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AS SEASONS CHANGE, SELLERS
NEED TO FOCUS MORE ON
PRICING STRATEGY
For some nine years running, residential real estate
in Colorado has been riding a tide of strong housing
demand, sustaining a mostly seller-friendly market.
But amid that overall momentum, there will still
be seasonal swings at work to keep sellers on their
toes.
Historically, “peak season” for demand arrives
in June. Days on the market – or the number of
days it takes to go from listing to sale – starts to
shrink in May and begins to expand in mid-July.
By September, sellers will find themselves in an
“off-peak”
season, when the pace for demand eases,
80
even in the most robust of housing markets.
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SEASONAL TRENDS IN DEMAND

How does a seller find success outside of the peak
market? First and foremost, an effective pricing
strategy is paramount when the market relaxes.
As a seller, it’s less likely that you’ll receive multiple
offers at or above list price from buyers while in an
off-peak period. At the same time, buyers looking
in certain price points may well experience more
inventory to choose from than during the peak
season.
The bottom line: be prepared to be competitive
and price your property in a way that recognizes
the shifting demand. Research shows that when a
house is overpriced upon the first day of its listing,
and subsequently requires price reductions, it will
take up to three times longer to sell that house in
the Northern Colorado market compared to a house
that’s priced right from the start.
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I-25 Expansion Project
Northern Colorado At A Glance
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ON THE ROAD TO A WIDER HIGHWAY

Reconstruct interchange.

Widen GWRR bridges.
Replace Cache La Poudre
River bridges.
Accomodate trail
construction and wildlife
crossing.
Operational improvements.
Adding an additional lane
a half mile long in each
direction from the
interstate out.

I-25 EXPANSION PROJECT READY TO HIT THE GAS
You’re sitting in stop-and-go traffic for hours. Finally, the cars in front
of you pick up the pace and resume highway speed. Exasperation
turns into a deep sigh of relief.
Let it out, Northern Colorado. A reprieve is in sight for those of us
who feel we’ve been grinding through Interstate 25 gridlock since the
days of permed hair, mullets, and leg warmers.
Expansion of I-25 in Larimer and Weld counties, featuring express
toll lanes in both directions between Johnstown and Fort Collins, got
under way in early September. The $300 million investment – which
includes $56 million from local communities (see below: Northern
Colorado at a Glance) – is due for completion as early as 2021.
Pending voter approval for more transportation funding, the budget
and scope of the North I-25 project could expand further, adding toll
lanes between Johnstown and Mead to the south.
Whether you make a daily commute or an occasional trip to DIA,
here are some things to know:
• First up. Initial construction started September 4 and includes
the northbound express lane between Johnstown and Fort
Collins.
• Last down. The expansion project is due for completion in 2021.

Tie-in to current
construction.
Replace UPRR/Kendall
Parkway bridges.
Construct Park-n-Ride
with I-25 slip ramps for
regional bus.

• Road closures. Various closures will occur on frontage roads
or at intersections as needed to accommodate construction.
The first significant closure is at Colorado Highway 402 for
four months.
• Delays. While I-25 will still stay open at all times, be prepared
for delays and slower speeds in the construction areas.
• Stay informed. To check on construction locations and project
specifics, visit noconow.co/northi25.

NORTHERN COLORADO AT A GLANCE
Adding an additional lane
a half mile long in each
direction from the
interstate out.
Widen Big Thompson
River bridges.
Reconstruct interchange
on CO 402.
Frontage Rd improvements.
Source: Colorado Department of Transportation

Relocation and widening of
the west side Park-n-Ride.

The following chart shows the level of funding that Northern
Colorado public entities (towns, cities and counties) contributed to the
expansion of I-25 between Mead and Wellington, due for completion
in 2021:
ENTITY

CONTRIBUTION

Berthoud
Centerra
Fort Collins
Johnstown
Loveland
Timnath
Windsor
Larimer County
Weld County
TOTAL LOCAL CONTRIBUTIONS

$250,000
$6,000,000
$19,250,000
$7,000,000
$8,000,000
$500,000
$1,000,000
$11,000,000
$3,000,000
$56,000,000
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AS RENTS RISE, THE CASE FOR
HOME OWNERSHIP GROWS
STRONGER

flow favored renters in a few of the comparisons,
buyers finished well ahead in all cases when it came
to building long-term wealth.

