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ASSESSOR FUNCTIONS

The Assessor is charged with 4 functions
regarding all property in the county:

• Discover
• List
• Classify
• Value
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PROPERTY TAX CYCLE

Property Valuation and 
Taxation Cycle

Property Valuation
Occurs in the spring of 
every odd year. 

Assessment Rate
According to state 
statutes 

Tax Rate
Set by the various 
taxing authorities by 
Dec. 15 every yearProperty Tax Bills

Mailed in January and 
collected by the 
summer every year



ASSESSMENT BASICS

Much of the Assessment process is governed by the Colorado Revised Statutes (Title 39)

Base Year Concept
• Under Colorado law, the Assessor must reappraise all real property every two years.

• For 2023, the property value, which the Assessor determines as the "Actual Value", must 
reflect the valuation date of June 30, 2022.

• The "base period" is the 24-month period from July 1, 2020 to June 30, 2022: sales and other 
information will be collected from the "base period" to estimate values.  (Note – technically the 
base period is 18 months, but most use the 24-month timeframe to eliminate the “gap”.)

• The specific "Assessment Date" is January 1 each year, which considers the property 
characteristics as of January 1.

The Colorado Constitution requires all residential property be valued exclusively by the market 
approach.

JUNE 30, 2022!!!



CRITICAL ASSESSMENT 
DATES



MASS APPRAISAL

IAAO Definition:
The process of valuing a group of properties as of a given 
date, using standard methodology, employing common data 
and allowing for statistical testing.

Out of necessity (volume vs. resources), most values are set 
via mass appraisal and subsequent appeals are analyzed 
using site-specific appraisal techniques.

Requires collaboration from the property owner or authorized 
representative to “let us know what we don’t know” to arrive 
at a fair and accurate valuation.



SALES VERIFICATION

Appraisal staff “verifies” property transactions:

“Qualify” Arms-Length Transactions (“Disqualify” others)
• Transaction between unrelated parties and under no duress

Verify Property Characteristics vs. Database
• Square Footage, Remodeling, Basement Finish, Bedroom/Bath Counts, 

Distressed Properties, Negative external factors, Grade/Amenities, etc.

Information Gathered From:
• REColorado (MLS)
• Transfer Declarations
• CoStar
• Apartment Insights
• Personal Interviews
• Sale Verification Letters
• Historical Records/Permits



RESIDENTIAL SALES VOLUME



COMMERCIAL SALES VOLUME



VALUATION MODELS

Mathematical models that are intended to mirror the 
motivations of buyers and sellers, i.e. to represent the 
“market”.

Utilize quantitative and qualitative property characteristics:
Quantitative: Square footage, # baths, # bedrooms, basement area, etc.

Qualitative: Grade, obsolescence factors, neighborhood assignment, etc.



DEVELOPING MODELS

Model Stratification
• 34 Single Family models
• 12 Townhome models
• 8 Condo models
• 3 Apartment models

Time trend sales to date of valuation (June 30, 2022)

Perform multiple regression analysis

Review of coefficients and “outliers”



MODEL STRATIFICATION



TIME TRENDING



TIME TRENDING



TIME TRENDING



MULTIPLE REGRESSION 
ANALYSIS

Residential market modeling via multiple regression analysis

• A particular statistical technique used to analyze data in order to 
predict the value of one variable, such as market value, from the 
known value of other variables.

• Coefficients are developed by allowing regression to determine 
“best fit” based on the data introduced.

• Coefficients can be constrained if the result isn’t logical.

• Review (outliers), run again, review, run again, review, run again….



MULTIPLE REGRESSION 
ANALYSIS



TESTING MODELS

Statistical testing to evaluate model performance and 
accuracy.

Analyze measures of central tendency which are focus of 
State Audit:
• Median sale ratio
• Coefficient of dispersion



TESTING MODELS



COMPARABLES



COMMERCIAL BASICS

Review sales transactions during base period (similar to 
residential).

Analyze income data from surveys and published sources 
(CoStar, etc.).

• Rental rates, vacancy, expenses, capitalization rates
• Other property-specific influences (parking, unusual vacancy, etc.)

Develop income approach to value, “targeting” sales.
• We term it a “market-driven income approach”
• Can be done on a “mass” or “property-specific” approach
• Apply methodology in a consistent and uniform manner
• Consider how values compare to each other in specific locations



2023 REVALUATION

What do things look like for 2023?



ACTIVE LISTINGS



MEDIAN SALE PRICE

June 2020 = $465,000

June 2022 = $646,000

+39%



CASE-SHILLER



CASE-SHILLER

June 2020 = 229.8
May 2022 = 328.8
+43%



2023 COMMERCIAL

A general note about commercial property:  

• Metro area Assessors recognized the impact of the beginning months 
of COVID in the 2021 revaluation (value as of 6/30/2020).  

• This was a particularly challenging task given increasing values 
through the base period, followed by a void of information from the 
onset of COVID through 6/30/2020.

• Assessors took a conservative approach for 2021 given the 
uncertainty at the time.   

• Sale and leasing transactions during the new (2023) base period 
provide Assessors more consistent information needed to make 
informed valuation decisions and likely will result in increasing 
valuations. 



2023 PROJECTIONS

Residential Commercial Vacant Land
Western Slope 20%-50% 15%-35% 25%-40%

(Gunnison = 100%)

Routt 70% 35%-40%

Eagle 40%-100% 30%-35%

Weld 35%-40% 30%-35%



2023 PROJECTIONS

Residential Commercial
Adams 40% 25%-40%

Arapahoe 25%-30%

Broomfield 30%-45% 10%-40%

Denver 25%-30% 10%-40% (Apartments = 20%)

Douglas 40%-45%

Boulder Unknown

Jefferson Unknown



CALCULATING 
RESIDENTIAL TAXES

2022 2023
Actual Value $480,000 $635,000 (+32.3%)
Less $15,000 (2023) - $15,000

$480,000 $620,000
x Assessment ratio x   6.95% x   6.765%
Assessed Value $ 33,360 $ 41,940
x Mill Levy (2021)   x .074618* x .074618*
Taxes $ 2,489.26 $ 3,129.48 (+25.7%)

* - Mill levy for 2022 and 2023 not yet determined



CALCULATING 
COMMERCIAL TAXES

2022 2023
Actual Value $2,000,000 $2,400,000 (+20%)
Less $30,000 (2023) - $30,000

$2,000,000 $2,370,000
x Assessment ratio x   29% x   27.9%
Assessed Value $ 580,000 $ 661,230
x Mill Levy (2021)   x .074618* x .074618*
Taxes $ 43,278.44 $ 49,339.66 (+14%)

* - Mill levy for 2022 and 2023 not yet determined



Thank you for the opportunity!

Keith Erffmeyer
Keith.Erffmeyer@denvergov.org

720-913-4060


