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Appeal History: Neither the property value nor the classification was appealed during
the May 2021 protest period.
Transfer History:
Figure 1
Reception #

Sale
Date

Contract
Date

Sale
Price

TASP

Acres Account #

Grantor

Grantee

793967

9/27/2018 9/27/2018 $2,550,000 $2,779,500

8.88

R6817842

Riverfront Ventures LLC

Aces Miles High RE LLC

827142

7/13/2021 4/29/2021 $3,295,000

8.88

R3205603

Aces Miles High LLC

Shield Drive LLC

TBD

Subject Description: The subject property is located in northwest Steamboat Springs
and near the west Lincoln Avenue Curve area. Ingress/Egress are good via Shield
Drive, W. Lincoln Avenue and 13th Street. The immediate neighborhood consists of a
mixture of commercial, industrial and residential uses. To just list a few, local amenities
include restaurants and retail stores such as NAPA Auto Parts, Ace Hardware and
Steamboat Lumber. These businesses and others are within moderate walking
distances.
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The Steamboat Springs Central Business District is located one mile southeast of the
subject property and the ski base four miles southeast. The City of Steamboat Springs
Bob Adams Municipal Airpark is located one mile north.
The City of Steamboat Springs bike and skate park abuts the northwest property line
and United Companies cement batch plant and A Storage abut the northern property
line. The subject parcel fronts Shield Drive at its southeast and southern boundary and
the Core Trail and Yampa River to the west and southwest.
The subject parcel measures 8.88 gross acres and is irregular in shape. The
topography is mostly level, but consists of approximately 3.35 acres of wetland and
open water area. The affected area is situated mostly at the north end of the parcel.
The middle and southern portions of the lot consist of open storage and parking area.
The subject commercial building is situated at the south end of the parcel. The
community CORE Trail runs the length of the western property line. To the west of the
CORE Trail is the Yampa River. The Yampa River is in a Regulatory Flood Zone. The
zone slightly nicks the subject parcel near the northwest corner. Areas of both the
northwest and southwest corners are in the 1% Annual Chance Flood zone. The
southeast boundary area resides in the 0.2% Annual Chance Flood Hazard area. Any
negative impact of the flood zones are nominal to the functionality of the subject parcel.
Figure 2
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Lot 3 is Zoned I – Industrial. Per the Community Development Code: “The Industrial
zone district is intended to provide areas for industrial uses and limited outdoor
commercial uses. This zone district also accommodates mixed-use development
that may incorporate limited office and compatibility integrated live/work uses
and other residential densities and forms.” The subject’s current use as an
industrial warehouse and storage lot is a Legal and Conforming use by right.
Situated at the southeastern end of the parcel is the subject office warehouse building
(Figure 2). The single story, metal frame building measures 4,800 sf in gross building
area. The southwest end of the building is an open expanse warehouse area with five
truck bays. This area measures approximately 4,000 sf. The northeast end of the building
is finished office space and measures 800 sf. The building is considered to be good
construction quality and in average condition (Figure 3).
Figure 3
Property Sketch
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Existing Recorded Plat – Reception #: 425825 (cropped image):

