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EIGHT YEAR LOOK Median city housing prices have more thao doubled in eight years 
Gross dollars generated by the development boom are up 117% 

• Median sales price jumped 110.5% to $64,213 from the same period in 2010. The number of 
sales is 64 .7% higher as the redevelopment continues at a significant pace. The brisk conditions 
are also reflected in other metrics. Median marketing time was cut in half to 34 days and the 
negotiability between buyer and seller was cut by more than half to 4.2% 

• City sales volume of $4,449,649 more than doubled over the eight year period. The housing 
market has some of the most affordable housing stock in the region and has enjoyed significant 
demand since the days on the financial crisis. 

Average Sales Price $79,458 31 .7% $60,310 

Averag e Price Per Square Foot $49 8.9% $45 
Median Sales Price $64,213 110.5% $30,500 
Number of Sales 56 64.7% 34 

Median Cumulative Days on Market 34 -57.5% 80 
Average Days on Market (Previous) 64 -42.9% 112 
Average Listing Discount (Previous) 4.2% 9.3% 

Sold Price/List Price 95.8% 90 .7% 

Total Sales Volume $4,449,649 117.0% $2,050,548 

ONE YEAR LOOK Sales moved higher in contrast to the region as inventory fell sharply 
Smaller sized sales skewed average prices lower 

•Citywide median sales price jumped 16.2% to $64,213 from the same period last year. 
Average sales price slid 5. 9% over the same period as the average sales size declined 2.1 % to 
1,622 square feet. 

•The 16.7% year over year rise in sales for the city was in sharp contrast to the 3.5% decline 
observed in Dauphin County. The months to sell listing inventory in the city was blistering, 
defined as the number of months to sell all existing inventory at the current rate of sales, fell 
45.8% to 4.5 months from the same period last year. 

•City sales volume for the month rose 9.8% to $4,449,649 from the same period last year, one of 
the few areas in the region to see an increase in sales volume. 
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Average Sales Price $79,458 1.4% $78,359 -5.9% 
Average Price Per Square Foot $49 6.5% $46 -3 .9% 
Medlen Sales Price $64,213 -9.9% $71,250 16.2% 
Number of Sa Jes 56 16.7% 48 16.7% 
Median Cumulative Days on Market 34 -30.6% 49 9.7% 
Average Days on Market (Previous) 64 -25.6% 86 -3.0% 
Average Listing Discount (Previous) 42% 4.3% 
Sold Price/List Price 95.8% 95 .7% 
Total Sales Volume $4,449,649 18.3% $3,761,229 9.8% 
Tola I LisUng Inventory 254 -14.2% 296 -36.3% 
New Listing Inventory 75 -12.8% 86 -13.8% 
Months to·Sell 4.5 -27.4% 6.2 -45.8% 

NEW TAX LOOK City real estate momentum will be significantly impacted 
A potential 39% drop in property values 
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Based on the premise that the new tax on city real estate will be the same as existing property 
taxes, effectively doubling the amount paid by homeowners. Currently, the average annual tax 
bill for residential property over the past 12 months was ± $2,400. This additional city tax would 
yield an average tax total (existing plus new) of $4,800 per property. In a housing market that 
averages $80,000 per property, this increase is catastrophic to the market. 

Hypothetical Scenario 

The additional tax would add± $200 per month per property which would have an adverse 
impact on the market value of the average property since any additional costs would take away 
from the amount allocated to a monthly mortgage payment of a buyer. In other words, more 
taxes leave less room for principal and interest, lowering the price that a borrower could 
otherwise pay unless the purchase price were less. 

Using the average sales price of $80,000, principal and interest at the current rate of 4.5% for a 
30-year fixed mortgage of $64,000 with an 80% loan to value ratio, the monthly payment would 
be $325, plus $200 for existing property and other related taxes. The new city tax would 
increase the monthly payment by $200 to $725 or an additional 38%. That extra $200 payment 
would reduce the available mortgage amount by $25,000. 

The new affordable mortgage amount would be $39,000 ($64,000 less $25,000). At the same 
loan to value ratio (20% down), the affordable purchase price would be $49,000 resulting in a 
39% drop in price. Over the past year, gross sales volume was $43,151,412 so a 39% discount 
would be a potential $16,829,05 l loss in assessed value for the city. That drop in the total 
market volume is based on the assumption that sales will not decline, which is incorrect If sales 
were to fall 25% and prices were to fall 39% as illustrated before, total sales volume would drop 
54%. 
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This significant drop in market-wide property values would begin the "failure spiral" cycle that 
would require raising the mill rate to offset the losses in property assessments. The higher taxes 
that would result would likely accelerate the decline in market-wide property values. 

Even with active investors in the market paying cash for properties, this analysis remains a 
reasonable way to view the post- new tax market since buyers of these properties will be 
impacted and therefore the entrepreneurial profit the investors realize will push prices much 
lower. 

The city has enjoyed a development boom as a high volume of distressed properties gets a 
makeover. A significant tax hike like this will stall development initially as the spread between 
the pre-new tax values expected by sellers and the higher cost realities faced by buyers will cause 
sales to stall. In our experience, it takes about two years for sellers to "de-anchor" from previous 
prices expectations. In other words, this new tax will stall the development momentum enjoyed 
by the city for several years. 
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