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Market Update

T
o say 2020 has been a chal-
lenging and odd year for 
most Americans would be 
quite an understatement. 
The COVID-19 pandemic has 

changed many aspects of everyday 
life, as well as conventional wisdom 
in many businesses and within the 
various real estate product types.

Every real estate product type 
has been impacted by COVID-19 to 
some degree, whether positively 
(significant increase in demand for 
distribution space) or negatively 
(retail and restaurant real estate 
given government-mandated shut-
downs and reductions in occupan-
cy). 

When I wrote an article on the 
Class A, institutional size and qual-
ity apartment market in Northern 
Colorado in April, about a month 
into this unprecedented shutdown 
of the economy, I kept coming back 
to the old saying, “The more things 
change, the more they stay the 
same,” given the apparent resilience 
and strength in the market. That 
phrase immediately came to mind 
again when I reviewed the results 
of our October survey of the Class A 
apartment market in the region.

Despite the obvious challenges 
and direct impacts due to COVID-
19, the impact of the oil price war, 
which has negatively impacted 
oil- and gas-related employment 
in the region, and the expiration of 
the federal unemployment benefits, 
the market has shown tremendous 
resilience and remains impressively 
strong. Concessions remain low 
(one month’s free rent maximum) 
or nonexistent. Delinquencies have 
declined since our last survey in 

April and are clos-
er to a long-term 
average than the 
levels at that time. 
In several instanc-
es, landlords have 
even begun charg-
ing rent premi-
ums for 12-month 
leases on certain 
units within their 
communities, as 
they are seeking 
15-month or lon-
ger lease terms. 

This resiliency has led to robust 
activity in the market from develop-
ers seeking quality sites.

According to the U.S. Census 
Bureau, the Fort Collins-Loveland 
and Greeley metropolitan statisti-
cal areas populations grew at a rate 
of 1.8% and 3.1%, respectively, from 
mid-2018 through mid-2019 (most 
recent period for which data was 
available). That growth ranked the 
Greeley MSA as the fourth-fastest 
growing MSA in the U.S., while 
Fort Collins-Loveland came in at 
32nd. While much of that popula-
tion growth has been driven by the 
outstanding employment growth 
we’ve seen over past several years, 
the retiree demographic has been 
growing at a much faster rate than 
the overall population in the region 
and those retirees are obviously 
not moving to the region for jobs. I 
mention this because I expect that 
housing demand from retirees to 
continue in the future regardless of 
employment growth in the region 
and this should continue to have a 
positive impact on the apartment 
market, as many retirees prefer 

zero-maintenance living and a “lock 
and leave” home. Additionally, I 
expect Northern Colorado to be the 
beneficiary of people leaving major 
metropolitan areas, and particularly 
the urban cores of those metros, to 
seek lower-density suburban areas 
to live and work (remotely in many 
cases). This should have a positive 
impact on the apartment market in 
the region.

It’s very hard to forecast the 
impact the pandemic will have on 
future in-migration and popula-
tion growth in the region, future 
employment growth or the resulting 
demand for  apartments. And even 
with the different world we live in 
today as compared to just a year 
ago, I believe many of the attributes 
that draw people to Northern Colo-

rado remain and the underlying 
fundamentals that have driven the 
region’s Class A apartment market 
forward over the past decade are 
relatively unchanged. I expect that 
Northern Colorado’s population will 
continue to grow at the fastest pace 
in the state, as it has over the past 
few years, given its relative afford-
ability, quality-of-life attributes, 
what I expect will continue to be 
a region experiencing significant 
employment growth over the long 
run and its proximity to Denver and 
Denver International Airport.

Despite all of the new supply 
delivered over the past few years 
and a significant amount of that 
supply still being in the lease-up 

Northern Colorado continues to show resiliency
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We’re an award-winning, full service 
property management company with 

more than 30 years experience managing 
tens of thousands of units throughout 

the Western US. 

We currently manage more than 
8,000 units and 51 communities in 

Denver, Colorado Springs and Reno, NV.

Cheers to new beginnings.
We manage multi-family properties

so you don’t have to.

