take them around the
property.

The house had been for sale for more than six months and failed to attract
anyone prepared to meet the $780,000 price tag. So the owners decided
they needed to come up with something special to create some interest in
their home. A rollercoaster was installed to show people around the house
and grounds.
Perhaps an idea for the upcoming Parade of Homes …….

THE REBOUND EFFECT
During the early years – roughly 2012 to 2014 – the rebound effect drove
the recovery. Investors and other buyers scooped up undervalued homes
and took advantage of foreclosures and short sales, boosting overall sales
volumes. Local markets hit hardest in the housing bust posted the largest
price rebounds. Now, though, the rebound effect is fading. Price levels
and price changes are both approaching normal, foreclosure inventories
are dwindling, and investors are pulling back. This is inevitable as the
market improves and therefore shifts to slower, more sustainable price
increases and a healthier mix of home sales.

WHAT’S NEXT FOR THE
HOUSING RECOVERY?
So what replaces the rebound effect in the next stage of the housing
recovery? The market increasingly depends on fundamentals such as job
growth, rising incomes, and more household formation. But here’s the
hitch: These fundamental drivers of supply and demand haven’t returned
to full strength. They aren’t able to fully take the reins from the rebound
effect. Importantly, the share of young adults with jobs is still less than
halfway back to normal, many young adults are still living with their
parents, and income growth is sluggish.

RICH STATES, POOR STATES
Throughout the country, states are looking for ways to energize their
economies and become more competitive. Each state confronts this task
with a set of policy decisions unique to their own situation, but not all state
policies lead to economic prosperity.
Using years of economic data and empirical evidence from each state,
policies have been identified that can lead a state to economic prosperity.
Research-based conclusions have now been about which states are poised
to achieve greater economic prosperity and those that are stuck on the
path to a lackluster economy.

The 2014 economic outlook ranking is a forward-looking measure of how
each state can expect to perform economically.

UTAH HEADS THE BEST STATES
FOR BUSINESS IN 2014
The ninth annual Forbes Best States for Business is headed by Utah, which previously
finished on top between 2010 and 2012 before dropping to third last year. The ranking
measures six vital categories for business: costs, labor supply, regulatory environment,
current economic climate, growth prospects and quality of life.
Utah has a very pro-business climate, and companies benefit from energy costs that are
26% below the national average – third lowest in the nation. Utah’s economy expanded
2.4% a year over the past five years – fifth best in the U.S. It is the only state to rank in
the top 10 in five of the six main categories used to determine the Best States.
Utah’s place in the Forbes ranking compliments the Hatchman Index recognition of Utah
as the fourth most diverse economy in the nation.

FIRST AMERICAN LEADING
MARKETS INDEX
The economy and the housing market continue their gradual march back to
normal. The national NAHB/First American Leading Markets Index (LMI) rose
to .90 in the third quarter from .89 in the second quarter. The index measures
how close every metropolitan area is to its last normal level of single-family
housing permits, employment and house prices.
The LMI has three components, and two of them were responsible for the
increase. The single-family permit index rose from .43 to .44, meaning total
permits issued in the past three months were at 44% of the last normal
period, which was 2000-2003. Home prices also rose to 1.3 from 1.27, which
means house prices are 30% higher than the average in 2000-2003.
Employment was the only component that did not change. It remained at
.95, meaning the last 12 months’ average employment was at 95% of the peak
employment levels of 2007.

THE NEXT BUBBLE?
It is estimated that home prices nationally were 3% undervalued in the
third quarter of 2014. In 2006 Q1, during the past decade’s housing bubble,
home prices soared to 34% overvalued before dropping to 13%
undervalued in 2012 Q1. In 2014 Q2, prices looked 5% undervalued; one
year ago in 2013 Q3 prices looked 6% undervalued.
One test of whether it’s time to sound the bubble alarm is whether prices
are rising faster in markets that are already overvalued. Price gains in
overvalued markets are a sign that we’re headed for danger, while price
gains in undervalued markets are probably just a sign of getting back to
normal.

