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Florida Keys Real Estate Market Comparison: January—December 2015 vs. 2014 
*Source: Tri-Services Multiple Listing Service (MLS) Board Key Largo To Key West 

Upper Keys Middle Keys Lower Keys Key West All Areas ALL AREAS 
2014 

 Lower Matecumbe to Key 
Largo 

7 Mile Bridge to Long Key Bay Point to Big Pine Key West to Shark Key Keys-Wide 

Total Number of Sales  
as of 12/31/2015: 

7% More 
983 

2% More 
583 

18% More 
611 

8% More 
881 

8% More 
3,058 2,824 

Avg. Sales Price 
as of 12/31/2015: 

5% More 
$500K 

2% More 
$413K 

8% More 
$377K 

1% More 
$652K 

3% More 
$503K $488K 

$ Value of Sales 
as of 12/31/2015: 

12% More 
$492MM 

5% More 
$241MM 

27% More 
$230MM 

9% More 
$574MM 

12% More 
$1.53B $1.37B 

Sale Price to Original List Price  
as of 12/31/2015: 

1% More 
89.81% 

No Change 
88.46% 

3% More 
91.50% 

6% More 
90.18% 

2% More 
89.99% 87.98% 

Sale Price to Final List Price  
as of 12/31/2015: 

No Change 
93.04% 

No Change 
92.34% 

1% More 
94.30% 

2% More 
97.86% 

1% More 
94.39% 93.48% 

Avg. Days to Sell 
as of 12/31/2015: 

10% Less 
157 

26% Less 
140 

4% Less 
165 

5% More 
168 

9% Less 
158 174 

Pending Sales 
as of 12/31/2015: 

44% Less 
35 

31% Less 
31 

57% Less 
23 

30% Less 
52 

40% Less 
141 236 

Number of Properties for Sale 
as of 12/31/2015: 

11% Less 
708 

5% More 
516 

4% Less 
470 

1% More 
794 

3% Less 
2,488 2,560 

Avg List Price Properties For Sale 
as of 12/31/2015: 

1% Less 
$980K 

5% More 
$757K 

21% More 
$724K 

1% More 
$799K 

3% More 
$828K $804K 

Months of Inventory 
as of 12/31/2015: 

10% Less 
9 

10% More 
11 

18% Less 
9 

8% Less 
11 

9% Less 
10 11 

KEYS-WIDE OVERVIEW OF SALES AND LISTINGS FOR ALL PROPERTY TYPES: 
 

The Sales total of 3,058 properties during 2015 was 8% higher than the 2,824 properties sold during that same period in 2014.  Sales for 2015 continues 
the trend of exceeding each previous annual period which started in 2009 when it was 1,560.  The record of 3,510 occurred in 2004 with the low being 
1,166 in 2008.   
 

The $503K Average Sale Price (ASP) was 3% more than the $488K for that time frame last year and a reduction of 38% from the peak of $805K in 2006, 
which places the 2015 ASP between the 2003 price of $433K and 2004 price of $563K.  
 

The Dollar Value of Sales (DVS) rose 12% to $1.53B compared to $1.37B for 2014 as a result of the 3% increase in ASP combined with an 8% increase in 
number of sales.  Prior to last year, 2006 was the last time sales exceeded $1B.  The record year occurred in 2005 at $2.3B in sales when the ASP was 
$782.4K with 2,752 properties sold.  The lowest DVS occurred in 2008 with $685MM from 1,166 sales with an ASP of $588.1K.  
 

Average Days to Sell declined 9% to 158 days from the 174 of 2014.  The peak was 264 days for 2012 with a low of 140 days in 2004.  (Average Days to 
Sell is a measure of the number of days between the date the property was listed and the date the sale closed.)  
 

Pending Sales: Pending Sales are those properties under contract at the end of the month with a date to close during a subsequent month.  Th e  
number of pending sales at the end of a month compared to the same month in the previous year provides a relative measure of sales activity, and a 
forecast for closed sales for the next 30 to 60 days. We start 2016 with fewer pending sales in each market area than a year ago which gives some pause 
for concern about how strongly 2016 will start out vs. 2015.   
 

