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			To Wendy with love…

			…and to the memories of my Grandpa, David Arditti, and my uncle, Fred Arditti, who inspire what I do

		

	
		
			PREFACE

			Buyers beware. All things are not created equal, especially real estate. As of this writing, the median price of a home in San Francisco was over $750,000, while the median price of a home in Decatur, Illinois, was almost $90,000. It is not overstatement to say that the American dream of homeownership is more difficult to obtain in San Francisco than in Decatur.

			A real estate expansion or contraction has never been fair and equitable. Some regions, cities, and towns experienced great property-value gains during the 2001 to 2005 real estate boom, while others were left untouched. Similarly, the 2006 real estate contraction inflicted pain in markets primarily located on the East and West Coasts of the United States, while most cities and towns located in the middle of the nation were spared. Depending on where you lived or where you purchased property during those years, you either did well or not so well in real estate. Life is not fair in the real estate markets.

			My own experiences help explain why you can’t take the “local” out of real estate. As a nationally known real estate economist, I constantly get asked by the media to explain why prices are up in Washington, D.C., but down in Baltimore; or down in Naples, Florida, but up in Fort Myers, Florida. It is human nature to generalize—all of us do it from time to time—but it could be a costly mistake to do it in real estate. The cumulative home-equity gains for someone owning property in the Washington, D.C., metropolitan area during the 2000 to 2006 period totaled an amazing $262,000, but owning property in Detroit, Michigan, during that same period generated a meager $2,000 in equity. I could provide similar equity-gain contrasts between towns and between neighborhoods within metropolitan areas as well. Where you purchase real estate is as important as when you purchase real estate. All real estate is local is a mantra that should be constantly repeated by anyone contemplating purchasing property.

			I have benefited from property investments where I took advantage of local activity and information, and failed in real estate where I have ignored the local marketplace. I will share some of my successful and failed stories with you in this book. I will also share stories told to me by other successful real estate investors about how they took advantage of local market activity to make profitable property purchases. It becomes increasingly clear that investigating the local market before purchasing property pays large dividends. That is the purpose of this book—to provide information and guidance on what you need to know, locally, to make the right choices and profit in real estate.

			  

			This book would not be possible without the meaningful contributions of a number of colleagues and friends. I would like to extend heartfelt thanks to my Doubleday editor, Roger Scholl, who prodded and encouraged me to write a book that emphasized that all real estate is local. Roger helped shape and edit the entire manuscript. I would like to pay special thanks to Talia Krohn from Doubleday and to Kate Anderson, who also provided valuable editing assistance. I would also like to thank Dale Mattison, Owner/Broker of the Mattison Group at Long & Foster, Washington, D.C., and Linda Rheinberger, Owner/Broker of One Source Realty and Management, Las Vegas, Nevada, for providing valuable insights and real-world experiences from the real estate community. A special thanks to Lawrence Yun and Ken Fears, colleagues from the National Association of Realtors, for providing critical data and analysis in many sections of this book. I could not have completed this book under the demands of preparation and my business schedule without my assistant, Cassandra Sims. I am also grateful to my agent, Alice Martell, for her constant encouragement and to my family, particularly my wife Wendy, for their support and patience throughout the entire writing process. If I have inadvertently omitted someone who contributed to the completion of this book, I apologize for the empty acknowledgment. Of course, I alone am responsible for the contents of this book and for whatever misuse I might have made of the suggestions from others.

			Finally, I owe a great deal to the Realtors, lenders, and other real estate practitioners and to the many homebuyers and investors across the nation who have shared their concerns and experiences in purchasing real estate with me.

			(Please note: The contents and views expressed in this book do not necessarily reflect the views of The National Association of Realtors.)

		

	
		
			Chapter One

			A NEVER-ENDING STORY

			My grandfather was not a gifted storyteller by any means. But there was one particular story he told with an emotion that captivated me every time I heard it. While I am sure that over the years his tale grew in size and hyperbole, it really doesn’t matter. It is the lesson of the story that is important.

			My maternal grandfather was twelve years old when he, his mother, and his younger brother, like so many European immigrants in the early 1900s, anxiously crossed the Atlantic Ocean seeking a better life in America. Grandpa, as I affectionately called him, was born Dario Arditti, but an official at Ellis Island Americanized his name to David Arditti (in fact, I am named after Grandpa). He held several odd jobs in his teenage years, learning English and getting what education he could. His first job as an adult was sweeping floors for a company in the garment district in New York City. Over time, he worked his way up and took on greater responsibilities. By early 1928, he was the company’s bank courier. One of his tasks was to deposit the company’s overflow of operating funds every Thursday morning at a branch office of the Bank of Italy, located in Manhattan.

			As his courier activities became routine, the bank manager grew particularly fond of Grandpa. Perhaps he felt an affinity for the struggling young Arditti, who was regularly depositing money in the Bank of Italy. After several weeks of exchanging pleasantries, the bank manager took a greater interest in Grandpa, opening a savings account for my grandfather and convincing him to deposit one-third of his salary every week in the account. The manager began giving Grandpa tips on the stock market, recommending specific companies in which to invest. Grandpa followed his advice. Curiously, the value of every company Grandpa invested in climbed dramatically over the next two years. In fact, by the summer of 1929, Grandpa had accumulated significant wealth for someone twenty-seven years of age.

