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The Only Certainty Is
That Things Will Change
It has been a year characterized
by record high prices, record low
inventory and wild swings in activity.

For the first time in history, the
average price for Summit County
properties climbed above $700,000
and stayed there for four consecutive
owner/broker
months reaching nearly $800,000 in
888/485-2300
August. The July average price was
e-mail: chuck@chuckleathers.com
33 percent above the previous July.
web: chuckleathers.com
Yet September brought the average
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3000 properties for sale in the depths
of the Bush Depression.

On the morning of October 5
there were 64 residences priced
under a half-million dollars for sale
in Summit County. There were 233
properties priced under $1 million.
1073 properties priced under $1
million had sold to that date. See the
problem here?

click on the IDX button to see
all Summit County listings

Inside Reports:

❄ VRBO Backlash
❄ The Time is Coming Soon...

❄ Advice You Probably Won’t Heed

❄ and the usual...
Rumor, Gossip
& Innuendo

down by over 16 percent from
August and many price reductions
appeared.
Once again, for the entire year,
the inventory remained at alarmingly
low levels, beginning the year at
about 500 properties for sale and
never rising above 780 properties of
all types for sale at one time. In 2017
the inventory peaked at about 900
properties. In contrast, 2010 saw over

As a result, the average sale
price is 98.9 percent of list this year
and it is taking an average 71 days
to sell and close a property.
It is concerning that the market
is in its 4th year of stagnant sales.
There will be another 2150 or so
properties sold this year, still stuck in
the same 2100 to 2200 sale range
that began in 2015.

continued on page 4
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THE FINAL WORD...So it’s
the last Insider. When I
began writing this in 1985 or
so, I never anticipated this
moment 32 years later when
it would be the final issue.
If my message in this one
seems familiar, though, it’s
because my message has
been essentially the same
since 1985 and has proven to
be true.
If you are in it for the long
term, Summit County has
been and continues to be
a solid investment in both
financial and lifestyle terms.
I hope all of you have
enjoyed and profited from
my analysis for all of these
years. Thank you for
reading it.
You’re on your own now.
Chuck Leathers, CRS
owner/broker

This is partly because of the lack
of inventory, but buyer resistance to
current prices is becoming a factor.
Buyers who have been waiting
months for availability in their

So we’ve got marginally more
buyers than sellers, nothing for sale
to speak of and prices at historic
highs. The odds of all these factors
remaining in place for very long are
low.
At some point, a bunch
of owners will decide to sell
because of a stock market
correction, recession or some
change in the economic cycle
and supply will equal or exceed
demand for a while. When this
happened in 2009, it took several
years to recover to the previous
price levels. The number of sales
never did recover.

preferred locations find that new
listings are more expensive than
when they began looking. And then
they sell in days. Potential buyers are
being discouraged by these prices.
Current owners aren’t selling
because many want to move up to
a larger or different type of property.
Besides there being nothing available,
even selling at the highest price in
history for their property won’t pay
for the replacement. So they
are stuck.

But through all of the cycles,
the fundamental force that keeps our
prices high is lack of private land in
Summit County. The 15 percent of
the County that is private is nearly
all built. That’s why you see so many
structures being demolished and new
construction going up. It’s often the
only way to build.
Cycles will come and go, but the
basic value of Summit County real
estate will remain, just as it has for all

The market is left with
sellers who are buying
elsewhere for less money,
those whose lives have
changed and don’t need
Chuck Leathers
a second home any longer
Broker/Owner, CRS, GRI
or for whom selling makes
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Rising interest rates have
alone, as are any mistakes.
had some effect, but half of
I welcome your correspondence,
comments, corrections, requests for our market is cash sales. Interest rates
more information, requests to just shut affect mainly first time buyers and
up, subpoenas, encouragement, pats primary residents, a small part of the
market. Rising prices have made that
on the back, bottles of Wild Turkey,
segment even smaller.
cash, checks or money orders.
Reach me at:
Record stock market levels
have caused some investors to take
Chuck Leathers R.E. Co.
money off the craps table and put it in
Box 4514
real estate, hence the record number
Frisco, CO 80443
of $1 million plus sales. The average
or call: 888/485-2300 toll-free
Summit County single family home is
or e-mail: chuck@chuckleathers.com now worth over $1 million.

of my three-decade career.
When things look the most
uncertain, back up and look at the
big picture. Real estate is a long
term investment and those who have
planned well over the years, myself
included, have profited greatly. This
won’t change.

