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Greetings to friends old and new, and East or West Coast. For those who don’t already know the personal 

trivia, I’ve spent much of the last four years on the East Coast, managing residential real estate developments 

and various other responsibilities tied to this work. 

Four years is a long stretch and this is a good time for sharing some research and commentary on the Pacific 

Northwest’s housing market. We will see from the data below that long term economic benefit still applies to 

ownership in residential real estate.   

  

We’ve come through the most challenging housing economy since the Great Depression and I would suggest 

that this was not a housing crisis, but a banking crisis and more specifically, a mortgage banking crisis.  

Avoiding the partisan conversation, suffice it to say that legislative responsibilities at the Federal level were 

sorely neglected. However, we are fortunate in that the misguided (based upon results) policies are 

correctable, assuming the political stamina exists, rational thinking prevails and our legislative and regulatory 

priorities make better long-term sense than those of the past. The sooner the issues are resolved, the sooner 

the US will see significant growth in economic well-being across the entire spectrum of wealth in the country. 

But, in my opinion, and certainly based upon market data, we’re not there, yet. 

Articles have been published recently that tout optimistic figures for growth in housing prices, including those 

for the Greater Seattle market. However, to be clear, we are reading about the rate of increase from severely 

contracted market conditions. 

This would be a good place to stop and mention that we don’t have “a” housing market in Seattle. Consider 

that the housing market is comprised of new, versus resale houses….urban versus suburban…….single 

family vs. condos vs. townhomes, various price ranges, neighborhoods, etc. There are actually hundreds of 

markets that comprise the whole, with each market segment playing out its own dynamic. 

The research below addresses market activity for single family houses from two perspectives. First, a look at 

home sales from 53 King County zip codes, comparing second quarter 2007, the peak in the housing market, 

to second quarter of this year. Then, we’ll examine data from some of Seattle’s close in, North end 

neighborhoods, from January, 2000 through to September of this year.  

SINGLE FAMILY SOLD DATA FROM 53 KING COUNTY ZIP CODES: The table below details the changes 

in sale volume and median sold price for single family houses in 53 King County zip codes. These are the zips 

with the highest sale volume recorded in Q2-2007 and represent some 60% of the 10,300 sales in 2007 and 

nearly 9,000 closed sales recorded in Q2-2013. The table is sorted by zip code in ascending order.  

The table is followed by two graphs depicting the rate of change in sale volume and price between 2007 and 

2013 as listed in the table. The graphs are sorted not by zip code but by rate of change. 
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King County Single Family Sales By Zip Code Q2-2007 Vs Q2-2013
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SALE VOLUME: The graph above details the rate of change in closed sale volume for the 53 

sampled zip codes shown on the table from the previous page. The average rate of change  

calculates to a 14% drop in sale volume comparing 2nd quarter this year to the same period in 2007. 

However, 13 (25%) of the 53 sampled zip codes experienced increases in sale volume, ranging from 

1% to 29%. These 13 zips can be described as relatively functional market segments. 

Accordingly, 75% of the zips codes show a drop in sale volume from the peak, of which 10 (20%) 

show a contraction in sale volume of 30% to nearly 60%. I would view these zips as experiencing 

market dysfunction, i.e. contraction in sale volume or a decline in value.   

MEDIAN SOLD PRICE: As much improvement as we have seen in the Pacific Northwest’s housing 

economy over the past several years, not one of the 53 zip codes sampled was able to achieve an 

increase in the median price over the Q2–2007 peak. The average change in median price in the 53 

zip study comparing the present to the 2007 peak was calculated at -19%.  
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URBAN SEATTLE - Northeast/Northwest Seattle - 2000 to 2013: Next, let’s examine long term 

market activity for North Seattle’s MLS Areas #705 and #710, the neighborhoods located between 

the Lake Washington Ship Canal and the 145th Street City limits, and 

between Lake Washington and Puget Sound, from January of 2000 to 

September 2013. The data sample includes six months of closed sale 

activity, from January to June, for each year. MLS Areas #705 and 

710 have been among the most resilient of the regional housing 

market for many years, enjoying relatively high demand and low 

supply characteristics.  

 

 

 

 

The table below details market changes for these neighborhoods, year by year. 

 

One item to note is that even though sale prices peaked in 2007, the largest volume of sales 

occurred in 2004, three years earlier.  

Something else I find interesting is what happens to the figures for Median Days On Market (DOM), 

the last column on the right. 2008, 2009 and 2011 represent the slowest markets for the years 

examined and 2013, this year, at just 7 days as the median marketing time for sold listings during the 
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first six months of the year, reflects a very hot market. Even though 6.8% jump in prices over last 

year is respectable appreciation, it’s possible we will see a bigger jump in prices during the second 

half of 2013 if marketing times remain this low. 

However, this pressure on prices could be mitigated by an increase in mortgage rates, 

implementation of more stringent underwriting guidelines for home mortgages, or more likely, an 

increase in available inventory from sellers who have been holding back from listing their houses 

until more favorable conditions were perceived.    

 

Please also note that, as shown in the January to June data samples (2000-2013) the drop in closed 

sale activity announced the economic downturn and began in 2005. Prices responded with a decline, 

two years later, an indication that for housing markets, prices are lagging indicators. 

The fifth column from the left on the table from the preceding page details the percentage change in 

median sale price over the previous year. The average for the 13 years covered in the table was 

calculated at a 4.2% gain per year. Positive price gain occurs for purchases from 2007, or prior. 

 

LOOKING AHEAD: So what can be expected from the housing economy in Seattle/King County as 

we move forward? Based upon market behavior from previous decades, it would be reasonable to 

predict both the pace of selling and pricing to be somewhat docile for another two years, at which 

point things would begin to heat up, with a market peak at or near the end of the decade.  

However, since the 2007 collapse, we are in new and uncharted straits and it’s my perspective that 

there is reasonable chance that market dynamics will be more volatile than in the past. 
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The table below details the relationship between changes in the Consumer Price Index (CPI) and 

changes in median sale prices for Seattle’s close in, North end neighborhoods (MLS Areas #705 & 

#710) over a period of 13 years. 

These figures demonstrate the resilience of the North end neighborhoods in that, even after the 

difficult contraction in our economy, over the long term (2000 to 2013), housing still offers some 

economic shelter, not just a roof.  

==> <== 

 

When volatility occurs within the national or a local economy, housing markets typically feel the 

impact. Managing residential real estate assets effectively requires new perspectives, better data 

and more strategic wisdom than in the past. 

If you have comments regarding this research or questions about undertaking other housing or 

mortgage risk research, please feel free to contact me. 

 

Kind regards, 

Bob Rothstein 

HousingUpdate.com 

206-715-1020  

 


