Archuleta County
2025 Abatement County Board of Equalization
Hearing Date: 08/04/26

This valuation review is submitted to the County Board of Equalization as “information to support the basis and amount of
the Assessor’s valuation of the property” as required by CRS 39-8-107 and for their consideration concerning an appeal of
the 2025 level of value as determined by the Archuleta County Assessor and is not intended to meet appraisal reporting
requirements of the Uniform Standards of Professional Appraisal Practice.

Based on comparable properties included in this valuation review, and the use of the approaches to value required by
statute, we respectfully request that the Archuleta County Assessor’s 2025 value be sustained.

Subject Property Description

Account Number: R013835

Parcel Number: 5887-083-04-001

Legal Summary: Loma Linda 1 lot 29

Situs Address: 1022 Loma Linda Dr. Pagosa Springs,CO 81147

Property Description: The subject property is a 5.001 acre parcel of land located in Loma Linda subdivision
unit 1 in a land code called 881562 E2 — Loma Linda > 5 acres.

The Single-Family Residential structure located on the parcel is classified as a two story average quality
home, in average condition. Its actual year built is 1996, and its effective year was built is 1998.

It has a Base area of 2,351 sf, with a 635 sf Garage and 546.5 sf of finished open porch and 195 sf of patio
and an effective area of 3,728 sf. The effective price per sq. ft. after taking into consideration the NBHD,
quality, condition, size/shape, depreciation, not including the land value, is $246.10.

Highest and Best Use: Residential

Owner: Clifton and Karen Lee

Purchase Price: $615,000 with and an adjusted sale price of $595,0002 on 04/20/2023.
Petitioner’s Opinion of value: $595,000

NOV Total: $784,000

Abatement Total: $784,000



Pictures of Subject Property




Sketch of Subject Property
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Definition of Market Value

“The most probable price, as of a specified date, in cash or in terms equivalent to cash, for which the specified property should sell after reasonable
exposure in a competitive market under all conditions requisite to a fair sale, with the buyer and seller each acting prudently, knowledgeable, and for self-
interest, and assuming that neither is under undue duress.” The Appraisal of Real Estate, 13™ Edition, Appraisal Institute, p.23.

Scope of Work

For property tax purposes, the value of residential property is determined solely by the market approach to value. § 39-1-103(5)(a), C.R.S. The market
approach is also referred to as the sales comparison approach. Colorado is a Market State, and we use Computer Assisted Mass Appraisal to determine a
fair market value. Mass Appraisal is a process of valuing a universe of properties as of a given date, using standard methods and allowing for statistical
testing. A price per square foot is determined by the median sale in each building code. Once the price per square foot is derived, then other factors such
as age, size/shape, condition, quality, and neighborhood are considered to determine an effective price per square foot. A price per acre or lot is determined
by stratifying all the vacant land sales by land code and arraying them from low to high by price per acre or price per lot using the time-adjusted sales
price. Once the land code is arrayed from low to high, a median is determined to set the price per acre or lot. If there are no sales, then we will use
comparable subdivisions with the same physical, economic, governmental, and social influences to determine a price per acre or price per lot or examine
the trend within that subdivision to determine a percent change.

Data Collection and Analysis

The data gathering period established by Colorado statute for comparable sales and market data is from July 1, 2022, through June 30, 2024. When there
is insufficient sales data available in the allowable time-period, the Assessor’s Office may consider sales up to five years prior to the appraisal date of June
30, 2024. Where indicated by data analysis, applicable comparable sales were also adjusted for time as provided by CRS 39-1-104(10.2)(d) which
establishes the reappraisal cycle, data gathering period, appraisal date, and which concludes “...Said level of value shall be adjusted to the final day of
the data gathering period (June 30, 2024).”

Sales Comparison Approach
The sales comparison approach is based on the economic principle of substitution, which states that a buyer will not pay
more for a property if they can purchase a similar property for less.




