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t h e  maintenance of a t r a i n e d  s t a f f .  Between s e s s i o n s ,  r e sea rch  
a c t i v i t i e s  a r e  concen t r a t ed  on t h e  s tudy  of r e l a t i v e l y  broad prob-
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F i r s t  Regular  Ses s ion  of  t h e  Forty-second General  Assembly. 


C o r d i a l l y ,  

/s/ 	 C h a r l e s  Conkl in  
Chairman 
Colorado L e g i s l a t i v e  Counci l  

CC: cg 



FOREWORD 


Sena te  J o i n t  Reso lu t ion  21 passed a t  t h e  First Regular
Sess ion  of t h e  42nd General  Assembly d i r e c t e d  t h e  L e g i s l a t i v e  
Counci l  t o  i s s u e  a r e p o r t  on s a l e s  r a t i o s  f o r  t h e  pe r iods  J u l y  1, 
1958, t o  June 30, 1959, and J u l y  1, 1957 t o  June 30,  1959, t o  t h e  
Second Regular Sess ion  of t h e  Forty-second General  Assembly. T h i s  
r e p r e s e n t s  a c o n t i n u a t i o n  of  t h e  s tudy  made f o r  t h e  General  Assembly 
pursuant  t o  H . J . R .  31 passed i n  1957 and S.J.R. 1 2  passed i n  1958 
and r e p o r t e d  t o  t h e  F i r s t  Regular  Ses s ion  of t h e  Forty-second 
General  Assembly. 

T h i s  i s  t h e  f i r s t  p a r t  of a two-par t  r e p o r t  on t h e  
r e s u l t s  of t h e  s a l e s  r a t i o  s tudy  f o r  1958-1959 and t h e  two-year 
pe r iod  1957-1959. P a r t  I d e s c r i b e s  t h e  method used i n  a r r i v i n g  
a t  t h e  s a l e s  r a t i o  f i g u r e s  and g i v e s  t h e  county r a t i o  f i g u r e s ,  t h e  
r u r a l  and urban r a t i o  f i g u r e s  f o r  each county,  and t h e  s t a t e -wide  
r a t i o  by c l a s s e s  of p rope r ty .  P a r t  I1 of t h e  r e p o r t  w i l l  g i v e  
d e t a i l e d  f i g u r e s  by c l a s s  of p rope r ty  and by county.  

P a r t  I w i l l  be a v a i l a b l e  f o r  g e n e r a l  d i s t r i b u t i o n .  
The f i g u r e s  p re sen ted  i n  P a r t  I1 of  t h e  s a l e s  r a t i o  r e p o r t  w i l l  
i nc lude  t h e  number of conveyances i n  each p rope r ty  c l a s s ,  a 
f requency d i s t r i b u t i o n  showing t h e  range  of i n d i v i d u a l  s a l e s  
r a t i o s  and t h e  s a l e s  r a t i o s  f o r  a l l  c o u n t i e s  by c l a s s  of  prop-
e r t y  where s u f f i c i e n t  s a l e s  occur red  t o  permit  t h e  computation 
of s a l e s  r a t i o s .  The d e t a i l e d  d a t a  w i l l  be p re sen ted  f o r  
1958-1959 and 1957-1959. The second p a r t  of t h e  s a l e s  r a t i o  
r e p o r t  w i l l  no t  be a v a i l a b l e  f o r  wide d i s t r i b u t i o n ,  However, 
t h o s e  who a r e  i n t e r e s t e d  i n  t h e  d e t a i l s  can o b t a i n  a copy from 
t h e  L e g i s l a t i v e  Counci l .  

The methodology used i n  a r r i v i n g  a t  t h e  s a l e s  r a t i o  
f i g u r e s  and t h e  r e s u l t s  t he reo f  have been reviewed by t h e  
L e g i s l a t i v e  Counci l  Committee on Assessment Methods. The 
members of t h a t  committee a r e :  

Sena tor  David J. C l a r k e ,  Represen ta t ive  Ray Simpson, 
Chairman Vice-chairman 

Represen ta t ive  Ray Black Sena to r  Richard F. Hobbs 
Sena tor  T. E v e r e t t  Cook Represen ta t ive  Yale B. Huffman, Jr. 
Sena tor  Fay DeBerard 
Sena to r  Ranger Rogers 

R e p r e s e n t a t i v e  Elmer A, 
Rep resen ta t ive  Guy Poe 

Johnson 

Sena tor  Wi lk ie  Ham Represen ta t ive  James M. French 

Fi tzhugh L. Carmichael  i s  t h e  s t a f f  member p r i m a r i l y  
r e s p o n s i b l e  f o r  t h i s  r e p o r t .  He has  been a s s i s t e d  by Nai-Kwang 
Chang and S teve  Teglovic .  



The Legis lat ive  Council wishes t o  thank the  county 
assessors ,  the c lerks  and recorders, and other public o f f i c i a l s ,  
a s  wel l  a s  many private c i t i z e n s  and organizations,  who coop- 
erated with the s t a f f  i n  gathering the information reported 
herein. 

Lyle C.  Kyle
Director 

December 3 ,  1959 
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INTRODUCTION 

-The Assiqnment 

Because c o n t i n u a n c e  of t h e  s a l e s  r a t i o  s t u d y  was deemed 
n e c e s s a r y  t o  make i t  of "most v a l u e  t o  t h e  G e n e r a l  Assembly i n  
c o n s i d e r i n g  t h e  improvements needed i n  a s s e s s m e n t  methods ,"  t h e  
L e g i s l a t i v e  C o u n c i l  was d i r e c t e d  t o  " c o n t i n u e  t o  p r o c e s s  t h e  
r e a l  e s t a t e  conveyance c e r t i f i c a t e s  and i s s u e  a r e p o r t  on s a l e s  
r a t i o s  f o r  t h e  p e r i o d s ,  between J u l y  1, 1958 and J u n e  30, 1959,  
f ind7 between J u l y  1, 1957 and J u n e  30,  1959,  t o  t h e  s cond 
r e g u l a r  s e s s i o n  of t h e  For ty - second  G e n e r a l  Assembly.' ' f 

I n  view of  t h e  c o n v i c t i o n  t h a t  "a sound and e q u i t a b l e  
program of s t a t e  s u p p o r t  of  e d u c a t i o n  r e q u i r e s  t h a t  r e a l  and 
p e r s o n a l  p r o p e r t y  i n  t h e  s e v e r a l  c o u n t i e s  and s c h o o l  d i s t r i c t s  
of  t h e  s t a t e  be  un i fo rmly  and e q u i t a b l y  a s s e s s e d u 2  and t h e  f u r -
t h e r  c o n v i c t i o n  t h a t  s i g n i f i c a n t  d i f f e r e n c e s  i n  a s s e s s m e n t  l e v e l s 3  
e x i s t e d ,  t h e  G e n e r a l  Assembly had s e l e c t e d  t h e  s a l e s  r a t i o  method 
a s  one means of a c h i e v i n g  i n c r e a s e d  u n i f o r m i t y  i n  a s s e s s m e n t s  and 
had d i r e c t e d  t h e  L e g i s l a t i v e  Counc i l  t o  make t h e  S a l e s  R a t i o  
S tudy  f o r  1957-1958. The r e  o r t  on t h i s  s t u d y ,  i n  two p a r t s ,  was 
i s s u e d  a s  of December, 1958.&' 

I n  c o n t i n u i n g  t h e  s a l e s  r a t i o  s t u d y ,  t h e  L e g i s l a t i v e  
Counc i l  h a s  employed t h e  methodology deve loped  i n  t h e  c o u r s e  of 
t h e  f i r s t  y e a r ' s  s t u d y ,  a s  s e t  f o r t h  i n  t h e  i n d i c a t e d  p u b l i c a -
t i o n s  of  t h e  L e g i s l a t i v e  C o u n c i l .  For  t h e  r e a d e r ' s  conven ience ,  
a r e v i e w  of t h i s  methodology i s  p r e s e n t e d  h e r e i n .  

