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We live in a town where people love to talk about real estate.  We love to predict 
where prices are headed, and whether it’s a good time to buy or a better time to sell. 
We theorize why some houses have been sitting on the market without an offer, or 
why there are bidding wars on other homes. We predict that prices will fall because 
“that’s common in an election year,” or because prices have already risen too much 
in the past three years and that can’t continue. If you have been looking for a home 
for sale, or know someone who has, you’ve likely complained that there is nothing 
out there for sale! Some people believe the lack of supply and continued demand for 
homes in our area will continue to put upward pressure on home prices. In this 
column, we’ll explore the supply and demand, talk about local election year trends, 
and offer our prediction about housing prices for the rest of the year.  
 
Because our market is relatively small (with about 1,500 to 1,700 houses sold per 
year), sometimes the prices can adjust fairly significantly in one month due to a few 
large homes selling (or not), which skews the median. We’ve changed this column to 
quarterly instead of monthly to reflect our relatively small number of sales in any 
given month. Now with six months under our belt, we can begin to spot trends for 
2016.  
 
The median selling price for houses in south Santa Barbara county stands at 
$1,195,000 mid way through this year. That’s up just 1.7% over June of last year, but 
up 8.6% from January of this year. That means prices went down from July to 
December last year, but up again the first six months of this year. While it’s not 
unusual for home prices to stay flat during the second half of the year, 2015’s drop 
of 6% during that time period is larger than usual. And, that drop resulted in a 
decrease in median price in 2015 compared to the year before. Still, as you can see in 
Table 1, except for that slight 1.8% drop in 2015, prices for houses have risen 
steadily since 2012.  (Median price for houses increased 18.9% in 2013 and 18.6% 
in 2014.) You can also see in Table 1 that all or most of the price gains since 2013 
happened during the first half of the year!  (The first bar shows year-to-date median 
price at the end of June, the second at the end of the year.) It’s not rocket science to 
predict that home selling prices might stay relatively flat for the remainder of 2016.  
 
Let’s compare apples: June 2016 to June 2015.  Carpinteria and Montecito had less 
than 1% increase in price; Santa Barbara saw just 1.2% increase in the median, and 
Goleta houses beat the others with a modest 3.3% increase in median price year 
over year.  Condo prices stand out from the crowd with a 9.5% increase in selling 
price from last June (and we’ll explore the reasons for that more below).  See Table 
2 for the June 2016 and year-to-date median prices in each district.  
 



It’s useful to look at inventory (homes available for sale) when analyzing the 
housing market as well. We track “months of inventory” to determine how long it 
would take for all available homes to be sold based on the rate of pending sales 
during the past 30 days. (Less than 4 months is in seller’s-market territory; four to 
six months’ inventory is considered a balanced market; and more than six months is 
considered strong buyers’ market.)   
 
A year ago June, that inventory absorption rate for houses in all districts was 2.4 
months (meaning not very many homes for buyers to choose from). At the end of 
June 2016, ta da!, this number stands at 3.8 months.  House prices haven’t changed 
much from last summer, but inventory has. So that’s why things seem different. 
There are actually more houses available for sale in our communities now than last 
summer – a full 20% more! Even Goleta buyers are having a slightly better time of it 
lately. Last June there was less than one month of inventory in Goleta, and this 
summer, 1.8 months – which translates to eight more homes for buyers to choose 
from, but still, it’s something. (Check out the row for Goleta and the other districts in 
Table 2). 
 
Inventory for condos is even lower than that for houses overall, at 2.5 months. From 
a buyer’s perspective, this is an improvement over last summer’s 1.9 months of 
condo inventory. (Another way to look at months-of-inventory is this: If no new 
homes came on the market, at the current rate of sales, all houses would be sold in 
3.8 months, and all condos would be bought up in 2.5 months.)  
 
Condo inventory is still very low, and that did translate into higher prices during the 
first half of 2016. Median selling price for condos has increased 6.3% since the 
beginning of this year, and 9.5% from last June, quite a bit more than the June-to-
June increase in houses of only 1.7%. Does that mean your condo has appreciated  
nearly 10% since last June even though the house a few streets over has not? Not 
necessarily. This is more reflective of the bump up in the number of luxury condos 
that are selling in Santa Barbara and Goleta, a trend that started mid 2014. Median 
price reflects the mix of homes sold as well as price appreciation. And because there 
are usually between 300 and 500 condo sales per year here, when you’ve got 10% 
or more of those as beautiful, new (and more expensive) condos, that will reflect as 
an increase in the median sold price. In 2013, just 7% of the condos sold locally 
logged in at over $1 million. In 2014 and 2015, that number was 12%, and so far in 
2016, 16% of condos sold year-to-date sold for over $1 million.  
 
Speaking of condo sales, the number of condos sold is less than last year’s June tally, 
but is about the same as 2013 and 2014. In 2013 and 2014 there were about 440 
condos sold. In 2015, that number jumped to 554 total condos, an increase of 27% -- 
much of this due to the new Hideaway community of 101 units in Goleta that sold in 
2015.  
 
With national and international politics dominating media, and this being a national 
election year, I’ve heard people caution that prices may fall in an election year and 



it’s a good idea to wait to sell your property. We didn’t see a price drop during our 
last national election year, and the Santa Barbara stats don’t show this as a trend. 
Here’s a little recap of election year price increases or (decreases) for that one year:  
2012: 0.6%  
2008:  (15.9%) 
2004: 17.0%  
2000: 19.2% 
1996: 3.1% 
1992: (1.7%)  
 
And so you have some trivia for election-year-party chatter, here is a recap of 
cumulative price increases (or decreases) for median house prices in Santa Barbara, 
for each of the past four US Presidents, during the years they held office:  
 
[insert Presidents graph here] 
 

 
 
In summary, expect a gradual increase in homes available for sale and flat or very 
slight increases in median price as we head toward the end of 2016. Enjoy your 



summer, and please look for this column in October for a third-quarter update and 
talk to your local Realtor about prices and trends in your neighborhood.  
 
Kalia J. Rork is a Realtor with Berkshire Hathaway HomeServices in Santa Barbara. 
She serves on the Statistical Review Committee at the Santa Barbara Association of 
Realtors and may be reached at 805-689-0614, kalia@liveinsb.com, or 
www.liveinsb.com.  
 
 
 
 
TABLE 1: 
Median Selling Price of houses in Santa Barbara for year-to-date June, as well as 
year-end 2016.  
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