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South Florida Residential Market Liquidity – April 2010 
Status – stable, slight improvement, weak 
 
Residential markets remain relatively illiquid in South Florida with less than 50% of 
listings ending in a transaction.  Liquidity in the market for residential properties 
improved only slightly from the prior month.  The slight improvement in liquidity still 
leaves liquidity below its recent high during the November to December 2009 period, 
which benefited from the initial government housing purchase credit and yearend 
lender dispositions.  Exhibits 1 through 14 provide a comprehensive overview of the 
monthly liquidity scores for Broward, Dade, and Palm Beach countries broken down by 
property type and property price segment.  While all of the Exhibits contain vital 
information, Exhibits 7 and 11 provide summary information across all price ranges, all 
three counties, and both property types.   
 
Liquidity scores improved slightly in April from March, but are still weak when 
compared to a normal market and remain below the results from the end of 2009.  
Liquidity is improved on a year over year basis and will likely be improved in May as well 
given that the stock market and economic indicators were near their respective 
bottoms in Spring 2009.  Since January, liquidity scores have improved marginally with 
greatest improvement in Broward and Palm Beach Counties.  This suggests that overall 
market health, while improving, is still weak and that the bid-ask spread in the housing 
market remains high.  The large bid-ask spread indicates that many sellers are not 
marketing their property at a market clearing price.  The market continues to have a 
large number of properties with negative equity, a potential overhang of distressed 
properties evidenced by a large percentage of borrowers being past due on their 
mortgages and an unwillingness by sellers to recognize that price pressures remain and 
that flat prices over the near term is the likely scenario.   
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Broward and Palm Beach County liquidity scores, although weak, continue to be the 
highest followed by Dade County (Exhibit 7 and Exhibit 11).  In Exhibit 1 for Broward 
County single family houses, we see monthly improvement in housing below $500,000 
while liquidity declined in housing markets above $500,000.  On a year over year basis 
liquidity improved for all price levels from extremely poor levels from April, 2009.  The 
high end housing market ($1,000,000 and greater) remains illiquid with a liquidity ratio 
below 20% and a ratio that can be grouped with the weakest three months of the last 
12 months.  The Broward condo liquidity ratio (Exhibit 2) improves and appears to be 
near a twelve month peak.  This is a positive, but weak trend.  The two markets for units 
above $500,000 have liquidity ratios near their highest levels over the last 12 months.     

In Dade’s single family market (Exhibit 3), the liquidity ratio remains below 40% and is 
in-line with results over the last 12 months.  There is slight improvement in market 
liquidity since January, 2010.  Properties above $1,000,000 reached a 12 month high 
with a liquidity ratio of 25%.  While this is a positive trend, it still means that 75% of 
$1,000,000 listings do not transact indicating a mismatch in seller and buyer 
expectations.  Dade’s market liquidity remains the lowest in the three county area.  For 
Dade condominiums (Exhibit 4) the liquidity ratio has improved over the last three 
months, but remains weak at below 35%.  The liquidity ratios for the two highest priced 
condominium groups are at the highest levels seen over the last twelve months, but 
remain low in absolute terms at about 25%.  Overall market liquidity is improving 
slightly, but the market is weak on an historical basis.   

In Palm Beach County, the overall liquidity ratio for the single family housing market is 
approaching 50% and is near a twelve month high.  The liquidity ratios for all price levels 
have improved since January, 2010 and are in-line with the general 12 month trend.  In 
Exhibit 6, we see that the condominium market’s liquidity ratio is at its highest level in 
twelve months.  The liquidity ratios for the two highest end property levels have 
improved the most.  This is indicative of better pricing and dismal market liquidity for 
much of 2009.      

All market segments saw an increase in liquidity over the prior few months.  The 
$1,000,000 plus market for single family homes saw improved liquidity in Dade and 
Palm Beach counties while Broward lagged.  Exhibits 8 to 10 give a breakout by county 
for the three price segments for single family houses.  There is little change in market 
liquidity for units below $500,000. Exhibits 12 to 14 report the same metrics for 
condominiums.  There is a noticeable improvement in market liquidity for higher end 
units.  The trend for lower end units is positive, but the liquidity ratio remains below 



50%.  Dade has the weakest market measure of liquidity in the less than $500,000 
market.   

Summary Commentary 

Market liquidity has improved off historic weakness.  The liquidity ratios are still well 
below what would be expected in a normal market as less than half the properties 
actively marketed actually transact.  Market liquidity can and should improve over the 
near term as brokers are now less willing to take listings that have a low probability of 
sale, lenders increase their willingness to do short sales, and properties taken back via 
foreclosure are sold (sometimes with a very low time on market).  There is little 
noticeable support for meaningful price improvement, but properties priced in-line with 
closed sales will transact.   

 
 
 
 



Exhibit 1 

Broward County April Liquidity Ratio for single family SFR segmented by listing price 

 

Exhibit 2 

Broward County April Liquidity Ratio for condominiums segmented by listing price 

 

 



Exhibit 3 

Dade County April Liquidity Ratio for single family SFR segmented by listing price 

 

Exhibit 4 

Dade County April Liquidity Ratio for condominiums segmented by listing price 

 

 



Exhibit 5 

Palm Beach County April Liquidity Ratio for single family SFR segmented by listing price 

 

Exhibit 6 

Palm Beach County April Liquidity Ratio for condominiums segmented by listing price 

 

 



Exhibit 7 

Dade, Broward, Palm Beach Counties April SFR Liquidity Ratio Comparison – Overall 

 

Exhibit 8 

Dade, Broward, Palm Beach Counties April SFR Liquidity Ratio Comparison - > $1M 

 



Exhibit 9 

Dade, Broward, Palm Beach Counties April SFR Liquidity Ratio Camparison - $500k to $999k 

 

Exhibit 10 

Dade, Broward, Palm Beach Counties April SFR Liquidity Ratio Camparison - < $500k 

 

 



Exhibit 11 

Dade, Broward, Palm Beach Counties Condominium April Liquidity Ratio Comparison - Overall 

 

Exhibit 12 

Dade, Broward, Palm Beach Counties Condominium April Liquidity Ratio Comparison - >$1M 

 

 

 



Exhibit 13 

Dade, Broward, Palm Beach Counties Condominium April Liquidity Ratio Camparison - $500k to 
$999k 

 

Exhibit 14 

Dade, Broward, Palm Beach Counties Condominium April Liquidity Ratio Camparison- < $500K  

 