1. 	 S . J .R .  No. 21 ,  F i r s t  S e s s i o n ,  42nd G e n e r a l  Assembly, 1959.  
2.  	 H . J . R .  No. 31, F i r s t  S e s s i o n ,  4 1 s t  G e n e r a l  Assembly, 1957. 
3. 	 An a s s e s s m e n t  l e v e l ,  a s  t h e  term i s  used h e r e ,  i s  a measure 


o f  t h e  a v e r a g e  r e l a t i o n s h i p  between t h e  a s s e s s e d  v a l u e  and 

t h e  market  v a l u e  o f  a g r o u p  o f  p r o p e r t i e s  such a s  one- fami ly  

d w e l l i n g s ,  commercial  p r o p e r t i e s ,  o r  a l l  p r o p e r t y  c l a s s e s  

combined i n  a county  o r  i n  t h e  s t a t e  a s  a whole.  For  ex-

ample,  s i n g l e  f a m i l y  homes, a s  a c l a s s  o f  p r o ? e r t y ,  may be  

a s s e s s e d  a t  25 p e r  c e n t  of  market  v a l u e  on an a v e r a g e  and 

commercial  p r o p e r t i e s ,  a s  a c l a s s ,  may be  a s s e s s e d  a t  35 p e r  

c e n t  of  market  v a l u e .  The two f i g u r e s  r e p r e s e n t  two d i f f e r - 

e n t  l e v e l s  o f  a s s e s s m e n t .  


4 .  	 Colorado L e g i s l a t i v e  C o u n c i l ,  " S a l e s  R a t i o  S t u d y "  f o r  1957-1958, 
Resea rch  P u b l i c a t i o n  No. 27,  December, 1958) and 

P a r tPar t  One 29,  1 9 5 8 ) .Two 	 IResearch  P u b l i c a t i o n  No. December, 



What i s  a Sales Ratio Study? 

A s a l e s  r a t i o  s t u d y  i s  a means of  d e t e r m i n i n g  the r e l a -
t i o n s h i p  be tween t h e  a s s e s s e d  v a l u a t i o n  and  t he  sales price of 
p r o p e r t y .  I n  g e n e r a l ,  t h e  s a l e s  p r i c e ,  i n  c a s e  of  bona f i d e ,  
" a rm ' s  l e n  t h  t r a n s a c t i o n s , ' '  i s  a n  i n d i c a t i o n  o f  t h e  m a r k e t  
v a l u e  o f  txe p r o p e r t y .  I f  t h e  s a l e s  p r i c e  o f  a p i e c e  of  prop-
e r t y  i s  $10,000 and  i t  i s  v a l u e d ,  f o r  a s s e s s m e n t  p u r p o s e s ,  a t  
$2,500, t h e  s a l e s  r a t i o  i s  25 p e r  c e n t .  

T h i s  s a l e s  r a t i o  s t u d y  i n  t h e  S t a t e  o f  Co lo rado  i s  b a s e d  
upon i n f o r m a t i o n  which t h e  c o u n t y  c l e r k s  and  r e c o r d e r s  and  t h e  
c o u n t y  a s s e s s o r s  r e p o r t e d  t o  t h e  L e g i s l a t i v e  C o u n c i l  unde r  t h e  
p r o v i s i o n s  of  t h e  R e a l t y  R e c o r d i n g  ~ c t . 5  I t  i s  l i m i t e d  t o  r e a l  
p r o p e r t y  ( l a n d  and  improvements )  e x c l u s i v e  of  t h a t  owned by 
p u b l i c  u t i l i t i e s .  U t i l i t i e s  were e x c l u d e d  b e c a u s e  s a l e s  o f  
such  p r o p e r t i e s  were i n s u f  i c i e n t  f o r  a d e q u a t e  d e t e r m i n a t i o n  
o f  a s a l e s  r a t i o  f o r  them.b The conveyance  c e r t i f i c a t e s  f rom 
which t h e  1958-1959 s a l e s  r a t i o s  were  d e r i v e d  were f i l e d  w i t h  
t h e  c o u n t y  c l e r k s  and r e c o r d e r s  between J u l y  1, 1958,  and  J u n e  
30, 1959;  and  t h o s e  on which  t h e  1957-1959 s a l e s  r a t i o s  were 
d e r i v e d  were f i l e d  be tween J u l y  1, 1957,  and J u n e  30 ,  1959.  

Uses o f  S a l e s  . R a t i o  S t u d y  

The p u r p o s e  of a s a l e s  r a t i o  s t u d y  i s  t o  d i s c o v e r  t h e  
e x t e n t  o f  v a r i a t i o n s  i n  l e v e l s  o r  r a t e s  o f  a s s e s s m e n t  f rom one  
coun ty  t o  a n o t h e r ,  f rom one  c l a s s  o f  p r o p e r t y  t o  a n o t h e r  i n  t h e  
same o r  d i f f e r e n t  a r e a s ,  and  f rom one  p r o p e r t y  t o  a n o t h e r  of  t h e  
same c l a s s  i n  t h e  same a r e a ,  The c o n s e n s u s  o f  w r i t e ~ si n  t h e  
p r o p e r t y  t a x  f i e l d  i s  t h a t  a s a l e s  r a t i o  s t u d y  p r o v i d e s  t h e  bes t  
s i n g l e  g u i d e  t o  d e t e r m i n i n g  . t h e  f a c t s  on  t h e  b a s i s  of  which t h e  
G e n e r a l  Assembly can  p r e s c r i b e  methods  and  r e g u l a t i o n s  t o  b r i n g  
a b o u t  j u s t  and  e q u a l i z e d  a s s e s s m e n t s .  However, i t  s h o u l d  be 
r e c o g n i z e d  t h a t  i t  i s  m e r e l y  one  of  s e v e r a l  t o o l s  which  c a n  be  
u t i l i z e d  f o r  t h i s  p u r p o s e .  The f i n d i n g s  o f  a s a l e s  r a t i o  s t u d y  
a s s i s t  i n  making t h e  d i a g n o s i s  and  h e l p  t o  p o i n t  t h e  way t o  
c o r r e c t i v e  measu res .  I n  l i n e  w i t h  t h e  p r a c t i c e  f o l l o w e d  i n  a 
number o f  s t a t e s ,  such  a s t u d y ,  f o r  t h e  most s a t i s f a c t o r y  re-
s u l t s ,  s h o u l d  b e  a  c o n t i n u i n g  p r o c e s s  and  n o t  a "one s h o t w  
e f f o r t .  

5. 	 S .  B .  222, F i r s t  S e s s i o n ,  4 1 s t  G e n e r a l  Assembly, 1957,  Colo- 
r a d o  R e v i s e d  S t a t u t e s ,  S e c t i o n s  118-6-21 t h r o u g h  118-6-33, 
Supplement  1957.  

6 .  	 Excluded  a l s o  a r e  i n t e r e s t s  i n  m i n e r a l  p r o p e r t i e s  which  a r e  
a s s e s s e d  on t h e  b a s i s  o f  m i n e r a l  p r o d u c t i o n  and  n o t  a s  l a n d  
and improvements ,  



The G e n e r a l  Assembly h a s  p r o v i d e d  f o r  t h e  c o n t i n u a t i o n  
of t h e  s a l e s  r a t i o  s t u d y  under  t h e  r e q u i r e m e n t s  of  S .  B.  222 
( 1 9 5 7 ) .  A s  i n d i c a t e d  above ,  J u n e  30, 1959,  marked t h e  end o f  
i t s  second y e a r  s o  f a r  a s  t h e  f i l i n g  o f  c e r t i f i c a t e s  i s  con-
c e r n e d .  The c o n t i n u a t i o n  s h o u l d  e n a b l e  t h e  G e n e r a l  Assembly t o  
d e t e r m i n e  t h e  e f f e c t i v e n e s s  o f  methods and p r o c e d u r e s  t h a t  may 
be p r e s c r i b e d  by i t  i n  a c h i e v i n g  e q u a l i z e d  a s s e s s m e n t s .  