As lease rates for housing surge – growing at
double-digit rates this year in some cases for local
renters – one pivotal question looms large. Buy
or rent? We need to weigh many variables – such
as income, interest rates, or how long we plan to
stay in town. The answer can hinge on whether the
financial benefits of home ownership outweigh the
flexibility of renting. For many of us in Northern
Colorado, it does.

For example, we compared a Larimer County unit
that currently rents for $1,620 to a comparable home
for sale at $345,000. Considering an average rental
increase of 5 percent, your monthly rent would hit
$2,513 after 10 years, for a 10-year cash outlay of
$246,914. A buyer, assuming a 30-year, 4.75 percent
interest rate, would start – and stay – at a monthly
principle and interest payment of $1,620 (with total
expenses of $1,940 versus $1,640 for renting). Over
10 years, that’s a $234,564 outlay.

To explain, we took a closer look at the cost of
leasing several different three-bedroom apartments
now available in Northern Colorado and stacked
them up to the cost of buying a like-size single-family
house in the same community. While monthly cash

The net cash flow advantage for the buyer is $12,350.
But after factoring in the historical 5 percent average
annual appreciation in home value – recent gains are
even higher – the buyer stands to gain $249,458 in
net wealth over 10 years.

 Buying
$345,000
vs.COUNTY,
Renting

BUYING
vs RENTING
IN LARIMER
COLORADO
Larimer County, Colorado
Comparing a $345,000 Single-Family Home and a Three-Bedroom Apartment
Estimated Cashflow

Estimated Cash Flow

Monthly P & I
Prop. Tax / Ins.

Buying Yr1

Rent Yr1

Rent Yr10

$1,620

$1,620

$2,513

$321

$20

$20

$0

$0

$0

$1,940

$1,640

$2,533

Maint. & Repairs
Monthly Exp.

$234,564

Total Cashflow

Interest Rate
4.750%

APR
4.783%

$2,544

ADDITIONAL
ASSUMPTIONS
AS OWNER
5% annual home
price appreciation
Own for 10 years
30-year loan at 4.75%
10% down payment
Cost to sell – 6% of
sales price

ADDITIONAL
ASSUMPTIONS
AS RENTER
5% annual increase
in rent
Rent for 10 years

$1,940

$246,914
Annual Rental Increase
5%

Cashflow Difference

BELLY UP! COLORADO RANCH
Appreciation Gain
COMES
WITH ITS OWN SALOON
$216,969

What covers 6,300 acres and includes a trout stream,
Starting Home Value:
private
ski hill, 16,000-square-foot house, and$345,000
views
Forecasted Appreciation (Avg./Yr):
5%
Estimated Value After 10 Years:
$561,969
of three different mountain ranges? It’s the Elk Island
Cost To Sell

$33,718

Real Estate Commission: 6%
Based on $561,969 Future Value after 10 Years

Years

$12,350

Ranch near Kremmling, which recently went on the
market for a cool $36 million. Perhaps most unique
Amortization Gain
to the ranch is its frontier-style, 7,900-square-foot
$59,857
saloon, which comes complete with a custom bar,
Loan Amount:
$310,500
full Original
kitchen,
dance floor and gaming tables. $250,643
It also
Remaining Principal Balance:
Amortization
Gained after 10
Years
includes
a private
ski
slope.
Tax Benefit

$0

Standard Deduction $24,000 in 22% Tax Bracket Benefit Above
Standard Deduction after 10 Years

The Group has the resources and tools to professionally guide homesellers in the right direction.
Since 1976, we have been recognized nationally for numerous leading–edge practices, many —
such as listing both the price and the address on a property for sale — which have now become
the industry standard.