HOUSING AFFORDABILITY SLIGHTLY
LOWER IN 3RD QUARTER 2014
Firming home prices in markets across the country contributed to a slight dip in
nationwide housing affordability in the third quarter of 2014, according to the
NAHB/Wells Fargo Housing Opportunity Index (HOI). In all, 61.8 % of new and existing
homes sold between the beginning of July and the end of September were affordable to
families earning the U.S. median income of $63,900.
The national median home price increased from $214,000 in the second quarter to
$221,000 in the third. Meanwhile, average mortgage interest rates decreased from
4.44% to 4.35%. “Low mortgage rates, strong job growth and affordable home prices
make this a good time to buy a home” said NAHB Chairman Kevin Kelly.
“Even with nationwide home prices reaching their highest level since the end of 2007,
affordability still remains fairly high by historical standards” said NAHB Chief Economist
David Crowe. “Rising employment and incomes, interest rates that remain near
historically low levels, and pent-up demand should contribute to positive momentum in
2015.”
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COST OF LIVING INDEX
THIRD QUARTER 2014

PER CAPITA PERSONAL INCOME
In 2013, St.George had a per capita
personal income (PCPI) of $29,928.
This PCPI ranked 373rd in the United
States and was 67% of the national
average, $44,765. The 2013 PCPI
reflected an increase of 2.3% from
2012. The 2012-2013 national
change was 1.3%.

PCPI AS A PERCENT
OF THE UNITED STATES
In 2003, the PCPI of St.George was
$21,530 and ranked 373rd in the
United States. The 2003-2013
compound annual growth rate of
PCPI was 3.3%. The compound
growth rate for the nation was
3.2%.

QUICK FACTS
Washington County

Utah

USA

Population (2013)

147,800

2,900,872

316,128,839

Population (2010)

138,115

2,763,885

308,747,716

Population % Change

7.0%

5.0%

2.4%

Persons Under 5 (%)

7.6%

8.8%

6.3%

Persons Under 18 (%)

28.8%

30.9%

23.3%

Persons 65+ (%)

18.9%

9.8%

14.1%

Female (%)

50.6%

49.7%

50.8%

EVEN MORE QUICK FACTS
Washington County

Utah

USA

Living in Same House >1 Year

81.6%

82.8%

84.9%

Homeownership Rate

69.1%

70.1%

64.9%

Median Value of Owned Homes

$212,900

$212,800

$176,700

Median Household Income

$49,279

$58,821

$53,046

Land Area in Square Miles

2,426.36

82,169.62

3,531,905.43

56.9

33.6

87.4

Persons Per Square Mile

WASHINGTON COUNTY
UNEMPLOYMENT
YEAR (annual average)
1990
2010
2011
2012
2013
2014 (October)
1994 (May)

UNEMPLOYMENT RATE
4.0%
10.5%
8.7%
6.6%
5.1%
3.8%
2.6%

CONSTRUCTION PERMITTING
IN WASHINGTON COUNTY
YEAR

DWELLING UNIT PERMITS

% OF PRIOR YEAR

UTAH

2009

605

2010

871

44%

(14%)

2011

846

(3%)

(3%)

2012

1,065

26%

28%

2013

1,657

33%

56%

2014

1,299

(22%)

BUILDING PERMITS BY CITY
2012

2013

2014

St.George

549

732

623

Washington

290

457

226

Hurricane

134

198

202

Ivins

96

110

84

Santa Clara

37

51

56

NEW CONSTRUCTION SALES

BRILLO DEL SOL
Marketed as Southern Utah’s newest
“Premier Active Adult Community,”
Brillo Del Sol is situated on a prime 193
acre parcel located in the Green Springs
area of Washington City. Development
plans include 610 residential units as well
as a 14,500 square foot community
center with multi-use activity rooms,
fitness center, indoor and outdoor pool,
multiple hot tubs, events lawn, 8
pickleball courts, multiple tennis courts,
playground area and dog park.