The Sale Price-to-Original List Price (SP/OLP) increased 2% to establish a new high of 89.99% compared to 87.98% a year earlier which was the previous 
high.  The record low of 62.49% came in 2009.  (The OLP/SP compares the sale price of the property to the list price of the property at the time it first 
came on the market and provides a measure of the difference between many sellers’ initial list price and the market price acceptable to buyers.)  
 

The Sale Price-to-Final List Price (SP/FLP) of 94.39% rose 1% from 93.48% last year.  (The FLP/SP compares the sale price of the property to the list price 
of the property at the time the contract was written instead of the time the property was first listed, and reflects the average percentage of the final 
listed price that buyers are paying for properties that have sold.)  This ratio will continue to improve as does the market.  The peak for this ratio was 
94.85% for 2004 and the low, 87.10%, occurred in 2009. 
 

The margin between the OLP/SP (89.99%) and FLP/SP (94.39%) is 4.4%.  That margin indicates, on average, a seller can anticipate price reductions during 
the term of the listing of about 4.4% from their original list price to the final list price prior to receiving a buyer’s offer.  The previous low of 7% occurred 
in 2001 and 2005, with the largest variance being 25% at the end of 2009.  Similarly, sellers and buyers today can expect the contract price, on average, 
to be 5.6% less than the final list price and about 10% less than the original list price.  From 2001-2005, the average margin for FLP/SP was nearly 5% 
with the high being 12.9% for 2009 when the OLP/SP low was 37.5%.  
 

The 2,488 Properties For Sale at the end of December 2015 was 3% less than 2,560 on that date in 2014 and is a 51% reduction from the peak of 5,084 
in March of 2007.  This is the single most important measure of the continued improving market and we anticipate the slow but steady decline in listings 
when compared to the same month of the previous year to continue.   (continued on page 4) 



The chart above provides a graphic representation of the cycle for the Keys real estate market by quarter for the 
past 13 years.  The dark blue line depicts the listing cycle and the red line the sales cycle.  The dotted gold line 
represents the number of pending sales contracts remaining to be closed at the end of each quarter with the 
light blue vertical gridlines marking the fourth quarter of each year.  The Keys real estate market has a fairly 
consistent yearly cycle, in which the listing inventory increases starting in December and peaks in February  
before declining while sales increase starting in February and peaking in May.  This has been the norm over the 
past 13 years with the exception of 2005 and 2006, which is explained in the following paragraphs.  The chart 
shows the direct, inverse relationship between listings and sales as reflected by the blue and red lines of the 
chart.  When listings increase, sales decrease proportionately, and when listings decline, sales increase  
proportionately. 
 

Pending sales reflect those listings that were under contract at the end of the quarter and typically have a  
contract closing date 30 to 60 days after the end of the quarter.  Pending sales at the end of a quarter are a  
bellwether for sales during the next quarter evidenced by the fact that pending sales at the end of each quarter 
of 2003 through Q4 2005 were consistently fewer than the number of closed sales during those quarters.  With 
fewer pending sales than closed sales during those years, sales declined and the number of properties listed for 
sale rose, creating more choices for buyers and reducing their urgency to buy.  
 

(continued on page 3) 

Florida Keys Real Estate Market Cycle 



The chart on page 2 shows that the reduction in sales was becoming evident by the end of Q4 2004.  Sales for that 
quarter were 11% fewer than in Q4 2005, and properties listed for sale then rose consistently throughout 2005  
instead of declining according to the normal annual cycle.  The sales peak in 2005 of 885 was 26% less than the 
1,197 peak of 2004.  Note that the pending sales line for Q3 and Q4 of 2003 and 2004 was significantly lower than 
the number of sales in that same period, and that trend continued though 2005 as sales for Q4 2005 were 44% less 
than the fourth quarter of the preceding year.  Q4 of 2005 was also when Hurricane Wilma struck the Keys (noted 
on the chart) causing significant damage from flooding, especially from the Middle Keys through Key West.  This 
had an immediate negative impact on the real estate market which was further compounded by the national  
recession.   
 
