                                                                                                                     July 23, 2007


GUNNISON COUNTY BOARD OF EQUALIZATION

MEETING MINUTES

JULY 23, 2007
The July 23, 2007 Board of Equalization meeting was held in the Planning Commission Meeting Room in the Blackstock Government Center at 221 North Wisconsin, Gunnison.  Present were:

Hap Channell, Chairperson



Paula Swenson, Vice-Chairperson

Jim Starr, Commissioner



Keri Hodgin, Clerk to the Board
County Assessor Kristy McFarland, Deputy Assessor Vicki Hildreth and Senior Appraiser/Analyst George Lickiss as well as other Assessor’s Office staff were present and participated as indicated in the text.
NOTICE:  The petitioner’s and Assessor’s exhibits for each case are located in their individual Board of Equalization files.

The valuation time period is July 1, 2004 –June 30, 2006
CALL TO ORDER:      Chairperson Channell called the meeting to order at 8:00 a.m.
CBOE #30
Susan Laura Navy

The petitioner was present.  Chairperson Channell explained the petitioner’s rights.  Appraiser Mary Mast summarized the subject property and comparable market sales (comps) used.  The adjusted values of the comps ranged from $797,000 to $873,000.  

Navy selected 16 sales which were generally like hers and figured the price per square foot.  The average value per square foot which she arrived at from those was $45/sq ft.  She said her house was being valued at $59/sq ft.  She said the time adjusted sale prices for those averaged $53/sq ft.  Navy said she thought her house should be valued within the range of those 16 at $574,000.  Chairperson Channell confirmed that those 16 sales were all within the correct period.
Mast said that #3 and #4 on Navy’s list were two of her comps.  Commissioner Swenson said they had no way of knowing the construction quality, condition, etc. of the homes on Navy’s list.  Navy contended that a range of 16 would provide some which were better, some worse and some the same.  Navy noted that only 4 of the 16 were valued higher than hers.  Hers is type 2 construction and is very average.  Mast said adjustments have to be made to those prices for age, square footage, construction, condition, location and garages.  Deputy Assessor Hildreth noted that Navy’s list doesn’t consider all those attributes which drive the value and are important in the market.  She noted that all the market sales did weigh in on the value assigned to the subject property.  Navy said she still doesn’t agree that her home should fall within the higher range of that average.
Senior Appraiser/Analyst Lickiss explained in detail how they come up with their model to determine values.  He noted that all the sales are used to determine a value and the comp sheets then test that model to see if they have a good range.  Commissioner Starr asked if it’s possible to articulate what is wrong with Navy’s methodology.  Lickiss said land value is constant, so a smaller house on a large parcel will skew the dollar per square foot value one way.  He said a larger house on a less land will then skew the dollar per square foot value the other way.  Lickiss said that taking an average without breaking down the parts doesn’t give an accurate picture. 
Chairperson Channell said that the three comps on the Assessor’s sheet average $710/sq ft and the subject was at $595/sq ft.  Navy said she was unaware the three comps would be used at the hearing and that using three isn’t as good as using 16.  Chairperson Channell said they did use all those in establishing the model, not just the three.  Commissioner Swenson explained that these were the three comps that need the least amount of adjustments to bring them in line with the subject property.  Hildreth said a fee appraiser also pares the comps down to three or four that are the best fit.  
Moved by Commissioner Starr to adjust the value from $59/sq ft to $53/sq ft, realizing it could be as low as $45/sq ft.  Commissioner Swenson said she understands Navy’s analysis, but does did not see enough information to adjust the value.  Chairperson Channell said that they have to trust the methodology used when looking at these values.  He said he thought they need to be consistent in their support of the Assessor’s methods.  Navy asked why there is an appeal process.  Chairperson Channell said Navy had done a proper job on her analysis, just not as thorough as what the Assessor was able to do.  Assessor McFarland said each time there is an appraisal the Appraisers take a very close look at the property and at times will find something to cause them to adjust downward.  Chairperson Channell said that sometimes the Board will discover a consideration that wasn’t previously discovered, such as an access issue.  Motion was not seconded.

Moved by Chairperson Channell, seconded by Commissioner Swenson to deny the appeal for CBOE #30.  Motion passed unanimously.
CBOE #39

George T. Muisenga

The petitioner was present.  Chairperson Channell confirmed that Muisenga understood the petitioner’s rights.  Senior Appraiser/Analyst George Lickiss summarized the subject property which has a restaurant/retail mixed use classification and is in poor condition.  He then summarized the comparable market sales (comps) used.  Lickiss said the Assessor’s Office had adjusted the value but failed to send a second corrected Notice of Determination to the petitioner. 
Muisenga summarized the rental history of the building.  He said the building is in extremely poor condition.  He said his ‘anchor’ tenant moved out and he now has a major fix of $40,000 to $50,000 for floors, etc.  Lickiss said they did not have enough income data to analyze.  Muisenga showed the Board a floor plan of the building showing the amount of potential rental space, which was approximately 2,700 sq ft.  The drawing also showed the 17 ½ foot snow shed portion which Muisenga said can’t be built on.  He stressed that the building is 120 years old and is tough to rent.  There was discussion about whether the comps were also historic.  Commissioner Starr asked about the large difference in value for comp #1.  Lickiss explained that it is a smaller property.  Chairperson Channell noted that the value had already been adjusted twice.  Lickiss said he had done a physical inspection of the property and adjusted the value.  Muisenga said that he doesn’t have much control over what is done with the building because of certain restrictions, such as the cost of putting any proposals together for discussion, horizontal zoning and the historical designation the town has placed on the building.  Commissioner Swenson said most of the petitioner’s evidence can’t be considered by the Board, but they can recognize the historical building limitations and that the larger commercial properties sell for less per square foot.
Moved by Commissioner Swenson, seconded by Commissioner Starr to adjust the value for CBOE #39 to $1,255,200 based on giving more weight to the larger square footage comp by averaging the value per square foot of the three comps with comp #3 added in twice since it has a larger square footage.  Motion passed unanimously.
CBOE #40

George T. Muisenga

Senior Appraiser George Lickiss summarized the subject property and comparable market sales (comps) used.  The adjusted values of the comps ranged from $1,053,000 to $1,098,000 which Lickiss said supported the market value they’ve placed on the subject property of $1,058,780.  Commissioner Swenson noted the Assessor’s considerable adjustment during their appeal period. 
Muisenga said his garage is a two car garage.  The Assessor’s Office said they would have to look at the square footage to confirm whether it was three units or two.  Muisenga said his home has been on the market for 10 years without any written offers.  He said the most common complaints are that it is too close to the road and that it is extremely high maintenance because it’s a cedar home.  He said it costs him approximately $10,000 every two years for maintenance.  Muisenga said it’s a nice home but not as nice as the neighboring homes.  He said this home just doesn’t have the mountain house curb appeal.  Lickiss said the garage did need to be adjusted by $15,000.