S a l e s  r a t i o  d a t a  p r o v i d e  a s i g n i f i c a n t  g u i d e  f o r  d i s t r i b -  
u t i n g  s t a t e  f u n d s  t o  l o c a l  governments  when such  a d i s t r i b u t i o n  
i n v o l v e s  compara t ive  p r o p e r t y  v a l u a t i o n s .  Many governmenta l  
programs,  j o i n t l y  f i n a n c e d  by s t a t e  and l o c a l  governments ,  r e -
q u i r e  t h e  l o c a l  u n i t  t o  meet a s p e c i f i e d  s t a n d a r d  o f  per formance  
b e f o r e  s t a t e  f u n d s  a r e  g r a n t e d .  A r e q u i r e m e n t  i n  some s t a t e s ,  
i n  t h e i r  a i d - t o - e d u c a t i o n  programs,  i s  t h a t  e a c h  coun ty  make a 
s p e c i f i e d  e f f o r t ,  on a n  e q u a l i z e d  b a s i s ,  t o  s u p p o r t  i t s  educa-
t i o n a l  sys tem.  Once t h a t  e f f o r t  i s  d e t e r m i n e d ,  i n  t e r m s  o f  
d o l l a r s ,  t h e  s t a t e  makes up t h e  d i f f e r e n c e  between t h e  l o c a l  
e f f o r t  and t h e  amount g u a r a n t e e d  under  t h e  s t a t e  program. 

For  example,  assume ( 1 )  t h a t  p r o p e r t y  i n  one  of  t h e s e  
s t a t e s  i s  a s s e s s e d  a t  25  p e r  c e n t  of  market  v a l u e  on a n  a v e r a g e ,  
( 2 ) t h a t  one  coun ty  h a s  a n  a s s e s s e d  v a l u a t i o n  of  $30 m i l l i o n  
and i s  a s s e s s i n g  p r o p e r t y  a t  30  p e r  c e n t  of  market  v a l u e ,  and 
( 3 )  t h a t  a n o t h e r  coun ty  w i t h  a n  a s s e s s e d  v a l u a t i o n  of  $20 m i l l i o n  
i s  a s s e s s i n g  p r o p e r t y  a t  20  p e r  c e n t  of market  v a l u e .  Under t h e  
e q u a l i z a t i o n  program ( b e c a u s e  t o t a l  marke t  v a l u e s  a r e  i d e n t i c a l  
i n  t h e  two c o u n t i e s  under  t h e  c o n d i t i o n s  s t a t e d )  each  coun ty  
would b e  g u a r a n t e e d  a budge t  of  a c e r t a i n  amount,  s a y  $1 ,000,000,  
and each  coun ty  would be  r e q u i r e d  t o  impose a c e r t a i n  l e v y ,  say  
25 m i l l s ,  on i t s  a s s e s s e d  v a l u e  a d j u s t e d  t o  t h e  s t a t e  r a t i o  
($25 ,000 ,000  i n  each  c a s e ) .  A c c o r d i n g l y ,  e a c h  coun ty  would 
r a i s e  $625,000 l o c a l l y  and t h e  s t a t e  would pay each  coun ty  
$375,000 t o  p r o v i d e  t h e i r  g u a r a n t e e d  b u d g e t s  of  $1 ,000,000 each .  

I f  t h e  a d j u s t m e n t  had n o t  been made, t h e  coun ty  w i t h  t h e  
30 p e r  c e n t  r a t i o  would have  r a i s e d  $750,000 l o c a l l y  f rom a  25-
m i l l  l e v y  and would have  r e c e i v e d  $250,000 from t h e  s t a t e ;  and 
t h e  second coun ty ,  w i t h  t h e  20 p e r  c e n t  r a t i o ,  would have  r a i s e d  
$500,000 l o c a l l y  from t h e  2 5 - m i l l  l e v y  and r e c e i v e d  $500,000 
from t h e  s t a t e .  

The above example i l l u s t r a t e s  t h e  v a r i a b l e  a s s e s s m e n t  
r a t i o  method of  r e q u i r i n g  a l l  s c h o o l  d i s t r i c t s  t o  meet a  s p e c i -
f i e d  s t a n d a r d  o f  per formance  on an  e q u a l i z e d  b a s i s .  An a l t e r n a t i v e  
method of  making e q u a l i z a t i o n  a d j u s t m e n t s  i s  one  based  upon uni form 
a s s e s s m e n t  r a t i o s .  T h i s  method r e q u i r e s  a c t u a l  a d j u s t m e n t  of  
a s s e s s m e n t s  t o  t h e  same l e v e l  i n  a l l  c o u n t i e s .  

The r e s u l t s  of  s a l e s  r a t i o  s t u d i e s  a r e  used  f o r  a v a r i e t y  

of  purposes .  . Among them a r e :  1) d i s t r i b u t i o n  o f  s t a t e  a i d  t o  

s c h o o l s ;  2) d i s t r i b u t i o n  of s t a t e  a i d  f o r  c i t y  s t r e e t s ;  3 )  e q u a l - 

i z a t i o n  o f  a s s e s s m e n t s  among towns w i t h i n  s c h o o l  d i s t r i c t s  and 




town improvement d i s t r i c t s ;  4 )  c o m p u t a t i o n  o f  t a x  limits f o r  
m u n i c i p a l i t i e s  and  s c h o o l  d i s t r i c t s ;  and  5) c o m p u t a t i o n  o f  d e b t  
l imits of  m u n i c i p a l i t i e s  and  s c h o o l  d i s t r i c t s .  7  

S a l e s  r a t i o  s t u d i e s  c o n t r i b u t e  i n  a v a r i e t y  of  ways t o  
improved a d m i n i s t r a t i o n  o f  t h e  p r o p e r t y  t a x .  Not o n l y  a r e  t h e r e  
d i f f e r e n c e s  i n  t h e  r a t i o s  among c o u n t i e s  which  must  b e  r e c k o n e d  
w i t h ,  b u t  t h e r e  a r e  a l s o  d i f f e r e n c e s  i n  r a t i o s  w i t h i n  c o u n t i e s .  
T h e s e  d i f f e r e n c e s  may be  d u e  t o  t h e  f a c t  t h a t  two o r  more p e o p l e  
make t h e  a s s e s s m e n t s  t h e r e i n .  Or ,  even  though  one  p e r s o n  may 
make a l l  t h e  a s s e s s m e n t s ,  h i s  judgment  o f  v a l u e  may b e  less 
c l o s e  t o  m a r k e t  v a l u e  f o r  o n e  t y p e  o f  p r o p e r t y  t h a n  i t  i s  f o r  
a n o t h e r  t y p e .  I t  i s  much e a s i e r ,  o f  c o u r s e ,  f o r  t h e  a s s e s s o r  
t o  d e t e r m i n e  t h e  a p p r o x i m a t e  v a l u e  o f  a house  t h a n  it  i s  f o r  him 
t o  d e t e r m i n e  t h e  v a l u e  o f  a l a r g e  i n d u s t r i a l  p l a n t .  

A s  many o f  t h e  a s s e s s o r s  h a v e  r e a l i z e d  s i n c e  t h e  i n i t i a l  
s t u d y  was s t a r t e d  i n  J u l y ,  1957,  such  i n v e s t i g a t i o n s  b r i n g  t o  
l i g h t  v a r i a t i o n s  i n  a s s e s s m e n t s  and  t h u s  p r o v i d e  i n f o r m a t i o n  
t h a t  i s  u s e f u l  i n  a r r i v i n g  a t  g r e a t e r  u n i f o r m i t y  i n  a s s e s s m e n t s .  
To p i n p o i n t  t h e  problem, c o n s i d e r  two homes e a c h  w i t h  a m a r k e t  
v a l u e  o f  $20,000. I f  o n e  o f  t h e s e  homes i s  a s s e s s e d  a t  20 p e r  
c e n t  o f  m a r k e t  v a l u e  and  t h e  o t h e r  a t  30 p e r  c e n t ,  a  12-mill l e v y  
would p roduce  $48 i n  t h e  f i r s t  c a s e  and  $72 i n  t h e  s e c o n d ,  f o r  a 
t o t a l  o f  $120. Thus,  i n  compar i son  w i t h  a n  e q u a l i z e d  t a x  o f  $60 
on e a c h  p r o p e r t y  which  would y i e l d  t h e  same t o t a l  o f  $120, t h e  
f i r s t  t a x p a y e r  would pay 20 p e r  c e n t  l e s s  t h a n  he  s h o u l d  and t h e  
second  t a x p a y e r  would pay 20  p e r  c e n t  more. 

