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2018 YEAR IN REVIEW 
2018 was another strong year for the Boulder 
area real estate market.  During the first half of 
the year, the combination of low inventory and 
strong demand extended the “sellers market” 
that we have been experiencing since mid 2012.  
However, even in the spring, we saw fewer 
multiple offer situations and fewer overall 
showings.  During late summer, the market 
began to show signs of weakness.  We saw more 
price reductions, it took longer for homes to go 
under contract, there was more negotiation 
favoring the buyer and overall sales (compared to 
the previous year) began to fall.  During the 
fourth quarter, sales were down 12% compared 
to the previous year and during December sales 
were 18% lower than they were for the same 
time period in 2017.   

Here are some of the key statistics for Boulder 
County real estate in 2018: 

• Total sales were down 4.7% to 4,459 sales. 
Down 17% from 2015. 

• The median price for all sales in 2018 was 
$520,000 which is up 8% from 2017. 

• There were 576 sales that exceeded $1 
million during the year which is 86 more 
than a year ago. Not surprisingly, an all time 
record! See the graph on this page to see the 
steady climb of + $1 million sales.  There are 
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two factors at work here.  First is the 
cumulative price appreciation. Second is the 
improvement in the housing stock.  There 
are many new homes and many significantly 
remodeled homes which make comparing 
the present sales to those a decade ago 
similar to comparing oranges to tangerines.   

 

• At the end of December there were just 885 
properties on the market in Boulder County 
and 328 of those were already under 
contract.  This is more than we had on the 
market a year ago, but much lower than 
historical averages.  

• Average days to offer – 32 (Equal to 
2017) 

• Average negotiation off of list price 
1.14% (1.29% in 2017) 

• 32% of properties sold for a price above 
the list price.  The average premium paid 
for these sales was 3.3% 

• 45% of properties sold for a price below 
list price. The average discount on these 
sales was 3.2%. 

Over the past 10 years, owning real estate in 
Boulder County has been a great investment!  
Cumulative appreciation since 2008 has 
exceeded 60% with most of that occurring during 
the last six years. 

WHAT CAUSED THE SLOWDOWN DURING 

THE FOURTH QUARTER? 
Affordability - We are 6 ½ years into an 
unprecedented bull market. While we haven’t 
yet peaked, there are more and more signs that 
the market is slowing down.  The main factor 
buyers look at when they consider a house is 
“can I afford it?”. There are three parts to this 
answer; price, income and  interest rates.   

Prices are up over 60% over the past five years. 
Homes were certainly more affordable five years 
ago, but crying over spilled milk doesn’t help a 
new resident to the area.  The question is “can I 
afford it?”.   

 Incomes in Colorado have increased on average 
5.2% over the past five years.1  Helpful towards 
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affordability, but with a lower baseline potential 
buyers are losing ground to prices nonetheless.   

Interest rates have been the saving grace for 
buyers since 2012.  30 year mortgages in the 3’s 
and 4’s have made home buying (especially as 
rents have increased) affordable.  But as prices 
have risen and now as interest rates have 
increased (see graph on page 2) buyers are 
finding affordability more of an issue. 

Wealth Effect – According to a Daily Camera 
article in 2015, 36% of sales in Boulder County 
were all cash transactions. I suspect we were in 
that range again last year.  We are seeing a huge 
influx of people coming to Boulder to 
telecommute or to retire.  Those who are 
choosing Boulder for the lifestyle have cash to 
spend.  The stock market is in the midst of the 
longest bull market in history.  When a correction 
takes place as it did in the fourth quarter, 
investors tend to 1) ride out the correction and 
wait for improvement to their “new normal” and 
2) feel less wealthy and therefore delay non-
essential purchases.  It seems that we may have 
seen some of these effects locally as the S&P 500 
decreased by 14% during the last three months 
of the year. 
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SUPPLY AND DEMAND – WHAT TO LOOK 

FOR  

When looking at the local real estate market 
supply comes from two sources – people who list 
their homes for sale and new construction.  Since 
the economic crisis in the late 2000’s, the flow of 
homes to the resale market has decreased 
consistently.  I have monthly data going back to 
2014 and the number of homes on the market in 
2018 is over 30% lower than it was in 2014. (see  
next graph)  Historical inventory is even higher 
than 2014.  To exasperate this even further, with 
the strong market, at any given time 40% – 50% 
of the active listings are already under contract.  
When supply at such low levels, buyers face more 
competition from other homebuyers and prices 
tend to increase.  In order for the market to shift 
from a seller’s market to a buyer’s market 

inventory will need to rise and we haven’t yet 
seen that happen.   

 

The demand for homes is based upon new 
people moving to the area. Colorado has been 
one of the top states in the nation when it comes 
to net migration.  People are moving here for the 
lifestyle and the jobs.  In Colorado there were 
65,000 new jobs created in 2018. These new jobs 
attracted 46,059 new residents to the state.  
Over the next seven years the State Demographic 
Office has predicted that Colorado will see 
600,000 new residents.2  Each of those new 
households will need housing.     

