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The U.S. Economy



GROWTH SHOULD PICK BACK UP
Source:

Windermere 
Economics’ forecast 

using BEA historic data
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The U.S. Job Market



3.6M JOBS STILL MISSING
Source:

Windermere 
Economics’ analysis of  

BLS data
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FULL RECOVERY BY YE 2022
Source:

Windermere 
Economics’ forecasts 

using BLS historic data
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2022 U.S. ECONOMIC FORECAST

▪ “Variants” Will Impact the Recovery – the Question is To 

What Degree;

▪ Hiring is Still Hard – Service Sector Employers Raise 

Wages to Attract Workers, White-Collar Wages Rise to 

Attract & Retain Talent - & Both Rise Due to Inflation;

▪ Will “Build Back Better” be Enacted? I Hope So!;

▪ There Will Be “Bumps Along the Way; But

▪ The Country Will Likely Be Back to a “New-Normal” by 

Years End.



Inflation



CORE INFLATION SHOULD PEAK IN Q-1
Source:

Windermere 
Economics’ forecast 

using BEA historic data
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BUT IS IT REALLY THAT BAD?
Source:

Windermere Economics’ 
analysis of BLS data

NSA
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Snohomish County
Labor Market



CHANGE IN NON-AG EMPLOYMENT
Source: WA ESD 

w/Windermere 
Economics’ seasonal 

adjustments
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AEROSPACE EMPLOYMENT
Source: WA ESD
Data thru’ 11/21
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EMPLOYMENT FORECAST
Source: WA ESD

w/Windermere 
Economics’ forecasts
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Unemployment



SNO. CO. UNEMPLOYMENT RATES
Source: WA ESD 

w/Windermere 
Economics’ seasonal 

adjustments
Snohomish Co.; SA
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The Island County Economy



Employment



SECTORS ARE NOT RECOVERING EQUALLY
Source: WA ESD

1/ Transportation & 
Utilities

Data thru’ 11/21
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FULL RECOVERY BY YE 2022
Source:

Washington State ESD 
w/Windermere 

Economics' Forecasts

340

40

800

340

190

470

-940

881

251

-1,500

-1,000

-500

0

500

1,000

2014 2015 2016 2017 2018 2019 2020 2021 (f) 2022 (f)

Island County Employment



Unemployment



MSA UNEMPLOYMENT RATESource: WA ESD
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Ownership Housing



Mortgage Rates



HIGHER RATES HAVE RETURNED
Source:

Freddie Mac
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& WILL CONTINUE RISING
Source:

Freddie Mac history & 
Windermere 

Economics forecasts
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Island County
Housing Market



IN-MIGRATION PULLS BACK
Source:

WA OFM
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Existing Homes



LISTING ACTIVITY
Source:

NWMLS w/Windermere 
Economics Seasonal 

Adjustments
Single-family resale 

homes
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SALES ACTIVITY
Source:

NWMLS w/Windermere 
Economics Seasonal 

Adjustments
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COVID MOVERS?Source:
Attom Data Solutions
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SALE PRICES
Source:
NWMLS

single-family resale 
homes
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ANNUAL CHANGE IN SALE PRICES
Source:
NWMLS

single-family resale 
homes
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HOME EQUITY AT AN ALL-TIME HIGH
Source:

Attom Data Solutions

56.4%

10%

15%

20%

25%

30%

35%

40%

45%

50%

55%

60%

Equity Rich Homeowners
homeowners in Island County with more than 50% equity 



SALE PRICES VS MORTGAGE RATES
Source:

Windermere 
Economics  modelling 
of  NWMLS raw data
median sale prices
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“REAL” SALE PRICES
Source:

Windermere 
Economics  modelling 
of  NWMLS raw data
(Inflation = CPI-U ex 

shelter)
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“REAL” MORTGAGE PAYMENTS
Source:

Windermere 
Economics  modelling 
of  NWMLS raw data
(Inflation = CPI-U ex 

shelter)
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AFFORDABILITY REMAINS A CONCERN
Source:

Washington Center for 
Real Estate Research 
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AVG. SALE PRICES IN 2020 & 12-MO. CHANGE
Source:
NWMLS

Single-Family Resale 
Homes

Median sale price in 
2021 vs 2020

Stanwood
$588,000 (+22.2%)

Camano Is.
$597,500 (+15.7%)

Clinton
$612,500 (+15.9%)

Greenbank
$608,000 (+13.9%)

Freeland
$647,500 (+27.0%)

Langley
$627,500 (+5.2%)

Oak Harbor
$462,500 (+23.0%)

Coupeville
$577,000 (+26.0%)



ISLAND CO. SINGLE-FAMILY FORECAST
Source:

NWMLS history 
w/Windermere 

Economics’ forecast
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Forbearance



FORBEARANCE DETAIL
Source:

Black Knight Financial
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SHARE OF HOMES IN FORBEARANCE
Source:

Black Knight Financial

(as of 9/2021)

City

Share of 

Homes in 

Forbearance

Total HHD’s 

in 

Forbearance

Clinton 1.2% 17

Coupeville 1.7% 27

Freeland 1.2% 13

Greenbank 1.2% 6

Langley 0.9% 11

Oak Harbor 2.1% 132

Camano Island 2.2% 92



Camano Island



LISTING ACTIVITY
Source:

NWMLS w/Windermere 
Economics Seasonal 

Adjustments
Single-family resale 

homes
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SALES ACTIVITY
Source:
NWMLS 
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SALE PRICES
Source:
NWMLS
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ANNUAL CHANGE IN SALE PRICES
Source:
NWMLS
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FAR FROM A “NORMAL” MARKET
Source:
NWMLS
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HOMES ARE STILL SELLING FAST
Source:
NWMLS
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CAMANO IS. SINGLE-FAMILY FORECAST
Source:

NWMLS history 
w/Windermere 
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LISTING ACTIVITY
Source:

NWMLS w/Windermere 
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SALES ACTIVITY
Source:
NWMLS
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SALE PRICES
Source:
NWMLS
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ANNUAL CHANGE IN SALE PRICES
Source:
NWMLS
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MONTHS OF INVENTORY
Source:
NWMLS
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AVERAGE MARKET TIME – IN DAYS
Source:
NWMLS
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STANWOOD SINGLE-FAMILY FORECAST
Source:

NWMLS history 
w/Windermere 

Economics’ forecast
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ISLAND COUNTY HOUSING FORECAST

• Listing Activity Continues to Trend Well Below the 

Long-Term Average & is Unlikely to Improve This Year;

• Demand May Grow if Households Can Work Remotely 

– But it Will Not Be a Significant Number;

• Price Growth Will Slow – Albeit Modestly – Given 

Lower Affordability & Rising Mortgage Rates – But Will 

Still End This Year Well Above the Long-Term 

Average.



Final Thoughts



Questions?



LET’S KEEP IN TOUCH!

MGardnerEcon

MJDGardner MGardnerEcon

MGardnerEcon

M.Gardner@windermere.com

https://www.facebook.com/mgardnerecon/
https://www.linkedin.com/in/mjdgardner/
https://mobile.twitter.com/mgardnerecon
https://www.instagram.com/mgardnerecon/
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