gﬁaﬁs@ﬁl l‘ I ‘ I

Location, locationa€How real estate varies in different areas
December 09, 2010 - Appraisal & Consulting

My location as | write this article is Breckenridge, Colorado, that well known ski resort town that is
definitely becoming a four seasons' haven for the outdoor enthusiast. The downtown area is an
eclectic array of quaint boutiques, restaurants, personal services and night life entertainment
venues. The recreation center has an Olympic-size swimming pool complete with a water slide,
weight room, indoor running track, climbing wall and locker rooms with a gizmo that spin dries your
bathing suit. The local hospital has a dA©cor more like a class A resort hotel and even has a grand
piano in the waiting area (more about why | know so much about the hospital below).

Town leaders over the years have perfected their community to attract the touro-dollar. Building
codes are very strict to ensure that architectural integrity and construction quality are promoted and
preserved. Pan handling became illegal several decades ago to discourage underfunded ski bums.
Every winter, the community sponsors an international ice sculpting contest that attracts artists and
spectators from around the world. A paved off-road bike trail extends in either direction for many
miles. The local community college cleverly holds a wide variety of reasonably priced three hour
long one-night classes on topics to attract skiing and non-skiing visitors alike. The real estate tax
rate on vacant land is significantly higher than on improved properties to discourage land
speculation.

The natural beauty of the area is beyond description. Stunning jaw-dropping mountain views greet
your eyes no matter which direction you look. The cold weather is quite acceptable due to the
relatively low humidity. As the locals say, "We live in a postcard.”

Every time | visit an area, | always pick up real estate brochures and when | read the local
newspapers, | always turn to the real estate section. It's an occupational hazard of mine. | cannot
help myself. The real estate market in Breckenridge is extremely different than most areas of the
country, including my own. One look at the prices of real estate makes me realize that real estate is
indeed a very local event.

According to the 2000 US Census data (2010 is not yet available), 74.7% of the total housing units
in Breckenridge are vacant indicating that these are most likely second (or even third or fourth)
homes. Of the 25.3% of homes that are occupied, only 39.4% are owner occupied with the
remainder renter occupied. These statistics are very typical of a resort area. In today's newspaper,
the range in asking price for a single family dwelling ranges from $219,000 for a two-bedroom,
one-bath 676 s/f condominium to $1.995 million (just reduced by $450,000) for a home with
panoramic mountain views, a separate apartment, media room, wine cellar and spa. The town has a
very limited inventory of housing units under $1 million.

In Breckenridge the most desirable amenity for which buyers are willing to pay large sums is
expansive mountain views, and in my geographic area, it is bold ocean views with pounding surf.
Local realtors indicate that a starter home in Breckenridge is at least $500,000. In my area, a starter



home typically sells in the $125,000 to $150,000 price range. Breckenridge has not totally escaped
the Great Recession. Bank owned properties are on the market, but they do not make up the market
as is the case for many areas.
With such a large number of vacation homes, real estate taxes are largely paid by non-residents of
the town. These non-residents, who essentially consume very few services, allow residents to enjoy
a quality of life that would otherwise not be affordable. This quality of life includes very well
maintained roadways (Breckenridge has no potholes), a school system of extraordinary caliber, and,
yes, a top of the line hospital. | have just welcomed two adorable grandbabies (twins) into the world!
Pat Amidon, MAI, is president of Amidon Appraisal, Portland, ME.
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