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September 1 5, 201 I

Mr. Mike Mauer
Director of Research

Colorado Legislative Council
Room 029, State Capitol Building
Denver, Colorado 80203

RE: Final Report for the 2O11 Colorado Property Assessment Study

Dear Mr. Mauer:

Wildrose Appraisal Inc.-Audit Division is pleased to submit the Final Reports for the 2011 Colorado
Property Assessment Study.

These reports are tle result of two analyses: A procedural audit and a statistical audit.

The procedural audit examines all classes of property. It specilically looks at how the assessor develops
economic areas, confirms and qualiffes sales, develops time adjustments and perficrms periodic physical

ProPerty insPections. The audit reviews the procedures for determining subdivision absorption and
subdivision discounting. Valuation metltodology is examined for residential properties and commercial

ProPerties. Procedures are reviewed for producing mines, oil and gas leaseholds and lands producing,
producing coal mines, producing earth and stone products, severed mineral interests, and non-
producing patented mining claims.

Statistical audits are perflormed on vacant land, residential properties, commercial/industrial proprerties
and agricultural land. A statistical analysis is performed for personal property compliance on tie eleven
largest countiesr Adams, Arapahoe, Boulder, Denver, Douglas, El Paso, Jefferson, Larimer, Mesa,
Pueblo and Weld. The remaining counties receive a personal property procedural study.

Wildrose Appraisal Inc. - Audit Division appreciates the opportunity to be of service to the State of
Colorado. Please contact us witl anv questions or concerns.

tl,\&tu-
Harry J. Fuller
Project Manager
Wildrose Appraisal Inc. - Audit Division
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|E colorado
The State Board of Equalization (SBOE)
reviews assessments fbr conformance to the
Constitution. 'l'he SBOE will order
revaluations for cormties whose valuations do
not reflect the proper valuation period level of
value.

The statutorv basis for the audit is found in
C.R.S. 39- 1- 104 (16)(a)(b) and (c).

The legislative council sets fort]r two criteria
tlnt are the focus of t]re audit group:

'l'o determine whether each county assessor is

applving correctly tle constitutional and
statutory provisions, compliance requirements
of the State Board of E<lualization, and the
manuals published by thc State Property 'l 

ax

Administrator to arrive at tle actual value of
each class of property.

'fo determine if each assessor is applying
correctlv the provisions of law to the actual
values when arriving at valuations fbr
assessment of all locallv valued properties
subject to the property tax.

The property assessment audit conducts a two-
part analysisr A procedural analysis and a

statistical analysis.

The procedural analysis includes all classes of
property and specfically looks at how the
assessor develops economic areas, confirms and

qualfies sales, and develops time adjustments.
The audit also examines the procedures fbr
adequatelv discovering, classifying and valuing
agricultural outbuildings, discovering
subdivision build-out and subdivision
discounting procedures. Valuation
methodologv for vacant land, improved
residential properties and commercial
properties is examined. Procedures for
producing mines, oil and gas Ieaseholds and
lands producirg, producing coal mines,
producing earth and stone products, severed
mineral interests and non-producing patented
mining claims are also reviewed.

Statistical analysis is performed on vacant land,
residential properties, commercial industrial
properties, agricultural land, and personal
propertv. The statistical study results are

compared with State Board of Equalization
compliance requirements and the manuals

published by the State Propertv 'l'ax

Administrator.

Wildrose Audit has completed the Propertv
Assessment Study for 2011 and is pleased to
report its findings for Garlield Countv in the
following report.
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Garlield Countv is located in the Western
Slope region ol (irlorado. I hc Western Slope

ol Colorado rclirs to the region west of the
Rocky Mountains. lt includcs Archuleta,
Delta, Dolores, Eagle, Garfir:ld, Grand,

Gunnison, Hinsdalc, .lackson, La Plata, Mesa,

Moflit, Montczuma, Montrose, Ourav, Pitkin,
Rio Blanco, Routt, San .luan, San Miguel, and
Summit counties.
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Garffeld Couoty has a population of
approximately 56,389 people with 19.11

people per square mile, according to the U.S.
Census Bureau's 2010 census data. This
represents a 28.77 percent change from the
2000 Census.

Garfield County is located in the scenic plateau

and canyon country of western Colorado.
Covering 30O0 square miles, it is I l0 miles
long and extends to the Utah border. lt was

carved out of Summit County on February 10,

1883. [n historical times, t]e earliest
inhabitants were tle Ute Indians, and the land

was theirs bv neaty uatil April 12, 1880, when
they were removed to reservations after the
"Meeker Massacre" of 1879. Although
explorers, missionaries, miners, and a few

setders had already visited the area of Garfteld
Coturty, the main influx of setders began to
arrive and towns were founded beginning in
1880.

