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Meeting Outline  

Purpose: Growth trends in 
housing market

Staff presentation 
Background
Current residential projects 

Panelist presentation 
Activity in the housing market 

Southern Arizona 
Town of Oro Valley

Roundtable discussion  



Demographics
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2015 – 2016 Budgeted Revenue Sources
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Total lots: 609343 lots 
5K to 20K

27 lots 
6,000

29 lots 
15,000

19 lots 
5,000

75 lots 
10,000

116 lots 
5,000





Tangerine Road

Naranja Drive

211 lots 
6,500

400 beds 
Continuum Care 

Total lots: 255

44 lots       
1 acre
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Lambert Lane

Total lots: 947

50 lots 
7,000

68 lots 
20,000

118 lots 
30,000

120 lots 
8,000

500 units
TBD

91 lots 
10K to 20K



Future Development

Annexation

Redevelopment 
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Key Points

Demographics matter

Will Building Permits remain at 2008 levels?

Significant residential development in five years
Total residential projects: 14 projects with 1,811 lots 

Next steps
Annexation and/or redevelopment



James S Bradley, MAI, CCIM
Owner
AXIA Real Estate Appraisers



Residential Building Permits
Pima County
Oro Valley
Projections

MFR Building Permits
Pima County
Northwest Tucson/Oro Valley

Resale Housing





Number of Dwelling Units
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Single Family Permits
YEAR

PIMA COUNTY 
TOTAL

ORO VALLEY 
TOTAL

2009 1,934  68 3.5%

2010 1,426  50 3.5%

2011 1,388  47 3.4%

2012 2,175  167 7.7%

2013 2,623  154 5.9%

2014 2,296  134 5.8%

2015 2,176  104 4.8%

TOTAL 14,018  724 5.2%

AVERAGE 2,003  103 5.2%

0

500

1000

1500

2000

2500

3000

2009 2010 2011 2012 2013 2014 2015

Pima County Oro Valley



8% market capture per year for 
2016, 2017, & 2018

Year Pima 
County

Oro Valley

2016 2,100 168

2017 2,400 192

2018 2,700 216
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Over last several years, 50% of new MFR units 
have gone into the Northwest area of Tucson.
15% of those units are in Oro Valley.

NW Tucson is very 
desirable!



Pima County NW Tucson NW Tucson %

Total Resales 15,060 3,987 26.5%

SFR Resales 12,158 3,552 29.2%

Other 2,902 435 15%

Total Dollar Resales $3,157,057,716 $996,505,760 31.6%

Average Sale Price $209,632 $249,939 119%

Average Days 

On Market 63 66

Source: Tucson Association of Realtors 2015 Year End Review



Tucson Resident since 1985
Graduate of the University of Arizona
Member of: 

Appraisal Institute
CCIM (Certified Commercial Investment Member)
IRWA (International Right of Way Association)

Arizona Real Estate Broker
Owner of AXIA Real Estate Appraisers since 
1996
Father of 4 (2 Wildcats, a Badger, and a TBD)



information. strategy. opportunity.

Land and Homebuilder Overview
April 2016



Market Summary

• Land supply is getting tighter

• Largest Home Builders land deals coming out of the Northwest

• Oro Valley continues to be a top location for homebuilders

• Highest price land has been along the Tangerine Corridor

• Community Counts are at a 15 year low

• Home Builders are becoming market share competitive 

• All fundamentals point to increased acquisition activity over the next 18 months



2016 Snapshot

• Homebuilder owned SFR Finished lot count: 2,270

• SFR active subdivisions: 46

• 31 active subdivisions or 67% have less than a year of inventory

• $90 Million of land has been purchased in OV since 2011 total lots purchased

• Largest Land deals purchased 
• Rancho Vistoso Center Point & Mattamy Homes

• $190,000 per acre which is the regions highest



information. strategy. opportunity.

Metro Tucson Market Trends



Overproduction

Source:  LAO, 2016

2015 Permits: 2,176

Recession Recession

Single Family Permit Trends

Underproduction
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2015 Permits: 2,176Single Family Permit Trends

Source: LAO, 2016
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Source: LAO 2016

Future Demand 5 year (Est.)
15,250 LotsFuture Finished Lot Demand    
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Total Finished Lots Absorbed: 42,533Finished Lot Absorption
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Annual Community Counts
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www.landadvisors.com

Development Timeline

RAW ZONING PLATTING LOT
DEVELOPMENT

ACTIVELY
SELLING

12-15 Months 12-15 Months 8-12 Months

Approximate Elapsed Time:  32 – 42 Months



information. strategy. opportunity.

Lot inventory concentration



Macro Map

Source: Land Advisors Organization, 2016
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information. strategy. opportunity.

Northwest Tucson Progression











Finished Lot Pricing 2011- Current
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Going Forward

20172016 2018
•Supply of buildable land 
rapidly decreasing

•Strong selling season YTD

•Increased market share 
competition to drive market

•Larger transaction will 
become normal

•Urgency in rebuilding lot 
supply

•Difficulty in finding shovel 
ready deals

•Anticipated spike in land 
prices due to lot shortage

•Very active time to continue 
to rebuild lot supply

•Supply and demand 
become rapidly out of sync

•Homebuilders will need to 
purchase and prepare 
approximately 4,500 lots to 
maintain balance annually

Land Values on Upward Trend



Jeff Grobstein                Anjela Salyer
Division President                                   Director of Sales 



• Increased New Development
• Increased Modern Design 

Elements
• Multi Generational Living Floor 

Plans
• Indoor/Outdoor Living Areas
• Energy Efficiency

Market Trends



Market Challenges

• Land Prices
• Jurisdictional Timelines
• Inventory
• Resale Renovations VS New Build 



Thoughtful Architecture

Convenience to Shopping/Dining

Clean, Manicured  Community

Indoor/Outdoor Connectivity

Spacious Living

Views

Safety

Consumer Choice

Meritage Homes

Mattamy Homes



Consumer Choice
Understanding the homebuyer 

for each community

Traditional Family

• Meaningful backyard space
• 2,200‐3,200 sq. ft.
• 3‐car Garage
• Amenities ‐ parks, splash pads
• Connectivity throughout 

floorplan

A Place to Make Memories

Traditional Empty Nester

• Low Maintenance yard space
• 1,600‐2,500 sq. ft.
• Golf cart storage
• Amenities – trails, spa/pool, 

golf
• Just enough space and rooms

A Place to Make Memories
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