
The housing market in the Washington metropolitan area has cooled 

off somewhat after three years of rapid growth. At the 2nd quarter of 

2015, the average sale price was down and the average days on market  

figure was up from one year prior. Still, sales activity rose to its highest 

level since the downturn, and the region’s inventory of homes for sale 

remains tight. 

•	 2nd quarter prices:  Down 0.4% from 2nd quarter 2014. 

•	 Unit volume: Up 10.9% during 2nd quarter 2015 compared to 2nd 

quarter 2014.

•	 Days on market: Up 6 days from 2nd quarter 2014 to 47 days.

•	 Months of inventory: Down 0.1 months from 2nd quarter 2014.

There is optimism for the Washington area housing market, as the 

region has weathered the storm of Federal cutbacks and is again 

adding jobs. With stronger job growth expected over the next three 

years, the housing market is well positioned to continue on a path of 

recovery. See Figure 1 for current housing market indicators.

AverAge Prices DeclineD slightly 

After posting healthy increases over the past several years, price 

growth in the region has slowed in recent months. As of the 2nd 

quarter of 2015, the average sale price for a Washington area home 

was down 0.4% from one year prior. This rate compares to the year-

over-year growth of 3.2% at 2nd quarter 2014, and represents the first 

decline in average price since the 4th quarter of 2011.

MARKET INDICATORS 
Washington Metro Area | At Second Quarter 2015 | Figure 1 

CHANGE VS.  
Q1 2015 

CHANGE VS.  
Q2 2014 

Q2 AVG.  
SALES PRICE $486,158     7.6% 0.4% 

Q2 SALES  
(UNITS) 20,094       68.2% 10.9% 

Q2 AVG. DAYS  
ON MARKET 47 22         6 

SALES PACE* 2.4 Months                 0.4 Months         0.1 Months 

Source: MRIS, Delta Associates; July 2015.  
*Sales pace at June 2015. Pace is ratio of total for-sale inventory to current month’s sales. 
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The price decline is likely the product of two factors. First, the inventory 

of homes for sale increased by 10% between 2nd quarter 2014 and 2nd 

quarter 2015 – this has eased price pressure somewhat. Second, the 

pace of sales has increased a far faster rate in the region’s lower-priced 

outlying jurisdictions than in its more expensive core. 

Price growth likely will remain at modest levels as the inventory 

continues to grow in the near term. The longer-term prospects for 

the Washington metro area housing market remain positive, though. 

Despite the recent slight price depreciation, the regional housing 

market remains among the most stable in the nation, and anticipated 

job growth should drive a resurgent housing market.

The Core Jurisdictions of the District of Columbia, Alexandria, and 

Arlington experienced the greatest 12-month price increase among 

the sub-areas, though the District’s average price actually decreased 

slightly. These jurisdictions had an average sale price of $635,335 in 

2nd quarter 2015, a modest increase of 0.7% from 2nd quarter 2014. 

Here are the one-year average price changes by jurisdiction:

•	 Alexandria: up 0.9%. 

•	 Arlington: up 2.8%. 

•	 The District: down 0.2%.

The Washington area’s Inner Ring jurisdictions of Fairfax (including 

the cities of Falls Church and Fairfax), Montgomery, and Prince 

George’s counties experienced no growth from prices in 2nd quarter 

2014 prices with homes price averaging $476,397 this quarter. Strong 

price growth in Prince George’s was cancelled out by declines in both 

Fairfax and Montgomery. Over-the-year changes in average prices for 

the Inner Ring counties were:

•	 Prince George’s: up 4.2%.

•	 Montgomery County: down 0.9%.

•	 Fairfax County: down 0.1%.

In the Washington area’s Outer Suburbs of Prince William, Loudoun, and 

Frederick counties, 2nd quarter 2015 prices increased 0.3% from a year 

earlier, with an average price of $395,295. See Figures 2 and 3. For the Outer 

Suburbs, average price changes by county over the past year were:

•	 Prince William County: up 0.6%.   