N e c e s s i t y  f o r  C a r e f u l  S c r e e n i n q  of  Conveyances 

I n  making a  s a l e s  r a t i o  s t u d y  i t  i s  n e c e s s a r y  t o  r e l a t e  

a s s e s s e d  v a l u a t i o n s  t o  s a l e s .  p r i c e s  . t h a t  a r e  r e p r e s e n t a t i v e  o f  

m a r k e t  c o n d i t i o n s .  Because  many s a l e s  t a k e  p l a c e  u n d e r  c i r -  

cums tances  which  c a u s e  t h e  r e p o r t e d  s a l e s  p r i c e s  t o  be  f a r  f rom 

r e a l i s t i c ,  c a r e f u l  s c r e e n i n g  t o  e l i m i n a t e  s u c h  s a l e s  f rom t h e  

s t u d y  i s  e s s e n t i a l .  Much o f  t h e  i n f o r m a t i o n  n e c e s s a r y  f o r  t h e  

pu rpose  was o b t a i n e d  t h r o u g h  p r o v i s i o n s  of  t h e  R e a l t y  R e c o r d i n g  

A c t . .  


Among t h e  s a l e s  t h a t  w e r e  e x c l u d e d  a r e  t h o s e  i n  which  1 )  
b u y e r s  and  se l l e r s  were a f f i l i a t e d  companies ,  g o v e r n m e n t a l  agen- 
c ies ,  e l eemosynary  i n s t i t u t i o n s ,  o r  i n d i v i d u a l s  r e l a t e d  by b l o o d ,  
m a r r i a g e ,  o r  b u s i n e s s  i n t e r e s t ;  2 )  t h e  conveyances  were t r a n s f e r s  . 

7 .  	 W i l l i a m  Monroe S h e n k e l ,  & E v a l u a t i o n  of Assessment  R a t i o  

S t u d i e s . i n  S e l e c t e d  S t a t e s ,  a n  u n p u b l i s h e d  d o c t o r a l  d i s -  

s e r t a t i o n ,  ~ n i v e r s i t m a s h i n g t o n ,  p. 157, 1958. 




of  c o n v e n i e n c e  i n v o l v i n g ,  f o r  example ,  a change  i n  t i t l e  of  hus-  
band and  w i f e  f rom t e n a n c y  i n  common t o  j o i n t  t e n a n c y ;  3 )  t h e  
t r a n s f e r s  i n v o l v e d  exchanges  of  r e a l  e s t a t e  between g r a n t o r s  and  
g r a n t e e s ;  4 )  t h e  s a l e s  were  made b g u a r d i a n s ,  t rus tees ,  execu-
t o r s ,  a d m i n i s t r a t o r s ,  e t  c e t e r a ;  5Y t h e  l e g a l  i n s t r u m e n t s  were 
d e e d s  of  t r u s t ,  t r u s t e e ' s  d e e d s ,  c o r r e c t i o n  d e e d s ,  S h e r i f f ' s  
d e e d s ,  m i n e r a l  d e e d s ,  r i g h t s - o f - w a y  o r  o t h e r  e a s e m e n t s ,  t r a n s -
f e r s  made i n  l i e u  o f  f o r c l o s u r e ,  a d m i n i s t r a t o r ' s  d e e d s ,  e x e c u t o r ' s  
d e e d s ,  o r  t a x  d e e d s ;  6 )  t h e  conveyanc ing  i n s t r u m e n t s  were d a t e d  
p r i o r  t o  J a n u a r y  1, 1958  f o r  t h e  1958-1959 s t u d y  ( o r  p r i o r  t o  
J a n u a r y  1, 1957,  f o r  t h e  1957-1958 s t u d y )  o r  t h e  d a t e s  of  t h e s e  
i n s t r u m e n t s  were i n  b l a n k  w i t h  d a t e s  o f  d e l i v e r y  t o  p u r c h a s e r s  
p r i o r  t o  t h e  i n d i c a t e d  d a t e s ;  7 )  t h e  c o n s i d e r a t i o n  was n o t  shown, 
o r  r e p r e s e n t e d  a p a r t i a l  i n t e r e s t ,  o r  t o t a l l e d  $50 o r  less;  8)  
t h e  t r a n s f e r s  i n v o l v e d  p r o p e r t y  l o c a t e d  i n  each  i n s t a n c e  i n  two 
c o u n t i e s ;  9 )  t h e  f a c t s  s t a t e d  p o i n t e d  t o  a n  o b v i o u s  r e a s o n  f o r  
b e l i e v i n g  t h a t  a r e l a t i o n s h i p  e x i s t e d  be tween b u y e r  and  s e l l e r ,  
t h e s e  n o t e d  a s  Smi th  B r o t h e r s  and  J o h n  S m i t h ,  f o r  example;  10)
t h e  conveyanc ing  i n s t r u m e n t s  were q u i t  c l a i m  d e e d s  w i t h  s a l e s  
r a t i o s  of  100  p e r  c e n t  o r  more; 11) t h e  p r o p e r t i e s  t r a n s f e r r e d  
had undergone  changes  i n  u s e  ( f r o m  a  o n e - f a m i l y  d w e l l i n g ,  f o r  
example,  t o  a r e s t a u r a n t )  w i t h  no changes  i n  a s s e s s m e n t  t o  con-
form t o  t h e  new c l a s s i f i c a t i o n s ;  1 2 )  t h e  a s s e s s e d  v a l u a t i o n s  
were  b a s e d  upon d e v e l o p e r ' s  o r  p l a t t e r ' s  r a t e s  o r  r e p r e s e n t e d  
p a r t i a l  a s s e s s m e n t s ;  13) t h e  p r o p e r t i e s  t r a n s f e r r e d  had n o t  been  
a s s e s s e d  i n d i v i d u a l l y ,  b u t  were p a r t s  o f  l a r g e r  u n i t s  w i t h  over -
a l l  a s s e s s m e n t s ;  1 4 )  t h e r e  were  t r a n s f e r s  o f  p r o p e r t i e s  which 
had  s h o r t l y  p r e v i o u s l y  changed  hands  u n d e r  c o n d i t i o n s  o f  i d e n t i -
c a l  c o n s i d e r a t i o n s  and s a l e s  r a t i o s ;  1 5 )  t h e r e  were i n d i c a t i o n s ,  
a c c o r d i n g  t o  a s s e s s o r s '  s t a t e m e n t s ,  t h a t  t h e  f a c t s  r e p o r t e d  were 
i n c o m p l e t e  o r  t h a t  t h e  a s s e s s e d  v a l u a t i o n s  were t o  b e  r e v i s e d ;  
1 6 )  t h e  t r a n s f e r s  i n v o l v e d  "ma jo r "  improvements  o f  two o r  more 
c l a s s e s ;  1 7 )  t h e r e  w e r e  i n c o n s i s t e n c i e s  i n  t e r m s  o f  " t y p e  o f  
p r o p e r t y "  o r  " a p p r a i s a l  c l a s ' s i f i c a t i o n  o f  improvement"  and  
" a s s e s s e d  ~ a l u a t i o n , ~  a s  i l l u s t r a t e d  by o n e  o f  them i n d i c a t i n g  
t h e  p r e s e n c e  o f  improvements  on t h e  l a n d  and  t h e  o t h e r ,  t h a t  
t h e r e  were no improvements ;  18) t h e r e  was l a c k  of i n f o r m a t i o n  
u n d e r  c o n d i t i o n s  w h e r e i n  d a t a  f o r  a r e l a t i v e l y  Large  sample  
were a v a i l a b l e  and  t h e  e f f o r t  n e c e s s a r y  t o  s e c u r e  t h e  r e q u i r e d  
d a t a  was n o t  c o n s i d e r e d  w a r r a n t e d ;  1 9 )  two o r  more m a j o r  t y p e s  
o f  p r o p e r t y ,  such  a s  commerc ia l  p r o p e r t y  and  o n e - f a m i l y  d w e l l i n g ,  
were i n v o l v e d ;  2 0 )  t h e r e  was f a i l u r e  t o  r e c e i v e  r e p l i e s  t o  
l e t t e r s  s e n t  t o  b u y e r s  and/or  se l l e r s  r e q u e s t i n g  n e c e s s a r y  i n -  
f o r m a t i o n ,  o r  i n c o m p l e t e  i n f o r m a t i o n  was r e c i e v e d  f rom them; 

f i e l d  c h e c k s  i n d i c a t e d  t h a t  t h e  c e r t i f i c a t e s  were n o t  u s a b l e ;  
t h e r e  was e v i d e n c e  of e x t e n s i v e  s p e c u l a t i o n ;  23) t h e  a s s e s s e d  

v a l u a t i o n s  r e p o r t e d  were  f o r  y e a r s  o t h e r  t h a n  1958 i n  t h e  c a s e  o f  
t h e  1958-1959 s t u d  o r  o t h e r  t h a n  1957 i n  t h e  c a s e  o f  t h e  1957- 
1958 s t u d y ;  and 24); t h e r e  were  o t h e r  s p e c i f i c  f a c t s  i n d i c a t i n g  
t h a t  t h e  t r a n s a c t i o n s  were n o t  a t  " a r m ' s  l e n g t h . "  



