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Market Analysis Outline 

Executive Summary Complete Market Analysis:    
 
The overall national economic sentiment is healthy. GDP is increasing, employment remains very tight, 
inflation is moderate, and the only visible issue on the horizon is the rise in the federal funds rate which 
will continue to add pressure to the mortgage rates. This could cause an affordability problem down the 
line as buyers’ ability to pay, and seller’s expectations do not match up, putting pressure on residential 
housing prices in 2019. Time will tell for each market how significant this is based on the demand of 
those markets. 

 
My chosen state to focus on is Colorado based on having the #1 long-term growth market in the country 
as well as healthy economic factors across the board. The top county I will focus on will be Denver as it 
was consistently ranked number 2 for both valuations and economic drivers. However, I will likely look 
for opportunities in Weld County as well which ranked #1 for economic drivers, especially in the 80631 
zip code. 

 
The top zip codes I am going to focus on within Denver County are 80247, 80219, and 80223. Each has 
strong demand growth and a shortage of supply along with solid 5 and 10year valuation growths. 80247 
doesn’t have any identified Zillow neighborhoods, so I will focus on the entire zip code for singles and 
mainly looking to rental properties given 63% are renters with only 19% families and 1.9 members in the 
average household. For zip-codes 80219 and 80223 I’m going to focus on Villa Park, Mar Lee, Ruby Hill, 
and Athmar Park. Strong 5 and 10year valuations along with average household sizes at 3+, healthy 
overall Niche grades for Public Schools and Good for Families make these markets my focus 
neighborhoods for single-family homes or larger rental units.  
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National Trends: Here’s what’s going on with the world bigger picture.  How do the forecasted 

trends impact your investment(s)? 
 

Summary:  GDP is expected to increase into 2019 though moderating slightly from previous 
expectations and unemployment is expected to condense further by the end of the year and for the 
foreseeable future. Inflation is on the decline moderating to 2.3% for 2019 while interest rates and the 
10yr note are both headed upwards. With the 10yr rate expected to hit 3.51% by the end of 2019 which 
could easily push 30yr mortgages close to 6%. As a result, we could see a stall-out in the market place to 
sell houses in 2019 as seller expectations may not match buyer’s affordability. 
 

GDP:  https://tradingeconomics.com/united-states/gdp-growth-annual 
 

 
  
 
 

https://tradingeconomics.com/united-states/gdp-growth-annual
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Livingston Survey Commentary: (https://www.phil.frb.org/research-and-data/real-time-
center/livingston-survey/ ) 
“The forecasters, who are surveyed by the Federal Reserve Bank of Philadelphia twice a year, project that 
real GDP will grow at an annual rate of 3.0 percent in the second half of 2018. They see growth of 2.4 
percent (annual rate) in the first half of 2019 and 2.3 percent (annual rate) in the second half of 2019. 
Compared with the June survey, these projections mark downward revisions for the second half of 2018 
and first half of 2019.” 
 

Employment  https://tradingeconomics.com/united-states/unemployment-rate  
 

 
Livingston Survey Commentary: (https://www.phil.frb.org/research-and-data/real-time-
center/livingston-survey/ ) 
“The forecasters peg the unemployment rate in December 2018 at 3.7 percent (note that the forecasts 
were submitted before the December 7, 2018, employment report). The unemployment rate is predicted 
to be 3.5 percent in June 2019 and to remain steady at 3.5 percent in December 2019.” 
 

https://www.phil.frb.org/research-and-data/real-time-center/livingston-survey/
https://www.phil.frb.org/research-and-data/real-time-center/livingston-survey/
https://tradingeconomics.com/united-states/unemployment-rate
https://www.phil.frb.org/research-and-data/real-time-center/livingston-survey/
https://www.phil.frb.org/research-and-data/real-time-center/livingston-survey/
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Interest Rates   https://tradingeconomics.com/united-states/interest-rate  
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

https://tradingeconomics.com/united-states/interest-rate
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10yr Treasury Rates https://tradingeconomics.com/united-states/government-bond-yield  
 

 
Livingston Survey Commentary: (https://www.phil.frb.org/research-and-data/real-time-
center/livingston-survey/ ) 

“Stronger Outlook for Short-Term Rates but Weaker Outlook for Long-Term Rates  
At the end of December 2018, the interest rate on three-month Treasury bills is predicted to be 2.45 

percent. The forecasters predict that the three-month Treasury bill rate will be 2.80 percent at the end of 
June 2019 and 3.01 percent in December 2019. The rate is expected to be 3.00 percent in 2020. The 
interest rate on 10-year Treasury bonds is predicted to be 3.20 percent at the end of December 2018, 
down from the previous estimate of 3.25 percent. Additionally, the forecasters predict the 10-year rate 
will be 3.42 percent at the end of June 2019 and 3.51 percent in December 2019. The forecasters expect 
the rate to be 3.55 percent in 2020.” 