The towns in Garlield County are located along
the Colorado and Roaring Fork rivers in the
eastern end of the county, while much of t-hc

western portion has onlV a flew roads and fewer
inhabitants .

The town of Defiance was lounded in l83l by
Isaac Cooper who hoped to develop the natural
hot springs into a resort. Unfortunately he died
before his dream could be realized. It became

tle county seat in 1883 and was incorporated
and renamed in 1885 as Glenwood Springs,
which remains tle countv seat and largest city
today. In 1887 a coal tycoon, Walter
Devereaux, purchased the hot springs and

vapor caves for g125,000 and began to build
the famous pool and spa resort. This was the

same year that tJre Denver and Rio Grande
Railroad extended its tracks through the
difficult Glenwood Canyon and into Glenwood
Springs, Aspen and beyond.

Wbile the county retains part of its ranching
and farming heritage, and tourism is important,
every town from Carbondale to Parachute has

become a bedroom community to provide
workers to the ever-booming and ever-
expanding Aspen skiing economy. People

commute to Aspen, 86 miles fiom Batdement
Mesa, as well as to Grand Junction,63 miles
lrom Rifle.
(Ga$eld County, Colorado by Judy Crook and Vtt&i

GaY)

',r,t ; .lt, ,i ,i',
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All signilicant classes of properties were
analyzed. Sales were collected ficr each

property class over t}te appropriate sale period,
which was tlpically defined as the l8-month
period between January 2009 and June 2010.

Counties with less than 30 sales tipicallv
extended the sale period back up to 5 vears

prior to June 30, 2010 in 6-monti increments.
If there were still lewer than 30 sales,

supplemental appraisals were performed and

treated as proxy sales. Residential sales for all

counties using this method totaled at least 30

per countv. For commercial sales, the total
number analyzed was allowed, in some cases,

to fall below 30. There were no sale quantity
issues for counties requiring vacant land

analvsis or condominium analysis. Although it
was required that we examine the median and

coeflicient of dispersion lbr all counties, we
also calculated the weighted mean and pricc-
related differential for each class of property.
Counties were not passed or failed by these

latter measures, but were coulseled if tiere
were anomalies noted during our analysis.

Qualilied sales were based on the qualification
code used bv each countv, which were typically
coded as eitJrer "Q" or "C." 'l'he ratio analysis

included all sales. The data was trimmed for
counties witl obvious oudiers using IAAO
standards fbr data analvsis. [n every case, we

examined the loss in data from trimming to
ensure that only true outliers were excluded.
Any countv with a significant portion of sales

excluded by this trimming method was

examined furt-her. No county was allowed to
pass the audit il more than 5c6 of t}re sales were
"lost" because of trimming. For the largest I I
counties, the residential ratio statistics were
broken down bv economic area as well.

( ont ltr.iorr r
For this final analysis report, the mtnrmum
acceptable statistical standards allowed by the
State Board of Equalization are:

ALLOWABLE STANDARDS RATIO GRID

Unweighted
Median Ratio

Between .95 1.05

Between .95 1.05

Between.95 L05

Between .9; |.05

Coelficient
Class

/lndustrial Less than 20.

Less than 15.

Lcx than 15.

t.ess than 20.

Family
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The results for Garlield County are:

After applying

methodologies, it is

ratios that Garfield

the above described
concluded from the sales

County is in compliance

with SBOE, DPT, and Colorado State Statute
valuation guidelines.

Rct:ommcnrl.t tion s

None

Class

Garlield County Ratio Grid
Number ol tlnweighted

Qualified
Sales

52

N/A

6M

83

Price Coellicient
Related ol Time

Ratio Dilferential Dispersion Analys

0.980 1.006 10.9 Compliar

N/A N/A N/A N/
0.984 1.003 6.3

0.980 t.o1'7 10.9

Industrial

Family

Land

R.rnrlonr | )t.t.rl .\n.rl.r sis

An additional analysis was performed as part of
the Ratio Analysis. Ten randomly selected

deeds with documentary fees were obtained
from the Clerk and Recorder. These deeds

were for sales that occurred from January l,
2009 tlrough june 30, 2010. These sales

were then checked for inclusion on the
Assessor's qualiffed or unqualilied database.

(lon< lusions
After comparing the list ofrandomly selected

deeds witJr the Assessor's database, Garlield
County has accurately transferred sales data

from the recorded deeds to the qualiffed or
unqualilied database .