During 2006 and 2007, pending sales slightly exceeded same quarter sales only at the end of Q1 in 2006 and 2007.  
Accordingly, sales continued to drop reaching a record low for the 13-year period of 236 during Q4 2007 that was 
38% less than the 383 of the same quarter of 2005 and 19% lower than the 292 of that quarter in 2006.  Listings 
continued to increase to a record high of 5,084 by the end of Q1 2007, nearly 3 times higher than the 1,276 for Q2 
2004, before starting to slowly decline as pending sales equaled closed sales for Q4 2007.  We call this the Market 
Recovery Turning Point because pending sales then exceeded sales through the first two quarters of 2008 and 
matched sales for the final two quarters.  Pending sales then exceeded sales for nearly every quarter through Q1 
2015.  Sales were increasing as there was a surplus of pending sales until Q2 2015.  During those quarters, the 
listing inventory continued to decline.  It was 2,220 at the end of Q3 2015, down 56% from the record of 5,084.  As 
the normal cycle commenced during Q4 2015, listings rose and sales were lower; in fact, 20% lower than Q4 2014.  
Pending sales for Q3 2015 were slightly lower than closed sales, and significantly lower than closed sales for Q4 
2015, a trend we will be monitoring as the Keys market progresses through the traditionally high sales months.  
Therefore, based on the relationships shown on this chart, we can anticipate future sales by monitoring pending 
sales.  The trend in listings inversely predicts sales and provides another measure of future sales, as well. 

In 2015, we enjoyed a 25% increase in visitors over 2014, a 33% increase in visitor sessions, and an 11% increase in page 
views. 

Our site is optimized responsively for mobile visits which proved important because we saw an 82% increase in the  
number of sessions conducted from a mobile phone and a 33% increase in sessions conducted from a tablet.  Overall,  
57% of sessions originated on a desktop, 23% on a mobile phone, and 20% on a tablet for a shift of about 6% from PCs to 
smart phones from 2014. 

“Florida Keys Real Estate” was, again, the number-one search term through which visitors found us. 

We saw a continuation of a trend in which the overall percentage of international visits from outside North America  
has decreased since 2012, probably due to the strength of the U.S. dollar against the currencies of important feeder  
nations during that time.  While we increased our  
international search engine optimization efforts in  
2015, there was also a noticeable fall-off in visits from 
South America. 

94% of visits originated within the United States.   
Florida was the number-one point of origin generating 
nearly 35% of all visitors with 26% coming from within 
the Keys.  The other states comprising our top 10  
included New York, Pennsylvania, Ohio, Michigan,  
Illinois, Texas, New Jersey, North Carolina and  
Georgia.   

Our top 10 international points of origin, in order,  
included Canada, the United Kingdom, Pakistan,  
Germany, Netherlands, Philippines, India, France,  
Russia and Italy.   

RealEstateFloridaKeys.com’s 2015 Visitors 

86% 88% 90% 92% 94% 96% 98% 100%

2012

2013

2014

2015

Visits to RealEstateFloridaKeys.com by Continent 2012-2015

North America Rest of Americas Europe Asia Oceania Africa unknown



(continued from page 1) 
 

The 10 Months of Inventory (MOI) declined from 11 at the end of last year and is a drop of 9%, continuing down from 55 months on March 31, 2008.  The lowest MOI to 
date was 3 and happened at the end of Q2 in 2004. (MOI provides a measure of the rate of sales versus the supply of properties and is also known as the “absorption rate.”) 
 

The Average Listed Price (ALP) for 2015 of $828K is up 3% from $804K last year.  The ALP peak was $990K at the end of 2007 and has decreased 16% since then; however, 
the ALP has increased 19% since the 2012 low of $695K. 
 