Summary Comments Addressing the Petitioner’s Request: The petitioner reports the
subject property has three tenants: AmeriGas, Down by the River LLC (dumpsters and
port-a-potty units) and US Foods (refrigerator trailer storage) for a total lease “income of
$99,700 after paying taxes.” The petitioner states, “The price paid for the real estate was
for a future highest and best use TBD at a point in time when rents, marketability and
potentially a reclassification of the zoning for the area may occur. As it stands now and in
2021 the leases were assigned, and cash flow is as explained above.”
The petitioner believes the property was overvalued for the 2021RA because if the
reported lease income was capitalized at 6.5% the indicated value would only be
$1,534,000. He is also concerned that the subject’s Industrial zoning district negatively
impacts the potential for development. However, the petitioner has submitted a
preliminary site plan for Conceptual Review to the City Planning Department (see
Addendum p. 33). The petitioner reported the current projection is for a total 50 units of
varying types.
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Highest & Best Use:
Highest and Best Use is defined as: “The reasonably probable and legal use of vacant
land or an improved property, which is physically possible, appropriately supported,
financially feasible, and that results in the highest value. The four criteria the highest and
best use must meet are Legal permissibility, Physical possibility, Financial
feasibility, and Maximum profitability.”
Highest & Best Use as Vacant
The subject property is zoned City of Steamboat, I - Industrial. The Purpose of this
classification is summarized as, The Industrial zone district is intended to provide areas
for industrial uses and limited outdoor commercial uses. This zone district also
accommodates mixed-use development that may incorporate limited office and
compatibility integrated live/work uses and other residential densities and forms.
This zoning classification allows for multiple uses either through Use by Right, Limited
Uses, Limited Uses requiring a permit or Conditional Use. Of the possibilities, the
primary reasonable uses to consider are those “Uses by Right.” These legal potential
uses primarily include warehouses; wholesale facilities; small and large food processing
facilities; contractor shops; craft manufacturing; heavy vehicle/equipment sales, rental
and services; freight terminals; transit service facilities; transit stops; utility infrastructure
– underground; small telecommunication facilities; instructional studios; production
studios; funeral homes; electric charging stations and commissary kitchens.
In order to ascertain the Subject’s Highest and Best Use as Vacant, three varying usage
scenarios are analyzed in order to test the four criteria of Legally Possible, Physically
Possible, Financially Feasible and Maximally Productive.
Scenario 1. A vacant lot for the construction of single or multi-tenant commercial
and/or industrial buildings (entire 8.88 acres less physical and
recorded encumbrances – leaving approximately 6.0 net acres). The
subject property’s current use exemplifies this scenario. The entire parcel
is owned and operated as one economic unit with no legal division. In the
subject’s case, there is only one primary building, however, multiple
tenants utilize the property (building and/or land).
Scenario 2. Vacant lots: one for the construction of single or multi-tenant
commercial and/or industrial buildings (approximately 3.0 acres fronting Shield Drive) and one or more vacant lots to construct higher
density commercial/industrial, residential or mixed-use building(s)
(5.88 acres less physical and recorded encumbrances –
approximately 3.0 net acres remaining). The subject property’s current
use also partially fits into this scenario as in Scenario 1, however, in this
scenario, the subject parcel would be divided into two or more lots. The
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remaining lot(s) would be available for higher density development. The
excess lots would be considered “expansion parcels.”
Scenario 3. Vacant development parcel for a higher density residential, mixed-use
or a commercial/industrial project (entire 8.88 acres less physical and
recorded encumbrances – approximately 6.0 net acres). Over a period
of time, the current owner/petitioner proposes to raze all improvements and
develop the entire 8.88 acre parcel into a new higher density residential
development including single-family detached, duplexes, townhomes and
workforce units. This is one example in this scenario (see Addendum p. 33).
Physically Possible: The subject parcel is an 8.88 acre platted piece of land.
Recognizing there are physical encumbrances such as wetland areas, open water,
parcel shape and flood zones as well as easements and public right-of-ways, any
developer would likely yield approximately 6.0 net or effective acres for the development
of any of the three scenarios. Therefore, all three scenarios being considered are
physically possible.
Legally Possible: The first scenario provides for one or more commercial/industrial
buildings with a primary building envelope and additional surplus land that could not be
subdivided. The price per acre of all the land would be valued at the same rate and then
