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2021 - OFF TO THE RACES  

With one month in the history books, we begin 2021 well above January sales for each of the previ-

ous 5 years - as demonstrated in the first graph below. Unless market conditions reverse their      

current trend, the Seller's market we have been experiencing since the end of the "Great Recession" 

will continue, becoming even more extreme than in 2020. Interest rates remain unbelievably low, 

housing inventories continue to shrink and prices continue to rise. Despite the low supply of homes 

(putting sellers in a strong negotiating position) mortgage interest rates at or below 3% will continue 

to drive buyers into the market. Expect short marketing times, multiple offers on well-priced homes, 

and sales prices close to or exceeding list.  

This first graph plots monthly closed 

sales for six consecutive years. The blue 

line tells the story of how the onset of 

the Corona Virus  dictated sales trends 

in 2020. The last half of the year more 

than made up for weak sales in the first 

half, when we struggled with how to 

transact real estate sales without putting 

people at risk. January 2021, represent-

ed by the green dot, eclipsed sales in 

the previous 5 years. 

In January, we closed 123 sales. That 

was a 58% increase over the 78 sales in 

January 2020, and 51% ahead of the 

average sales for the previous five 



This table compares 2021 to 2020 trends in some of the most important metrics for sellers and buy-

ers. In keeping with the usual seasonal trend, sales were down and new listings up, compared with 

December 2020. The long-term trend is revealed when comparing this January to January 2020. 

Year-over-Year, sales were up by 57.7%, while new listings were down by 17.4%. This supply/

demand imbalance resulted in less than a one month supply of inventory to start this year compared 

with 1.6 months in January 2020. The average sales price increased by 3.5% and the median price 

by 17.6%. The increase in the sales price to list price ratio and decrease in days on market empha-

size the strength of buyer demand as we get underway in 2021.  

JANUARY MARKET TRENDS 

Homes For Sale in January 2021: 105 

units. Down by 11.8% compared with 

December. Down by 13.9% compared 

with January 2020 

  

Homes Closed in January 2021: 123 

units. Down by 44% compared with 

December. Up by 57.7% compared 

with January 2020  



New Listings in January 2021: 90 units 

Up by 45.2% compared with December. 

Down by 17.4% compared with January 

2020. 

  

Pending (New) Sales in January 2021: 

92 units. Down by 29.8% compared 

with December. Up by 22.7% compared 

with January 2021  

This graph tracks monthly sales in low to mid-

range priced homes. Sales of homes priced 

from $0 to $1,000,000 decreased from 47 in 

December to 22 in January. The most popular 

price range in Marin is $1,000,000 to 

$2,000,000 where sales dropped from 104 to 

74. The sale of homes priced from $2,000,000 

to $3,000,000 decreased from 36 to 18.  

Sales in the $3,000,000 to $5,000,000 price 

range   tumbled from 24 in December to 7 in 

January. Homes priced at $5,000,000 and 

above fell from 9 in  December to only 2 in 

January.  



The Month's Supply of Inventory   

is defined as the number of 

months it would take to sell and 

close escrow on all currently active 

listings, given the current rate of 

sale. A comparatively low invento-

ry is more beneficial to sellers 

while a higher inventory is better 

for buyers. The inventory of homes 

for sale increased from one-half of 

one month in December to nearly 

one full month in January. This 

dramatic increase was to be       

expected coming out of the holi-

days and into the new year.  

Viewing the supply of homes for 

sale by price range, January      

inventories varied from 0.6 months 

in the $0-1,000,000 range to 9 in 

the luxury market of homes priced 

at $5,000,000 and above.  

Viewing the supply of homes for 

sale by price range, January      

inventories varied from 0.6 months 

in the $0-1,000,000 range to 9 in 

the luxury market of homes priced 

at $5,000,000 and above.  



The shrinking of housing        

inventories is a wide-spread 

phenomenon. This chart 

shows the precipitous drop 

Nationally since May 2020.  

The Absorption Rate is the 

percentage of listings that   

sell each month. In January, 

88.6% of the active listings 

were placed into escrow.  

That was down from 110.1% 

in  December and up from 

61.5% in January 2020, again 

the result of shrinking invento-

ries and growing demand.  

In January, Marin County    

single family homes sold on 

average for 101% of the list 

price at the time offers were 

accepted, and 99% of the 

original list price indicating 

that, on average, it required a 

2% price reduction to obtain 

acceptable offers.   



