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Population growth to drive home construction across region
With anticipated job growth and the attraction of Northern Colorado’s quality-of-life
amenities, Fort Collins-Loveland and Greeley are projected to be among the nation’s
fastest-growing metro areas over the next three decades. And that means more dwelling
units will be needed to respond to the demand. But how many? Based on historical
averages, Colorado households number 2.5 people per residence; which means the impact
of population growth on home construction in Northern Colorado will be considerable.
Using projections from the Colorado State Demographer’s Office, the Fort CollinsLoveland area (Larimer County) will add about 181,000 people between 2010 and 2040.
Consequently, that means more than 70,000 additional dwelling units will be needed over
that time to house the expanded population. Growth in the Greeley area (Weld County),
which includes the I-25 corridor in southwest Weld County, will add some 313,000
people in need of approximately 125,000 more dwellings by 2040.
Building momentum
The following statistics reflect expected population growth in Northern Colorado and
the number of dwellings (single-family and multifamily) that would be required to house
the additional residents:
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YEAR

LARIMER COUNTY
POPULATION PROJECTIONS

POPULATION
INCREASE FROM 2010

DWELLINGS NEEDED
SINCE 2010*

2010
2015
2020
2030
2040

300,532
328,236
360,813
424,833
481,193

27,704
60,281
124,301
180,661

11,081
24,112
49,720
72,264

YEAR

WELD COUNTY
POPULATION PROJECTIONS

POPULATION
INCREASE FROM 2010

DWELLINGS NEEDED
SINCE 2010*

2010
2015
2020
2030
2040

254,230
282,706
328,588
445,160
567,218

28,476
74,358
190,930
312,988

11,390
29,743
76,372
124,955

Source of population data: Colorado State Demographer
*Dwelling growth projections based on average of 2.5 residents per household

Millennials finally maneuvering into position to influence housing market
Baby Boomers, stand aside. The Millennials are ready to make their mark on the housing market. The
oldest Millennials—that demographic slice of Americans born between 1982 and 2001—are coming of
age to buy real estate. And their influence in home sales is beginning to become apparent, according to
research by homebuilder PulteGroup.
Also known as Gen Y, Millennials total 90 million. They are beginning to shake off the impact of the
recession that may have slowed their ability to establish careers and pay off student debt. Now they’re
ready to invest. Pulte reports that in more than half of its sales to Millennials last year, buyers were
motivated by the desire to invest and build equity. As rental rates increase in most metro markets,
Millennials are beginning to see the value of converting from renters to owners.
And what do Millennials want from a home? In its recent online survey of Millennial renters, Pulte
found 84 percent desired efficient use of space. Other preferences include: open layout for entertaining,
storage capacity, and outdoor space that extends the living area.
Contact me if you know of someone ready to make the step from renting to owning.

Tight rental market provides traction for new multi-family construction
With local rental vacancy rates among the lowest in the state, the demand for rental housing across
Northern Colorado has become acute. Recent estimates show apartment vacancies at 2.4 percent
in the Fort Collins-Loveland area and 3.2 percent in Greeley—less than 5 percent is considered a
tight market.
Spurred on by the evident demand, investors are beginning to respond with a surge of new multifamily projects. In Greeley, for instance, multi-family projects are under way that could result in 950
more housing units by 2015. That estimate includes a 92-unit complex near the University of Northern
Colorado that will be focused on serving the school’s growing student body.
In Fort Collins, city officials count 1,353 units that are either recently completed, under construction,
or approved for construction. The list includes the latest multi-family project from McWhinney, the
Loveland developer behind the Centerra project. McWhinney recently broke ground on a 314-unit
complex along the Timberline Road corridor in east Fort Collins. Upon completion of the project in the
summer of 2014, McWhinney will have accounted for 1,100 new apartment units in the region since
2011. Demand is also stirring action in the region’s smaller communities. In Windsor, developers have
started on the 44-unit apartment Windsor Meadows project targeted to low-income residents on the
town’s west side.
Other high-profile multifamily projects that are under development in Northern Colorado include:
• Legend Flats in Evans, a $20 million, 176-unit project, headed by Greeley car dealer
Scott Ehrlich.
• The 218-unit Choice Center project near the Colorado State University campus in Fort Collins
• A 72-unit loft project in Loveland that is part of a mixed-use development in
downtown Loveland.
• Cedardwoods Condominiums, a 64-unit project in west Greeley is currently under construction.
• Aspen Heights in north Fort Collins, a $46.5 million, 220-unit project oriented to
college students.