There were two sales in the land code 881562 — Loma Linda >5.00 ac, with a median price per lot of $200,000.

881566 - E2 LOMA LINDA>5.00 ac

NBHD Account Situs Legal Adj. Sale TASP PPA Sale Date  Acres Median PPL
2.4 |R014091 (1890 LOMA LINDA DR LOMA LINDA2 Lot: 44 $215,000 | $215,000 N/A 4/25/2024 | 5.01 $200,000
2.4 |R014103 |671 EIGHT MILE LOOP LOMA LINDA 2 Lot: 66 $185,000 | $185,000 N/A 6/26/2023 5.2 i

There were 57 qualified sales of two-story residences occurring within the statutory data collection period. The subject
property's sale was one of those qualified sales and was incorporated into the market analysis used to establish the median
price per square foot for this house type. Because the sale itself contributed to the development of the market model, it is
not subsequently adjusted to equal its sale price. Instead, it remains one of the market observations used to measure the
actions of buyers and sellers throughout the statutory base period.

The petitioner requests that the value of the subject property be reduced to its purchase price of $595,000, asserting that
the appraisal and his purchase of the parcel is the property's market value.

While the sale of the subject property is recognized as a qualified arm's-length transaction occurring within the statutory
data collection period, Colorado law requires the Assessor to value property through mass appraisal techniques, not by
assigning individual sale prices to the properties that sold.

Pursuant to § 39-1-103(5)(a), C.R.S., residential property is valued using the market approach to appraisal based upon the
analysis of comparable sales occurring during the statutory data collection period. The sale of the subject property was
included in the sales study and contributed to the development of the market model used to establish the value of all similar
properties.

Because the subject sale was one of the qualified sales used to establish the median market indicators for this property
type, it was not individually adjusted to equal its sale price. Making an individual adjustment after the sale has already been
incorporated into the market analysis would alter the statistical model used to value every similar property within that
market segment and would result in unequal treatment of similarly situated taxpayers.

Instead, the sale was analyzed together with all other qualified sales of similar properties to determine the market-supported
median price per square foot. That market-derived rate was then uniformly applied to all comparable properties, including
the subject property, in accordance with Colorado's constitutionally required system of uniform and equal valuation.

The petitioner believes the property's value should equal the amount paid for the property.

While an individual sale is important evidence of market value, a single transaction does not solely determine the actual
value assigned for property tax purposes. The Colorado property tax system is designed to value all similar properties
equitably using mass appraisal methods rather than assigning each sold property its individual purchase price.

The subject property's sale was one of the qualified sales used to establish the market model for this neighborhood and
house type. If the Assessor were to simply assign the property's sale price as its assessed value after that sale had already
been incorporated into the market analysis, the result would be inconsistent with the uniform valuation process applied to
every other property in the same class.

Accordingly, the property's value reflects the market as measured by all qualified comparable sales within the statutory time
period rather than solely the petitioner's purchase price.

The Assessors Reference Library (ARL), Volume 3, explains that mass appraisal requires qualified sales to be analyzed
collectively to develop market-derived valuation parameters that are applied uniformly to all similar properties. The objective
is not to appraise each sold property at its individual sale price but to ensure that all comparable properties are valued
consistently and equitably. Assigning the subject property an individual value equal to its purchase price would remove it
from the uniformly developed market model and would create an inequity with similarly situated properties that were valued
using the same statistical analysis.



Recommendation to the CBOE

The subject property's sale is evidence of the market, but it is not the market itself. Colorado's property tax system requires
the Assessor to value all similar properties uniformly using the entire body of qualified market sales, not solely one individual
transaction. Accordingly, the market evidence supports the value established by the Archuleta County Assessor, and I
respectfully recommend that the County Board of Equalization deny the petition and sustain the Assessor's 2025

actual value.

Appraiser: Johanna Tully-Elliott
License: AL100026346
Archuleta County Assessor’s Office