I n  many c a s e s ,  i n v e s t i g a t i o n s  made by t h e  s t a f f  by c o r -
r e spondence  o r  f i e l d  check  l e d  t o  v e r i f i c a t i o n  o f  t h e  d a t a  
r e p o r t e d .  I n  o t h e r  c a s e s  i t  l e d  t o  c o r r e c t i o n  of t h e  d a t a  re-
p o r t e d  and  i n  s t i l l  o t h e r s  i t  r e s u l t e d  i n  t h e  e x c l u s i o n  o f  t h e  
conveyances  from t h e  s t u d y .  A b a s i c  c o n s i d e r a t i o n  i n v o l v e d  i n  
t h e  d e t a i l e d  c h e c k i n g ,  a s i d e  from a c c u r a c y  i t s e l f ,  i s  t h e  f a c t  
t h a t  a l l  u s a b l e  c e r t i f i c a t e s  must  r e p r e s e n t  "a rm ' s  l e n g t h  t r a n s -  
a c t i o n s .  " 

I t  s h o u l d  be  r e c o g n i z e d ,  however ,  t h a t  t h e r e  a r e  many 
I'arm's l e n g t h  t r a n s a c t i o n s 8 I  w h e r e i n  t h e  a s s e s s e d  v a l u a t i o n s  of  
t h e  p r o p e r t i e s  t r a n s f e r r e d  a r e  n o t  r e p r e s e n t a t i v e  o f  g e n e r a l  
a s s e s s i n g  p r a c t i c e .  For  example ,  t h e  p r a c t i c e  i s  f o l l o w e d  i n  
some c o u n t i e s  o f  s e t t i n g  w h a t  i s  t e rmed  d e v e l o p e r ' s  o r  p l a t t e r ' s  
r a t e s  f o r  new s u b d i v i s i o n s  a s  n o t e d  above ,  t h e  r e s u l t  b e i n g  
t h a t  t h e  a s s e s s e d  v a l u a t i o n s  o f  p r o p e r t i e s  conce rned  and  t h e  
c o r r e s p o n d i n g  s a l e s  r a t i o s  a r e  a b n o r m a l l y  low. Because  some 
a r e a s  d e v e l o p  r a p i d l y  o r  a r e  a f f e c t e d  by e x t e n s i v e  s p e c u l a t i o n ,  
i t  i s  t o  b e  e x p e c t e d  ( t h r o u g h  no f a u l t  of t h e  a s s e s s o r )  t h a t  
t i m e  would be  r e q u i r e d  t o  " c a t c h  u p N  w i t h  deve lopmen t s .  T h e r e  
a g a i n  t h e  s a l e s  r a t i o s  b a s e d  upon t r a n s f e r s  o f  s u c h  p r o p e r t i e s  
w i l l  be  a b n o r m a l l y  low. 

To e x p l a i n  t h e  time e l e m e n t  i n v o l v e d  i n  " c a t c h i n g  u p , "  
c o n s i d e r  g r a z i n g  l a n d  bough t  on  F e b r u a r y  15 f o r  s u b u r b a n  d e v e l -  
opment. R e c o g n i z i n g  t h a t  a s s e s s m e n t s  a r e  made a s  o f  F e b r u a r y  1, 
i t  i s  c o n c e i v a b l e  t h a t  a n  a r e a  o f  t h i s  k i n d  c o u l d  b e  l a i d  o u t  
i n  c i t y  l o t s  and  h o u s e s  b u i l t  on many o f  them and s o l d  b e f o r e  
t h e  n e x t  a s s e s s m e n t  d a t e .  The amounts  p a i d  f o r  such  p r o p e r t i e s  
( v a c a n t  l o t s  o r  h o u s e s )  w i t h i n  t h e  y e a r  c l e a r l y  have  no s i g n i f i -
c a n t  r e l a t i o n s h i p  t o  t h e  a s s e s s e d  v a l u a t i o n s .  A less  common 
e x t m p l e  i s  t h a t  of  g r a z i n g  l a n d  changed t o  c u l t i v a t e d  l a n d  a f t e r  
t h e  a s s e s s m e n t  d a t e  and  s o l d  p r i o r  t o  t h e  n e x t  a s s e s s m e n t  d a t e .  
S i n c e  l a n d  on which c r o p s  a r e  grown c a r r i e s  a  h i g h e r  a s s e s s m e n t  
r a t e  and  s e l l s  f o r  a  h i g h e r  p r i c e  t h a n  g r a z i n g  l a n d ,  i t  i s  n o t  
r e a l i s t i c  t o  r e l a t e  a s s e s s e d  v a l u a t i o n s  on  t h e  " g r a z i n g  l a n d "  
b a s i s  t o  s a l e s  p r i c e s  on  t h e  " c u l t i v a t e d  l a n d "  b a s i s .  

A s  s t a t e d  above ,  low s a l e s  r a t i o s  a r e  common on t r a n s f e r s  
o f  s u b d i v i s i o n  p r o p e r t i e s  w h e r e i n  t h e  l a n d  i s  a s s e s s e d  a t  p l a t -  
t e r ' s  o r  o t h e r  r a t e s  below normal  a s s e s s m e n t  l e v e l s .  Because  
o f  t h i s  and  t h e  o v e r - r e p r e s e n t a t i o n  of  such  t r a n s f e r s  due  t o  
t h e  f a c t  t h a t  s u b d i v i d e r s  push t h e  s a l e  o f  t h e s e  p r o p e r t i e s ,  
t h e i r  i n c l u s i o n  i n  t h e  s a l e s  r a t i o  s t u d y  would r e s u l t  i n  a n  ab- 
no rma l ly  low r a t i o  f o r  a  c o u n t y  i n  which t r a n s f e r s  o f  t h i s  t y p e  
t a k e  p l a c e .  F o r  t h i s  r e a s o n ,  a n  e s p e c i a l  e f f o r t  h a s  been  made 
t o  e x c l u d e  from t h e  c o m p u t a t i o n s  "arm's l e n g t h  t r a n s a c t i o n s N  of  
t h i s  n a t u r e  i n  o r d e r  t o  d e r i v e  a s a l e s  r a t i o  f o r  e a c h  c o u n t y  
t h a t  would b e  a s  r e p r e s e n t a t i v e  a s  p o s s i b l e  o f  g e n e r a l  a s s e s s i n g  
p r a c t i c e .  

F i n a l l y ,  i t  s h o u l d  b e  n o t e d  t h a t  t h e  g e n e r a l  l e v e l  of  

economic a c t i v i t y  a t  a  g i v e n  time i s  f a r  f rom u n i f o r m  f rom one  




coun ty  t o  a n o t h e r  and t h a t  t h e r e  a r e  d i s p a r a t e  economic changes  
among t h e  c o u n t i e s  o v e r  t h e  y e a r s .  Because  of  t h e  i m p a c t  o f  
w e a t h e r  upon f a r m i n g  and v a r i a t i o n s  t h e r e i n  from y e a r  t o  y e a r ,  
f o r  example,  t h e  d i f f e r e n c e  be tween a g r i c u l t u r a l  and o t h e r  sec -
t i o n s  o f  t h e  s t a t e  i n  t h i s  r e g a r d  i s  b e l i e v e d  t o  b e  s t r i k i n g .  
S i n c e  t h e  l e v e l  of  economic a c t i v i t y  may b e  e x p e c t e d  t o  a f f e c t  
t h e  amount one  i s  w i l l i n g  t o  pay f o r  a  r o p e r t y  and hence  t h e  
s a l e s  r a t i o  ( i n  t h e  e v e n t  o f  conveyance7 , t h e  s a l e s  r a t i o s  
based  upon d a t a  f o r  one  y e a r  undoub ted ly  r e f l e c t  such  d i s p a r i -  
t i e s .  T h i s  f a c t  was r e c o g n i z e d  by t h e  G e n e r a l  Assembly i n  i t s  
d e c i s i o n  t o  have t h e ' s a l e s  r a t i o  s t u d y  c o n t i n u e d .  



