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CHAPTER 1

Before You Start: Getting Pre-Approved
The single most important step you can take before shopping for a home is getting pre-approved for a mortgage.
Not pre-qualified -- pre-approved. There is a meaningful difference, and understanding it will save you time,
stress, and potentially thousands of dollars.

Pre-qualification is a quick estimate based on information you tell the lender verbally. It carries very little
weight with sellers.

Pre-approval involves the lender pulling your credit, verifying your income and assets, and issuing a letter
stating they will lend you a specific amount. This is what sellers want to see when you make an offer.

What You Will Need for Pre-Approval
• Two years of W-2s or tax returns (self-employed buyers may need more)

• Recent pay stubs (last 30 days)

• Two months of bank statements for all accounts

• Valid government-issued ID

• Employment verification letter (if recently changed jobs)

• Explanation letters for any large deposits or credit inquiries

PRO TIP: Getting pre-approved does NOT commit you to that lender. You can still shop
rates later. But having the letter in hand means you can move fast when you find the right
home -- and in Colorado's competitive market, speed matters.
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CHAPTER 2

Understanding Your Budget
Your pre-approval amount is the maximum a lender will let you borrow. That does not mean you should spend
the full amount. A smart buyer understands the complete picture of homeownership costs in Colorado.

The True Cost of Buying

Cost Component Typical Range Notes

Down Payment 3% - 20% FHA: 3.5%, Conventional: 5-20%, VA: 0%

Closing Costs 2% - 4% Title insurance, appraisal, lender fees

Home Inspection $400 - $700 General inspection; more for radon, sewer

Appraisal $400 - $600 Required by lender to confirm value

Property Taxes 0.5% - 0.7%/yr Colorado has relatively low property taxes

Homeowners Insurance $1,200 - $3,000/yr Varies by location and coverage

HOA Fees $0 - $400/mo Common in planned communities

The 28/36 Rule

Most lenders follow the 28/36 guideline: your monthly housing payment (mortgage + taxes + insurance +
HOA) should not exceed 28% of your gross monthly income, and your total monthly debt payments should stay
below 36%. This is a guideline, not a hard rule, but it is a reliable way to avoid stretching yourself too thin.

What Different Budgets Look Like in Colorado

Budget What You Can Expect

~$450,000 - $550,000 Townhomes or condos in Parker/Castle Rock. 2-3 bed, 1,400-1,800 sq ft. Community amenities, lower maintenance. Great starter homes.

~$550,000 - $750,000 Single-family homes in Parker, Centennial, Castle Rock, Lone Tree. 3-4 bed, 2,000-2,800 sq ft. Good school districts, yards, garages.

~$750,000 - $1,000,000Upgraded homes in Castle Pines, Highlands Ranch, better Parker neighborhoods. 4+ bed, 2,800-3,500 sq ft. Premium finishes, larger lots.

$1,000,000+ Luxury estates in Greenwood Village, Cherry Creek, Castle Pines, The Pinery. 3,500+ sq ft. Custom builds, mountain views, gated communities.
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CHAPTER 3

Finding the Right Neighborhood
Choosing a home in Colorado is not just about the house. The neighborhood you pick shapes your daily life,
your commute, your children's education, and your long-term investment. The South Denver suburbs can be
confusing because they all sound similar but feel very different. Here is my honest take on each area.

Parker | Median: $625K - $675K
Best for families who want top-rated Douglas County schools, a strong sense of community, and a small-town feel
with modern amenities. Parker has a charming downtown with local shops and restaurants, plus easy access to
trails and open spaces. The trade-off is a longer commute if you work in downtown Denver (about 35-45 minutes).

Castle Rock | Median: $550K - $600K
Best for buyers looking for more space at a lower price point, plus exceptional outdoor access. Castle Rock has
grown rapidly with excellent new construction options. The town sits between Denver and Colorado Springs,
making it ideal for dual-city commuters. Great for families who love hiking, biking, and open space.

Castle Pines | Median: $850K - $1.2M
Best for luxury buyers who want privacy, prestigious schools, and community exclusivity. Castle Pines offers
gated neighborhoods, golf courses, and larger lots. It is quieter and more secluded than Parker or Castle Rock,
attracting buyers who value prestige and tranquility.

