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CONSTRUCTION STILL CATCHING
UP TO HOUSING SHORTFALL
“Build it and they will come.” It was a memorable
line from a Hollywood movie. But the script has
been flipped when it comes to housing in Northern
Colorado. In fact, the people are already here. For
many looking to buy a home where they want to
live, their houses are yet to be built.

Despite ongoing growth in jobs and population
that traditionally drive housing demand, the pace
of housing starts per capita has lagged since 2004.
In 2009, at the peak of the Great Recession, starts
slumped to 1.3 per 1,000 in Larimer County and
2.3 per 1,000 in Weld County. And even after
nearly 10 years of economic recovery, the pace of
homebuilding in 2018 was relatively modest – 8.9
per 1,000 in Weld and 4.9 per 1,000 in Larimer.

Even as home construction appears to be heating up
around the region, raising concerns in some quarters
that overbuilding could be creating a housing
bubble, the story is much different. Looking back
on the recent history of housing starts in Northern
Colorado, there is a wide disparity between the pace
of new home construction and population growth
for both Larimer and Weld counties.

From another perspective, the inventory of homes
for sale that are priced under $500,000 is uniformly
tight – just 1.4 months in Fort Collins, 2.2 months
in Loveland, two months in Greeley and 3.6 months
in Windsor. A six-month supply is the industry
benchmark for a balanced market, where prices
increase at a manageable rate and neither buyers or
sellers have a particular advantage.

Data provided by housing market consultants
Metrostudy illustrates the point. For instance,
during 2004 builders started 3,219 new homes
in Larimer County and 4,146 in Weld County.
That translates to 11.8 new starts for every 1,000
residents in Larimer County and 19.3 starts per
1,000 residents in Weld County.

If you are one who might be asking why we need all
these new homes, or whether the market is moving
too fast, the reality is not so dramatic. Homebuilders
are bringing the market back into balance.
Call me if you’d like to learn more about all of the
new construction options in Northern Colorado.
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GREELEY GOING BIG WITH PLANS
TO TACKLE HOUSING NEEDS
A tight housing supply– and the higher prices that
come with it – have become old news for Northern
Colorado. Public officials and housing industry
leaders in Greeley are taking fresh measures to
loosen things up for future homebuyers and renters.

5,557

With a strategy that includes easing zoning rules,
lowering development costs, and encouraging
affordable housing providers such as Habitat for
Humanity, Greeley has set a target to bring more
than 5,500 new homes into the market by 2024.
Greeley’s goal – which includes 2,045 multi-family
units and 3,515 single-family homes – would mean
housing for approximately 15,000 people, based on
the city’s current rate of 2.7 persons per household.

THE AMOUNT
OF NEW HOMES
GREELEY HAS
PLANNED TO
BRING INTO THE
MARKET BY 2024.

Greeley, like most local communities, has
experienced sluggish growth in housing construction
since the Great Recession of 2007-2009. By official
estimates, 1,100 dwelling units were not built in
Greeley as a direct consequence of the downturn,
while the city continues to experience job growth
and a rising population.
Not coincidentally, local rental vacancies are tight
– 3 percent at last report – and Greeley’s inventory
for homes priced less than $300,000 is at less than
two months of supply. A healthy rental vacancy
rate is 5 percent, and a “balanced” housing market,
would provide six months of supply – meaning it
would take six months to sell out the city’s existing
inventory based on historical sales volume.

MYTH BUSTER: THE TRUTH ABOUT
RECESSIONS AND HOUSING VALUES
GREELEY HOUSING PLAN
Greeley city officials have approved a nine-point
strategic plan to generate 5,557 new housing units
by 2024. The nine points include:
• Relaxing zoning restrictions to allow
more housing options
• Reduce up-front fees for developers who
build affordable housing
• Support innovation in home construction
techniques
• Lower the cost of water for developers
• Promote development in underutilized
areas of the city
• Encourage housing diversity
• Promote vocational training to address
lack of skilled construction workers
• Facilitate development of manufactured
home communities
• Work actively with nonprofits that
supply affordable housing

NORTHERN COLORADO AT A GLANCE

The following chart tracks housing inventory for sale each January since 2017 in Northern Colorado’s
various sub-markets:
Sub-Market
Jan. 2017 Jan. 2018 Jan. 2019 1-Year Change
(’18-’19)
				
Berthoud
79
86
127
47.7%
Fort Collins
288
284
354
24.6%
Greeley/Evans
157
174
248
42.5%
Longmont
169
172
245
42.4%
Loveland
200
183
207
13.1%
Timnath
42
67
90
34.3%
Wellington
46
32
61
90.6%
Windsor/Severance
210
323
332
2.8%
Ault/Eaton/Johnstown/Kersey/
118
127
158
24.4%
LaSalle/Mead/Milliken
Source: IRES, The Group Inc.

As the current economic recovery continues to
steam forward – due to reach 117 months in March,
making it one of the longest in U.S. history – it seems
inevitable that talk will turn to recession. When?
How long? How deep?
As part of the business cycle, recessions eventually
make an appearance. But for homeowners and
potential homebuyers, it’s important to know that
recessions don’t necessarily cast a cloud on their home
values in Northern Colorado. Since 1978 we have
endured five recessions, but in only one case–the Great
Recession of 2007-2009–did average home prices take
a hit in this area. Which makes sense, since the Great
Recession was fueled by a mortgage debt crisis.