Moved by Commissioner Starr, seconded by Commissioner Swenson to accept the Assessor’s recommendation and adjust the value for CBOE #40 to $1,043,780.
CBOE #55
Phil L. Pfeiler, etal

The petitioner was present.  Chairperson Channell confirmed that Pfeiler understood the petitioner’s rights.  Senior Appraiser/Analyst George Lickiss summarized the subject property and comparable market sales (comps) used.  Adjustments were made to all three comps for being on the grid, based on Gunnison County Electric Association’s estimate of the cost to take power to the subject property.  Lickiss explained the additional adjustments made to the comps.  The adjusted values of the comps ranged from $828,000 to $1,195,000.  Lickiss said that definitely supports the value placed on the subject property of $850,020.  Chairperson Channell asked Lickiss where the comps were located.  Comps #1 and #3 were up Slate River.  Lickiss said comp #3 was a couple miles from the subject property.
Pfeiler said his property is snowed in 7 months of the year.  He said he is not being compared to homes of equal use in Gunnison County.  He said there are only four sales that exceed the value his home has been appraised at.  He said the comps are used during the ski season and his property is very remote.  He showed the Board photos of his neighbors’ houses and a picture of his house during the winter.  Pfeiler said his property is appraised at $10,000/acre.  He purchased the property in 1997 for $7,300/acre.  He said Crested Butte Land Trust bought the parcel below his in 2002 for $3,300/acre.  Pfeiler said he is highly suspect that the value is $10,000/acre and said he’d like to be compared with areas of the county where the land is more reasonable.  Pfeiler provided the Board with advertisements of homes in Arrowhead, Marble, Montrose and Meridian Lake.  He said the one in Meridian Lake has year round access, school bus service, power, phone, water, and year round access and was being offered for $875,000.  
Chairperson Channell said the sales can’t be considered because they are current listings.  Pfeiler said he was trying to show the Board that he lives in a different area than they are appraising him at and the value should be much less.  Commissioner Swenson said the sales on the Assessor’s list were all used in establishing his value and the three comps were provided only as a snapshot of that list.  She noted that two of the comps had seasonal access and a large adjustment was made for the one that had year round access.  She said the Assessor’s Office had made the adjustments necessary to the comps to adjust for the differences from his property.  Pfeiler said he had a problem with the location they are using.  He said nobody is going to pay $850,020 for a home that has no fire protection, no school bus, no Sheriff’s protection, five months livability and only miner’s cabins and yurts for neighbors.  Pfeiler added that his access is steep and treacherous.  He said he’d like to be compared to properties outside the ski area influence.   Chairperson Channell said there’s no way Wilderness Streams is influenced by the ski area because it’s in the Ohio Creek area.  Pfeiler said they used the most expensive comp they could find in Ohio Creek.  Lickiss answered that he used one with the same construction quality, similar square footage and seasonal access.  He noted that two of the comps are very nice homes with basic cabins for neighbors as well.  Commissioner Starr agreed that homes in the area were being sold for hugely inflated prices, but said unfortunately for people in that area, it is the reality.

Moved by Commissioner Starr, seconded by Commissioner Swenson to deny the appeal for CBOE #55 based on the adjusted values of two of the comps being almost $200,000 higher than the subject’s value.  Pfeiler said the neighboring homes make his area less desirable.  Motion passed unanimously.
CBOE #45
Kathleen L. & George W. Treutelaar Trust

There was no petitioner present.  Chairperson Channell noted the adjustment made during the Assessor’s appeal period.  Senior Appraiser/Analyst George Lickiss summarized the subject property and comparable market sales (comps) used.  He said when he prepared the comps it appeared that the property was valued too high.  He recommended that the Board adjust the value to $2,150,000.  
Moved by Commissioner Swenson, seconded by Commissioner Starr to accept the Assessor’s recommendation to adjust the value for CBOE #45 to $2,150,000.  Motion passed unanimously.

CBOE #133

Sue F. & Robert L. Harper Revocable Living Trust

The petitioners were present.  Chairperson Channell explained the petitioner’s rights.  Senior Appraiser/Analyst George Lickiss summarized the subject property and comparable market sales (comps) used.  He said it was somewhat difficult to find comparables and explained the various adjustments made to the three comps.  The adjusted values of the comps ranged from $774,000 to $852,000.  Lickiss said this supports the value of $811,690 given to the subject property.  
Sue Harper said they have 1.95 acres which weren’t level, but were three different levels.    She said they have a one lane road from the highway which can’t be widened because of the irrigation ditch on one side and a drop off on the other side.  She said it’s not accessible in the winter.  Mrs. Harper said they use the home 4 or 5 months of the year.  Lickiss said it’s about ½ mile off of the highway.  Robert Harper said the lane wasn’t, but could be plowed.  Commissioner Starr asked if the location adjustment to comp #3 should be larger.  Lickiss said that was the neighborhood adjustment that the model showed.  Mr. Harper said they expected an increase, but this one was tremendous.  
Moved by Commissioner Starr, seconded by Commissioner Swenson to adjust the value for CBOE #133 TO $775,000 based on the adjusted sale price for comp #1 which is the nearest house to the subject property.  There was some discussion about what the taxes might be.  Motion passed unanimously.
CBOE #32

