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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 2025, the property value, which the Assessor determines as the "Actual Value", must 
reflect the valuation date of June 30, 2024.

• The "base period" is the 24-month period from July 1, 2022 to June 30, 2024: 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, 2024!!!



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
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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
• 9 Townhome models 
• 12 Condo models 
• 3 Apartment models

Time trend sales to date of valuation (June 30, 2024)

Perform multiple regression analysis

Review of coefficients and “outliers”



MODEL STRATIFICATION

Three Apartment Models:

Model 1 = 2-4 units

Model 2 = Generally 5-50 units

Model 3 = 50+ units, PBGs and newer downtown 
properties



MODEL STRATIFICATION



TIME TRENDING
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Apartment Model 2
Weighted Regression of Median Sale Ratios , July 2022 thru June, 2024

Trend Demonstrated = - 0.4% per Month

Median Sales Ratio+'Inverse Sale…



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

Perform 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



2025 REVALUATION

What do things look like for 2025?



2025 MEDIAN CHANGES

Median changes in Actual Values from 2023 Reappraisal to 2025 Reappraisal:

Property Type Median Change
Single Family Residences -2%          
Condominiums -1%          
Rowhouses 0%    

CBD/LoDo/CPV–primarily offices -10%
Hotels/Motels +1%
Retail +4%
Small Offices 0%
Warehouses +9%

Apartments: 1-4 Units -18%          
Apartments: Model 2 (5+Units) -8% 
Apartments: Model 3 (PBG) -15% 



2024 LEGISLATION



2024 LEGISLATION



2024 LEGISLATION



Also:
• $55k deduction for residential properties
• $30k deduction for commercial improved properties

ASSESSMENT RATES 
2023/2024



ASSESSMENT RATES 2025+



2025 TAX YEAR EXAMPLE 
(Residential)



2026 TAX YEAR EXAMPLE 
(Residential)



Also imposed “revenue caps” for both schools (local share) and local governments:

• Schools = 12% limit per 2-year revaluation cycle (6% per year)

• Local Governments = 10.5% limit per 2-year revaluation cycle (5.25% per year)

REVENUE CAPS



DENVER’S MILL LEVY

City's Share equals 33%



7/1/2022 6/30/2024 1/1/2025

5/1/2025

24-Month Base Period

8/15/2025 11/1/2025 12/10/2025

Appeals to CBOEAppeals to Assessor State Level Appeals

Assessment Cycle – Real Property
“ALTERNATE PROCEDURE”

Due 6/9/2025 Due 9/15/2025

2025 APPEAL PERIOD



PROTESTING SUGGESTIONS

• Don't consider the current market
• Do remember the date of value (June 30, 2024) and 

the assessment date (January 1, 2025)

• Don’t protest the taxes
• Do consider the value



PROTESTING SUGGESTIONS

• Don’t consider the rate of increase/decrease
• Do consider market value
• Do review the property characteristics

• Don’t simply say “The value is too high”
• Do provide evidence: sales, photos, descriptions of 

issues negative to property, estimates of cost to 
cure, rent rolls, etc.



Thank you for the opportunity!

Keith Erffmeyer
Keith.Erffmeyer@denvergov.org

720-913-4060


