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Kitsap County Building Permit Levels:

Statistics for year end 2000 indicate that the Kitsap County residential market remains de-
pressed.  The residential market, as a whole, was relatively active in the years 1989 through
1994, with its peak year for new construction occurring in 1990.  Since 1994, however, the
market has lsowed considerably, and new construction has been dramatically reduced.
Moreover, much of this new construction involves custom homes, and the level of “spec”
constuction is severely limited.  New home sales through the Multiple Listing service to-
taled only 543 for 2000, and nearly 50% of these were located in the North Kitsap and Bain-
bridge Island market areas.

Despite the decline in new construction, prices for both new and used homes throughout
the County continue to rise.  The average number of day (DOM) that it takes to sell these
homes has also decreased from 145 days in 1996 to 84 days in 2000, and the inventory of
unsold homes is declining slightly.  As inventory continues to decline, pressure should
mount for more new construction and lot development.  Acquisition of land and platting of
new lots, however, have also declined sharply in recent years, and reached a ten-year low
in 2000.  It is reasonable to predict that once a turnaround in the market occurs, the avail-
able competition should be limited.

Building Permit Activity:

The chart below summarizes the total residential building permit activity within Kitsap
County for each year between 1984 and 2000, and breaks down new construction into three
categories (i.e. Single-Family Homes, Multi-Family Units, and Mobile Homes).
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The “Building Permit Activity” table indicates that of the 38,358 residential units permitted
between 1984 and 2000, roughly 59% have been for Single-Family, 17% for Multi-Family,
and 24% for Mobile Homes.  Total activity peaked in 1990 when 3,468 units were issued
permits, and the overall number of units permitted remained rather steady between 1991
and 1994 before beginning a substantial decline.  Permits issued in 2000 were lower than
any other time in more than fifteen years.

Single-Family homes with Kitsap County have historically been more affordable than neigh-
boring King, Snohomish, and Pierce Counties, and for this reason many people have cho-
sen to move to Kitsap County and endure the commuting distances to other employment
markets.  Following periods of high price appreciation in these adjacent areas, the local
Kitsap market has historically experienced spikes in its development activity due to in-
creased demand.  Although the neighboring markets have experienced a period of strong
price appreciation and demand over the past four years, only specific areas of the county —
Bainbridge Island and parts of North Kitsap — have benefited from the “spill-over” effect.

Mobile Home Units Up/ Single-Family and Muti-Family Units Are Down:

The table below shows the distribution of types of housing units (i.e. Single-Family, Multi-
Family and Mobile Home) in Kitsap County as derived from the U.S. Census data in the
years 1980, 1990 and 1999.  The 1999 figures are estimates made by the Washington State
Office of Financial Management.  The Year 2000 numbers were not available for the Spring
2001 edition of the Kitsap TRENDS .
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As indicated, both the Single-Family and Multi-Family share, as a percent of total housing,
declined from 1980 to 1990, while the percent of mobile homes increased.  This trend con-
tinued in the period between 1990 and 1999.  Mobile Homes now make up roughly 14.4% of
all housing types, while Single-Family homes have decreased to 67.4% and Multi-Family
units have decreased to 18.2%.  Despite this trend toward the more affordable mobile homes,
Single-Family housing is still Kitsap County’s predominant form of shelter, and represents
nearly 2 out of every 3 housing units in the county.  Based on the level of building permits
issued over the past five years, the trend away from Multi-Family development is con-
firmed by the fact that 68.5% of the total permits were for Single-Family homes, 24.1% were
for Mobile homes, and only 7.4% were for Multi-Family units.

SINGLE-FAMILY BUILDING PERMITS/AVERAGE PRICES (CONT’D) 30
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Average Home Prices Climbed 1.4%/ Days on Market (DOM) Declined:

The following chart summarizes average home sales prices by area of the county, as indi-
cated by the Computer Multiple Listing Service (CMLS) data and the Northwest Multiple
Listing Service (NWMLS) data.  These sources are not all-inclusive, since they cover only
properties that were marketed by member real estate firms, but the data is considered to be
a good indication of price and days-on-the-market trends.

The bottom two rows of the chart display the average home sale price with and without
Bainbridge Island included, an area which is heavily influenced by ferry access to King
County and historically has the highest priced homes in the county.  As the chart indicates,
average home prices have steadily increased over the past five years, both on and off Bain-
bridge Island, while the days on market (DOM) have declined.
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This data indicates a county-wide average home sales price of $186,214 for 2000, which
was a 1.4% increase from the $183,669 average for 1999.  Bainbridge Island always achieves
the highest prices, while the remainder of the county brackets a substantially reduced price
level that ranges from almost $110,000 in West Bremerton to slightly more than $190,000 in
North Kitsap County.  The county-wide average, excluding Bainbridge Island, now stands
at $154,285, which was up 0.8% from the prior year.

