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ANNUAL CHANGE IN HOME SALES	 Q1-2020 TO Q1-2021
San Juan County 67.4%

Island County 26.4%

King County 23.3%

Grays Harbor County 22.3%

Whatcom County 19.6%

Snohomish County 19.4%

Lewis County 18.2%

Skagit County 15.5%

Clallam County 14.1%

Pierce County 11.9%

Mason County 11.0%

Kitsap County 10.0%

Thurston County 3.5%

Cowlitz County 2.7%

Jefferson County -0.9%
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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.

REGIONAL ECONOMIC OVERVIEW
In the summer and fall of 2020, Western Washington regained some of the jobs lost due to COVID-19, but employment levels in the region have been in a holding pattern ever 
since. As of February, the region had recovered 132,000 of the 297,000 jobs that were lost, but that still leaves the area down by 165,000 positions. Given the announcement 
that several counties may have to roll back to phase 2 of reopening, I would not be surprised to see businesses hold off on plans to add to their payrolls until the picture 
becomes clearer. Even with this “pause” in the job recovery, the region’s unemployment rate ticked down to 6.1% from the December rate of 6.4% (re-benchmarking in 2020 
showed the December rate was higher than the originally reported 5.5%). The lowest rate was in King County (5.3%) and the highest rate was in Grays Harbor County, which 
registered at 9.2%. Despite the adjustment to the 2020 numbers, my forecast still calls for employment levels to increase as we move through the year, though the recovery 
will be slower in areas where COVID-19 infection rates remain elevated.

HOME SALES
	❱ Sales in the first quarter were impressive, with 

15,893 home sales. This is an increase of 17.5% 
from the same period in 2020, but 32% lower than 
in the final quarter of last year—a function of low 
levels of inventory. 

	❱ Listing activity continues to be well below normal 
levels, with total available inventory 40.7% lower 
than a year ago, and 35.5% lower than in the fourth 
quarter of 2020.

	❱ Sales rose in all counties other than Jefferson, 
though the drop there was only one unit. There 
were significant increases in almost every other 
county, but sales growth was more muted in 
Cowlitz and Thurston counties. San Juan County 
again led the way, likely due to ongoing interest 
from second-home buyers. 

	❱ The ratio of pending sales (demand) to active 
listings (supply) shows how competitive the 
market is. Western Washington is showing pendings 
outpacing new listings by a factor of almost 
six to one. The housing market is as tight now as 
I have ever seen it.
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ANNUAL CHANGE IN HOME SALE PRICES	 Q1-2020 TO Q1-2021
Grays Harbor County 50.1%

Mason County 31.8%

Lewis County 25.1%

Island County 23.6%

Thurston County 21.7%

Snohomish County 20.6%

Pierce County 20.3%

Cowlitz County 20.2%

Skagit County 19.4%

King County 18.7%

Kitsap County 18.4%

Clallam County 17.3%

Whatcom County 17.1%

San Juan County 15.7%

Jefferson County 13.1%
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HOME PRICES
	❱ Home price growth in Western Washington continues 

to trend well above the long-term average, with prices 
21.3% higher than a year ago. The average home sale 
price was $635,079.

	❱ Compared to the same period a year ago, price 
growth was strongest in Grays Harbor and Mason 
counties, but all markets saw double-digit price growth 
compared to a year ago. 

	❱ Home prices were also 2.9% higher than in the final 
quarter of 2020, which was good to see given that 
30-year mortgage rates rose .4% in the quarter. 

	❱ I expect to see mortgage rates continue to trend 
higher as we move through the year, but they 
will remain significantly lower than the long-
term average. Any increase in rates can act as a 
headwind to home-price growth, but excessive 
demand will likely cause prices to continue to rise.
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CONCLUSIONS

This speedometer reflects the state of the region’s real 
estate market using housing inventory, price gains, home 
sales, interest rates, and larger economic factors.

Demand is very strong and, even in the face of rising 
mortgage rates, buyers are still out in force. With supply 
still lagging significantly, it staunchly remains a seller’s 
market. As such, I am moving the needle even further  
in their favor.

As I mentioned in last quarter’s Gardner Report, 2021 will 
likely see more homeowners make the choice to sell and 
move if they’re allowed to continue working remotely. On 
the one hand, this is good for buyers because it means 
more listings to choose from. However, if those sellers 
move away from the more expensive core markets 
into areas where housing is cheaper, it could lead to 
increased competition and affordability issues for the 
local buyers in those markets.

ABOUT MATTHEW GARDNER
As Chief Economist for Windermere Real Estate, 
Matthew Gardner is responsible for analyzing and 
interpreting economic data and its impact on the 
real estate market on both a local and national level. 
Matthew has over 30 years of professional experience 
both in the U.S. and U.K.

In addition to his day-to-day responsibilities, Matthew 
sits on the Washington State Governors Council of 
Economic Advisors; chairs the Board of Trustees at 
the Washington Center for Real Estate Research at the 
University of Washington; and is an Advisory Board 
Member at the Runstad Center for Real Estate Studies 
at the University of Washington where he also lectures 
in real estate economics.
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AVERAGE DAYS ON MARKET 	 Q1-2021
Thurston County 15

Snohomish County 15

Pierce County 16

Island County 18

Kitsap County 18

Skagit County 21

Mason County 22

King County 23

Cowlitz County 24

Whatcom County 32

Grays Harbor County 34

Clallam County 35

Lewis County 38

Jefferson County 39

San Juan County 87
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DAYS ON MARKET
	❱ The market in early 2021 continued to show far more 

demand than supply, which pushed the average time 
it took to sell a home down 25 days compared to a 
year ago. It took 2 fewer days to sell a home than it did 
in the final quarter of 2020.

	❱ Snohomish and Thurston counties were the tightest 
markets in Western Washington, with homes taking an 
average of only 15 days to sell. The greatest drop in 
market time was in San Juan County, where it took  
52 fewer days to sell a home than it did a year ago.

	❱ Across the region, it took an average of only 29 days 
to sell a home in the quarter. All counties saw market 
time decrease from the first quarter of 2020.

	❱ Very significant demand, in concert with woefully 
low levels of supply, continues to make the region’s 
housing market very competitive. This will continue 
to be a frustration for buyers.