Storage One Crested Butte LLC

The petitioner, Roger Hahn, was present.  Chairperson Channell explained the petitioner’s rights.  Appraiser Bob Blackett summarized the subject property which is a mini-storage property.  He said only one mini-storage sold during the time period used which was located in the Signal Peak Industrial Park and is comp #3.  The adjusted values for the comps ranged from $74 per square foot to $225 per square foot.  The value for the subject property was $109/sq ft.  Blackett said the cost analysis yields a value of $1,068,220.  He said that Mr. Hahn did report his income information and is the only mini-storage in Crested Butte, which makes his rental rate highly acceptable.  The rates the Assessor’s Office used for the vacancy rate and expense ratios came from compiled information reported to them from other mini-storage properties during the time period.  The capitalization rate was derived from the market in Crested Butte.  This yielded a value of $701,810.  The Assessor’s Office adjusted the value to that amount.
Mr. Hahn thanked Blackett for that adjustment and added that he thought they were still being assessed at too high a value.  He discussed some business history and said approximately 95% of their business is local Crested Butte businesses.  He said they have two policies that are important to note.  One is that they have always tried to keep their rates as low as possible.  They have only raised rates when their taxes have been raised.  He feared that this tax increase may cause them to raise rates enough to have a ripple effect throughout the businesses in town.  Hahn said they used to have an expense line item to show that they donate all their late fees which amount to $3,000 to $4,000 a year to local community organizations.  He noted that previous Boards had acknowledged this and offered some relief.  He said this increase will cause them to stop doing that as well. 
Hahn asked for additional relief so they can continue serving the local businesses without increasing the rates and remain the community based business they strive to be.  He reiterated that this will have a ripple effect on their renters who are contractors, restaurants, etc.  Blackett said that there was an appeal and subsequent adjustment based on the income approach to value in 2003 and 2004.  He said this property was somehow missed during the 2005 re-appraisal period and that value was held over for an additional two years.  Blackett stated that the percentage increase as stated by Hahn is inflated because it’s based on an incorrect assessment from the previous year. Chairperson Channell said the methodology is sound so he is having difficulty finding justification for an adjustment.  Commissioner Swenson agreed and said that the new value divided by the square footage results in a lower value per square foot than what properties in the south end of the county were being valued at.  
Moved by Commissioner Swenson, seconded by Commissioner Starr to deny the appeal for CBOE #32.  Motion passed unanimously.

CBOE #38

Norma G. Fillingham Testamentary Trust

There was no petitioner present.  Appraiser Bob Blackett summarized the subject property which is in the Quartz Creek area between Parlin and Ohio City.  He said further analysis revealed that this property was classified as meadow tree and is actually sage-brush with much steeper terrain.  He recommended that the Board adjust the value to $660,010.  He said the comparable market sales presented aren’t very close to the subject property but are very comparable in other ways.

Moved by Commissioner Swenson, seconded by Commissioner Starr to accept the Assessor’s recommendation and adjust the value for CBOE #38 to $660,010.  Motion passed unanimously.
BREAK:  The meeting was recessed from 10:10 a.m. to 10:18 a.m. for a break.

CBOE #47

JT-3 Partners

The petitioner was not present.  Appraiser Bob Blackett summarized the subject property which is located in Outrun Condos.  He said the three comparable market sales (comps) used were also in Outrun Condos and were odd numbered units like the subject property, all of which do not have lofts.  He said the only adjustments made to those comps were for square footage differences.
Chairperson Channell said the petitioner’s arguments can’t really be considered, such as the percentage the value increased.  He said the petitioner’s comps didn’t account for the time adjustment.

Moved by Commissioner Swenson, seconded by Commissioner Starr to deny the appeal for CBOE #47.  Motion passed unanimously.

CBOE #51

Charles G. Reitinger, etal

The petitioner was present.  Chairperson Channell explained the petitioner’s rights.  Appraiser Bob Blackett summarized the subject property and the comparable market sales (comps) used.   The adjusted values of the comps ranged from $342,000 to $467,000.  Blackett said the value placed on the subject property of $410,650 fits well within that range.
Reitinger asked if the Stover house was one of the comps.  Blackett explained that it wasn’t on the comp sheet, but was included in the mass appraisals, as all sales were.  Reitinger said his argument is based on the Stover house, which he feels is very comparable to his home.  Blackett said the adjusted sale price on the Stover house would be $307,959 and described that home to the Board.  Reitinger said the Stover house sat on the market for a long time and sold for $297,000.  He discussed another sale in the area and stated that there wasn’t such a hot real estate market in their neighborhood.  Chairperson Channell asked if Blackett could verify the sale of the Stover house.  Blackett confirmed the sale and said he didn’t use it for a comp because there would have been a large adjustment for the difference in size.  He noted that one comp was in the exact same neighborhood on the same river and sold for $333,863.  Deputy Assessor Hildreth explained the adjustments needed to those sale prices and how the model for determining value is developed.  Reitinger said he didn’t understand the analysis, which he felt was partially hypothetical, and stated that the reality was the sale of the Stover house for $297,000 with a time adjustment to $307,959.  Chairperson Channell said that the Assessor’s office is dealing with several realities to establish a model, not just one sale but an array of sales.  
Reitinger said he didn’t understand why he should have to accept the other sales as comparables when there is a sale in his neighborhood that should be used.  Commissioner Swenson said there are two sales in his neighborhood on the comp sheet that could be discussed.  Commissioner Starr explained that the Assessor’s Office is required by state law to look at the entire sales array rather than any one sale in particular.  Commissioner Swenson said the subject property should be valued higher than the comps in the same neighborhood which weren’t located on the river.
Moved by Commissioner Swenson, seconded by Commissioner Starr to adjust the value for CBOE #51 to $390,000, based on removing comp #2 and averaging the petitioner’s comp (Stover house) in its place.  Motion passed unanimously.
CBOE #31

Michael T. Duffy Family Limited Partnership

There was no petitioner present.  Appraiser Bob Blackett summarized the subject property which is in Chalet Village.  He then summarized three comparable market sales (comps) which were also in Chalet Village.  The adjusted values of the comps ranged from $705,000 to $867,000.  Blackett said that range supports the value of $737,630 that they have placed on the subject property.
Chairperson Channell said the petitioner cited a real estate agent who had established a market value of $575,000 but did not provide a date.  Chairperson Channell said if that was a current market value estimate it could not be considered.
Moved by Commissioner Starr, seconded by Commissioner Swenson to deny the appeal for CBOE #31.  Motion passed unanimously.