			Because he followed the advice of the bank manager, Grandpa was one of the few investors who avoided financial ruin in the Crash of 1929. He liquidated most of his stock holdings before the crash and invested in “real” hard assets. One of his largest investments was the purchase of a gift/furniture store: the International Gift Shop. The shop was located on what was then perhaps the busiest retail intersection in America, Thirty-fourth Street and Eighth Avenue, near Macy’s department store and across the street from Madison Square Garden. By the time Grandpa was thirty-six years old, he had become a relatively wealthy man—as well as a shrewd equities investor. My grandfather owed a great debt of gratitude to the bank manager who nurtured and guided him both financially and emotionally.

			It was years later that Grandpa realized what had really happened. The Bank of Italy was founded in San Francisco. The garment company for which Grandpa worked dealt with Bank of Italy’s New York branch office. Sometime in 1929, the Bank of Italy merged with the Bank of America. The chairman and founder of the Bank of Italy, Amadeo Giannini, became the chairman and CEO of the new and larger Bank of America. It was a name Grandpa had heard his bank manager mention from time to time; as fate had it, the bank manager was the son-in-law of Amadeo Giannini!

			My grandfather realized that Giannini’s son-in-law was investing Grandpa’s savings funds in stocks of companies that the bank manager knew had applied for large loans to the Bank of Italy in order to expand their businesses. They were loans that would soon be approved by the bank. The company’s stock price usually rose after a large bank loan was approved. Of course, using inside information was more prevalent in the twenties; not until the establishment of the Securities and Exchange Act of 1934, which created the Securities and Exchange Commission, did the practice become unlawful.

			My grandfather was one of the fortunate few during the Great Depression who had financial assets left after the 1929 stock market crash. But he had to make some hard choices with his money. His younger brother (my great-uncle) had lost some of his savings, and the import business he had founded was struggling financially. Grandpa loaned his brother the money to keep the business alive. But Grandpa faced a more important financial decision in the mid-1930s. The owner of the skyscraper on Thirty-fourth Street that housed my grandfather’s International Gift Shop was desperately cash-poor. Knowing that his tenant had significant funds, the owner offered Grandpa the opportunity to purchase the building for $1 million, with a down payment of a mere $100,000. Now Grandpa could make the ultimate investment—real estate. It was the hardest of hard assets in a time of economic uncertainty. The $100,000 price tag was not an obstacle—Grandpa had the money. And the $1 million price tag was a deep discount for a building that was about 55 percent occupied during the Depression. But because the real estate markets had been down across the country as a result of the Depression, rather than purchase the building, Grandpa offered instead to pay for a low-priced, three-year lease up front. This seemed a sound decision—it would give the property owner sorely needed cash and at the same time reduce the leasing costs for the International Gift Shop over a three-year period. It seemed like a win/win deal for both parties.

			But it turned out to be the biggest mistake my grandfather ever made. Thirty years later, in 1969, the property owner sold the fifty-story building for $150 million! Moreover, the new owner of the building tripled Grandpa’s rent, forcing the International Gift Shop to close its doors shortly afterward. Grandpa retired that year and moved to Florida.

			Grandpa told me this story every year until the day he died, and he always ended the story with the same advice: Never ignore the local marketplace. What Grandpa didn’t appreciate at the time was that Thirty-fourth Street was one of the busiest and most popular streets in the world. Grandpa didn’t research the local real estate market. He made his decision about purchasing the skyscraper based on what he read in the newspapers and heard on the radio: Across the nation, jobs were scarce and families were struggling to make ends meet. He relied on national trends as well as on his experience of what was happening to those closest to him up in the Bronx, where he lived—businesses along the Grand Concourse struggling to survive. This was what was uppermost in his mind as he made his decision. He didn’t realize at the time that Manhattan was where the action was—indeed, it was the center of America at that time. Grandpa allowed the ills of the nation and the neighborhood where he lived—which he read and heard about every day—to blind him to the activity and prospects of the local marketplace in which his business was located. He had an opportunity to purchase a fifty-story building on one of the most sought-after retail streets in the world for a deep discount, and he missed it. He ignored the rich potential of Manhattan because he was so focused on the nation and the Bronx. He ignored the gravity and pull of Manhattan because of the dismal stories he heard about Newark, New Jersey, and Philadelphia. He learned the hard way that local real estate values are determined by local activity. He had made a mistake that he would not let himself, or me, ever forget.

			In this book, I am following Grandpa’s lead. My objective is to offer you some valuable lessons on purchasing real estate. My grandfather was not the only person to make a mistake in real estate. Mistakes are made by many households and investors every year. The common thread among them is that they did not pay attention to local influences and activity.

			Over the years, I have worked diligently evaluating local, regional, and national real estate markets, and I want to pass on some of this knowledge to you. I am also an active real estate investor, and I have built a modest but successful portfolio of investment properties of my own. I guess you could say I have come to understand what makes real estate tick. I believe that if you master the lessons that I have learned over the years on how to evaluate and purchase real estate the local way, you will become a successful real estate investor—and make Grandpa proud.

		

	
		
			Chapter Two

			THERE IS NO PLACE LIKE HOME

			Several years ago, an old college friend called me and asked why his investment in a two-year-old town house in Dallas, Texas, had not generated big returns. I asked him what he had expected to realize from his investment when he purchased the property. He replied that he wanted to earn what everyone else was earning from the real estate boom—annual double-digit price increases. In response, I told him: All real estate is local.

