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Realtor ® Insights:  

¶ Denver remains an expensive place to live, and buying a home continues to be chal-

lenging. Amid ongoing affordability pressures, sellers looking to capitalize on equity 
gains need to price their homes realistically, using both statistical and qualitative data 
to support their pricing.    

¶ Sellers are adjusting to longer days on market without panic, recognizing that homes 

simply take more time to sell in today Ωs environment. Many are also leaning more 
heavily on their agentsΩ guidance to properly prepare their homes for the market. 
First impressions matter more than ever, and cell phone photos and cluttered spaces 
no longer cut it.  

¶ TodayΩs buyers are prioritizing affordability and practicality. Sellers are best served by 

preparing their homes thoughtfully, budgeting for inspection - related repairs or 
improvements and avoiding speculative upgrades unless those investments are truly 
cost- effective.  

¶ This spring, expect bidding wars on well - priced, well - prepared and well - maintained 

homes in strong locations. While inventory has increased, there remains a shortage 
of highly desirable homes, those that are reasonably priced, mostly updated and in 
top - tier neighborhoods.  

Local News:  

¶ With nearly $200 million in federal grant funding, the Denver Regional Council of 

Governments is partnering with the state, businesses, utilities and community groups 
to cut carbon emissions and update residential heating and cooling home systems 
with heat pumps.  

¶ Redfin anticipates gradual relief for buyers as income growth begins to outpace 

home price gains nationally. In Denver Ωs high- cost market, rising local incomes could 
create pockets of improved affordability.  

¶ Denver is no longer mailing property tax bills to all homeowners, shifting statements 

to online instead. Residents recently received postcards directing them to check 
their tax statements at Denvergov.org/property. The transition, which began last 
year, will save the city about $100,000 annually in mailing costs and eliminate the 
use of nearly 500,000 pieces of paper.   

¶ Colorado now ranks fifth nationally for outbound moves, with 55 percent of moves 

leaving the state compared to 45 percent moving in τthe highest outbound share 
since 1990. 

¶ To improve air quality and reduce utility costs, Colorado law now requires gas fur-

naces and water heaters manufactured after January 1, 2026, to meet Ultra Low NOx 
or ENERGY STAR®  standards. Existing systems are unaffected, but future replace-
ments must comply and are expected to cost 40 to 200 percent more.  

¶ According to an analysis by Cinch Home Services, Colorado residential land aver-

aged $942,200 per acre in 2022, up from $343,800 in 2012. This 174 percent in-
crease over a decade ranks among the fastest gains in the nation.  

National News: . 

¶ President Trump has proposed banning large institutional investors from purchasing 

single- family homes in an effort to improve housing affordability by reducing com-
petition with individual buyers. However, industry experts note that such a ban tar-

gets a relatively small share of the market and is unlikely to materially ease prices or 
expand supply without broader supply - side solutions, making its real - world impact 
modest at best.  

¶ Looking ahead to 2026, buyers may see a rare window of opportunity as new - home 

prices have converged with, or in some cases fallen below, existing - home prices. 
Builder price cuts, elevated incentives, modest construction growth and the potential 
for interest rate easing could improve affordability for newly built homes after several 
challenging years. 

¶ JPMorgan forecasts that nominal home prices may flatten in 2026, while sales activi-

ty gradually improves as demand responds to stabilizing interest rates. Slower price 
growth could help reset seller expectations and boost buyer confidence where 
affordability improves.  

¶ The latest design trend is the addition of dedicated άanalogέ rooms, which are screen

- free spaces designed for board games, music, reading and creative activities.  
Mortgage News:  

¶ Last Friday, President Trump effectively nominated Kevin Warsh as the next Federal 

Reserve chair. Warsh, a former Federal Reserve governor, has previously expressed 
concerns about Fed policy and has indicated support for lower interest rates. As the 
nomination process moves forward, he will need to work with a divided Federal 
Reserve as policymakers continue to assess the appropriate path for rates.  

¶ Late- stage mortgage delinquencies reached a three - year high in December 2025, 

according to data from ICE Mortgage Technology.  
Rental News:  

¶ Metro DenverΩs apartment market has shifted firmly into renter - friendly territory, with 

vacancy rates climbing to roughly 7.6 percent at the end of 2025 (the highest in 16 
years). A decade- long supply surge has outpaced demand, driving average rents 
lower and increasing concessions.  

¶ Looking ahead, DenverΩs apartment construction pipeline is expected to slow sharply 

in 2025. Mayor Mike Johnston has identified this slowdown as a major concern, as 
developers face financing challenges and permitting delays, even as recent supply 
growth has helped ease rental costs.  

Quick Stats:  

¶ The average number of active listings for January (1985 - 2025) is 11,926. 

¶ The record - high January occurred in 2008 with 24,550 listings, while the record -

low was set in 2022 with just 1,184 listings.  

