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The Washington DC, Maryland, Virginia (DMV) metropolitan area is one of the most
economically resilient and prestige-driven luxury real estate markets in the United States.
Unlike markets in Miami, New York, or Los Angeles  whose luxury tiers are fueled largely by
speculation, entertainment wealth, and seasonal buyers, the DMV luxury market is
anchored by institutional demand: federal government, defense contracting, international
diplomacy, and a rapidly expanding technology sector.
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SECTION The DMV Market Luxury Market

2026 OVERVIEW

The DMV luxury market is experiencing a
period of recalibration. Inventory has
increased meaningfully active listings
across the metro rose roughly 40% year-
over-year in 2025, and Bright MLS
forecasts a further 14% increase in active
listings across the Mid-Atlantic in 2026. At
the same time, mortgage rates sit in the
low-to-mid 6% range, and the region is
navigating uncertainty tied to federal
employment shifts.

         It means precision matters more
than ever. The era of listing at any price
and receiving offers within days has
ended in most segments. Today's luxury
buyer is selective, sophisticated, and well-
advised. Properties that are priced
accurately, presented impeccably, and
marketed to the right audience are still
achieving strong results while overpriced
or under-marketed listings are sitting far
longer than sellers expect.

2026 DMV Luxury Market Reality Check What does this means for luxury sellers?

Federal government employment — the single largest stabilizing force for DMV
real estate demand, despite recent headwinds from agency restructuring
Amazon HQ2 (National Landing, Arlington) — continues to drive executive and
tech professional demand across Northern Virginia
Virginia Tech Innovation Campus (Alexandria) — generating a new wave of
high-earning STEM professionals and investors
Military PCS (Permanent Change of Station) — relocation buyers and sellers
remain active year-round across all three jurisdictions
International diplomatic community — Washington D.C.'s embassy row and
Kalorama neighborhoods attract global buyers insulated from domestic rate
fluctuations
Top-ranked school systems — Montgomery County MD, Fairfax County VA, and
Arlington VA drive premium pricing in family-focused luxury submarkets

Key DMV Market Drivers in 2026
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The 2026 Rate Environment 

Cash Purchase Share (Luxury DMV)

Jumbo Loan Activity

Seller Credit Trend

Days on Market (DMV Luxury Avg)

Active Listing Growth (YoY)

30-Year Fixed Rate (Feb 2026) 6.01% — lowest since Sept 2022

Elevated — partially insulated from rate cycles

Rising as rates decline; expands qualified buyer pool

Increasing — concessions more common in 2025–2026

30–60 days depending on jurisdiction & price tier

40% increase in DMV metro by Q4 2025

What does this mean for you as a Seller ?

The market has shifted from a pure seller's advantage to a
more balanced negotiation environment. This does not
mean it is a bad time to sell. It means it is a critical time to
be strategic.

Well-positioned luxury homes priced correctly, prepared
professionally, and marketed with precision are still
achieving strong results and competitive offers. The gap
between well-represented and poorly-represented luxury
listings has never been wider.

As of early 2026, the 30-year fixed mortgage rate sits near
6%, its lowest level since September 2022. This represents a
meaningful improvement from the 7%+ range that
suppressed buyer activity throughout 2024. However, luxury
buyers at the $1M+ price point are less rate-sensitive than
the general market a significant share transact in cash or
use jumbo financing that does not correlate with
conventional rate cycles.



Top D.C. Luxury Neighborhoods for Sellers

Georgetown is the crown jewel of D.C. luxury
residential real estate. Historic row homes, federal-
style estates, and converted mansions on tree-lined
cobblestone streets attract diplomats, power
brokers, and old-money buyers. The median price
held near $1.8M in 2025 despite broader market
softening, a testament to the neighborhood's
irreplaceable character and limited supply.

Primary buyer profile: Diplomats, Cabinet
officials, international investors, media figures
Property types: Historic row homes, Federal-
style estates, carriage houses, luxury condos
Key selling advantage: Irreplaceable location
and architectural history; no new supply
possible
Seller strategy: Preservation of original
architectural details is a premium, not a
drawback

GEORGETOWN1

SECTION The Washington D.C.
LUXURY BY THE NUMBERS2

Washington D.C. is one of the few American cities where luxury real estate is driven by
genuine global demand. Diplomats, administration officials, international investors, and
ultra-high-net-worth buyers from across the world maintain residences in the District.
This insulates certain D.C. neighborhoods from the rate sensitivity that affects other
markets.



KALORAMA2

2

3 CAPITOL HILL / EASTERN MARKET LOGAN CIRCLE / SHAW / DUPONT CIRCLE4

Kalorama is Washington's most prestigious
neighborhood address, home to former presidents,
ambassadors, and foreign embassies. Properties
here command premium per-square-foot values
and attract buyers for whom privacy and prestige
matter as much as square footage.