discounted for the physical and legal encumbrances. The current zoning district of I –
Industrial allows for such use. Therefore, Scenario 1 is legally possible.
Under Scenario 2, the primary building envelope would be developed in the same
fashion as in Scenario 1 above with one or multiple single or multi-tenant buildings. This
envelope would be valued at the same lower rate per acre as in the scenario above.
Again, this proposed use is allowed under the I – Industrial zoning district. The
remaining portion of the parcel of approximately 3.0 acres would be available for division
into additional development units and valued at a higher rate. The proposed use of the
excess land would not be allowed under the Industrial district; however, it is likely
through development submissions to the City Planning department, the zoning would
be modified to a PUD which would allow for additional specific uses for future
development. This proposed use carries a certain level of risk as such a proposal would
require approvals by the Planning Commission as well as the City Council. However,
this has been a common practice in Steamboat Springs with a high success rate,
primarily due to meet the demand for additional housing. An approval with a specified
plan would meet the Community Development Code. Therefore, in this highest and
best use test, Scenario 2 is considered a probable legal use.
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Scenario 3 recognizes the potential and probable higher density development of
multiple residential, live/work and/or commercial buildings. The current owner/petitioner
has submitted a proposed development plan to the City Planning Department and it is
now under Conceptual Review. Initial submittals have proposed a total of 64 individual
residential units (see Addendum p. 33). The units would have been comprised of
single-family homes, residential townhomes and work force units. Due to the existence
of easements, wetland and open water encumbrances, and public right-of-ways, the
current proposed plan only requests the development of 50 units. In the current
submission, single-family detached homes, duplexes, townhomes and work force units
are proposed. In this scenario, the entire parcel would be rezoned as a PUD as the
current I-Industrial district would not allow for such development. As in Scenario 2,
approvals would need to be granted by both the Planning Commission and City Council.
Again, the approvals would need to meet the Community Development Code. However,
the success rate for similarly developed Steamboat projects has been high. Therefore,
such rezoning is probable meeting the highest and best use “legally possible” test.
Financially Feasible: In each of the three scenarios, a level of financial feasibility may
be achieved dependent upon a specific approved development plan and the maximum
profit to be realized. In the development of multiple residential and/or
commercial/industrial units, the costs of infrastructure as well as the total development
costs are weighed against the final proceeds realized when the project is marketed and
sold. For a proposed single owner lot and building(s), market rents are capitalized in to
value and then correlated with the cost to complete the property. If the net lease
revenue from both the building(s) and land capitalizes in to a higher value than the cost
to produce, then the project is deemed feasible.
In Scenario 1, providing the property is properly managed and stabilized with market
rents, vacancy and expenses, the development of the property is financially feasible.
This is achievable partially due to the lower costs of acquiring land for this type of single
owner, multi-tenant commercial/industrial property.
Scenario 2 realizes the same financial feasibility for the single owner
commercial/industrial portion of the parcel as in Scenario 1. While the initial building
envelope portion of the parcel is feasible, so is the remaining development ground
portion with one or more legally subdivided lots providing the end product of multiple
residential or commercially improved properties sells at a price higher than the costs to
produce the project. Given the hot real estate market that has transpired in recent years,
several varying development scenarios will realize a profit over the costs to produce the
subdivision. This is dependent on careful and specific land utilization to maximize
building density, but minimize the costs for infrastructure and building components.
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Scenario 3 also fulfills the financially feasible test an 8.88 acre parcel subdivided into
multiple single-family detached units, duplex units, townhomes and work force units
providing development practices adhere to the same principles as set forth in Scenario
2.
Maximally Productive: The following summary analysis determines which scenario is
maximally productive.
Scenario 1: One Legal Parcel w/no Legal Division (Envelope & Surplus Land)
8.88 Acres x $236,800/ac = $2,102,784.
Less 30% for physical and legal encumbrances ($630,835).
$2,102,784 - $630,835 =
$1,471,950 or $165,760/ac.
Scenario 2: One Legal Building Envelope + Remaining Excess Land Available
for the Potential Development of Legally Divided Building Units
3.0 Acre Building Envelope x $236,800/ac
+
Remaining 5.88 Acres Less 2.88 Acres for
Encumbrances