DESERT CANYONS
Nestled in a beautiful desert landscape lies
Desert Canyons, St.George’s newest master
planned community. Situated in a
picturesque desert valley surrounded by
impressive sandstone cliffs Desert Canyons
offers an exceptional lifestyle. The setting is
breathtaking with striking desert vistas,
convenient access, and community amenities
like open space and trail systems that
provide access to multiple outdoor
recreational opportunities. Free from heavy
traffic, and crowded conditions, Desert
Canyons offers a more relaxed way of life.
Home sites range in size from ¼ of an acre to
1 acre.

STUCKI FARMS
Phase 4 in the Meadows is scheduled to open
mid-February coinciding with the Parade of
Homes. Another development phase called the
Homesteads is planned for early this year as
well. It will feature larger lots and “front porch”
living, bringing an old world neighborhood
feeling back to St.George.

The Cottages at Stucki Farms will be launching
soon and will feature detached, stand alone
single family townhomes that range from 550
square feet up to 1500 square feet. Included
with this phase will be abundant landscaping
and open areas and its own amenity center
featuring a park, splash pad, pool, playground,
ball courts, and eventually a community center.

SOLD LISTINGS

PENDING LISTINGS

MARKET SUMMARY

RESIDENTIAL SALES TRENDS

LOT SALE TRENDS

SOLD VOLUME
BY PROPERTY TYPE

TOTAL SALES TRENDS

TOP 10 STATES “UNDERWATER”
The housing research group defines “seriously underwater” as owing more than 25
percent than the home is worth.
#10 Arizona – Q2 2014 20 percent, Q2 2013 32 percent, Q2 2012 46 percent
#9 Maryland – Q2 2014 21 percent, Q2 2013 25 percent, Q2 2012 26 percent
#8 Missouri – Q2 2014 22 percent, Q2 2013 27 percent, Q2 2012 34 percent
#7 Connecticut – Q2 2014 24 percent, Q2 2013 16 percent, Q2 2012 13 percent
#6 Ohio – Q2 2014 26 percent, Q2 2013 32 percent, Q2 2012 29 percent
#5 Michigan – Q2 2014 27 percent, Q2 2013 37 percent, Q2 2012 53 percent
#4 Rhode Island – Q2 2014 29 percent, Q2 2013 24 percent, Q2 2012 22 percent
#3 Illinois – Q2 2014 30 percent, Q2 2013 35 percent, Q2 2012 37 percent
#2 Florida – Q2 2014 30 percent, Q2 2013 41 percent, Q2 2012 45 percent
#1 Nevada – Q2 2014 32 percent, Q2 2013 52 percent, Q2 2012 62 percent

TOP 10 FORECLOSURE STATES
Nationally, one in every 1,170 housing units received a foreclosure filing from
October to November, 2014 representing an overall decrease of 9 percent.
#1 Florida – 1 in every 462 (down 3.9% from prior month)
#2 New Jersey – 1 in every 478 (up 83.58%)

#3 Maryland – 1 in every 581 (down 31.1%)
#4 Delaware – 1 in every 693 (up 8.52%)
#5 Utah – 1 in every 750 (up 27.54%)

#6 Nevada – 1 in every 783 (down 23.91%)
#7 Illinois – 1 in every 848 (down 16.09%)
#8 Ohio – 1 in every 865 (down 22.06%)

#9 Indiana– 1 in every 932 (down 18.25%)
#10 South Carolina – 1 in every 933 (down 12.74%)

NO LONGER “UNDERWATER”
Homeowners’ balance sheets are
looking better. Over the past year,
nearly 10,000 Utahns have gone
from owing more than their homes
are worth to now having equity. In
2012, 18 percent of mortgages were
underwater, and nearly a quarter of
properties had no equity in 2011.
That means roughly 70,000 Utah
properties have gone from negative
to positive equity since the worst
days of the housing downturn.