•	 Loudoun County: up 1.5%.

•	 Frederick County (MD): down 2.8%. 

HOME PRICES  BY SUB-AREA* 
Washington Metro Area | At Second Quarter 2015 | Figure 2 

SUB-AREA* 
CHANGE VS.  

Q1 2015 
CHANGE VS.  

Q2 2014 

Core $635,335      18.0%      0.7% 

   Units 3,966       61.4%     3.2% 

Inner $476,397       10.8%       0.0% 

   Units 10,789        69.5%      12.5% 

Outer $395,295       5.2%       0.3% 

  Units 5,066        71.5%       15.2% 

Source: MRIS, Delta Associates; July 2015. *Core: DC, Arlington, Alexandria. Inner: Fairfax, Montgomery, 
Prince George’s, Fairfax City, Falls Church. Outer: Loudoun, Prince William, Frederick.  
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sAles vOlUme rAmPs UP

Sales activity typically peaks during the 2nd quarter, but this year’s 

sales volume is particularly noteworthy. The number of units sold 

during the 2nd quarter of 2015 increased 10.9% from one year ago. 

The first half of 2015 registered the highest six-month sales volume 

the region has seen since 2006. This contrasts with sluggish sales in 

2014. Washington area homebuyers are likely acting to take advantage 

of more reasonable prices and the still-low interest rates before both 

go up. As job growth – especially concentrated in sectors with incomes 

that support the purchase of for-sale housing units – outpaces price 

gains, sales activity is likely to continue at a robust pace.

DAys On mArket ticks UPWArD

Homes in the Washington area averaged 47 days on the market in 2nd quarter 

2015, up 6 days from one year ago but still well below the 10-year average of 65 

days. The expanded inventory has contributed to the rise in days on market, 

but a rising pace of sales has kept this increase in check. The availability of 

relatively moderately-priced homes and persistence of low interest rates have 

also kept days on market from rising too rapidly. See Figure 4. 

Time on market is highest in the Outer Suburbs and lowest in the 

Inner Ring. Differences between the market’s geographic sub-areas had 

widened a bit near the end of 2011 and in early 2012 as uncertainty over 

the Federal budget began to affect the market, although the gaps were 

not as divergent as in the 2006-2009 period. These gaps have narrowed 

since 2012, indicating a more balanced regional market. 

•	 Core: Time on market was 46 days at the end of 2nd quarter 2015, 

up 1 day from the 2nd quarter 2014 average of 45 days. 

•	 Inner Ring: Time on market averaged 43 days in the 2nd quarter of 

2015, up from 38 days one year earlier.

•	 Outer Suburbs: Time on market was 54 days during the 2nd quarter of 

2015, an increase from 43 days a year earlier. See Figure 4. 

Of note, the average selling price during 2nd quarter of 2015 was 99.3% 

of list price. The ratio remained close even as active listings increased 

and options varied at different price points. Continued additions to the 

available inventory may create a larger bid/ask spread in the year ahead.

listings increAse, bUt inventOry remAins lOW 

The metro area had an average of 2.4 months of for-sale inventory at the 

end of 2nd quarter 2015. This figure is down slightly from the  2nd quarter 

2014 level of 2.5 months, in spite of the overall increase in inventory. The 

region’s months of inventory figure is showing continued strength, and has 

remained below 4 months in each of the last 15 quarters. See Figure 5 and 6. 

AVERAGE DAYS ON MARKET  
Washington Metro by Sub-Area* | Existing Houses | Figure 4 
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FOR-SALE  L ISTINGS 
Washington Metro Area | Existing Houses | Figure 6 
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PRICE  CHANGE AND INVENTORY 
Washington Metro Area | 2004 – Second Quarter 2015 | Figure 5 
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In recent years, the Washington area’s average prices tend to rise 

when there has been less than 6 months of inventory. The relatively 

low ratio we have seen during the most recent recovery is primarily 

due to a lower number of listings, rather than robust sales volume, 

so price growth has been tempered. However, with a rising number of 

listings and a decline in months of inventory available, price growth 

is expected over the next few quarters.