Primary buyer profile: Former government
officials, ambassadors, ultra-high-net-worth
buyers
Property types: Grand estates, historic
mansions, embassy-adjacent residences, luxury
condominiums
Key selling advantage: Prestige, privacy, and
global recognition
Seller strategy: Discretion is paramount; off-
market opportunities are often preferred

Capitol Hill's luxury tier is defined by
beautifully restored Victorian and
Italianate row homes. Proximity to the
Capitol, the Library of Congress, and
Eastern Market creates a buyer pool of
political staff, journalists, and
professionals seeking walkable urban
luxury.

Primary buyer profile: Political
professionals, attorneys, journalists,
policy advisors
Property types: Restored Victorian
homes, Italianate row houses,
historic townhomes
Key selling advantage: Proximity to
government institutions + strong
historical character
Seller strategy: Highlight walkability,
historic charm, and proximity to
landmarks

These neighborhoods attract a younger,
tech-forward luxury buyer. Modern
renovations, rooftop entertaining spaces,
and proximity to restaurants and cultural
venues drive strong per-square-foot
values.

Primary buyer profile: Tech
professionals, entrepreneurs, dual-
income young professionals
Property types: Modernized row
homes, luxury condos, penthouses
with rooftop amenities
Key selling advantage: Lifestyle-
driven luxury with vibrant city access
Seller strategy: Emphasize design
upgrades, outdoor/entertaining
spaces, and lifestyle appeal



SECTION MARYLAND
ESTATE MARKET INTELLIGENCE3

Maryland offers some of the most diverse luxury real estate in the entire DMV region from
golf course estates in Prince George's County to waterfront retreats along the Chesapeake
Bay in Annapolis and sweeping mansion-lined roads in Potomac. Each Maryland
submarket carries its own buyer profile, pricing dynamics, and marketing requirements.

Prince George's County — The Emerging Luxury Leader

Prince George's County has undergone a remarkable transformation in its luxury tier. The county is
home to some of the highest concentrations of Black homeownership and Black wealth in the
United States, and its luxury communities — Fairwood, Woodmore, and Collington among them —
are attracting buyers who seek space, prestige, and DC access without Montgomery County
pricing.

Bowie represents the strongest
concentration of executive and estate-tier
homes in Prince George's County. Luxury
homes here typically begin around $750,000
and range to over $1.2M for custom-built
residences and golf course properties. The
city's proximity to Washington D.C., I-50, and
Route 301 makes it a consistent draw for DC
commuters, military leadership from Joint
Base Andrews, and federal professionals
seeking suburban estate living.

BOWIE— The PG County Luxury Anchor1 FAIRWOOD2

Fairwood is a master-planned community
featuring elegant single-family homes with
modern finishes, proximity to Woodmore
Towne Centre, and a strong neighborhood
identity. The community attracts
professionals and families seeking move-up
luxury within PG County.

3 WOODMORE

Woodmore is widely regarded as one of the
most prestigious addresses in PG County.
Golf course views, stately residences with
grand entrances, and a reputation for
exclusivity draw executives and government
officials. Properties here attract buyers who
have specifically chosen Woodmore over
higher-priced Montgomery County
alternatives.

4 COLLINGTON STATION

Collington Station offers generous lots,
architectural diversity, and a quieter executive
lifestyle. The neighborhood appeals to buyers
seeking privacy and space, and listings here
require targeted marketing to reach the right
buyer demographic.



ANNE ARUNDEL COUNTY — WATERFRONT LUXURY

Annapolis and the broader Anne Arundel waterfront
command some of Maryland's highest per-square-
foot values. Chesapeake Bay waterfront properties,
deep-water boat slips, and a sailboat culture create a
lifestyle-driven luxury tier that attracts buyers from
across the East Coast.

Waterfront luxury range: $1.5M – $4M+
depending on water access and lot size
Key buyer profile: Retirees, DC executives seeking
retreat properties, boating enthusiasts
Seller strategy: Water access and dock condition
are the primary value drivers — not interior
finishes

CHARLES & HOWARD COUNTIES — HIDDEN VALUE CORRIDORS
Charles County (La Plata, Waldorf) and Howard County (Columbia, Ellicott City) represent emerging
luxury markets offering estate-level homes at prices below Montgomery County. These counties
are attracting buyers priced out of higher-tier markets, creating strong upside for sellers who
position correctly.