What makes a community ‘hot’? Innovation lights the fire
Quality-of-life accolades have been ample for Northern Colorado cities over the years. As long as
the region remains a center for innovation, the run of good grades is likely to linger.
That’s because jobs are key to sustaining quality-of-life standards, and jobs from innovation-based
industries—such as those common in Northern Colorado—are even more effective. In his recent book
The New Geography of Jobs, University of California-Berkeley economist Enrico Moretti points out
that each traditional manufacturing job generates 1.6 additional jobs. But innovation-based jobs—
think high-tech, biotech, pharmaceuticals, and green energy—produce up to five additional professional
and service jobs!
What lays the foundation for innovation industries? Moretti said it takes a well-educated labor force,
universities, business friendly climate, and financial incentives for businesses, low taxes, and a vibrant
social scene. Sound familiar?

Ellison prepared to part with Lake Tahoe estate—for $28.5 million
You may have recently read in The Insider that Larry Ellison,
the billionaire software co-founder and CEO of Oracle, has
collected 27 homes around the world, not to mention 98 percent
of the Hawaiian island Lanai—which he purchased last year.
Now, Ellison is ready to divest at least one of those properties.
According to The Wall Street Journal, Ellison has listed a
2.62-acre compound on the Nevada side of Lake Tahoe for
$28.5 million. Not that he’s leaving the lake. He recently built
a 7.6-acre compound just a few miles away, and he owns
another 12.6-acre property nearby.
The property for sale includes a 9,242-square-foot main house with six bedrooms, a screening room,
gym, billiard room, library and sauna. There’s also a 1,326-square-foot guesthouse, and a
2,934 square-foot lake-front home.

Real estate by the numbers
• $3.1 million – The price paid by an investment group for the 29th Street Plaza
retail center in north Loveland. The new ownership group is headed
by Brinkman Partners.
• 89 – The ranking achieved by the Colorado State University College of Business
on the Bloomberg Businessweek list of 2013 Best Undergraduate Business Schools.
The CU Leeds School of Business was No. 101.
• $2.4 million – The cost of the 11,000-square-foot space at 125 S. College Ave.
in Fort Collins, which was acquired for the new MainLine restaurant-pub
scheduled to open this summer. It was formerly the site of the Beach House restaurant.
• 2,000 – The number of solar panels in the Poudre Valley Rural Electric Association’s
new solar farm. The farm is expected to generate about 500,000 watts and about
$1.5 million in annual electricity sales.
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A quarterly snapshot of Northern Colorado’s economic activity

Likely Direction
in Next 6 Months
Mortgage Rates
March ’13 3.5%

March ’12 4.25%

Existing Single-Family Home Sales
Fort Collins Area
1Q 2013
600
1Q 2012
455
1Q 2011
387

Forecast

Record low interest rates
are expected to continue

March ’11 5.32%

Greeley Area
471
379
381

Loveland Area
327
258
231

Windsor Area
141
136
95

Market will continue
an upward trend

Single-Family Home Inventory During Quarter
Fort Collins Area
Greeley Area
1Q 2013
895
726
1Q 2012
824
635
1Q 2011
809
675

Loveland Area
569
534
502

Windsor Area
277
253
218

As prices increase
more properties will
come on the market

Average Existing Single-Family Sales Price
Fort Collins Area
Greeley Area
1Q 2013
$288,139
$188,452
1Q 2012
$273,182
$168,929
1Q 2011
$264,354
$162,636

Loveland Area
$250,992
$250,555
$241,190

Windsor Area
295,574
$307,415
$326,564

Low inventory combined
with increased demand
will push prices up

Apartment Vacancy Rates*
4Q 2012
4Q 2011
4Q 2010

*Source: Colorado Division of Housing

Commercial Vacancy Rates

Industrial
Retail
Office

Fort Collins
Area
3%
5%
7%

Fort Collins Area
2.0%
3.0%
4.1%

March ’13
Greeley
Area
17%
7%
9%

Sources: Sperry Van Ness/The Group Commercial, IRES,
Colorado Department of Local Affairs

Greeley/Weld Area
3.0%
6.4%
5.1%

Loveland
Area
14%
4%
9%

Fort Collins
Area
5%
8%
8%

Loveland Area
2.0%
5.3%
3.6%

March ’12
Greeley
Area
20%
10%
8%

Loveland
Area
15%
5%
11%

Vacancy rates will
remain incredibly low

Because of lack of
new inventory, vacancy
rates will improve or
remain low