All of the region’s major jurisdictions currently have less than 

3 months of inventory – the only area above this level is Fauquier 

County, Virginia, which is at 5.5 months. The areas with the lowest 

months of inventory figures are in the Core: the District is at 1.4 

months and Arlington is at 2.0 months. See Figure 7.

WAshingtOn hOUsing mArket lAgs behinD Peer cities

Over the long term, the Washington metro area housing market 

has performed consistently better than other metro areas’ housing 

markets, and is among the most stable in the nation. Between the 

1st quarter of 1995 and the 1st quarter of 2015 the Washington 

metro area experienced price growth of 176%, ranking third among 

major metro areas according to the Federal Housing Finance Agency 

(FHFA). Although there was a slight decline in prices this quarter, 

this long-term measure demonstrate that the region has sustained 

an annual average price growth rate of about 8.8% over the last 20 

years. See Figure 8.

Of late, price growth in most major U.S. metros has surpassed 

the Washington market’s rate of growth. The Washington metro 

area ranked last among major metro areas in home price growth 

between April 2014 and April 2015, with prices increasing just 1.1% 

according to Case-Shiller. Washington also underperformed the 20-

city composite increase of 4.2% over the same period, though the 

composite price gain continues to decelerate as part of a national 

slowdown. The metro area’s housing market began to recover earlier 

in the cycle, and its performance is now being exceeded by other 

metropolitan areas. See Figure 9.

MONTHS OF FOR-SALE  INVENTORY 
Washington Metro Area | Figure 7 
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PRICE  CHANGES 
Selected Large Metro Areas | 1995 – 2015 | Figure 8 

Source: FHFA, Delta Associates; July 2015. 
Note: Price change at 1st quarter of respective year; seasonally adjusted.  
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PR ICE  CHANGES 
Home Price Indices | April 2014 – April 2015| Figure 9 

Source: S&P/Case-Shiller, Delta Associates; July 2015. 
Note: Seasonally adjusted purchase-only index. 
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WAshingtOn AreA hOUsing OUtlOOk

The first half of 2015 has been a time of uncertainty in the regional 

housing market. While the volume of home sales continues to increase, 

there has been a slight decline in prices and a slight increase in days 

on market. The uneven performance of the housing market has been 

a product of weak economic growth, as the region added just 18,900 

jobs during 2014, its lowest level since 2010. With renewed job growth 

so far in 2015, price growth is expected to return. We anticipate price 

appreciation of 1% to 3% annually in the short term.

Looking ahead, the regional housing market is well positioned to gain 

traction through 2015 and into 2016. The Washington area remains 

one of the more stable metropolitan markets in the nation. In spite 

of the effects of the Great Recession, the region’s average home price 

has increased at a growth rate of 8% annually since 1995, according 

to the FHFA. Furthermore, favorable regional economic trends such as 

strong job growth, low unemployment rates, and the stabilization of 

Federal employment and procurement will bode well for the housing 

market, particularly the demand side of the housing sales equation. 

The anticipation of an interest rate hike by the Federal Reserve before 

the end of 2015 will likely spur sales activity as potential buyers take 

advantage of more favorable rates and prices. 

On balance, the following factors may bring modest gains to the 

Washington-area for-sale housing market in the latter half of 2015:

•	 A local job market that resumes growing at a rate above the long-

term average and is concentrated in sectors with incomes 

that support the purchase of for-sale housing units, such as 

Professional/Business Services and Education/Health.  

•	 An easing of lending standards by Fannie/Freddie that will open 

up homeownership, especially to younger home buyers. 

•	 Mortgage interest rates that remain relatively low by historical 

standards, notwithstanding a highly anticipated increase by 

the end of 2015.

•	 Income growth and household formation that will propel new 

home buyers into the marketplace.

