2019
ROUTT COUNTY BOARD OF EQUALIZATION
Hearing Date: July 22nd, 2019
Account#: R8164181
Owner of Record: PEDDIE, JON
Legal Description: PARCEL B EMERALD KNOLL-PEDDIE SUBDIVISION, AMENDED
FINAL PLAT 3.249A
Appraisal Date: June 30, 2018

Assessment Date: January 1, 2019

Sales Collection Period: 24 months from July 1, 2016 thru June 30, 2018
Definition of Market Value: “The most probable price, as of a specified date, in cash, or in terms
equivalent to cash, or in other precisely revealed terms for which the specified property rights should
sell after reasonable exposure in a competitive market under all conditions requisite to a fair sale,
with the buyer and seller each acting prudently, knowledgeably, and for self‐interest, and assuming
that neither is under undue duress.” The Appraisal of Real Estate, 12th ed., 2001, page 22.
2019 Original Assessor Value: $373,500

Adjusted at Assessor Level: $311,250

Property Type: Vacant Development Parcel
Appeal Summary:
For the 2017RA, the subject vacant site was valued at $74,370 or $22,414/ac. The Assessor’s Office
believes this was a considerable undervaluation. Based on period sales, the subject’s value was
increased to $373,500 or $112,567/ac (2.58/Sf) for 2019 reassessment.
During the Assessor Level Appeal, the petitioner requested a “significant” reduction to value (no
specific amount was given). The petitioner stated, “I have always hoped that whoever developed Fox
Creek Parcel 1 would either want to buy or be able to give me access to this site, at whatever price.
The site can only be accessed from the south due to grade constraints on the east and west. I had met
with the latest buyer immediately after he closed on the property and asked that he consider any
arrangement to provide access . . . a sale, a venture, selling an easement, etc. He had both Eric
Griepentrog or Landmark engineering and Eric Smith of ESA look at it in depth and their conclusion
was the cost of development (road/utilities etc.) exceeded the value of the land. . . When I appealed
this in the past, the only way we really were able to put any value on it was the possibility of a
development plan. That ship has now sailed with the approval and commencement of the project
with a building in the access point. . .”
During the Assessor Level Appeal period, the Assessor’s Office performed additional research on
issues relating to property access. After talking to the City Planning Department and the developer of
Fox Springs, it became apparent that some adjustment was warranted. The subject property value
was Adjusted to $311,250 or $93,807/Ac ($2.15/Sf).
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Property Description:
The subject vacant parcel is located in Emerald Knoll – Peddie Subdivision in central Steamboat near
the northeast corner of the Lincoln Avenue and Hilltop Lane intersection. The parcel is irregular in
shape and sloping in topography with an approximate 20% grade. The subject parcel is 3.318 acres
and is zoned MF-1, Multi-family One. The parcel measures 400.01’ x 225.23’ x 159.23’ x 94.48’ x
153.95’ x 294.95’.
City utilities are either at or near the property line. The subject site is contiguous to Tract A Emerald
Knoll – Hanely Subdivision to the north, Improved Lots 15, 16 & 17 Emerald Knoll – Peddie
Amended to the east, the Common Area Emerald Knoll – Peddie Subdivision to the southeast, Lot 1,
Fox Creek Filing 2 to the south and the Sinclair Station to the west (Jon Peddie is a partner). See Plat
and Aerials.

Historically, the parcel has been considered “land locked” with possible ingress/egress from one of
several questionable contiguous access points (see next page).
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Discussion:
The petitioner believes the property is “land-locked” and not a buildable parcel. On the other hand,
the Assessor’s Office believes the parcel is accessible, but likely at a cost that may not be considered
typical in the market. Therefore, while the property value was significantly increased during the
2019RA, it has been significantly discounted for its ingress/egress issues.
The contiguous property to the north of the subject property is owned by Carl Warnke. The
petitioner has stated that access is not possible through this parcel due to grade issues. An attempt
was made to verify accessibility through Mr. Warnke’s parcel; however, he could not be reached.
Therefore, at the time of this report, the Assessor’s Office considers this possible access as
questionable. To the east of the subject are three improved parcels, therefore, no access is possible.
Located just to the south, Lot 1, Fox Creek Filing 2 (R6219136) was purchased by Fox Springs
Development, LLC. on August 18, 2017, for $625,000. During the assessor level appeal period, one
of the developers, Kim Kreissig was contacted. She reported that shortly after the purchase, Jon
Peddie and the developers attempted to work out an arrangement for access to the Peddie property.
At that time, the developer offered Mr. Peddie two options: access through their newly acquired
parcel for $600,000 or buyout Mr. Peddie for $250,000. Ms. Kreissig reported that Mr. Peddie
declined both offers. It is understood that as of January 1, 2019, (assessment date) this access option
was no longer possible.
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The contiguous parcel to the west of the subject is owned by 500 S. Lincoln, LLC. for which
petitioner Jon Peddie is a partner. It is the Assessor’s Office opinion that because Mr. Peddie is part
owner of this adjacent parcel, access is possible. A phone call was made to Bob Keenan at City
Planning. Mr. Keenan was asked if the physical layout and characteristics of the respective adjacent
parcel was conducive to access to the subject parcel. Mr. Keenan replied, “anything is possible at a
cost.”
It is the Assessor’s Office opinion that other options may be present. The parking lot parcel situated
just to the south of the 500 S. Lincoln, LLC parcel is owned by Yampa Valley Bank and may hold
some options, again, “at a price.”
Regardless, while it may be at a cost, it is likely there are options for access to the subject site.
Sales Comparison Approach:

COMP

There was a total of 32 valid vacant lot sales that transferred in Steamboat Springs during the
2019RA data collection period. However, of the 32 sales, only four were deemed to be representative
of the subject property. The four sales are located most proximate to the subject and are located in
the Hilltop and Mountain areas. The four sales are analyzed in the following qualitative market grid.
ACCT#

LEGAL

1 R6219136 LOT 1 FOX CREEK FILING 2

SALE
DATE

ADJSP

08/18/17 $625,000

ADJSP
$/AC
$184,911

ADJSP
$/SF ACRES ADJ.