CBOE #31
Cockrell Investment Partners LP

David Leinsdorf and Milton Graves were present.  Senior Appraiser/Analyst George Lickiss explained to the Board that the subject property is a reserve parcel which is essentially Home Owner Association property.  He recommended an adjustment to $0.  Chairperson Channell asked if the value of the common land goes to the individual parcels and Lickiss answered yes.  Deputy Assessor Hildreth said that is included in the market price they pay.  Commissioner Starr asked if it was clear to all the owners that they did have common use.  Lickiss stated that it was not found on the plat, but was clear in the covenants.  Hildreth confirmed that a deed was recorded to show the reserve parcel.  
Moved by Commissioner Starr, seconded by Commissioner Swenson to accept the Assessor’s recommendation and adjust the value for CBOE #31 to $0.  Motion passed unanimously.

CBOE #48

James Westerman, etal

Chairperson Channell contacted the petitioner by phone and explained the petitioner’s rights.  Deputy Assessor Hildreth said the Assessor’s valuation on the subject property is $24,500 and is based on two sales, one of which is the sale of the subject property.  The other sale had a per unit value of $28,000.
Westerman said when those lots sold for $28,000 each the Public Works Director had announced that the sewer extension would be coming and tap fees were passed.  He said he lived in the subdivision during that time and the lots had been selling for about $8,000.  Westerman said that when the sewer line announcement was made the lot values in that subdivision tripled.  He stated that since the county has since abandoned the sewer line project he can’t do anything with that property now.  He added that there has been a building moratorium on the property for approximately 14 years.  Westerman said the local realtors he’s contacted estimate that he could get about $8,000 on the open market for the property.  He said the value placed on the property continues to increase even though any rights to do something with the property have been completely removed.  He felt the land should be valued at the same rate as other land that can’t be built on.
Commissioner Starr asked how many lots are in a similar situation.  Westerman estimated six or seven.  Commissioner Starr expressed concern that the county thought the problem would be ameliorated and it just hasn’t worked out for several different reasons.  He said he has some sympathy towards the situation and Chairperson Channell agreed. 
Moved by Commissioner Starr, seconded by Commissioner Swenson to adjust the value for CBOE #48 to $15,000 because of the fact that public representations were made at the time that the sewer problem would be resolved so these lots could be developed and that has not worked out.  Motion passed unanimously.

Commissioner Swenson noted that some of the lots are large enough to have an ISDS placed on them.

Moved by Commissioner Starr, seconded by Commissioner Swenson to direct the Assessor’s Office to re-assess the vacant lots in North Valley Subdivision which are less than 1 acre in size to be comparable with the value placed on Lot 6 as stated in the motion above.  Motion passed unanimously.
The petitioner said his understanding was that in fact no ISDS or building permits were being issued by the Planning Department regardless of the lot size and requested that someone look into that on behalf of the owners with larger lots.
CBOE #50

Donald Pulley

Chairperson Channell contacted Mr. Pulley by phone and explained the petitioner’s rights.  Deputy Assessor Hildreth summarized the subject property and the comparable market sales (comps) used.  She recommended that the Board adjust the value to $524,500.  Pulley said he felt that was fair enough.  He thought the location adjustments might need another look because he had a much worse location than comp #3.  Hildreth said she noticed he didn’t appeal the value for Units A and B so she studied the plat to discover why.  She explained that value for Unit C was higher than the other two units due to the land size.  The plat showed easements for parking and access to the other two units.  The Assessor’s Office will be adjusting their records to reflect those easemens so the land is not assessed at the regular dollar per square foot in the future.
Moved by Commissioner Swenson, seconded by Commissioner Starr to accept the Assessor’s recommendation and adjust the value for CBOE #50 to $524,500.  Motion passed unanimously.
CBOE #16
Kenneth Edward Norris, etal

The petitioner was not present.  Deputy Assessor Hildreth said the subject property is one acre.  The comparable market sale (comp) provided is located West of the subject property.  She presented the Board with photographs of the subject property.  Hildreth explained that they currently have this property classified as a meadow/tree with good access and questioned if they should re-classify it as water influence, which would yield an even higher value, because Anthracite Creek runs along the southern portion of the property.   She said the petitioner wants to be compared to properties in Arrowhead and added that this property has not historically sold like Arrowhead Subdivision and does not currently either.  She said they are in very different locations in the county and said that parcels to the west of Norris which have the creek on their southern boundary have sold for amounts which would support that site concept.  Two of the photographs showed the creek.
Moved by Commissioner Swenson, seconded by Commissioner Starr to deny the appeal for CBOE #16.  Motion passed unanimously.

BREAK:  The meeting was recessed from 11:48 a.m. to 1:00 p.m. for a lunch break.  
CBOE #52

David L. Manning Revocable Trust, etal

Represented by David Leinsdorf

There was no petitioner or representative present.  Appraiser Mary Mast summarized the subject property which is located in the Heights at Crested Butte.  She then summarized the comparable market sales (comps) used.  The adjusted values of the comps ranged from $2,080,000 to $2,632,000.  The subject property was valued at $2,195,530.
Chairperson Channell said the petitioner requested a value of $1,500,000 to be placed on the property but submitted no supporting evidence.

Moved by Commissioner Starr, seconded by Commissioner Swenson to deny the appeal for CBOE #52.  Motion passed unanimously.
CBOE #43

Barbara L. Evangelisti

There was no petitioner present.  Appraiser Mary Mast said the subject property is a mining claim classified as vacant/rock/ no vehicular access. She said the petitioner claims there is no access but they do show 4x4 access.  Mast reviewed the five comparable market sales (comps) used and noted that the subject property was valued at $12,380.