Last month, the number of days 

from listing date to sale date, 

with all contingencies removed, 

increased from  41 days in De-

cember to 46 days in January. 

The long-term trend is found by 

comparing this January's 46 

days with last January's 78 

days. That is a decrease of 41% 

year-over-year.   

HOME PRICE TRENDS AND FORECASTS 

In January, the average list 

price of a Marin County single-

family home was $3,557,000, 

up from $3,379,000 in Decem-

ber. The average sales price 

was $1,685,000, down from 

$1,954,000.  

Sellers often use the price-per-

square-foot (PPSF) of compara-

ble properties to arrive at a 

competitive list price for their 

homes. Buyers use the PPSF to 

compare the affordability of   

alternative areas or homes. 

This graph plots the PPSF for 

December 2020, January 2021 

and the average of the two in 

the 13 core Marin cities/towns. 

Averaging the two months, the 

highest PPSF, and so the least 

affordable area was Belvedere 

at $1,678. The most affordable 

area was Novato at $524.  



This table lists all of the numbers 

used to create the graph plus 

rankings from highest PPSF to 

lowest.  

 

How much will home prices appreciate Nationally going forward? The industry experts on the left-

hand graph predict that growth will be in the range of 2.9% by CoreLogic to 6% by the National Asso-

ciation of Realtors and Zelman and Associates. The average of the seven predictions is 5%. On the 

right, long-term projections from the Home Price Expectation Survey of 100 economist and financial 

leaders shows the mean percentage appreciation rates falling through 2023 then increasing into 

2025.  

The price-per-square-foot by price 

range went from $625 in the $0-

1,000,000 range to $1,533 in the 

$5,000,000 market.  



MORTGAGE INTEREST RATES 

Mortgage interest rates as of February 10, 2021. 

The graph on the left shows the actual interest rate trends from Q1 2016 to Q4 2020 plus predictions 

from Freddie Mac for 2021 and 2022. They predict that rates will slowly increase from 2.8% in Q4 

2020 to 3.2% in Q4 2022. On the right are rate predictions from Freddie Mac, Fannie Mae, the Mort-

gage Bankers Association, and the National Association of Realtors. The average of their projections 

are for a rate of 2.2% in Q2, 2021, rising to 3.17% in Q1, 2022.  



This table shows the effect of rising interest rates on monthly mortgage payments for loans from 

$900,000 to $1,000,000. When rates increase by .25% (or 1/4 point), in order to maintain approxi-

mately the same monthly payment, a buyer would have to lower their purchase price by $25,000.  

The predicted rise in mortgage   
interest rates may not have much 
of a dampening effect on buyer   
demand. As this quote states, rising 
rates are a sign of a strong econo-
my. This factor should help mitigate 
downward pressure on demand as 
rates increase.  



We truly have the best of all worlds living in Marin - a beautiful natural wonderland of hiking trails, 

beaches and forests, wonderful schools, temperate weather and just a bridge-ride from San Francis-

co and the East Bay - and real estate that is one of the most coveted investments in the world. As     

always, if you are considering selling or buying a 

home in the near future, please give me a call. I am 

always happy to analyze your personal situation and 

recommend the most beneficial plan for you and your 

family. I will continue to keep my finger on the pulse 

of the real estate market and report back to you each 

month.  

I will end this update with a chart of Marin County sales (blue line) and average sales price (green 

line) from 1965 through 2020. The light grey vertical bars represent recessions. Up until the "Great 

Recession" of 2007-2008, every time sales turned down home price appreciation continued to grow - 

demonstrating how resilient Marin home prices are even when the economy contracts. The only ex-

ception was during the recession of 2007-2008. This, however, was an anomaly. The drop in prices 

and homeowners' equity was due to shoddy lender practices in the years preceding 2007, when low 

or no money down substandard loans were being handed out like candy, often with very low qualify-

ing standards. You can see how rapidly prices increased from 2001 to 2007. Many of these loans 

had "teaser rates" to help qualify more would-be buyers. When the rates adjusted up, the foreclo-

sures and short-sales began - and prices fell off a cliff. When the recovery began in 2009 we quickly 

erased the losses and much more as prices soared. Then in the wake of the 2013 Debt-Ceiling     

Crisis, sales fell again but prices continued to rise. Even during the 2020 Covid-19 Recession, the 

average sales price rose sharply.  