=

3.0 Acre Development Parcel x $475,000/ac =

$710,400

$1,425,000
$2,135,400

$2,135,400 or $240,473/ac
Scenario 3: One Potential Development Parcel to be maximized into Multiple
Residential and/or Commercial Industrial Units
8.88 Acres – 2.88 Acres (encumbrances) = 6.0 Net Acres
6.0 Net Acres x $475,000 = $2,850,000
$2,850,000 or $475,000/ac
The Highest and Best Use as Vacant is determined to be:
An 8.88 acre parcel with development potential available to be improved with multiple,
higher density residential and/or commercial/industrial units
User(s):

Developers and/or Investors

As of:

January 1, 2021
$2,850,000
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Highest & Best Use as Improved (Existing Structures)
Under the Highest and Best Use as Vacant analysis above, the three likely scenarios for
the subject property have been considered. Under this test “as Improved,” the size,
quality, condition and functionality of the existing improvements and land must be taken
into consideration.
In this improved analysis, four separate scenarios are considered:
Scenario 1 - as Improved. This scenario is very similar to the “as vacant” Scenario 1
above where the subject building is utilized as its current use as a commercial/industrial
building situated upon 8.88 acres of land. Both lease revenue from the building and
surplus land contributes to its final capitalized value. The additional land beyond the
building envelope is considered “surplus” in that it is not subdivided or available for further
development into higher density units.
Scenario 2 – as Improved. This scenario is very similar to the “as vacant” Scenario 2
above where the subject building is utilized as its current use as a commercial/industrial
building on a 3.0 acre envelope. However, in this scenario, the remaining 5.88 acres (3.0
net) is considered “excess” land and available to be developed into higher density units.
Scenario 3 – as Improved is similar to the Scenario 2 – as Improved except the building
and its underlying acreage (3.0 envelope acres) would be renovated/remodeled into
either an office or retail building – preferably a multi-tenant building. The excess land
would again be available for higher density development.
Scenario 4 – as Improved is similar to the Scenario 2 and 3 – as Improved except the
building and its underlying acreage (3.0 envelope acres) would be renovated/remodeled
into two, ground level live/work units measuring 2,400 sf ea. The excess land would again
be available for higher density development.
Physically Possible: Again, the subject parcel is an 8.88 acre platted piece of land.
Recognizing there are physical encumbrances such as wetland areas, open water,
parcel shape and flood zones as well as easements and public right-of-ways, any
developer would likely yield approximately 6.0 net or effective acres for the development
of any of the three scenarios. Therefore, all four improved scenarios being considered
are physically possible.
Legally Possible: Again, the first scenario provides for one or more
commercial/industrial buildings with a primary building envelope and additional surplus
land that could not be subdivided. The price per acre of all the land would be valued at
the same rate and then discounted for the physical and legal encumbrances. The
current zoning district of I – Industrial allows for such use. Therefore, Scenario 1 is
legally possible.
Under Scenario 2, 3 and 4, the primary building envelope would be developed in the
same fashion as in Scenario 1 above with one or multiple single or multi-tenant buildings
or live/work units. This envelope would be valued at the same lower rate per acre as in
05/09/2022
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the scenario above. Again, the proposed uses as office, retail or live/work units are
allowed under the I – Industrial zoning district. The remaining portion of the parcel of
approximately 3.0 acres would be available for division into additional development units
and valued at a higher rate. As stated above, the proposed use of the excess land
would not be allowed under the Industrial district; however, it is likely through
development submissions to the City Planning department, the zoning would be
modified to a PUD which would allow for additional specific uses for future development.
Therefore, in this highest and best use “as improved” test, Scenarios 2, 3 & 4 are
considered a probable legal use.
Financially Feasible: In each of the four “as improve” scenarios, a level of financial
feasibility may also be achieved dependent upon a specific approved development plan
and the maximum profit to be realized. In the development of multiple residential and/or
commercial/industrial units, the costs of infrastructure as well as the total development
costs are weighed against the final proceeds realized when the project is marketed and
sold. For a proposed single owner lot and building(s), market rents are capitalized in to
value and then correlated with the cost to complete the property. If the net lease
revenue from both the building(s) and land capitalizes in to a higher value than the cost
to produce, then the project is deemed feasible.
In Scenario 1 - as Improved, providing the property is properly managed and stabilized
with market rents, vacancy and expenses, the development of the property is financially
feasible. This is achievable partially due to the lower costs of acquiring land for this type
of single owner, multi-tenant commercial/industrial property. The costs to produce the
structures in this Scenario I are lower than the capitalized value generated by the lease
income.
Scenario 2 – as Improved realizes the same financial feasibility for the single owner
commercial/industrial portion of the parcel as in Scenario 1 – as Improved. While the
initial building envelope portion of the parcel is feasible, so is the remaining development
ground portion with one or more legally subdivided lots providing the end product of
multiple residential or commercially improved properties sells at a price higher than the
costs to produce the project. Given the hot real estate market that has transpired in
recent years, several varying development scenarios will realize a profit over the costs
to produce the subdivision. This is dependent on careful and specific land utilization to
maximize building density, but minimize the costs for infrastructure and building
components.
Scenario 3 – as Improved (office and/or retail) realizes similar feasibility as in Scenario
2 above. Again, while the initial building envelope portion of the parcel is feasible, so is
the remaining development ground portion with one or more legally subdivided lots
providing the end product of multiple residential or commercially improved properties
sells at a price higher than the costs to produce the project. Given the hot real estate
05/09/2022
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market that has transpired in recent years, several varying development scenarios will
realize a profit over the costs to produce the subdivision.
Scenario 4 - as improved (live/work) units again realizes similar feasibility as in
Scenarios 2 and 3 above. While the initial building envelope portion of the parcel is
feasible, so is the remaining development ground portion with one or more legally
subdivided lots providing the end product of multiple residential or commercially
improved properties sells at a price higher than the costs to produce the project. Given
the hot real estate market that has transpired in recent years, several varying
development scenarios will realize a profit over the costs to produce the subdivision.
Maximally Productive: The following summary analysis determines which scenario –
as Improved is maximally productive.
Scenario 1: Existing “As Is” Building on one Legal Parcel w/no Legal Division
(Envelope & Surplus Land)
8.88 acres – 2.88 acres (encumbrances) = 6.0 net acres.
Existing commercial/industrial improvements “as is” on 3.0
building envelope.
Capitalized value: $72,216 NOI / .065 OAR =

$1,111,015

plus
3.0 surplus acres (vacant land)
Capitalized value: $35,284 Land NOI / .070 OAR = $504,051
$1,615,066
Scenario 2: Existing “As Is” Building & envelope + Remaining Excess Land
Available for the Potential Development of Legally Divided Building
Units
8.88 acres – 2.88 acres (encumbrances) = 6.0 net acres.
Existing commercial/industrial improvements “as is” on 3.0
building envelope.
Capitalized value: $72,216 NOI / .065 OAR =

$1,111,015

plus
3.0 excess acres (vacant available to develop)
3.0 acres x $475,000/ac

=

$1,425,000
$2,536,018
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Scenario 3: Existing Building & Envelope Rehabilitated into Multi-tenant Retail
and/or Office units + Remaining Excess Land Available for the
Potential Development of Legally Divided Building Units
8.88 acres – 2.88 acres (encumbrances) = 6.0 net acres.
Rehabbed retail/office improvements on 3.0 building envelope.
Capitalized value: $85,457 NOI / .0725 OAR =
Less Cost to Rehabilitate

=

$1,178,717
($950,000)

plus
3.0 excess acres (vacant available to develop)
3.0 acres x $475,000/ac

=

$1,425,000
$1,653,717

Scenario 4: Existing Building & Envelope Rehabilitated into two 2,400 sf
Live/Work units + Remaining Excess Land Available for the
Potential Development of Legally Divided Building Units
8.88 acres – 2.88 acres (encumbrances) = 6.0 net acres.
Rehabbed Live/Work improvements on 3.0 building envelope.
(2,400 sf ea. x $300/sf = $720,000) x 2 units =
Less Cost to Rehabilitate

