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A SLIGHT Seller’s Market

EVEN WITH MUTED DEMAND DUE TO THE HIGHER MORTGAGE
RATE ENVIRONMENT, THE MUTED SUPPLY OF AVAILABLE HOMES

HAS ALLOWED THE ORANGE COUNTY HOUSING MARKET TO
CONTINUE TO LINE UP SLIGHTLY IN FAVOR OF SELLERS.

 
 
 

THE

HOUSING REPORT



Everyone seemingly has an opinion when it comes to the housing market. Forget economic
models, data, charts, and statistics. Most believe that since values have soared to ridiculous
heights and now mortgage rates have skyrocketed to their highest level since 2008, prices
must correct. Yet, this kind of logic ignores facts. There is still a huge missing ingredient when
it comes to housing, not enough homes. There is an absurd lack of homes available to
purchase. Due to a lack of supply, the housing market continues to line up in favor of sellers.

The Expected Market Time (the time between hammering in the FOR-SALE sign to opening
escrow) reveals the true speed of the market and is based upon supply and demand, the
number of available homes to purchase and the number of buyers in the marketplace writing
offers. The inventory is at 3,726 today, not quite as low as last year’s 2,289 homes, the lowest
start to September since tracking began 18-years ago, but well off averages prior to COVID.
The 3-year average (2017 to 2019) was 6,569, a mind-blowing 76% higher, or 2,843 more than
today. And the inventory peaked at the start of August and will now drop for the rest of the
year. Demand (last 30-days of pending sales activity) is at 1,831, the lowest level to start
September since 2007 and 32% less than last year. There were 851 additional pending sales
last year. Current demand is off by 25% compared to the 3-year average prior to COVID of
2,438. Demand has definitely been impacted by much higher rates.

In pairing low supply with low demand, the Orange County housing market lines up slightly in
favor of sellers. The Expected Market Time is at 61 days, a Slight Seller’s Market (between 60
and 90 days). It has actually improved since the end of July when it was at 72 days. Yet, it is
much slower than the 19-day level reached at the beginning of March. 

A  “ N O R M A L ”  M A R K E T
T h e  i n s a n e  p a c e  o f  t h e  h o u s i n g  m a r k e t  h a s  c o m e  t o  a n  e n d  a n d  t h e  i n s t a n t
m a r k e t p l a c e  h a s  s h i f t e d  t o  a  m u c h  m o r e  n o r m a l ,  t y p i c a l  s p e e d  f o r  t h i s  t i m e  o f  y e a r .
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From August of 2020 to June of this year, the market was an INSANE Hot Seller’s Market
with an Expected Market Time below 40 days. At those levels, buyers lined up around the
block just to see a home. There were very few open houses because homes sold too
quickly. “Multiple Offers” was an understatement; instead, homes were procuring 20, 30, or
even more offers to purchase. Appraisal contingencies were dropped. Many buyers opted
to waive their inspection rights and would ask for no repairs. Sellers were able to rent back
their homes for free while they took their time moving out. Homes sold way over their
asking prices and home values were rocketing higher. Basically, sellers were able to run
the table, call all the shots.

Those days are gone. A Slight Seller’s Market means that a seller must carefully arrive at
the asking price, considering the home’s condition, upgrades, amenities, location, and
overall appeal. Homes that are nicely appointed, in excellent condition, have that model
home feel, and priced according to their Fair Market Value, will still obtain a lot of attention,
pull in multiple offers, and, in many cases, sell above the asking price. For everyone else,
the further a home is away from being turnkey, in great condition, or in a great location, the
longer the home is going to take to sell. Sellers need to pack their patience. The market is
no longer instant. As a result, more and more homes are sitting on the market. 

Not surprisingly, 60% of all homes available to purchase today have been on the market for
more than a month. Back in June, it was at 36%. Nearly a third, 31%, of the inventory has
been on the market for more than two months and are still waiting for the right buyer to
bring an acceptable offer to purchase. That is a lot of sitting and waiting considering 36%
of the active listing market has come on the within the last 30-days. Of course, everyone
expects sellers in the luxury ranges to play the waiting game; however, many sellers in the
most affordable price ranges are sitting on the market and waiting as well. Below
$750,000, it is 24% of the market that have been on the market for more than two months.
Between $750,000 and $1 million, it is 28% of the market. From there, the share of sellers
who have been waiting to find success grows, from 30% to 62%.