PROCESSING OF THE CONVEYANCE CERTIFICATES 

The Colorado Rea l ty  Recording Act provides  t h a t  t h e  county 
c l e r k  and r e c o r d e r  " s h a l l ,  on o r  be fo re  t h e  f i f t e e n t h  day of each 
month . . . f i l e  w i t h  t h e  county a s s e s s o r  a l l  c e r t i f i c a t e s  submitted 
t o  him pursuant  t o  t h e  p rov i s ions  of s e c t i o n  5 of t h i s  Actn  and t h a t  
t h e  county a s s e s s o r  " s h a l l ,  on o r  be fo re  t h e  l a s t  day of each 
month . . . f i l e  w i th  t h e  L e g i s l a t i v e  Council  a copy of each docu- 
ment r ece ived  from t h e  c l e r k  and r e c o r d e r  i n  accordance ,wi th  t h i s  
Act. " 

Separa t inq  t h e  Usable C e r t i f i c a t e s  from t h e  Non-Usable 

The f i r s t  s t e p  i n  t h e  p rocess ing  of t h e  c e r t i f i c a t e s ,  upon 
r e c e i p t  of  them i n  t h e  o f f i c e  of  t h e  L e g i s l a t i v e  Counci l ,  was t h a t  
of s e p a r a t i n g  them i n t o  t h r e e  groups,  namely ( 1 )  t h o s e  t h a t  were 
c l e a r l y  usab le ;  ( 2 )  t hose  t h a t  were c l e a r l y  non-usable; and ( 3 )  
t hose  t h a t  r e q u i r e d  supplementary in format ion  t o  be ob ta ined  from 
t h e  buyer o r  s e l l e r ,  from t h e  county a s s e s s o r ,  o r  by  d i r e c t  inves- 
t i g a t i o n  by t h e  s t a f f .  

The informat ion  needed from t h e  buyer o r  s e l l e r  f a l l s  i n  
one o r  more of t h r e e  c a t e g o r i e s .  F i r s t ,  t h e r e  i s  t h e  p o s s i b i l i t y  
t h a t  one o r  more i t ems  ( n o t  a  p a r t  o f  t h e  r e a l  e s t a t e )  such a s  
household f u r n i s h i n g s ,  equipment, i nven to ry ,  growing c rops ,  and 
goodwill  were included i n  t h e  c o n s i d e r a t i o n  r e p o r t e d .  I n  t h i s  
event ,  t h e  d o l l a r  va lue  of such i t ems  was needed a s  a  b a s i s  f o r  
making t h e  necessary c o r r e c t i o n s  i n  t h e  s a l e s  p r i c e .  Second, t h e r e  
i s  t h e  p o s s i b i l i t y  t h a t  some indebtedness  a g a i n s t  t h e  p rope r ty ,  
assumed by t h e  buyer a s  a  p a r t  of t h e  s a l e s  p r i c e ,  was excluded 
from t h e  r e p o r t e d  s a l e s  p r i c e .  The t h i r d  ca tegory  p e r t a i n s  t o  
r e l a t i o n s h i p  of buyer t o  s e l l e r  which i s  sometimes n o t  shown on 
t h e  c e r t i f i c a t e .  

A form l e t t e r  was prepared f o r  u se  i n  r e q u e s t i n g  t h e  

in format ion  r e q u i r e d  i n  each of t h e s e  t h r e e  c a t e g o r i e s .  For 

convenience, t h e  l e t t e r s  r e q u e s t i n g  in format ion  on ( 1 )  i t ems  

e r roneous ly  inc luded  i n  t h e  c o n s i d e r a t i o n ,  ( 2 )  i t ems  e r roneous ly  

excluded from t h e  c o n s i d e r a t i o n ,  and (3) r e l a t i o n s h i p  of buyer 

t o  s e l l e r  a r e  r e f e r r e d  t o  a s  l e t t e r s  1, 2, and 3, r e s p e c t i v e l y .  


L e t t e r  No. 1 was s e n t  t o  a l l  buyers  of a g r i c u l t u r a l , 

commercial, and i n d u s t r i a l  p r o p e r t i e s ;  i t  was l i k e w i s e  s e n t  t o  

t h e  buyers of o t h e r  improved p r o p e r t i e s  when t h e  c e r t i f i c a t . e s  

i n  ques t ion  r evea led  t h a t  i t ems  l i k e  household f u r n i s h i n g s  and 

equipment ( t h e  d o l l a r  v a l u e s  no t  g iven)  were inc luded  i n  t h e  

cons ide ra t ion .  C l e a r l y ,  such c e r t i f i c a t e s  were no t  u sab le  u n t i l  

in format ion  on t h e  va lue  of t h e s e  i t ems  was ob ta ined  and t h e  

c o n s i d e r a t i o n  was c o r r e c t e d  accord ingly .  




When t h e  s a l e s  r a t i o ,  based upon t h e  d a t a  r e p o r t e d  on t h e  
c e r t i f i c a t e ,  exceeded 50  pe r  c e n t ,  i t  was t h e  p o l i c y  of t h e  s t a f f  
t o  send l e t t e r  No. 2 t o  t h e  buyer.  I n  such c a s e s  t h e  p o s s i b i l i t y  
was apparen t  t h a t  t h e  va lue  of an indebtedness  a g a i n s t  t h e  prop- 
e r t y  had been excluded from t h e  r e p o r t e d  s a l e s  p r i c e .  

S ince  t h e  c o n s i d e r a t i o n  i s  f r e q u e n t l y  f a r  from rep re -  
s e n t a t i v e  of market c o n d i t i o n s  i n  c a s e s  of a r e l a t i o n s h i p  by blood,  
mar r iage ,  o r  b u s i n e s s  i n t e r e s t  between buyer and s e l l e r ,  l e t t e r  
No. 3 was sen t  t o  a l l  buyers  who f a i l e d  t o  r e p o r t  whether such a  
r e l a t i o n s h i p  e x i s t e d .  

One o r  more of t h e s e  t h r e e  l e t t e r s  were s e n t  t o  t h e  buyers  
and/or s e l l e r s  of approximately  5 ,900 p r o p e r t i e s  i n  connect ion 
w i t h  t h e  1958-1959 s a l e s  r a t i o  s tudy  and of approximately  4 ,000 
p r o p e r t i e s  i n  connec t ion  w i t h  t h e  1957-1958 s tudy.  A s  a r e s u l t ,  
about  49.5 per  c e n t  of t h i s  t o t a l  of approximately  9,900 
conveyance c e r t i f i c a t e s  were made u s a b l e ,  w i th  t h e  remainder 
found t o  be non-usable o r  e l s e  l e f t  i n  an u n c e r t a i n  ca t ego ry  
because in format ion  ob ta ined  was inconc lus ive .  

During t h e  cou r se  of f i e l d  t r i p s  made i n  t h e  summers of 
1958 and 1959 f o r  t h e  two s t u d i e s ,  e x t e n s i v e  f i e l d  checking was 
done. This  checking p e r t a i n e d  t o  i t ems  o r  q u e s t i o n s  a s  fo l lows:  
1) informat ion  a v a i l a b l e  i n  t h e  a s s e s s o r ' s  r e c o r d s  bu t  i nadve r t -
e n t l y  omi t ted  from t h e  c e r t i f i c a t e s ,  2 )  whether r e p o r t e d  a s se s sed  
v a l u a t i o n  i s  r e p r e s e n t a t i v e  of normal a s s e s s i n g  p r a c t i c e ,  3 )  
whether a  major change of use  had taken  p l ace  o r  was i n  p rospec t ,  
4 )  whether s p e c u l a t i o n  was a  major i t em i n  t h e  t o t a l  c o n s i d e r a t i o n ,  
and 5 )  f a c t s  of farm s a l e s  g e n e r a l l y .  

