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Welcome to the Smith Macdonald Report, our 2012 Year-End examination of the Stowe, Lamoille and
Waterbury residential and land real estate market. This report uses market-wide data based on
transactions that closed in 2012 and compares them to closings that took place during 2011 and the 3rd
Quarter 2012. Since closings usually occur four-to-eight weeks after a contract is signed the sales
activity charted here reflects transactions that closed during and through the end of 2012, and does not
include contracts signed that have not closed.
2012 marked another uptick in number of units sold matching the 2006 & 2007 high of 74 residential
units sold, producing another four year high. This represents a 7% increase in sales for Stowe in 2012
compared to 2011. This four year high is just eight units shy of the market high of 82 homes sold in
2005. In addition, inventory continued its downward trend, with a 20% decrease in homes on the
market compared to a year ago. The sub $500K market is where the majority of the sales continue, and
within that market we are seeing the inventory starting to become very thin with less than a year’s
worth of inventory in the $300K to $500K market and only six months of inventory in the sub $300K
market.
The Lamoille market continues to be driven by the sub $200K market, with 72 total homes sold out of
the 118 total sales. The economics of the Lamoille market dictate that homes priced over $200K have a
smaller buyer pool and are likely to remain on the market longer. The Waterbury market is a stable
market with strong sales across the board and now even in the higher-end market above $600K. The
size and location of the Waterbury market indicate that it should continue to see stable market
conditions.
Finally Stowe completed its town wide reassessment in August 2012; so far the reassessments are
tracking very close to sales prices below $1 million. In the high-end market the there is a greater divide,
but it’s necessary to obtain more data before final conclusions can be drawn on the realities of the new
assessment.
For the second year in a row the Smith Macdonald Group ranked second in sales in Stowe and Lamoille
County. Coldwell Banker Carlson Real Estate saw sales of over $44 million a 22% increase over 2011.
Whatever your real estate needs in the coming year, Smith Macdonald Group is the market and
technology leader and we encourage you to take advantage of every resource we can offer you.
We hope you find the Smith Macdonald Report helpful and we welcome any questions you may have
regarding it.
Sincerely,

Peggy Smith
President/Broker
802.793.3566

McKee Macdonald
Broker
802.375.5009

Smith Macdonald Group of Coldwell Banker Carlson Real Estate
25 Main Street, PO Box 300 Stowe, VT 05672
Smithmacdonaldgroup.com
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Market Share – Lamoille County
Stowe leads the way in terms of market share for Lamoille County with 63% of the market. This equals a
6% decrease in market share compared to 2011. The driving factors surrounding Stowe’s dominance in
Lamoille County is not only the resort and school system, but the cultural aspects the town offers to
primary and second home owners. Of note, Cambridge saw an increase of 4%, which is a result of
buyers from the Burlington area moving into this market. You can see this illustrated more clearly in the
chart below:

In addition to market share, Stowe also has the highest median and average home prices in Lamoille
County. You can see this illustrated in the chart below:
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Market Trends – Luxury Market Stowe
There was a shift in the luxury market in Stowe in 2012, with the high sale just under $2 million dollars,
compared to the $4 million high water mark for 2011. We consider the top 10% of the market, $900K
and above to be the luxury market in Stowe. There were nine sales above $900K in Stowe in 2012, a
decrease of 2 sales from 2011. Although there was a decrease in the number of high-end sales, we
consider this to be a stable year over year market since all but one of the nine purchasers were all cash
purchases down from three financed purchases out of 11 in 2011. You can see the locations of the 2012
sales illustrated more clearly in the map below:





$900K to $1.2 million sale
$1.2 to $1.5 million sale
$1.5 Million and above sale
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Market Trends– Stowe Sales
For this section we have divided Stowe into quadrants on the map, East, South, West and North to show
where the sales are taking place and the price points that fall within those areas. These areas
encompass many different Stowe neighborhoods and do not run on a true North/South axis, but for our
purposes help to break the town down in relation to the map below and the natural dividing landscape.
These quadrants are illustrated on the map below:

What you will see illustrated is that sales within Stowe are rarely centered on one street or
neighborhood, but rather spread out evenly in price point and location. Following is a breakdown of
sales by location and price point in each sector of map.
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Market Trends– Stowe East Sales
Stowe East for our purposes consists of Stowe Hollow, Taber Hill, North Hill and parts of the Village and
Lower Village. Sales ranged in these areas from below $300K to above $1.5 million, with 21 total sales.
You can see their locations illustrated more clearly in the map below:






$0 to $300K sale
$300K to $500K sale
$500K to $900K sale
$1.5 million and above sale
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Market Trends– Stowe South Sales
The Stowe South market consists of Moscow, River Road, Barrows Road and Nebraska Valley; in addition
we catch the top of Birch Hill Road due to the map layout. Sales in these areas range from under $300K
to $1.2 million, with 11 total sales. The majority of them centered on Shaw Hill and West Shaw Hill
roads. You can see their locations illustrated more clearly in the map below:






$0 to $300K sale
$300K to $500K sale
$500K to $900K sale
$900K to $1.2 million sale
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Market Trends– Stowe West Sales
The Stowe West market consists of those neighborhoods off the Mountain Road corridor heading to
Stowe Mountain Resort. Notable among these are Stowe Club, Edson Hill, Robinson Springs, Luce Hill
and Notchbrook. These sales ranged from $200K to the market high of $1.985 million, with 22 total
sales, the most for any sector of town. You can see their locations illustrated more clearly in the map
below:








