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LOCAL POPULATION RISING,
BUT RATE OF GROWTH
STARTING TO EASE UP

jobs in 2015, the rate of job creation should
gradually tail off into the mid-40,000s by 2040.

Job growth. Retirement. College. Recreation.
There are plenty of reasons people keep coming
to Northern Colorado. It’s a phenomenon that
is forecast to add another 500,000 residents to
the region between now and 2040, according to
Colorado State Demographer Elizabeth Garner.
In her recent presentation to the annual Group
Real Estate Forecast & Expo, Garner highlighted
how jobs have been the primary driver for local
population growth since the end of the Great
Recession – and that’s not changing anytime soon.
At the close of 2015, Weld County employment
stood at 116 percent of the pre-recession peak,
and Larimer County had reached 108 percent.
And Garner projects annual job growth statewide to
stay above 60,000 through
the decade.

For a real estate market that’s been aptly described
as a “mosh pit” for buyers over the past two years,
with double-digit price appreciation, a more relaxed
rate of growth will be welcome. Garner’s insight
helps us forecast more stable rates of appreciation
and more options and more time for buyers to react.
“We don’t think we’ll see a big cooling off in
demand,” said Brandon Wells, Vice President and
Chief Operating Officer for The Group. “We project
we’ll see equilibrium between a buyers’ market
and a sellers’ market with regard to inventory – as
opposed to being a complete sellers’ market. It’s not
healthy to continually skew to one side.”
Call me for more information on how upcoming
demographic changes could affect the Northern
Colorado real estate market.

But Garner also shared
another
side
to
the
population picture: the
pace of population growth,
while still attention-getting,
has likely reached its peak
for the foreseeable future.
For instance, after adding
approximately 70,000 new
Weld County is expected
to top half a million people
between 2030-2035.
Larimer’s population likely
won’t top 500,000 until
2043-2044.
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BOOMTOWNS: FORT COLLINS,
LONGMONT MAKING NOISE
Thanks to a constant combination of economic and
population growth, Fort Collins and Longmont have
each emerged near the top of a new list of American
“boomtowns.”
In its third annual ranking of top 10 boomtowns,
financial website SmartAsset picked Fort Collins
No. 2 and Longmont No. 4 for 2016. Cary, N.C.,
located in North Carolina’s bustling Research

THE ‘BOULDER BENCHMARK:’
3 FACES OF FRONT RANGE
REAL ESTATE
Take three similar houses – all constructed in the
same era by the same builder – and put them in three
college towns located less than 50 miles apart. The
result? Three distinctive sagas of real estate on the
Front Range.

Triangle region, was No. 1. Colorado, Florida
and North Carolina each contributed two cities to
the list.
SmartAsset reported that both Fort Collins and
Longmont registered GDP growth of more than
5 percent. The website said the Fort Collins metro
area, which covers Larimer County, is experiencing
a jobless rate below 3 percent along with a
robust housing market. SmartAsset highlighted
Longmont’s growing and diverse employment base.

In this continuing measurement we call the “Boulder
Benchmark,” we’ve tracked the market values of
three different ranch-style brick homes in Boulder,
Fort Collins and Greeley – all built in the late 1950s
and early 1960s. Here’s how it’s unfolded:
• Boulder: In August 2016, a 1,107-square-foot
home sold for $595,000.
• Fort Collins: In January 2017, a 1,026-squarefoot home sold for $332,500.
• Greeley: In June 2016, a 1,053-square-foot
home sold for $175,000.

“Boulder Benchmark” homes from (From left) Boulder,
Fort Collins and Greeley.

NORTHERN COLORADO AT A GLANCE

The following statistics reflect the projections for total new home construction permits (multi-family
units and single-family houses) in Larimer and Weld counties from 2016 to 2020.
County		

2016

2017

2018

2019

2020

5 Year Total

Larimer		
Weld		

2,492
3,053

3,444
3,370

3,712
3,511

3,389
3,342

3,384
3,286

16,421
16,562

Source: Home Builders Association of Northern Colorado.

10 MARKETS WHERE SELLERS ARE
CUTTING HOME PRICES
Never mind that home prices on the Front Range
seem to be continually riding the up escalator. In
fact, Colorado’s biggest housing market is among the
likeliest places in the United States for homebuyers
to snag a discount.
A recent report by Realtor.com picked Denver as
one of the 10 markets where sellers are most apt
to cut the list price. According to the story, Denver
remains one of the hottest big-city markets in the
country, with median prices reaching $490,500.
Still, 29.5 percent of homes for sale in the past year

PRICES MAY BE UP, BUT
AFFORDABILITY STAYS
WITHIN REACH
Even as average home prices tick up, housing
in Northern Colorado and across the country
remains affordable by historical measures. In
its latest Housing & Mortgage Market Review,
mortgage insurance company Arch MI reported that
affordability is “1/3 better than it was 10 years ago,
and 1/4 better than the average of the past 40 years.”
The reason? A combination of favorable interest
rates and rising household incomes is keeping
the monthly cost of a mortgage within reach for a
large share of Americans. For example, Arch MI
said the median-priced home in the U.S. requires a
monthly principal-and-interest payment of $1,100

in Denver have been discounted from the original
list price.

