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THE BUZZ

Hi Everyone,

I have yet to recall a time when real estate sales have been so localized. In markets with high inventory, prices are dropping. The National Association of Realtors reports that nationwide the total housing inventory rose 0.4% at the end of August, with 4.58 million existing homes for sale at that time.

On the other end of the spectrum is Atherton, California. In the past 60 days, four acre-plus estates have sold for record breaking prices – from $15,000,000 to over $20,000,000. And Atherton’s inventory is a mere 36 homes. Prices tend to remain stable or increase whenever inventory is low. Other cities in Northern California where supply is low are also experiencing multiple offers. 

So are we moving into a housing recession? Again, I think that depends on location. The good news is that the mortgage picture is improving. According to NAR President Pat Combs, “It looks like the worst of the mortgage availability problem is behind us.”

The following chart shows the trend in conventional mortgage rates since 1975. As you can see, viewing rates from a historical perspective, they look extremely low. 
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So, have Marin real estate sales been affected by the media feeding frenzy also referred to as the lending debacle? If you study the chart below, you would have to conclude, yes. A comparison of Aug. and Sept. '07 to the same months in '05 and '06 will tell the story. Let's just take Sept.: In 2005, we placed 289 properties into escrow, in 2006, 236 and in 2007, 161. That's an 18.3% decrease from 2005 to 2006 and a 31.8% decrease from 2006 to 2007. 
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Let's look at it another way. The next chart compares the Year-to-Date closed sales for residential properties in Marin from 2006 to 2007. 
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As of the end of July, we were holding our own, up .55%. By the end of August we were down 3.24%. And, by the end of September, down 7.39%. 

Should sellers panic? I don't think so. It is important, however, to realize that we have moved into a buyer's market. Priced for the market, well-staged properties are still selling quickly. It comes under the category of "tough love," but sellers will be disappointed if they try to sell today at yesterday's prices. 

If buying or selling is right for you at this time, let's look carefully at all the local statistics. This may be just the right time to make a move. Give me a call.

 

 

FEATURING...
Featured Listings:
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137 Crescent Avenue, Sausalito, CA 94965 -  $3,300,000
Gorgeous Mediterranean villa in prestigious Sausalito location. Breathtaking San Francisco and Bay views from every room. Four bedrooms, three and a half baths. Exquisite finishes and architectural detail throughout. Stunning master suite, incredible chef's kitchen, wonderful decks, terraces, fabulous floor plan. This is truly a work of art! 
JUST ASK TONIE FOWLER

Q: How long do I have to own my relinquished and replacement properties before they qualify for 1031 Exchange?
A: Want the easy answer?  The longer the better. Unfortunately, there is no safe holding period for property to automatically qualify for a 1031 Exchange. Keep in mind, the properties only need to be "held for investment" to be eligible for an exchange. Time of ownership is only one factor the IRS looks at when determining if the properties were held for investment. 

In one private letter ruling (PLR 8429039), the IRS stated that a minimum holding period of two years would be sufficient.

Although a private letter ruling does not establish legal precedent for all investors, there are many advisors who believe two years is a conservative holding period, provided no other significant factors contradict the investment intent.

 
Other advisors recommend that Exchangers hold property for a minimum of at least twelve months. The reason for this is twofold: 

 
(1) A holding period of 12 or more months means the investor will usually reflect it as an investment property in two tax filing years. 

 
(2) In 1989, Congress proposed a one year holding period for both the relinquished and replacement properties. Although this proposal was never incorporated into the tax code, some believe it represents a reasonable minimum guideline.

 
Unfortunately, there is no easy answer as to how long a property must be held for it to qualify for an exchange, so make sure the intent when the property is acquired is to hold it for investment purposes.  To be safe, hold it for as long as possible! Always check with your tax advisor before making exchange decisions.

 

 

FYI

If you have an adjustable rate loan, you have lots of company. Adjustable rate mortgages (ARMs) have been very popular. Why? Many consumers, some of who could not otherwise purchase homes, were able to make lower monthly payments for a period of time, after which interest rates and payments could dramatically increase. 

The home buyers and the mortgage investors who provided these loans counted on rising incomes and property appreciation to offset any increases. While interest rates remained low, refinancing was also an option.