Reference has  a l r e a d y  been made t o  t h e  p r a c t i c e  fol lowed 
by t h e  a s s e s s o r s  i n  some c o u n t i e s o f  s e t t i n g  d e v e l o p e r ' s  o r  
p l a t t e r ' s  r a t e s  f o r  new s u b d i v i s i o n s  which a r e  w e l l  below t h o s e  of 
developed a r e a s .  Because a s s e s s o r s  i n  such i n s t a n c e s  a d j u s t  t h e  
assessment  r a t e s  upward a s  t h e s e  a r e a s  develop,  adjustment  t o  t h e  
normal assessment  l e v e l  i s  a u t o m a t i c a l l y  made. An a t t empt  was 
made, t h e r e f o r e ,  t o  exclude t r a n s a c t i o n s  i nvo lv ing  d e v e l o p e r ' s  o r  
p l a t t e r ' s  r a t e s  from t h e  de t e rmina t ion  of  a c o u n t y ' s  r a t i o .  Other  
i n s t a n c e s  o f .  assessments  t h a t  were no t  r e p r e s e n t a t i v e  of normal 
assessment  l e v e l s  a l s o  were excluded i n  de te rmin ing  t h e  county 
r a t i o .  

When a change of u s e  has  t aken  p l a c e  o r  i s  i n  p rospec t  a t  
t h e  t ime a  p r o p e r t y  i s  purchased,  t h e  t r a n s a c t i o n  i s  n o t  r ep re -  
s e n t a t i v e  of t r a n s f e r s  of l i k e  p r o p e r t i e s  under normal c i rcumstances .  
Such i n s t a n c e s  occur  when l a r g e  r e s i d e n c e s  a r e  conver ted  t o  
r e s t a u r a n t s  o r  o t h e r  b u s i n e s s  u s e s ,  when r e s i d e n t i a l  p r o p e r t i e s  
a r e  acqu i r ed  t o  make t h e  s i t e s  a v a i l a b l e  f o r  commercial o r  
i n d u s t r i a l  purposes ,  and when g raz ing  l and  c l o s e  t o  town i s  
bought f o r  suburban development. Another i n s t a n c e  o c c u r s  when 
t h e  p r i c e  of farm l and  i s  a f f e c t e d  by t h e  p rospec t  t h a t  a highway 
o r  dam w i l l  be b u i l t  nearby.  Because t h e  amounts pa id  a r e  



c o m p a r a t i v e l y  l a r g e  i n  such  i n s t a n c e s ,  sales r a t i o s  a r e  corre-
s p o n d i n g l y  s m a l l .  C o n s e q u e n t l y ,  e x t e n s i v e  f i e l d  c h e c k i n g  was 
done t o  a s c e r t a i n  t h e  f a c t s  and d e t e r m i n e  w h e t h e r  such  convey- 
a n c e s  s h o u l d  b e  i n c l u d e d  i n  t h e  c o m p u t a t i o n s  o f  s a l e s  r a t i o s  o r  
e x c l u d e d  from them. 

Codinq t h e  C e r t i f i c a t e s  f o r  Card  Punchinq 

The p l a n  f o r  c o d i n g  t h e  c e r t i f i c a t e s ,  which  was deve loped  
and used  i n  t h e  1957-1950 s t u d y ,  was c o n t i n u e d  w i t h o u t  change  
i n  t h e  1958-1959 s t u d y .  T h i s  p l a n  p r o v i d e d  f o r  t h e  name of  t h e  
c o u n t y ,  t h e  names of i n c o r p o r a t e d  towns ,  a l l  u n i n c o r p o r a t e d  towns 
w i t h i n  a  c o u n t y  a s  a  g r o u p ,  a l l  r u r a l  a r e a s  d i v i d e d  i n t o  f o u r  
s u b - c l a s s e s  -- a g r i c u l t u r a l  l a n d  w i t h  improvements ,  a g r i c u l t u r a l  
l a n d  w i t h o u t  improvements ,  m i s c e l l a n e o u s  r u r a l  l a n d  w i t h  improve- 
men t s ,  and m i s c e l l a n e o u s  r u r a l  l a n d  w i t h o u t  improvements  -- t h e  
y e a r  i n  which  t h e  conve a n c i n g  i n s t r u m e n t  was f i l e d ,  t h e  c e r t i f -  
i c a t e  number, t h e  d a t e  l y c a r )  o f  t h e  conveyanc ing  i n s t r u m e n t ,  t h e  
n a t u r e  o f  t h e  i n s t r u m e n t  ( w h e t h e r  w a r r a n t y  d e e d ,  s p e c i a l  w a r r a n t y  
d e e d ,  q u i t  c l a i m  d e e d ,  o r  o t h e r  t y p e  of  i n s t r u m e n t  i n c l u d i n g  
c o n t r a c t  o f  s a l e ) ,  t h e  s a l e s  p r i c e ,  t h e  d a t e  ear) of  a s s e s s -
ment ,  t h e  a s s e s s e d  v a l u e  o f  t h e  l a n d ,  t h e  a s s e s s e d  v a l u e  and a g e  
o f  t h e  improvements ,  and e a c h  b road  c l a s s i f i c a t i o n  o f  p r o p e r t y  a s  
s e t  f o r t h  i n  t h e  A s s e s s o r s '  Manual.8 

Because s i z a b l e  p a r t s  o f  t h e  t h r e e  c o u n t i e s  i n  t h e  
v i c i n i t y  of  Denver  a r e  n o m i n a l l y  r u r a l  b u t  a r e  a c t u a l l y  u r b a n i z e d  
and b e c a u s e  s a l e s  r a t i o s  f o r  such  a r e a s  c o u l d  be  d i f f e r e n t  from 
t h o s e  f o r  o t h e r  m i s c e l l a n e o u s  r u r a l  a r e a s  i n  t h e s e  c o u n t i e s ,  e a c h  
o f  t h e  m i s c e l l a n e o u s  r u r a l  l a n d  c l a s s e s  i n  s u c h  c o u n t i e s  was 
d i v i d e d  i n t o  two s u b - c l a s s e s  t o  d i s t i n g u i s h  t h e  p a r t  n e a r  Denver 
from t h e  p a r t  more r emote  f rom Denver .  

Some o f  t h e  conveyanc ing  i n s t r u m e n t s  which  were  f i l e d  
d u r i n g  t h e  p e r i o d  o f  t h e  s t u d y  were  l a t e  f i l i n g s  and i n v o l v e d  
t r a n s a c t i o n s  which o c c u r r e d  one  o r  more y e a r s  p r i o r  t o  t h e  d a t e  
o f  f i l i n g .  Because  m a r k e t  c o n d i t i o n s  change  o v e r  a p e r i o d  of 
t i m e .  c e r t i f i c a t e s  r e l a t i n s  t o  t r a n s f e r s  which o c c u r r e d  p r i o r  t o  
~ a n u a r ~1, 1958,  were  e x c l u d e d  f rom t h e  1958-1959 s t u d y  and t h o s e  
r e l a t i n g  t o  t r a n s f e r s  which o c c u r r e d  p r i o r  t o  J a n u a r y  1, 1957,  
were  e x c l u d e d  f rom t h e  1957-1958 s t u d y .  Warranty  d e e d s  ( e x c l u s i v e  
o f  s p e c i a l  w a r r a n t y  d e e d s )  a c c o u n t e d  f o r  t h e  g r e a t  b u l k  o f  
c e r t i f i c a t e s  found t o  be  u s a b l e .  Because q u i t  c l a i m  d e e d s  
r e p r e s e n t e d  a s i z a b l e  number o f  what  a p p e a r e d  t o  be bona f i d e  
s a l e s ,  p a r t i c u l a r l y  i n  some o f  t h e  s m a l l  c o u n t i e s ,  t r a n s f e r s  by 
means o f  such  d e e d s  were u s e d  i n  a number of  i n s t a n c e s .  However, 
a l l  t r a n s f e r s  by o t h e r  t h a n  w a r r a n t y  d e e d s  were  c a r e f u l l y  s c r u -
t i n i z e d  b e f o r e  t h e  c e r t i f i c a t e s  were  d e t e r m i n e d  t o  be usable. The 
t o t a l  o f  t h e  a s s e s s e d  v a l u e  of  t h e  l a n d  and t h e  improvements  was 
n o t  c a l l e d  f o r  i n  t h e  c o d i n g  p l a n  b e c a u s e  t h e  machine a d d s  such 