https://tradingeconomics.com/united-states/government-bond-yield
https://www.phil.frb.org/research-and-data/real-time-center/livingston-survey/
https://www.phil.frb.org/research-and-data/real-time-center/livingston-survey/
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Inflation: https://tradingeconomics.com/united-states/core-inflation-rate  
 

 
 
Livingston Survey Commentary: (https://www.phil.frb.org/research-and-data/real-time-
center/livingston-survey/ ) 
“CPI Inflation Projections Hold Steady, While PPI Projections Strengthen On an annual-average over 
annual-average basis, CPI inflation is expected to be 2.5 percent in 2018 and 2.3 percent in 2019. The 
2018 projection has been revised downward by 0.1 percentage point from that of the June survey, while 
the 2019 prediction remains unchanged. CPI inflation is expected to decrease slightly to 2.2 percent in 
2020. PPI inflation is expected to be 3.2 percent in 2018 and 2.5 percent in 2019. The 2018 projection is 
0.2 percentage point higher than the estimate from six months ago, while the 2019 projection is up 0.5 
percentage point from six months ago. PPI inflation is expected to be 2.1 percent in 2020.”  
 
Other Great Free National Resources: 
Monthly Econ. Forecast (Quantitative and Qualitative Publication) 
Survey of Pro Forecasters (Forecast)         

   

https://tradingeconomics.com/united-states/core-inflation-rate
https://www.phil.frb.org/research-and-data/real-time-center/livingston-survey/
https://www.phil.frb.org/research-and-data/real-time-center/livingston-survey/
https://www.wellsfargo.com/com/insights/economics/monthly-outlook/
http://www.phil.frb.org/research-and-data/real-time-center/survey-of-professional-forecasters/
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State Trends:  
 

Summary: At this point in the analysis two states are rising to the top of my opportunity list with both 
Colorado and Nevada. Colorado has a stronger long-term trend and stability in home valuations, but 
Nevada has better economic factors. However, they are both the number one and two positions of each 
category. As such, I am going to review both in the county section next to see which has the best 
opportunity in the local markets. 

 

Home Value appreciation trends: 
Of my top 5 states, ONLY New Mexico is seeing a short-term price appreciation (Mississippi is #1 in the 
country). However, THE top state in the country from the 10yr growth perspective and number 3 in the 
country for 5year growth is Colorado. While the state is in a Short-term projected “softening” of the 
market, long-term, it looks to have staying power. 
 

 
 
 

Economic Analysis: 
Of my top 5 states, Nevada ranks number 1, outpacing all the other states listed with clear upside on 
their wage growth. This could add serious legs to their home valuations.  However, Colorado came in 
number two here on the economic factors which mean the two states just flip-flopped and are both 
interesting at this point in the valuation. 
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County Trends:   
 

Summary: At the end of evaluating the top five counties in both states, I’m only going to pursue 
Colorado to the next level.   

 
From a valuation perspective, Colorado has the stronger long-term market growth characteristics better 
adapting to my typical model of preferring to rent out properties. The top three Colorado counties all 
offer double-digit 5year appreciation and roughly 6% 10year appreciation opportunities. 

 
From an economic perspective, Colorado won out here as well with the overall average for the top five 
counties greater than those of Nevada. Additionally, the household formations in Colorado are almost 
2x those of Nevada on average with both Weld and Denver County coming in well above that average.  

 
Adams County, however, is a solid number three county economically but with two better options in 
Denver and Weld County, I’m not planning on pursuing that market any further despite the healthy 
valuations. 

 

Home Value appreciation trends: 
As I compared the top five counties within both states, it was clear Colorado had a much better long-
term average. This is not surprising given the housing crash and knowing Nevada was one of the hardest 
hit during that time. However, that very fact is suggestive of their volatility potential which leads me to 
side further with Colorado as the more conservative choice. 

 
Within Colorado, the top three counties are all relatively tight on the long-term metrics, but on the 

shorter-term metrics, Denver County has a slight edge. 
 

 
 

 
 

 

Economic Analysis: 
Based on the summary economic analysis tables below the average of each of the top five counties for 
each state suggests Colorado has the strongest economic profile. While Nevada is not bad, the 
household formations of nearly double in Colorado are probably the best indicator of residential 
demand within a county in my opinion. 
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Within Colorado, the top two counties to really evaluate next are Weld County and Denver County of 
which Weld County is clearly very strong across the board. It’s interesting to note their most aggressively 
growing top 5 industry is Natural resources and mining at 18.5% each year for the past two years. As I 
dig further into this county, I’m going to be looking to see if I can identify specific sub-markets and 
neighborhoods this might be impacting. 
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Zip Code Trends:   
 

Summary: My top zip codes to review further are 80247, 80223, 80239, and 80631. Each of the markets 
has healthy demand characteristics, very good long-term valuations, decent affordability and generally a 
higher propensity towards renting. 
 