$1,440,000

= ($1,050,000)
plus

3.0 excess acres (vacant available to develop)
3.0 acres x $475,000/ac

=

$1,425,000
$1,815,000

The Highest and Best Use as Improved is determined to be:
Existing “As Is” Commercial/industrial building & 3.0 envelope + Remaining Excess
Land 3.0 acres available for the Potential Development of Legally Divided Building
Units
User(s):

Developers and/or Investors

As of:

January 1, 2021
$2,536,018
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The Highest and Best Use is determined to be:
A vacant 8.88 acre parcel with development potential available to be improved with
multiple, higher density residential and/or commercial/industrial units
User(s):

Developers and/or Investors

As of:

January 1, 2021
$2,850,000

Appraisal Analysis: Unlike many improved Steamboat commercial properties, the
subject is unique as commercial/industrial building situated on a larger 8.88 acre parcel
of land. The subject’s low Floor Area Ratio of 0.012 suggests there is an ample amount
of excess land available with the potential for multi-unit development.
Because the subject improvement is a relatively older building, the Cost Approach was
only considered in this appraisal assignment but not employed due to the difficulty of
estimating reliable depreciation in older structures.
While income data is present in the market, the Income Approach was considered and
used for the highest and best use feasibility analyses, but not to conclude to a value in
this appraisal assignment.
The subject improvement is of steel frame construction built in 1999. The ceiling and roof
are open expanse with typical bracing and the walls are 18 feet. These types of buildings
generally have a useful life of 30 years. The subject building is 21 years old which still
realizes some economic life. However, the Highest and Best Use analysis indicates the
value and use of the building is diminished due to the larger size and value of the land as
a potential development parcel. Therefore, the Sales Comparison Approach comparing
and contrasting other vacant land sales is not only considered, but employed in this
appraisal assignment.
Sales Comparison Approach: A total of seven period land sales are used in the
following land analyses. The sales analyzed are all vacant parcels of land with
development potential. The comparables analyzed all needed to go through varying levels
of the planning approval process. All transactional adjustments are made initially.
Transactional Adjustments
Before any adjustments are made for physical differences, each sale is analyzed and
adjusted as necessary so that it reflects an arm’s-length and cash equivalent transfer.
The transactional considerations made are: property rights conveyed, financing,
conditions of sale, non-realty items, post-sale expenditures and market conditions.
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Market Adjustments
Once transactional considerations and adjustments are completed, any differences
between the subject and each comparable is measured and additional adjustments are
made. In particular, differences in lot size, location, physical aesthetics, adverse
conditions and zoning allowances (potential building densities) are considered. The
following grids reflect any measured adjustments that are necessary. When differences
between the subject and comparables are not present, no adjustments are made.
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 more subjective and/or unreliable when data is
limited.
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 or
the word “similar” 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.

Continued on Next Page
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In the market grid above, the Unit of Comparison is $/Eff.Ac. The Elements of
Comparison are Neighborhood Location/Visibility, Grade, Adversities Negatively
Affecting value, Projected Infrastructure Costs and Zoning Allowances.
Like the subject property, Comparable 1 is zoned I – Industrial District. Comparable 1 is
also located along Shield Drive and across the street from the subject property. The
comparable has no visibility from Lincoln Avenue. This location is considered to be equal
to the subject. No adjustment is made. Based on economy of scale, at 1.60 acres, a
downward adjustment is made for its inferior lot size. No adjustments are warranted for
grade/topography as it is considered similar to the subject. Infrastructure costs are more
affordable for this comparable; therefore, a downward adjustment is made. As the zoning
is the same as the subject no adjustment was warranted.
Comparable 2 is located along West Lincoln Avenue in west Steamboat. Due to its greater
visibility along Lincoln Avenue, this location is considered to be superior to the subject’s
Shield Drive location. A downward adjustment is made accordingly. No adjustments are
made for size as the comparable is either the same or similar in size range. No
adjustments are warranted for grade/topography or its wetland adversity as these two
attributes are considered similar to the subject and no adjustment is warranted. Again,
infrastructure costs are more affordable for this comparable as well; therefore, downward
adjustments are made. A downward adjustment is made to the comparable for its superior
zoning allowances under the Steamboat Commercial Services zoning classification.
Comparable 3 is also located along West Lincoln Avenue in west Steamboat. Due to its
greater visibility along Lincoln Avenue, its location is also considered to be superior to the
subject’s Shield Drive location and an adjustment is made. Downward adjustments are
made for size as the comparable is much smaller than the subject. No adjustments are
warranted for grade/topography as the two are considered similar. Infrastructure costs
are more affordable for this comparable; therefore, a downward adjustment is made. A
downward adjustment is made to the comparable for its superior zoning allowances under
the Steamboat Commercial Neighborhood zoning classification.
Comparable 4 is located at the intersection of Lincoln Avenue and Pine Grove Road. This
area enjoys much greater visibility and is superior to the subject’s location. Therefore, a
downward adjustment is made. At 2.5 effective acres, the comparable is considered to
be in the same size range as the subject and no adjustment was necessary. Infrastructure
costs are more affordable for this comparable as well; therefore, downward adjustments
are made. Downward adjustments are made for this comparable’s superior zoning
allowances, as well.
Comparables 5, 6 and 7 are all smaller in effective acreage and downward adjustments
are necessary. All three comparables are situated in superior locations and downward
adjustments are necessary. Downward adjustments are warranted for each comparable’s
superior zoning density allowances as well. However, upward adjustments are necessary
for the three comparables’ higher infrastructure costs as well for their inferior
grade/topography.
05/09/2022
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Reconciliation of Value – Sales Comparison Approach:
With their lower gross and net adjustments, similar northwest Steamboat Springs
locations and similar higher building density allowances Comparables 1, 2 & 3 are
emphasized in this analysis. With its higher building density allowances, Comparable 4
lends support to the other comparables.
The site value is calculated in the following manner:
Site Value: 6.0 Eff.Ac. (net) x $475,000/Eff.Ac. = $2,850,000