Recom mr:nt l.rtio n s

None

i'r .l', r , \r., --111,'111 r1r1 1,. lr1:,
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Ttrvtt, TRENDING
.\1t.t hotlologr
While we recommend that counties use tle
inverted ratio regression analysis method to
account for market (time) trending, some

counties have used other lAAO-approved
metlods, such as the weigked monthly median
approach. We are not auditing the methods
used, but rather the results of the methods
used. Given this range of methodologies used

to account for market trending, we concluded
that the best validation method was to exarnine
the sale ratios for each class across the
appropriate sale period. To be specfic, if a

county has considered and adjusted correctly
for market trending, then the sale ratios should
remain stable (i.e. flat) across the sale period.
lf a residual market trend is detected, then the
county may or may not have addressed market

Vt,nrr:rcA'r'I()N
trending adequately, and a further examination
is warranted. This validation methodolog;r also

considers tie number of sales and the length of
the sale period. Counties witl few sales across

the sale period were carefully examined to
determine if tle statistical results were valid.

('ont lusions
After verification and analysis, it has been

determined that Garlield County has complied
with the statutory requirements to anallze the
eflects of time on value in their county.
Garffeld County has also satisfactorilv applied
the results of their time trending analysis to
arrive at the tirne adjusted sales price (TASP).

Rct omnenrl.rlions
None
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Garlield County was tested fbr the equal
treatment of sold and unsold properties to
ensure that "sales chasing" has not occurred.
'[ he auditors employed a multi-step process to
determine il sold and unsold properties were
valued in a consistent manner.

All qualitied residential and commercial class

properties were examined using the unit value
method, where the actual value per square fo<.rt

was compared between sold and unsold
properties. A class was considered qualilied if
it met the criteria for the ratio analvsis. 'lhe

median value per square foot for both groups
was comparcd from an appraisal and statistical
perspective. If no significant difference was
indicated, then we concluded that no further
testing was warranted and that the cotntv was
in compliance in terms of sold,/unsold
consistency.

If either residential or commercial differenccs
were srgnificant using thc unit value method, or
if data limitations made the comparison invalid,
then tie next step was to perform a ratio
analysis comparing the 2010 and 2011 actual
values fbr each qualified class of property. All
qualiffed vacant land classes were tested using
this method. The sale property ratios were
arrayed using a range of 0.8 to 1.5, which
theoretically excluded changes between years
that were due to other unrelated changes in the

property. These ratios were also stratilied at
the appropriate level of analvsis. Once the
percent change was determined for each

appropriate class and sub-class, the next step
was to select the unsold sample. This sample

was at lcast 1% of the total population of
unsold properties and excluded any sale

properties. Ihe unsold sample was filtered
based on the attributes o[ the sold datasct to
closelv correlate boti groups. The ratio
analysis was then performed on the unsold
propcrties and stratified. '[he median and
mean ratio distribution was t-hen compared
between the sold and unsold group. A non-
parametric test such as the Mann-Whitney test
for diflercnces betwecn independent samples
was undertaken to determine whetler anv
observed differential was significant. If this test
determined that the unsold properties were
treated in a manner similar to the sold
properties, it was concluded that no lirrther
testing was warranted and that the countv was
in compliance.

lf a class or sub-class o[ propertv was
determined to be significantlv different bv this
method, the final step was to perform a multi-
variate mass appraisal model that developed
ratio statistics fiom the sold properties that
were then applied to thc unsold sample. This
test compared the measures of cenhal tendency
and confidence intervals for tie sold properties
with the unsold propcrtv sample. [f this
comparison was also determined to be
significantly different, then the conclusion was

that the countv had treated tie unsold
properties in a different manner t-l-ran sold
propertles.

'fhese tests were supported by both tabular and
chart presentations, along with saved sold and
unsold sample files.
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Sold/Unsold Results

Class n..,rlt"
lommercral/ lndustrLal Compliant

londomrnrum N/A

Family Compliant

acant Land Compliant

( ont ltt.iorrr Rr't ortttnt'nt|.rtions
After applying the above described None
methodologies, it is concluded that Garfield
Countv is reasonably treating its sold and
unsold properties in the sarne manner.
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Dry Fam
0.71%

4,500,000

4,000,000

3.500,000

3.000,000

2,508,000

2,000,000

1,500,000

1,000,000

500.000

MeadowHay
2.55%

6razing
60.16%

For.n 6 07%

.\ g rir tr lt tr r.r I l..r rr t I

Countv records were reviewed to detcrminc
major land categories such as irrigated farm,
drv [arm, meadow hay, grazing and ot]rer
lands. In addition, county records were
reviewed in order to determine if: Aerial
photographs are available and are being used;

soil conservation guidelines havc been used to
classify lands based on productivity; crop
rotations have been documented; tlpical
commodities and yields have been determined;
orchard lands have been properly classilied and

valued; expenses reflect a ten year average and

are tlpical landlord expenses; grazing lands

have been properly classified and valued; the
number of acres in each class and subclass have

been determined; tie capitalization rate was

properlv applied. Also, documentation was

required for the valuation methods used and

any locallv developed viclds, carrying
capacities, and expenses. Records were also

checked to ensure tlat the commodity prices
and expenses, furnished by the Property lax
Administrator (PTA), were applied properlv.