Of note, a projected decline in the region’s apartment rents may 

negatively influence the rate of price gains of Washington area single-

family houses in the year ahead. This effect will be short-lived, though, 

as rental rates are expected to recover in 2016 and 2017.

looking ahead, 
the regional 
housing market 
is well positioned 
to gain traction 
through 2015 and 
into 2016. the Washington 
area remains one of the more 
stable metropolitan markets 
in the nation. 
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t h e  b i g  P i c t U r e

Our Take: The Washington area saw a 1.1% 

increase in existing home prices for the 12 months 

ending April 2015 (according to Case-Shiller data), 

underperforming the 20-city composite average 

of 4.2%. Washington outperformed its peer cities 

earlier in the cycle but now trails all major metros. 

Most of the major markets included in the composite 

index are experiencing a slowdown in price growth 

and resurgence in listings, however.
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Source: MRIS, Delta Associates; July 2015. 
*Annualized. 

12-MONTH AVERAGE DAYS ON MARKET 
Washington Metro Area | Existing Houses | Figure 12 
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Source: S&P/Case-Shiller, Delta Associates; July 2015. 
*12 months ending April 2015. Note: Seasonally adjusted purchase-only index. 

Our Take: First half sales volume reached its highest 

level since 2006 and is on pace to continue to increase. 

Our Take: The average time on the market for 2nd 

quarter 2015 is 47 days, up from 41 days one year earlier, 

but still well below the 10-year average of 65 days. The 

12-month trailing average of 53 days is also up from a 

year earlier, but still far below the long-term average.

Our Take: Resale prices experienced a slight decline of 

0.4% during 2nd quarter 2015. On a 12-month trailing 

basis, the average price in June 2015 decreased 1.4% 

from June 2014. This trend should improve over the 

next few months and into 2016.
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the Decline Of All-cAsh PUrchAses

During the onset of the last downturn, all-cash 

transactions played a leading role in the housing market. 

According to CoreLogic, the percentage all-cash sales 

of single family and condominium homes nationwide 

reached a peak of 46.5% in January 2011. Since that time, 

the share of cash purchases has gotten smaller, as the 

supply of distressed properties has diminished. As of 

March 2015, just 34.6% of all U.S. home sales were cash 

transactions, down from 39.0% a year earlier. 

The Washington metropolitan area is mirroring this 

pattern. CoreLogic reports that 16.9% of homes in the 

region were purchased by cash buyers with cash up 

front, down from 19.2% in March 2014. This makes the 

share of all-cash transactions in Washington less than 

half of the national peak in 2011 and one of the lowest 

in the nation.

Early in the recovery, investment activity drove all-cash transactions as investors sought opportunity in buying homes with depressed 

prices. Many individual investors rushed to buy homes prime for flipping – the process of buying cheap, often foreclosed, homes to 

fix and resell for profit. Meanwhile, institutional investors bought up large numbers of distressed residential properties with cash for 

conversion into rental properties. 

During this period cash buyers exerted a strong influence on the marketplace. Prices appreciated at a fast pace in the beginning of 

the recovery as bidding wars ensued. Investors also kept inventory tight, clearing out cheaper properties. As cash deals remained 

prevalent – and lending standards tightened – many traditional buyers were squeezed out of the market. 

The declining share of all-cash transactions is welcome news for individuals and families looking to buy or sell their homes. The 

combination of a declining share of cash buyers with an increase in the total sales volume is illustrative of a healthier market. 

Improved home values, partly due to investor activity early in the recovery, has helped more homeowners get their properties above 

water and list their homes at attractive prices. 

The diminished role of cash investors is particularly good news for first-time homebuyers. With less competition from cash buyers 

for lower priced homes, those looking to purchase homes are more able to find suitable properties. This trend may not be sustained, 

though, as the expected increase in mortgage rates later in 2015 will weaken the purchasing power of those borrowing funds for home 

purchases. This may tip the balance back in favor of cash investors.
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WAshingtOn AreA ecOnOmic OUtlOOk

Job growth in the Washington metro area has regained its strength in 

2015, following weaker performance in 2013 and 2014. After adding 

just 18,900 jobs during 2014, the region gained 68,500 jobs between 

June 2014 and June 2015. During this 12-month period, the region’s 

unemployment rate declined from 5.3% to 4.8%.  In spite of this 

improved performance, job growth in metro Washington is still lagging 

well behind its peer regions – Washington only ranked 7th out of the 12 

largest metro areas in job growth during this period.