			The legendary Speaker of the House Thomas P. “Tip” O’Neill made famous a similar phrase about politics. But it applies equally to real estate. My college buddy made a mistake common to many people who buy real estate. He assumed that properties in his own neighborhood and city would perform as well as properties in all other areas of the country. He ignored local influences on property values. What he did not realize was that the great real estate boom of the twenty-first century discriminated. Not every state, city, and neighborhood experienced the same highly publicized property-value increases; not every homeowner realized the same wealth gains from property ownership as others did. Dallas was left out of the boom, and so was my friend.

			All real estate is local. I have found that home buyers and real estate investors who ignore these five potent words eventually make costly and avoidable mistakes. They either purchase real estate in the wrong location, like my college friend, or purchase property too late. Sometimes you also have a difficult decision to make even after gathering information about a local market.

			In 2002, a neighbor of mine was looking to purchase a second home—a beach house in Virginia Beach, Virginia. Beachfront homes had already appreciated by 30 percent during the previous two years. My neighbor might have just decided that the price was already too high and postponed a purchase. Instead, he examined the local Virginia Beach area economy and the then-current influences in the local real estate market. Spurred by what he learned, he made an offer on a $900,000 beach house. That house is currently worth about $1.5 million. Yes, he was lucky, but he earned his luck by becoming comfortable with the dynamics of the local market. And finally, he had the nerve to make the deal happen.

			The performance of real estate—that is, how properties appreciate in value and how that price appreciation translates into household (or investor) wealth—is almost never evenly distributed. Even as I write this, the nation is a tale of two real estate markets. Most of the metropolitan areas that experienced the real estate boom during the first five years of the twenty-first century cooled immediately after the boom; other metros that did not experience the boom stayed the course or actually gained momentum. For example, in March 2006, Naples, Florida, which had been a well-publicized boomtown, reported a 30 percent drop in home sales for the month, increasing the inventory of homes in that local market to nine months’ supply (anything over six months is considered excess). During the same month, Cincinnati, Ohio, which never really participated in the boom, reported a 24 percent increase in home sales. No matter what time period we choose, there will always be regions (or metros) of the nation that fare well while other regions (or metros) of the nation do not.

			Translation: There are always buying opportunities in the real estate markets. You just have to keep your focus on local activity in the regions and neighborhoods in which you are interested in buying.

			I spend a great deal of my professional life talking to reporters, real estate professionals, housing analysts, and many other audiences about events and trends in real estate markets. The one thing I consistently and repeatedly emphasize is that real estate is local. The Washington, D.C., market for home sales is booming—why isn’t Baltimore’s market as healthy? Naples, Florida, experiences a double-digit drop in home sales—will Fort Myers, Florida, be next? These questions and more require a local analysis. When you purchase any property—your home, a vacation home, an investment property—you are not just purchasing that particular property. You are also investing in the local marketplace in which that property resides. In real estate, the property and its local market are joined at the hip. They are one and the same.

			Let me give you a rather loose analogy. When you marry, you not only establish a very intimate relationship with your wife or husband, but you also “inherit” her or his family as well. So it is with purchasing property—you establish an intimate relationship with your property, but at the same time you “inherit” the local market. You are buying the downtown, the theaters, the professional sports teams, the education system, the local university, and so on. To purchase property wisely, you need to know your property’s surroundings. You need to understand the local politics, the local economy, and the local businesses.

			Every local real estate market is decidedly different from another. That is due in large part to the fact that each real estate property is unique in some way. Let’s face it—there is nothing more local (to you) than your own home. Property is not a homogeneous commodity. While a builder may construct identical four-bedroom, two-bath homes in a particular development, once a family moves into one of those homes it takes on its own personality. Decorating, landscaping, and upgrading are all personal choices that affect the home’s value. This uniqueness flourishes throughout real estate markets from coast to coast. Every home is different, every neighborhood is different, and every town and city is different.

			A good illustration of the unique character of real estate can be seen by comparing the pricing of a used home with the pricing of a used automobile. An automobile is a commodity that can be relocated anywhere. Its value is determined by the supply and demand for a particular model, based on upgrades and condition. For example, if two 2004 Lexus RX 330s were available for sale and had identical upgrades, color, and mileage, the only differentiating factor would be condition. If one vehicle was in poor condition (e.g., a tear in the leather seats or an engine leaking oil) and the other vehicle was in excellent condition, the vehicle in poorer condition would be priced lower.

			A home’s value is also determined by the supply and demand for the home based on the model of the home (colonial or ranch, condominium), upgrades (Formica or granite or marble countertops), and the current state of the home—in other words, whether it is in good shape. But there is one large difference between a car and a home. A home cannot travel. It is firmly entrenched where it is built (except, of course, with a mobile home). Thus, a home’s value, unlike the automobile’s, is as dependent on its location as on its characteristics and amenities. Even if a home is in excellent condition, if the neighborhood in which it resides deteriorates, so will the value of the home.

			Most people view the value of their home in a simplistic way—add a bathroom, renovate your kitchen, and value goes up. Or be lucky enough to be in a real estate market where there are not many homes available for sale, but many buyers, and your price will probably go up. Or when mortgage rates go down, there are usually more households looking to purchase homes, so there may be some upward pressure on prices. But most households believe that if you hold on to your home for a long enough time, values eventually go up.

			But it is not that simple. There are many times when you do not control the value of your home. You can make as many home improvements as you want, but if your neighborhood is deteriorating, home values could stagnate or even fall. Similarly, you can have a great house in a great neighborhood, but if your metropolitan area is losing jobs (as happened in Detroit—see below), values may stagnate or drop. If your neighborhood is experiencing high crime rates or your local government decides to build a highway through your neighborhood, home values are destined to decline.