(Scc Assessor Reference Library Volumc 3

Chapter 5.)

( orrt ltrsiotrs

An analysis of thc agricultural land data

indicates an acceptable appraisal of this
property twe. Directives, commodity prices
and expenses provided by the PTA were
properly applied. Countv yields compared
favorablv to those published by Colorado
Agricultural Statistics. Expenses used by the
county were allowable expenses and were in an

acceptable range. Grazing lands carrving
capacities were in an acceptable range. The
data analyzed resulted in the following ratios:
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Rec om nrt: nd.rti ons

None

Garfield County Agricultural Land Ratio Grid

ode

117

127

137

147

t7'7

l6'1

otal,/ Avg

hnd Class

Flood

Dry Farm

Meadow Hay

Crazing

Forest

Number County County WRA
Ot Value Assessed Totzl

Acr.es Per Acr€ Total Value Value

3+,153 r21.00 4,200,106 4,i06,082

+,229 12.00 +9,524 SO,'1+i

14,828 46.00 688,295 688,295

344,170 6.00 2,0',76,166 2,076,166

883 2.00 6,685 6,685

t7a,a20 2.00 2'79,712 279,732

572,313 r 3.00 7 ;$,707 7 ,107 ,7O4

0.

0.

I

I

I

I

Agric:ultural ()utbrril<l ings

\lcthorlolog,r (lonr:ltrsions

Data was collected and reviewed to determine Garffeld County has substantially complied
if the guidelines found in the Assessor's with the procedures provided by the Division
Reference Library (ARL) Volume 3, pages 5.74 of Property Taxation for the valuation of
through 5.77 were being followed. agricultural outbuildings.

Rcr ommendations
None

,,1 ,,rrtr;l,l . ,Ljrl i,r :rr,L \,....rrr.i,, 'r,r.i, I,rqe il
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According to Colorado Revised Statutes:

A representative body oJ sales is reluired when

consideting the market approoch to appraisal.

(8) ln any cate in which soles prices oJ conparable

prcperties within any closs or subcloss are utilized
when considering the market approoch to appruisal in

the decermination of actuol volue of an1 taxable

property, the Jollowing limitations and conditions

shall apply:

(o)(l) Use oJ the mathet apptooch sholl rcquire a
representotive body oJ soles, including mles bv a
lendet or government, sulficient rc sa a pattem, ond

appraisals shall reject due consideration oJ the

degree oJ conparability oJ sales, including the extent

of sinilarities dnd dissjmilafitiet among properties

thot ore compared for ossessment purposes. In order

to obtoin o reosonable somple ond to reduce sudden

price changes or fuauations, all sales sholl be

included in the sanple that reasonably rcJlect a true

or tlpicol sales price dufing the period specrjed ln

tection 39-1-104 (10.2). Sales of penonol property
exempt pursuont to the provisions of seaions 39-3-
102, 39-3-103, and 39-3-l I9 to 39-3-122 shall

not be included in anv such sample.

(b) Each such sale included in the somple shall be

coded Lo indicate a typical, negotiated sale, as

screened and verfied bv frle dr:sejso.. (39-1-103,
c.n.5.)

The assessor is rcquired to use sales oJ real property

only in the valuation procets.

(8)(fl Such true and tvpical sales sholl include onl,v

those sales which hove been iletermined on an

individual bosis to reJlect the selling price oJ the rcal

property only or which hove been adjusted on an

individual basis to teJlect the selling price oJ the rcal

ptopet / onlv. (39-|-103, C.A.S.)

Part of the Property Assessment Study is the
sales verification analvsis. WRA has used tle
above-cited statutes as a guide in our study of
tie countv's procedures and practiccs for
verifving sales.

WRA reviewed the sales verification
procedures in 2011 for Garlield County. This
studv was conducted by checking selected sales

from tie master sales list for the current
valuation period. Specilically WRA selected 29
salcs listcd as unqualificd.

All of the sales in tie unqualified sales sample

had reasons that were clear and supportable.

