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Dougõs Commentary  
If I could only pick one word to de-
scribe the current real estate market, 
I would choose òOpportunisticó.  
Buyers can take advantage of great 
interest rates and can find great deals 
on homes to purchase.  Investors can 
find amazing opportunities to cash 
flow properties due to great deals, 
low vacancy rates and low interest 
rates.  There are even opportunities 
for Sellers to sell their home at slight 
discounts but purchase larger homes 
at even greater discounts. 
     
My biggest concern with the market 
is how banks are starting to price 
distressed sales.  Distressed sales 
include both short sales and fore-
closed homes.   Typically banks price 
their homes at òfair market valueó 
based on the condition of the home.  
On rare occasions banks would un-
derprice a home by 5% to 10% com-
pared to the current market condi-
tions, but this was very infrequent.  
However, over the last three months 
I have seen a substantial increase in 

they get a payout 
on the mortgage 
insurance.   In my 
opinion this 
should be illegal.  
Although the bank 
will recover more 
on the loan in this 
situation, the mortgage insurance 
company has lost money and the 
homeowners in the neighborhood 
where the property is located have 
lost value in their homes.  If these 
stories become more prevalent home 
values could be driven down even 
further due to artificially low sales. 
  
If you would like to know more 
about the real estate market in your 
neighborhood, or what has happened 
to the value of your home specifically 
in the past year, contact me today at                               
(303) 886-3437 or at 
Doug@DougHutchinsHomes.com 
 

 
 

distressed sells being sold at a 10% 
or more discount to the current    
market.  Banks are becoming more 
aggressive at pricing homes to sell 
them quickly.  This slash and burn 
pricing does sell the home quickly, 
but it substantially impacts home 
values in the neighborhood.   
 
Even more disturbing are stories I 
have recently been hearing of lenders 
requiring the Buyers to LOWER 
their offer price.  One agent recently 
had a Buyer offer $510,000 for a 
short sale in Greenwood Village.  
The bank responded to the offer and 
told the Buyer they had to reduce their 
offer to $460,000 for the bank to 
accept the short sale.  Of course the 
Buyer reduced the offer and the deal 
closed at the lower price.  This makes 
no sense until you consider that most 
lenders have mortgage insurance for 
their loans.  This insurance only kicks 
in when a loan loss surpasses a set 
amount.  It seems some lenders are 
starting to game the system to ensure 

If you would like a 
digital copy instead 
of a paper copy of 
this newsletter  
signup at:  
DiscoverCastlePines.com 

Doug Hutchins 
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DK Hutchins Real Estate, Inc. 
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Rated by 5280 Magazine in 2010 and 2011 
as one of Denver's top agents based on past 

client satisfaction. 

* Additional terms do apply.  Contact Doug for a full list of terms. 

DOUGôS 2012 LISTING GUARANTEES 
4. Reality Based Timetable Guarantee— 
If I fail to present an offer on your home within 
99 days, I will deduct $100 from my commission 
for each week after the 99 days to a maximum 
of $2,000 at closing. *  
 
5. Qualified Buyers Guarantee— 
If I ever show your home to a buyer who later 
tells us that òthey canõt afford your homeó, I  
will reduce my commission by $500 at closing.   
 
6. Cancelation Guarantee— 
If at anytime during the listing representation 
you are unsatisfied with the service that I               
provide to you, you may can cancel the listing 
agreement without any questions or obligations! 

 
 

1. Communication Guarantee— 
If I fail to update you weekly or fail to return 
your call within 24 hours, I will deduct $200 for 
each occurrence from my commission when 
your home is sold.  
 
2. Communication Guarantee— 
If I fail to send you a weekly listing report, I will 
deduct $200 for each occurrence from my              
commission at closing. 
 
