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CENTRAL DENVER MARKET REPORT
Supply and Demand are Out of Balance for Investors

720 Grant St.
List Price: $3,500,000
C-MX-8 Zoning

1401 Detroit St.
List Price: $1,215,000
UNDER CONTRACT

664 Washington St.
List Price: $1,660,000
UNDER CONTRACT

550 S. Lincoln St.
List Price: $750,000
UNDER CONTRACT

Prices continue to climb in the Central Denver apartment
market. Another record was set in 2017, as the average sales
price surpassed $185,000 per unit. This is the sixth year in a row
that a new record was established.
High rents, low vacancy and low interest rates helped push
the market to new heights during the year. And despite slight
increases in vacancy and interest rates late in the year, prices
continued to climb. Perhaps the main driver of prices was Supply
vs Demand.

342 S. Lincoln St.
SOLD: $605,000
$201,666/Unit

3434 W. 29th Ave.
Sold: $505,125
$252,562/Unit

636 S. Quitman St.
Sold: $1,195,000
$99,583/Unit

1363 Gaylord St.
Sold: $3,100,000
$258,333/Unit

1453 Williams St.
Sold: $907,120
$129,589/Unit

930 Washington St.
Sold: $2,100,000
$161,538/Unit

7076 Alton Way
Sold: $860,000
Office Building

5300-86 E. Asbury Ave.
Sold: $4,830,000
$150,937/Unit

101 Logan St.
Sold: $1,175,000
$235,000/Unit

833 Emerson St.
Sold: $3,750,000
$187,500/Unit

1537 Gaylord St.
Sold: $1,195,000
$170,714/Unit

849 Washington St.
Sold: $832,000
$166,400/Unit

736 Ogden St.
Sold: $878,000
$219,500/Unit

2368 15th St.
Sold: $2,020,000
Mixed-Used Building

1620-1632 Emerson St.
Sold: $1,550,000
$258,334/Unit

1314 Elizabeth St.
Sold: $2,100,000
$233,333/Unit

Proudly based in Denver, CO, Calibrate Real Estate, LLC, is a commercial real estate firm that specializes in apartment
brokerage and investment sales in Central Denver’s most attractive neighborhoods. Kyle Malnati, Greg Johnson, and
Conner Piretti, consistently meet the needs of the private apartment investor by sharing their expertise. Combined, they have
successfully brokered over $300,000,000 of Colorado real estate for their clients.

Calibrate Real Estate, LLC
900 East Louisiana Avenue, Suite 203
Denver, CO 80210
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Solid operating and financial metrics continue to fuel high buyer
demand for properties. Despite record-high prices, the reluctance
of owners to sell has led to a shortage of available buildings on
the market. The “supply” is not meeting the demand.
We saw the inventory of available properties for sale fall
dramatically this summer/fall. The impact has been that motivated
investors are continually bidding up the price for the properties
that are listed for sale. Not only are prices high; when buildings
hit the market, they go under contract quickly.
Supply is so restricted, that despite healthy market fundamentals,
we saw the lowest number of transactions in Central Denver in
seven years. There were only 33 sales of larger apartment buildings (10 or more units in size) across our neighborhoods in 2017.
Central Denver has not experienced such a low volume of sales
since the aftermath of the 2008 financial crisis.

www.CalibrateRE.com

The tight market has led some to pursue “off-market” transactions. Would-be investors, frustrated by the lack of available
inventory, are asking brokers to make direct off-market offers for
attractive buildings. While this can be an effective avenue for
buyers, the seller never really knows if they would have attracted a higher price if they had listed and marketed their property
widely.

We continue to closely watch the vacancy reports. High levels
of construction (13,348 new units in 2017) are pushing the overall vacancy rates higher, but so far it has had minimal impact
on existing Central Denver buildings. In the 4th Quarter report
released in January by the Apartment Association of Metro
Denver and the University of Denver, the metro-wide vacancy
rate was 6.4%.
In Central Denver, a staggering 8.3% vacancy rate was
reported. However, within the details of the report, we found the
vacancy rate for buildings between 9-50 units (a category too
small to include the large new construction projects) was only
3.6%. So far, high vacancy has been limited to the new projects
trying to complete their initial lease-up.
Looking ahead into 2018, there are many dynamics that could
affect the speed and strength of our market. In late 2017 we
saw an uptick in interest rates, and the increase in vacancy
rates. How these two key factors trend in 2018 will be key determinants to our market this year. We are available to discuss the
Denver market with you anytime. Please don’t hesitate to call!