¶ Historically, active listings decline an average of 3.28 percent from December to 

January. This JanuaryΩs 8.16 percent increase reflects a strong influx of new listings.  

Market Highlights  
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Expert Opinion on the Denver Metro Residential Real Estate Market  

Amanda Snitker  

Chair of the DMAR Market 

Trends Committee and  

Denver Realtor® 

The Denver Metro area's real estate market enters 2026 carrying the weight of three years of frustratingly flat performance, 
leaving both buyers and sellers in sustained uncertainty. After the pandemic - era frenzy gave way to stagnation in 2023, the 
market has remained stubbornly sideways, creating fatigue on both sides of transactions. This extended period of stasis has 
fundamentally shifted expectations. As 2026 unfolds, buyers and sellers are desperate for signals of directional movement, 
whether upward momentum that rewards homeowners or downward pressure that creates genuine buying opportunities, 
making this year potentially pivotal for breaking the market's three - year holding pattern.  
 
December 2025 was a month when many took time to reset. Sellers withdrew listings from the market and buyers reevaluated 
their plans and expectations. Only 1,919 homes sold in January, reflecting the diminished activity in December. Looking at hi s-
torical data back to January 2008, there have only been two other months with fewer than 2,000 homes sold: January 2010 
and January 2011, both post - financial crisis years.   
 
While December was a time to recalibrate, both buyers and sellers were eager to start in 2026, with showing requests and new 
inventory entering the market early. January saw a 152.55 percent increase in new listings month - over- month. Many of these 
were listings withdrawn from the market in November and December, with plans to relist after the first of the year. Pending 
sales for detached homes were up 48.19 percent from December, while attached homes saw a much - welcomed increase of 
43.79 percent month - over- month, a positive sign of increased buyer activity.  
 
The median sale price for detached homes decreased 1.60 percent month - over- month and 3.61 percent year - over- year. At-
tached homes saw a slight increase of 1.30 percent month - over- month and a decrease of 2.01 percent year - over- year. De-
cember and January are typically the low points in the year for home sale prices. The average close - price- to - list- price ratio 
was 97.94 percent, down slightly from 98.23 percent in December and 98.50 percent in January 2025. Sellers who had been 
on the market longer than they were comfortable with were more willing to negotiate on price than in recent years.   
  
Active inventory continues to give buyers options. At the end of January, 8,228 active listings were on the market, up 8.16 p er-
cent from the end of December and up 7.02 percent from January 2025. The market historically experiences an average de-
crease of 3.28 percent in active listings from December to January. An increase of 8.16 percent represents increased seller a c-
tivity.   
 
The Denver Metro area typically has very predictable seasonality. Even though the last three years have been essentially flat  in 
both home sales and the median sale price, seasonality is still apparent. This year's unseasonably warm winter may accelerate  
the traditional spring market, creating an earlier window of peak buyer activity that sellers should consider when timing the ir 
listings. Buyers have more options than in recent years, but continue to navigate affordability challenges with elevated inte rest 
rates and home prices.  
 
Major changes in market conditions are not expected in the near future, so rather than waiting for dramatic market shifts, bo th 
buyers and sellers in 2026 may find the greatest advantage comes from acting decisively when personal timing and financial 
readiness align. 
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January Data Year - to -Date | 2026 to 2022  
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Market Trends  
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Properties sold for $1 million or more  
We used to say that DenverΩs real estate market did not kick into high gear until after the Superbowl in February. Buyers and sellers were more likely t o 
spend their January days swooshing down the slopes than trudging through the snow to showings. But not this year! Maybe it wa s the lack of snow, 
the unseasonably warm days or the heartbreak of Bo Nix Ωs injury, but the entire market leapt into action early this year and the $1 million+ segment was 
no exception. Sellers opened up their doors in January and new listings in the $1 million+ market surged, almost tripling the  number of homes that 
listed in December. The majority of those new listings (594) were detached homes, a 256 percent month - over- month increase and a 13 percent in-
crease from this time last year. Forty - one attached homes came to market, also a dramatic (215 percent) increase from the previo us month.  
 
Buyers jumped into the market early too, but only for detached homes. Pending sales of homes priced over $1 million increased  57.77 percent from 
December, totaling 325 going under contract. But buyers in the attached market stayed on the sidelines, putting only 12 homes  under contract in Jan-
uary, a 25 percent drop from December and a nearly 30 percent drop from this time last year. This segment saw another big drop in price, as reflected 
by an average $561 price- per- square- foot in January, which was 32.8 percent lower than the average price in December. Compared t o the frenzied 
market of 2022, attached home prices in this segment were down 18.58 percent. Compared to January 2025, the median days on ma rket for attached 
homes increased by an eye - popping 3,233.33 percent year - over- year, reaching 100 days in January 2026.   
 
