
A National and Regional
Economic & Housing Forecast

Presented by: Matthew Gardner
CHIEF ECONOMIST WINDERMERE REAL ESTATE



ECONOMICS IN A COVID-19 WORLD



The U.S. Economy



Employment



Jobs Are 
Returning, 

But We 
Still Have a 
Long Way 

To Go
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The Job 
Recovery 

is 
Bifurcated
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The Make 
Up of Jobs 
Can Lead 

Us to 
Theorize 

that a 
Recovery 

Will Not be 
Complete
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Q-3 Job 
Growth 
Should 

Have Been 
Stronger
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Unemployment



Unemployment  
Claims Detail
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The 
Headline 

Number is 
Pretty Good, 
But Not So 
Much When 
You Look 
Deeper
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Jobless 
Rates Will 
Continue 
Trending 

Down
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Small 
Business 

Confidence 
Also 

Improving
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Breakdown 
of Small 
Business 

Confidence

Small Business
Optimism Index (Sept. 2020)

103.9
(Up 2% y/y)

Net Share of Businesses Planning on Adding Staff 23%
Net Share of Businesses Planning on Making Capital Outlays 27%
Net Share of Businesses Expecting the Economy to Improve

(over next 3-months) 32%
Net Share of Businesses Expecting Real Sales to Rise

(over next 3-months) 8%
Net Share of Businesses Who Have Seen Actual Sales Rise

(last 3-months compared to the prior 3-months) -6
Net Share Who Expect Credit Conditions to be Easier

(next 3-months compared to the prior 3-months) -5%
Net Share of Businesses Believing that Now is a Good Time to 

Expand 14%

Net Share of Businesses Who Have Seen Earnings Rise
(last 3-months compared to the prior 3-months) -13%

Net Share of Businesses Who Have Raised Compensation
(over last 3-months) 16%



Banks 
Remain Very 
Cautions in 

Their 
Underwriting

41.5%
39.7%

-20%

-10%

0%

10%

20%

30%

40%

50%

2019:Q1 2019:Q2 2019:Q3 2019:Q4 2020:Q1 2020:Q2 2020:Q3

Net % of Lenders Tightening Standards for
Commercial & Industrial Loans

Large & Medium

Small

Source: Federal Reserve



The 
Economy 

Will Expand 
Significantly 
This Quarter
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U.S. ECONOMIC FORECAST

 Current Economic Situation Makes Accurate 
Forecasting “Problematic”;
 Coronavirus – Significant Weight is Being Given to 

the US Getting a Vaccine or Inoculation This 
Winter;
 Not All Jobs Lost Will Return; &
 The Second Half of 2020 “Will” Feel a Lot Different 

from the First, with an Economic Recovery 
Continuing as We Move Through 2021.



The U.S. Housing Market



Housing 
Supply at a 

Generational 
Low
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Sales Pick 
Back Up 
Nicely
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Price 
Growth 
Should 

Slow, But 
Not Until  
in 2021
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Forbearance 
Activity is 
Improving
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U.S. 
Shifting 

Back 
Toward 

Ownership
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Mortgage Rates



& I Do Not 
Expect 

Them to 
Break 

Above 4% 
Until 2022
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The State & Regional 
Economy



Employment 
Growth

Forecast
(2020)

Source: Windermere Economics
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Employment 
Growth

Forecast
(2021)
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Cases are 
Dropping 

Nicely; Let’s 
Keep it Up!
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COVID 
Related 
Drop in 

Employment 
(Washington MSA’s)
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Jobs 
Recovered 

So Far
(Washington MSA’s)
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Relative 
Unemployment 

Rates 
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Olympia MSA



Change in 
Sectoral 

Job 
Growth
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Significant 
Exposure to 
GovernmentConstruction
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Jobs Were 
Hit Hard; 
They Are 
Coming 
Back But 
the Pace 

Has 
Slowed
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The 
Jobless 
Rate is 
Taking 

Longer to 
Drop Than 

I Would 
Like
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As Initial 
Claims 
Remain 

Twice the 
Pre-COVID 
Average
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Thurston 
County 

Employment 
Forecast
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Demographics



POPULATION BY AGE
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HOUSEHOLDS BY INCOME
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Migration 
Patterns 

are 
Interesting
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REGIONAL ECONOMIC FORECAST

• “Uncertainty “ Persists (Which is Driving Economists to 
Drink!)

• Jobs Start to Return, But Not Until Next Year;
• Businesses Are Thinking that Being “Downtown” May Not 

Be Necessary Anymore – There is Opportunity;
• Demographic Forecasts Show Rising Incomes, a 

Population That’s Getting Younger, & Solid Migration –
More Opportunity; and

• From a Regional Perspective, The Economy is Hardly 
Diverse, Which Can Be Good, But it Can Also Be Bad!