( ont lu. ion.
Garfield County appears to be doing an

excellent job of verifving their sales. WRA
agreed with the county's reason tbr
disqualifying each of t}le sales selected in tle
sample, There are no recommendations or
suggestlons .

lit:t o trr tr t t: tr d.t I io rr.

None

\',tl'r'
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Ilct h od o krg r

Garfield County has submitted a written
narrative describing the economic areas lhat
make up the county's market areas. Garfield
County has also submitted a rnap illustrating
these areas. Each of these narratives have been

read and analyzed for logic and appraisal

sensibility. The maps were also compared to
the narrative for consistency between the

written description and the map,

('onr lu:ions
After review and analysis, it has been

determined that Garfield County has

EcON()MIC Ant,R Rt,\'IEw ANI)
Er,'rr.uATr()N

adequately identiffed homogeneous economic
areas comprised of smaller neighborhoods.
Each economic area delined is equally subject
to a set of economic forces that impact tJle

value of the properties within that geographic
area and this has been adequatelv addressed.

Each economic area delined adequately
delineates an area that will give "similar values

lor similar properties in similar areas."

Rr:r'om mendation s

None

'' r'rr -l L,, l'
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\1t'l horIoLrq-r

Under the guidelines of tle Assessor's

Reference Librarv (ARL), Volume 3, Natural
Resource Valuation Procedures, the income

approach was applied to determine value for
production of earth and stone products. The
number of tons was multiplied by an economic

royalty rate determined bv the Division of
Propertv Taxation to determine income. The
income was multiplied bv a recommended

Hoskold factor to determine the actual value.

The Hoskold factor is determined by the life of
the reserves or tie lease. Value is based on two
variables: life and tonnage. The operator
determines these since there is no other means

to obtain production data through any state or
private agency-

( orr r lrt.ion.
'l'he County has applied the correct formulas

and state guidelines to eartl and stone

production.

Itt r , rrrrnrcnrlatiorr.

None

l'rotlut ing ( o.rl \lines

\lt'l hr xloloqr
Under the guidelines of the Assessor's

Relerence Library (ARL), Volume 3, Section

6, Valuation of Producing Coal Leaseholds and

Lands, the income approach is the primarv
method applied to find value lor the valuation

of coalmines. This methodologv estimates

annual economic rovalty income based on
previous year's production, then capitalizes

that income to value using a Hoskold factor to

Rtsout{ct,s
estimate tle present worth of the permitted
acres. The operator provides production data

and the lif'e of the leases.

(lon r lrrsiorrs

County has applied the correct ficrmulas and

state guidelines to coal mine valuation.

[tt'< onr rrr t'n t l.r t io rr r

None

I'rorItrt ing ()ilanrl (i.rs
l)ro c cclu re .

,\lctho<lolog't
Assessors Reference Library (ARL) Volume 3,

Chapter 6: Valuation of Natural Resources

STATUTORY REFERENCES

Section $ 39-l'103, C.R.S., specifies that

producing oil or gas leaseholds and lands are

valued according to article 7 oftitle 39, C.R.S.
Actual value determined - when.
(2) The valuation for assessment of leaseholds

and lands producing oil or gas shall be

determined as provided in article 7 of this tide.

s 39-1-r03, C.R.S.
Article 7 covers the listhg, valuation, and

assessment of producing oil and gas leaseholds

and lands.

Yaluation:
Valuation for assessment.
(l) Except as provided in subsection (2) of this

section, on the basis of tIe information
contained in such statement, the assessor shall

value such oil and gas leaseholds and lands for
assessment, as real property, at an amount
equal to eightv-seven ard one-half percent of:
(a) The selling price of the oil or gas sold there
from during the preceding calendar year, after
excluding the selling price of all oil or gas
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delivered to the United States government or thereof, or any political subdivision of the state
any agency thereof, the state of Colorado or as royalty during the prece.li"g calendar year.
any agency tiereof, or any political subdivision S 39-7-102, C.R.S.
of the state as royalty during the preceding Conclusions
calendar year;
(b) The setling price of oil or gas sold in the The county applied approved appraisal

same ffeld 
"r.i 

fo, oll or gas trinsported from procedures in the valuatioa ofoil and gas'

the premises which is not sold during the Recommendations
precedlng calendar year, after exclud\ the None
selling price of all oil or gas delivered to the
United States government or any agency
thereof, the state of Colorado or any agency

l0 I I (larfield Countv I)ropertv .\ssessment Study l,aqe l6
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\ub<lir ision Discroutrt ing
Subdivisions were reviewed in 201 1 in Garfield
County. The review showed that subdivisions

were discowrted pursuant to the Colorado
Revised Statutes in Article 39-1-103 (14).

