
Market Update

Three Chimneys Farm - July 24, 2008





Agenda

� What’s up?

� Three Chimneys Farm
� Options

� What’s your home worth?

Questions Are Encouraged!!!



What’s Selling

� New



What’s Selling

� Institutional
� Corporate transfers/corporate owned
� Bank owned/foreclosures/pre-foreclosure
� Vacant and/or Addendums



What’s Selling

� A small amount of Retail
� The best value.
� Only the best homes can command retail.



3 year trend # of contracts by type – S 
Forsyth

# of Contracts - South Forsyth
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Forsyth County Foreclosure Deeds 
Files

Forsyth County Foreclosure Deeds Filed
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Average Sales Price S Forsyth
Average Sales Price - South Forsyth
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% to OLP – SE Forsyth
Average % to Original List Price - Southeast Forsyt h
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Total DOM – SE Forsyth
Average Total Days on Market - Southeast Forsyth
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New Market

OR



What’s the A+ home?

� Right features for the price
� Great lots 
� Most beds and baths for price
� Staged beautifully inside and out
� Fresh neutral paint inside and out (No wood rot)
� Smells pleasant
� Granite, wrought iron
� Updated kitchens, bathrooms and lighting

� If you are selling, wholesale or retail?



Why?

� Builder oversupply: 1½ years ago – now

� Credit Crisis: 1 year ago – now
� Recession: Dec ’07 – now

� Gas Prices: Current



Who’s Buying?



When are we coming out of it?

� Builder supply dwindles
� 5 years of developed lots

� ARM’s/foreclosures worked out of system
� Much more to come

� Gas prices have to come down

� Economy Strengthen
� Credit Crisis Solved



When are we coming out of it?
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� 5 years of developed lots
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Markets are local!

2008 Number of Contracts Written
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TCF Foreclosures/Bank Owned

Street FCD Date Bank Price Market Sale Market Price
Three Chimneys Lane Jul-06 333,500$         Jan-07 $319,000
Horizon Ct Jun-06 431,423$         Apr-07 $420,000
Three Chimneys Feb-07 406,216$         Aug-07 $335,000
Beckwith Jun-07 406,216$         Aug-07 $381,000
Mantle Ridge Mar-07 286,471$         Dec-07 $269,900
Homestead Jun-07 403,395$         Feb-08 $295,238
Horizon Court Mar-08 293,000$         Apr-08 $380,000
Smokestack Feb-08 329,352$         Jun-08 $304,900
Homestead Jan-08 410,808$         *
Amber Ridge Mar-08 369,000$         *
Stackstone *



TCF seller type
Three Chimneys Listings - FMLS
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TCF # of Contracts
TCF - # of Contracts
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FMLS TCF Sales: Jan 1 to June 30

678342Avg DOM

$304,900$319,000$335,000Min Price

1269373Avg Total DOM

$433,494$421,043$430,450Average

$550,000$550,000$525,000Max Price

171912# Sales

200820072006



ALL TCF Sales: Jan 1 to June 30

$295,238$319,000$335,000Min Price

$423,402$425,850$430,450Average

$550,000$550,000$525,000Max Price

192012# Sales

200820072006



Inventory Statistics

TCF SE County TCF SE County TCF SE County

Active �� ��� ��� �� ��� ��� � ��� ���

Months of 
Inventory

14 9 11 11 11 13 2 14 16

Contracted in Last 
Six Months

� ��� ��	 � �� �� � ��
 ���

Odds of contract in 
90 days

��� ��� ��� ��� ��� ���

Contracted in last 
90 days


 �	 ��� � 
� �
 � 	� 
�

$500,000 - $599,999$400,000 - $499,999$300,000 - $399,999



What about Incentives?

� Put it toward the price!

� 91% of contracts written 
this year for homes listed between $300,000 and $600,000 in SE Forsyth had an offered 

commission of 3% or LESS



Alternatives

� Downpayment assistance

� Lease
� Lease Purchase

� Seller Financing
� Take it off the market



What’s your home worth?

Use the worksheet and slides provided at the 
end of the presentation to determine what 
your home is worth.  

Call or email for a personal market evalution.
404.664.4116

Info@RamonasRealty.com



What can TCF Do?