			And there are positive influences on home values that you might not suspect. If Major League Baseball decides to bring professional baseball to your city or if the local government works with some big developers to revitalize the downtown, property values will probably rise over time. Or let’s say CBS decides to air a popular television show that is set in your city, or Oprah dedicates one of her shows to her favorite towns and your town makes the list. The increased exposure is likely to raise your town’s popularity, attracting both visitors (thus helping the local economy) and households looking to move there permanently. Do not underestimate the influential reach of Oprah (see Chapter Six).

			As you can see, determining the value of a property is not as simple as supply and demand. There are so many factors and influences beyond your control. That is what makes real estate unique. You buy your home, but you are also buying the neighborhood and the city. You are buying the local property tax rate, the state income tax, and the Democrats or Republicans who are running your town and the political decisions they make. Some of those decisions will affect the value of your home. And because your home is probably your largest and most expensive asset, you need to pay attention. You may not be able to control some of the events and factors that influence property values, but the more you are aware of, the more successful you will be in purchasing and investing in real estate. This is the fate of real estate. Because of its uniqueness and inability to relocate, all real estate is local. It is a mantra you will hear throughout the pages of this book.

			ROAD TRIP

			To illustrate the local nature of real estate, let’s take a road trip and visit three metropolitan real estate markets. Two of them virtually exploded during the recent real estate boom; one was bypassed by that same boom. Their stories may raise some eyebrows, but they will also tell a tale of the importance of local influences.

			First stop—Las Vegas. In the early 1700s, Spanish traders traveling to the West Coast referred to the then-unexplored Las Vegas valley as jornada de muerta, journey of death. For these early travelers, the only local real estate in demand was, unfortunately, six feet under ground. A lot happened to “The Meadows” (the English name for Las Vegas) during the next two centuries. The Meadows created one of the most explosive and robust real estate markets in America today.

			During Las Vegas’s early history, two important local political decisions provided the foundation for its eventual ascent to real estate stardom: the legalization of gambling in the state of Nevada in 1911 and the building of the Hoover Dam in 1931. The construction of the Hoover Dam brought an influx of construction workers to the city, creating a strong demand for housing. But not until the 1960s—with the help of two of America’s most famous icons, Howard Hughes and Elvis Presley—did the gambling and entertainment industry take hold in Las Vegas.

			The eccentric billionaire Hughes invested in hotel and casino properties during the 1960s. That jump-started a long series of investments by other corporations and investors, providing substantial funding for the gambling business. Then, in 1969, “The King” opened at the International Hotel (now the Las Vegas Hilton), confirming Las Vegas as a gambling and entertainment mecca in the United States.

			Unique local events such as these may seem unrelated to real estate at the time they occur but are often the impetus for a swell in home buying. These events were a favorable portent for steady population growth in the 1970s and unprecedented growth in the 1980s. Between 1985 and 1990, the city’s population almost doubled, from 186,000 to 368,000 households, setting the stage for a real estate explosion during the subsequent twenty years.

			In recent years, the Las Vegas real estate market did more than expand—it boomed. And many households purchasing Las Vegas real estate were the beneficiaries of the boom’s crazed pricing adventure. According to Las Vegas broker/Realtor Linda Rheinberger, her clients Joe and Nancy Farkes from Naperville, Illinois, purchased a home in Las Vegas for $292,000 in 1991. They used the Vegas property as a second home until Joe officially transferred jobs with Lucent Technologies in 1996, when he began working out of his home on his computer. When Lucent’s business turned sour, Joe took an early retirement package. Nancy worked in various retail establishments before she was permanently hired by Walgreens in the bookkeeping department. The Farkeses had put down 15 percent ($43,800) on the Las Vegas property in 1991; today they own it free and clear. As of May 2006, the property was worth $700,000! Joe now works at the Station Casinos (geared toward locals) on a temporary basis; he no longer needs a long-term, permanent job. Las Vegas was good to the Farkeses.

			Annual home-price appreciation peaked in 2004 at 49 percent (as measured by the median sales price of an existing home). In fact, from 2001 to 2005, Las Vegas experienced a remarkable 122 percent home-price gain! (Indeed, the big winners in Vegas during that time were homeowners, not the big-time casino players.) This attracted investors and speculators to the Vegas real estate market and pushed prices even higher. That led many Wall Street analysts and many in the media to believe that the Las Vegas real estate market was a bubble ready to burst. They predicted that the Las Vegas “house of cards” would eventually tumble.

			But those analysts and reporters were looking at only half of the story. On closer inspection, it was apparent that both external (regional) and local (city) factors were influencing Vegas home values. Households in California (Nevada’s neighbor) were facing skyrocketing home prices. In 2004, the $720,000 median home price in San Francisco was significantly greater than the $280,000 median home price in Las Vegas. The huge price differential convinced some households to look for a better life (at least financially) in Las Vegas. Many California households moved to places like Las Vegas and Phoenix, Arizona, where housing was more affordable. Las Vegas gained an additional 49,000 households in 2005. The increased demand for housing in Las Vegas exerted upward pressure on home prices.

