
 

 

Orange County Housing Report: Housing and the Coronavirus 

March 9, 2020 
 
Currently, COVID-19 is not having a significant impact on the housing 
market, yet its effects will eventually be felt in the real estate trenches. 
 
The Coronavirus and Housing: Despite all the news swirling about the Coronavirus, the Orange County real 
estate market is still rocketing forward with an Expected Market Time of 48 days. 
At first, news of the Coronavirus seemed like a distant crisis on the other side of the world. Then, at the end of January, 
the first case on U.S. soil was announced. It was not until the end of February when top federal health officials warned 
that the virus would spread in the United States.  
 
Since then, everyone has been confronted with a deluge of information and misinformation. Many mistakenly ran to 
purchase N95 face masks and now they are nowhere to be found. Others are stockpiling water, toilet paper, canned 
goods and everyday essentials. The response has been similar to Y2k when the banking system and world economy was 
supposed to crash due to a computer glitch in ringing in the year 2000, which never materialized.  
 
The Coronavirus is beginning to interrupt daily life. There are no more samples at Costco. After the kids’ soccer matches, 
the handshake has been replaced with a fist bump. Parishioners are no longer holding hands or offering a hand in peace. 
Starbucks no longer allows reusable cups. There are signs in the grocery store limiting the number of certain items. 
 
As the virus began to spread out of control not only in China, but South Korea, Italy and Iran, Wall Street and financial 
markets around the world panicked and moved their money out of stocks and into long term bonds, United States 
treasuries. When that occurs, long term mortgage interest rates fall. 
 
So, how will the Coronavirus outbreak affect housing? There is no absolute, 100% certain answer. Instead, it all boils 
down how long this crisis will last and how large of an impact it will have on United States soil and the rest of the world. In 
China, the number of new cases is dwindling, a glimpse of hope that this too will end. Currently, the data does not indicate 
any change in the local housing market. The supply of homes to purchase in Orange County is at its lowest level for a 
start to March since 2013, and demand (last 30-days of pending sales) is at its highest level since 2016. With not enough 
supply and strong demand, the Expected Market Time (the time between pounding in the FOR-SALE sign and opening 
escrow) is at 48 days, a HOT Seller’s Market and its lowest level since 2013.  
 
As a direct result from the COVID-19 outbreak, mortgage rates have dropped to a record low and will most likely drop 
even further. There is a chance that they break below 3% and into the 2’s. This inevitably will provoke many more to 
purchase, juicing demand. For a $750,000 mortgage, today’s 3.25% rate amounts to a $492 per month savings compared 
to March 2019’s 4.4% rate. That’s a savings of $5,904 per year. If rates drop to 3%, it’s a $594 per months savings, or 
$7,128 per year. And, at 2.75%, it’s a savings of $694 per month, or $8,328 per year. In doing the math, it is easy to see 
how lower rates will stimulate demand. The impact on affordability is astounding. 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

Regarding the supply of homes, the Coronavirus may inhibit some homeowners from placing their homes on the market 
the longer the outbreak lasts. For now, there has been no real noticeable change in the number of homes coming on the 
market. Year over year looks nearly identical. That is something to watch as housing makes its way through the hottest 
season of the year, the Spring Market. 
 
As for demand, the virus could turn some would be buyers into fence sitters, not desiring to purchase in this environment 
of uncertainty. Yet, at the same time, many fence sitters will be replaced with more buyers looking to cash in on these 
record low mortgage rates. Some potential purchasers are worried about the overall economy and a potential recession 
instigated by the Coronavirus. But, the economy has a far way to fall as today’s macroeconomic United States charts are 
really strong. It is important to keep an eye on everything: consumer confidence, employment, jobless claims, regional 
manufacturing, Leading Economic Indicators, and housing starts. The GDP could take a hit, but it most likely will not drop 
below zero. Even with an economic slowdown, ultra-low interest rates will juice demand. 
 
Demand in the luxury ranges is a bit of a different story. The luxury market is somewhat tied to Wall Street and is a bit 
more vulnerable to stock drops and wild swings. Currently, the high-end data does not indicate any change, but it is 
something to mindfully watch. In the past couple of weeks, luxury demand in Orange County increased by 5%.  
 
The Coronavirus will affect the housing market to some degree, but not to the extent that many fret about. Society tends 
to worry about the worst-case scenario and overreact. Housing will not fall off a cliff. In fact, housing today is HOT and is 
heavily leaning in favor of sellers. Mortgage rates in the 3’s, or high 2’s, will help prop up the housing market.  
 
Worrying about the worst-case scenario is an exercise in futility. Instead, have faith that the present day’s advanced, 
connected, collaborative society will overcome this virus. Do not panic; instead, wash your hands frequently and be 
prepared for the current housing expansion to continue.  