REAL ESTATE BY NUMBERS

45,000. Square footage of the Nancy Richardson
Design Center, a new academic facility that opened
on the Colorado State University campus in January.
The center is named for the co-founder of the Fort
Collins-based Otterbox company.
74. Percentage growth in Berthoud’s population
between 2010 and 2017, making it the fastest-growing
community in Northern Colorado for that period.
Berthoud added almost 3,800 residents in the period.
5,557. Number of homes – both single-family and
multi-family – that Greeley officials believe the city
needs to add by 2024 in order to alleviate a housing
shortage.
88,000. Square footage for the new corporate
headquarters of Crocs Inc., which the company plans
to build in Broomfield. The company expects to move
in 2020 from its existing offices in Niwot.
$13.6 million. Price that Anheuser-Busch Inc.
recently received for the sale of approximately 6,000
acres that it owned across 15 parcels in Weld County.

The other four recessions over the past 40 years have
coincided with local average price gains of 6.2 percent,
1.1 percent, 4 percent, and 8 percent – the composite
of which compares favorably to Northern Colorado’s
40-year average appreciation rate of 5.34 percent.
In fact, analysis shows that negative trends in home
appreciation are more likely to correlate with declines
in local employment, not the national economic metrics
(stock prices, GDP growth, etc.) that make headlines.
The takeaway? Business cycles happen, and
recessions come and go, but home ownership in
Northern Colorado can help you weather the storm.
Contact me for a current real estate review on your
home to see where you stand with this important
investment

Airport ranks 5th
among the nation’s
busiest airports,
according to the
Federal Aviation
Administration.
O’Hare International
Airport in Chicago
was No. 1.

71. Number of new homes that homebuilder Toll
Brothers Inc. wants to build in Timnath as part of a
new master-planned development. Prices for new
homes are expected to start at $400,000.
123. Number of rooms for the proposed WoodSpring
Suites extended stay hotel, to be located at the
southeast corner of Interstate 25 and Mulberry Street
in east Fort Collins.
4.4. Percentage rate of job growth in the Fort Collins
metropolitan statistical area – which covers Larimer
County – for 2019. It was the ninth-highest growth
rate in the country. The Greeley MSA (Weld County)
reported 2.6 percent job growth.
160. Number of housing units planed for the Morning
Star senior citizen development in downtown Fort
Collins. The project is part of a larger proposal that
includes retail, office and parking garage facilities.
22. Approximate acreage that In-N-Out Burger
recently acquired on the north side of Colorado
Springs. The fast-food business plans to build
a 100,000-square-foot distribution center and
150,000-square-foot office building on the land.

2-Year Change
(’17-’19)
60.8%
22.9%
57.9%
44.9%
3.5%
114.3%
32.6%
58.1%
33.9%

Denver International

74.3%
The Group has been Northern Colorado’s most successful real estate company since 1976,
largely because of the quality of our brokers, who are also our local owners.
Our full-time professional Realtors are experts in all things Northern Colorado. The odds of
selling your home with The Group is 74.3% vs. 69.2% for the rest of the market. IRES records
show The Group participated in 26.26% – over one in four – of ALL the sales for our area.
Last year’s average was 23 transactions per Partner while nationally, the average number of
transactions per broker is 11. Nationwide, brokers have been with the same company for four
years while average tenure for The Group Partners is 11.5 years.
Experience is a Group Difference.

ODDS OF SELLING
YOUR HOME WITH
THE GROUP VS
69.2% FOR THE
REST OF THE
MARKET.
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A quarterly snapshot of Northern Colorado’s economic activity
Likely Direction
in Next 6 Months
Mortgage Rates
January 2019 4.45%		

January 2018 4.03%

Existing Single-Family Home Sales
Fort Collins Area
4Q 2018
630
4Q 2017
716
4Q 2016
662

Greeley Area
682
711
754

Single-Family Homes Listed During Quarter
Fort Collins Area
Greeley Area
4Q 2018
585
650
4Q 2017
597
618
4Q 2016
551
686
Average Existing Single-Family Sales Price
Fort Collins Area
Greeley Area
4Q 2018
$453,150
$335,494
4Q 2017
$428,824
$316,270
4Q 2016
$393,075
$286,036
Apartment Vacancy Rates
4Q 2018
4Q 2017
4Q 2016

Source: Colorado Division of Housing.

Fort Collins Area
2.9%
3.0%
3.3%

January 2017 4.15%
Loveland Area
423
507
477

Windsor Area
321
209
244

Sales will increase in the
1st and 2nd quarter

Loveland Area
422
387
457

Windsor Area
314
292
187

Rising prices could cause
more sellers to list
their homes

Loveland Area
$416,960
$410,887
$373,300

Windsor Area
$430,548
$460,020
$401,635

Low inventory
will continue to
push prices up

Greeley/Weld Area
3.0%
2.2%
3.7%

Commercial Vacancy Rates
December 2018
Fort Collins Greeley Loveland Longmont Fort Collins
Area
Area
Area
Area
Area
Industrial
1.2%
2.7%
5.5%
2.8%
1.5%
Retail
5.1%
4.5%
3.9%
3.1%
4.1%
Office
2.3%
3.3%
6.8%
12.3%
5.3%
Employment
Larimer County
Weld County
Boulder County

Loveland Area
2.3%
3.8%
8.7%

December 2017
Greeley Loveland Longmont
Area
Area
Area
1.6%
6.0%
2.0%
5.5%
3.1%
6.3%
3.9%
9.1%
8.5%

December 2013 December 2017 December 2018 1-Year % Change
164,158
191,451
198,457
3.7%
131,770
156,034
159,811
2.4%
166,531
184,248
188,507
2.3%

Source: Colorado Department of Labor & Employment. Note: Figures are not seasonally adjusted.

Forecast
Interest rates may
increase slightly

5-Year % Change
20.9%
21.3%
13.2%

Vacancy rates
will remain low

Vacancy rates will
remain low
in most areas

Employment growth will
continue to increase