The market has undeniably evolved from warp speed, out of control, to a much more
normal pace. However, nobody is used to normal. It is when buyers and sellers must
negotiate a contract prior to opening escrow. Sellers do not call all the shots. There is no
more waiving the appraisal or inspections. Sellers do not have the opportunity to rent their
homes back from buyers after the closing for FREE. For the most part, homes are not
selling over their asking prices. The froth of the past two years is gone. It is a Slight Seller’s
Market. 



The active listing inventory decreased by 304 homes, down 8%, and now sits at 3,726, its
first time below 4,000 homes since May. It was the largest drop since November of last
year, right after Thanksgiving. Why is the inventory dropping so rapidly when rates are so
high? It is not because a flood of homes is entering escrow. First, there are plenty of
missing FOR SALE signs. The trend that developed this year is a sharp decrease in the
number of homes coming on the market, more missing signs than both 2020 and 2021.
For the month of August, there were 2,484 new FOR-SALE signs in Orange County, 1,054
fewer than the 3-year average prior to COVID (2017 to 2019), 30% less. August was the
most missing sellers since April of 2020 during the initial lockdowns due to COVID. So far
in 2022, there have been 4,473 missing signs, down 15%. In addition to fewer homeowners
opting to sell, the number of sellers who have been on the market and are now throwing in
the towel, pulling their homes off the market is up 126% compared to August of last year,
812 compared to 360 in 2021. Homeowners are opting to not sell because most are
locked in at lower mortgage rates. An overwhelming 72% of homeowners with a loan have
a mortgage rate at or below 4%. They might not be in love with their home, but they
certainly are in love with their loan. Since a peak in the inventory was established at the
start of August, expect the active inventory to continue to drop for the remainder of the
year, picking up steam during the holiday season from Thanksgiving through New Year’s
Day.

A C T I V E  L I S T I N G S
T h e  c u r r e n t  a c t i v e  i n v e n t o r y  p l u n g e d  b y  8 %  i n  t h e  p a s t  c o u p l e  o f  w e e k s .
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Last year, the inventory was at 2,289, 39% lower, or 1,437 fewer. The 3-year average prior
to COVID (2017 to 2019) is 6,569, an extra 2,843 homes, or 76% more. There were a lot
more choices back then. 

Demand, a snapshot of the number of new escrows over the prior month, decreased from
1,849 to 1,831 in the past couple of weeks, shedding 18 pending sales, or down 1%.
Demand is still at June levels. Since the Federal Reserve met in Jackson Hole, Wyoming
for their economic symposium, mortgage rates have been on the rise. Despite expert
consensus that a recession is inevitable, the overall economy is still running a bit hotter
than initially anticipated, yet another reason that rates have been on the rise recently.
Within the past couple of weeks, mortgage rates have grown from 5.72% to 6.25% today. If
this rise holds, demand could be further impacted and drop a bit more. Remember, there is
ALWAYS demand for housing, more commonly referred to as “inherent demand.” There
are always buyers looking to buy regardless of the market. For the rest of the year, expect
demand to slowly drop and then plunge during the holidays. 

Last year, demand was at 2,682, 46% more than today, or an extra 851. The 3-year average
prior to COVID (2017 to 2019) was at 2,438 pending sales, 33% more than today, or an
extra 607.

D E M A N D
D e m a n d  i n c r e a s e d  b y  1 %  i n  t h e  p a s t  c o u p l e  o f  w e e k s .
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With supply plunging compared to the slight drop in demand, the Expected Market Time
(the number of days to sell all Orange County listings at the current buying pace)
decreased from 65 to 61 days in the past couple of weeks, the lowest level since the end
of June. At 61 days, it remains a Slight Seller’s Market (60 to 90 days) where sellers get to
call most of the shots, there are fewer multiple offers and home values are not
appreciating as fast as they have been over the past couple of years. The market is no
longer instant and properly pricing is crucial to find success.Last year the Expected Market
Time was at 26 days, substantially faster than today. The 3-year average prior to COVID
was at 82 days, also a Slight Seller’s Market and slower than today. 

In the past couple of weeks, the luxury inventory of homes priced above $2 million
decreased from 820 to 785 homes, down 35 homes, or 4%. It appears as if the luxury
inventory peaked at the start of August along with the rest of the inventory. Luxury demand
decreased by 9 pending sales, down 4%, and now sits at 200. With both supply and
demand dropping at the same rate, the overall Expected Market Time for luxury homes
priced above $2 million remained unchanged at 118 days, still its best reading since June.
With mortgage rates on the rise combined with the volatility on Wall Street, only time will
tell how the luxury end continues to evolve from here. For now, it is holding steady.       