3. Reality Based Selling Price Range                
Guarantee— 
For every $5,000 your home sells below my   
estimated sales price range, I will reduce my 
commission by $500, up to a maximum of 
$2,000 at closing.*  
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Castle Pines Market Statistics 

Single Family Homes 
 2009                

Jan 1—Dec 31 
 2010              

Jan 1—Dec 31 
% Change 
from 2009 

 2011            
Jan 1—Sep 30 

% Change 
from 2010 

Average Net Sales Price  $476,507  $521,785  9.5%  $454,931  -12.8% 

Average Sq. Ft of Homes Sold  2868  2942 2.6%  2835 -3.6% 

Average Price per Square Foot  $166  $177  6.5%  $160 -9.6% 

Average Finished Sq. Ft of             
Homes Sold 

 3598  3749 4.2%  3588 -4.3% 

Average Price per Finished               
Square Foot 

 $132  $139  5.0%  $126  -9.4% 

Average days to sell the home  159  115 -27.7%  114 -0.9% 

Number of homes sold  164  180 9.8%  141  

Overall Market Activity Castle Pines  

Market Activity $0 ñ$500,000 Castle Pines 
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Recent Sales in Castle Pines (3rd Quarter 2011) 

THE ASTERISKED (*) PROPERTIES WERE NOT LISTED BY THE KENTWOOD COMPANY, KENTWOOD CHERRY CREEK, OR KENTWOOD CITY PROPERTIES.   
SQUARE FOOTGAGE IS BASED ON ABOVE GRADE DATA PROVIDED BY METROLIST, INC.  

