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Life’s FAQs:

Why is the sky blue?

How does gravity work?

Are we there yet?

What happens in an Assessor’s office….. 
how does property taxation work?



Four Major Duties
1.  Discover

• Recordings from County Clerk & Recorder
• Building permits
• Property inspections
• Internet descriptions

2.  List
• Utilize Assessor’s computer software
• Describe the property characteristics
• Identify the physical location of the property (critical for applying tax 

districts)
• Maintain ownership and mailing address



Four Major Duties (cont.)
3.  Classify

• Based on use as of January 1 every year
• Determines valuation method(s)
• Determines Assessment Ratio to be applied:

Property Class Assessment Rate
Vacant Land 29% (Gallagher Amendment)
Commercial 29% (Gallagher Amendment)
Industrial 29% (Gallagher Amendment)
Agricultural 29% (Gallagher Amendment)
Natural Resources 29% (Gallagher Amendment)
State Assessed 29% (Gallagher Amendment)
Personal Property 29% (Gallagher Amendment)
Producing mines 25% Gross/100% Net, whichever is greater
Oil and gas 87.5% Primary; 75% Secondary/Tertiary 
Residential 7.20% (adjusts per Gallagher Amendment)



Four Major Duties (cont.)
3.  Classify - FAQs

• How are apartment properties classified?
• Residential, as are extended stay hotel rooms, nursing homes, etc.

• What if a property has both residential and commercial uses?
• The property is listed, classified, and valued separately according to 

the characteristics for each use





Four Major Duties (cont.)
4.  Value

• Determine actual value as of June 30, even year (ex. 2016, 2018)

• Certain property classes are revalued every year (ex. Personal Property) 
and others every 2 years (ex. all Real Property)

• Value methods/approach:
Property Class Method/Approach

Production property Based on production (agricultural, oil & gas, natural resources)
Non-residential Cost, Market, and Income approaches – per Constitution (Gallagher)
Residential Market approach only – per Constitution (TABOR)



Four Major Duties (cont.)
4.  Value - FAQs

• How can each Assessor possibly value such a large number of properties 

with the amount of staff in your offices, you all are AMAZING!

• Use mass appraisal methodology
• Market approach = multiple regression analysis

(Denver=250,000, Arapahoe=235,000, El Paso=230,000)

• What value are you estimating?
• Actual value = Market value = Most probable price as of June 30, 

(even year)



Certification of Values

Assessor “certifies” to each taxing entity the taxable value and certain 
additional information used to determine:

• Revenue and spending limits (TABOR, 5.5%) if applicable
• Revenue potential from property tax (budgeting)
• The mill levy for the taxing entity which is certified to the Assessor





Certification of Values – cont.

Taxing entities have the authority to levy taxes on property and include: 

• School Districts
• Counties
• Special Districts (Fire, Water, Metro, Improvement, etc.)
• Municipalities
• Junior Colleges



School Districts

• 50.4% of 2012 property taxes
• 50.3% of 2013 property taxes
• 49.8% of 2014 property taxes
• 49.5% of 2015 property taxes
• 50.5% of 2016 property taxes

• 178 school districts in Colorado
• School District boundaries sometimes overlap county 

boundaries
• Every property in Colorado is located within a school district
• School districts are the largest tax revenue entity



County Governments

• 25.3% of 2012 property taxes

• 25.3% of 2013 property taxes

• 25.4% of 2014 property taxes

• 25.1% of 2015 property taxes

• 24.6% of 2016 property taxes

• 64 counties including Denver & Broomfield (city/county)

• A county is typically the largest taxing entity in terms of land 
area & population

• Tax revenue goes to various funds



Special Districts

• 18.4% of 2012 property taxes

• 18.3% of 2013 property taxes

• 18.7% of 2014 property taxes

• 19.2% of 2015 property taxes

• 18.9% of 2016 property taxes

• Special Districts provide a specific service or set of services 
such as fire protection, water, sanitation, and recreation

• There are more than 2,000 special districts in Colorado

• A Property may or may not be located in a special district



Municipalities

• 4.9% of 2012 property taxes

• 4.9% of 2013 property taxes

• 4.8% of 2014 property taxes

• 4.8% of 2015 property taxes

• 4.8% of 2016 property taxes

• May be located in one or more counties

• There are 271 municipalities in Colorado



Junior Colleges

• 1.2% of 2012 property taxes

• 1.2% of 2013 property taxes

• 1.3% of 2014 property taxes

• 1.4% of 2015 property taxes

• 1.2% of 2016 property taxes

• 4 Junior College districts in 14 Colorado counties
• Aims Community College
• Colorado Mountain College
• Moffat County Affiliated Junior College
• Rangely Junior College 

• These are not part of Colorado’s community college system



Property Tax Distribution
2016 Taxes Due in 2017

(in Billions of Dollars)

School Districts              $4.106 

County Governments   $2.000 

Special Districts             $1.536 

Municipalities                $0.392

Junior Colleges              $0.094

Total Taxes:  $8.129 Billion

NO STATE PROPERTY TAX
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Example of Taxing Entities



Calculation of Property Taxes

Actual Value (Market Value) 

x Assessment Ratio (based on classification) 

= Assessed Value

x Mill levy (determined primarily by location)

= Property Taxes



Calculation of Property Taxes - examples

Residential Non-Residential
Actual Value $1,000,000 $1,000,000

x Assessment Ratio x       7.20% x 29%

= Assessed Value $72,000 $290,000

x Mill levy .077134 .077134

= Property Taxes $5,553.65 $22,368.86



Abstract of Values

Assessor reports annually to Property Tax Administrator:
• Assessed values by class and subclass
• Parcel and unit counts
• Assessed values by school district and municipality

Used by State Agencies for:
• Fiscal impact analysis
• Residential rate study (Gallagher Amendment)



“Lightning Round”
• Exemptions are applied to eligible property (Governmental, Public 

Schools, Metro District, Religious, Charitable, qualifying Seniors, etc.)
• Public property = 97,382 parcels = $15.6B actual value
• Religious, charitable, private schools = 11,235 parcels = $14.8B actual value

• Various appeal rights are available to property owners to consider 
classification, valuation, error in levying, etc.

• Division of Property Taxation provides oversight and publishes the 
Assessor’s Reference Library (contains 1,907 pages) 

• Assessors must comply with annual audit performed on behalf of the 
State Board of Equalization



Erff123
Calendar

2016

2018

2017

2019

Sales Transactions Occur (Base Period) Sales Verification

Sales Verification
Mass Appraisal

Sales Transactions Occur (Base Period)

MA – Finalize Values Appeals



“The office of assessor is one of the most important in the county and, 
generally speaking, demands a higher class of ability than is required of any 

of the other county officers. Like the judges of the courts, an assessor is 
charged with the administration of justice. Fixing values which determine the 

amount of the taxpayers’ contribution to the support of government is a 
delicate business, and one that demands most careful discrimination and the 

keenest appreciation of the rights of individuals.”

First Annual Report of the Colorado Tax Commission
to the Governor, Treasurer, and Legislature

December 14, 1912



Thank you for the opportunity!

The Colorado Assessor’s Association