MONTGOMERY COUNTY — MARYLAND'S PRESTIGE CAPITAL

Bethesda — $1.2M median; 48 avg. days on
market; top-ranked MCPS schools drive
premium family demand
Potomac — Multi-million dollar estates;
wooded mega-lots; one of the most
exclusive addresses in the Mid-Atlantic
Chevy Chase — Proximity to DC; stately
single-family homes; strong appreciation
history
Rockville & Gaithersburg — Growing tech
and biotech professional buyer pool; value-
oriented luxury



SECTION VIRGINIA
TECH CORRIDOR AND PRESTIGE ENCLAVES4

Northern Virginia is the economic engine of the DMV luxury market. Amazon HQ2, a
concentration of defense contractors along the Beltway, and the region's exceptional
school systems have created one of the most consistent luxury demand environments in
the country. While Great Falls showed modest price resets in 2025, markets like McLean,
Oakton, and the tech-proximate suburbs continued to see appreciation.

NORTHERN VIRGINIA LUXURY NEIGHBORHOOD PROFILES

McLean is the undisputed pinnacle of Northern Virginia luxury real estate. With average
detached home values exceeding $2.6M and estate homes in Langley Farms regularly
trading between $4M and $10M+, McLean operates at a level most of the DMV never
touches. The buyer pool here is global — diplomats, senior government officials, defense
executives, and international business leaders.

Langley Farms — The most exclusive neighborhood in McLean; estate lots average
$2.13M/acre
Salona Village — Historic estates with large wooded lots and proximity to DC
Franklin Park — Golf course community; upper-tier family residences
Key selling note: A significant share of McLean buyers transact in cash, making the
market less sensitive to mortgage rate fluctuations

McLean — The DMV's Premier Luxury Address1

GREAT FALLS— Equestrian Estates & Wooded Mega-Lots2
Great Falls represents the ultimate in Northern Virginia privacy and space. Equestrian
properties, multi-acre wooded estates, and custom-built compounds attract ultra-high-
net-worth buyers seeking suburban seclusion with DC access. The 2025 price reset — a
modest decline of about 6.6% — reflects buyers becoming more selective, not a structural
demand shift.



RESTON & ASHBURN

Prince William County — including
communities like Lake Ridge, Gainesville,
and Haymarket — offers estate-tier
properties at prices roughly 30–40%
below equivalent homes in Fairfax
County. This creates strong opportunity
for sellers in the $600K–$950K luxury tier
to attract buyers priced out of higher-
cost NoVA markets.

NEW LUXURY & TECH SECTOR GROWTH

3 4 PRINCE WILLIAM COUNTY
VALUE LUXURY

ARLINGTON
URBAN PRESTIGE 
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Arlington's luxury tier is concentrated in
neighborhoods like Cherrydale, Country
Club Hills, and along the Potomac.
Amazon HQ2's presence in National
Landing has elevated the entire Arlington
luxury market, creating demand from
tech executives and their supplier
ecosystems.

6 ALEXANDRIA (OLD TOWN & DEL RAY) 
HISTORIC LUXURY ON THE POTOMAC

Reston and Ashburn represent the
fastest-growing luxury submarkets in
Northern Virginia. Reston posted a 4.3%
median price gain in 2025, and
Ashburn's Loudoun County saw a 5.3%
increase. New luxury construction,
vineyard proximity, and proximity to
Dulles International Airport attract
buyers from the tech sector and
international executives. 

Old Town Alexandria's waterfront
location, Federal-style architecture, and
proximity to Reagan National Airport
create a unique luxury market. Properties
here attract buyers who prioritize
walkability, water access, and the
character of historic neighborhoods. The
luxury tier posted a 2.8% gain in 2025. 



SECTION DMV LUXURY MARKET SNAPSHOT
5 2025 TO 2026

WASHINGTON D.C LUXURY MARKET SNAPSHOT

D.C. Median Home Price $650,000–$675,000 (all segments)

Georgetown Median Price $1.8M — held strong despite broader softening

Luxury Entry Threshold $1,000,000+ (condos); $1.5M+ (single-family)

Upper Tier Range $2M – $10M+ (embassy row, Kalorama estates)

Days on Market (Luxury) 45 days average (up from 30 in 2024)

Inventory Change Active listings up ~40% YoY across the metro

Price Direction
Modest softening in core DC; luxury pockets

held value

MARYLAND LUXURY MARKET SNAPSHOT

Maryland Median Home Price $450,000 (all segments)

PG County Median $450,000 (up 3.5% YoY)

Montgomery County Median $640,000 (up 3.2% YoY) 

Bethesda Median Price $1.2M (up 5.6% YoY) — highly competitive

Luxury Entry Price (PG County) $750,000+ (executive/estate tier)

Luxury Entry Price (Montgomery
County)

$1M+ (Potomac, Chevy Chase, Bethesda)

Anne Arundel (Annapolis Waterfront) $1.5M – $4M+ (premium waterfront)