Discounting procedures were applied to all

subdivisions where less than 80 percent of all

sites were sold using tle present wort}
method. The market approach was applied

where 80 percent or more of the subdivision

sites were sold. An absorption period was

estimated for each subdivision that was

discounted. An appropriate discount rate was

V.qcAN-T L,qNII

developed using the summation metfiod.
Subdivision land with structures was appraised

at full market value.

('olt l usions

Garffeld County has inplemented proper
procedures to adequately estimate absorption

periods, discount rates, and lot values for
qualifying subdivisions.

Re t:ommcntlations
None

rrll I J.lrt,. ll



WILDROSE
\lfrvs s. I ti\um[\r.n

Audlt Dlvlslon

PossESs()Rl' Ir.-'t t
Itossessort lrrtcrcst
Possessory interest property discovery and

valuation is described in t}le Assessor's

Reference Library (ARL) Volume 3 section 7
in accordance with the requirements of
Chapter 39-l-103 (17)(a) (ID C.R.S.

Possessory Interest is delined by the Property
Tax Administrator's Publication ARL Volume
3, Chapter 7: A private property interest in
government owned property or the right to the

occupancy and use of any benelit in

government-owned property that has been

granted under lease, permit, license,

concession, contract, or otler agreement.

Garfield County has been reviewed for their
procedures and adherence to guidelines when

assessing and valuing agricultural, commercial

REST PNTIPT:R'I'IES

and ski area possessory interest properties.
The county has also been queried as to their
conffdence that tJre possessory interest
properties have been discovered and placed on
t}re tax rolls.

( onc lusions
Garfield County has irnplemented a discovery

process to place possessory interest properties
on the roll. They have also correcdy and

consistently applied the correct procedures and

valuation methods in the valuation of
possessory interest properties.

Rcr ornrncn<lations
None

)tt!l r,.rrlr;lrl , ,, r, l'r ,, rrr \rr,.r. r errr :rr,l. l'rs. l,x
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Garfield Countv was studied for its procedural
compliance witi the personal property
assessment outlined in the Assessor's Reference

Library (ARL) Volume 5, and in the State

Board of Equalization (SBOE) requirements lbr
the assessment of personal propertv. 'lhe

SBOE requires tiat counties use ARL Volume
5, including current discovery, classilication,
documentation procedures, current economic
lives table, cost fbctor tables, depreciation
table, and level of value adiustment l;ctor
table.

The personal propertv audit standards narrative
must be in place and current. A listing of
businesses tJrat have been audited by dre

assessor within the twelve-month period
reflected in the plan is given to thc auditor.
The audited businesses must be in conformitv
witl those described in the plan.

Aggregate ratio will be determined solelv fiom
the personal property accounts that have been

physicallv inspected. The minimum assessment

sample is one percent or ten schedules,

whchever is greater. and tle maximum
assessment audit sample is 100 schedules.

For the counties having over 100,000
population, WRA selected a samplc ol all
personal property schedules to dctermine
whether the assessor is correctlv applying the

provisions of law and manuals of tle Property
'l'ax Administrator in arriving at the assessment

levels of such property. This sample was

selected from tie personal property schedules
audited by the assessor. In no event was the
sample selected bv tie contractor less than 30

schedules. The counties to be included in this
study are Adams, Arapahoe, Boulder, Denvcr,
Douglas, El Paso, jell'erson, Larimer, Mesa,
Pueblo, and Weld. All otler counties rcccived
a procedural study.

Garfield Countv is compliant with the
guidelines set forth in ARL Volume 5 regarding
discovery procedures, using the following
metiods to discover personal property
accounts in dre county:

. Public Record Document,

. MLS Listing and/or Sold Books

o Local Telephone Direclones.
Newspapers or Other Local
Publications

o Personal Observation, Physical

Canvassing or Word of Mouth

The countv uses the Division of Propertv
'faxation (DPT) recommended classification
and documentation procedures. The DPl"s
recommended cost factor tables, depreciation
tables and level of value adjustment hctor
tables are also used.

Garfield Countv submitted their personal
property written audit plan and was current for
the 20ll valuation period. The number and
listing o[ businesses audited was also submitted
and was in confbrmance with the written audit
plan. Ihe following audit triggers were used

bv thc countv to select accounts to be audited:

. Accounts with obvious discrepancies

r New businesses filing for the first time
. lncomplete or inconsistent declarations
o Accounts witi omitted property
o Businesses witi no deletions or

additions for 2 or more years

. Non-filing Accounts - Best Information
Available

. Accounts close to the S5,500 actual
value exemption status

. Accounts protested with substantial

disagreement
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( r,rrr lrr.ion. personal property assessment and is rn

, statistical comoliance with SBOE requirements.uarlreld ( ounty nas emPloveq aoequal(

discoverv, classification, documentation, llt'rotlttrrttt<l.tliotts
valuation, and auditing procedures for tieir None
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STATISTICAL COMPLIANCE REPORT
FOR GARFIELD COUNTY

2011

I. OVERVIE\ry

Garffeld Cormty is a mourtain resort county located in west central Colorado. The county has a total
of 26,748 real property parcels, according to data submitted by the county assessor's ollice in 201 I .