			And the local factor? Las Vegas had become a major wholesale distribution hub, providing warehouse space for many companies and products. Moreover, with many retirees moving to Vegas, both the health care and professional business service industries (accountants, lawyers, financial services) also grew dramatically. Together, these industries helped raise the level of local economic activity and created jobs in the area. The

			
			
			
			
			
			
			
			
			
			
			
			
			
			
			
			
			
			
			
			
			
			
			
			
			
			
			
			
			
				
				
						State
						 
						Sales Growth (%)
				

				
						New Mexico
						 
						26
				

				
						Louisiana
						 
						21
				

				
						North Carolina
						 
						16
				

				
						Arkansas
						 
						16
				

				
						Utah
						 
						12
				

				
						Indiana
						 
						10
				

				
						Tennessee
						 
						10
				

				
						Nevada
						 
						–16
				

				
						Florida
						 
						–17
				

				
						Washington, D.C.
						 
						–19
				

				
						California
						 
						–20
				

				
						Arizona
						 
						–22
				

			

			

			
			
			
			
			
			
			
				
				
						Metro
						 
						March 2005
						 
						March 2006
				

				
						Boston
						 
						73
						 
						126
				

				
						Los Angeles
						 
						49
						 
						53
				

				
						Miami
						 
						55
						 
						70
				

				
						Phoenix
						 
						28
						 
						47
				

				
						Reno
						 
						42
						 
						70
				

				
						Washington, D.C.
						 
						38
						 
						54
				

			

			

			
			
			
				
				
						Metro
						 
						March 2005
						 
						March 2006
				

				
						Charlotte
						 
						109
						 
						89
				

				
						Dallas
						 
						82
						 
						74
				

				
						Raleigh
						 
						98
						 
						89
				

				
						St. Louis
						 
						81
						 
						55
				

				
						Wilmington
						 
						74
						 
						68
				

			

			

			
			
				
				