Open discussion generated several ideas:

--Have a design consultant provide advice on how to update exteriors.  
[This was done at Olde Atlanta Club and has made a positive 
impact on their appeal and prices.]

--Have a fair of contractors to make it easier for people to learn about 
expenses and options for upgrades. 

--Update the architectural guidelines



THANK YOU 
FOR COMING!



2008 parking All seller S. Forsyth
2008 Conracts - Parking - All Sellers - South Forsy th
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Other 2 Front 2 Side 3 Car

3 Car  1  1  1  8  8  13  19  22 

2 Side  8  11  14  17  13  14  3  4 

2 Front  96  88  59  73  26  15  4  5 

Other  3  -    1  -    1  1  3  3 

$200,000 $250,000 $300,000 $350,000 $400,000 $450,000 $500,000 $550,000



2008 foundation retail S. Forsyth
2008 Conracts - Foundation - Retail Sellers - South  Forsyth
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Crawl Slab Basement Finished

Finished  5  6  15  11  16  14  4  5 

Basement  2  1  4  9  7  4  2  2 

Slab  36  22  10  8  2  2  -    1 

Crawl  1  -    1  -    -    -    -    -   

$200,000 $250,000 $300,000 $350,000 $400,000 $450,000 $500,000 $550,000



2008 exterior all sellers S. Forsyth
2008 Conracts - Exterior - All Sellers - South Fors yth
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4 Sides Brick  -    3  1  2  3  6  8  13 

3 Sides Brick  1  6  7  15  13  14  10  10 

Brick-Front  18  33  23  22  13  6  1  -   

Other  87  58  43  56  18  15  10  11 

Stucco  2  -    1  3  1  2  -    -   

$200,000 $250,000 $300,000 $350,000 $400,000 $450,000 $500,000 $550,000



2008 master location S Forsyth
2008 Conracts - Master Location - All Sellers - Sou th Forsyth
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Master On Main  34  24  28  31  12  17  8  14 

Master Up  74  76  47  67  36  26  21  20 

$200,000 $250,000 $300,000 $350,000 $400,000 $450,000 $500,000 $550,000



2008 number of beds S. Forsyth
2008 Conracts - Total Bedrooms - All Sellers - Sout h Forsyth
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 3  4  5 6 +

6 +  -    2  2  4  9  7  6  6 

 5  7  23  28  45  23  21  16  15 

 4  55  61  40  45  14  13  7  12 

 3  46  14  5  4  2  2  -    1 
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2008 number of main floor full baths 
S. Forsyth

2008 Contracts - Main Floor Full Baths - Master Up - All Sellers - South Forsyth
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0  66  58  29  29  11  7  4  3 

$200,000 $250,000 $300,000 $350,000 $400,000 $450,000 $500,000 $550,000



2008 2nd bed/bath ratio S. Forsyth
2008 Contracts - 2nd bed to 2nd bath ratio - All Se llers - South Forsyth
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1 or less  3  3  4  2  5  4  7  7 
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 2  52  22  15  22  8  7  1  5 

3+  46  56  30  17  4  2  -    -   

$200,000 $250,000 $300,000 $350,000 $400,000 $450,000 $500,000 $550,000



2008 Cul-de-sac – retail S. Forsyth
2008 Contracts - Lot Location - Retail Sellers - So uth Forsyth
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Cul-de-Sac Street

Street  30  17  18  17  13  8  2  6 

Cul-de-Sac  14  12  12  11  12  12  4  2 

$200,000 $250,000 $300,000 $350,000 $400,000 $450,000 $500,000 $550,000



2008 Lot size – retail S. Forsyth
2008 Contracts - Lot Size - Retail Sellers - South Forsyth
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Under 1/3 Acre 1/3 to 1/2 Acre 1/2 To 3/4 Acres 3/4 Up To 1 Acre 1+ Acre

1+ Acre  3  -    2  2  1  2  -    2 

3/4 Up To 1 Acre  -    1  3  -    -    2  -    -   

1/2 To 3/4 Acres  8  7  12  4  12  9  3  2 

1/3 to 1/2 Acre  17  17  8  16  11  5  3  3 

Under 1/3 Acre  16  4  5  6  1  2  -    1 

$200,000 $250,000 $300,000 $350,000 $400,000 $450,000 $500,000 $550,000



2008 lot levelness – retail S. Forsyth
2008 Contracts - Lot Size - Retail Sellers - South Forsyth
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Neither  8  3  10  7  6  6  1  2 

