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Price Range September 2010 September 2011 
All Homes Condos All Homes Condos

Under $200,000 11,583 3,357 8,225 5,355 2,008 3,347
$200,000-$299,000 3,581 1,379 2,202 2,502 976 1,526
$300,000-$399,000 2,324 823 1,501 1,648 610 1,038
$400,000-$499,000 1,145 504 941 1,147 396 751
$500,000-$749,000 1,852 626 1,226 1,476 525 951
Over $750,000 3,584 1,660 1,924 2,814 1,298 1,516

TOTAL 24,368 8,349 16,019 14,942 5,813 9,129

Source: Esslinger Wooten Maxwell, Facts & Trends

Miami-Dade Resale Housing Inventory

Falling inventory of distressed residences mirrored in market

If all distressed properties were to come to market at once prices would plunge, says Kenneth H.
Johnson. But the likelihood of that is slim: “Banks are in no mood to mark the losses to their books.”

Demand for distressed residences seen absorbing any to come

BY MARILYN BOWDEN

Miami-Dade’s housing inven-
tory continues to drop at all
price levels, with resales of ex-
isting properties consistently
outpacing new listings.

In the spring and summer of
2008, said Esslinger Wooten
Maxwell President Ron
Shuffield, the county had a 47-
month supply of single-family
homes and enough condos on
the market for 63 months at the
prevailing rate of sales. Now,
the inventory of single-family
homes stands at six months; of
condos, at seven months.

Most noticeable, he said, is
the significant drop in the inven-
tory of distressed properties.

“At the end of December last
year, there were 1,005 fore-
closed single-family homes
listed,” he said. “At the end of
September this year, there were
350. So the inventory has
dropped by about 65%.”

Similarly, he said, at the end of
last year, 1,356 foreclosed con-
dos were listed; at the end of
September this year, there were
328, or about a 75% decrease.

Meanwhile, short sales ac-
counted for 2,633 single-fam-
ily-home listings and 4,879
condo listings at the end of De-
cember 2010; at the end of the
third quarter, there were 1,908
condos and 1,773 single-fam-

ily-homes listed as short sales.
That decrease in the availabil-

ity of distressed properties has
increased the number of tradi-
tional sales, Mr. Shuffield said:
at the beginning of this year,
about two-thirds of all sales were
of distressed properties. Now
they represent 60% of condo
sales and 55% of single-family
home sales.

Distressed properties are still
coming on the market, though at
a slower pace, he said. Of 1,735
new listings of single-family
homes this September, 830 were
non-distressed, as were 1,293
out of 2,440 new condo listings.

“More than half of our sales
still require the assistance of the

lender,” Mr. Shuffield said.
“Nobody really knows how

many more there are lingering
out there. It was just a year ago
that we ran into the robosigning
problems, and some of that is
still in the courts. That has

slowed the whole process.”
But it’s not just the low end of

the market that’s doing well.
Sales of single-family homes
over $1 million averaged 31 a
month in 2009 and 36 in 2010,
Mr. Shuffield said; in the first

three quarters of this year, the
monthly average was 47.

Condos in the same price cat-
egory sold at an average of 31 a
month in 2009, 39 in 2010 and 50
a month so far this year, he said.

At same time, he said, the me-
dian price of a single-family home
rose from $150,000 in January of
this year to $175,000 by Septem-
ber, and the median condo price
went from $90,000 to $110,000.

As a result, he said, “some
properties that were under wa-
ter have risen out of the water,
and those owners may say,
’There is value here now. Maybe
I can sell it and come out ahead.’

“We still have plenty of buy-
ers.”

BY MARILYN BOWDEN

While no one knows for cer-
tain how many distressed prop-
erties lenders have yet to fore-
close on, indications are that
there’s a lot more yet to come.
But area Realtors say demand
for them is so strong that they’re
not concerned.

One strong sign is the record
levels of lis pendens, or cases
still pending in the courts, said
Kenneth H. Johnson, an associ-
ate professor in the College of
Business Administration’s De-
partment of Finance and Real
Estate at Florida International
University and editor of the Jour-
nal of Housing Research.

If all were to come to market
at once, he said, prices would
plunge. But the likelihood of
that happening is slim.

“Banks are in no mood to
mark the losses to their books,”
Dr. Johnson said.

The problem is that current
foreclosure laws, which require
a timely response on the part of
the lender to mitigate the loss to
the original borrower, were
written with the assumption that
foreclosures happen one or two
at a time, he said. “They don’t
deal with the potential of mas-
sive amounts of foreclosures
that could actually impact mar-
ket pricing. Thus, current fore-
closure law is at odds with the
current situation.

“So I think banks are reluc-
tant to go forward. Some are
sticking their heads in the sand
and hoping for something to
come along to save them, but
they are in the minority. What
most are really doing is trying to
determine the least costly way
to get out of it.”

The federal government’s
foreclosure-to-rental suggestion
would be one way to stabilize
the housing market and help
stem the tide of foreclosures
into the market, where they de-
press pricing for non-distressed
homes, Dr. Johnson said.

“A home can only be rented,
owned or vacant,” he said.
“When the percentage of rent-
als in a neighborhood goes up,
overall value is hurt marginally,
but vacancies are much worse
– and by renting, the lender
could at least get some return.
But it would require federal leg-

islation overriding state laws.”
When it comes to absorbing

the injection of large numbers
of foreclosures into the local
inventory, he said, South Florida
has a couple of advantages.

One is record lows in interest
rates. The second is a very low
housing affordability index,
which measures whether a typi-
cal family can afford to pur-
chase a typical home in a given
market. “Miami’s affordability
index is at a 30-year low,” Dr.
Johnson said, “so property is
now cheaper than ever before
in Miami, and there are a lot of

people who not going to pass on
that deal.”

Ralph E. DeMartino, presi-
dent of Ocean International Re-
alty in Miami Beach and 2011
residential president of Miami
Association of Realtors, said the
potential for a lot more foreclo-
sures in the pipeline is not some-
thing the local real estate com-
munity worries about.

“If we had three, four or five
times what we have now on the
market, it would still be a good
thing,” he said. “There’s an in-
satiable appetite from both in-
ternational and domestic cash

buyers for this product, and
there’s not enough to go around
right now.”

In the first three quarters of
this year, Mr. DiMartino said,
6,007 new bank-owned proper-
ties came on the market; closed
sales during the period came to
8,464. Right now, bank-owned
properties represent only 4.6%
of the total inventory on the
market – a 22-day supply at the
current pace of sales.

With multiple offers on every
distressed property that comes
to market, he said, potential
buyers have to be ready to make
an good offer immediately.

“If it will be bought by a
corporation, that corporation
has to be all established,” Mr.
DiMartino said, “and maybe
even have the money in es-
crow. And you have to make a
really good offer, because the
average asking-to-closing price
on sales today is 101.56%.

“So if there is a shadow in-
ventory, it will get eaten up.”

Rita Steinfeld-Regev, broker-
associate at Optimar Interna-
tional Realty, said with most of
the existing foreclosures ab-
sorbed and the reemergence of
a robust housing market, “there
is no reason for a bank to with-
hold or forestall  a
foreclosure. Those who are pro-
gressive thinkers are taking their
losses and moving on.”

A bank-owned property that’s
priced right, she said, typically
sells the same day it’s listed.

“Every top agent and broker
is as busy as in 2003-’05,” Ms.
Steinfeld-Regev said. “Buyers
are finding, much to their cha-
grin, that you can no longer buy
a luxury oceanfront condo for
$300 a square foot.”
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‘Nobody really knows
how many more there
are lingering out there.’

Ron Shuffield