						METROPOLITAN STATISTICAL AREA
						 
						2006 (SECOND QUARTER) % CHANGES
				

				
						Baton Rouge, LA
						 
						27.3
				

				
						Ocala, FL
						 
						25.3
				

				
						Virginia Beach-Norfolk-Newport News, VA-NC
						 
						23.6
				

				
						Gainesville, FL
						 
						19.7
				

				
						Portland-Vancouver-Beaverton, OR-WA
						 
						19.1
				

				
						Jacksonville, FL
						 
						18.8
				

				
						Tampa-St. Petersburg-Clearwater, FL
						 
						18.8
				

				
						Spokane, WA
						 
						18.6
				

				
						Beaumont-Port Arthur, TX
						 
						18.3
				

				
						Eugene-Springfield, OR
						 
						18.3
				

				
						Orlando, FL 17.0 Farmington, NM
						 
						16.7
				

				
						Gulfport-Biloxi, MS
						 
						16.6
				

				
						New Orleans-Metairie-Kenner, LA
						 
						16.6
				

				
						El Paso, TX
						 
						16.3
				

				
						Los Angeles-Long Beach-Santa Ana, CA
						 
						14.6
				

				
						Richmond, VA
						 
						14.6
				

				
						Bismark, ND
						 
						14.1
				

				
						Salem, OR
						 
						13.5
				

				
						Dover, DE
						 
						13.4
				

				
						Jackson, MS
						 
						13.4
				

				
						Montgomery, AL
						 
						13.1
				

				
						Cumberland, MD-WV
						 
						12.9
				

				
						Corpus Christi, TX
						 
						12.6
				

				
						Salt Lake City, UT
						 
						12.5
				

				
						Elmira, NY
						 
						12.4
				

				
						Raleigh-Cary, NC
						 
						12.1
				

				
						Glens Falls, NY
						 
						11.8
				

				
						Phoenix-Mesa-Scottsdale, AZ
						 
						11.8
				

				
						Spartanburg, SC
						 
						11.5
				

				
						Hagerstown-Martinsburg, MD-WV
						 
						11.4
				

				
						Nashville-Davidson-Murfreesboro, TN
						 
						11.4
				

				
						Philadelphia-Camden-Wilmington, PA-NJ-DE-MD
						 
						11.4
				

				
						Norwich-New London, CT
						 
						11.0
				

				
						Honolulu, HI
						 
						10.8
				

				
						Amarillo, TX
						 
						10.4
				

				
						Charleston-North Charleston, SC
						 
						10.4
				

				
						Trenton-Ewing, NJ
						 
						9.9
				

				
						Albany-Schenectady-Troy, NY
						 
						9.6
				

				
						Chattanooga, TN-GA
						 
						9.0
				

				
						Shreveport-Bossier City, LA
						 
						8.8
				

				
						Birmingham-Hoover, AL
						 
						8.7
				

				
						Deltona-Daytona Beach-Ormond Beach, FL
						 
						8.6
				

				
						Tulsa, OK
						 
						8.6
				

				
						Columbia, SC
						 
						8.5
				

				
						New York-Wayne-White Plains, NY-NJ
						 
						8.4
				

				
						Oklahoma City, OK
						 
						8.4
				

				
						Riverside-San Bernardino-Ontario, CA
						 
						8.2
				

				
						Tucson, AZ
						 
						8.2
				

				
						Albuquerque, NM
						 
						8.0
				

				
						Boulder, CO
						 
						7.8
				

				
						Little Rock-N. Little Rock, AR
						 
						7.8
				

				
						St. Louis, MO-IL
						 
						7.8
				

				
						Baltimore-Towson, MD
						 
						7.7
				

				
						Syracuse, NY
						 
						7.5
				

				
						Waterloo-Cedar Falls, IA
						 
						7.4
				

				
						Charlotte-Gastonia-Concord, NC-SC
						 
						7.2
				

				
						Houston-Baytown-Sugar Land, TX
						 
						7.2
				

				
						Newark-Union, NJ-PA
						 
						7.1
				

				
						Mobile, AL
						 
						7.0
				

				
						Tallahassee, FL
						 
						7.0
				

				
						Knoxville, TN
						 
						6.6
				

				
						Las Vegas-Paradise, NV
						 
						6.3
				

				
						Pensacola-Ferry Pass-Brent, FL
						 
						6.0
				

				
						Austin-Round Rock, TX
						 
						5.9
				

				
						Champaign-Urbana, IL
						 
						5.9
				

				
						Greenville, SC
						 
						5.7
				

				
						Palm Bay-Melbourne-Titusville, FL
						 
						5.7
				

				
						Reading, PA
						 
						5.7
				

				
						Springfield, MA
						 
						5.4
				

				
						Colorado Springs, CO
						 
						5.3
				

				
						Atlantic City, NJ
						 
						5.1
				

				
						Milwaukee-Waukesha-West Allis, WI
						 
						5.0
				

				
						New Haven-Milford, CT
						 
						5.0
				

				
						Chicago-Naperville-Joliet, IL
						 
						4.9
				

				
						Wichita, KS
						 
						4.9
				

				
						New York-Northern New Jersey-Long Island, NY-NJ-PA
						 
						4.6
				

				
						Atlanta-Sandy Springs-Marietta, GA
						 
						4.4
				

				
						Peoria, IL
						 
						4.4
				

				
						Anaheim-Santa Ana-Irvine, CA
						 
						4.3
				

				
						Rochester, NY
						 
						4.2
				

				
						Omaha, NE-IA
						 
						4.1
				

				
						Erie, PA
						 
						3.9
				

				
						Springfield, MO
						 
						3.9
				

				
						Canton-Massillon, OH
						 
						3.8
				

				
						Lexington-Fayette, KY
						 
						3.6
				

				
						Fargo, ND-MN
						 
						3.5
				

				
						San Francisco-Oakland-Fremont, CA
						 
						3.4
				

				
						Durham, NC
						 
						3.3
				

				
						Washington-Arlington-Alexandria, DC-VA-MD-WV
						 
						3.3
				

				
						Dallas-Fort Worth-Arlington, TX
						 
						3.2
				

				
						Akron, OH
						 
						3.0
				

				
						Kennewick-Richland-Pasco, WA
						 
						2.9
				

				
						Springfield, IL
						 
						2.8
				

				
						Denver-Aurora, CO
						 
						2.7
				

				
						NY: Nassau-Suffolk, NY
						 
						2.2
				

				
						Kankakee-Bradley, IL
						 
						2.0
				

				
						Miami-Fort Lauderdale-Miami Beach, FL
						 
						2.0
				

				
						Barnstable Town, MA
						 
						1.9
				

				
						Des Moines, IA
						 
						1.9
				

				
						Sioux Falls, SD
						 
						1.9
				

				
						Topeka, KS
						 
						1.9
				

				
						Appleton, WI
						 
						1.8
				

				
						Cape Coral-Fort Myers, FL
						 
						1.8
				

				
						Greensboro-High Point, NC
						 
						1.8
				

				
						Bridgeport-Stamford-Norwalk, CT
						 
						1.7
				

				
						Hartford-West Hartford-East Hartford, CT
						 
						1.7
				

				
						Pittsburgh, PA
						 
						1.5
				

				
						Cedar Rapids, IA
						 
						1.4
				

				
						Charleston, WV
						 
						1.2
				

				
						San Diego-Carlsbad-San Marcos, CA
						 
						1.2
				

				
						Kansas City, MO-KS
						 
						1.1
				

				
						Dayton, OH
						 
						1.0
				

				
						Louisville, KY-IN
						 
						1.0
				

				
						Pittsfield, MA
						 
						0.9
				

				
						Sacramento—Arden-Arcade—Roseville, CA
						 
						0.8
				

				
						Boston-Cambridge-Quincy, MA-NH
						 
						0.6
				

				
						Madison, WI
						 
						0.6
				

				
						Cincinnati-Middletown, OH-KY-IN
						 
						0.4
				

				
						San Jose-Sunnyvale-Santa Clara, CA
						 
						0.4
				

				
						Allentown-Bethlehem-Easton, PA-NJ
						 
						0.3
				

				
						Lincoln, NE
						 
						0.3
				

				
						Sarasota-Bradenton-Venice, FL
						 
						0.2
				

				
						Reno-Sparks, NV
						 
						0.1
				

				
						Columbus, OH
						 
						–0.1
				

				
						NY: Edison, NJ
						 
						–0.1
				

				
						Providence-New Bedford-Fall River, RI-MA
						 
						–0.2
				

				
						Binghamton, NY
						 
						–0.5
				

				
						Buffalo-Niagara Falls, NY
						 
						–0.7
				

				
						Kingston, NY
						 
						–0.8
				

				
						Gary-Hammond, IN
						 
						–0.9
				

				
						Lansing-E. Lansing, MI
						 
						–1.5
				

				
						South Bend-Mishawaka, IN
						 
						–1.5
				

				
						Decatur, IL
						 
						–1.7
				

				
						Indianapolis, IN
						 
						–1.8
				

				
						Portland-South Portland-Biddeford, ME
						 
						–1.8
				

				
						Fort Wayne, IN
						 
						–1.9
				

				
						Grand Rapids, MI
						 
						–1.9
				

				
						Minneapolis-St. Paul-Bloomington, MN-WI
						 
						–2.0
				

				
						Worcester, MA
						 
						–2.3
				

				
						Toledo, OH
						 
						–2.6
				

				
						Memphis, TN-MS-AR
						 
						–3.0
				

				
						Bloomington-Normal, IL
						 
						–3.1
				

				
						Yakima, WA
						 
						–3.4
				

				
						Green Bay, WI
						 
						–3.6
				

				
						Youngstown-Warren-Boardman, OH-PA
						 
						–5.1
				

				
						Cleveland-Elyria-Mentor, OH
						 
						–5.2
				

				
						Davenport-Moline-Rock Island, IA-IL
						 
						–5.5
				

				
						Rockford, IL
						 
						–5.5
				

				
						Detroit-Warren-Livonia, MI
						 
						–8.0
				

				
						Danville, IL
						 
						–11.2
				

			