The Thurston County
Housing Market



Housing is 
Hardly 

Diverse!
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OWNERSHIP TENURE & FORECAST
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Permit 
Activity is 

Inadequate2,493
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Borrowing 
Has Become 

Harder
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Listing & 
Sales 

Activity
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Single-Family Homes - Average Sale Price
Thurston County; resale housing; non-seasonally adjusted
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Single-Family Home Transactions & Prices
resale units; average sale price; non-seasonally adjusted



MEDIAN SALE PRICES (12-MO. % CHANGE)

NW County - $667,000 (+29.5%)

Black Hills - $503,000 (34.5%)
East Olympia - $542,500 (14.8%)

NE County - $464,950 (10.7%)

South Olympia - $410,000 (7.9%)

Yelm/Rainier - $370,000 (23.3%)

Tumwater - $387,950 (9.9%)

Lacey - $356,923 (8.2%)

Boston Harbor - $551,500 (13.7%)

SE County - $450,000 (26.2%)
Westside Olympia - $410,000 (11.0%

South County - $400,000 (41.3%)
Hawks Prairie - $396,700 (18.8%)

Westside Olympia - $364,000 
(27.7%)

Rochester - $360,000 (5.3%)

Source: NWMLS  
single-family 

resale housing; 
data for Sept. 

2020



Source:  Ellie Mae
Jan. 2020 to Sept. 2020
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So Where
Have 
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Been 
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Homes So 

Far in 
2020?



Makeup of 
Millennials

Buying 
Homes in 
Olympia

55% Were Male & 33% Female;
53% Were Married;

Average Age was 31.7
Average Loan Amount: $300,821

Average Appraised Value: 
$370,932

Average Down Payment - 18%;
Average FICO Score - 736
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Single-Family Home Prices
Annual average price change & forecast



Home 
Prices Not 
Yet Testing
Affordability

(But it’s Only a 
Matter of Time!)
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LOCAL HOUSING MARKET FORECAST

• Home Price Growth Will Slow in 2021- But Not By 
Much;

• Sellers are Feeling Pretty Good, Buyers…. Not So 
Much!;

• It Will Be Interesting To See the Impact – If Any –
Coming From Work From Home Plans; and

• Ultimately, 2021 Will Likely Show Modestly More 
Inventory, and Modestly Lower Price Growth.



CONTACT INFORMATION

m.gardner@windermere.com

Twitter: SeattleEcon
LinkedIn: Matthew Gardner
Facebook: Windermere Economics
Instagram: matthewgardnerecon



LEGAL STUFF!

© 2020 Windermere Services Company and/or its licensors and affiliates (collectively, “WINDERMERE”). All rights reserved. ALL
INFORMATION CONTAINED HEREIN IS PROTECTED BY COPYRIGHT LAW AND NONE OF SUCH INFORMATION MAY BE
COPIED OR OTHERWISE REPRODUCED, REPACKAGED, FURTHER TRANSMITTED, TRANSFERRED, DISSEMINATED,
REDISTRIBUTED OR RESOLD, OR STORED FOR SUBSEQUENT USE FOR ANY SUCH PURPOSE, IN WHOLE OR IN PART, IN
ANY FORM OR MANNER OR BY ANY MEANS WHATSOEVER, BY ANY PERSON WITHOUT WINDERMERE’S PRIOR WRITTEN
CONSENT. All information contained herein is obtained by WINDERMERE from sources believed by it to be accurate and reliable.
Because of the possibility of human or mechanical error as well as other factors, however, all information contained herein is provided
“AS IS” without warranty of any kind. Under no circumstances shall WINDERMERE have any liability to any person or entity for (a) any
loss or damage in whole or in part caused by, resulting from, or relating to, any error (negligent or otherwise) or other circumstance or
contingency within or outside the control of WINDERMERE or any of its directors, officers, employees or agents in connection with the
procurement, collection, compilation, analysis, interpretation, communication, publication or delivery of any such information, or (b) any
direct, indirect, special, consequential, compensatory or incidental damages whatsoever (including without limitation, lost profits), even if
WINDERMERE is advised in advance of the possibility of such damages, resulting from the use of or inability to use, any such information.
The projections, and other observations, if any, constituting part of the information contained herein are, and must be construed solely as,
statements of opinion and not statements of fact or recommendations to purchase, sell, hold or develop any asset. NO WARRANTY,
EXPRESS OR IMPLIED, AS TO THE ACCURACY, TIMELINESS, COMPLETENESS, MERCHANTABILITY OR FITNESS FOR ANY
PARTICULAR PURPOSE OF ANY SUCH RATING OR OTHER OPINION OR INFORMATION IS GIVEN OR MADE BY WINDERMERE
IN ANY FORM OR MANNER WHATSOEVER. Each opinion must be weighed solely as one factor in any investment decision made by or
on behalf of any user of the information contained herein, and each such user must accordingly make its own study and evaluation of
each security that it may consider purchasing, holding, developing or selling any asset.


