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TITLE:
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Abatement Hearings:
• R0424150 - Lot 46, Tree Haus F1 - DOLPH C. SIMONS, JR. TRUST (Agent: John Vanderbloemen)
• R3247787 - Lot 36, Tree Haus F1 - ROBERT W. & NANCY P. EHLE (JT)
• R8170301 - Lot 3 Elkins Meadow at Little Fish Creek, Lot 3 Amended Building Envelope, 2AC - CHARLES
WAYNE REUBEN JR., & CAROLYN MACHAEL REUBEN (JT)
• R8173631 - Unit R-307 OSP Condominium and Apres Ski Way - JLF INVESTMENTS, LLC
• R8165347 - Outlot 2, Longview Highlands Subdivision - LONGVIEW VILLAGE, INC - (Agent: Mark
Freirich)
• R7714550 - E 12 1/2 ft lot 10 & W 37 1/2 ft Lot 11 Block 14 Original Town of Steamboat Springs - HCB
PARTNERS, LLC

CHECK ONE THAT APPLIES TO YOUR
ITEM:
X ACTION ITEM
 DIRECTION
 INFORMATION
I. DESCRIBE THE REQUEST OR ISSUE:
Abatement Hearing
II. RECOMMENDED ACTION (motion):
Hear discussion from petitioner and assessor regarding abatement or refund of taxes.
III. DESCRIBE FISCAL IMPACTS (VARIATION TO BUDGET):
PROPOSED REVENUE (if applicable):
CURRENT BUDGETED AMOUNT: $0.00
PROPOSED EXPENDITURE:
FUNDING SOURCE:
SUPPLEMENTAL BUDGET NEEDED: YES NO
NO
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V.

BACKGROUND INFORMATION:

Please review the submitted reports from Office of the Assessor and submission from
petitioner.

VI.

LEGAL ISSUES:

VII.

CONFLICTS OR ENVIRONMENTAL ISSUES:

VIII.

IX.

SUMMARY AND OTHER OPTIONS:

LIST OF ATTACHMENTS: Supplemental Budget Request
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BCC Hearing – Appraiser Recommendation

2020
Routt County - Board of County Commissioners (BCC) Hearing
Abatement Response
Petitioner:

LONGVIEW VILLAGE, LLC

Account #:

R8165347

Parcel #:

213701002

Tax Years Petitioned: 2018 & 2019
Legal Description:
OUTLOT 2, LONGVIEW HIGHLANDS SUBDIVISION
______________________________________________________________________________
Appeal History: Neither the property value nor the classification was appealed during the May
2018 and 2019 protest periods.
Subject Description: The subject property is a vacant development parcel situated in the
Longview Highlands Subdivision. The development is centrally located and approximately 0.68
miles southeast of the Downtown CBD, 0.42 miles northwest of the Central Park economic area
and approximately 1.33 miles northwest of the ski base.
Outlot 2 measures 9.4 acres and is irregular in shape and level to sloping in topography. The
eastern portion of the parcel which is relatively level is situated at approximately 6,860 ft in
elevation and descends to its lowest point of 6,770 ft at the southwest corner. This calculates to
an approximate grade of 17% (Figure 1).
Outlot 2 is bound by 1120 S. Lincoln Avenue Condominiums and High Point Drive on the west;
High Point Drive on the north and High Point Drive and Hilltop Resort on the east and south.
The subject 9.4 acre parcel was platted on March 9, 2000 (Reception # 524505, Figure 6). Since
the January 1, 2018 & 2019 assessment dates, the current owner has applied to the City of
Steamboat Springs Planning Department for the approval of a preliminary development plat
subdividing Outlot 2 into three individual parcels (Project #: PP-19-03)
The proposed northernmost lot (Open Space Lot 1) will be an unbuildable 0.40 acre parcel. The
proposed southernmost lot (Open Space Lot 2) will be an unbuildable 1.01 acre parcel and
proposed Lot 1, will be a buildable 7.98 acre parcel. However, proposed Lot 1 will likely be
further restricted by a landscape mitigation area and utility easements rendering a net building
envelope of approximately 5.34 acres (Figure 7).
The subject lot is zoned MF-1: Multiple-Family – One. According to the Development Code,
the purpose of this district is
“The Multiple-Family zone districts are intended to provide areas for multiple-family residential
uses and development, including townhomes, condominiums, apartments, and other attached
residential forms, as well as limited nonresidential uses that are complementary to and
compatible with a multiple-family residential neighborhood.”
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In addition to the aforementioned zoning allowances, the subject property is subject to the
Skyline Overlay which may restrict some of the subject parcel’s development potential.
Figure 1
Subject Aerial:
(2’ Contour Lines Denoted in White)
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Pros and Cons relating to the Subject’s Development Potential:
Pros:
•

