Comparative Market Analysis
for 504 W 27th St, Houston, TX 77008
Subject Property
Subject property is located at 504 W 27th Street in Houston Heights, Area 9, ZIP Code 77008. It is a 3 bedroom, 2.5 bath, 1540sf (per survey)
home, with a 2-car detached garage, built in 2002, that is Victorian in style. This home will attract buyers that like the Victorian-style (with porch
and balcony) who require 3 bedrooms, and want the advantage of a detached 2-car garage and back yard with modern construction, but who
cannot afford more than $300K.
NOTE: Tax records erroneously report this home as having only 2 bedrooms and 1512 sf.
Cons:

Pros:







Very popular Victorian style with front porch and balcony
3275sf lot with back yard
Detached 2-car garage in back
Deck to enjoy back yard
Rare Victorian-style home for under $300K
Detailed crown molding and trim





Carpet is installed in the bedrooms.
Minimal parking for guests
Normal wear and tear on home…not on par with brand new
construction

Pricing Challenge
It is extremely challenging to perform a standard CMA on this home because it is extremely small for
this style of home on this size of lot. My research shows that approximately 96 percent of similar style
homes/lots have more than 1800sf. This home only has 1545sf. So there are no comps of same style,
lot size, and square footage for this property. However, as pages 2-3 prove, the style of home
(Victorian with detached garage) is extremely important in this neighborhood. In addition, this area
(“The Heights”) is known to have high-lot values, so it is imperative to compare similarly sized lots or
make large adjustments based on lot size (since homes of comparable square footage are typically on
much smaller lots).
So I see two choices to do an accurate CMA. If I choose the standard route of selecting dissimilar
homes (non-Victorian homes with attached garages on smaller lots) but of comparable house square
footage, then to do a proper CMA I would have to adjust prices for style, garage type, lot size, front
porch, balcony, and deck. My second choice, which seems more accurate in determining actual market value, is to choose similar-style homes and
lots but with larger house square footage and then only have to adjust for the house square footage.
Since style and lot value are the most important issues in this neighborhood in determining market value, I choose the second approach.
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Style of Home Most Important in Neighborhood
Attached Garages: Looking at the sales data for the past year (since Nov 1, 2011) of 3 bedroom, 2 bath homes, with 2-car garages, built since
2000, on 3275 to 3300sf lots but with attached garages (and without regard to the house square footage), I find that the average SP/sf is
$165.42.
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Detached Garages: Looking at the sales data for the past year (since Nov 1, 2011) of 3 bedroom, 2 bath homes, with 2-car garages, built since
2000, on 3275 to 3300sf lots but with detached garages (and without regard to the house square footage), I find that the average SP/sf is
$191.55. This is $26.13/sf higher than homes with attached garages, and proves that this style of home is more popular and has
a higher value to home buyers in this neighborhood.
See Note

NOTE
The property at 235 W
26th St is an anomaly
and should probably
be removed from this
list. It is a problem
property in that it
faces an undesirable
business…thus,
negatively impacting
the sales price since it
was built.
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Market Activity
Current activity for similar style homes on same size lots (including a home at 235 W. 26th St which is situated next to an undesirable business
and should probably be discarded from this list) shows the following:
Actives = 6 ranging in price from $529,000 to $550,000
Option Pending = 0
Pending/Show = 1 (subject property) at $295,000
Solds = 12 ranging in price from $239,500 to $547,250

NOTE
Excluding the problem property at 235 W. 26th St, the subject property’s current contract price of
$290,000 is the least expensive comparable home in the neighborhood.
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Market Statistics
The market statistics for comparable homes is shown below.

Conclusion
So strictly based on the current average SP/sf of $200.77, this 1540sf property is valued at $309,000. To be aggressive for this time of year, and
taking in consideration the normal wear and tear on this home, the Sellers decided to list this home at $191.55/sf ($295,000).
At the list price of $295,000, we were able to obtain 24 showings (plus 2 phone requests that were denied) and multiple offers within 7 days of
listing the property, thereby validating the popularity of this home and its list price.

If a home buyer wants a 3 bedroom Victorian-style home on a comparable sized lot in The Heights at this time, they would have to pay over
$500,000. The next best alternative is to purchase a non-Victorian style home on a smaller lot with an attached garage…not popular in this area.
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