			

			
				
				
						METROPOLITAN STATISTICAL AREA
						 
						2006 (SECOND QUARTER) MEDIAN PRICE ($THOUSANDS)
				

				
						San Francisco-Oakland-Fremont, CA
						 
						751.9
				

				
						San Jose-Sunnyvale-Santa Clara, CA
						 
						748.2
				

				
						Anaheim-Santa Ana-Irvine, CA
						 
						726.2
				

				
						Honolulu, HI
						 
						640.0
				

				
						San Diego-Carlsbad-San Marcos, CA
						 
						613.1
				

				
						Los Angeles-Long Beach-Santa Ana, CA
						 
						576.3
				

				
						New York-Wayne-White Plains, NY-NJ
						 
						549.2
				

				
						Bridgeport-Stamford-Norwalk, CT
						 
						495.5
				

				
						NY: Nassau-Suffolk, NY
						 
						478.0
				

				
						New York-Northern New Jersey-Long Island, NY-NJ-PA
						 
						473.7
				

				
						NY: Newark-Union, NJ-PA
						 
						443.8
				

				
						Washington-Arlington-Alexandria, DC-VA-MD-WV
						 
						443.4
				

				
						Boston-Cambridge-Quincy, MA-NH
						 
						421.2
				

				
						Barnstable Town, MA
						 
						406.3
				

				
						Riverside-San Bernardino-Ontario, CA
						 
						395.7
				

				
						NY: Edison, NJ
						 
						393.6
				

				
						Sacramento-Arden-Arcade-Roseville, CA
						 
						380.6
				

				
						Miami-Fort Lauderdale-Miami Beach, FL
						 
						376.2
				

				
						Boulder, CO
						 
						373.2
				

				
						Reno-Sparks, NV
						 
						353.4
				

				
						Sarasota-Bradenton-Venice, FL
						 
						350.9
				

				
						Las Vegas-Paradise, NV
						 
						319.1
				

				
						New Haven-Milford, CT
						 
						292.6
				

				
						Providence-New Bedford-Fall River, RI-MA
						 
						291.1
				

				
						Trenton-Ewing, NJ
						 
						290.4
				

				
						Worcester, MA
						 
						285.7
				

				
						Baltimore-Towson, MD
						 
						285.1
				

				
						Portland-Vancouver-Beaverton, OR-WA
						 
						283.4
				

				
						Chicago-Naperville-Joliet, IL
						 
						278.5
				

				
						Norwich-New London, CT
						 
						274.0
				

				
						Phoenix-Mesa-Scottsdale, AZ
						 
						272.2
				

				
						Orlando, FL
						 
						271.7
				

				
						Cape Coral-Fort Myers, FL
						 
						271.6
				

				
						Atlantic City, NJ
						 
						257.3
				

				
						Hartford-West Hartford-East Hartford, CT
						 
						256.6
				

				
						Denver-Aurora, CO
						 
						255.2
				

				
						Kingston, NY
						 
						248.6
				

				
						Tucson, AZ
						 
						247.3
				

				
						Allentown-Bethlehem-Easton, PA-NJ
						 
						243.4
				

				
						Portland-South Portland-Biddeford, ME
						 
						242.7
				

				
						Virginia Beach-Norfolk-Newport News, VA-NC
						 
						237.3
				

				
						Philadelphia-Camden-Wilmington, PA-NJ-DE-MD
						 
						235.1
				

				
						Minneapolis-St. Paul-Bloomington, MN-WI
						 
						233.0
				

				
						Tampa-St. Petersburg-Clearwater, FL
						 
						231.6
				

				
						Hagerstown-Martinsburg, MD-WV
						 
						229.4
				

				
						Milwaukee-Waukesha-West Allis, WI
						 
						227.7
				

				
						Eugene-Springfield, OR
						 
						227.6
				

				
						Richmond, VA
						 
						227.3
				

				
						Madison, WI
						 
						221.4
				

				
						Colorado Springs, CO
						 
						218.3
				

				
						Palm Bay-Melbourne-Titusville, FL
						 
						215.7
				

				
						Gainesville, FL
						 
						214.1
				

				
						Charleston-North Charleston, SC
						 
						213.8
				

				
						Pittsfield, MA
						 
						213.8
				

				
						Deltona-Daytona Beach-Ormond Beach, FL
						 
						210.7
				

				
						Springfield, MA
						 
						208.6
				

				
						Raleigh-Cary, NC
						 
						207.7
				

				
						Dover, DE
						 
						200.0
				

				
						Jacksonville, FL
						 
						198.0
				

				
						Salem, OR
						 
						195.3
				

				
						Albany-Schenectady-Troy, NY
						 
						193.0
				

				
						Charlotte-Gastonia-Concord, NC-SC
						 
						191.4
				

				
						Salt Lake City, UT
						 
						191.2
				

				
						Albuquerque, NM
						 
						185.4
				

				
						Spokane, WA
						 
						179.0
				

				
						New Orleans-Metairie-Kenner, LA
						 
						178.0
				

				
						Durham, NC
						 
						177.9
				

				
						Nashville-Davidson—Murfreesboro, TN
						 
						177.9
				

				
						Farmington, NM
						 
						177.1
				

				
						Austin-Round Rock, TX
						 