The employment picture in the Washington metro area is projected 

to improve over the next few years. Specifically, we expect the region 

to add about 36,000 jobs in 2015, 49,000 jobs in 2016, and peak at 

58,000 jobs in 2017. This job  growth will support healthy growth in the 

residential real estate industry, though not at the levels experienced in 

prior expansion cycles. See Figures 14-16. 

Efforts to build on the region’s native assets – a highly skilled 

workforce, access to international markets, high quality education, 

vast cultural resources – should drive strong employment growth in 

the Professional/Business Services sector. Growth in this sector will 

both increase demand for commercial space and create additional 

jobs in the Education/Health, Retail Trade, Leisure/Hospitality, and 

Construction sectors.

PAYROLL  JOB GROWTH 
Washington Metro Area | 1999 – 2019 | Figure 16 
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Source: BLS, Delta Associates; July 2015. 
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the employment picture in the 
Washington metro area is projected to 
improve over the next few years. this job  
growth will support healthy growth in the 
residential real estate industry, though 
not at the levels experienced in  
prior expansion cycles. 
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DeltA AssOciAtes

Delta Associates is a firm of experienced professionals serving the commercial real estate industry for over 35 years. The firm’s 

main practice areas are:

1. Consulting, research, and advisory services for all property types throughout the United States (including market feasibility 

studies, highest and best use analysis, market entry strategies, asset performance enhancement studies, market due 

diligence, white papers on special topics, valuation analysis, and litigation support); and

2. Subscription publications for selected metro areas for the apartment, condominium, office, retail, and housing markets.

For more information on Delta Associates, please visit DeltaAssociates.com.

Delta’s Washington Area Housing Outlook team includes: 

•	 Rachelle Sarmiento, Senior Associate: Rachelle.Sarmiento@DeltaAssociates.com or 202-778-3114

•	 David Versel, Senior Vice President

•	 Sallie Drumheller, Graphic Designer

For information about Delta’s consulting services, please contact David Weisel, CEO: 

David.Weisel@DeltaAssociates.com or 202-778-3119.

For information about Delta’s subscription publications, please contact Jennifer Glaser, Director of Operations:  

Jennifer.Glaser@DeltaAssociates.com or 202-778-3106.

Headquarters              

1717 K Street, NW

Suite 1010                      

Washington, DC 20006   

202.778.3100

Info@DeltaAssociates.com
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geOrge mAsOn University

center fOr reAl estAte entrePreneUrshiP
The Center for Real Estate Entrepreneurship at George Mason University strives to advance real estate research and education 

in real estate development and finance. Working in partnership with leading real estate developers, professionals, and 

organizations in the Washington, D.C. area, the center develops relevant content for the business and academic communities.

The center acts as a bridge between the Master of Science in Real Estate Development academic program and the real estate 

industry. It provides MS in Real Estate Development students with a forum for professional development and offers them 

unique opportunities to connect with the real estate development community.

For more information about The Center for Real Estate Entrepreneurship please contact Robert Wulff, CREE Director and MS 

in Real Estate Development Director, at rwulff@gmu.edu. Or, visit us on the web at business.gmu.edu.

The Center for Real Estate Entrepreneurship is within George Mason’s School of Business. Ranked by U.S. News & World Report in the top 15 

percent of all AACSB accredited business schools, the School of Business is one of only 10 percent of business schools worldwide that is accredited 

in both business and accounting by the Association to Advance Collegiate Schools of Business (AACSB) International.

Locations

Fairfax

Arlington 

Herndon

Main Campus

School of Business

4400 University Drive, MS 1B1 

Enterprise Hall

Fairfax, VA 22030 

703.993.1880
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https://twitter.com/Mason_SOM