With few attached homes going under contract in January, months of inventory remained high. Attached homes priced between $1 mil lion and $1.99 
million had an average of 7.695 months of inventory. The $2 million+ attached segment realized a whopping 26 months of invent ory  in January, a 
daunting statistic for sellers of condominiums and townhomes. Detached homes priced between $1 million and $1.49 million had a balanced market of 
3.99 months of inventory in January. The higher end of this segment saw 7.8 months of inventory for detached homes, a slight improvement from last 
year, but still firmly a buyer Ωs market. 
 
The highest - priced detached home sale was an off - MLS, all- cash transaction for $9.3 million at 20 Viking Drive, Englewood, CO 80 113. The highest-
priced attached home sale was a condo at 1500 Wynkoop St., Unit PH - 1, Denver, which closed for $8.25 million in cash after 106 d ays on the MLS. 
 
The warm, dry days and the active early real estate market may have felt unusual for our January τare they both becoming the norm?  
 
Properties sold between $750,000 and $999,999  
January marked a clear reset following the holidays in the $750,000 to $999,999 price segment. Both sellers and buyers will l ove the predictability 
emerging in this 2026 market. New listings tripled month - over- month, with 662 properties hitting the market. While this may seem  dramatic, itΩs similar 
to the 620 new listings in January 2025. This may signal an early spring selling season again this year, as both the weather and the market are not fol-
lowing typical trends. Buyer activity also increased with 424 properties going under contract, a 46.21 percent rise from Dece mber, though still 2.53 
percent below January 2025 levels. Buyers are engaged, but more selective. That caution shows up even more strongly in closin gs: closed sales fell 
30.81 percent year - over- year, reflecting a slower holiday season and a more deliberate pace to decision - making. 
 
Market tempo continued to slow. Median days on market climbed to 58, up from 49 in December and 51 one year ago. Homes are ta king longer to sell, 
with the average reaching 78 days, up 18.18 percent year - over- year. Pricing has largely leveled out over the past three years. W hile price - per- square-
foot was down 5.4 percent from the 2022 peak, values have remained relatively flat, signaling a market that has corrected and  found balance rather 
than continuing to decline. The close - to - list- price ratio was down to 98 percent of the current list price, but this data does n ot reflect price reductions 
from the original list price or seller concessions, meaning the true discount in this market is greater.  
 
Sellers will love the consistency τRealtors® can advise their clients to expect longer days on market, use comps from the past year and predict the 
price more accurately. This stability comes as a relief to buyers as well, as rates and prices stay level, allowing them to p lan and be less reactive to the 
market. For sellers, consistency is good news. With longer days on market now normalized, pricing can be guided by recent com ps rather than guess-
work. For buyers, steady prices and stable rates reduce urgency and allow for more thoughtful, strategic planning.  

Breakdown by Price Range  

Colleen Covell  

Member of the DMAR  

Market Trends Committee 

and Denver Realtor® 

Heather O ΩLeary  

Member of the DMAR  

Market Trends Committee 

and Denver Realtor® 
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Breakdown by Price Range  

Properties sold between $500,000 and $749,999  
ItΩs been two full years since the median sales price fell below $570,000 in this report. In January of 2024, the median sales p rice was 
$565,000, with an average sales price of $655,179. This year, the median sits at $569,500 and the average at $676,548, wideni ng the gap 
between median and average prices. The largest share of sales (38.25 percent) occurred in the $500,000 to $749,999 price rang e, while 
36.4 percent of sales were below $500,000. Together, nearly 75 percent of all closed sales in January occurred below $750,000 .  
  
For those of us in the field, it Ωs no surprise that closings were down 42.43 percent from December. With typical transactions taking 30 to 
45 days to close, December Ωs low pending sales naturally translated into fewer January closings. One of the constants in real estate is the 
predictability of the new year, and in 2026, buyers appear to be entering the market slightly earlier than usual. We are alre ady seeing a fa-
miliar early- year uptick in activity from both buyers and sellers. Pending sales in January were up more than 54 percent compare d to De-
cember, setting the stage for stronger closing activity in February. Inventory also increased, with new listings up 165.15 pe rcent from De-
cember. This surge was partly driven by seller fatigue at the end of 2025, as homeowners relisted unsold properties right aft er the new year 
for a fresh start.     
  
JanuaryΩs buyers, however, were in no rush to commit. Both median and average days in the MLS continue to rise, with properties takin g 
an average of 70 days, and a median of 56 days, to move into pending status. Attached homes required even more patience,  averaging 85 
days in the MLS. Sellers in this segment should plan accordingly and be prepared for longer listing periods.  
 
With love in the air this February, I hope that both buyers and sellers will find their perfect matches. Inventory has improv ed, interest rates 
remain slightly lower than they were in  February of 2025 and the median home price is declining slightly. Could this set the sta ge for a 
strong spring market? All signs point to yes.  

Susan Thayer  

Member of the DMAR  

Market Trends Committee 

and Denver Realtor® 