Rumor,
Gossip &
Innuendo

Despite fears that drought would kill
the fall color season… we had one of the
earliest, longest and brightest finales
of leafy splendor in recent memory.
The aspens lasted over 4 weeks this
year before dropping off by themselves
instead of being frozen and snowed
off as usually happens. The roads
were clogged with happy leaf-peepers!
Just an idea ahead of its time…
those two wheeled juggernauts called
Segways will not be appearing on the
streets and, more importantly, the
sidewalks of Breckenridge any time
soon. Can you imagine packs of Kansas
grandmas wobbling through weekend
crowds? Bring your steel toed boots.
Shared E-bikes, on the other
hand,...are piling up all over towns
in Summit as hipsters grab them to
ride to the bar and leave them for the
next guy, usually right in the middle
of the sidewalk. No ban on them
yet, but it’s probably coming. I see
them piling up behind the Police Dept.
Half of Downtown Dillon was
demolished and hauled away last
week… as they make way for a new
hotel and condominium complex at
the entrance to town on Lake Dillon
Drive. After years of starts and
stops, it looks like these projects have
finally begun. So you know what that
means… the next recession is imminent!
And in a remarkably accurate, informed
and prescient prognostication… Chuck
Leathers has predicted that Summit
County will continue to grow and
prosper for decades to come with big
but not unbearable changes. Snow
will still fall, leaves will sprout in
spring, mountains will still stand, no
home delivery of mail will ever become
available, and Texans will continue to be
Texans. Spooky how I know all this, eh?

We’re In!
Quick, close the gate.....
There are some changes
coming that will have a significant
impact on property owners in
Summit County, and every other
tourist destination, in the future.
The rise of the VRBO and
AIRB&B Internet property sharing
industry is quickly forcing changes in
law and regulation as well as in the
established rental management
industry.

about half the second homes in
Summit County are not rented. The
impact will probably be limited in
the future, especially since rentals
can only defray some of the costs
of ownership at present levels and
are not needed by most second
home owners to be able to afford
the property.

All of the towns, the County
and even individual homeowners
associations in Summit County are
writing or have already put into
place restrictions and registration

Long-term rentals of six months
or more are generally not being
restricted except in two or three
neighborhoods where occupancy
even by the owner is limited to less
than 12 months per year to prevent
the properties from becoming de

requirements on short-term rentals
by owners.

facto affordable full-time housing.

A lot of this has been caused by
the lack of supervision by absentee
owners of their short-term renters
now that local management
companies are handling perhaps
only half of the short-term properties
they used to.
Regulations vary a lot but
owners usually have to hire a local
supervisor of some kind to control
noise, parking, trash and other
nuisances quickly. They will also
increasingly be required to register
short-termed properties with local
government and buy a license to
enable enforcement of these rules.
Many
homeowners
associations are limiting or halting
short-term rentals. This has not
impacted property values to any
great degree so far because

This is not just a Summit County
thing. Most resort and tourism
oriented areas in the US and other
countries are feeling the impact of
over-visitation and support among
the permanent residents is building
to restrict visitation to sustainable
levels (think Venice Italy). As the
world population has grown and
approached economic parity with
the First World (think China) tourism
has become the largest sector of
the global economy.
Watch for more restrictions
like noise ordinances (Frisco)
occupancy restrictions (certain
HOA’s), and limitations on visitor
numbers (Yellowstone, Kauai, etc.)
attempting to keep things the way
they used to be in the olden days.
Good luck with that!