 
Active Inventory: The current active inventory increased by 3% in the past two-weeks. 
The active listing inventory increased by 131 homes in the past two-weeks, up 3%, and now sits at 4,161. After remaining 

relatively flat, the inventory is finally on the rise, as it typically does during the Spring Market. Now that is March, more and 

more homeowners will be entering the fray to take advantage of the busiest time of the year. 

 

Last year at this time, there were 6,366 homes on the market, 2,205 more than today, a 53% difference. Buyers had a lot 
more choices and were not tripping over themselves like they are today. 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

Demand: In the past two-weeks demand increased by 4%.  
Demand, the number of new pending sales over the prior month, increased from 2,479 to 2,583, an additional 104 
pending sales, up 4%. Demand will methodically increase from now through mid-May when it typically peaks. As more 
homes come on the market, demand will further rise. Additional buyers will begin their search for a home in hopes of 
capitalizing and cashing in on the best mortgage rates ever. Lower rates will juice demand, which will help offset the 
effects from the Coronavirus. 
 
Last year, there were 311 fewer pending sales than today, 12% less. 

 
In the past two-weeks the Expected Market Time dropped from 49 to 48 days, a HOT Seller’s Market (less than 60 days), 
where home values are appreciating, and sellers get to call the shots during the negotiating process. It is the lowest 
reading since June 2013. Last year the Expected Market Time was at 84 days, much slower than today.  
 
Luxury End:  The luxury market did not change much in the past two-weeks. 
In the past two-weeks, demand for homes above $1.25 million increased by 18 pending sales, up 5%, and now totals 416. 

The luxury home inventory increased by 74 homes, up 5%, and now totals 1,674. With supply and demand rising at the 

same rate, the overall Expected Market Time for homes priced above $1.25 million remained unchanged at 121 days in 

the past couple of weeks.  

 
Year over year, luxury demand is up by 70 pending sales, or 20%, and the active luxury listing inventory is down by 340 

homes, or 17%. The Expected Market Time last year was at 175 days, noticeably slower than today. 

 

For homes priced between $1.25 million and $1.5 million, in the past two-weeks, the Expected Market Time decreased 
from 77 to 71 days. For homes priced between $1.5 million and $2 million, the Expected Market Time decreased from 92 
to 80 days. For homes priced between $2 million and $4 million, the Expected Market Time increased from 134 to 175 
days. For homes priced above $4 million, the Expected Market Time decreased from 363 to 321 days. At 321 days, a 
seller would be looking at placing their home into escrow around January 2021.  
       

       

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

Orange County Housing Market Summary: 
 

• The active listing inventory increased by 131 homes in the past two-weeks, up 3%, and now totals 4,161. Last 

year at this time, there were 6,366 homes on the market, 2,205 more than today, a 53% difference. 

• Demand, the number of pending sales over the prior month, increased by 104 pending sales in the past two-

weeks, up 4%, and now totals 2,583. Last year, there were 2,272 pending sales, 12% fewer than today.  

• The Expected Market Time for all of Orange County decreased from 49 days to 48, a hot Seller’s Market (less 

than 60 days) and the lowest level since July 2013. It was at 84 days last year, substantially slower 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 31 days. This range represents 33% of the active inventory and 52% of demand. 

• For homes priced between $750,000 and $1 million, the expected market time is 35 days, also a hot Seller’s 

Market. This range represents 17% of the active inventory and 24% of demand. 

• For homes priced between $1 million to $1.25 million, the expected market time is 56 days, a hot Seller’s Market. 

• For luxury homes priced between $1.25 million and $1.5 million, in the past two weeks, the Expected Market Time 

decreased from 77 to 71 days. For homes priced between $1.5 million and $2 million, the Expected Market Time 

decreased from 92 to 80 days. For luxury homes priced between $2 million and $4 million, the Expected Market 

Time increased from 134 to 175 days. For luxury homes priced above $4 million, the Expected Market Time 

decreased from 363 to 321 days.  

• The luxury end, all homes above $1.25 million, accounts for 41% of the inventory and only 15% of demand. 

• Distressed homes, both short sales and foreclosures combined, made up only 0.9% of all listings and 0.8% of 

demand. There are only 16 foreclosure s and 20 short sales available to purchase today in all of Orange County, 

36 total distressed homes on the active market, up 2 from two-weeks ago. Last year there were 51 total 

distressed homes on the market, slightly more than today. 

• There were 1,817 closed residential resales in January, 25% more than January 2019’s 1,458 closed sales. 
January marked a 26% drop compared to December 2019. The sales to list price ratio was 96.84% for all of 
Orange County. Foreclosures accounted for just 0.7% of all closed sales, and short sales accounted for 0.2%. 
That means that 99.1% of all sales were good ol’ fashioned sellers with equity. 



 

 
 



 

 



 

 
  



 

  



 

 

 

 

 

 

 
 


