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Happy October. It’s Halloween time! Tiffany’s favorite holiday of the year. Decorations
are down from the garage loft storage, and she will be creating our homemade
spookiness very soon.
 
But that’s not all. There’s the pumpkin spice latte too! Starbucks’ Drive Thru lines seem
to get longer after it is unveiled each season.
 
And while the Raiders are not yet “mathematically” eliminated from the playoffs, they
sure look that way in action. Boy, do we need a quarterback. Maybe it’s an “owner.” It
feels a lot like the Cowboys…. another team destroyed by poor ownership. It’s painful to
watch……
 
And Michigan loses to Washington this week……well, at least they beat USC!!!
 
And last, but not least, are the Las Vegas real estate numbers from September. Three
quarters of this year are officially in the books. Here is what we’ve seen so far and
expect to see during the final quarter of the year.
 
First, we begin with Inventory. As expected, the number of properties for sale in Las
Vegas increased again in September. This marks the 7th consecutive month that supply
has grown in Las Vegas. From our most recent low point of 4,434 units back in February
of this year to 7,250 in this month’s report, we have seen a 63.4% increase in properties
on the market over those 7 months.
 
One interesting thing to note is that this month’s increase, only 500 units since last
month, represents a much smaller monthly increase in supply than we have seen in the
prior month. Last month, inventory had increased 750. Have housing prices climbed to a
point where not even the lower rates are inspiring homeowners to place their
properties on the market and buy a new home? It's only one month, but we need to
keep an eye on this category.
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Further, while inventory has climbed for several months, 7,250 total units on the market
in Greater Las Vegas is nowhere close to the supply numbers needed to cause a more
balanced or stable priced market. We believe that Las Vegas needs close to double the
current supply or 12,000 to 15,000 units to get to "balanced." Not sure we will see that
anytime soon.

On a side note, regarding supply, it is worth noting that the local experts are finally
acknowledging the real culprit behind Southern Nevada’s uniquely bad situation
regarding real estate and its supply. The BLM owns most of the land in Nevada. And with
the Federal Government’s slow moving, if not totally stalled machine, we are not seeing
sufficient acres of land being released or auctioned for development. As a result, the
prices of existing privately owned land are extreme.
 
This is the real problem affecting the local real estate market. Combine that with a
massive influx of people still moving to Nevada from California and other areas, we are
pricing our residents right out of the market. That has already happened. The Oct 6
edition of the Las Vegas Review Journal reported on this very topic in its Business
section. See, "Land crisis built by federal rules, developers say," Oct 6, 2024, p.14E.
 
Finally, regarding Available Inventory, New Listings Added in the Month were down 10%
from last month with only 3,639 properties added for sale in September. On a positive
note, this is up just over 16% from this same time last year. Many variables affecting
supply. We will be watching them in the weeks and months to come.
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Further, New Escrows Added in the Month are also down. And it is also down for the 6th
consecutive month. We haven’t had this few New Escrows Added in a month since
December of last year.
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Next, let’s look at demand. Units Under Contract are down. For the 6th consecutive
month, we have fewer units in escrow in Greater Las Vegas. At the time of this Report,
there were only 2,532 units Under Contract. That’s the lowest it has been since
December 2023. And it’s flat with this same time last year.



49506 W Flamingo Road, Suite 100  Las Vegas, NV 89147 NVBS.37022 702-376-9789Real Broker, LLC

And finally, when we look at Closed units, things do not get much better. Closings are
the lowest they have been since January of this year. They are also down a bit year over
year.

As we suggested earlier, the drop in rates over the past few weeks has not yet caused
the floodgates of buyers to open. It may just be that home prices have climbed too high
to even have lower rates inspire buyer action. We will keep watching as we move
through the final quarter of the year.  

A recent hiccup in the hopes for rates in the 5s was the latest jobs report which
suggested unemployment is going down. Hiring is up again. Problem for me is that I am
not sure of the accuracy of these numbers. The inputs have been overmanipulated in my
opinion.

But, this report did cause rates to climb nearly .4 point overnight. Clearly, while rates are
better than a year ago, there is still plenty of volatility in this important variable.



For the first three quarters of the year, it is evident that total sales will be down
significantly from years past. We expected that. Most did.

Here is something that is significant – where not everyone agreed going in - Greater Las
Vegas single family residence sales prices are up 7.2% since this same time last year. And
further price increases between now and the end of the year, if any, will only cause that
percentage increase to also go up. Last year, prices remained “flat” from September
2023 until the end of the year. 
 
It’s very possible that Greater Las Vegas could record 8 or 9% appreciation year over
year for 2024. For all those who wanted to wait for rates to come down, I wonder if they
are “kicking” themselves about now…
 
Here’s the math:
 
12/23--$450,000 at 6.75% is $2,918 P&I
 
12/24--(estimated up 10% year over year) $495,000 (up 10%) at 6.25% is $3,047 P&I
 
So, until rates are down to 5.75%, buyers will not be able to get below the payment they
could have had when rates were nearly 7%. AND, those who bought at $450,000 last
year will be able to refinance when those rates do hit under 6% and watch their
payment drop to near $2,600 or $300 - $400 less than the hypothetical buyer of today.
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Finally, we discuss prices. The Median Sales Price for a single-family residence increased
month over month from $481,500 to $482,500. A whopping $1,000. However, after a
decrease last month from $487,500 to $481,500, this small increase gives more
credence to our point last month that the dip in sales prices may only be short lived due
to the improvement in interest rates that we have seen over these past weeks.
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Based on our breakdown of Greater Las Vegas into 9 regions, here are the numbers in
the submarkets:
 
Summerlin South -                                   
Summerlin North & West -                      
Northwest -                                                
Henderson West -                                     
South & Southwest - 
Henderson East - 
Downtown/Core - 
North Las Vegas - 
East & Northeast - 

[*only segment where I used 3 months sales data to get to the median sales price as
total sales in a single month in this segment were not sufficient to create a suitable
sample size]
 
To me, this segmented analysis provides a much better overview of the local market to
share with customers. Someone who is moving to Las Vegas and wants a “median priced
home” in Summerlin will not find much in that $475,000 - $500,000 price point like the
overall median price for the Valley suggests. Instead, they may want to nearly double
their budget….or, look in other areas. 

We will continue to track these regional numbers. They are becoming my favorite part
of each month’s numbers.
 
And starting next month, I will include my Luxury Market Report. We have broken the
luxury market into 4 segments. And there is plenty of insight to be gained in that
submarket based on our new reports. I’m excited to share them with you too.
 
If you have questions, please email me at David@BrownellTeamRealtors.com
 
Have a great month! 

$830,000* (median sales price of SFR)
$710,000
$550,000
$525,000
$512,000
$495,000
$426,000
$425,000
$387,000
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