Avg. Days on Market (MD Luxury) 30–55 days depending on submarket



Bowie Luxury Price Range $750,000 – $1.2M+

Avg. Luxury Sale Price $875,000 – $950,000

Price Per Sq. Ft. (Luxury) $240 – $290+

Avg. Days on Market 30 – 55 days

Primary Buyer Profile
DC Commuters, Military Leadership, Federal

Executives

Top Luxury Communities Fairwood, Woodmore, Collington Station

NORTHERN VIRGINIA LUXURY NEIGHBORHOOD PROFILES

VIRGINIA LUXURY MARKET SNAPSHOT

McLean Median Sale Price $1.375M (up 3.4% YoY) 

McLean Upper Tier Range $4M – $10M+ (Langley Farms estates)

Great Falls Median $1.6M (modest reset from prior highs)

Oakton Median 
Notable 7.5% increase — executive lots in

demand

Fairfax County Median $755,000 (up 2.7% YoY — all segments)

Loudoun County Median
Up 5.3% YoY — suburban estate demand

strong

Arlington Median Up 2.2% YoY — urban luxury; transit-proximate

Alexandria (Old Town) Median
Up 2.8% YoY — historic luxury, waterfront

access



SECTION WHO IS BUYING LUXURY
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Knowing your buyer is as important as knowing your market. The DMV luxury buyer is not
a monolith, each jurisdiction and price tier attracts a distinct buyer profile with different
motivations, timelines, and purchase criteria. Effective luxury marketing requires targeting
the right audience for your specific property.

IN THE DMV?

BUYER TYPE PRIMARY MARKET KEY MOTIVATIONS

Federal Executive / Senior
Official

DC, Bethesda, McLean,
Arlington

Proximity to agencies;
prestige address; privacy

Defense / Intelligence
Contractor

McLean, Fairfax, Bethesda,
Bowie

Security clearance
commute; top schools;

estate space

Military PCS (Relocation)
Bowie, Prince William,

Prince George's 
Quick closing; good

schools; commute to bases 

Amazon / Tech Professiona
Arlington, Reston, Ashburn,

Alexandria 
HQ2 proximity; modern

finishes; walkability

International Diplomat /
Embassy Official 

Georgetown, Kalorama,
Chevy Chase

DC proximity; security;
prestigious address 

DC Commuter (MD
Suburbs)

Bowie, Laurel, Bethesda,
Columbia

Space & lifestyle; DC
proximity; value vs. VA

Empty Nester / Downsizer
Old Town Alexandria,
Annapolis, DC Condo

Luxury amenities; lower
maintenance; location 

Cash / Investment Buyer Entire region
Long-term appreciation;

rental potential; off-market



SECTION THE FIVE STEP
7 LUXURY SELLING PROCESS

Private Consultation & Strategic Planning
Every luxury relationship begins with a confidential, in-depth consultation
before any public action is taken.

In-depth property walkthrough and evaluation
Jurisdiction-specific luxury market analysis — DC, MD, or VA as
applicable
Competitive pricing strategy tailored to your neighborhood and price
tier
Review of your timeline, tax considerations, and post-sale goals
Assessment of value-add opportunities before listing
Decision on public listing vs. discreet/off-market approach

Property Preparation & Presentation
In the DMV luxury market, buyers at the $750K–$5M+ tier have seen everything.
Your property must be extraordinary before it ever hits the market.

Knowing your buyer is as important as knowing your market. The DMV luxury buyer is not
a monolith, each jurisdiction and price tier attracts a distinct buyer profile with different
motivations, timelines, and purchase criteria. Effective luxury marketing requires targeting
the right audience for your specific property.

1

2

Professional staging consultation — lifestyle curation for your target
buyer
Pre-listing inspection to resolve issues before buyers negotiate over
them
High-resolution architectural photography — not standard real estate
photos
Cinematic listing video with drone aerial footage
3D Matterport virtual tour — essential for military relocation and out-of-
area buyers
Luxury property brochure and digital listing package
Floor plans, site plans, and formatted listing materials for qualified
buyers



Strategic Exposure & Targeted Marketing
Luxury marketing is about precise exposure to the right audience — not
mass visibility.

13

Premium MLS listing with enhanced photography and property description
Targeted digital advertising — Meta, Google, and YouTube campaigns
Military relocation buyer outreach — Andrews AFB, Ft. Belvoir, Quantico, Ft.
Meade, Pentagon
Corporate relocation network outreach — Amazon, Booz Allen, Lockheed, SAIC,
Leidos, Raytheon
Email marketing to qualified DMV luxury buyer networks
Private showings by appointment — pre-qualification required for serious
prospects
Discreet off-market listing option for high-profile sellers

Expert Negotiation & Value Protection

Thorough evaluation of all offer terms — price, contingencies, financing
strength, timeline
Financing verification — proof of funds or pre-approval required before
showings at higher price tiers
Seller credit strategy — when and how to use concessions strategically
without eroding value
Appraisal defense preparation — documented upgrade records for the
appraiser
Multi-offer management — structured best-and-final process when applicable

4

Seamless Closing & Continued Advisory1
Inspection coordination and repair negotiation management
Appraisal strategy — particularly important in a market where comps are
thinning
Preferred vendor referrals — attorneys, title companies, movers, and contractors
Closing document review and timeline management
Post-sale advisory support — relocation connections, purchase-side guidance
available

5

In the DMV, luxury offers require careful analysis far beyond price alone.



