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         Mike Malec’s Real Estate Watch 

Why there’s no housing bubble...yet. 
 
 As home prices rise, so are concerns that a new housing-market bubble 
may be appearing, particularly in cities with double-digit annual growth rates.  Are 
there red flags in recent data? 
 “I wouldn’t say that we have bubbles today. But if prices keep rising at 
these rates, pretty soon you will be in bubble territory,” said Dean Baker, co-
director of the Center for Economic and Policy Research, a Washington think 
tank. “Generally, you don’t see situations with rapidly rising prices and they just 
stop.” 
 Before the bubble burst, year-over-year price growth reached above 17%. 
The current rebound has yet to reach such a frenzied pace, though home prices 
recently posted year-over-year growth of 12%, the fastest rate since 2006, accord-
ing to the Case-Shiller index that tracks 20 cities. 
 Many of the cities with the largest price gains are where housing crashed 
hardest when the bubble burst. For example, Las Vegas home prices recently 
posted year-over-year growth of 22%, but (as seen in the chart) remain more than 
50% below a 2006 peak, according to the most recent S&P/Case-Shiller report. 
Prices in both Phoenix and Miami also more than 40% below local peak levels in 
those cities, despite recent jumps higher.  
 “What’s important to keep in context is that those double-digit gains are 
off of very low prices. Even with those gains prices are still relatively low,” said 
Frank Nothaft, chief economist at federally controlled mortgage buyer Freddie 
Mac  
 Tight inventory, pent-up demand and investors have supported price 
gains. Despite those gains, prices are 26% below peak levels, according to Case-
Shiller’s 20-city composite index. Take San Francisco, for example, where inven-
tory is lean and competition is fierce between would-be buyers. Among the 20 
cities tracked by the Case-Shiller index, San Francisco recently posted the fastest 
year-over-year growth, hitting just under 24%. Yet even there prices are 26% be-
low peak. 
 Looking forward, such large price gains are unsustainable, especially as 
rising mortgage rates cut affordability and income growth plods along. At a cer-
tain point, rapidly rising prices mean investors looking for high rates of return will 
be less interested. With fewer investors, first-time buyers and others may have a 
better shot at participating in some of the hottest markets. Rising prices also en-
courage greater home construction, which expands inventory levels and eases 
some pressure off of prices, though builders have complained about a deteriorat-
ed infrastructure making it tough to ramp up work. 
 Home prices were 7% undervalued in the second quarter, compared with 
14% undervalued a year earlier, according to analysis from Jed Kolko, chief econ-
omist at real estate site Trulia, 
 Jed Kolko, chief economist at real estate site Trulia, compared current 
prices with historical prices, incomes, and rents, and found that home prices were 
7% undervalued in the second quarter, compared with being overvalued by a peak 
of 39%, which was hit in the first quarter of 2006. 
 “Even with the recent price increases, home prices nationally remain un-
dervalued relative to fundamentals and much lower than in the last bubble. That’s 
why today’s price gains are actually still a rebound, not a bubble,” Kolko blogged. 
 

 By Ruth Mantell - CBS Marketwatch 

Redder Counties have more homes with negative equity.  You 
can see that the loss of  home equity is still most prevalent in 
a couple of  areas across the country. 



646 Elliott Street 
Longmont, CO  -  $230,000 

Updated home on large, private lot 
backing to the Oligarchy Greenway 

with access to parks & schools. Remod-
eled kitchen, slab granite, new cabinets. 

665 Manhattan Drive #113 
Boulder, CO  -  $195,000 

Two bedroom, two bath condo in Pep-
pertree overlooking the pool.  Enjoy all 
that Boulder has to offer. Easy access 

to CU, Boulder and Denver 

Current Listings 

 

Mike Malec CRS, GRI, CDPE, SFR 
(303) 441-5618 direct 
Mike@ColoradoHomesAndRealEstate.com 

2425 Canyon Boulevard, Suite 110 - Boulder, CO 80302 
Office (303) 449-7000 - Fax (303) 449-8554 

4422 Calloway Court 
Broomfield, CO  -   $695,000 

Unique custom home at the end of  the 
cul-de-sac in the gated section of  The 

Broadlands! Top quality finishes. 

I am Now Taking 
Listings. 

 
Do you know someone 

who wants to sell? 



