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The following analysis of the Western Washington real estate market is provided by
Windermere Real Estate Chief Economist Matthew Gardner. We hope that this information may
assist you with making better-informed real estate decisions. For further information about
the housing market in your area, please don’t hesitate to contact me.

A B O U T M AT T H E W G A R D N E R Mr. Gardner is the Chief Economist for Windermere Real Estate, specializing in residential market
analysis, commercial/industrial market analysis, financial analysis, and land use and regional economics. He is the former Principal of Gardner
Economics, and has over 25 years of professional experience both in the U.S. and U.K.

ECO NO M I C OV ERV I E W

A NNUA L CH A NG E I N HO M E SA LES

Washington State continues to see strong
employment growth, outpacing national numbers
with an annual rate of more than 3%. Interestingly
enough, despite these substantial job gains, the
unemployment rate remains stubbornly high at
5.8%. However, I’m not overly concerned about
this because it’s largely due to a growing labor
force rather than a declining job market. This
means that those who are unemployed who had
previously stopped looking for work are now
resurrecting their job searches because they have
confidence in the economy.
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I expect to see a modest drop in the unemployment
rate through the balance of the year, and believe
we will continue to outperform the nation as a
whole with above-average job gains.

HO M E SA LES ACTI V IT Y
■■

■■

There were 22,721 home sales during the
second quarter of 2016, up by 4.4% from the
same period in 2015. We finally saw a muchneeded increase in listings, which rose by
30.1% between first and second quarter. This
increase in the number of homes for sale led to
an increase in sales, which rose by 4.4% when
compared to the same period in 2015.
Island County saw sales grow at the fastest
rate over the past 12 months, with sales up by
22.1%. This is a small county which is subject
to wild swings, so I take the data at face value.
That said, the larger Thurston County saw
sales up by an equally impressive 19.7%. Most
interesting is that King County saw sales fall
modestly compared to the same time period in
2015. Price—and supply—are clearly an issue
in the most populous county in our state.

Q 2-2 015 TO Q 2-2 016

(Mt. Vernon-Anacortes MSA)

Mason (Shelton MSA)

12.4%

Jefferson

(Port Townsend MSA)

11.7%

Whatcom

(Bellingham MSA)

11.4%

Pierce (Tacoma MSA)

9.2%

Cowlitz

7.3%

Kitsap

(Longview MSA)

5.4%

(Bremerton/Silverdale MSA)

Snohomish (Everett MSA)

4.3%

San Juan (Friday Harbor MSA)

4.2%

Grays Harbor (Aberdeen MSA)

3.3%

Kittitas (Ellensburg MSA)

2.1%

Clallam

1.7%

(Port Angeles MSA)

King (Seattle/Bellevue MSA)

-1.9%
-5%

■■

0%

Overall listing activity was down by 21.8%
versus the second quarter of 2015, but the good
news is that the supply side deficit is actually
getting a little less than we have seen over the
past few years. Total listing activity was 30.1%
higher than seen at the end of the first quarter.
In as much as we can attribute much of this to
seasonality, it is still nice to see!
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The region is experiencing positive job growth,
and with it, migration to Washington State
is running at a very brisk pace. Given these
factors—in addition to our lack of new home
construction—it is not surprising to see demand
substantially usurping supply. As I look forward,
I believe inventory levels will continue to rise
modestly, but it will remain a solidly seller’s
market for the rest of the year.
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HO M E PR I CES
■■

With demand still exceeding supply, we should not
be surprised to see average sale prices continuing
to rise, as is certainly the case in our region. Home
prices rose by 8.1% between the second quarter
of 2015 and the second quarter of this year. This
is down from the annual rate of 10.1% that we
showed in our last report, but the rate is still far
higher than the historic average of 4%.

■■

Regular readers of this report will remember
that there were several counties where average
sale prices in the first quarter were actually
lower than seen a year before. I suggested that
seasonality was to blame and that was indeed
the case, with all counties in this report now
showing annualized price gains.
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When compared to the second quarter of 2015,
price growth was most pronounced in San Juan
County and, in total, there were nine counties
where annual price growth exceeded 10%.

■■

The prevailing supply/demand imbalance
continues to push prices higher, and persistently
low interest rates are just adding fuel to the
flames. If rates stay at current levels, it is
unlikely that we will see much in the way of
slowing appreciation for the rest of the year.

A NNUA L CH A NG E I N HO M E SA LE PR I CES
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D AY S O N M A R K E T
■■

The average number of days it took to sell a
home dropped by 17 days when compared to
the second quarter of 2015.

■■

It took an average of 67 days to sell a home in the
second quarter of this year—down from both the
86 days it took to sell a home in the first quarter
of this year, and from the 84 days that it took to
sell a home in the second quarter of 2015.

■■

The only market where the length of time it took
to sell a home rose was in the notoriously fickle
San Juan County, where it rose by 30 days to
196 days. In the rest of the region, the average
decrease in the time it took to sell a home
between the second quarter of 2015 and the
second quarter of 2016 was 20 days.

AV ER AG E DAYS O N M A R K ET

■■
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Snohomish County has joined King County as
a market that takes less than a month to sell a
home. At 18 days, King County is unarguably
the hottest market in the region, but sales
are slowing due to the lack of inventory. This
imbalance is unsustainable over the long term.

CONCLUSIONS

This speedometer reflects the state of the region’s
housing market using housing inventory, price
gains, sales velocities, interest rates, and larger
economics factors. For the second quarter of
2016, I am leaving the needle in the same position
as last quarter. Inventory levels have improved,
albeit modestly, and price growth has slowed very
slightly. However, this is offset by a jump in pending
sales, a slightly higher number of closed sales,
and a drop in interest rates. As such, the region
remains staunchly a seller’s market.
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