A large gross acreage of 9.4 acres with an approximate 5.34 acre building
envelope. The envelope includes some level area offering lower development
costs

•

MF-1 zoning district affording higher density building allowances

•

Public utilities are located within typical or customary distances of property

•

Elevated views from the 5.34 building envelope

•

Centrally located in Steamboat Springs and within close proximity to the Lincoln
Avenue, Longview Circle and Hilltop Parkway linkages which afford the property
reasonable or typical ingress/egress to the Downtown CBD, Central Park and the
Ski Base

•

A portion of the building envelope is sloping and will require augmented
excavation/development costs

•

Without a variance, the Skyline Overlay may reduce the building density of the
development

•

The City Planning Department is requiring the developer to reconstruct High
Point Drive into a new thirty-two foot asphalt roadway with a detached sidewalk
and other related improvements. The engineer estimates the costs to be between
$900,000 and $1,000,000. The owner does not own High Point Drive

•

The Colorado Department of Transportation has denied an appeal for the nonextension of the left turn lane on Lincoln Avenue. The engineer estimates the
cost to extend the 12’ lane an additional 245 lf to be approximately $300,000

•

In March 2020, the City Planning Department required the developer to extend
High Point Drive to Longview Circle. The engineer estimates the costs to be an
additional $300,000

Cons:

Summary Comments Addressing the Petitioner’s Request: The petitioner is requesting the
2017RA value be lowered from $1,007,860 to $500,000 for Tax Year 2018 and to lower the
2019RA value from $2,125,340 to $500,000 for Tax Year 2019. In general, the petitioner’s
representative argues the cons as outlined above.
However, the Assessor’s position is the above outlined costs have already been taken into
consideration and adjusted within the market approach. Therefore, any substantial reduction in
value is not warranted.
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Appraisal Analysis: All three approaches to value have been considered in this abatement
review.
The Cost Approach to Value is most reliable in the valuation of improved properties. Because
the subject property is a vacant piece of development land, the Cost Approach is not deemed
meaningful and therefore is not employed in this appraisal analysis.
Similarly, because the Income Approach to Value is most meaningful and indicative of value
for improved commercial properties and/or vacant land that is situated in a market where lease
arrangements are typical and where income data for like properties can be derived. However, the
subject property is a vacant development parcel and is not located in a market where similar land
with similar utility is typically leased. Therefore, the Income Approach to Value is not
calculated.
On the other hand, because there were several similar development land sales occurring in both
the 2017RA and 2019RA data collection periods, the Market Approach to Value is considered
meaningful and reliable. Therefore, the Market Approach is performed in this appraisal
analysis.
Market Approach:
A total of twenty-four (24) VALID Steamboat vacant commercial sales occurred during the
2017RA data collection period. The subject is located just south of the Downtown area. Four
similar vacant development land sales occurred in the Mountain and South Lincoln Corridor
areas. Of the four sales, Comps 2 and 4 are deemed the most similar vacant development parcel
sales occurring in the 2017RA data collection period (See Figure 2).
A total of thirty-five (35) VALID Steamboat vacant commercial sales occurred during the
2019RA data collection period. Six similar vacant development land sales occurred in the
Downtown, Mountain and Hilltop areas. Of the six sales, Comps. 1 and 3 are deemed the most
similar vacant development parcel sales occurring in the 2019RA data collection period (See
Figure 2).
A qualitative market grid follows on the next page.
Once transactional considerations and adjustments are completed, any differences between the
subject and each comparable is measured and additional adjustments may be made. With land
sales, differences in Location, Topography/Shape, Flood Land Issues, Development Costs and
Zoning Allowances are considered.
On occasion, comparisons of the vacant land sales can be made to isolate and quantify specific
differences that affect sales price. However, the degree of complexity and number of unique key
factors impacting both the subject and the comparables can make paired sale analysis and
quantitative adjustments difficult or impossible to extract. Therefore, qualitative adjustments
may be made.
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Qualitative adjustments allow the appraiser to identify a range and direction in value for
attributes that differ from the subject property. When an attribute is the same or offsetting to the
subject, an equal (=) sign is used. When a comparable’s attribute is superior to the subject, a
negative (-) sign is used. Similarly, when the attribute is inferior to the subject, a positive (+)
sign is used.
When differences are even greater, multiple signs are used. The following grid reflects estimated
qualitative adjustments that are deemed necessary.
Figure 2
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Qualitative Market Grid