Fair Warning: Next Year, I’m
Taking the Rest of the Day Off

Stuff I’ve Learned...
so you don’t have to

This is it folks… the last Real
Estate Insider after 32 years of writing
them. Those of you who have owned
in Summit County for that long have
received this newsletter over 120
times and have seen it grow from
an ugly one page dot matrix printed
black and white publication to the
four page full color issues of recent
years.

the public in the most complex and
Since 1985 I’ve pretty much
expensive transactions they’ll do in
lived
and breathed Summit County
their lives than making a few phone
real
estate.
And the business has
calls from the couch and getting a
been
very
good
to me. Along the
big check.
way I’ve learned several things that
When I stop taking listings and
it’s better to have someone tell you
working with new buyers at some point
than to experiment until you discover
in the next few months, I’ll turn my
client base over to Jason Smith, owner for yourself. Here’s some of them.

The content has not changed,
however.

I chose Jason because he’s
established and works in a lot of
the same neighborhoods that
I’ve specialized in for the past few
decades. A lot of you already know
of him through his mailings. He’s got
ten fewer years experience than I do,
but has averaged the same number of
transactions as I have
per year.

of Colorado Real Estate Company.

I’ve reported honestly and
accurately on market trends through
boom and bust periods alike. Tough
times like the 1986 DOW panic (down
over 200 points in one day!!), 9/11,
the Dot.com bust, the Lehman melt
down, and heady
times like the first home
sold for $1 million in
Summit County, the
75% run-up in average
price from 2004 to
2008, and from prices
that averaged under
$100,000 in the mid80’s to nearly $700,000 And Here’s Where You’ll Be Able to
Reach Me
today.
Since 1985 I’ve given you my
best opinion of what was to come
and advice on how to prepare for it.
Many of you have thanked me over
the years for that advice and have
done very well because of it.
I’ve never resorted to puffery
or hype to boost my business or
our market. I learned early on that
over promising doesn’t pay. This has
not sat well with some buyers and
sellers, but I’ve rarely been proven
wrong. I’d rather be considered too
conservative than to promise what
can’t be delivered.
Sometime in the next few months
I’ll be wrapping up my practice. Until
then I’m still in the same full time , full
service business. I won’t become a
part-time broker.
In my opinion, as I have indicated
over the years in this newsletter,
there is no such thing as a part-time
broker. There’s a lot more to serving

Buy

and

never

sell.

OK, maybe not NEVER, but be
sure you’ve got a really good reason.
Like paying off other mortgages
– not a vacation in Acapulco.
Corollary: your home is not an ATM.

Never do anything
solely for tax purposes.
I rolled 4 or 5 rental properties
into a home using a 1031 exchange
to “beat” the capital gain. The
year after I bought the home, it
was worth $100,000 less than I’d
paid wiping out all the benefit of
the gain I’d avoided. Buy and sell
because it makes sense for other
reasons, not just to avoid taxes.

Most importantly,
he’s a serious full-time
Realtor who takes
care of his business in
the same spirit that I
have. I’ve found in my
dealings with him over
the years that he’s
Don’t get tied to the outcome.
more about fairness
and honesty than just getting the next
It’s amazing how much stress
deal done. Just like me, I don’t think you dump when you just do your
he cares enough about the money best and let the chips fall where
to lie.
they may… and how often the
If you get to work with Jason, I outcome is just fine, too. Corollary:
think you’ll be just as impressed with What’s the worst that can happen?
him as I have been. I know you’ll be
Drive your own race and don’t
taken care of at the same high level
worry about the competition.
as I have worked to do for all of these
It may look like you’re falling
years. I’ll send you all his contact
information when I get closer to the behind and they’re getting way
ahead, but that’s probably not
time.
I’m available until then, of course. true. Pay attention to your own
plan and when you finally look
So after nearly 1100 transactions
up you’ll probably discover that
and after 32 years of being on three
ring alert seven days a week, after well your competition has disappeared
over a quarter-billion dollars in sales, from the race. This gets a lot easier
as time goes by. Most people
soon I’ll take the rest of the day off.
don’t have the patience, talent
I want to thank each and every
or perseverance for the long haul.
one of you who have supported my
There’s four big things you
practice for all these years. I wish
won’t
have to discover for yourself.
you all well and many happy years
of enjoyment of your place in Summit
Y o u ’ r e
w e l c o m e .
County.