05/09/2022

Page 17 of 33

Commercial Property Abatement

Office of the Routt County Assessor

Figure 6:

BCC Hearing – Appraiser Recommendation

Comparable Photos

Land Sale No 1

Subject

Address:

1940 Bridge Lane, Steamboat Springs, CO

Proximity to Subject:

Across Shield Drive

Site Area:

2.17 Gross Acres
1.60 Net Acres

Zoning:

I – Industrial

Schedule Number:

R8172004

Legal Description:

FUTURE EXPANSION PARCEL, RIVERFRONT PARK F2

Location:

Located between the Miller-Frazier and the Curve Area

Site Condition:

Generally level but irregular shaped parcel. Flood Plain
predominant on south along the Yampa River. Public sidewalk
traverses from the southeast to northwest. Typical utilities are at
or near the site. Flood zone and narrow shape at the south limit
the building envelope and building densities.

Sale Date:

October 16, 2018

Adj. Sale Price:

$900,000 or $415,000/gross acre

Recordation:

794483

Grantor:
Grantee:

Riverfront Ventures, L.L.C.
Bridge Lane Realty, L.L.C.

Motivation:

Adjusted sale price of $900,000 is allocated from the total sale
price of $4,320,000. This was a bulk sale of this vacant parcel and
five improved condo units. Intentions of the buyer are not yet
known. The potential building and density estimates are calculated
based on prior development Riverfront Park phases.
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Land Sale No 2

Address:

2385 Lincoln Avenue
Steamboat Springs, CO

Proximity to Subject:

0.5 miles North

Site Area:

5.0 Gross Acres
3.0 Net Acres

Zoning:

CS – Commercial Services

Schedule Number:

R0779340

Legal Description:

Lengthy, Metes & Bounds

Location:

West Lincoln Avenue, Steamboat.

Site Condition:

Level grade, rectangular parcel envelope, typical municipal utilities
at or near site. South portion of parcel subject to wetland
mitigation. Good visibility to Lincoln Avenue

Sale Date:

March 16, 2020

Adj. Sale Price:

$1,607,000 or $321,000/gross acre

Recordation:

808163

Grantor:

Eagle Mountain Builders, L.L.C.

Grantee:

Yampa Core Trail Owner, L.L.C.

Motivation:

Purchased for the potential development of a 97 unit apartment
complex known as “Yampa Core Trail.” Actual sale price was
$1,592,000 but was adjusted upward $15,000 for the demolition of
the old residential improvements (post sale expenditures).
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Land Sale No 3

Address:

2507 & 2511 Riverside Drive.
Steamboat Springs, CO

Proximity to Subject:

0.5 miles North

Site Area:

0.54 Gross Acres
0.54 Net Acres

Zoning:

CN – Commercial Neighborhood

Schedule Numbers:

R6813523/24

Legal Description:

LOTS 1 & 2 RIVERSIDE SUBDIVISION

Location:

West Lincoln Avenue

Site Condition:

Mostly rectangular and level parcel with good visibility from W.
Lincoln Avenue. Municipal utilities are available

Sale Date:

July 6, 2018

Adj. Sale Price:

$374,000 or $693,000/gross acre

Recordation:

791411

Grantor:

Riverside 40, L.L.C.

Grantee:

T-West, L.L.C.

Motivation:

Two parcel sale. Lots were assembled into one buildable parcel
and developed into a multi-unit condo project. Project consists of
five smaller commercial office/retail condos and nine residential
units.
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Land Sale No 4

Address:

1400 Pine Grove Road, Steamboat Springs, CO

Proximity to Subject:

2.5 miles SE

Site Area:

3.60 Gross Acres
2.50 Net Acres

Zoning:

CC, Community Commercial - Skyline

Schedule Number:

R8173978

Legal Description:

LOT 1 CITY SOUTH SUBD.