Over time, the number and percentage of these mortgages rose. Then interest rates began to climb as prices no longer escalated. Since the sub-prime market imploded, lenders have tightened eligibility requirements, even to buyers with good credit ratings. Jumbo mortgages, for amounts over $417,000, have become more difficult to qualify for.

It’s my job to know the best sources for helping you achieve your goals. If you are ready to buy or refinance your home, let’s talk.

 

MY TOWN

Wow! The holiday frenzy will soon be upon us (is it really nearly November?), and with it, the reminders to honor the season of giving by participating in charitable events. If you need extra ideas, try these:

On November 4 celebrate the 11th anniversary of  "One Night One Heart" benefiting the Zen Hospice Project with a series of intimate dinner parties taking place in private homes throughout the Bay Area, all featuring celebrity guests and the finest chefs. For more information please call 415-863-2910 or log on to www.zenhospice.org.

"Jingle and Mingle" benefiting Children of Shelters takes place on November 29. Ring in the holidays with this cocktail reception and silent auction of designer-decorated wreaths; proceeds benefit homeless children in five San Francisco shelters. For more information log on to www.childrenofshelters.org  or call 415-563-6082. 

This month also marks the begining of the Marin YMCA's Fundraising Campaign. The Marin YMCA offers programs to everyone, regardless of their ability to pay. The YMCA  raises money annually to ensure that this promise to our community continues.  Every dollar raised during this annual campaign goes directly to kids, families, and seniors through program subsidies and scholarships. Programs include after school care, intervention and prevention programs for teens, swimming lessons, summer camp and cardiac theraphy just to name a few.  To give a donation please contact the Marin YMCA at 415-492-9622 or log on to www.ymcasf.org.

 

TONIE'S PERSONAL UPDATE

Pacific Union GMAC Real Estate was recently awarded a prestigious International Property Award / 2007 in association with CNBC. The distinctive four-star award was presented to Pacific Union on September 14 at a gala dinner in London . Pacific Union is the only four-star winner in California and among just five gold-star recipients in the United States .

“Earning a coveted International Property Award confirms pacific Union ’s outstanding ability to remain on top and ahead in the highly competitive global property marketplace” said Avram Goldman, Pacific Union president and CEO. “We are honored to receive recommendation for this well-recognized award of excellence by our peers.”

 

Also this month, Pacific Union’s parent firm GMAC Global Relocation ranked highest in customer satisfaction among employees using corporate relocation services, according to J.D. Power and Associates 2007 Corporate Relocation and Transferee Satisfaction Study.

 

“Our relocation professionals are the best in the industry, as shown by our top marks in client satisfaction” said Avram Goldman “with this study there is now comprehensive data to support that fact. This is the first time a study like this has been conducted, and it will certainly help companies determine which firm to use when relocating employees.”

 

The J.D. Power and Associates report compiles evaluation from 986 transferees who used a relocation company while moving for employment reasons to a destination within the United States during the past 18 months. Satisfaction levels were ranked in seven categories: help in finding a new neighborhood; coordinating the move; personal assistance in non-moving related services and spousal assistance; packing services; purchasing a new residence, selling the previous home; and moving belongings.

 

Luxury Real Estate, the publication of “Who’s Who in Luxury Real Estate” cited several Pacific Union Agents in the Bay Area who received high praise from clients. I am pleased to announce that I was the agent noted in Marin for this distinction. Additionally, Pacific Union has received a Certificate of Recognition for meeting the standards of and being accepted into Who’s Who in Luxury Real Estate International Network. I have also been listed in the Cambridge Who’s Who for 2007-08 as a realtor of distinction. It is an honor for both my company and me to be recognized leaders in client satisfaction. Ours is a global vision, using technology and superior service to deliver a quality experience to a full spectrum of clients. Thank you for this opportunity. 
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Tonie Fowler
Realtor
Pacific Union
60 Belvedere Dr.
Mill Valley, CA 94941
W: 415.380.2164
tfowler@pacunion.com
http://www.toniefowler.com 

Forward to a friend:
Know someone who might enjoy my eNews? Please click here!
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