Address  
Net Sold  

Price 
Original 

List $ 
% Dif Beds Baths Sqft  Address    

Net Sold  
Price 

Original 
List $ 

% Dif Beds Baths Sqft 

295 Woodstock* $198,000  $254,800  -22% 3 3 2,034  7412 Pembroke* $435,000  $475,000  -8% 5 4 3,436 

502 Bristolwood* $230,000  $259,600  -11% 2 3 1,736  7320 Rochester* $436,750  $449,900  -3% 5 4 3,072 

8158 Spikegrass $260,000  $299,900  -13% 6 3 1,664  7716 Yorkshire* $441,000  $499,000  -12% 4 3 3,074 

7464 Tenby $278,000  $295,000  -6% 3 3 1,891  7039 Forest Ridge* $450,000  $510,000  -12% 3 3 3,084 

205 Clare* $280,719  $315,000  -11% 5 4 2,485  6410 Montano* $464,000  $450,000  3% 3 3 2,887 

7405 Shoreham* $286,922  $295,000  -3% 4 3 2,051  512 Sundance* $469,000  $500,000  -6% 4 4 3,029 

7686 Bristolwood* $296,829  $311,729  -5% 2 3 1,459  972 Greenridge* $488,000  $749,900  -35% 4 4 3,005 

7015 Serena* $312,500  $317,500  -2% 3 3 2,162  12350 Montano* $519,500  $635,000  -18% 5 4 2,887 

8215 Briar Ridge* $313,500  $299,900  5% 4 4 1,877  7320 Woodglen* $525,000  $635,000  -17% 4 5 3,176 

1096 Deer Clover* $324,000  $359,950  -10% 2 2 2,125  349 Thorn Apple* $532,500  $550,000  -3% 4 4 3,350 

7864 Tangleoak* $327,000  $330,000  -1% 4 4 1,974  7290 Forest Ridge* $535,000  $585,000  -9% 3 3 1,862 

870 Deer Clover* $333,000  $355,000  -6% 4 4 2,042  493 Yarrow* $537,500  $545,000  -1% 5 5 3,107 

888 Bramblewood* $340,000  $350,000  -3% 3 3 2,233  1315 Castlepoint $540,000  $550,000  -2% 3 3 2,311 

756 Briar Haven* $345,900  $357,900  -3% 3 3 2,531  318 Thorn Apple* $588,000  $645,000  -9% 6 6 3,675 

8292 Wetherhill* $350,000  $359,000  -3% 3 5 2,706  7145 Havenwood* $610,000  $650,000  -6% 4 4 2,213 

36 Clare* $350,000  $369,900  -5% 4 4 2,468  7332 Woodglen* $632,050  $649,900  -3% 6 6 3,596 

7243 Cerney* $355,794  $415,000  -14% 4 3 2,656  1333 Forest Trails* $644,500  $679,990  -5% 4 4 3,360 

7267 Shoreham* $358,698  $380,000  -6% 4 3 2,865  921 Shady Oak* $653,000  $740,000  -12% 4 4 3,354 

7359 Rochester* $360,000  $384,500  -6% 4 3 2,926  7046 Esperanza* $658,000  $695,000  -5% 6 7 3,957 

7277 Shoreham* $365,000  $385,000  -5% 5 4 2,774  5826 Amber Ridge* $659,900  $659,900  0% 4 5 5,061 

7862 Stonedale* $368,000  $450,000  -18% 4 4 3,076  7959 Yorkshire* $664,000  $664,000  0% 4 4 2,328 

7196 Cerney* $369,000  $379,000  -3% 4 3 2,491  7892 Yorkshire* $699,000  $699,900  0% 6 6 3,198 

535 Stonemont* $380,000  $399,000  -5% 4 4 2,562  8542 High Ridge* $705,000  $730,000  -3% 4 4 3,915 

7090 Winter Ridge* $389,000  $389,000  0% 4 4 3,492  6726 Vista Lodge $707,500  $745,000  -5% 3 4 2,630 

12364 Montano* $392,000  $489,900  -20% 3 3 2,887  6772 Vista Lodge* $710,000  $729,000  -3% 3 4 2,630 

1139 Berganot* $395,000  $445,000  -11% 5 4 2,821  955 Glen Oaks* $720,000  $739,900  -3% 6 5 3,313 

8562 Winter Berry* $400,000  $450,000  -11% 4 4 2,768  6714 Vista Lodge* $734,600  $889,000  -17% 4 3 2,642 

8312 Snow Willow* $402,000  $417,000  -4% 3 2 2,328  1173 Buffalo Ridge* $760,000  $899,900  -16% 4 5 4,116 

8422 Briar Trace* $409,008  $439,900  -7% 5 6 2,917  1374 Forest Trails* $810,000  $889,888  -9% 5 5 3,674 

990 Bramblewood* $413,750  $439,900  -6% 3 3 2,233  5675 Amber Ridge* $850,000  $899,900  -6% 5 5 5,033 

527 Stonemont* $415,000  $450,000  -8% 4 4 3,076          

6353 Vacquero* $417,900  $434,900  -4% 3 4 3,493  $470,892  $509,974  -7%   2835 Average  
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Market Activity $500,001 ñ$750,000 Castle Pines 

Market Activity $750,001+ Castle Pines  

FIND OUT WHAT YOUR HOME IS WORTH ONLINE 
 

www.CastlePinesHomeValue.com
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“...the pace 

of  homes 

sales in 2011 

has stayed 

consistent 

with 2010.  

141 homes 

sold in the city 

of  Castle Pines 

in the first 

three quarters 

of  2011.  This 

compares to 

144 homes 

sold in the first 

three quarters 

of  2010 and 

119 homes 

sold in the first 

three quarters 

of  2009.” 

Historical Interest 
Rates (30 yr fixed) 

09/30/11 4.11% 

06/30/11 4.51% 

03/31/11 4.84% 

09/30/10 4.35% 

of 2010 and 88 homes selling in the first 
three quarters of 2009.  This segment of 
the market is the strongest performing 
segment in Castle Pines. However, even 
though the inventory levels indicate prices should 
be stable, prices are continuing to move lower, 
especially with homes priced in the $450,000 to 
$500,000 price range.   
 
For homes priced between $500,001 
and $750,000, inventory is at 6.8 
months, which is down substantially 
from the 10.5 months at the end of the 
2nd quarter but similar to the 6.7 
months at the end of the 1st quarter.  
35 homes sold in this price range in the 
first three quarters of 2011 compared to 
35 selling in the same period in 2010 and 
19 selling in the same period in 2009.   
Even though the inventory levels indicate 
stable pricing, I still believe prices will 
continue to fall for the next 3-6 months 
in this category because of the lack of 
Buyers at this price point.        
 