Centennial | Median: $575K - $625K
Best for professionals commuting to the Denver Tech Center or looking for Cherry Creek school district access.
Centennial sits in a prime location with easy highway access (I-25, E-470, C-470) and proximity to dining,
shopping, and entertainment. A practical, well-connected choice.

Highlands Ranch | Median: $550K - $650K
Best for families and outdoor enthusiasts. One of Colorado's most established master-planned communities with
70+ miles of trails, recreation centers, and 25+ parks. Douglas County schools, strong property values, and a
genuine community feel.

Greenwood Village | Median: $1.2M - $2M+
Best for executives and DTC professionals who want a short commute and premium living. Greenwood Village
has some of the highest-valued homes in the metro area, excellent schools, and a walkable village center with
upscale dining.

Cherry Creek | Median: $1M - $1.5M+
Best for urban-suburban hybrid buyers who want walkable luxury. Cherry Creek offers world-class shopping,
dining, galleries, and an urban energy unique in the Denver suburbs. Ideal for professionals and empty nesters.
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PRO TIP: Not sure which neighborhood fits? Tell me what matters most to you --
schools, commute, budget, lifestyle -- and I will narrow it down to the 2-3 areas that
actually match. Just email me at info@prernakapoor.com.
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CHAPTER 4

The Home Search Process
Once you are pre-approved and know which neighborhoods interest you, the search begins. Here is how the
process typically works in Colorado.

Setting Up Your Search
I will set up a custom MLS search based on your criteria: price range, location, bedrooms, bathrooms, lot size,
and any must-haves (garage, basement, yard, mountain views). You will receive automatic email alerts when
new listings hit the market -- often before they appear on Zillow or Redfin.

Touring Homes
Plan to tour 5-10 homes before making a decision. Some buyers find the right home on the first tour; others take
longer. Both are normal. During each tour, I will point out things you might miss: foundation concerns, water
damage signs, HVAC age, roof condition, and neighborhood factors that affect long-term value.

What to Look For (Beyond the Obvious)
• Water stains on ceilings or walls (potential roof or plumbing issues)

• Cracks in the foundation or basement walls

• Age of major systems: HVAC, water heater, roof

• Natural light and room flow (hard to change later)

• Storage space: closets, garage, basement

• Neighborhood noise levels at different times of day

• HOA rules and restrictions (some limit rentals, pets, exterior changes)
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CHAPTER 5

Making an Offer
When you find the right home, we move fast. In Colorado, offers are submitted using a standardized Contract to
Buy and Sell Real Estate. Here is what goes into a strong offer.

Key Components of Your Offer
• Offer price: Based on comparable sales, market conditions, and the specific property. I will pull comps
and advise on a competitive number.

• Earnest money: Typically 1-3% of the purchase price, deposited within a few days of acceptance. This
shows the seller you are serious.

• Financing terms: Your pre-approval letter, loan type, down payment amount, and any seller concessions
you are requesting.

• Inspection contingency: Usually 7-10 days to complete inspections and negotiate repairs.

• Appraisal contingency: Protects you if the home appraises below your offer price.

• Closing timeline: Standard is 30-45 days in Colorado, but can be adjusted based on your situation.

PRO TIP: In a competitive situation, the strongest offers are not always the highest price.
Clean terms, flexible closing dates, and a strong pre-approval letter often win over a
higher bid with lots of contingencies. Strategy matters.
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CHAPTER 6

Inspections and Due Diligence
After your offer is accepted, you enter the inspection period. This is your opportunity to uncover any issues
with the property before you are legally committed to the purchase.

Recommended Inspections in Colorado

Inspection Type Cost Why It Matters

General Home Inspection $400 - $700 Covers structure, systems, appliances, safety

Radon Testing $150 - $250 Colorado has high radon levels; critical for health

Sewer Scope $200 - $350 Checks sewer line for damage, roots, or collapse

Well/Septic (if applicable) $300 - $500 Required for rural properties

Mold Testing $300 - $500 If moisture concerns are identified

Important: Radon testing is especially critical in Colorado. The state has some of the highest radon levels in
the country. Mitigation is straightforward and affordable ($800-$1,500), but you need to know the levels before
closing.
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CHAPTER 7

Closing Day and Beyond
Closing day is when you sign the final documents, transfer funds, and receive the keys to your new home. Here
is what to expect.