MARKET AREA DETAILS 
 

Number of Sales:  All Keys Market areas experienced increased sales during 2015. Lower Keys sales rose 18% to 611 from 517, Key West sales grew 8% reaching 881  
compared to 817 a year ago followed by the Upper Keys at 7% to 983 from 921 in 2014, and the Middle Keys with 583 sales up 2% from 569. 
 

Average Sale Price: Lower Keys led all market areas rising 8% to $377K compared to $350K in 2014.  Upper Keys ASP was up 5% at $500K from $476K.  The Middle Keys was 
up 2% to $413K from $404K, followed by Key West 1% to $652K up from $646K last year.  
 

Dollar Value of Sales: During the past year, the Lower Keys rose by 27% to $230MM versus $181MM. The Upper Keys increased by 12% to $492MM from $439MM.  Key 
West grew by 9% to $574MM over $528MM, and the Middle Keys was up 5% to $241MM from $230MM in 2014.  
 

Average Days to Sell: The Middle Keys led the reduction, down 26% to 140 versus 190, followed by the Upper Keys’ decrease of 10% at 157 compared to 174 during 2014. 
The Lower Keys declined 4% from 171 last year to 165 this year.  Key West increased 5% to 168 from 160 in 2014.  (We continue to believe the average sale periods reported 
are artificially low as they do not accurately account for the property being previously listed with one or more brokers prior to being sold.)  
 

Number of Properties For Sale:  The Middle Keys experienced the largest increase, 5% to 516 from 490, with a record high of 870 occurring in 2007, which is a fall of 40% 
over the last 8 years.  Key West was up 1% to 794 versus 783 in 2014, with the highest being 1,460 in 2008 which amounts to a 46% reduction since then.  Upper Keys 
listings declined from 797 to 708 in 2015, a drop of 11% and 55% from the peak of 1,587 properties for sale at the end of 2006.  The Lower Keys with 470 listings versus 490 
a year ago was 4% lower.  The highest for that market, 907, occurred in 2006 equating to a 48% reduction at the end of 2015.   
 

Average List Price (ALP):  The Lower Keys ALP of $724K rose 21% from $601K in 2014.  The record high for that market area was $781K in 2006.  The Middle Keys list price 
increased 5% to $757K from $721K with a record of $1MM occurring in 2005.  Key West’s ALP was up 1% to $799K from $790K last year; the peak of $1.1MM came in 2005. 
The Upper Keys had the only decrease, 1%, to $980K from $995K in 2014, with the record being $1.1MM in 2007.  
 

Months of Inventory (MOI):  MOI declined in all areas except the Middle Keys, which was up 10% to 11 MOI compared to 10 a year ago.  In 2008, it peaked at 61 MOI.  The 
Lower Keys MOI fell 18% to 9 vs. 11 during the same period last year, with a record of 39 MOI in 2008.  In the Upper Keys, the MOI of 9 was down from 10 at the end of 
2014, a 10% drop.  2005 was the record year with 48 MOI.  Key West decreased from 12 in 2014 to 11 this year, off 8%, and had the MOI peak at 41 in 2005. 
 

What do the Numbers Forecast?  Comparing the low point for sales and listings to 2015 shows the following:  
 

1. Sales, which bottomed out in 2008 at 1,166, have risen every year since then to 3,058 for 2015, up 162%.  
2. The Average Sales Price was the lowest at $404K in 2011 and has increased to $503K this past year, up 25% over the 4-year period.   
3. Listings have decreased 46% from 4,628 at the end of 2006 to 2,488 at the end of 2015.   
4. The margin between Sale Price-to-Original List price and Sale Price-to-Final Sales Price has dropped to 5.4% from 25% since 2009.   

 

The 2015 market, while continuing the above-noted growth trends, did so at a slower rate than in previous years, and the decrease in pending sales to start the year 
indicates that 2016 will likely be another year of slow, incremental increases in the number of sales, average sales price, and continued decline in number of listed  
properties.  Interest rates will likely rise in 2016 above recent years which will serve to temper increases in demand. 
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