NOTICES OF DEFAULT

TRUSTEES DEEDS

HOME OWNERSHIP THE AMERICAN DREAM
Nearly three-quarters of consumers surveyed – 74% - agreed that home
ownership was part of achieving their personal AMERICAN DREAM. For
young adults, the dream has revived: 78% of 18-34 year-olds answered YES
to the “American Dream” question, up from 73% in 2013 Q4 and a low of
65% in 2011 Q3. Furthermore, 93% of young renters plan to buy a home
someday. That’s unchanged from 2012 Q4 despite rising home prices and
worsening affordability.

CONSUMER EXPECTATIONS
Which real estate activities do consumers think will improve in 2015? All of
them – but especially selling. Fully 36% said 2015 will be much or a little
better than 2014 for selling a home. Just 16% said 2015 will be much or a
little worse, a difference of 20 percentage points. The rest of the
respondents said 2015 would be neither better nor worse, or weren’t sure.
Most consumers said 2015 will be better than 2014 for buying too. But the
margin over those who said 2015 will be worse was not as wide.

HOME OWNERSHIP
CHALLENGES
Despite the optimism, barriers remain to home ownership. Saving for a
down payment is still the highest hurdle, as it was last year, followed by
poor credit and qualifying for a mortgage. Not having a stable job has
become considerably less of an obstacle, dropping to 24% this year
compared with 36% last year thanks to a recovering job market. But
affordability has become a bigger obstacle. Some 32% of respondents
cited rising home prices, compared with 22% last year.

MORTGAGE TRENDS
You may have heard that it’s hard to get a mortgage unless you have
perfect credit. But in reality, lenders seem to be loosening credit
standards. The average credit score for mortgages closed just six months
ago was 727, according to Ellie Mae’s latest origination insight report.
That’s still a high score, but it’s much lower than the 750 average seen a
couple years ago.

For loans backed by the Federal Housing Administration, the average score
of loans closed in August 2014 was 682. It was 697 in April 2013.
“The numbers have been going down pretty consistently” said Jonathan
Corr, President and Chief Operating Officer for Ellie Mae. “We are definitely
not going back to the ‘06 time frame, but we’ll go back to a normal market.”

GOVERNMENT SPONSORED
ENTERPRISES (GSE’s)
After announcing plans in October 2014 to boost lending for first-time and middle
class borrowers by reducing down payment requirements, Fannie Mae and Freddie
Mac recently detailed guidelines to banks that they hope will jump-start an otherwise
struggling housing market.
Recently, at the Mortgage Bankers Association’s annual meeting in Las Vegas, Federal
Housing Finance Agency Director Mel Watt discussed his agency’s desire to see the
federal government lift some lending and credit restrictions that had been put in place
as part of the Dodd-Frank financial reform law in the aftermath of the housing crash.
In December, Fannie Mae and Freddie Mac unveiled programs that focus on
authorizing government-sponsored enterprises to begin buying loans that have up to
97% loan-to-value ratios, instead of the previous maximum of 95% LTV, which means
borrowers can put down as little as 3% with banks having the backing of GSE’s for
those loans.

BUYING AFTER A SHORT SALE
The large majority of lenders follow Fannie Mae guidelines when qualifying
potential borrowers for new loans. Individuals who closed on a short sale were
given valid information that under the right conditions they could get a loan two
years after completing the deal.
Unfortunately, a couple of months ago Fannie Mae changed its guidelines so that
there now is a four-year exclusion period before a buyer can qualify for a loan
after a short sale. The guidelines do provide for a two-year period under
extenuating circumstances. In reality, it is extremely difficult to get this
exception.
The good news is, not all lenders follow the Fannie Mae guidelines. They will take
into account factors such as income, savings, job history and whether the short
sale was an isolated event or caused by circumstances outside of your control.
There may be a few more hoops to jump through, but it is possible!