Single Family Residential Sales 

July 2013 Statistics 
                

Location Total # Sold Inventory 
Avg. Sales 

Price   
Avg. Days to 

Contract   
Median Sales 

Price 
                

 Boulder 98 278 $783,736    18   $682,500  

 Broomfield 51 99 $409,982    22   $360,000  

 Erie 47 122 $385,152    26   $358,900  

 Lafayette 40 83 $404,499    28   $333,617  

 Longmont 129 318 $293,972    30   $275,000  

 Louisville 29 54 $518,183    11   $460,000  

 Superior 21 32 $418,971    15   $400,000  

 Mountains 34 355 $569,265    94   $370,000  

 Plains 42 241 $746,685    46   $653,900  

Total 491 1582           

                

Previous 12 Months 
                

  Total # Sold   Average Sales Price   

Location 07/01/11 07/01/12 % Chg 07/01/11   07/01/12 % Chg 

  06/30/12 06/30/13   06/30/12   06/30/13   

                

 Boulder 708 782 10.5 $662,925    $711,092  7.3 

 Broomfield 389 375 -3.6 $362,637    $377,338  4.1 

 Erie 275 376 36.7 $333,851    $368,285  10.3 

 Lafayette 284 311 9.5 $385,819    $396,972  2.9 

 Longmont 904 1093 20.9 $249,815    $270,860  8.4 

 Louisville 229 235 2.6 $420,989    $469,609  11.5 

 Superior 126 149 18.3 $420,322    $450,599  7.2 

 Mountains 282 232 -17.7 $404,872    $429,976  6.2 

 Plains 364 415 14 $637,323    $640,509  0.5 

Total 3,561 3,968           

                

                

  Average Days to Contract   Median Sales Price   

Location 07/01/11 07/01/12 % Chg 07/01/11   07/01/12 % Chg 

  06/30/12 06/30/13   06/30/12   06/30/13   
                

 Boulder 83 53 -36.1 $567,000    $605,400  6.8 

 Broomfield 72 52 -27.8 $330,340    $330,000  -0.1 

 Erie 73 56 -23.3 $314,900    $339,425  7.8 

 Lafayette 80 46 -42.5 $354,500    $370,629  4.5 

 Longmont 71 50 -29.6 $226,500    $248,000  9.5 

 Louisville 57 50 -12.3 $380,500    $425,000  11.7 

 Superior 46 34 -26.1 $395,250    $430,000  8.8 

 Mountains 126 129 2.4 $337,500    $359,000  6.4 

 Plains 101 73 -27.7 $480,000    $500,000  4.2 



0

500

1,000

1,500

2,000

2,500

3,000

2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013
50

100

150

200

250

300

350

400

450

500

97 98 99 00 01 02 03 04 05 06 07 08 09 10 11 12 13

0.00

2.00

4.00

6.00

8.00

10.00

12.00

14.00

Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec

0

200

400

600

800

1000

1200

1400

1600

1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013

Market Trend Report 2  3 
Mike’s Trend Report 

So what happens when you go from stratospheric heights back to just atmospheric heights?  Should you be disappointed in 
the drop or happy that you’re still far above the norm?  This is the situation we’re now experiencing.  The frenzied real estate market 
we were experiencing earlier this year has tempered a bit, but while the market has cooled, it remains stronger and more active than it 
has been for years.  

Across all of Boulder County, inventory of available homes remains 22.4% below the levels we saw last year.  While invento-
ry is down, buyer activity, as represented by the number of homes under contract, is up 20.2% over the levels we saw last year.  Inter-
estingly, total sales are not up as much as the number of homes under contract.  This year, sales through July are up 11.4% over the 
same period in 2012.  While these metrics are still positive for price appreciation, we have more supply and less demand than we had 
this spring, so I expect price appreciation to remain positive but likely to moderate through the rest of the year. 

The cooling we have experienced has not been uniform across all price points or the cities in Boulder County.  The lower 
end just about everywhere remains red hot.  Multiple offers, buyers competing over properties, and offers over asking are all still 
common.  As you move up the price spectrum, the market does slow, but there are some pockets in the over million dollar market 
that are very active.  Some areas are much more active than others.  Lafayette, Longmont and Louisville all remain bright spots with 
at least 50% of their homes for sale under contract. 

Showings in my office have dropped quite a bit and have touched the levels we saw last year.  While this may be somewhat 
disheartening, we need to remember that in the second half of last year, our showing traffic had increased substantially over the previ-
ous years.  So while we’ve had a drop, that drop has only taken us back to levels that last fall inspired us with all new high levels of 
activity.  There is some anecdotal evidence that showings since Mid-July are being impacted by a lack of people in town.  The Boulder 
Valley School District is starting about a week later this year and some brokers believe this has led to a longer period of buyers being 
on vacation. 

