TO: County Board of Commissioners

FROM: Johanna Tully-Elliott, Archuleta County Assessor
DATE: 10/9/2025

Account #: R013760

Parcel #: 5887-052-01-019

Owner: Deborah McDonald

Address: P.O. Box 16490, Alexandria, VA 22302

Subject: A road has been put in our right of way, causing approximately .25 acres of the lot as
unusable to traffic.

Valuation Justification — Residential Vacant Land (Pagosa Pines Subdivision)

Under Colorado law, residential real property must be valued using the market approach, per C.R.S. § 39-
1-103(5)(a). This applies even when the residential property is income-producing or vacant land intended
for residential use.

In accordance with this statutory requirement, the valuation of the subject property — a 5-acre residential
vacant lot located within the Pagosa Pines Subdivision — is based solely on comparable market sales.

Corner Lot vs. Interior Lot — No Market-Based Adjustment Warranted

The petitioner appears to suggest that corner lots or parcels with road frontage on multiple sides (e.g., 2 or
3 boundaries) should receive an adjustment or reduction in value. However, our market analysis does not
support this claim.

¢ Alllots within this subdivision are subject to access easements along their boundary lines, meaning
that any lot has the potential for multiple access points or driveway placement regardless of its
orientation or corner status.

e There is no demonstrated pattern in market sales that indicates buyers are paying less for lots with
road frontage on multiple sides, or those adjacent to other access easements or driveways.

Recent Sales Evidence

Two recent qualified sales of vacant land within the Pagosa Pines Subdivision directly support the subject’s
current valuation:

e Lot 1: Cornerlot-5.00 acres - Sold for $120,000
e Lot 2: Interior lot-5.00 acres - Sold for $120,000

Both lots are similar in size, location, and subdivision characteristics. Despite one being a corner lot, there
was no difference in sale price, indicating no measurable market discount for road frontage or lot
orientation.

The subject parcel is currently valued at $118,340, which is well supported by these sales and falls slightly
below the price point of these two recent transactions.

Active Listings (Non-Indicative of Market Value)



There are two active listings within the subdivision, each 5 acres in size and both bordering Highway 84:
« Listing 1 (corner lot): $250,000
o Listing 2 (non-corner lot): $250,000

While listing prices may provide some context, they are not reliable indicators of market value unless
supported by closed sale data. Active listings reflect asking prices, not what buyers are willing to pay —
and in this case, they do not challenge or contradict the validity of the assessed value.

Conclusion

The subject property's current assessed value of $118,340 is well-supported by recent market sales data
and reflects the requirements of the market approach under Colorado law. No evidence has been provided
to justify a reduction in value based on corner lot status or road frontage. The market does not demonstrate
a pricing differential attributable to those factors within this subdivision.

Accordingly, no adjustment is warranted, and the current valuation should be upheld. | recommend that

the Archuleta County Board of County Commissioners deny the abatement request for tax year 2023 and
2024.

Respectfully, }
hanna Tully-Elliott

Archuleta County Assessor
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Real Estate & Homes For Sale

2 results Sort: Homes for You
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RECEIVED

2 / ; Petition For Abatement Or Refund Of Taxes CEP 23 107h
County RO_ ’)M _L'{ (v & Date Received
(Use Assessor's dr (‘E-?s‘ss»onnrs‘ Date Stamp)

Section I: Petitioner, please complete Section | only. S ssbassasisiettcieteseiententes

Date 52({ !é CEAS

Aonin

Pelitioner's Name %J /C)c- A M)Cbﬁﬂa [d; P \N AL
(11

Petitioner's Mailing Address: 1> Aox 104 ({-\6 N
- A 23203 M

Alexandeia
2ip Code

State

Caty or Town
SCHEDULE OR PARCEL NUMBER(S) PROPERTY ADDRESS OR LEGAL DESCRIPTION OF PROPERTY
S 202 Poba Qpeol DAL

AOVI NS
ENRTN - DD - BA-TS Subdvisien s Pageca Pines 9 - Lot 7

Petitioner requests an abatement or refund of the appropriate taxes and states that the taxes assessed against the above property for