The following provides a breakdown of property classes for this county:

Vrcrd L.nd Ra lmp Cot t lra hnp Olh.l

m.

The vacant land class of properties was dominated by residential land. Residential lots (c.oded 100 and

I I 12) accounted for 630lo ofall vacant land parcels.

For residential improved properties, single family properties accounted for 87% ofall residential

proPertres-

Commercial and industrial properties represented a much smaller proportion of property classes in
comparison. Cornmercial/industrial properties accounted for 5.3%o ofall such properties in this

counrY.

Cor t lra hnp

m.
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II. DATA FILES

The following sales analyses were based on the requhements ofthe 201 I Colorado Property
Assessment Study. Information was provided by the Garffeld Assessor's OIIice in April 2011. The data

included all 5 property record files as specified by the Auditor.

III. RESIDENTIAL SALES RESULTS

The following steps were taken to analyze the residential sales:

I . All sales

2. Select improved sales

3. Select residential sales only
4. Sales between January l, 2009 and June 30, 2010

The sales ratio analysis was analyzed as follows:

3,413
1,595
1,513

60+

Median 0.984
Price Related Differential 1.003

Coellicient of Dispersion .063

The above ratio statistics were in compliance with the standards set forth by the Colorado State Board
of Equalization (SBOE) for the overall residential sales. The following graphs describe firrther the sales

ratio distibution for these properties:

9<1. D.v = O@5
n-El

a lso
c
t

5alatl.do

l0rl il.tlrrli, il lt.l,,:,ft:(; \! ltII) ( r ) \ I\ l'a-qr I I
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'l he above graphs indicate that the distribution of the sale ratios was witlin state mandated limits.
sales were nimmed.

Residential Market Trend Analysis

We next analyzed the residential dataset using the I 8-month sale period for any residual market
trending, as follows:

RcsidenfralSah Prlca byS.l.r Rrto

ir,m,m E,m.oq) $.m,00 g.m.m
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The above analysis indicated that the assessor has adequately addressed market nending in tlte valuation
of residential properties .

Sold/Unsold Analysis

In terms oftie valuation consistency between sold and unsold residential properties, we compared t]re
median actual value per square foot for 2011 between each group, as follows:

Group N Median Mean
Unsold | 5,8++ $177 $ 196

Sold 60+ $ 169 $r88

The above results indicate that sold and unsold residential properties were valued in a consistent
manner.
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IV. COMTTTERCIAL/INDUSTRIAL SALE RESULTS

The following steps were taken to analyze the commercial sales:

I . All sales

2. Select imoroved sales

3. Select commercial sales only
4. Sales between July 1, 2008 and June 30, 2010

The sales ratio analysis was analyzed as follows:

3,4t 3

l,595
79

52

C
te

Median 0.980
Price Related Differential l.(n6
Coeflicient of Dispersion .109

The above tables indicate that t]rc Garlield County commercial/industrial sale ratios were in
compliance with the SBOE standards. The following histogram and scatter plot describe the sales ratio
distribution further :

Commercial Market Trend Analysis

The assessor did not apply any market trend ad.justment to the commercial dataset. The commercial
sales were analyzed, examining the sale ratios across the 24 month sale period with the following
results:

adaardo
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The market trend results indicated no statistically signilicant trend. We concur that no market n-end
adiustnents were warranted for properties in this class for Garlield Corurty.

Sold/Unsold Analysis

We compared the median actual value per square loot between sold and unsold commercial properties
to determine ifthe assessor was valuing each group consistently. The following results indicate that
based on the median actual value, we concluded that sld and unsold commercial properties were valued
consistenty:

:0rl \r,rrri',.i1 11.1,,,,',,\lllll I lrr |)ll\t\ I',|g, l\
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V. VACANT LAND SALE RESULTS

The following steps were taken to analvze vacant land sales:

I . All sales

2, Select vacant land sales

3. Sales between July I , 2008 and June 30, 2010

'I'he sales ratio analysis was analyzed as follows:

3,413
206

83

Median 0.980

Price Related Dillerential 1.037

Coemcient of DisDersion .109

The above tables indicate that the Gar{ield County vacant land sale ratios were in compliance with the