For homes priced above $750,001, 
inventory levels have ballooned to 22.1 
months compared to 12.0 months at 
the end of the 2nd quarter.  Only 8 
homes haves sold in this price range in 
the first three quarters of 2011 compared 
to 20 homes selling in the same period in 
2010 and 12 homes selling in the same 
period of 2009.  Over the last several 
quarters I have been predicting                      
significant price reductions at this price 
point.  I see this trend continuing over 
the next 3-6 months and well into 2012.  
 
If you have more questions about the 
market in Castle Pines, donõt hesitate to 
call me at (303) 886-3437 or email me at 
Doug@DougHutchinsHomes.com.  I 
also update the market statistics for  
Castle Pines and metro Denver monthly 
on my web-site at 
www.DougHutchinsHomes.com and at 
www.DiscoverCastlePines.com. 

The most disturbing trend I am                
seeing in the city of Castle Pines is 
the disparity between distressed sales 
pricing and pricing by normal sellers.  
Banks are discounting short sales and 
foreclosed properties more than has 
historically been seen in the Castle Pines 
market.  It used to be a rare occurrence 
to see a bank under value a property by 
more than 7%, but in the last three 
months I have seen several properties 
discounted 10-15% below the going 
market rate.  If the rate of substantially 
discounted distressed sales increases over 
the next year in Castle Pines it will have a 
substantial negative impact on home 
prices.   
 
On a positive note, the pace of homes 
sales in 2011 has stayed consistent 
with 2010.  141 homes sold in the city of 
Castle Pines in the first three quarters of 
2011.  This compares to 144 homes sold 
in the first three quarters of 2010 and 119 
homes sold in the first three quarters of 
2009.  Homes priced below $400,000 
continue to be moving quickly and sales 
of homes priced above $700,000                
continue to be slow.  There were 109 
active listings on September 30, 2011 
compared to 108 active listings on             
September 30, 2010 and 131 active            
listings on September 30, 2009.       
 
The average sales price in the city of 
Castle Pines decreased a substantial 
13% in the first three quarters of 2011 
compared to the average sales price in 
all of 2010.   Due to the variety of home 
sizes in Castle Pines and the relatively 
few homes that sell each year, I also like 
to focus on the average price per square 
foot, which helps adjust for the larger 
homes that sell.  The average price per 
square foot has decreased 10% from 
2010.   
 
The average home price has                  
decreased substantially, but a portion 
of that decrease is due to the reduced 

number of higher priced homes             
selling in the first three quarters of 
2011.  In 2011, only 8 homes have sold 
above $750,000.  In 2010, 20 homes sold 
above $750,000 in the first three quarters.  
The reduction of higher priced homes 
selling has helped lower the average sales 
price.       
 
Overall, pricing is driven by supply and 
demand.  If supply goes up, prices will 
drop.  The city of Castle Pines                
currently has a 7.5 month supply of 
homes for sale compared to a 7.9 
month supply at the end of the 2nd 
quarter and a 7.1 month supply at the 
end of the 3rd quarter 2010.  This means 
that if no new homes were to be listed, it 
would take 7.5 months to sell the existing 
inventory at the sales pace of the last 12 
months.  A balanced market is                     
considered to be 5-7 months of                   
inventory.  If there is more than 7 
months of inventory, prices would be 
expected to fall in the next three to six 
months.  If there is less than 5 months of 
inventory, prices would be expected to 
rise in the next three to six months.  
Metro Denver as a whole had 6.1 months 
of inventory at the end of the 3rd                 
quarter, which is up slightly from the 5.8 
months of inventory at the end of the 
2nd quarter.   
 
The market in the city of Castle Pines 
continues to perform differently based 
upon price point.  Therefore, to better 
understand the status of the market I 
break down market data into three               
different price categories ð $500,000 and 
under, $500,001 to $750,000 and 
$750,001 and higher.     
 