Greg Johnson
303.482.2878
Greg@CalibrateRE.com
1/31/18 9:51 AM

Central Denver Sales 9/1/17-12/31/17

5300-86 E. Asbury Ave.
$4,830,000
$150,937/Unit

1375 High St.
$14,750,000
$273,148/Unit

1282 Saint Paul St.
$1,500,000
$214,286/Unit

1224 E. 13th Ave.
$3,650,000
$202,778/Unit

960 Grant St.
$11,250,000
$160,714/Unit

1260 Vine St.
$1,000,000
$166,667/Unit

Client Corner: Investors Undeterred by Higher Interest Rates
There was a pronounced increase in interest rates a
year ago, and we seem to be facing another jump.
For our clients, thoughts of a 5-year loan at 4.25% are
starting to fade. Interest rates are on the rise again.

930 Washington St.
$2,100,000
$161,538/Unit

1439 Detroit St.
$1,310,000
$187,143/Unit

1355 York St.
$4,400,000
$118,919/Unit

1266 Lafayette St.
$1,050,000
$131,250/Unit

1632 Franklin St.
$1,060,000
$212,000/Unit

1363 Gaylord St.
$3,100,000
$258,333/Unit

1453 Williams St.
$907,120
$129,588/Unit

2475 S. York St.
$1,190,000
$132,222/Unit

1129 Pearl St.
$1,160,000
$232,000/Unit

995 Corona St.
$1,775,000
$161,364/Unit

We were particularly spoiled in Denver over the
past several years. Our local economy was strong,
apartment values were rising, and yet interest rates
remained low; held down by a series of concerns over
national and international economic unease.

While interest rates remained below 4% for most
of 2015 & 2016, investors watched rates reach and
exceed that threshold in the past twelve months.

So, why haven’t sales prices fallen as interest rates
have risen? There are several reasons prices remain
resilient. First, as noted in our cover story, Supply and
Demand are out of balance. Second, 1031-exchange
buyers and investors flush with cash are writing the
winning offers; interest rates are less of a concern for
investors making hefty down payments. Prices should
decline if we return to more “normal” market dynamics.
Typically, we would expect that if interest rates
increased from 3.4% to 4.4% (like they have in the
past 18 months), that CAP rates would also increase
about one percentage point. That would have meant
5.25% CAP rates “should” have increased to 6.25%.
The impact - - a 12-unit building valued at $2,400,000
“would” have decreased in value to $2,016,000. That’s
a 16% drop, that most of our clients are happy to have
missed!
How the market reacts in 2018 will likely be driven by
the size and duration of the current interest rate spike.
Ladies and gentlemen, place your bets!

1325 Madison Street
SOLD: $2,475,000
Off-Market Deal for Our
Client’s 1031 Exchange

12 Units
5.2% Cap Rate
$206,250/Unit
600-624 Pennsylvania St.
$12,850,000
$242,453/Unit

1075 Clarkson St.
$1,385,000
$125,909/Unit

1756 Clarkson St.
$17,850,000
$297,500/Unit

Source: CoStar, 5+ units. Does not include all central Denver sales.
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2920 W. 32nd Ave.
$6,600,000
$160,976/Unit

Greg Johnson & Kyle Malnati
303.482.2828
1/31/18 9:51 AM
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The tight market has led some to pursue “off-market” transactions. Would-be investors, frustrated by the lack of available
inventory, are asking brokers to make direct off-market offers for
attractive buildings. While this can be an effective avenue for
buyers, the seller never really knows if they would have attracted a higher price if they had listed and marketed their property
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of construction (13,348 new units in 2017) are pushing the overall vacancy rates higher, but so far it has had minimal impact
on existing Central Denver buildings. In the 4th Quarter report
released in January by the Apartment Association of Metro
Denver and the University of Denver, the metro-wide vacancy
rate was 6.4%.
In Central Denver, a staggering 8.3% vacancy rate was
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vacancy rate for buildings between 9-50 units (a category too
small to include the large new construction projects) was only
3.6%. So far, high vacancy has been limited to the new projects
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