Before Closing
• Final walkthrough (24-48 hours before closing) to verify condition

• Review the Closing Disclosure (itemized costs) at least 3 days before

• Wire your down payment and closing costs to the title company

• Secure homeowners insurance (your lender requires this)

• Do NOT make any large purchases or open new credit accounts

At the Closing Table
You will sign a stack of documents, including the mortgage note, deed of trust, and settlement statement. Bring
a valid photo ID and your patience -- it takes about 60-90 minutes. Once everything is signed and funds are
recorded, you get the keys.

Your First 30 Days
• Change the locks (you never know who has copies)

• Set up utilities: water, electric, gas, internet, trash

• File your homestead exemption (reduces property taxes in Colorado)

• Update your address: USPS, DMV, bank, insurance, employer

• Meet your neighbors -- community connections add value over time
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CHAPTER 8

Common Mistakes to Avoid
Mistake #1: Shopping before getting pre-approved

Without a pre-approval letter, you do not know your real budget, and sellers will not take your offer seriously.
Get pre-approved first, then shop.

Mistake #2: Ignoring closing costs

Your down payment is not the only cash you need. Closing costs in Colorado run 2-4% of the purchase price.
On a $550,000 home, that is $11,000 to $22,000. Plan for it.

Mistake #3: Waiving inspections to win a bidding war

This can cost you tens of thousands in hidden repairs. A good agent finds ways to make your offer competitive
without giving up your right to know what you are buying.

Mistake #4: Making major purchases before closing

Buying a car, opening new credit cards, or making large cash withdrawals can derail your mortgage approval --
even after you are pre-approved. Wait until after closing.

Mistake #5: Choosing an agent based on personality alone

Your agent should be someone you trust AND someone who knows the market. Ask about their transaction
volume, neighborhood expertise, and negotiation approach.

Mistake #6: Relying solely on Zillow's estimate

Zillow's Zestimate can be off by 5-15% in Colorado suburbs. It uses algorithms, not local expertise. Always
work with an agent who pulls real comparable sales data.
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CHAPTER 9

Colorado Programs and Incentives
Colorado offers several programs specifically designed to help buyers, especially first-time buyers and those
with limited down payment funds.

CHFA (Colorado Housing and Finance Authority)

Offers below-market interest rates, down payment assistance (up to 3% grant or second mortgage), and reduced
mortgage insurance. Available to first-time buyers and buyers in targeted areas. Income limits apply, but they
are generous for most of the Denver metro.

VA Home Loans

Available to active-duty military, veterans, and eligible spouses. Zero down payment, no PMI, competitive
rates. Colorado has a strong VA loan ecosystem and many lenders who specialize in them.

FHA Loans

Backed by the Federal Housing Administration. Requires only 3.5% down payment with a 580+ credit score.
Popular with first-time buyers, though it does require mortgage insurance premiums.

USDA Loans

Zero down payment for homes in eligible rural areas. Parts of Elizabeth, Franktown, and Castle Rock may
qualify. Worth checking if you are looking outside the urban core.

Colorado Property Tax Benefits

Colorado has one of the lowest effective property tax rates in the nation (around 0.51%). The Senior Homestead
Exemption provides additional relief for qualifying homeowners 65+.

PRO TIP: I work with lenders who specialize in each of these programs. If you think you
might qualify, let me know and I will connect you with the right person. No obligation.
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CHAPTER 10

Your Next Step
Whether you are ready to start looking this week or planning for 6-12 months from now, I am here to help at
whatever pace works for you.

If you are ready now:

• I will set you up with a custom home search tailored to your criteria

• Connect you with a trusted lender for pre-approval

• Start showing you homes that match your goals

• Guide you through offers, inspections, and closing

If you are 3-6 months out:

• I can help you understand what to do now to be ready (credit, savings, documents)

• Set up market alerts so you can watch prices in your target area

• Answer questions as they come up -- no charge, no commitment

If you are just exploring:

• I will keep sending you useful content about the Colorado market

• You can reach out anytime with questions

• When you are ready, I will be here

Let's Talk

Prerna Kapoor

REALTOR® | Luxury Home Specialist | REAL Brokerage

CLHMS • RENE • PSA • ABR

720.949.5450

info@prernakapoor.com
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PrernaKapoor.com

"There is no expiration date on this. When you are ready, I will be here."