$0 to $300K sale
$300K to $500K sale
$500K to $900K sale
$900K to $1.2 million sale
$1.2 to $1.5 million sale
$1.5 Million and above sale
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Market Trends– Stowe North Sales
The Stowe North market is made up of neighborhoods that fall north of town, such as Brush Hill Road,
West Hill Road, Sterling Valley, Stagecoach Road, Mansfield View and those heading towards
Morristown. These sales range from $160K to $1.545 million with 20 sales total driven mostly by the
lower end of the market. You can see their locations illustrated more clearly in the map below:







$0 to $300K sale
$300K to $500K sale
$500K to $900K sale
$900K to $1.2 million sale
$1.5 Million and above sale
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Stowe– Residential Sales
Stowe has seen increases of 20% or more in total units sold since 2010, although in 2012 those increases
slowed down to 7%. Even though there were not double digit gains in sales volume Stowe marked a
four year high for total units sold with 74. This clearly shows that the bottom of the market is well
behind us and that seller’s expectations are more in line with market realities. While this isn’t an
indication that pricing will start to rise overnight it does mean that buyers who are looking for bottom of
the market deals will generally have to look outside of Stowe.

 9% decrease in median sales price in 2012 compared to 2011
 14% decline in average sales price in 2012 compared to 2011
 7% increase in units sold in 2012 compared to 2011
 20% decrease in inventory in 2012 compared to 2011
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Sales in Stowe continue to be driven by the lower end of the market, with 39% of the sales happening
below $500K and 24% selling below $300K. Inventory is a major factor in these price points, with only a
six month inventory in the sub $300K market and a 10 month inventory in the $300K to $500K market.

 24% of sales happened below $300K in 2012, compared to 29% in 2011
 39% of sales happened below $500K in 2012, compared to 25% in 2011
 26% of sales happened between $500K and $1 million in 2012, compared to 30% in 2011
 7% of sales happened between $1 million and $1.5 million in 2012, compared to 5% in 2011
 4% of sales happened over $1.5 million in 2012, compared to 7% in 2011
The average sale price to last asking price gives us a clear picture of where sellers have taken notice to
market realities. Those sellers who properly price their homes from the start see a sales price closer to
their asking price as well as less time spent on the market. This is more clearly illustrated below:
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As mentioned earlier Stowe released its reassessment in August of 2012 and we have applied the
new assessment to the 2012 sales numbers only, past years use the prior assessment. What you will
clearly see reflected below in the old assessment, shown from 2011 back, is the drastic swings in the
market. This new assessment should track closer to real sales going forward.

 0.5% decline in selling price to assessed value below $500K in 2012, compared to 9% decline in
selling price to assessed value in 2011

 2% increase in selling price to assessed value between $500K and $1 million in 2012, compared
to 6% decrease in selling price to assessed value in 2011

 6% decline in selling price to assessed value between $1 million and $1.5 million in 2012,
compared to 11% below assessed value in 2011

 4% decrease in selling price to assessed value over $1.5 million in 2012, compared to 32% above
assessed value in 2011.
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Stowe– Condominiums

 30 units sold in 2012, compared to 24 sold in 2011, a 25% increase
 30% decrease in median price in 2012, to $262K
 30% decrease in average price in 2012, to $301K
 13% decrease in inventory compared to a year ago, 100 units remain on the market

 5% decline in selling price to assessed value below $200K in 2012, compared to 10% in 2011
 9% decline in selling price to assessed value between $200K and $400K in 2012, the same as
2011

 3% decrease in selling price to assessed value between $400K to $600K in 2012, compared to
11% above in 2011

 No sales occurred above $600K in 2012
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Stowe– Land

 19 parcels sold in 2012, compared to 6 in 2011, representing a 217% increase in parcels sold
 24% increase in median price in 2012, due to an increase in sales above $500K
 2% decrease in average price in 2012, due to more sales volume below $500K
 9% decrease in inventory compared to a year ago, 75 land parcels remain on the market
While we are seeing movement in the land market in Stowe this is mainly due to a reduction in prices by
sellers. Two other factors that are coming into play are buyers purchasing neighboring land as
protection against the property they currently own and lots being offered with prime locations, systems
in place and views.
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Lamoille– Residential (excludes Stowe)

 8% increase in units sold in 2012, 253, compared to, 208, in 2011
 1% increase in median price in 2012, compared to a year ago
 4% decrease in average price in 2012, compared to a year ago
 22% increase in inventory compare to 2011
The Lamoille market is moving in the right direction in terms of units sold, but the increase in inventory
might work to counteract that momentum. The largest part of the market, sub $200K, is the driving
factor here. Once homes are priced above $200K the buyer pool is drastically smaller, this is mainly due
to the economics of the area. Cambridge’s had a strong sales year with 12% of the market for Lamiolle
County, outpacing Morristown and Hyde Park. This is mainly due to it’s proximity to the Burlington area.

Lamoille– Land (excludes Stowe)

 105% increase in parcels sold, 41, in 2012, compared to, 20, in 2011
 7% decrease in median price year in 2012, compared to 2011
 14% increase in average price in 2012, compared to 2011
 9% increase in inventory from 179 parcels in 2012 to 196 parcels in 2011
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Waterbury – Residential

 10% increase in units sold in 2012, 34, compared to, 31, a year ago
 18% increase in median price in 2012, compared to 2011
 23% increase in average price in 2012, compared to 2011
 32% decrease in inventory in 2012, compared to 2011
The Waterbury market is moving at a steady pace with strong across the board. The most were seen
between $200K and $400K with 19 total sales. Given the small size of Waterbury’s market and
proximity to Stowe and Burlington we expect the stability of the market to continue. Regardless of the
overall strength of the market if homes aren’t priced well they will continue to struggle to sell.

Waterbury – Land

 22% decrease in parcels sold in 2012, 7, compared to, 9, in 2011
 3% increase in median price in 2012, compared to a year ago
 10% decrease in average price in 2012, compared to 2011
 8% increase in inventory in 2012, compared to 2011
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