Market inventory is a statistic that gives an 
indication as to the balance between supply and 
demand. Simply put, it measures how long it 
would take to sell all of the listings in a given area 
if the sales flow would remain constant and no 
new listings would come on the market.  A 
balanced market is around 5 – 6 months.  
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Anything shorter is a seller’s market and anything 
longer is a buyer’s market.  At the end of 
December the inventory in Boulder County was 
2.23 months, still a strong seller’s market.  It’s 
interesting to see how this inventory statistic 
increases across the price ranges.   

• Up to $500,000 – 1.9 months 
• $500,000 - $1 million – 2.6 months 
• $1 million to $2 million – 3.4 months 
• Above $2 million – 8.9 months (buyer’s 

market) 

After a long time of low production and 
inventory, new home builders seem to be 
catching up.  Over the past half-decade we have 
seen many thousands of apartment units built.  
These have provided housing for many of the 
new residents. Recently, vacancy rates have 
increased and rents have decreased  a bit.  Single 
family home permits were up 13% and new 
home sales were up 9% for the year through the 
third quarter.3   

THE FUTURE 
After a slow fourth quarter, the spring market 
will be especially indicative about the direction of 
the market.  As discussed earlier, there is still 
demand and low inventory, so I don’t expect a 
big shift in the market.  However, it seems that 
the rate of appreciation is slowing and that 
continued rising interest rates will have a 
negative effect.  I expect sales to decrease 
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slightly and for prices to increase again but more 
slowly.  This should continue until we start to see 
increases in inventory.   

AND ON A PERSONAL NOTE… 
It’s with great sadness that I report to you, my 
clients and friends that my wife Kristy passed 
away just after Thanksgiving.  We had just past the 
milestone of 25 years of marriage.  We shared a 
wonderful life together.  Kristy lived her life with 
unselfishness, humility, love and always a smile. 
She was always, in every situation, interested in 
serving others, making others feel loved, 
making them happy. Every day Kristy went out 
of her way to make my life easy and for that I’m 
so grateful.  We went through our lives together 
without friction and together we created a safe, 
happy, supportive home, full of trust and 
absolute loyalty.  What a gift it was to be able 
to gather energy from our relationship.  With 
that energy we were able to spend it on others.  
I have a strong faith and know that Kristy 
continues to reflect God's beautiful qualities.  If 
you would like to read the full obituary you can 
do so at KristyKearney.com.   

As a family, we celebrated two graduations this 
past year.  Jake graduated from Principia 
College in May.  He was the captain of the 
baseball team where he played third base and 
pitched.  Soon after graduation Jake moved to 
Boston. He is working full time at Northeastern 

University’s Graduate School of Engineering 
and has started taking classes towards his MBA 
at Northeastern. Kristy and I had the chance to 
visit him in early November. 

Ben graduated from Principia Upper School in 
St. Louis where he spent his senior year as a 
boarding student.  We were able to visit him 
numerous times last year and watched him play 
football (for the first time), basketball and 
baseball.  After spending the summer as a camp 
counsellor in Maine again, he started as a 
freshman at Principia College in Elsah, Illinois.   

We have appreciated so much the care and 
support of our family, friends and neighbors 
during this difficult time.  It’s been over two 
months now and it feels good for me to get back 
to work in earnest.  I welcome your business 
and referrals in the coming year. 

Neil Kearney, the owner and managing broker of 
Kearney Realty Co. has been a trusted resource for 
his clients in the Boulder real estate market for 
over 27 years. If you plan to buy or sell real estate, 
go with a local, trustworthy, award winning 
Realtor.  As you start to plan a move, call Neil for a 
no obligation consultation. 

To learn more about Neil and to view more 
year end statistics go to: 
www.NeilKearney.com 



 

 

This page features some graphs that show trends since 1997.  Our market 
has been one the most consistent markets in the United States during this 
time frame.  Figure 1 shows the total residential sales in Boulder County 
since 1997.  The 4,818 sales last year were 492 units below the average over 
the past 22 years.  On average, there were more sales in the county before 
the great recession than after.  Figure 2 shows the growth in median price 
of single family homes in the county over the last 22 years.  Back in 1997 the 
end of year median price was $202,900, this past year it had grown to 
$595,000.  Figure 3 shows the median prices for single family homes in the 
individual communities within our market area.  As you look at this graph 
keep in mind that there has been significant improvement to the housing 
stock within Boulder (more so than other communities) during that past 22 
years.  By this I mean that there are many new, larger homes built in the 
place of the original more modest homes. 

To follow the market more closely go to www.NeilKearney.com 
and subscribe to my monthly email updates. 

Figure 1 

Figure 2 

Figure 3  



 


