
 

 

Orange County Housing Report: Powerful, Strong, Resilient 

October 5, 2020 
 

Regardless of the vantage point, housing is lining up favorably for both buyers and  
sellers as the market flexes its strength in starting the fourth quarter of 2020.  
 

A Powerful Market: With a low supply and extremely strong demand, the Expected Market Time is at its 

lowest level to start October since tracking began in 2004.  
 
Lighthouses are built to withstand the unrelenting pounding of the ocean’s surge. They stand tall, strong, and resilient as 
they warn boats of perilously rocky coasts, stretching their bright beacons across the sea regardless of the weather. Their 
power and strength persevere as they continue to serve their purpose through the years. 
 
The lighthouse is a perfect metaphor for something that is powerful, strong, and resilient. It is a great metaphor for the 
current Orange County housing market. It too is extremely strong and is at a powerful level that will endure for quite some 
time. The momentum and force of housing will push through the current pandemic and economic turbulence. 
 
At the root of housing’s strength is simple supply and demand. The active listing inventory is currently at 4,153 homes, its 
lowest level for a start to October since tracking began in 2004. Only 2012 came close with 4,400 homes. All other years 
had at least an additional 1,200 homes. In fact, there were 6,616 homes to start October in 2019, an extra 2,463 or 59% 
more. 

The record low interest rate 
environment is fueling 
unprecedented demand. Rates 
have reached 9 record lows so far 
this year. With mortgage rates 
below 3%, current demand is off 
the charts. Demand, the number 
of pending sales over the prior 
30-days, is at 3,254. The last time 
it was this high was in 2012 when 
it reached 3,255 at the start of 
October, yet there were 1,167 
short sales and foreclosures 
embedded in those numbers, 
36% of demand. Since short 
sales required lenders agreeing to 
take less, many of those short 
sales never closed. Today there 
are only 13 short sales and 
foreclosures included in demand, 
0.4%. Last year demand was at 
2,311 pending sales, 943 fewer or 
29% less. 
 
The ultra-low supply coupled with 
feverish demand has paved the 
way for an Expected Market Time 
(the time between pounding in the 

FOR-SALE sign to opening escrow) of 38 days, tying its record level for the year set at the beginning of September. At 38 
days, the Orange County housing market is a Hot Seller’s Market, anything below 60 days. When a home is priced right 



 

 

according to its Fair Market Value, this is a market that yields a flood of showing activity, multiple offers pit against each 
other, sales prices close to their asking prices, and appreciating values. The Expected Market Time is well below 60 days, 
indicating that the market is hovering around powerfully strong levels and will most likely remain hot through the end of the 
year and into 2021.  
 
Housing is at its strongest level this deep into the year since tracking began in 2012. Last year it was at 86 days, a Slight 
Seller’s Market, where sellers got to call more of the shots, there were fewer multiple offers, and values were not 
accelerating much at all. 
 
For sellers who are just entering 
the fray, they are met with an 
eager flood of buyers waiting for 
homes to come onto the market. 
The pace is swift for an Autumn 
Market when demand is typically 
dropping along with supply. 
Instead, housing is moving at a 
spring like pace with both supply and demand not changing much at all. Since the start of August, the active listing 
inventory has dropped from 4,449 homes to 4,153, shedding only 296 homes. Demand has dropped from 3,281 to 3,254, 
a drop of less than 1%. With supply and demand stubbornly unyielding, do not expect much of a change in the market 
anytime soon.  
 
A Note to Buyers: The intense pace of the housing market can be frustrating, but do not give up. Affordability has 
dramatically improved due to the record low rate environment, which is fueling current demand. Contemplating waiting 
until the environment improves is not a wise approach. The market is going to remain heated and values will rise as these 
low rates continue for some time. 
 
A Note to Sellers: Carefully pricing is still fundamental to success. Testing the market by overpricing a home will 
only result in wasted market time, fewer showings, no offers, and a whole lot of frustration. It also results in not taking 
advantage of the most activity a home receives after coming on the market, the initial first few weeks when buyers are 
literally waiting for fresh inventory to hit the market. 
 
The current market is powerful, strong, and resilient. Expect its power to continue to carve out a Hot Seller’s Market for 
the remainder of 2020 and into the New Year.   
 

Active Listings: The current active inventory decreased by 1% in the last two weeks. 

 

The active listing inventory shed 60 homes in the past two-weeks, down 1%, and now sits at 4,153, the lowest level for a 

start to October since tracking began in 2004. Typically, during the Autumn Market, the active listing inventory is dropping 

at a much swifter pace. Not this year. Even with sky high demand for this time of the year, it really is not eating much into 

the supply. Homes are coming on the market almost as fast as they are being placed into escrow. This is due to an 

increase in the supply of fresh inventory. This trend developed in August and gained steam in September.  

 

COVID-19 had suppressed the number of homes coming on the market from March through June, but the hot market has 

lured more homeowners to enter the fray in the past couple of months. In August, 14% more homes were placed on the 

market compared to 2019. In September, that difference grew to a staggering 21%, not just a blip, but a growing trend. 