Year over year, luxury demand is down by 44 pending sales or 18%, and the active luxury
listing inventory is up by 214 homes or 37%. The Expected Market Time last year was at 70
days and dropping, much stronger than today. 

For homes priced between $2 million and $4 million, the Expected Market Time in the past
two weeks decreased from 98 to 91 days. For homes priced between $4 million and $8
million, the Expected Market Time increased from 159 to 161 days. For homes priced
above $8 million, the Expected Market Time increased from 225 to 407 days. At 407 days,
a seller would be looking at placing their home into escrow around October 2023. 

L U X U R Y  E N D
T h e  l u x u r y  h o u s i n g  m a r k e t  d i d  n o t  c h a n g e  m u c h  i n  t h e  p a s t  c o u p l e  o f  w e e k s .  
o v e  o v e r  t h e  l a s t  c o u p l e  o f  w e e k s .  
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The active listing inventory in the past couple of weeks plunged by 304 homes, down 8%, and now
sits at 3,726, its lowest level since June. In August, there were 30% fewer homes that came on the
market compared to the 3-year average prior to COVID (2017 to 2019), 1,054 less. Last year, there
were 2,289 homes on the market, 1,437 fewer homes, or 39% less. The 3-year average prior to
COVID (2017 to 2019) was 6,569, or 76% more.

Demand, the number of pending sales over the prior month, decreased by 18 pending sales in the
past two weeks, down 1%, and now totals 1,831. It is still the lowest reading for a start to
September since 2007. Last year, there were 2,682 pending sales, 46% more than today. The 3-year
average prior to COVID (2017 to 2019) was 2,438, or 33% more. 

With the supply of homes plunging compared to the slight drop in demand falling, the Expected
Market Time, the number of days to sell all Orange County listings at the current buying pace,
decreased from 65 to 61 days in the past couple of weeks, a Slight Seller’s Market (between 60
and 90 days). It was at 26 days last year, much stronger than today.

For homes priced below $750,000, the market is a Hot Seller’s Market (less than 60 days) with an
Expected Market Time of 43 days. This range represents 20% of the active inventory and 28% of
demand. 

For homes priced between $750,000 and $1 million, the Expected Market Time is 54 days, a Slight
Seller’s Market. This range represents 25% of the active inventory and 28% of demand.

For homes priced between $1 million to $1.25 million, the Expected Market Time is 52 days, a
Slight Seller’s Market. This range represents 12% of the active inventory and 14% of demand.

For homes priced between $1.25 million to $1.5 million, the Expected Market Time is 68 days, a
Slight Seller’s Market. This range represents 11% of the active inventory and 10% of demand.

For homes priced between $1.5 million to $2 million, the Expected Market Time is 75 days, a Slight
Seller’s Market (between 60 and 90 days). This range represents 11% of the active inventory and
10% of demand.

For homes priced between $2 million and $4 million, the Expected Market Time in the past two
weeks decreased from 98 to 91 days. For homes priced between $4 million and $8 million, the
Expected Market Time increased from 159 to 161 days. For homes priced above $8 million, the
Expected Market Time increased from 225 to 407 days.

The luxury end, all homes above $2 million, accounts for 21% of the inventory and 12% of demand.

Distressed homes, both short sales and foreclosures combined, made up only 0.2% of all listings
and 0.2% of demand. There are only 6 foreclosures and 2 short sales available to purchase today
in all of Orange County, 8 total distressed home on the active market, up 1 from two weeks ago.
Last year there were 13 total distressed homes on the market, similar to today.

There were 1,959 closed residential resales in July, 39% less than July 2021’s 3,205 closed sales.
July marked a 17% decrease compared to June 2022. The sales to list price ratio was 100.7% for
all of Orange County. Foreclosures accounted for 0.05% of all closed sales, and short sales
accounted for 0.05%. That means that 99.9% of all sales were good ol’ fashioned sellers with
equity.

ORANGE COUNTY HOUSING SUMMARY



ORANGE COUNTY MARKET TIME REPORT
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ORANGE COUNTY PRICE RANGES REPORT
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ORANGE COUNTY SOLD REPORT



ORANGE COUNTY FORECLOSURE REPORT
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SOUTHERN CALIFORNIA HOUSING REPORT
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