We make it our business to manage yours.
GriffisBlessing.com

Colorado Springs 
719.520.1234

Denver 
303.771.0800
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phase, a global pandemic, the impact 
of the oil price war on employment 
in the region and the expiration of 
the national unemployment bene-
fits, our bi-annual survey of the mar-
ket indicates resiliency and strength 
in the region. Stabilized communi-
ties in Larimer County experienced 
flat average asking rents, per square 
foot, per month, with that rate 
stable at $1.61 year over year, while 
occupancy was down slightly from 
approximately 94.81% to 93.56%. In 
the northern Weld County (Greeley, 
Evans and east Windsor) area, occu-
pancies were down ever so slightly 
from 95.21% to 94.59% and average 
asking rents, per square foot, per 
month, also were down slightly from 
$1.44 to $1.41, or just under 2% year 
over year. These are impressive sta-
tistics given the current economic 
environment.

Many of the same challenges that 
have held developers back from 
delivering more apartment units 
remain, including sourcing quality 
development sites, longer entitle-
ment and construction timelines, 
and tighter lending restrictions. 
Despite some hope from the devel-

opment community that one posi-
tive impact of COVID-19 may be a 
flattening, or perhaps even reduc-
tion, in construction costs, that has 
not been the case thus far. Lumber 
costs have skyrocketed, and so far it 
appears construction costs still are 
climbing, although at a slower pace 
than the market experienced over 
the last five years. Some municipali-
ties also have raised their cash in-lieu 
of raw water fees and/or other fees, 
which exacerbates the challenges 
with the cost to produce new hous-
ing. Additionally, the lack of vacant 
developed lot supply for new single-
family homes, the costs to deliver 
new homes (many of which were 
mentioned above and also apply to 
single-family development), and the 
ongoing lack of significant condo 
development are all factors that like-
ly indicate strong future demand for 
apartment units in the region. There 
also are a number of would-be home-
buyers who either cannot afford to 
purchase a home, are not willing to 
stretch their budget to purchase a 
home, or have recently lost income 
necessary to qualify for a mortgage 
loan, who will remain renters for the 
foreseeable future.

It is hard to predict the economic 

impact the upcoming presidential 
election and the ongoing effects of 
COVID-19 – and the resulting hard-
ships many businesses will face – 
will have on the Northern Colorado 
Class A, institutional size and quality 
apartment market. However, I believe 
it’s safe to say that thus far the mar-
ket has shown as much or more 

resilience and strength than anyone 
could have reasonably predicted at 
the beginning of the economic shut-
down. I believe this resilience is a 
very positive sign for the future of 
the market in our region. So again, 
I come back to that old saying, “The 
more things change, the more they 
stay the same.” s
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home, the No. 1 amenity demand we 
have seen over the last year has been 
for virtual fitness and continued 
access to personal trainers and staff. 
If you don’t have your health, you 
don’t have anything. Residents are 
realizing this during the pandemic, 
as they increasingly turn to fitness 
centers to provide mental and physi-
cal wellness. 

The forced remote work trend also 

has increased a demand for access to 
spaces within the building commu-
nity that residents can utilize outside 
of their individual unit. From fresh 
air patios to individual and cowork-
ing spaces, residents are understand-
ing the importance of a place to get 
away while remaining in the safety 
of their own building. In larger cit-
ies, this is especially true, as many 
residents are looking for some extra 
elbow space. Outdoor amenity spaces 
are limited and quickly becoming 

more alluring and of higher value for 
residents looking for some fresh air 
while remaining at home.

Finally, residents are relying on 
concierge and attendant services 
more than before, particularly with 
regard to the health concern precau-
tions related to the pandemic. We 
must streamline continued operation 
of building facilities and amenities 
with safety and efficiency in mind. 

n Moving forward. Due to the eco-
nomic impact of the pandemic, 

building managers and developers 
may need to reevaluate luxury servic-
es to better meet the needs of their 
residents. The luxury market is mod-
ernizing; what was previously con-
sidered a luxury amenity quickly is 
becoming the new norm. The bar has 
moved vertically and horizontally, 
and the pandemic has greatly accel-
erated this already moving market as 
the mindset of tenants has changed 
the expectations of their community 
amenities.s
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