						176.7
				

				
						Tallahassee, FL
						 
						174.7
				

				
						Atlanta-Sandy Springs-Marietta, GA
						 
						173.9
				

				
						Baton Rouge, LA
						 
						172.3
				

				
						Birmingham-Hoover, AL
						 
						169.7
				

				
						Ocala, FL
						 
						169.5
				

				
						Pensacola-Ferry Pass-Brent, FL
						 
						169.0
				

				
						Kansas City, MO-KS
						 
						158.8
				

				
						Glens Falls, NY
						 
						158.7
				

				
						Kennewick-Richland-Pasco, WA
						 
						157.1
				

				
						Columbus, OH
						 
						155.7
				

				
						Detroit-Warren-Livonia, MI
						 
						155.7
				

				
						Dallas-Fort Worth-Arlington, TX
						 
						153.9
				

				
						St. Louis, MO-IL
						 
						153.0
				

				
						Knoxville, TN
						 
						152.9
				

				
						Houston-Baytown-Sugar Land, TX
						 
						152.7
				

				
						Green Bay, WI
						 
						152.6
				

				
						Greenville, SC
						 
						151.4
				

				
						Bloomington-Normal, IL
						 
						151
				

				
						Montgomery, AL
						 
						150.7
				

				
						Greensboro-High Point, NC
						 
						150.6
				

				
						Lexington-Fayette, KY
						 
						150.0
				

				
						Jackson, MS
						 
						149.3
				

				
						Cincinnati-Middletown, OH-KY-IN
						 
						149.1
				

				
						Des Moines, IA
						 
						147.8
				

				
						Memphis, TN-MS-AR
						 
						145.6
				

				
						Columbia, SC
						 
						145.1
				

				
						Gulfport-Biloxi, MS
						 
						144.6
				

				
						Champaign-Urbana, IL
						 
						143.5
				

				
						Omaha, NE-IA
						 
						142.9
				

				
						Chattanooga, TN-GA
						 
						142.3
				

				
						Reading, PA
						 
						141.9
				

				
						Lansing-E. Lansing, MI]
						 
						141.5
				

				
						Sioux Falls, SD
						 
						140.3
				

				
						Cleveland-Elyria-Mentor, OH
						 
						139
				

				
						Lincoln, NE
						 
						138.7
				

				
						Bismark, ND
						 
						138.6
				

				
						Corpus Christi, TX
						 
						138.5
				

				
						Mobile, AL
						 
						138.2
				

				
						Louisville, KY-IN
						 
						138.1
				

				
						Fargo, ND-MN
						 
						137.2
				

				
						Grand Rapids, MI
						 
						136.4
				

				
						Shreveport-Bossier City, LA
						 
						136.1
				

				
						Tulsa, OK
						 
						135.0
				

				
						Kankakee-Bradley, IL
						 
						134.9
				

				
						Cedar Rapids, IA
						 
						133.4
				

				
						Spartanburg, SC
						 
						132.3
				

				
						Appleton, WI
						 
						131.9
				

				
						Yakima, WA
						 
						130.2
				

				
						Gary-Hammond, IN
						 
						128.4
				

				
						Little Rock-N. Little Rock, AR
						 
						128.2
				

				
						El Paso, TX
						 
						126.7
				

				
						Oklahoma City, OK
						 
						125.4
				

				
						Akron, OH
						 
						123.4
				

				
						Charleston, WV
						 
						123.1
				

				
						Indianapolis, IN
						 
						122.4
				

				
						Springfield, MO
						 
						122.1
				

				
						Dayton, OH
						 
						120.6
				

				
						Pittsburgh, PA
						 
						120.3
				

				
						Amarillo, TX
						 
						118.6
				

				
						Davenport-Moline-Rock Island, IA-IL
						 
						118.5
				

				
						Syracuse, NY
						 
						116.8
				

				
						Rockford, IL
						 
						115.9
				

				
						Toledo, OH
						 
						115.8
				

				
						Peoria, IL
						 
						115.4
				

				
						Rochester, NY
						 
						115.3
				

				
						Canton-Massillon, OH
						 
						114.4
				

				
						Beaumont-Port Arthur, TX
						 
						114.2
				

				
						Springfield, IL
						 
						112.1
				

				
						Wichita, KS
						 
						111.5
				

				
						Waterloo/Cedar Falls, IA
						 
						108.2
				

				
						Topeka, KS
						 
						105.1
				

				
						Erie, PA
						 
						102.3
				

				
						Fort Wayne, IN
						 
						100.8
				

				
						South Bend-Mishawaka, IN
						 
						100.6
				

				
						Cumberland, MD-WV
						 
						100.0
				

				
						Buffalo-Niagara Falls, NY
						 
						96.8
				

				
						Binghamton, NY
						 
						92.8
				

				
						Elmira, NY
						 
						87.3
				

				
						Decatur, IL
						 
						85.3
				

				
						Youngstown-Warren-Boardman, OH-PA
						 
						78.7
				

				
						Danville, I
						 
						65.2
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