Level Lot Only  17  6  3  5  11  3  -    -   

Level Drive Only  3  3  3  4  1  3  3  3 

Level Drive - Level Lot  16  17  14  12  7  8  2  3 

$200,000 $250,000 $300,000 $350,000 $400,000 $450,000 $500,000 $550,000



2008 counters – retail S. Forsyth
2008 Contracts - Kitchen Countertops - Retail Selle rs - South Forsyth
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Unstated Laminate Solid Surface Stone 

Stone  5  8  12  11  9  9  5  5 

Solid Surface  3  5  7  11  15  6  1  2 

Laminate  24  7  6  3  -    -    -    -   

Unstated  12  9  5  3  1  5  -    1 
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2008 cabinets retail S. Forsyth
2008 Contracts - Cabinets - Retail Sellers - South Forsyth
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Unstated Stained White Stone 

Stone  -    -    -    -    -    -    -    -   

White  15  13  12  6  2  5  -    2 

Stained  18  11  14  19  19  8  4  6 

Unstated  11  5  4  3  4  7  2  -   

200,000 250,000 300,000 350,000 400,000 450,000 500,000 550,000



Down Payment Assistance

� Nehemiah Program
� Up to 3% of the contract sales price
� Typically FHA - Up to $346,250 mortgage
� $499 Fee

� Combine with up to 6% towards closing costs

� Other “DPA” programs have different 
guidelines and/or lower fees

� Federal Government may outlaw



A real example: “Wish we had!”

List Price 389,900$     359,900$   
Sales Price 85% 330,000$     99% 356,500$   
Nehemiah Downpayment Assistance -$            3% 10,695$     
mortgage 330,000$     345,805$   

FHA Maximum $346,250
Seller concessions 1% 3,300$        3% 10,695$     

326,700$     335,110$   
Real Estate Commission 6% 19,800$      6% 21,390$     

Gross proceeds 306,900$     313,720$   
6,820$       

With NehemiahWithout



Lease

� Lenders MIGHT credit a portion of lease as 
income to improve your debt-to-income ratios

� Varying levels of responsibility for repairs and 
maintenance.

� Security deposit isn’t yours to spend.
� Can sell an option to purchase coincident 

with the lease.  Tenant is not obligated to 
purchase but buys the right to. Cash is yours. 

� MUST BE APPROVED BY TCF BOARD



Lease/Purchase

� Two legally binding contracts at same time
� Lease
� Purchase and Sale

� Commitment to purchase.  
� Buyer is in default if they do not close the sale.
� Price, or method to set price, and terms set in 

Purchase and Sale contract

� Varying levels of responsibility for repairs and 
maintenance.  A max dollar limit is required.



Lease/Purchase

� Lenders MIGHT credit a portion of lease as 
income to improve your debt-to-income ratios

� Obtain a large up front payment
� Applies toward purchase price
� Security deposits may have to be returned
� An option fee implies Buyer has a choice.
� Earnest money released to you after all 

contingencies are removed



Seller Financing

� Depending on your “Due on Sale” clauses
� Assumption
� Wrap around mortgage

� Seller 2nd 

� Not permitted by many lenders
� Evaluate risk: Why do they need you to, or is it 

preferable, for you to hold a 2nd?
� Typically means little cash in hand at closing.



Data & Definitions

� All information is from FMLS, Forsyth County 
on-line tax records or direct personal 
knowledge. It is believed accurate but is not 
warranted. 

� Southeast Forsyth
� South Forsyth High district & 
� East of 400 (FMLS area 221)



Data & Definitions

� Percentages use contracts since first of year
� Months of inventory use last six months of 

sales
� Less than five total properties – no calculation
� No sales with active inventory – “infinity”

� New – Listed as New Construction
� Institutional – Somewhere in listing indicates:

Transfer Vacant Addendum
Bank owned Short Sale
Corporate Relocation

� All trend lines are 2nd Degree Polynomial