SECTION LUXURY PRICING STRATEGY
8 FOR DMV SELLERS

THE DMV LUXURY PRICING REALITY

The luxury CMA is fundamentally
different from standard residential
pricing. The pool of comparable closed
sales is smaller, adjustments for unique
features are larger, and recency of data
matters more — a sale from 18 months
ago may reflect a different market
entirely. A DMV luxury CMA must
account for jurisdiction-specific trends,
not just neighborhood averages.

Active Competition Review

Your luxury buyer will see everything
currently listed in your price range
before they see your home.
Understanding your competition —
what they offer, how they're priced, and
how long they've been sitting — shapes
your positioning strategy before you go
live.

Price Per Square Foot Benchmarking Buyer Demand & Absorption Rate

DMV luxury price-per-square-foot varies
dramatically by jurisdiction and
community. Understanding these
benchmarks prevents overpricing on
square footage while also identifying when
a home with superior finishes, location, or
lot should command a premium.

THE FOUR PILLARS OF DMV LUXURY PRICING

Pricing accuracy is the single most consequential decision you will make as a luxury seller
in the DMV. The consequences of overpricing in the current market — with inventory up
40% and days on market lengthening — are more severe than at any point in the past five
years.

The absorption rate — how quickly
homes are selling at a given price point
in a specific submarket — determines
urgency. In markets where supply has
grown significantly (and it has across
the DMV), understanding absorption
rate at your exact price tier prevents
unrealistic expectations around
timeline.

Comparable Market Analysis (CMA)

Properties that sell within the first 30 days in the DMV luxury market typically achieve 97–
100% of list price. After 60 days on market, that number drops significantly — and every
subsequent week signals weakness to qualified buyers who have seen the listing age.



WHAT DRIVES PREMIUM VALUE IN DMV LUXURY HOMES

Proximity to major employment nodes — DC, Pentagon, Amazon HQ2,
Bethesda/NIH corridor
Top-ranked school districts — MCPS (Montgomery), Fairfax County, Arlington, and
select PG communities
Gourmet kitchens with professional-grade appliances (Wolf, Sub-Zero, Miele)
Spa-quality primary suites with frameless showers, soaking tubs, and heated
floors
Smart home technology — lighting, security, climate, and AV integration
Outdoor living — pools, screened porches, fire features, and fully equipped
outdoor kitchens
Finished lower levels with media rooms, bars, exercise rooms, and guest suites
Multi-car garages with EV chargers (increasingly expected in the $1M+ tier)
Golf course positioning, waterfront access, or premium wooded lot views
Solar panels and sustainable features — increasingly important to tech-sector
buyers

PRICE PER SQUARE FOOT BENCHMARKING

VISUAL CONTENT DIGITAL AND OUTREACH

Architectural photography (twilight &
daytime)

Premium MLS placement (Bright MLS)

Cinematic video with professional narration Targeted Meta & Google ad campaigns

Drone aerial footage (exterior &
neighborhood) 

Instagram, YouTube, LinkedIn showcase

3D Matterport virtual walkthrough Military PCS relocation network

Floor plans with room dimensions 
Corporate relocation outreach (Amazon, DoD,

Big 4)

Luxury listing brochure (print & digital) Private showings by appointment

Seasonal refresh photography if needed
Off-market option for discretion-preferred

sellers



SECTION MARKETING YOUR LUXURY HOME
9 IN THE DMV

THE MILITARY RELOCATION BUYER — A UNIQUE DMV ADVANTAGE

VISUAL CONTENT DIGITAL AND OUTREACH

Architectural photography (twilight &
daytime)

Premium MLS placement (Bright MLS)

Cinematic video with professional narration Targeted Meta & Google ad campaigns

Drone aerial footage (exterior &
neighborhood) 

Instagram, YouTube, LinkedIn showcase

3D Matterport virtual walkthrough Military PCS relocation network

Floor plans with room dimensions 
Corporate relocation outreach (Amazon, DoD,

Big 4)

Luxury listing brochure (print & digital) Private showings by appointment

Seasonal refresh photography if needed
Off-market option for discretion-preferred

sellers

The DMV luxury buyer pool is sophisticated, tech-savvy, and global. Many relocation
buyers — military, federal, and corporate — begin their search online months before they
set foot in the market. Your marketing must captivate them before they arrive, and
sustain their interest long after the first click.