property tax year(s) 'Z;j 2 ﬁf and 2 ¢S are incorrect for the following reasons: (Briefly describe why the taxes have been levied )
erroneously or illegally, whether due to erroneous valuation, irregularity in levying, cleric:Dl error or overvaluation. Attach additional sheets if ﬂ__
{{ ;t '

necessay.) S char Godd B2,292 .22 1N 262D cund H 2,364, 92 fow S 4

‘ [ j f () ] S
Lopd has Joon s p 76@%1%%@&#&9 AP il giaT anes

F
UL I o tondsiblo b heate
0‘/ Paﬁtioner’sistimate o%-value: s | 1777' ’?8’(.26‘2 3) and $ ”1 3& (_M)

Value Year Value Year
| declare, under penalty of perury in the second degree, that this petition, together with any accompanying exhibits or statements, has been prepared or

exam) by me, and to the best of my knowledge, information and belief, is true, correct, and complete.
@ﬂ/;:m% W&’)ﬂ&éj"ﬁ Phone Number 577/‘6[«2 ?dar;?é Email Cﬁﬂmﬂaﬂclf’ki/f/@}iﬂzw ’(W)

Petitioner’s Signature

Email

By Phone Number

Agent's Signature”
*Letter of agency must be attached when petition is submitted by an agent.
The assessed value and resulting tax amounts are calculated from the adjusted actual value. If the Board of County Commissioners,
pursuant to § 39-10-114(1), C.R.S., or the Property Tax Administrator, pursuant to § 39-2-116, C.R.S denies the petition for refund or
abatement of taxes in whole or in part, the Petitioner may appeal to the Board of Assessment Appeals pursuant to the provisions of §

39-2-125, C.R.S., within thirty days of the entry of any such decision, § 39-10-114.5(1), C.R.S.

Assessor’s Recommendation

Section lI:
(For Assessor’s Use Only)
Tax Year 285272
Value Adjusted As nent A d Mill
Actual Adjustment Actual Rate Value Levy Tax
S 4% Q
AoVl F2AN2D eemArm vz 37720

Original “_is }o\f Q Em
Comecte \ g AT e o) *=op O Ao V| P2A D osenzm ®*T72.20
RA > AL 2D Oz MH.od

Abate/Refund > Qb
Assessment Assessed Mill

Tax Year 2 WSO,
Rate Value Levy Tax

Actual Adjustment Actual
ongina WL OS> Pemy oo S=on 26D \om1. PONED e M2z 2y
Comected®\ | OSD A28y TN P=p0 oD 1oV 20 0 a1 P20 .2
Abate/Refund (1> AS) D Ll B gy OErem B™B.OD
[] Assessor recommends approval as outlined above.

If the request for abatement is based upon the grounds of overvaluation, no abatement or refund of taxes shall be made if an objection or
protest to such valuation has been filed and a Notice of Determination has been mailed to the taxpayer, § 39-10-114(1)(a)(1)(D). C.R.S.

Value Adjusted

Tax year: Protest? O Ne [ Yes (If a protest was filed, please attach a copy of the NOD.)

Tax year: Protest? [J No [ Yes (If a protest was filed, please attach a copy of the NOD.)

E/Assessor recommends denial for the following reason(s):

Dee. cdxaedad.

puty Assessor's Signat(ir:

15-DPT-AR No. 920-66/15



FOR ASSESSORS AND COUNTY COMMISSIONERS USE ONLY
(Section Il or Section IV must be completed)
Every petition for abatement or refund filed pursuant to § 39-10-114, C.R.S. shall be acted upon pursuant to the provisions of this seclion by

the Board of County Commissioners or the Assessor, as appropriate, within six months of the date of filing such petition, § 39-1-113(1.7),
CRS

Section lIi: Written Mutual Agreement of Assessor and Petitioner

{Only for abatements up to $10,000)
The Commissioners of County authorize the Assessor by Resolution No. to
review petitions for abatement or refund and to setlle by written mutual agreement any such petition for abatement or refund in an amount of
$10,000 or less per tract, parcel, or lot of land or per schedule of personal property, in accordance with § 39-1-113(1.5), C.R.S.