Chairperson Channell said the petitioner felt that the topographic aspects of the property made it “useless” and had submitted a letter from Arthur Mears supporting that contention.  Chairperson Channell asked if the comps had similar topography.  Mast answered that comp. #1 and comp #3 have the same land code as the subject, so both are vacant/no vehicular access/rock.  She said that comp #2, comp #4 and comp #5 are all vacant/no vehicular/tree.  Chairperson Channell asked for clarification on the meaning of rock and Senior Appraiser George Lickiss with the Gunnison County Assessor’s office said there is no vegetation.
Moved by Commissioner Starr, seconded by Commissioner Swenson to deny the appeal for CBOE #43.  Motion passed unanimously.
CBOE #53
James H. Rose (Currently owned by Neill Taylor)

Chairperson Channell contacted Mr. Taylor by phone and explained the petitioner’s rights.  Appraiser Mary Mast summarized the subject property which is in Somerset.  Taylor confirmed that his concern was the Assessor’s completion percentage was at 25% and he was worried about what the value would then be when it was 100%.  

Mast said the value would be $365,490 when the project was 100% complete.  She said it was 25% complete when the appraisers were out there last fall and the appraisers will be taking another look this year.  Mast then read the qualifications they use to determine 10% complete, 50% complete, 75% complete and 100% complete and said they are required to use a January 1st assessment date.  Chairperson Channell explained that the new value is not a 1 to 1 extrapolation because the land value isn’t increased.  Taylor said the figure of $365,490 sounds accurate.
Moved by Commissioner Starr, seconded by Commissioner Swenson to deny the appeal for CBOE #53.  Motion passed unanimously.
CBOE #41

Cebolla Hot Springs, LLC

Petitioners Dan and Candy Carson were present.  Chairperson Channell explained the petitioner’s rights.  Appraiser Don Rundell presented the Board with the Covenants for Cebolla Hot Springs Ranch.  He said the petitioners have asked to be re-classified as agricultural use, but their covenants prohibit that type of use.  He showed the wording to the petitioners and they agreed.  Candy Carson asked if amending the covenants would make a difference.  She noted that the provision was intended for when building started and added that no owners are planning on building in the foreseeable future.  Rundell said there has to be ag use for two years before the land can be re-classified as ag.  Lickiss said the common ground is classified as agricultural use, but has a $0 value.  There was further discussion as to whether the lots have been continually grazed.  Commissioner Starr explained that state law requires the two years of ag use prior to re-classification in order to keep people from taking land in and out of ag use.  Chairperson Channell advised the petitioners to keep records of the ag use if they intend to amend their covenants.  Dan Carson asked about the common ground.  Chairperson Channell said it has a $0 value because the value is absorbed into the lot prices.  Lickiss said that may change because if the entire ranch is changed to ag then the total acreage has to be valued and the common ground value is then divided and applied to each lot.  Assessor McFarland told the petitioners that more information regarding ag use can be found on their web-page.
Moved by Commission Starr, seconded by Commissioner Swenson to deny the appeal for CBOE #41.  Motion passed unanimously.

CBOE #42

Daniel J. Carsen, etal

Moved by Commissioner Starr, seconded by Commissioner Swenson to deny the appeal for CBOE #42 based on the discussion for CBOE #41 found above.  Motion passed unanimously.
CBOE #46

David A. Hager, etal
The petitioner was not present.  Appraiser Don Rundell with the Gunnison County Assessor’s Office summarized the subject property and said that further discussion with the petitioner revealed that the architectural style was wrong in the Assessor’s records.  He changed the architectural style which yielded a value of $433,660.  He and the petitioner reached a stipulation agreement.

Moved by Commissioner Swenson, seconded by Commissioner Starr to accept the stipulation agreement for CBOE #46 for the adjusted amount of $433,660.  Motion passed unanimously.
BREAK:  The meeting was recessed from 1:53 to 2:30 p.m.

The next hearing was for CBOE #78 - #87 and CBOE #154- #159.
John Howell Minerals, LLC

Chairperson Channell contacted the petitioner by phone and explained the petitioner’s rights.  Deputy Assessor Vicki Hildreth thanked Mr. Howell for the topography and access information he had supplied.  She also noted that the sales of the subject parcels were not considered in the market analysis because they occurred past the June 30, 2006 cutoff date for the appeal period.  Hildreth noted that the petitioner was provided with the array of five no vehicular access sales used and the array of fifteen seasonal access sales used.  She also noted that documentation was sent for the Quartz Creek properties, which tend to sell differently and are sold at unit values.  Hildreth listed her recommendations for each CBOE petition.
CBOE # 78 is classified as no vehicular access. There was no adjustment recommended.

CBOE #79 is classified as seasonal access and confirmation was made that it should be no vehicular access.  Hildreth recommended the Board change the value to $6,530.

CBOE #80 is classified as seasonal access and should be no vehicular access.  She recommended the Board adjust the value to $9,300 for the ¾ interest.  She requested that the other ¼ interest be adjusted as well.

CBOE #81 is classified as no vehicular access and based on the array of sales Hildreth recommended no adjustment for that value.

CBOE #82 is classified as no vehicular access and no adjustment was recommended.

CBOE #83 is classified as seasonal access.  The petitioner says it has no vehicular access but the Assessor’s records indicate that there is access.  Hildreth said she would like to discuss this further when she was done with her recommendations.
CBOE #84 is classified as seasonal access.  There was no adjustment recommended.

CBOE #85 is classified as no vehicular access.  There was no adjustment recommended.

CBOE #86 is classified as no vehicular access.  There was no adjustment recommended.