Home Value appreciation trends: 
 
In both counties, the top seven zip codes are extremely strong from a long-term valuation perspective. However, 
the edge goes to Denver with the top four zip codes each ranking higher than the number one zip code in Weld 
County. Denver is, however, a bit sluggish on the rent growth, well below the national average above 3% currently. 
Weld County has a couple at 5.8% and 4.1% YoY that will keep me looking at them a little further in the economic 
section. 

 

 
 

 
 
 

Economic Analysis: 
 
Each county has some very interesting Demand and Supply characteristics making them both desirable 
in certain zip codes. However, within Weld County, the only market I’m really interested in based on this 
analysis is Greeley or 80631. While the unemployment number jumps out at you first, understanding 
one of the top economic drivers associated with this zip code is a major university; this could easily 
offset both the unemployment rate as well as explain the in-balance in housing demand. More digging is 
necessary to see if the shortage is closer to the University and thus supporting my focus on that specific 
sub-market area despite not having any designated neighborhoods. This would also support the greater 
rent increases identified in the valuations section. 

 
All the other zip codes within Weld County are simply less desirable to focus on today for one reason or 
another noted below. 

 80530 – This one has a number of good economic attributes but notice the housing demand 
numbers are extremely low. This is due to only having 4,500 people in the entire zip code 
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which given its location, suggests it is rather rural in nature. This could be further assumed or 
corroborated based on the 83% owner occupied housing rate. I’m not interested in a rural 
model so despite being number two, this one will be ruled out. 

 80514 – Looks decent across the board except for the amount of new housing being added to 
the area. I would need to understand where and what type of housing is being added to see if 
there was an opportunity in this zip code. 

 80620 – Definitely nothing bad based on the numbers, but no wow factor either drawing me 
up there. 

 80621 – With zero population growth happening and an oversupplied housing market, there 
are just better opportunities to focus my time. 
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Within Denver County, the 80247 zip code is the most interesting having solid population growth, 
decent affordability, and a very high supply shortage. The propensity to rent at 63% also aligns better 
with my preference for rental properties. Unfortunately, I was not able to ascertain specific zip codes 
impacted from the Natural resources and mining industry growth noted on the county analysis. 

 80239 – Also looks good from a demand characteristic, but the affordability is very low, and 
the higher ownership is less appealing.  

 80223 – Looks perfectly decent on the demand factors, slightly more renters and affordability 
is above $1,000 which is my preferred threshold. 

 80219 – The major issue here is affordability which is telling me this is a neighborhood I will 
not focus much time on given the likely thin margins. 

 80204 – Demand is slow here, but affordability is very good. However, the heavy current 
supply imbalance and lack of population growth will likely put pressure on the valuations. I 
will track this market, but not looking to get in today. 

 
 
 

. 
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Neighborhood Trends:   
 

Summary: Overall analysis shows the top six neighborhoods are all adjacent to each other which points 

to a general renaissance within the area. Based on my knowledge of the city of Denver, my guess is 
these are individuals being priced out of the downtown area but needing to stay relatively close. The 
outlier neighborhood is the 80247 zip code which has the strongest desirability and demographic 
demand and the best short-term valuations, making it appear as though it is a surging neighborhood. 
Additionally, I could get into the market at this point with material upside given the average home price 
is only $229,700 and the Denver county average is $413,500. 

 
I will likely end up working all of the top seven neighborhoods to ensure deal flow, but my prioritization 
list will go as follows: 

1. 80247 
2. Villa Park 
3. Mar Lee 
4. Ruby Hill 
5. Athmar Park 
6. Valverde 
7. Barnum 

Home Value appreciation trends: 
 
Based on the valuation trends in each neighborhood it appears the top three markets have phenomenal 
long-term price appreciation trends with both Villa Park and Barnum showing exceptional YoY growth as 
well. Barnum and Barnum West also have the best Rent Inc. rankings of the top markets. I’m interested 
in all of the top five markets, but I’m also still curious about the 80247 zip code/ neighborhood as it 
ranks number one in the short-term growth markets (as highlighted on the second table) with very 
affordable housing prices and still very healthy long-term attributes to compliment. 
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Economic Analysis: 
 
Of the top neighborhoods I reviewed, the first six are all adjacent to each other which speak to their very 
similar traits across the board. However, zip code 80247 is the standout of all the neighborhoods. They 
have the highest propensity of renters, the best overall Niche neighborhood grade, the best public 
schools, the best for families ranking, affordability near the $1,000 mark and a significant population 
count.  

 
Given the proximity of all the other neighborhoods, I will probably end-up working all of them combined 
but would likely prioritize Mar lee with the higher affordability, B- Niche grade and a decent number of 
retail centers close by. This will be followed by Athmar Park then Ruby hill due mainly to their expansive 
parks. I will need to drive these to make sure they are the right type of parks to be associated with, but 
from the maps, the higher valued homes seem to border the Platte River. 
 

 