SBOE standards. The following histogram and scatter plot describe the sales ratio distribution furtier:

Subclags Group No, Props
Mediatr
vd/sF

Mean Val
/sF

221t
Llnsold 199 $ l2+ $156

Sold 5 $1i2 $122

22 JO
Llnsold 299 5l+2 $ 180

Sold 5 $ 166 $ l7l

2235
Unsold 178 $85 $ r00

Sold 6 $118 $ l2l

22+S
Unsold 378 $ 169 $ 165

Sold $ l7l $186

loll \1,r|ls(r(;rl lt,li,,rl:(, \ll|ll Il) ( ()ll\l\ l'.rq, l9
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Vacant Land Market Trend AnalYsis

The assessor did apply market tend adjusbments to the vacant land dataset. The 8 3 vacant land sales

were analyzed, examining t}e sale ratios across tle 24 month sale period witl the flollowing resuls:

Sd.rRdo
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The above analysis indicated that there was no signilicant residual market trending in the sales ratio

across tle 24 month sale period at the p = 0.05 level. We concluded that the assessor has applied

market trending adjustments in an appropriate manner.

Sold/Unsold Analysis

We compared tle median change in actual value between 2009 and 201 I for vacant land proPerties to

determine if sold and unsold properties were valued consistently, as follows:

G|ouD lrl f,gdlan han
Unsold 3,810 o.77 0.87

Sold 81 0.77 0.80

The above results indicated that sold and unsold vacant land properties were valued consistently.

Vacant L.nd Sdca Melk.t Tr.nd Analytl.

l0l l \r.rr'.irr,.'1 lt( l),"t] (;\l{llll l) ( ( )l I\ l\ l'i{c I I
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V. AGRICULTURAL IMPROVEMENTS ANALYSIS

The final statistical verilication concerned tie assigned actual values lor agricultural residential

improvements. We compared the actual value per square foot rate fbr this group and compared it to
rates assigned to residential single family improvements in Garfield County.

The ficllowing indicates that agricultural residential improvements were valued in a manner similar to

the single familv residential improvements in this county:

VI. CONCLUSIONS

Based on this statistical analysis, there were no signilicant compliance issues concluded for Garlield

Countv as t.rf tlre date of this report.

l'.rt; l'
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Residential Sale Ratio Stratification

Sale Price

$50K lo $100K

$100K to S150K

$150K to S200K

3200K ro $300K

$300K to $500K
S500K to $750K

S750K to S1,000K

Over $1.000K

3.oup
lredian )ifbrenlial

:o€fiicienl of
lisp€rsion

-T $25K
t50K to $100K
1100K to $150K
1150K to $200K
1200K to $300K
1300K ro $500K
lsooK to S750K
1750K io 11,000K
f,ver $1.000K

971
|.022
t.004
989
9E1
981
977
967
| 003

.000
I 000
99E
| 000
r 000
I 000
t001
t.003
995
t o03

000
038
098
059
056
061
066
090
051
063

) 20/a

12.4%
).096
l.2Vo
l0 5%
t1 1%
t3lak
7A%

Subclass
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Ag.

75lo 100

50 to 75

25 to 50

5to25

Improved Area

500 to 1 000 sf
1.000 to 1,500 sl
1.500 to 2.000 sf
2.000 to 3,000 sf
3 000 sf or Highet

to 2,000 sl
to 3.000 sf
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Commercial Sale Ratio Stratification

Sale Price

Quality

$25K to $50K

l50K to $100K

$100Kto l'150K
$150Klo $200K

$200K to 0300K

$300K !o 0500K

$500K to $750K

8750K to t1,000K
Over $1.000K

l{i1l \tilrrli, rl l{,l,o11:1, \l( lll I l) ( {)ll\ l\
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.s%

9%

o3%
41%
11%

S25K to S50K

950K to S100K

9100K io $150K

$150K to E200K

$200K to $300K

9300K to $500K

1500K to $750K

$750K to 51,000K

Over $1,000K

Subclass

.3%

3%

3%

.9%

.69o

30/o

.3d/o

.3Vo

6%

.3Vo

3.2%

3vo
00.0%

1712

1714

1769

2212

2220

2224

2226

2224

2230
2235

2240

2245

3215

13 2ak
t.20

20.5%
l0 6%

17 3Y.

15.90/6

000
000
.000
t82
.018
.000
.000
000
026
.026
000
.051
.000
.017
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Land Subclass

200

520

530

540

550

1112

2112
2135

'.0%
12.99

r8.21
ta.7..

%

l0ll \l.rlrsti, rl tteP,,rl: (. \lil ll ll) ( ( )II\ l\ Peqc is