CBOE #87 is classified as no vehicular access.  There was no adjustment recommended.
CBOE #154 is classified as no vehicular access.  There was no adjustment recommended.
CBOE #155 is classified as no vehicular access.  There was no adjustment recommended.
CBOE #156 is classified as no vehicular access.  There was no adjustment recommended.  
CBOE #157 is classified as seasonal access.  There was no adjustment recommended.  Hildreth said the petitioner does state that these claims have access.
CBOE #158 is part of the Quartz Creek properties.  Three of the claims do not have access, but the fourth one, the Big Wonder, does have access.  Hildreth recommended that these claims be considered like the no vehicular access claims.  She recommended adjustment to the three without access while leaving the fourth one unadjusted.  She recommended a total adjusted value of $42,900.
CBOE #159 is part of the Quartz Creek properties.  There was no adjustment recommended.  Hildreth noted an additional account which Howell said he did not receive a Notice of Determination (NOD) for.  She provided the Board with that account information and noted that it did not have a CBOE number.
Howell thanked Hildreth for her recommendation to adjust CBOE #158.  He noted that those claims are on a very steep cliff.  He said the Big Wonder does have seasonal access and is the one he wants to put a cabin on.  Howell said he was agreeable to the recommended adjustment for CBOE #79.  He expressed some confusion regarding the way Colorado values property and asked for clarification on the assessment period.  He said if the Assessor’s Office values property at more than the purchase price and the general trend is that things are increasing in value during the appraisal period, then things appear to be out of whack from his perspective.  Hildreth confirmed that some of his sales would be included in the next re-appraisal cycle.  She noted that some of his sales still would not be considered because they include claims with mixed access and undivided partial interests.  She explained that when they are analyzing all the sales, they can’t just take the sales price divided by acreage for the sales which have mixed access or undivided partial interest on one deed.  She explained that the full bundle of rights isn’t purchased with partial interest.  Hildreth added that historically, sales do indicate that no vehicular claims sell for less than seasonal access claims.
Hildreth noted that the prices Howell paid for many of the claims were very close to, or equal to the Assessor’s 2005/2006 value on the claims.  Those values would have been based on sales up through June 30, 2004.  Howell agreed and said those values were what he used to negotiate the purchases.  He discussed one purchase and said he would like to see the value adjusted closer to what he paid for it.  Hildreth pointed out that CBOE #159 falls below the median from the array of sales.  She stated that the prices he paid compare to the low end of the sales array.  Hildreth said the New Dollar was one of the claims which the petitioner paid the larger price for.  Howell explained the access issues for some of the claims.  He said the Fairview has a build-able site but isn’t part of the subdivision, so the deeded road through the subdivision doesn’t apply to it.  Hildreth said the Terrible Mountain wagon road appears to go through the Alma and Snowflake, which is why they are classified as claims which have access.  Howell said they don’t have deeded access but there is a road.  Hildreth said there are several instances throughout the county where properties are classified as having access whether it’s deeded access or not. 
Hildreth then asked if the group on account #9059 (which he didn’t receive the NOD for) would then have a steepness issue rather than an access issue.  Howell said those aren’t suitable for cabins.  Hildreth said there will be some adjustment for the minerals on that account.  She asked about CBOE #83, which appears to have very few trees, but does appear to have a road and is therefore classified as seasonal access.  Howell said there was one group which did sell in the time frame but couldn’t be considered.  Hildreth said it was because of the mixture of attributes on the same deed as she discussed earlier.  Howell said he understood that, but said it did support his purchase price and thought the value should be lowered to that price.

Moved by Commissioner Starr, seconded by Commissioner Swenson to deny the appeal for CBOE #78.  Motion passed unanimously.

Moved by Commissioner Swenson, seconded by Commissioner Starr to adjust the value for CBOE #79 to $6,530 based on no vehicular access.  Motion passed unanimously.

Moved by Commissioner Starr, seconded by Commissioner Swenson to adjust the value for CBOE #80 to $9,300 based on no vehicular access.  Motion passed unanimously.

Moved by Commissioner Starr, seconded by Commissioner Swenson to deny the appeal for CBOE #81.  Motion passed unanimously.

Moved by Commissioner Swenson, seconded by Commissioner Starr to deny the appeal for CBOE #82.  Motion passed unanimously.

Moved by Commissioner Starr, seconded by Commissioner Swenson to deny the appeal for CBOE #83.  Motion passed unanimously.

Moved by Commissioner Swenson seconded by Commissioner Starr to deny the appeal for CBOE #84.  Motion passed unanimously.

Moved by Commissioner Starr, seconded by Commissioner Swenson to deny the appeal for CBOE #85.  Motion passed unanimously.

Moved by Commissioner Swenson, seconded by Commissioner Starr to deny the appeal for CBOE #86.  Motion passed unanimously.

Moved by Commissioner Swenson, seconded by Commissioner Starr to deny the appeal for CBOE #87.  Motion passed unanimously.

Moved by Commissioner Starr, seconded by Commissioner Swenson to deny the appeal for CBOE #154.  Motion passed unanimously.
Moved by Commissioner Swenson, seconded by Commissioner Starr to deny the appeal for CBOE #155.  Motion passed unanimously.
Moved by Commissioner Starr, seconded by Commissioner Swenson to deny the appeal for CBOE #156.  Motion passed unanimously.

Moved by Commissioner Swenson, seconded by Commissioner Starr to deny the appeal for CBOE #157.  Motion passed unanimously.
Moved by Commissioner Swenson, seconded by Commissioner Starr to adjust the value for CBOE #158 to $42,900.  Motion passed unanimously.

Moved by Commissioner Starr, seconded by Commissioner Swenson to deny the appeal for CBOE #159.  Motion passed unanimously.

Deputy Assessor Hildreth recommended adjusting the one that Mr. Howell didn’t receive the NOD on as well.

Moved by Chairperson Channell, seconded by Commission Starr to adjust the value for schedule #R009059 to $63,150 based on the Assessor’s recommendation.  Motion passed unanimously.
CBOE #68
John H. Davis

c/o Boulder Pacific, Inc.

Chairperson Channell contacted the Petitioner by phone and explained the petitioner’s rights.  Appraiser Mast summarized the subject property and the comparable market sales (comps) used.  The adjusted values of the comps ranged from $714,000 to $754,000.  The subject property is valued at $737,670.
Mr. Davis said his comp, which is in the same complex, was the most recent because it just closed last month.  Chairperson Channell asked if the petitioner was aware of the time frame the Assessor’s Office is required to use according to State Law.  Davis said the comps they are using are in a different complex and from a previous year.  He said he understood that the assessments have to be done in a certain time period but if the Board was unable to use the comp he submitted then he would have to take another path because the value given is not what the current market value is.  Chairperson Channell said they can’t consider any sales past June 30, 2006 and that sales past that date would show up in the next assessment cycle.  Commissioner Swenson explained that they also are required to bring the sale prices forward to the June 30th date, which was the peak increase in sales.  Commissioner Starr asked why the assigned value came in higher than the comps.  Mast said that was the value after applying the modifiers and multipliers.  She suggested that the value could be adjusted to $745,000.  
Moved by Commissioner Swenson, seconded by Commissioner Starr to adjust the value for CBOE #65 to $737,670, which is based on the average of the three comps.  Motion passed unanimously.