The Assessor and Petitioner mutually agree to the values and tax abatement/refund of:

Y
Tox Xoac Value Adjusted Assessment Assessed Mill
Actual Adjustment Actual Rate Value Levy Tax
Onginal
Corrected
Abate/Refund
Tax Year
Value Adjusted Assessment Assessed Mill
Actual Adjustment Actual Rate Value Levy Tax
Onginal
Corrected
Abate/Refund

Note: The total tax amount does not include accrued interest, penalties, and fees associated with late and/or delinquent tax payments, if
applicable. Please contact the County Treasurer for full payment information.

Petitioner Signature: a Date: ¢
Assessor's or Deputy Assessor’s Signature: MM&L&%& Date: l 0 [ QIZ\FS

7 L/

v
Section IV: Decision of the County Commissioners

(Must be completed if Section lll does not apply)

WHEREAS, the County Commissioners of {2 Chy)ed e  County, State of Colorado, at a duly and lawfully called regular meeting
held on (month/day/year) / / . at which meeling there were present the following members:

with

notice of such meeting and an opportunity to be present having been given to the Petitioner and the Assessor of said County and Assessor

Wsen oo, TR0N\y - £ N\ WNbeing present-not present) and Petiioner Dedmitadn OO Oistod

Name Name
(being present—not present), and WHEREAS, the said County Commissioners have carefully considered the within petition, and are fully
advised in relation thereto, NOW BE IT RESOLVED, that the Board (agrees—does not agree) with the recommendation of the Assessor
and the petition be (approved—-approved in part—denied) with an abatement/refund as follows:
By SEALeD,  sneny . as TIH/Teh b~

Year Assessed Value Taxes Abate/Refund Year Assessed Value Taxes Abate/Refund

Chairperson of the Board of County Commissioners' Signature
1, . County Clerk and Ex-cfficio Clerk of the Board of County Commissioners in and for the
aforementioned county, do hereby certify that the above and foregoing order is truly copied from the record of the proceedings of the Board
of County Commissioners.

IN WITNESS WHEREOF, | have hereunto set my hand and affixed the seal of said County

this day of ) .
Month Year County Clerk's or Deputy County Clerk's Signature
Note' Abatements greater than $10,000 per schedule, per year, mus! be submitted in duplicate lo the Property Tax Administrator for review.

Section V: Action of the Property Tax Administrator

(For all abatements greater than $10,000)

The action of the Board of County Commissioners, relative to this abatement petition, is hereby

O Approved [] Approved in part $ [] Denied for the following reason(s):

Secretary's Signature Property Tax Administrator's Signalure Date

15-DPT-AR No. 920-66/15










Valuation methods by property type - Residential properties (homes, condos, townhomes) - Market
approach only: Assessors must use the market approach for residential real property, even if it is an
income-producing rental.

So, there would have to be a noticeable difference between homes sales with 1 road boundary frontage
VS 2 road boundary frontages (corner lots). There isn’t...

The reality is every lot within the subject property's’ subdivision have access easements along all
boundary lines (so any lot could have driveways along its’ boundaries). We do not observe lower sales
prices for lots that are on a corner, or have a neighbor's driveway along their boundary, or the like.

There were 2 vacant land sales within the Pagosa Pines Subdivisions, one was a corner lot, the other was
not a corner lot, and they both sold for $120,000 (both 5 acre lots). The subject lot is valued at $118,340
(in line with the QV sales).

There are currently 2 active listings in the subdivision, both 5 acres in size, both border HWY 84, both

listed for $250,000. One is a corner lot (ROW on 3 of 4 boundaries), one is not (ROW at front and rear of
parcel (2 boundaries)).

Den, Q2. Vo osoe Oode
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2 results

m Real Estate & Homes For Sale
Sort: Homes for You

ceo  $250,000

5.01 acres lot - Lot / Land for sale

$250,000

5 acres lot - Lot / Land for sale

26 Echo Creek Court. Pagosa Springs. CO B1147 78 Echo Creek Drive. Pagosa Springs, CO 81147
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Try zooming out to include more results. Or, change your search criteria.
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