Another interesting aspect to the current market change is that the market has shifted with more activity in the attached 
home market.  At the start of this year, the single family homes and attached homes were about equally active.  Now, attached homes 
are 52% under contract while single family homes are only 42% under contract.  Not sure this change has much significance other 
than just a shift in what buyers are purchasing this summer, but we’ll keep an eye on this to see if this is signaling some larger shift in 
demographics or buyer preference.  

The sales from now through the end of the year will be very interesting to show where this market is headed.  Mortgage rates 
are likely to continue to rise and this may impact future market activity.  Talk to you soon.  

Office Showing Appointments 
This chart shows the 14 day average of the showing appointments 
on available listings within my office as compared to the five year 
average. The bold red line shows this year’s showing appointments 
and the blue line is the five year average for showings. A dramatic 
difference earlier this year. Now, as the market has cooled, the 
change is probably most noticeable in the showings chart.  Earlier 
this spring, showings were running more than double the five year 
average.  At the start of August, showings have slowed to just 
39.5% above the five year average. Showings are still stronger than 
the five year average, but the dramatic change in momentum has 
caught everyone’s attention.  

# of Homes for Sale vs. # of Homes Sold 
This chart shows the disparity between the number of homes for 
sale versus the number of homes actually selling across all of Boul-
der County.  Inventory, while still lower than recent history did 
climb throughout the summer for most cities.  Sales started the year 
very strongly but have waned as we have moved into the summer 
months.  As opposed to the rest of the nation, our market down-
turn started in 2001 when the local tech industry faltered.  The 
abundance of blue in the graph above, homes listed for sale, is what 
has plagued our market since.  This year, we finally saw that excess 
inventory go away, priming us for spurts of activity when buyers 
start competing for the smaller pool of homes for sale.  

Quarterly # of Home Sales 
This chart shows the number of single family homes that sold dur-
ing each fiscal quarter going back to 1997. We use this chart as a 
way of gauging market turns and strength on a faster time frame 
than the annual charts. Last newsletter we said we’d watch this chart 
to make sure we were not just moving sales around within the year. 
With this year’s second quarter just barely beating last year’s there is 
some suspicion that this may be what we experienced so far this 
year.  If sales volume continues to wane throughout the end of the 
year, we could see a year end sales number that closely matches 
2012’s.  If that happens, it doesn't mean the market is heading back 
down, but that the recovery may proceed in fits and spurts. 

Available Supply Chart 
The current number of homes listed for sale divided by the number 
of homes sold during the previous month creates an estimate of the 
months supply of homes currently for sale or "Available Supply". 
The light blue horizontal band in this chart signifies a balanced mar-
ket.  Even though some cities in the County are experiencing a sof-
tening of the market, the supply chart still shows the sellers are in 
control.  The change in the market is just a softening, not a reversal.  
The market is still hotter than it was last year, but just not as hot as 
it was earlier in 2013.  Sellers are still able to price aggressively, but 
we aren’t seeing as many multiple offer situations and the frenzy to 
get into a home the first day on the market has abated.  

% of Homes Under Contract by City 
This chart shows the relative strength and weakness, as measured by 
the percentage of homes under contract, of the various Boulder 
County municipalities. For a number of years now, we’ve noted that 
the market has become hyper-local, meaning that countywide statis-
tics may paint a different picture than the local city or even neigh-
borhood may be experiencing. The gap between the most under 
contract and least under contract cities has shrunk since this spring.  
Some of the frenzy that certain market areas experienced has worn 
off, but we’re still experiencing higher percentages of homes under 
contract than we have over the last ten years.  While the top spot 
has changed hands a couple of times, the Plains remains the laggard. 

Sales Volume Chart 
This graph shows sales volume as an average over the last three 
months. This graph really shows the ups and downs in the numbers 
of home sales over the last few years. We also can clearly see the 
seasonal nature of the market. Almost twice as many homes sell 
during the summer months compared to the winter months. The 
July numbers are in and we may have put our summer peak in sales 
onto this chart.  If we have hit the peak, we will be slightly below 
last year’s peak.  This means that the frenzy this spring was not as 
widespread as the overall sales volume last spring.  Just another 
indicator of changing market activity.  If the activity continues wane 
we may see the price appreciation we’ve experienced moderate.  

Mike Malec 

Sales Volume - 3 Month Average Available Supply 
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