The DMV is home to more military bases and installations than virtually any other metro
area in the country — Andrews AFB, Fort Belvoir, Joint Base Myer-Henderson Hall,
Quantico, Fort Meade, the Pentagon, and multiple intelligence community campuses.
Military families execute Permanent Change of Station (PCS) orders year-round, creating
a consistent buyer pipeline that other markets simply do not have. 

Military buyers frequently purchase on compressed timelines — 30–60 days
from order to close 
VA loan buyers in the luxury tier often have significant down payments or cash
from prior home sales
 BAH (Basic Allowance for Housing) for senior officers supports luxury price
tiers in PG County and Prince William 
Military buyers often prefer move-in ready homes — condition and preparation
matter greatly 
Targeted outreach to relocation specialists serving Andrews AFB, Ft. Belvoir,
and Quantico is a direct marketing channel



THE CORPORATE RELOCATION BUYER

The DMV's concentration of federal contractors, technology firms, and professional
services organizations creates a continuous flow of executive relocation buyers. These
buyers arrive with defined timelines, strong financing, and clear lifestyle
requirements.

Amazon HQ2 (National Landing) — tech executives relocating from
Seattle, NYC, and international markets 
Booz Allen Hamilton, Leidos, SAIC, Raytheon, Northrop Grumman —
defense contractor executive buyers across NoVA and MD
 NIH / Walter Reed / Bethesda medical campus — medical professionals
seeking Montgomery County proximity 
Big 4 consulting firms — Deloitte, EY, PwC, KPMG — rotating staff with DC
metro assignments 
World Bank / IMF / international organizations — diplomatic and financial
sector buyers in upper NW DC 

THE CORPORATE RELOCATION BUYER

Appropriate for high-profile sellers who prefer discretion 
Reduces unnecessary showings from financially unqualified visitors
 Creates exclusivity that motivates serious buyers to act decisively
 Can transition to a full public listing if off-market exposure does not
produce the right offer 
Pre-market showings to a curated list of qualified buyers can generate
strong early offers

Privacy is not a luxury — it is an expectation at the upper tier of the DMV market.
Many executives, government officials, and public figures prefer to conduct real
estate transactions with minimal public exposure. The off-market and coming-soon
approach allows serious buyers to engage without the scrutiny of full public listing. 



SECTION PREPARING YOUR HOME 
10 FOR THE LUXURY MARKET

1.  Commission a pre-listing inspection — resolve issues before buyers negotiate over them 

2.  Deep clean every surface, vent, window, and exterior space 

3.  Address all deferred maintenance — HVAC service, roof inspection, sealing, gutters 

4.  Refresh interior paint in neutral, luxury-aligned tones throughout 

5.  Professional staging consultation — curate lifestyle for your target buyer profile 

6.  Enhance curb appeal — landscaping, driveway pressure washing, exterior lighting, front

entry refresh 

7.  Remove personal items, family photos, and excessive décor

8.  Upgrade outdated fixtures — lighting, door hardware, faucets, and cabinet pulls 

9.  Service and certify all major systems — HVAC, plumbing, electrical panel 

10.  Prepare all documentation — warranties, permits, HOA records, utility averages, upgrade

receipts

11.  EV charger installation — increasingly expected in the $1M+ DMV buyer profile

12.  Smart home system audit — ensure all technology features are operational and

demonstrable

PRE-LISTING CHECKLIST FOR DMV LUXURY SELLERS

In the current DMV luxury market — where inventory is up significantly and buyers have
more choices than at any point since before the pandemic — preparation is not optional. The
difference between a well-prepared luxury listing and an under-prepared one can be
measured in tens of thousands of dollars and weeks on market.



Smart Home Integration
Lighting automation, video doorbell,

security system, EV charger. ROI: High (tech
buyers).

Hardwood Refinishing
Fresh finish on existing hardwood floors.

One of the highest-ROI prep items available. 

Fresh Exterior Paint
Dramatically improves first impressions;
among the highest ROI of any exterior

update

Finished Basement
Adding permitted living space in PG County

and NoVA is a strong value driver. 

Solar + Sustainability
Solar panels and EV chargers are

increasingly expected by tech and executive
buyers.

Kitchen Refresh
Professional appliance upgrade,

quartz/quartzite countertops, cabinet
refresh. ROI: High. 

Primary Bath Update
Frameless shower enclosure, freestanding
tub, heated floors, premium fixtures. ROI:

High.

Outdoor Living Enhancement 
Deck/patio refresh, outdoor kitchen, fire
feature, pool heater service. ROI: High.