Takes Fewer Days to Sell a Home:

A somewhat positive sign indicated by the data is the general reduction in the average
amount of time that it takes to sell a home, an indication that demand may be on the rise.
County-wide, the number of Day-On-Market (DOM) had been steadily increasing, and had
reached 145 days for year-end 1996.  The 1998 - 2000 figures are dramatically lower, and the
average ranges from 84 to 92 days over this three year period.  This reduction may be due in
part to record keeping associated with the change over of the CMLS to the NWMLS at the
end of 1997, and it should be remembered that this data is utilized to demonstrate trends
over time, and does not necessarily represent the amount of time that it might take to sell an
individual home in today’s market.  These figures tend to be slightly understated since
some homes do not sell within the time frame stipulated within the listing agreement and
are re-entered into the computer system upon renewal of the listing, while others are trans-
ferred to alternative real estate firms at lower prices.  These and other conditions tend to
minimize the Days-On-Market reported by the MLS, but despite these limitations, as stated
before, the data is considered to be an acceptable indicator of market trends and implies
that demand is relatively steady.
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Appreciation Rates:

As can be seen in the chart below, county-wide appreciation rates are lower than the prior
four years.  But, the West Bremerton, East Bremerton and Bainbridge Island markets sub-
stantially exceeded the average county-wide Appreciation Rate.

East & West Bremerton Showed A “Turn Around” in 2000:

The data in the prior chart indicates that West and East Bremerton market areas experi-
enced a turn around from the previous stagnant appreciation rates.  In fact, West Bremerton
homes appreciated at a higher rate (10.8%) than even Bainbridge Island homes (9.1%).

Bainbridge Island & North Kitsap Homes Appreciated the Most Over Five-Year
Period:

Over the past five years, the South Kitsap, Silverdale, and Central Kitsap market areas have
posted the lowest price gain.  The highest appreciation rates were experienced in the Bain-
bridge Island and North Kitsap areas.  Again, proximity to ferry service is probably a major
contributing factor in this trend.
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“New Home” Prices Continue to Increase:

The Digest is a publication that formerly compiled data on “all” property sales that oc-
curred within Kitsap County.  This company terminated their services in Kitsap County in
early 1997, so figures are only available through the end of 1996.  The Northwest Multiple
Listing Service, on the other hand, does track “new home” sales that occur through their
member brokers, but their data is available only as of January 1998.  Further complicating
the matter is the fact that sales areas from each of these data sources are not identical.  De-
spite these limitations, we have attempted to match sales areas as closely as possible and
the data is summarized in the following chart.

“New Home” Prices Increased the Most in North Kitsap & Bainbridge Island:

The data indicates that, beginning in 1996, the North Kitsap market area generated the
highest new home prices in the county, excluding Bainbridge Island.  South Kitsap also
surpassed the Central Kitsap area during this same year.  Since 1990, new home prices have
increased at an annual compound appreciation rate of 7.4% within the North Kitsap market
area, which outpaces all other areas of the county, including Bainbridge Island, which in-
creased at a rate of 7.3% per year.  The South Kitsap area increased at a rate of 5.1% per year
over this same time frame while the Central Kitsap and Bremerton areas have lagged, in-
creasing 1.5% and 4.1% respectively.  Again, the market appears to place greater emphasis
on the North Kitsap and Bainbridge Island market areas as they have shorter commutes to
the employment center of King County.  A similar condition associated with commuting to
the Pierce County area may also exist within the South Kitsap market area.

Total Home Sales Continue to Increase, While “New Home” Sales Remain Below
Normal:

An indication of the level of sales actively within each area of the County is obtained from
Multiple Listing Service data and is summarized in the following chart.  The data reflects
the number of closed sales in each area, in addition to the total number of condominium
sales county wide.  Please also note that figures for 1997 have been annualized based on
data for only 10 months of the year.
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Single-Family Home Sales In Last Two Years Are Highest In Last Ten Years:

The data indicates that Single-Family home sales have ranged from 2,577 to 3,692 units
from 1991 to 2000, with the highest number of sales occurring in 1999.  Sales for 2000 totaled
3,439 homes, and each of the past three years have generated more sales activity than at any
other time during the past decade.  A telling statistic not shown on the table, however, is
that the number of new home sales over the past three years represent only a fraction of the
total sales.

New & Used Home Sales:
The following table breaks down the total sales by location and by new and used home
categories.  New home sales have ranged from 8.42% to 15.79% of the total sales over the
past three years.
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MLS Single-Family Home Inventory Continues to Decline:

The MLS tracks the number of Single-Family listings that are Active, Pending and Closed
for each month.  This information not only helps determine the current activity in the mar-
ket, but it provides a window into what is likely to occur in the next few months.  The
following table summarizes the average number of active Single-Family home listings by
area for the years 1995 through 2000.  Active listings were on the increase in nearly every
market area through 1997, but have since declined in all areas.  This corresponds to the
increase in residential sales during the same period.  Although inventory fluctuations on
their own do not necessarily indicate changes in the market, the fact that inventories are
decreasing while sales activity is at the highest levels since 1990, suggests that existing
supply is slowly being absorbed and that demand for new construction may be on the
horizon.

Residential Lot Development Also Declines:

Given the limited level of new home sales, which has resulted in a substantially reduced
level of new home construction, it is only logical that demand for new lots is also reduced.
The following chart details the number of plats recorded throughout the county in the years
1994 - 2000, in addition to the total number of building sites that were created.  As the chart
indicates, plat recordings dropped substantially from the level of 1996 and reached a five-
year low in 2000.  The fact that new inventory is not being created suggests that plats with
standing inventory will be best positioned to capitalize on market demand once it material-
izes.  This appraiser’s search of the market also indicates that a very limited number of
acreage tracts have been acquired by developers in recent years and once the market turns,
a substantial lag time for new plat construction is likely to occur.  This also bodes well for
existing or ongoing developments with a standing inventory of lots.
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