There were 3,621 homes placed on the market in September compared to 2,988 last year, 633 additional homes. This 

trend is quite prevalent in Los Angeles and Riverside as well, and is just starting in San Bernardino and San Diego.   

 

Last year at this time, there were 6,616 homes on the market, 2,463 additional homes, or 59% more. There were a lot 
more choices for buyers last year. 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Demand: Demand decreased by 2 pending sales in the past two weeks, nearly unchanged.  
 

Demand, the number of new pending sales over the prior month, decreased from 3,256 to 3,254, shedding only 2 pending 
sales, nearly unchanged. This is the highest start to an October since 2012 when it totaled 3,255, almost identical to 
today. Fueled by record low rates, demand remains elevated and strong for an Autumn Market when demand is usually 
dropping. In the past five years, demand has dropped an average of 106 pendings, or 5%, in the same two week period. 
Not this year. Demand will most likely remain elevated through Thanksgiving when it will drop with all the holiday 
distractions. Yet, it will still outpace prior years.  
 

Last year, demand was at 2,311, that is 943 fewer pending sales compared to today, or 29% less.  
 

In the past two-weeks the Expected Market Time decreased from 39 to 38 days, a Hot Seller’s Market (less than 60 days), 
where sellers get to call the shots during the negotiating process and home values are on the rise. It tied the low for the 
year set four weeks ago. For this time of the year, it is the strongest level since tracking began in 2004. Last year the 
Expected Market Time was at 86 days, much slower than today.  
 

Luxury End: With a drop in both the luxury supply and luxury demand, the high-end market remains strong. 
 

In the past two-weeks, demand for homes above $1.25 million decreased by 13 pending sales, down 2%, and now totals 

574. Unlike the rest of the market, luxury is behaving like it should during the Autumn Market with drops in both supply 

and demand. The luxury home inventory shed 24 homes, a 1% drop, and now totals 1,596. With a drop in both supply and 

demand, the overall Expected Market Time for homes priced above $1.25 million remained at 83 days in the past couple 

of weeks. That is a hot market for luxury. 
 

Year over year, luxury demand is up by 270 pending sales, or 89%, and the active luxury listing inventory is down by 661 

homes, or 29%. The Expected Market Time last year was at 223 days, exceptionally slower than today. 
 

For homes priced between $1.25 million and $1.5 million, in the past two-weeks, the Expected Market Time increased 
from 47 to 48 days. For homes priced between $1.5 million and $2 million, the Expected Market Time decreased from 63 
to 61 days. For homes priced between $2 million and $4 million, the Expected Market Time decreased from 106 to 100 
days. For homes priced above $4 million, the Expected Market Time increased from 234 to 315 days. At 315 days, a 
seller would be looking at placing their home into escrow around August 2021.  
            

       

  



 

 

 

   

 

 

 

   

 

 
 
 
 
Orange County Housing Summary 
 

• The active listing inventory decreased by 60 homes in the past two-weeks, down 1%, and now totals 4,153, its 

lowest level for a start to October since tracking began in 2004. COVID-19 is not suppressing the inventory; in 

September there were 21% more homes that came on the market compared to last year. This trend evolved in 

August when there were 14% more homes year over year. Last year, there were 6,616 homes on the market, 

2,463 additional homes, or 59% more. 
 

• Demand, the number of pending sales over the prior month, decreased by 2 pending sales in the past two-weeks, 

nearly unchanged, and now totals 3,254. COVID-19 currently has no effect on demand. Record low rates are 

fueling today’s exceptional demand. Last year, there were 2,311 pending sales, 29% fewer than today.  
 

• The Expected Market Time for all of Orange County decreased from 39 days to 38, a Hot Seller’s Market (less 

than 60 days). It was at 86 days last year, much 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 28 days. This range represents 34% of the active inventory and 47% of demand. 
 

• For homes priced between $750,000 and $1 million, the expected market time is 27 days, a hot Seller’s Market. 

This range represents 18% of the active inventory and 26% of demand. 
 

• For homes priced between $1 million to $1.25 million, the expected market time is 37 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 

increased from 47 to 48 days. For homes priced between $1.5 million and $2 million, the Expected Market Time 

decreased from 63 to 61 days. For luxury homes priced between $2 million and $4 million, the Expected Market 

Time decreased from 106 to 100 days. For luxury homes priced above $4 million, the Expected Market Time 

increased from 234 to 315 days.  
 

• The luxury end, all homes above $1.25 million, accounts for 39% of the inventory and only 17% of demand. 
 

• Distressed homes, both short sales and foreclosures combined, made up only 0.4% of all listings and 0.4% of 

demand. There are only 8 foreclosures and 8 short sales available to purchase today in all of Orange County, 16 

total distressed homes on the active market, up 2 from two-weeks ago. Last year there were 54 total distressed 

homes on the market, more than today. 

• There were 3,153 closed residential resales in August, 12% more than August 2019’s 2,823 closed sales. August 
marked a 5% increase compared to July 2020. The sales to list price ratio was 98.8% for all of Orange County. 
Foreclosures accounted for just 0.2% of all closed sales, and short sales accounted for 0.2%. That means that 
99.6% of all sales were good ol’ fashioned sellers with equity. 



 

  



 

  



 

  



 

 
 



 

 

 
 


