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Petitioner: 

 

 
Respondent: 

 
ORDER 

 
 

nt Appeals on November 30, 
201 ra W. Mercier presiding.  Petitioner was represented by 
William A. McLain, Esq.  Respondent was represented by Tami Yellico, Esq.  Petitioner is 
requesting ax year 2007.   

  

lorado 

turing facility on 
g was completed in 1975, with additions to the building in the 

1980s.  The subject includes an adjacent site (Schedule No. R1067575) of 5.670 acres that is 
bisected by a community ditch.  A 3,640-square foot chemical storage building straddles the 

rties suffer from environmental contamination. 
  
 Petitioner contends that the two properties should be valued as one operating unit.  
Petitioner is requesting a combined actual value of $1,385,080.00 for the subject property for tax 
year 2007.  Petitioner concludes to a value of $1,372,010.00 for Schedule No. R1067574 and 
$13,070.00 for Schedule No. R1067575.   

THIS MATTER was heard by the Board of Assessme
0, Debra A. Baumbach and Sond

 an abatement/refund of taxes on the subject property for t
 

Dockets 51933 and 55596 were consolidated for purposes of the hearing.
 
Subject property is described as follows: 

 
800 Hoyt Street and 855 Compton Street, Broomfield, Co

  Broomfield County Schedule Nos. R1067574 & R1067575  
 

The subject (Schedule No. R1067574) is a 112,128-square foot manufac
14.39 acres of land.  The buildin

property line of the two parcels.  Both prope
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 Respondent contends that the properties should be valued separat
assigned a value of $13,070.

ely. Respondent 
00 for Schedule No. R1067575, and $3,900,000.00 to Schedule No. 

R10

 Petitioner presen ing combined indicators of value:  
   

st: 5,720.00 

ax Consultants, 
 per square foot. 
er a 
e to a value of 
sts were revised 

n M. McGinnis, the Microsemi Consortium 
Pro se costs included 

st for Common 
rtment of Public 

 1,450,000.00 to 
 no adjustments, 
,725.00 prior to 
2,490,945.00 for 
proach.  

f $1,385,080.00 for the 
sub e 112,100 square 

strom deducted 
erties combined, 
talization rate of 
.20% and adding 

 
itioner contends that the two properties should be valued as one operating unit and that 

the parcel identified as Schedule No. R1067575 was incorrectly identified as vacant land.  
Petitioner testified that access to the rear parcel was limited and required access across the parcel 

t includes the manufacturing building.  Petitioner testified that the chemical storage building 
should not be classified as a “minor structure” and contributes to the overall value.  Petitioner 
contends that remediation costs should include the projected cost for Common Counsel as well 
as costs for CDPHE reporting.  
 
  
 

67574, both for tax year 2007.   
 

ted the follow
 

Co  $2,03
Market: $1,684,780.00 
Income: $1,385,080.00 

 
 Petitioner presented a cost approach to derive a market-adjusted cost value for the subject 

tha

property of $2,035,720.00.  Petitioner’s witness, Mr. Ronald Sandstrom of F&S T
provided no land sales, relying on Respondent’s assigned land value of $2.25
Mr. Sandstrom concluded to a total unimpaired value of $4,526,665.00.  Petition
djusted the value for future remediation costs of $2,490,945.00 to conclud
$2,035,720.00 under the cost approach.  Petitioner’s discounted remediation co
based on a letter dated January 29, 2007 from Bria

ject Manager, indicating total estimated costs of $327,700.00 for 2007.  The
$254,500.00 for remediation through December 2007 with an estimated co
Counsel of $4,600.00 per month and reporting required by the Colorado Depa
Health and Environmental (CDPHE) of $4,500.00 per quarter.   
 

Petitioner presented three comparable sales ranging in sale price from $
$3,600,000.00 and in size from 86,036 to 106,195 square feet.  Petitioner made
concluding to a value of $37.25 per square foot for the subject or $4,175
adjustment for environmental costs.  Petitioner applied the same deduction of $
environmental costs to conclude to a value of $1,684,780.00 using the market ap
 
 Petitioner presented an income approach to derive a value o

ject property.  Petitioner applied a rental rate of $5.25 per square foot to th
foot manufacturing and office building, and deducted vacancy of 7.5%.  Mr. Sand
remediation costs for 2007 of $327,700.00 to reflect total costs for the two prop
based on Mr. McGinnis’s letter.  Mr. Sandstrom concluded to an overall capi
12.50%, rounded, by taking the overall rate indicated by investor surveys of 7
an additional 5.42%, equal to the risk rate used in discounting the environmental costs.   