Net Gain by Buying a Home

$249,458

With The Group’s pricing and marketing methods, we offer you the best odds of selling your
home, simplifying the process, and helping you get to your next place when you expect
to
$249,458
be there. Ask me about The Group’s Guaranteed Move program. It has helped hundreds of
$210,201
homeowners have a worry-free transaction when selling a home and buying another
and is one
more way The Group can help you have a successful and easy move. $173,876
$140,342
$109,466
$81,120
$55,183
$31,540

GUARANTEED MOVE

If you know someone who would like to receive this newsletter, please call me.
Horsetooth Office 970.223.0700
375 E. Horsetooth Road, Fort Collins, CO 80525
Harmony Office
970.229.0700

Mulberry Office
970.221.0700

Centerra Office
970.613.0700

Loveland Office
970.663.0700

Old Town Office
970.493.0700

www.thegroupinc.com

GROUPMortgage, LLC
Corporate NMLS 1170166 Office Phone 970.419.2374
Regulated by the Division of Real Estate

REAL ESTATE BY NUMBERS
1. Where the Colorado economy ranks among the
50 states, according to a recent report from 24/7
Wall Street. Utah ranked No. 2.
5. Where Fort Collins ranks nationally on the Milken
Institute’s “Best-Performing Cities 2017” list, which
grades the economic success of U.S. cities.
$1.7 million. What Fort Collins-based Blue Ocean
Holdings recently paid to buy development property
at 300 N. Lincoln Ave. and 312 North Lincoln Ave.
in Loveland, across the street from The Foundry
project.
$5 million. What Trinity Hospitality LLC paid for
the 150-room Rodeway Inn in Estes Park, which
was built in 1975.
59. Number of student apartment units that
developers are proposing for the 600 block of West
Lake Street, near the Colorado State University
campus.
$4 million. Price paid by Fort Collins developer
Les Kaplan for The Coloradoan building, 1300
Riverside Ave. in east Fort Collins. The newspaper
will lease the building from Kaplan.
$9.05 million. Cost to Tralee Capital Partners of
Centennial for the purchase of the 42-unit SkyView
Place apartments in Steamboat Springs, which
was co-owned by Fort Collins-based developer
Brinkman.
4,974. Square feet that Anytime Fitness plans to
lease at 302 S. College Ave. in Fort Collins, part of
the Uncommon apartment building.
499. Number of dwelling units that developers plan
for the next phase of the Waterfield development,
near the intersection of East Vine Drive and North
Timberline Road in northeast Fort Collins.

$90 billion. Estimated U.S. government investment
in upcoming improvements to the F.E. Warren Air
Force Base in Cheyenne, WY. This is part of a longterm plan to modernize the base’s nuclear mission.
$2.25 million. Price paid by Larimer County to
acquire an 800-acre ranch within the county’s Red
Mountain Open Space, located 25 miles north of
Fort Collins.
$131 million. Purchase price for a 31-floor
apartment tower on Glenarm Place in Denver.
RedPeak sold the tower to Northland Investment
Corp. The building was known as the Security Life
building when it was an office building. RedPeak
originally bought the building in 2004 for $10.75M.
$19.3 million. Purchase price for the five-story
Aloft Hotel in Broomfield, which was acquired by
Maryland investors The Real Hospitality Group.
$3.38 million. Price paid for 161 residential lots
on 24.18 acres in Brighton, or $21,000 per lot.
Richmond American Homes of Colorado Inc. was
the buyer.
10,000. Number of square feet Collision Brewing
Co. will occupy when it opens a restaurant and
brewery this fall near Longmont’s Sandstone Ranch
outdoor recreation complex.
$9 million. Amount raised in capital by Greeleybased Xiant Technologies Inc. The company, which
makes specialized LED lighting, raised $8,999,941,
according to a Form D filed with the U.S. Securities
and Exchange Commission on Aug. 16.
46,000. Square footage that PopSockets LLC,
a designer and manufacturer of mobile-phone
accessories, has leased at 5757 Central Ave. in
Flatiron Park in Boulder. PopSockets will move
from 25,000 square feet at 3033 Sterling Circle in in
late 2018 or early 2019.
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