HIGH-ROI IMPROVEMENTS FOR DMV LUXURY SELLERS



DMV - SPECIFIC CONTRACT CONSIDERATIONS

Standard in the DMV; luxury buyers
often commission multi-discipline
inspections covering pools, HVAC,
roofing, structural, and specialty
systems

Home Inspection Contingency

Financing Contingency

Appraisal Contingency

Home Sale Contingency
More common in 2026 as move-up
buyers navigate a balanced market;
evaluate carefully based on your
timeline

Increasingly common in 2025–2026; a
strategic seller credit preserves list
price integrity while addressing buyer
affordability

Seller Credit / Closing Cost Assistance 

Common in the DMV; allows sellers to
remain in the home after closing,
providing flexibility for transition

Post-Occupancy Agreement (Rent-Back)

Less common than in 2021–2022 but
still possible in well-positioned listings;
understand how to evaluate escalation
offers 

Escalation Clauses

SECTION NEGOTIATION & CLOSING 
11 IN THE DMV

DMV luxury negotiations require calm strategy and deep knowledge of local market
conditions, contract customs, and the specific motivations of your buyer. The DMV contract
environment has its own conventions — and navigating them correctly protects your net
proceeds.

Luxury buyers using jumbo financing
should provide documentation of
lender pre-approval at or above the
purchase price; verify lender strength

In the current market, appraisal
contingency waiver is rare for financed
luxury buyers; prepare your upgrade
documentation for the appraiser



MULTI-OFFER SITUATIONS IN 2026

While multiple offer situations are less common than during the 2021–2022 frenzy,
well-prepared luxury listings in the DMV still attract competitive interest. A structured
review process ensures you secure the strongest overall outcome — not just the
highest headline number.

Deadline structure
Set an offer deadline to create urgency
and allow full comparison 

Side-by-side analysis
 Compare all key terms: price, earnest
money, contingencies, timeline,
financing

Risk-adjusted evaluation
 A cash offer 3% below a financed offer
may yield more net proceeds when
accounting for appraisal and financing
risk 

Best and final process
 Reserve the right to request best and
final offers when multiple strong bids
are present

PROTECTING YOUR NET PROCEEDS THROUGH CLOSING

Appraisal defense
Prepare a documented upgrade list
before the appraiser arrives; provide
comps your agent selects in advance 

Inspection response strategy
Decide in advance whether you will
repair, credit, or hold firm on each
category of potential finding

Transfer taxes 
DC, Maryland, and Virginia each have
distinct recordation and transfer tax
structures; confirm your net proceeds
calculation accounts for all three

HOA resale disclosures
Required in all three jurisdictions;
compile documents early to avoid
closing delays

Title and settlement
 In Maryland and Virginia, sellers and
buyers use separate settlement
companies in some jurisdictions;
coordinate early 
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NEIGHBORHOOD JURISDICATION LUXURY PRICE RANGE 

Georgetown  Washington D.C.  $1.5M – $5M+

Kalorama Washington D.C. $2M – $8M+

Capitol Hill (Luxury) Washington D.C. $1M – $3M

Foxhall Village Washington D.C. $1.5M – $4M+

Bethesda Montgomery Co., MD $900K – $3M+

Potomac Montgomery Co., MD $1.5M – $10M+

Chevy Chase (MD) Montgomery Co., MD $1M – $4M+

Annapolis Waterfront Anne Arundel Co., MD $1.5M – $5M+

Fairwood Prince George's Co., MD $750K – $1.1M

Woodmore Prince George's Co., MD $800K – $1.3M+

Collington Station Prince George's Co., MD $750K – $1M

McLean (General) Fairfax Co., VA $1.2M – $4M+

Langley Farms, McLean Fairfax Co., VA $4M – $12M+

Great Falls Fairfax Co., VA $1.2M – $7M+

Old Town Alexandria Alexandria City, VA $900K – $3M+

Old Town Alexandria Arlington Co., VA $1M – $3M+

Reston (Luxury) Fairfax Co., VA $800K – $1.5M+

Ashburn / Loudoun Loudoun Co., VA $750K – $2M+ 

Gainesville/Haymarket Prince William Co., VA $600K – $1.2M



SECTION DMV LUXURY SELLER FAQS
13 & COMMON MISTAKES

FREQUENTLY ASKED QUESTIONS

The answer depends on your specific
property, location, and price tier. The DMV
luxury market in 2026 is more balanced
than in 2021–2022, with more inventory
and more selective buyers. However, well-
positioned luxury homes in strong
locations are still achieving competitive
offers. The key is accurate pricing and
premium presentation — not market
timing.

The DMV luxury market is uniquely
anchored by institutional demand —
federal government, military, defense
contracting, and diplomacy. This creates
a buyer pipeline that is less sensitive to
mortgage rate cycles than markets like
Miami, LA, or Phoenix, where luxury
demand is more correlated with stock
market performance and speculative
investment. 

Is 2026 a good time to sell a luxury home 
in the DMV?

How is the DMV luxury market different 
from the national luxury market?