None

Substantial (=)
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MF-1
Sky

$350,000

$1,890,000

Reconciled at an Effective Area of 5.4 Acres

Unit of Comparison: This qualitative analysis is based on a per-unit calculation of effective
acreage, i.e., site utility. Generally in this market, the larger the site area, the lower the $/ac
(economy of scale).
Land Sale #1 is located 0.14 miles north of the subject property. The sale abuts Hilltop
Parkway. Much like the subject property, the sale is irregular in shape and has sloping grade
issues. Additionally, the lot was adversely affected with drainage issues which rendered
challenges in the size of the building envelope and hence allowable building densities. The lot is
zoned CC – Community Commercial however has been developed into a residential
condominium project with higher densities. This sale measures 3.38 acres of gross area. Due to
its shape, grade and drainage challenges, the parcel is considered to have a net buildable area of
approximately 2.5 acres. Based on its net area, the adjusted sale price of $625,000 is
$250,000/ac. At an effective area of 2.5 acres in contrast to the Subject’s effective area of 5.4
acres, Land Sale #1 is adjusted downward accordingly. No adjustments are warranted for
Location, Grade/Shape, Flooding or its substantial development costs as these
attributes/liabilities are deemed to be similar or offsetting to the subject property. A downward
adjustment is made for the sale’s slightly superior zoning designation. With three net downward
adjustments, Land Sale #1 indicates an adjusted sales price of approximately $200,000/ac.
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Land Sale #2 is contiguous to the Subject Property on its southern boundary. The sale abuts
Angler’s Drive. Much like the Subject and Land Sale #1, the sale is irregular in shape and has
sloping grade issues. The lot is zoned CC – Community Commercial which has slightly higher
development allowances. This sale measures 10.09 acres of gross area. Due to its shape and
topography challenges, the parcel is estimated to have a net buildable area of approximately 3.5
acres. Based on its net area, the adjusted sale price of $1,425,000 is $407,000/ac. At an
effective area of 3.5 acres in contrast to the Subject’s effective area of 5.4 acres, Land Sale #2 is
adjusted downward accordingly. No adjustments are warranted for Location, Grade/Shape and
Flooding. However, in contrast to the Subject’s substantial development costs, the sale has
relatively lower costs and downward adjustments are warranted. A downward adjustment is
made for the sale’s slightly superior zoning designation. With four net downward adjustments,
Land Sale #2 indicates an adjusted sale price of approximately $300,000/ac.
Land Sale #3 is located approximately 1.3 miles southeast of the Subject. The sale abuts Walton
Creek Road and Owl Hoot Trail. Sale #3 has a gross area of 5.95 acres, but due to flood zone
issues at its southern boundary it is estimated to have a net area of 5.0 acres. Therefore, no size
adjustment is warranted. This sale is located at the Mountain area which is a slightly superior
location. A downward adjustment is made accordingly. Land Sale #3 is rectangular in shape
and is generally level with no topography challenges. Therefore, in contrast to the Subject it is
considered superior. Normally a downward adjustment would be applied, however this
difference is already realized in the calculation of the effective area. In contrast to the Subject’s
substantial development costs, this sale had relatively lower costs and downward adjustments are
warranted. This lot had slight Flood Zone issues, but not significant enough to warrant an
adjustment. Land Sale #3 is zoned MF-3 – Multi-Family Three which has slightly higher
development allowances. Therefore, a downward adjustment is made for this difference. Based
on its net area, the adjusted sale price of $3,250,000 is $650,000/ac. With four net downward
adjustments, Land Sale #3 indicates an adjusted sale price of approximately $450,000/ac.
Land Sale #4 is located along S. Lincoln Avenue approximately 1.39 miles southeast of the
Subject. Sale #4 has a gross area of 4.0 acres, but due to wetland, flood zone, trail easements and
its shape it is estimated to have a net area of only 1.7 acres. At an effective area of 1.7 acres, a
downward per-unit size adjustment is warranted. This sale is located on the S. Lincoln corridor
which is considered slightly superior (visibility). Therefore, a downward adjustment is necessary.
Land Sale #4 is irregular in shape and is generally level with no topography challenges.
Therefore, in contrast to the Subject it is considered superior. Normally a downward adjustment
would be applied, however this difference is already realized in the calculation of the effective
area. Like the Subject, this property will have similar substantial development costs. Therefore,
no adjustment is warranted. Unlike the subject property, this lot had significant Flood
Zone/wetland issues. These differences are realized in both the effective acreage adjustment and
the Flood column of the grid. Land Sale #4 is also zoned CC – Community Commercial which
has slightly higher development allowances. Therefore, a downward adjustment is made for this
difference. Based on its net area, the adjusted sale price of $1,150,000 is $676,000/ac. With one
net downward adjustment, Land Sale #4 indicates an adjusted sale price of approximately
$600,000/ac.
07/08/2020
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Figure 3
Land Sales
Land Sale #1 – R6219136
Location:

Hilltop

Sale Date:

08/18/2017

Gross Acres:

3.38

Effective Acres: 2.50
ADJSP:

$625,000
$184,911/Ac
$250,000/Effective Ac

Zoning:

CC – Community Commercial

Land Sale #2 – R8169667
Location:

Anglers

Sale Date:

08/26/2014

Gross Acres:

10.09

Effective Acres: 3.50
ADJSP:

$1,425,000
$141,229/Ac
$407,000/Effective Ac

Zoning:

CC – Community Commercial

Land Sale #3 – R8179032
Location:

Mountain Area

Sale Date:

12/12/2017

Gross Acres:

5.95

Effective Acres: 5.0
ADJSP:

$3,250,000
$546,218/Ac
$650,000/Effective Ac

Zoning:

07/08/2020
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Land Sale #4 – R8163529
Location:

South Lincoln

Sale Date:

02/29/2016

Gross Acres:

4.07

Effective Acres: 1.70
ADJSP:

$1,150,000
$282,555/Ac
$676,000/Effective Ac

Zoning:

CC – Community Commercial

Market Approach Reconciliation: Quantitative adjustments are not made to the comparables
for differences between the sales and subject property. Rather qualitative adjustments which
render a direction and/or range of value are made. Key characteristics considered are Lot Size,
Location, Topography/Shape, Flood Zones, Development Costs and Zoning.
Of the four land sales analyzed, Sale #1, Sale #2 and Sale #3 are emphasized in this analysis.
The three respective sales resulted in the lowest gross adjustments and are similar in net acreage,
location, development potential and zoning allowances.
The three adjusted sale prices indicate $350,000 per acre.
5.4 Net Acres x $350,000/ac = Estimated Market Value @ $1,890,000
Apartment Analysis with the Land to Total Value Ratio:
The development proposal projects 118 apartment units (80 1-BR, 38 2-BR).
Estimated Average Monthly Gross Market Rents:
1-BR =
$1,350/mo
x
12
2-BR =
$2,000/mo
x
12

x
x

Gross Annual Rent of $2,208,000 x 11.5 GRM

=

80 Units
38 Units

=
=

$1,296,000
$912,000
$2,208,000

$25,392,000

A low Land to Total Value ratio in Steamboat Springs is 30%:
Assessor’s Current Recommended Interim or Raw Land Value:

$1,890,000 (Raw Land Value)

Engineer’s Estimated Offsite Infrastructure Costs:

$1,700,000

Engineer’s Estimated Onsite Infrastructure Costs:
Total Land Development Costs:

$2,500,000
$6,090,000

Land to Total Value Ratio: $6,090,000 / $25,392,000 =

07/08/2020
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Position of the Assessor’s Office:
Following the July 1, 2020 onsite inspection, a review of all 2017RA and 2019RA development
parcel sales, correspondence with the City Planning Department, correspondence with the
petitioner’s representative and the review of the engineer’s documentation, the Assessor’s Office
has concluded that some reduction in value is warranted for Tax Year 2019, but no reduction in
value is recommended for Tax Year 2018.
Recommendation:
DENY the petitioner’s request to lower the value from $1,007,860 to $500,000 for Tax Year
2018 and DENY the petitioner’s request to lower the value from $2,125,340 to $500,000 for Tax
Year 2019. However, the Assessor’s Office recommends ADJUSTING the value from
$2,125,340 to $1,890,000 resulting in a tax abatement refund of $3,610.28 for Tax Year 2019.
Report Date: July 9, 2020
Appraiser: Kevin M. Krause
Certified Residential Appraiser
Routt County Assessor’s Office
(970) 870-5454

07/08/2020

License # CR1324436
Expiration 12/31/2020

kkrause@co.routt.co.us
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PROPERTY LOCATION & COMPARABLE MAP

Page 10 of 15

Commercial Property Abatement

Office of the Routt County Assessor

Figure 5:

BCC Hearing – Appraiser Recommendation

PROPERTY PHOTOS

View Northwest from Hilltop Hotel – Upper Level Area

View West from High Point Drive – Upper Level Area

View North from Hilltop Hotel – Upper Area Sloping to Lower Lot area
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Lower Portion of Lot – High Point Drive from Lincoln Ave. View to North

Old Path on Upper Lot – View to West - SW

North End of Property – High Point Drive
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Figure 6
Existing Conditions
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Figure 7
Three Proposed Lots
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Figure 8
Proposed Developed Improvements = 118 Apartment Units
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