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INTERPRETING REAL ESTATE DATA:
A LOOK BEHIND THE HEADLINES
Real estate makes news like clockwork.
Thanks to monthly, quarterly and annual statistics,
we can regularly keep track of how our housing
market is performing. But when we read in large
type that home sales are up, prices are down, or
demand is declining, how much can we rely on the
headlines?
Data can be deceptive if it’s not fully explained.
That’s why we’ve compiled a brief guide to help
you decipher what you’re seeing.
COMPARED TO WHAT? A recent headline
declared that home prices fell in February in
Boulder and Fort Collins. That was factual on a
month-to-month basis (January to February). But
a more meaningful comparison for real estate,
which is highly seasonal, comes from year-overyear results. In that case, Boulder prices were up 15
percent and Fort Collins prices were up 2 percent.
CONTEXT IS KEY. What if prices really did slip
in your town? It’s not necessarily a sign of malaise.
For example, last March average prices in Severance
declined 25 percent from March 2017. That wasn’t

due to a lack of demand. In fact, housing inventory
increased 252 percent, as a large volume of newly
built homes at entry-level and mid-range prices was
coming on the market, resulting in lower average
prices. This March? Slightly fewer homes were
available for sale and prices were up 4.7% percent.
CRACK THE CODE. Not all home price data is
created equal. Depending on where you get your
news, you may be following “median” or “average”
figures, which can vary a little or a lot. Median is
the mid-point, meaning half of the homes sold
were priced higher and half were lower. Average is
the mean, when all sales totals are added up and
averaged out.
CHECK UNDER THE ‘HOOD’. Real estate results
are “hyper” local. Activity in one neighborhood can
be much different than other neighborhoods in the
same zip code. Factors such as new infrastructure
(i.e., parks), or new developments (i.e., schools),
can have an impact on prices near you. Talking with
a real estate professional who knows the lay of the
land can help you understand market dynamics for
your neighborhood.
Call me to learn more about The Group’s Monthly
Market Reports, a statistical summary that you can
use to follow the impact of real estate sales data in
Northern Colorado.
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METRO DISTRICTS MAKING A
DIFFERENCE IN NEW HOME PRICES
Much of the discussion around housing accessibility
and affordability centers on the homebuyer, and
rightfully so. Have they saved enough for a down
payment? How much of a mortgage can they qualify
for? And what type of loan should they choose?
Another significant variable in the homebuying
equation is represented by costs incurred by
developers and builders. How much did they pay
for the land where the homes are being built? What
about the price for labor and materials? What’s the
bill for infrastructure, such as streetlights, roads
and sidewalks? Or neighborhood amenities, like
landscaping, a pool or a park? And then there are
constantly rising rates for water taps.
What Is A Metro District?
Chances are if you live in a new neighborhood built outside the city limits, you’re
in one. Metropolitan districts are created as special taxing districts, primarily for
new residential developments that emerge outside existing municipal service
boundaries. These metro districts assess a property tax on their homeowners to
finance municipal-type services such as parks, trails and other recreational amenities.
Unlike fees for a homeowners’ association, taxes paid into a metro district can
be deductible from your taxes if you itemize. There are approximately 1,900 such
districts across Colorado.

In a conventional approach to housing development
and sales, these steep costs are packaged into the
price of newly constructed houses – which goes a
long way to explaining escalating price tags in even
the most modest of new home neighborhoods. It
also explains the rising popularity of metropolitan
taxing districts in Colorado.
In short, metro districts can provide a buffer against
rising development costs, which then lowers the
upfront costs to the buyer. First, developers can
issue bonds to cover the expenses. Then instead of
rolling the fees into the list price of the home, they
can spread out the payments over many years by way
of an annual mill levy assessed to the homebuyers.
One veteran local developer told The Insider that
metro district financing allows him to sell homes at
5-6 percent less than if he used standard financing.
Bottom line, that means a house that might have
been offered for $365,000 can be listed for about
$345,000. And that means more houses within reach
of more potential buyers. It also means developers
can include community amenities that might have
otherwise busted the budget.
One such example of where a developer enhanced
the offering to potential homebuyers is WildWing,
a 234-home Timnath neighborhood that includes a
park, pool and trail system for residents. Today we’re

seeing the fruits of metro district financing sprout
across Northern Colorado, where homebuyers are
finding opportunities and choices in new-home
neighborhoods in towns like Berthoud, Severance,
Wellington and Windsor.
“By using a metro district, it allows us and the
future buyer to finance some of the costs associated
with the development of the property,” explained
Dino DiTullio, who has developed multiple new
home neighborhoods in Northern Colorado. “This
ultimately allows us to provide lots at a much more
affordable price.”
WATER PRICES A KEY INGREDIENT IN HOME
PRICE TRENDS. There are a variety of factors that
keep the cost of housing on the rise in Northern
Colorado, including prices for land, building
materials and labor. But perhaps the most dramatic
influence is the cost of water. This graphic tracks

how prices for water from the Colorado Big
Thompson Project – a primary source of water for
local communities – have been soaring. As of 2018,
one unit of CBT water (enough to supply two singlefamily homes for a full year) hit $30,000 – up 230
percent since 2010.
View of the Front
Range from WildWing.