What price range is considered 'luxury'
 in the DMV?

How long will it take to sell my luxury 
home in the DMV?

The luxury threshold varies by jurisdiction.
In Washington D.C., luxury typically
begins at $1M for condos and $1.5M+ for
single-family. In Maryland suburbs
(Bethesda, Potomac), luxury begins
around $900K–$1M. In PG County (Bowie,
Bowie), the luxury tier begins around
$750K. In Northern Virginia, luxury starts
at approximately $900K–$1M depending
on the county.

Well-priced and professionally prepared
luxury homes in strong DMV locations are
averaging 30–55 days on market
depending on the jurisdiction and price
tier. Homes priced above $2M have
naturally smaller buyer pools and may
take 45–90 days. Properties that exceed
60 days without offers typically require
pricing or presentation adjustments

Before making any major decisions, it’s important to understand how the luxury market
in the DMV truly works. From pricing expectations to buyer behavior, many sellers have
similar questions—and a few common misconceptions. Below are the most frequently
asked questions to help you navigate the process with clarity, confidence, and the right
strategy.



Should I consider an off-market sale? How do transfer taxes and closing costs
 differ across DMV jurisdictions?

Off-market sales are increasingly
common in the DMV luxury segment,
particularly for high-profile sellers, estate
properties, and homes in exclusive
communities like Kalorama, Langley
Farms, or Woodmore. Off-market reduces
public exposure and can attract serious,
motivated buyers — but it requires a well-
connected agent with access to qualified
buyer networks. 

Transfer taxes, recordation taxes, and
closing costs vary significantly across D.C.,
Maryland, and Virginia. Washington D.C.
has among the highest transfer taxes in
the region. Maryland's recordation taxes
vary by county. Virginia's transfer taxes are
generally lower. Your net proceeds
calculation must account for the specific
jurisdiction your property is in — not a
generic DMV average.

COMMON MISTAKES DMV LUXURY SELLERS MAKE

1 Overpricing based on prior market highs from 2021–2022 — the
market has recalibrated

2 Relying on standard residential marketing for a luxury property —
mass exposure is not precision exposure

3
Skipping staging and professional photography — buyers see
dozens of listings; presentation must be exceptional

4 Listing before the property is fully prepared — rushed listings
create first impression problems that are difficult to recover from

5
Ignoring the military relocation buyer — one of the DMV's most
consistent and financially qualified buyer pools

6 Overlooking the appraisal gap risk — in a market where comps
are thinning, an accepted offer above appraised value creates
renegotiation pressure
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A Permanent Change of Station sale is unlike any other real estate transaction. You are
selling a significant asset — often your largest — under a government-mandated timeline,
while simultaneously preparing your family for an entirely new duty station. In the DMV,
where luxury home values are real and timelines are compressed, executing this correctly
can mean the difference of tens of thousands of dollars in net proceeds.

The good news: the DMV is uniquely positioned for PCS sellers. The same military buyer
pipeline that drives consistent demand across all three jurisdictions — Andrews, Belvoir,
Meade, Quantico, the Pentagon — is actively looking for move-in ready homes like yours.

WHAT INCOMING PCS BUYERS ARE LOOKING FOR?

Move-in ready condition
PCS buyers are arriving on tight timelines with families in tow. They cannot
afford a renovation project. A home that is clean, well-maintained, and needs
nothing immediately commands a premium with this buyer.

Strong school proximity
Military families with school-age children prioritize school quality as much as
commute. Homes within top-rated feeder zones — Fairfax County, Montgomery
County, Howard County, and select PG County communities — carry a
measurable premium with this buyer profile.

Commute clarity to their installation
Include realistic rush-hour commute times to nearby installations in your listing
materials. This is a specific detail that PCS buyers actively look for — and
providing it proactively builds trust and accelerates decision-making.

3D virtual tour availability
Many incoming PCS buyers are still stationed elsewhere when they begin their
DMV home search. A 3D Matterport virtual tour allows serious buyers to walk
through your home remotely — and is frequently cited as the reason a buyer
made an offer before arriving in person. This is not optional for PCS-targeted
marketing.

Your most motivated buyer may be another service member PCSing into the DMV.
Understanding what they prioritize allows you to position your home and marketing to
capture this buyer directly.

1

2

3
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SCAN ME

Schedule your private luxury consultation today!

READY TO SELL YOUR LUXURY HOME IN DMV?

Shaquia Peace
REALTOR

(703) 675 - 4831

shaquia_peace_realtor

realtor@shaquiapeace.com

www.shaquiapeace.com

Luxury real estate deserves representation that reflects the caliber of the property and the
expectations of the client. Every seller in the DMV luxury market deserves a strategy
grounded in local expertise, a marketing approach tailored to the right audience, and a
negotiator focused on protecting net proceeds from day one.
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