NBHD

ADJ.

$4.24

Hilltop

(=)

3.38

(=)

2 R8179407 LENGTHY, METES & BOUNDS 01/20/17 $120,000 $1,090,909 $25.04 0.11 (‐)(‐) Mountain (‐)(‐)
LOT 2 EAGLERIDGE CHADWICK
3 R8179360 SUBD F1
05/25/16 $250,000 $1,041,667 $23.91 0.24 (‐)(‐) Mountain (‐)(‐)
PARCEL B CASEY'S POND
4 R8179032 SUBDIVISION
12/12/17 $3,250,000 $546,218 $12.54 5.95 (=) Mountain (‐)(‐)
PARCEL B EMERALD KNOLL‐
Hilltop
S SUBJECT PEDDIE SUBD.
3.32

TOPO/
GRADE/
SHAPE ADJ. FLOOD ADJ. ACCESS ADJ.
(‐)(‐)
Moderate (=) None (=) Typ. (‐)(‐)
(‐)(‐)
Inferior (+) None (=) Typ. (‐)(‐)
(‐)(‐)
Typical
(‐) None (=) Typ. (‐)(‐)
(‐)(‐)
Typical
(‐) Slight (+) Typ. (‐)(‐)
TBD
Moderate
Inf.
None

ZONE
TYPE ADJ. DIST. ADJ.
Dev.
Site (=) CC
(=)
Dev.
Site (=) RR‐1 (+)(+)
Dev.
Site (=) RR‐1 (+)(+)
Dev.
Site (=) MF‐3 (‐)
Dev.
Site
MF‐1

LAND
CODE

INDICATED
VALUE
$/AC

7400352

<<<< $184,911 (4)

7777006

<<<<< $1,090,909 (11)

7777008 <<<<<< $1,041,667 (11)
7777008

<<<<<<< $546,218 (9)

7400350

$94,000

On occasion, comparisons of the 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 very
subjective. Therefore, qualitative adjustments may be made. 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.
Comparable 4 is located in the Mountain area and across from Casey’s Pond in South Steamboat.
Downward adjustments are made to the comparable for its superior location, level topography,
zoning and because it had no accessibility issues. An upward adjustment is made for its slightly
inferior flood zone issue.
Comparable 3 is also located in the Mountain area. Downward adjustments are made to the
comparable for its superior location, inferior size (unit of comparison) level topography and because
it had no accessibility issues. Upward adjustments are made for its inferior zoning allowances.
Comparable 2 is also located in the Mountain area. Downward adjustments are made to the
comparable for its superior location, inferior size (unit of comparison) and because it had no
accessibility issues. Upward adjustments are made for its inferior zoning allowances.

Routt County Assessor’s Office

Page 4

Comparable 1 is located most proximate to the subject property as it is a contiguous parcel to the
south. The sale is similar in location, size, topography and zoning; therefore, no adjustments were
warranted for these characteristics. However, much like the other comparables, Comparable 1 had no
accessibility issues. Therefore, a downward adjustment is made.
Of the four sales analyzed, Comparable 1 is considered to be the best comp due to its lower net and
gross adjustments. Comparable 1 is similar in size, location, building allowances and topography.
Comparable 1 is emphasized in this reconciliation followed by Comparable Sales 2, 3 & 4,
respectively. The market value for the subject property is estimated at $94,000/Ac.
Discussion Conclusion:
The Assessor’s Office understands that accessibility is an issue with the subject property. However,
our office and the petitioner differ in opinion as the petitioner believes there is no possibility of
access to the subject property rendering it an “unbuildable” parcel.
On the other hand, the Assessor’s Office believes there may be at least one option allowing access
and buildability to the parcel. In particular, since the owner of the subject parcel is also an owner
partner of the adjacent contiguous parcel to the west, it is possible an arrangement (agreement at a
cost) could be made for access to the subject parcel.
Furthermore, the Assessor’s Office believes the negotiations made between the petitioner and the
buyers/developers of the Fox Springs parcel to the south actually bracket the subject’s market value.
Again, the developer offered Mr. Peddie access for $600,000. Obviously, this price offer was too
high for Mr. Peddie. This is probably because he believed he could achieve the same goal through
less expensive means. Alternatively, the Fox Springs developer offered Mr. Peddie $250,000 for a
buyout of the subject parcel. However, Mr. Peddie, again, did not accept the offer. This is probably
because, Mr. Peddie knows the parcel is accessible and worth more than $250,000.
Recommendation:
Deny the petitioner’s request to lower the subject’s actual value below $311,250.
Uphold the Assessor’s 2019RA Assessor Level adjusted value of $311,250.

Kevin M. Krause
Routt County Assessor’s Office – Commercial Properties
CR1324436
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Subject Photo
View of Subject Parcel from Hilltop and Lincoln Avenue – Looking Northeast
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Comparable Sales Map
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Aerial with 2ft
contour lines