CBOE #65

William W. Wayson Revocable Trust

c/o Michael Grosse

Michael Grosse was present.  Chairperson Channell explained the petitioner’s rights and gave Mr. Grosse a copy of the Notice of Rights.  Appraiser Don Rundell summarized the subject property which is located in Dos Rios Subdivision and valued at $483,070.  He then summarized the comparable market sales (comps) used and valued at $479,000, $502,000 and $510,000.  He confirmed that the land adjustments to the comps were because the subject property was on the river and the comps were not.  Senior Appraiser/Analyst George Lickiss said the sale prices in that area increased 1.23% per month during the assessment period.
Mr. Grosse stated that he purchased the property last year from Mr. Wayson for $375,000.  He submitted a summary of his sale price as well as those of two homes very close to his.  The first sale sold for $300,000 and is larger than the subject property.  The second sold for $305,000 and is smaller, but newer than the subject property.  Grosse said the ethical part of this process disturbed him.  He requested that the Assessor’s Office used the two neighbor’s houses for comps since they are also on the water.  He said they are on the water but disputed being on the river and added that there are irrigation ditches with more water going through them.  He said the Assessor’s Office told him they couldn’t use the second sale because they had the name but not the sale price.  He said his home was built around a 40 year old cabin.  Grosse then discussed the damage done to his property by the installation of the sewer and water line.  He said that he still does not have his public water, but the other homes do.  He said he was told that part of his assessment was due to someone paying $338,000 for a river front lot.  Grosse asked why the rest of the neighborhood should be punished when someone pays too much for a property.  He said that lot sold for more than the comps he submitted, which have homes on them.  He asked for a fairer value.
Commissioner Swenson asked when the sales Grosse was referring to occurred.  Lickiss said the second one occurred in May of 2006.  Lickiss pointed out that the Assessor’s second comp was the first sale referred to by the petitioner.  Grosse stated that it had an incorrect selling price and Commissioner Swenson explained that it was time adjusted to the June 30th, 2006 date.  Grosse stated again that they are being punished because someone paid a ridiculous amount for that lot.  Chairperson Channell said it’s not punishment; it’s about following the law and including all sales in the array.  He said that multiple sales show that riverfront property has higher values, not just that one sale.  Chairperson Channell then stated that the law doesn’t distinguish between rivers, little rivers, etc with the water influence designation.  Grosse said he doesn’t think the water influence is worth $170,000.  He asked why his appraisal price of $375,000 from last year couldn’t be used, with the 1.23% per month increase being applied to arrive at a value.  Chairperson Channell said they could use a time adjusted sale for Grosse’s second sale, but they wouldn’t have the adjustments for size, condition, construction quality, etc.
Moved by Commissioner Starr, seconded by Commissioner Swenson to adjust the value for CBOE #65 to $407,300 based on the sale of the subject property with the time adjustment to the June 30th 2006 date.  Motion passed unanimously.
CBOE #67
Lissa M. Cox

There was no petitioner present.  Appraiser Don Rundell summarized the subject property which is valued at $598,250.  He summarized the comparable market sales (comps) used which had adjusted values of $686,000, $619,000 and $607,000.  He noted that the value was adjusted once during the Assessor’s appeal period.

Chairperson Channell said the petitioner requested a value of $435,050 and sited the sale of a house which was twice as large as hers.  He said she didn’t submit any information regarding that sale, such as the date, so it could not be considered by the Board.

Moved by Commissioner Swenson, seconded by Commissioner Starr to deny the appeal for CBOE #67.  Motion passed unanimously.
CBOE #72
Russell A. Gerdin Revocable Trust

Russell A. Gerdin as Trustee

Represented by Thomas Hill

Chairperson Channell contacted Tom Hill and Mike Gerdin, who is Russell’s son.  Chairperson Channell explained the petitioner’s rights.  Appraiser Don Rundell summarized the main home of the subject property, which is a log home with a market value of $1,833,730.  He then summarized the comparable market sales (comps) used, which have adjusted values of $1,491,000, $1,609,000 and $1,524,000.  Rundell next summarized the care taker’s house on the subject property, which is valued at $235,470 and the comps, which had values of $288,000, $292,000 and $281,000.   He said there was a shop which is considered an agricultural outbuilding and is valued at $76,600.  Rundell recommended that the Board adjust the value of the main house to $1,609,000 and suggested no adjustment for the caretaker’s house or the shop.
The petitioners stated that their land was in the middle of no where.  They stated that the property was near Cimarron and they didn’t feel the prices increased as drastically in that part of the county as they did in Crested Butte or Gunnison.  They also stated that the assessment increased 22% during the 2005 assessment and another 28% this time.  Rundell said the comps are located on the Cimarron, Wilderness Streams and over McClure in the Chair Mountain Ranch area.  Chairperson Channell explained to the petitioners that the three comps are not at all influenced by the ski area.  He said the Board understands their angst about the percentage increase and explained that the increase or decrease in values is market driven and is not driven by any percentage factor.
Moved by Commissioner Swenson, seconded by Commissioner Starr to adjust the value for CBOE #72 to $1,934,670 based on the Assessor’s recommendation.  Motion passed unanimously.
CBOE #137