For homes priced under $500,000, 
inventory levels have held steady and 
are at 6.1 months compared to 6.3 
months at the end of the 2nd quarter.  
98 homes sold in this price range in the 
first 3 quarters of 2011 compared to 89 
homes selling in the first three quarters 

Castle Pines Real Estate Market by Doug Hutchins  

* Additional terms do apply.  Contact Doug for a full list of terms. 

DOUGôS 2012 VIP BUYER PROGRAM 
 

As a VIP Buyer, I will provide you two guarantees: 
 

1. Negotiation Guarantee— 
When you find the home you want to purchase, I will negotiate on your behalf to help you           
purchase this home for at least $5,000 less than the listed price (i.e. the price listed on the               
MLS—Metrolist), or I will pay $1,000 of your closing costs at closing.* 
 
2. Cancelation Guarantee— 
If at anytime during the buyer representation you are unsatisfied with the service that I           
provide you, you may can cancel our agreement without any questions or obligations! 
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Denver Real Estate Headlines 

compile the ranking, contributors 
consider each cityõs average               
apartment rent, availability of                 
early-career jobs, and concentration 
of youth in their early-to-mid              
twenties.  

 

ċ Denver ranks 10th out of the       
nationõs top 100 cities in the 
strength of its housing market,  
Denver achieved its ranking because 
its home values are holding steady, 
its foreclosed-homes inventory is 
dwindling, and its economy is 
stronger than most other markets. 

 

...Continued from above 
 

ċ Price Index (the most recent month 
available) shows the average home 
price in metro Denver decreased 
1.6% from August 2010 to August 
2011. This compares to a 3.9%             
decline for all metro areas.  The 
Case-Shiller Index is the most                 
accurate gauge of home price  
changes since it compares same 
home sales. 

 
ċ Denver ranks fourth among the  
nationõs òTop 10 Best Cities for  
Recent College Graduates,ó                    
according to researchers. To               

ċ Denver is a great place to drink a 
craft beer and travel with your dog, 
but it receives low marks for its              
diversity and ethnic food, according 
to a new survey from Travel +               
Leisure magazine.  In the                         
periodicalõs annual Americaõs                
Favorite Cities Survey, which hits 
newsstands on Oct. 21, Denver 
ranked tops among 35 cities in three 
categories: microbrew beer;                      
pet-friendly vacation spot; and                
athletic/active city. 

ċ Metro Denver employment across 
all industries was 0.1 percent higher 
this August than it was in August 
2010. Statewide employment was up 
0.7 percent over-the-year in August, 
and employment nationwide was 
one percent higher in August than it 
was last year. according to data  
compiled by Metro Denver EDC in 
its Monthly Economic Summary for 
June 2011.  

 
ċ During the first three quarters of 

2011ñ29,931 single family homes 
were placed under contract in metro 

Denver.  This is a decrease of 5.4% 
from the 31,629 homes placed             
under contract for the first three 
quarters of 2010. 

 
ċ During the first three quarters of 

2011ñ7,401 condo/town homes 
were placed under contract in metro 
Denver.  This is a decrease of 9.6% 
from the 8,185 condo/town homes 
placed under contract for the first 
three quarters of 2010. 

 
ċ The August 2011 Case-Shiller Home  

 

Continued below... 

ċ 12,613 single family homes were on 
the market in metro Denver at the 
end of the 3rd quarter 2011.  This is 
a decrease of 28.4% from the 17,625 
single family homes on the market 
at the end of the 3rd quarter 2010. 

 
ċ 2,920 condo/town homes were on 

the market in metro Denver at the 
end of the 3rd quarter 2011.  This is 
a decrease of 44.4% from the 5,255 
condo/town homes on the market 
at the end of the 3rd quarter 2010. 

 

Castle Pines Real Estate Report Enclosed ~ 3rd Quarter 2011 
If your home is currently listed, please disregard this notice as it is not our intention to solicit other brokerõs listings.  All information deemed reliable but not guaranteed.    

 