“A price reduction can happen for lots of reasons,
including adjusting an unrealistic initial price, a 1. Midland, TX - 34.9%
new sense of urgency, or motivation by a seller,
2. Phoenix, AZ – 34.3%
or declining market trends,” said Jonathon Smoke,
3. Anchorage, AK – 33.3%
chief economist for Realtor.com. As Realtor.com
4. Austin, TX – 31.5%
reminds us, 86 percent of sellers are also buyers, and
may be motivated to close quickly rather than hold 5. Springfield, IL – 30.6%
6. Denver, CO – 29.5%
out for the highest price they can get.
7. Vallejo, CA – 29.3%

To the right is a list of the top 10 metro markets with
8. Baltimore, MD – 29.2%
the highest rate of price reductions.
9. Palm Bay, FL – 27.9%

10. San Diego, CA – 27.6%

– representing 23 percent of a median household’s
pre-tax income. By comparison, in 2006 the medianpriced home demanded 32 percent of income.
In fact, Colorado recently improved on Arch MI’s
affordability index – from a score of 190 last winter
to 203 this winter. A score of 100 means a family
earning the median income has just enough income
to qualify for a mortgage for the median-priced
home. A higher score reflects greater affordability.
Nationwide, the average index score is 229. The
state with the lowest score is Hawaii, at 158.
Arch MI cautioned that if two key trends – rising
interest rates and prices outpacing income growth
– take shape in the near future, affordability could
reverse the direction it’s taken over the past decade.

Since nearly all would-be home buyers search for homes online, photography is a very
important element when exposing a home to the market. The Group has an exclusive
agreement with PlanOmatic, a company that uses cutting edge technology to provide
high-resolution photography, interactive floorplans, twilight shots, elevated
photos, and virtual staging. Ask your Group Realtor® how we give our
listings the advantage of a professional presentation beginning with
the photos.

Top 10 Metro Markets
with the Highest Rate
of Price Reductions:
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REAL ESTATE BY NUMBERS
$258 million. Total value of an incentive package
approved by the city of Loveland for the proposed
Brands at the Ranch development, a 30-year project
planned by Windsor-based developer Martin Lind.
Plans for the 90-acre site include retail, commercial
and residential buildings on both sides of I-25 near
the Larimer County Fairgrounds.
$340 million. Estimated investment by J.M. Smucker
Co. for a new manufacturing plant on the Weld
County side of east Longmont. Pending approval of
tax incentives, construction on the plant could start
this spring with production to start in 2019.
109,526. Number of new-business filings in
Colorado during 2016, according to the Colorado
Secretary of State. That’s up 6.7 percent from 2015.
$16.2 million. Price paid by Sacramento, Calif.based FolletUSA for the Sunflower Adult Active
Community, a mobile home complex in northeast
Fort Collins. FolletUSA also recently paid $17.7
million for the Sunset Mobile Home Park in
Loveland.
302. Number of new hotel rooms that are on the
drawing board in Windsor. Tennessee-based Kana
Hotel Group recently bought 6.77 acres near the
Larimer County Fairgrounds for three future hotels,
including a 96-room SpringHill Suites scheduled to
open in March 18.
0.9 percent. The mortgage delinquency rate in
Colorado during November, the lowest rate in
the country according to real estate analysis firm
CoreLogic.

$65.5 million. Cost of acquiring the 712-bed Aspen
Heights student-housing complex located at 530
Lupine Drive, in north Fort Collins. Ohio-based
Costal Ridge Real Estate Partners bought the project
from a Texas-based ownership group.
328,202. Number of people employed in Larimer
and Weld counties combined during December,
according to the Colorado Department of Labor and
Employment. Larimer’s jobless rate for December
was 2.3 percent, and Weld’s jobless rate was 2.6
percent.
28,000. Square footage for a proposed new fitness
center in the Front Range Village shopping complex
in southeast Fort Collins. Michigan-based developer
Ramco-Gershenson Properties Trust is behind
the project.
8. Where Fort Collins is ranked by the Milken
Institute in its annual list of 200 top-performing
large cities. The ranking is based on factors such
as job creation, wage growth, and technology
development. Denver ranked No. 13, Greeley No.
31, and Boulder No. 34.
$7.5 million. Estimated investment for the new
Love’s Travel Stop, planned for the southwest
corner of Interstate 25 and Colorado Highway 56 –
the Berthoud exit. As proposed, the 15-acre site will
also include a hotel.
15.52. The acreage of the proposed Mountain’s
Edge mixed-use development, located in west Fort
Collins at the northeast corner of West Drake Road
and South Overland Trail. Plans for the development
include 111 townhomes and 17 single-family
detached houses.