Neal R. Starkebaum, etal

The petitioner was present.  Chairperson Channell explained the petitioner’s rights.  Appraiser Rundell summarized the subject property, which had a value of $363,040.  He then summarized the comps which had values of $377,000, $415,000 and $391,000.  
Starkebaum said his house was built in 1967 and had only a two car garage.  Chairperson Channell explained that the Assessor’s Office works with effective ages in order to account for updates, and that they classify garages as to the number of units, rather than cars.  The petitioner’s square footage for the garage would make it a three unit garage.  Starkebaum submitted an appraisal dated March 30, 2004, only two months prior to the beginning of the assessment period.  He said the market value at that time was $285,000.  He discussed a deed restriction on the property which impacts the property in regards to land which could be developed.  The property cannot be subdivided nor sold into separate parcels.  Starkebaum also provided an aerial photograph of the property and denoted the area which was 30% slope and can not built on.  It also showed how the shared driveway bisects the lower half of the parcel, which he said also reduces the value of the parcel.  He requested that the land portion be adjusted to $70,000 which he felt was more consistent with the other properties of similar acreage.  Starkebaum next addressed the 90% increase of the value placed on his improvements, compared to the increases of the values for the three comps used in his appraisal and said the difference in the percentages was striking.  He requested that the value of the improvements be adjusted downward to $215,000.
Commissioner Swenson asked if Starkebaum was aware that the Assessor’s Office had to move the values forward to the June 30th, 2006 target appraisal date.  Starkebaum stated his understanding.  Commissioner Swenson said that during that time period the increase was 1.23% per month.  She said the sales Starkebaum is referring to would have occurred 27 months before that date and would need adjusted.  Assessor McFarland stated that those sales were used in the last appraisal cycle.  Commissioner Swenson said that taking the appraised value of the subject property of $285,000 and applying the time adjustment would result in a $95,000 increase which is about where it’s at.  Starkebaum said there are properties in the Assessor’s database which are over 10 acres in size that are being valued at $70,000.  Senior Appraiser/Analyst George Lickiss sited case law which states that for each level of review of the property tax evaluation, each property owner may seek review of only the total valuation of the property and not the component parts.  Lickiss said the Board has to look at the total valuation.  Starkebaum asked how a party can be looking at justification for a reduction in land value and not look at those component parts.  Lickiss said that the values aren’t broken down on the fee appraisals either.  Starkebaum said his assertion could still be applied to the entire property.  Commissioner Swenson noted that Starkebaum is essentially claiming his value did not increase since 2004 by asking for the 2004 fee appraisal value.  Starkebaum said he wasn’t that cognizant of the need to adjust the value to June 30, 2006 when he asked for that value.  He still thought there should be a reduction of at least $23,000 based on the other properties.  Commissioner Starr said he does share a concern about the restrictions on the property.  Rundell said the comparables are strictly sage-brush properties.
Moved by Commissioner Starr, seconded by Chairperson Channell to adjust the value for CBOE #137 to $333,040 based on the restraints placed on the property.  Lickiss stated that the fee appraisal submitted by the petitioner did account for those deed restrictions and comes to $375,000 with the time adjustment.  He said that supports the Assessor’s value.  Commissioner Swenson agreed that the appraiser would take the deed restriction as well as the 30% slope when doing the appraisal.  Motion did not pass.
Moved by Commissioner Swenson, seconded by Commissioner Starr to deny the appeal for CBOE #137.  Motion passed unanimously.

CBOE #77, #76, #74, #75, #73:  The representatives for these petitions, Marvin F. Poer & Co. requested that the Board issue administrative denials to all these petitions.  This request was submitted in a letter dated July 23, 2007 and signed by Joseph. D. Monzon.
CBOE #77

Earl Schuyler, etal

Represented by Marvin F. Poer & Company

Moved by Commissioner Starr, seconded by Commissioner Swenson, to deny the appeal for CBOE #77 at the request of the representative.  Motion passed unanimously.

CBOE #76

Jeffrey Hermanson

Represented by Marvin F. Poer & Company

Moved by Commissioner Starr, seconded by Commissioner Swenson, to deny the appeal for CBOE #76 at the request of the representative.  Motion passed unanimously.

CBOE #74

Marjorie L. Rosenfield

Represented by Marvin F. Poer & Company

Moved by Commissioner Starr, seconded by Commissioner Swenson, to deny the appeal for CBOE #74 at the request of the representative.  Motion passed unanimously.

CBOE #75

Marjorie L. Rosenfield

Represented by Marvin F. Poer & Company

Moved by Commissioner Starr, seconded by Commissioner Swenson, to deny the appeal for CBOE #75 at the request of the representative.  Motion passed unanimously.

CBOE #73

Richard S. Melnick

Represented by Marvin F. Poer & Company

Moved by Commissioner Starr, seconded by Commissioner Swenson, to deny the appeal for CBOE #73 at the request of the representative.  Motion passed unanimously.

BREAK: The meeting was recessed from 4:54 to 5:06 p.m. for a break.
CBOE #69
Kenneth A. Deming

The petitioner was present.  Chairperson Channell explained the petitioner’s rights and gave him a copy of the Notice of Determination.  Appraiser Mast summarized the subject property and the comparable market sales (comps) used.  She said the adjusted values of the comps ranged from $218,000 to $232,000 and the subject is being valued at $220,120.  She stated the addresses of the comps to the petitioner.

Mr. Deming questioned the age of comp #1 and Commissioner Swenson explained that it’s an effective age because of updates.  Deming stated that comp #1 was in much better condition than his and Commissioner Swenson noted the $20,000 adjustment made for that difference.  Mast read the ratings for poor and fair condition.  She said she didn’t feel the subject property was close to abandonment which is why it wasn’t considered poor.  Deming stated that he was probably between the two ratings.  He said he would estimate costs nearing $80,000 to get the home where it should be.  Commissioner Starr asked if the basement had to be counted.  Mast stated that an inspection revealed it was unfinished, so a $7,000 downward adjustment was made at the Assessor’s appeal level and that was corrected in the record.  Chairperson Channell asked what the difference in value would be if the condition would be changed to poor.  He noted that even though the overall condition may be fair, there are some parts which would qualify under the poor definition.
Moved by Commissioner Starr, seconded by Commissioner Swenson to adjust the value for CBOE #69 to $202,330 based on the poor condition of the home.  Motion passed unanimously.
ADJOURN:  Chairperson Channell adjourned the July 23, 2007 meeting of the Board of Equalization adjourned at 5:15 p.m.
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