Location:

Mid Valley Area

Site Condition:

Level grade, irregular parcel envelope, high power transmission
line traverses northwest corner of parcel – minimal adverse effect
on value, typical utilities located at or near property. North portion
of property situated in AE Flood Zone –mitigation required. Good
visibility from Lincoln Avenue.

Sale Date:

April 30, 2019

Adj. Sale Price:

$2,469,000 or $686,000/gross acre

Recordation:

798933

Grantor:

Pine Grove Investments, L.L.C.

Grantee:

OPG Alpenglow Partners, L.L.C.

Motivation:

Purchased for the development of a 75 unit apartment complex –
OPG Alpenglow on Pine Grove
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Land Sale No 5

Address:

1805 Walton Creek Rd.
Steamboat Springs, CO

Proximity to Subject:

2.75 miles SE

Site Area:

0.65 Gross Acres,0.65 Net Acres

Zoning:

CN – Commercial Neighborhood

Schedule Number:

R2580325

Legal Description:

.65A TR IN NW4NW4SW4 27-6-84

Location:

Walton Creek Road and Village Drive area.

Site Condition:

Level, rectangular parcel envelope. All municipal utilities are
available

Sale Date:

January 14, 2020

Adj. Sale Price:

$550,000 or $846,000/gross ac

Recordation:

806711

Grantor:

Williams Family Partnership, L.L.C.

Grantee:

Sunscope, L.L.C.

Motivation:

Purchased for a future residential townhome/condominium
development. A total of seven units will be built when completed.
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Land Sale No 6

Address:

1440 Bangtail Way
Steamboat Springs, CO

Proximity to Subject:

2.5 miles SE

Site Area:

1.11 Gross Acres, 1.11 Net Acres

Zoning:

RR-1 Resort Residential One

Schedule Number:

R8179384

Legal Description:

PART OF LOT 1, WILDHORSE MEADOWS F8

Location:

Wildhorse – Mountain area.

Site Condition:

Gently sloping and mostly rectangular parcel envelope. Municipal
utilities are available

Sale Date:

December 18, 2018

Adj. Sale Price:

$1,200,000 or $1,081,000/gross acre

Recordation:

796120

Grantor:

RCS-Wildhorse Development, L.L.C.

Grantee:

GMP Wildhorse, L.L.C.

Motivation:

Purchased for a future residential townhome/condominium
development. Construction has begun. A total of twelve units will
be built when completed.
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Land Sale No 7

Address:

1422 Eagle Glen Drive
Steamboat Springs, CO

Proximity to Subject:

2.5 miles SE

Site Area:

1.09 Gross Acres, 1.09 Net Acres

Zoning:

RR-1, Resort Residential One

Schedule Number:

R8168460

Legal Description:

EXPANSION PROPERTY 2, CHADWICK ESTATE VILLAS

Location:

Eagle Ridge and Chadwick area

Site Condition:

Level, irregular parcel envelope. Utilities at property line or in
immediate vicinity

Sale Date:

December 20, 2018

Adj. Sale Price:

$875,000 or $803,000/gross acre

Recordation:

796150

Grantor:

MMC Chadwick, L.L.C.

Grantee:

Barn View, L.L.C.

Motivation:

Purchased for future residential townhome development. Plans
call for a total of seven luxury townhomes. Development
challenges present due to shape and size of parcel.
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Estimated Market Value:
The subject property market value based on this detailed analysis is estimated to be:
$2,850,000
Position of the Assessor’s Office:
As a County appraiser, I performed a reanalysis of the subject’s original 2021RA value
conclusion utilizing the available market data present for the respective period. As a
result of this more detailed analysis, the reconciled conclusion of value is estimated at
$2,850,000. This abatement response reanalysis therefore supports the original 2021
assessment of $2,629,190.
Furthermore, the subject property sold on September 27, 2018, for $2,550,000
with a Time Adjusted Sales Price of $2,779,500 (period sale). The property then
sold again on July 13, 2021, for $3,295,000 (post-period sale). In both instances,
the buyer purchased the property knowing that as future vacant land, the
property had superior development potential.
Therefore, in addition to the supporting comparables in this report, the subject property itself
and its September 27, 2018, sale is not to be ignored.