 Pet
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 Respondent presented the following indicator of value for Schedule No. R1067575: 
  

mfield Assessor 
s to support a value of $358,000 prior to adjustment for 

contam ination issues to 
con

 Respondent presented the following indicators of value for Schedule No. R1067574: 
  

 Respondent used a state-approved cost estimating service to derive a market-adjusted 
cos tamination.  Mr. 

f $3,182,512.00 

s witness presented three comparable sales ranging in sale price from 
$3,600,000.00 to $4,150,000.00 with indicated values of $35.36 to $42.78 per square foot.  After 

ot.  Respondent 
ed.  Respondent 
 to a value of 

0 for the subject 
total square feet.  

 
item dding the costs 

diation costs of 
ination, which 

% was applied, 
t reliance on the 

inco 7574. 

Respondent contends that remediation costs of $254,500.00 plus reporting costs of 
CDPHE of $4,500.00 are appropriate.  Respondent contends that there is insufficient support for 

 inclusion of additional costs for Common Counsel of $4,600.00 per month.  Respondent cites 
the publication Standard on the Valuation of Properties Affected by Environmental 
Contamination, International Association of Assessing Officers, July 2001, pg. 12 in support.  
 
 Respondent assigned an actual value of $13,070.00 to Schedule No. R1067575, and 
$3,900,000.00 to Schedule No. R1067574, for a combined value of $3,913,070.00 for tax year 
2007. 

  
Market: $17,900.00 

 
 Respondent’s witness, Mr. John Storb III of the City and County of Broo
Division, presented five land sale

ination.  Mr. Storb applied a 95% downward adjustment for contam
clude to a value of 17,900.00, rounded. $

 

  
Cost: $3,182,512.00 
Market: $3,200,000.00 
Income: $4,140,000.00 

 

t value for the subject property of $4,427,660.00, prior to adjustment for con
Storb deducted $1,245,148.00 for remediation costs to conclude to a value o
using the cost approach.  
 
 Respondent’

adjustments were made, the sales ranged from $41.37 to $47.06 per square fo
concluded to a value of $44.00 per square foot equal to $4,935,000.00, round
deducted costs associated with contamination of $1,715,148.00, to conclude
$3,200,000.00, rounded.   
 
 Respondent used the income approach to derive a value of $4,140,000.0
property.  Respondent applied a rental rate of $5.50 per square foot to 112,100 
Deductions included vacancy of 8.0%, reserves for replacement of 3.0%, and expenses not

ized of 5.0%.  Respondent applied remediation costs of $254,500.00, a
associated with CDPHE reporting of $4,500.00 per quarter, for total reme
$272,500.00.  Respondent deducted 70% of the costs associated with contam
equaled a deduction of $190,750.00 as an expense.  A capitalization rate of 8.0
indicating a value of $4,140,000.00, rounded.  Respondent placed the greates

me approach to conclude to a value of $4,000,000.00 for Schedule No. R106
 
 

the
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 The Board was convinced that the two properties operated as a single
chemical storage building straddles the line between the two parcels and is found
have contributory value.  The parcel identified as R1067575 is currently acc

 unit.  The small 
 by the Board to 

essed as part of the 
adja

ed value of the 
obative evidence 

app emical storage 

f $272,500.00.  
r. McGinnis of 

eporting to CDPHE of $4,500.00 per quarter.  The 
Board was not convinced that the legal costs, as shown in the McGinnis report, were actually 
asso y legal advice.” 

on, International 

zed and 3% for 
 of $266,293.00, as calculated by the Board.  

Pet , concluding to a 
ficient probative 

f 8.0%, resulting in a Board calculated value of 
$3,328,661.00 combined for the two properties.  This recalculated value is below the combined 
value currently placed on the two properties before the Board. 

 that the subject 
f Schedule Nos. 

 
 
ORDER:

cent parcel and would not likely be sold as a free-standing property.   
 
 Based on these conclusions, the Board has recalculated the combin
properties, based on the income approach.  Respondent presented sufficient pr
to support a rental rate of $5.50 per square foot and vacancy of 8.0% for the subject.  The Board 

lied the rental rate to a total square footage of 115,740, which includes the ch
building, resulting in effective gross income of $636,570.00.   
 

The Board agrees with Respondent’s revised remediation costs o
Respondent’s costs are based on the revised remediation costs shown by M
$254,500.00, plus costs associated with r

ciated with the cost to cure or that they exceeded “costs of customar
Standard on the Valuation of Properties Affected by Environmental Contaminati
Association of Assessing Officers, July 2001, pg. 12.  

 
Both parties made expense deductions of 5% for expenses not itemi

reserves for replacement, resulting in net income
itioner provided inadequate support for the inclusion of a risk rate of 5.42%

capitalization rate well above market at 12.50%.  Respondent provided suf
evidence to support a capitalization rate o

 
Based on the evidence and testimony provided, the Board concludes 

property was incorrectly valued for tax year 2007.   The combined value o
R1067574 and R1067575 is reduced to $3,328,661.00.   

 
 

Respondent is ordered to cause an abatement/refund to Petitioner, based on a 2007 
combined actual value for Schedule Nos. R1067575 and R1067574 of $3,328,661.00. 
 

The Broomfield County Assessor is directed to change his/her records accordingly. 
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