ADVICE FOR HOMEBUYERS
It’s not a bad time to be a homebuyer. Just don’t think the odds will be on
your side indefinitely. Mortgage standards, such as credit score
requirements, have started to loosen, and mortgage rates remain low.
Although it’s a seller’s market in many parts of the country, many sellers
realize that today’s buyers are more conservative and will not overpay.
Still, if you are planning to buy, act quickly. The housing market is expected
to heat up in coming months and rates will eventually rise – believe it or not.
This may be your last chance to lock a rate while mortgage rates are at the
bottom.
If you are still looking for a home and are not ready to lock yet, you probably
have a bit of time. But if you are trying to time the market or hope for rates
to drop further, you have very little chances of succeeding with your bet.

CONSUMER CONFIDENCE
The percentage of consumers in Utah who expect prices of homes like theirs in
their community to increase over the next year increased from 57 percent in
October 2014 to 64 percent in November 2014, which shows promise for the
housing market.
According to the most recent CoreLogic Home price Index Report, home
prices in Utah actually decreased 0.5 percent from August to September but
increased 5 percent since this time last year. Increasing expectations
regarding home prices are a good sign for the housing market since increasing
home prices equate to increasing value of individuals’ assets.
Despite statements of the Federal Reserve that interest rates will be kept low
for a considerable time, 61 percent of Utahns expect interest rates for
borrowing money to increase during the next 12 months, up from 57 percent
last month.

2014 HOUSING REVIEW
2014 demonstrated a steady
build-up of housing momentum
– fueled by significant
improvements in economic
fundamentals, low mortgage
rates, and compressed inventory
– and is expected to carry the
market into 2015 gains.
Increases in job creation and
gross domestic product have had
a significant impact on consumer
confidence and home buyer
demand.

HOUSING IN 2015
What does 2015 have in store for the housing market? Nine years after the
housing bubble peaked and three years after home prices bottomed, the
boom and bust still cast a long shadow. The “rebound effect” drove the
recovery after the bust, but even that is now fading. Prices are no longer
significantly undervalued and investor demand is falling. Ideally, strong
economic and demographic fundamentals like job growth and household
formation would take up the slack. But the virtuous cycle of gains in jobs
and housing is relatively weak, and that will slow the recovery in 2015. All
the same, consumers are as optimistic about the housing market as at any
point since the recovery started.

PREDICTIONS FOR 2015
In 2015, more markets will settle back into their long-term housing patterns.
Fast-growing markets that boomed last decade, collapsed in the bust, and then
rebounded are now leveling off. Even the markets that have been slowest to
recover and have struggled longest are seeing foreclosure inventories decline and
the sales mix moving back toward normal.
If these predictions for 2015 sound similar to the predictions for 2014, you’re right.
As the rebound effect fades and fundamentals take over, the recovery gets slower
and the market starts to look more similar from one year to the next. But there’s
good news here. Even though the recovery remains unfinished, the housing
market is becoming more stable and more certain for buyers, sellers, and renters.
With more homes to choose from, buyers who have been shopping for a home for
months will soon be able to close on a deal. Pent-up demand from potential
buyers who have been sitting on the sidelines should lead to more sales.

3 REASONS HOUSING IS
LOOKING UP IN 2015

1- The job market is stronger. As jobs continue
to stabilize and consumer confidence improves,
more potential homebuyers will enter the
market as they become more eligible for a
mortgage.
2- Home prices are on the rise. Additionally,
mortgages have settled below 4 percent for 30year fixed rates. This combination of stable
prices and low mortgage rates creates
affordability that will shine bright in 2015.

3- Rents are high which generally sends on-thefence buyers scurrying into homeownership. As
more Americans took to renting when the
housing market took a tumble, rents began to
increase, and are currently at a seven-year high.
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