Facts About Metro Districts
• The first metro district in Colorado was formed shortly
after World War II.
• Current rules for metropolitan districts in Colorado
were established by state statute in 1973.
• There are approximately 1,900 metro districts in the
state, including about 200 metro districts in Weld
County.
• According to a 2017 report by the Greeley Tribune, a
homeowner in a metro district in Weld County pays an
average of $955 annually in metro district taxes on a
$300,000 home.
• A metro district is governed by board or commission,
elected by property owners. These boards usually
consist of five or seven members.
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This chart compares March statistics for real estate sales in Northern Colorado from 2017, 2018 and 2019:
Sub-Market
Berthoud
Estes Park
Fort Collins
Greeley/Evans
Longmont
Loveland
Severance
Timnath
Wellington
Windsor
Ault/Eaton/Johnstown/
Kersey/LaSalle/Mead/
Milliken
TOTALS
Source: IRES

Total Total Total
1-Year
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March March March (’18-’19)
2017 2018 2019		
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2017
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Price
March
2018

Avg.
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March
2019

1-Year
Change
(’18-’19)

40
29
267
191
139
153
15
12
40
58
52

24
23
242
173
134
127
51
23
23
67
71

48
16
218
195
122
138
39
23
37
84
60

100.00%
-30.43%
-9.92%
12.72%
-8.96%
8.66%
-23.53%
0.00%
60.87%
25.37%
-15.49%

$382,558
$442,102
$384,459
$247,787
$442,199
$373,649
$471,331
$523,808
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-8.82%
0.43%
1.19%
0.00%
-2.64%
5.87%
4.72%
26.20%
-3.75%
-6.15%
20.32%

996

958

980

10.84%

$392,820

$413,999

$428,021

3.40%

$2,000
$0

1960

1965

1970

1975

1980

1985

1990

1995

2000

2005

2010

2015

This chart reflects the
cost per unit of water.
The actual amount of
water in a unit varies
year to year depending
on snowpack and water
levels in the system’s
reservoirs. In an average
year, one unit has
enough water to supply
two average northern
Colorado households
for one year.

Source: Northern Colorado Water Conservancy District

INTRODUCING NEW MONTHLY MARKET REPORTS. For 43 years, the broker/owners at The
Group Inc. Real Estate have been analyzing and reporting on Northern Colorado’s housing
market. And as our region grows, we continue to be the go-to resource for the homebuying
public. With our new Monthly Market Reports, we are now also providing detailed data on
smaller communities in our area – such as Berthoud, Severance, Timnath and Wellington – where
much of our growth is occurring. We’re proud to make this information available to everyone.
Just visit our website at thegroupinc.com, click on the “Northern Colorado” button, and find
Monthly Market Reports in the drop-down menu: thegroupinc.com/monthly-market-reports

Access interactive
market data from your
smartphone, tablet,
laptop or desktop.
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165. Total acreage for The Ridge, a new mixed-use
development at Interstate 25 and Freedom Parkway
in Johnstown. The project will include single-family
and multi-family housing and retail and industrial
buildings.
$3,705,000. Sale price for the Sears store in the
Greeley mall, part of a larger $5.2 billion sale of Sears
assets nationwide.
25,000. Square footage for Lucky’s Market, a grocery
store which opened in March at 425 S. College Ave.
near downtown Fort Collins. Lucky’s also has stores
in Boulder, Longmont and Wheat Ridge.
16. Greeley’s national ranking for average home price
appreciation in 2018, based on the Federal Housing
Finance Agency’s Home Price Index. Greeley prices
increased by 10.7 percent. Fort Collins ranked 59th,
at 8.3 percent.
$600,000. What investors paid for a 69,000-squarefoot industrial property near the Northern Colorado
Regional Airport in Loveland.
$4.5 billion. What Colorado charities raised during
2018, according to the Colorado Secretary of State’s
office. But overall giving declined by $33 million
from 2017.
3. Where Cherry Hills Village near Denver ranks
among the wealthiest towns in the United States,
according to Bloomberg.
67.7 percent. Occupancy rate for hotels in Loveland
during February, the highest among Northern
Colorado cities, based on the latest Rocky Mountain
Lodging Report from the Colorado Hotel and
Lodging Association. At 66.7 percent, Greeley was
a close second.
$28 million. Price paid by San Francisco-based
investors for a collection of three office buildings in
Boulder totaling 115,000 square feet.

$150,000. Cost of a study to determine the feasibility
of a new performing arts center in Longmont. The bill
is being shared by tourism agency Visit Longmont,
the Longmont Downtown Development Authority,
and the Longmont Performing Arts Initiative.
246. Number of housing units proposed for a new
residential neighborhood in southeast Fort Collins,
to be located along Timberline Road near Bacon
Elementary School.
$7.3 million. Estimated cost to renovate the Pulliam
Community Building in downtown Loveland.
Construction on the project started in March.
$5.5 million. Price paid by Colorado Early Colleges
for a 35,000-square-foot office building in Windsor.
CEC will establish a middle school and high school
in the facility, located at 4701 Royal Vista Drive.
$8.5 million. What Anadarko Petroleum Corp. paid
for 157 acres in Johnstown near I-25.
15. Acreage that Moreland Auto Group plans to
develop for four new car dealerships in Loveland
at the Motorplex at Centerra, located near I-25 and
Crossroads Boulevard.
$3.03 million. Price that Devco Investors LLC recently
paid for approximately 100 acres near Johnstown.
The land, which included two homes and multiple
outbuildings, was sold by Purvis Properties LLC.
$63.5 million. Purchase price for the Argyle at Willow
Springs, a 280-unit apartment complex located at
2002 Battlecreek Drive in southeast Fort Collins.
$13.5 million. Purchase price for 602 acres located
near Platteville. North Dakota-based L.G. Everist
Inc., a company specializing in water storage
development and the manufacture of stone, sand and
gravel products, acquired the ground.
$67 million. Price that investors paid for North Main
Apartments at Steel Ranch, a 228-unit complex
located in Louisville.