Assessor’s Recommendation:
DENY the petitioner’s request to lower the 2021RA Actual Value to $1,534,000.
UPHOLD the 2021RA Assessor’s Actual value of $2,629,190.
Effective Date of Value:
Assessment Date:
Report Date:
Appraiser:

June 30, 2020
January 1, 2021
August 1, 2022

Kevin M. Krause

Certified General Appraiser
Routt County Assessor’s Office
(970) 870-5454
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ASSUMPTIONS AND LIMITING CONDITIONS
This Restricted Appraisal Report has been produced for the purpose of ad valorem taxation; it
is an appraisal of the fee simple interest of the real properties located at 1605 Shield Drive,
Steamboat Springs, Colorado.
This appraisal report is intended to comply with the reporting requirements set forth under
Standard Rule 2-2a of the Uniform Standards of Professional Appraisal Practice for a Restricted
Appraisal Report. As such, it includes discussion of the data, reasoning, and analyses that were
used in the appraisal process to develop the appraiser’s opinion of value. Additional supporting
documentation concerning the data, reasoning and analyses is found within the appraiser’s
workfile. The information contained in this report is specific to the needs of the client and for the
intended users stated in this report. The appraiser is not responsible for unauthorized use of this
report. This appraisal report is intended for whom it is addressed and may not be distributed
without prior consent of the appraiser and must be kept in its entirety.
No responsibility is assumed for the legal description or for matters including legal or title
considerations. Title to the property is assumed to be good and marketable. The property is
appraised free and clear of any or all liens or encumbrances. It is assumed that there is full
compliance with all applicable federal, state and local environmental regulations. It is assumed
that there are no hidden or unapparent conditions of the property, subsoil or structures that render
it more or less valuable. It is assumed that all applicable zoning and use regulations and
restrictions have been complied with or will be in the near future, unless it is specified to the
contrary.
All information used in this report including MLS data, Transfer Declarations and confirmations
with assessor office employees, planning office officials, architects, clerk & recorder records,
owners, brokers involved in transactions and/or brokers knowledgeable of the transactions is
believed to be reliable. No warranty is provided for its accuracy.
Illustrative materials are included only to assist the reader in visualizing the subject property and
comparable properties cited.
EXTRAORDINARY ASSUMPTIONS:
The only extraordinary assumption used in this assignment and report is that NO soil or sub-soil
conditions, potentially hazardous materials or toxic waste problems existed on the parcel or
immediate vicinity either on the effective date of value or the assessment date that would have
adversely affected its use and/or value.
HYPOTHETICAL CONDITIONS
There are no Hypothetical Conditions made for this assignment or stated within this report.
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CERTIFICATION OF VALUE
I certify that, to the best of my knowledge and belief:
•

The statements of fact contained in this report are true and correct.

• The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and is my personal, impartial, and unbiased professional
analyses, and opinions and conclusions.
• I have no present or prospective interest in the property that is the subject of this report, and
no personal interest or bias with respect to the parties involved.
• I have no bias with respect to the property that is the subject of this report or to the parties
involved with this assignment.
• My engagement in this appraisal assignment is not contingent upon developing or reporting
of predetermined results.
• My compensation for this appraisal assignment is not contingent upon the development or
reporting of a predetermined value or direction in value that favors the cause of the client, the
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a
subsequent event directly related to the intended use of this restricted appraisal report. I am a
full-time, salaried employee of the Routt County Assessor’s Office. I am not compensated in any
other manner for professional services in performing this appraisal assignment.
• I certify that, to the best of my knowledge and belief, the reported analyses, opinions and
conclusions were developed, and this report has been prepared, in conformity with the
requirements of the Code of Professional Ethics and the Standards of Professional Appraisal
Practice of the Appraisal Institute.
• My analysis, opinions, and conclusions were developed, and this report has been prepared,
in conformity with the Uniform Standards of Professional Appraisal Practice.
• I have made a personal inspection of the property that is the subject of this report and the
comparables. All additional relevant information/verification was made via phone conversations
and/or emails between the property owner, real estate agents, tax representatives or other parties
knowledgeable about the subject and/or comparable properties and myself. Photos were taken
in person by myself or obtained online from various websites. Google Earth and the County ESRI
ArcView software were used to collect and verify additional physical characteristics of the
respective subject property and comparables when necessary. Data was verified with the Routt
County Clerk/Recorder online services and the TD1000 documents associated with the sale
transactions.
• I certify sufficient competence to appraise this property through education and experience, in
addition to the internal resources of the Routt County Assessor’s Office.
Respectfully submitted,

Kevin M. Krause
Certified General Appraiser, CG1324436
Expiration: December 31, 2022
Signature Date: August 1, 2022
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SUBBJECT PROPERTY PHOTOS

Front of Facility
(View to Southwest)

Front of Facility
(View to Southeast)

Front of Office
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Office Area

Maintenance Area

Auxiliary Building
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Rear Mid-Lot Area
(View to North)

Mid-Back Lot
(View to North)

Open Waterater
(Pond – View to
Northeast)
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Rear Lot Area

Rear Lot Adjacent to
Wetland and Pond

Core Trail &
Yampa River
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Figure 8:
COMPARABLE SALES MAP
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ADDENDUM
Initial Conceptual Plan
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This 8.8 acre parcel has very realistic and reasonable development
potential into it's highest & best use and thus, the current valuation is
appropriate based on that analysis. The current value is also
supported by its 2018 sale price of $2.78m (time-adjusted).

$2,629,190

$762,460

$41,645.56

$0

$0

$0