-
8 .  	 A s s e s s o r s '  R e a l  E s t a t e  A p p r a i s a l  Manual p u b l i s h e d  by t h e  


S t a t e  Tax Commission. 




v a l u e s  and records  t h e  t o t a l .  Assessed  v a l u a t i o n s  f o r  1958 were 
used e x c l u s i v e l y  i n  determining a l l  county- and s ta te -wide  s a l e s  
r a t i o s  i n  t h e  1958-1959 study; and a s s e s s e d  v a l u a t i o n s  f o r  1957 
were used e x c l u s i v e l y  i n  determining a l l  county- and s ta te -wide  
sales r a t i o s  i n  t h e  1857-1958 s tudy .  
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S a l e s  r a t i o s  f o r  t h e  1958-1959 s t u d y  were  d e r i v e d  f o r  t h e  
same g roup ing  of p r o p e r t i e s  a c c o r d i n g  t o  c l a s s  and a g e  a s  t h a t  
used  i n  t h e  1957-1958 s t u d y .  Accord ing ly ,  s a l e s  r a t i o s  were 
de te rmined ,  when f e a s i b l e ,  f o r  b o t h  u rban  and r u r a l  a r e a s  w i t h i n  
each coun ty  and f o r  c l a s s e s  and s u b - c l a s s e s  a s  f o l l o w s :  

For  u rban  a r e a s ,  
1. One-family d w e l l i n g s  by age  group9 

a .  	 1 t o  8 y e a r s  o f  a g e  
b. 	 9 t o  18 y e a r s  of  a g e  
c .  19 t o  28 y e a r s  of a g e  
d .  29  t o  4 8  y e a r s  of  a g e  
e. Over 48 y e a r s  of  a g e  

2. 	 M u l t i - f a m i l y  d w e l l i n g s  
3. 	 Commercial b u i l d i n g s  
4. 	 I n d u s t r i a l  b u i l d i n g s  
5. 	 Vacant  u rban  l a n d  

For  r u r a l  a r e a s ,  
1. A g r i c u l t u r a l  l a n d  w i t h  improvements 
2. A g r i c u l t u r a l  l a n d  w i t h o u t  improvements 
3. 	 M i s c e l l a n e o u s  r u r a l  l a n d  w i t h  improvements 
4. 	 M i s c e l l a n e o u s  r u r a l  l a n d  w i t h o u t  improvements 

I n  a d d i t i o n ,  two m i s c e l l a n e o u s  r u r a l  c l a s s e s  f o r  Adams, 
Arapahoe, and J e f f e r s o n  c o u n t i e s  were d i v i d e d  i n t o  two g roups  t o  
d i s t i n g u i s h  t h e  nomina l ly  r u r a l  ( though  u r b a n i z e d )  p a r t s  of t h e s e  
c o u n t i e s  which a r e  l o c a t e d  n e a r  Denver from t h e  p a r t s  more remote  
from Denver. 

S i n c e  p r o p e r t y  b e l o n g i n g  t o  some o f  t h e s e  c l a s s e s  i s  
p r a c t i c a l l y  n o n - e x i s t e n t  i n  some o f  t h e  c o u n t i e s ,  it was i m p o s s i b l e  
t o  o b t a i n  r e l i a b l e  s a l e s  r a t i o s  f o r  a l l  c l a s s e s  i n  e a c h  county .  
Also ,  because  of  t h e  s m a l l  number o f  p r o p e r t y  t r a n s f e r s  i n  some o f  
t h e  C o u n t i e s  d u r i n g  t h e  p e r i o d  o f  t h e  s t u d y ,  it was n e c e s s a r y  t o  
combine t h e  d a t a  f o r  two o r  more c l a s s e s  i n  s u c h  i n s t a n c e s  a s  a 
means o f  a r r i v i n g  a t  r e a s o n a b l y  r e l i a b l e  a v e r a g e  s a l e s  r a t i o s .  
Admi t t ed ly ,  a s  i n  a l l  s a l e s  r a t i o  s t u d i e s ,  t h e  a c c u r a c y  o r  
d e p e n d a b i l i t y  of t h e  r a t i o s  f o r  t h e  d i f f e r e n t  c l a s s e s  o f  p r o p e r t y  
i n  t h e  d i f f e r e n t  c o u n t i e s  v a r i e s  t o  some e x t e n t  w i t h  t h e  number of  

9. 	 The five age groups of one- fami ly  d w e l l i n g s  i n  t h e  1958-1959 
s t u d y  r e p r e s e n t e d  p r o p e r t i e s  b u i l t  i n  1951 t h r o u g h  1958, 1941  
t h r o u g h  1950, 1931 t h r o u g h  1940,  1911 th rough  1930,  and p r i o r  
t o  1911. For  t h e  1957-1958 s t u d y ,  t h e  b r e a k i n g  p o i n t s  between 
c o r r e s p o n d i n g  c o n s t r u c t i o n  p e r i o d s  were one  y e a r  e a r l i e r  i n  
each c a s e  t h a n  t h o s e  shown f o r  t h e  1958-1959 s t u d y .  



usab le  c e r t i f i c a t e s .  However, w i t h  t h e  except ion  of a few c o u n t i e s  
f o r  which t h e  number of r e a l  e s t a t e  conveyances was sma l l ,  t h e  
county r a t i o s  p re sen ted  h e r e i n  a r e  be l i eved  t o  be good measures 
of t h e  r e l a t i o n s h i p  of a s se s sed  v a l u a t i o n s  t o  market p r i c e s .  

By combining t h e  d a t a  f o r  t h e  two y e a r s  a s  d i r e c t e d  by 
t h e  General  Assembly, s a l e s  r a t i o s  a r e  de r ived  ( c h a p t e r  IV) which 
a r e  be l i eved  t o  be more dependable ,  p a r t i c u l a r l y  f o r  t h e  smal l  
c o u n t i e s ,  than  t h o s e  de r ived  from e i t h e r  t h e  f i r s t  y e a r ' s  s tudy  
o r  t h e  second. There a r e  two c o n s i d e r a t i o n s ,  however, which 
tend t o  r a i s e  q u e s t i o n s  concerning t h e  wisdom of  combining t h e  
da t a  f o r  more than  a  smal l  number of yea r s .  I n  t h e  f i r s t  p l a c e ,  
because changes i n  b u s i n e s s  c o n d i t i o n s  from one year  t o  another  
appear  t o  b r i n g  about  changes i n  t h e  magnitude of t h e  s a l e s  r a t i o ,  
t h e  averag ing  procedure  i s  open t o  t h e  c r i t i c i s m  t h a t  u n l i k e  
t h i n g s  a r e  averaged and hence t h a t  t h e  r e s u l t s  ob t a ined  a r e  compar-
a t i v e l y  meaningless.  I n  t h e  second p l a c e ,  i f  assessment  l e v e l s  
should be changed i n  i n d i v i d u a l  c o u n t i e s  t o  b r i n g  them more n e a r l y  
i n t o  l i n e  w i th  t h e  s t a t e -wide  average ,  t h e  r e s u l t s  ob t a ined  by 
t a k i n g  averages  f o r  s e v e r a l  y e a r s  would c l e a r l y  be mis leading.  
Under t h e s e  c o n d i t i o n s ,  t h e  averag ing  p roces s  t e n d s  t o  h i d e  what 
i s  a c t u a l l y  accomplished by t h e  a s s e s s o r s .  

Sepa ra t ion  of one-family  dwe l l i ngs  i n t o  age groups was 
necessary  f o r  two r easons .  F i r s t ,  i t  was d i scovered  t h a t  s a l e s  
r a t i o s  a r e  h i g h e r ,  g e n e r a l l y  speaking,  f o r  compara t ive ly  new 
one-family dwe l l i ngs  t han  they  a r e  f o r  o l d e r  p r o p e r t i e s  of  t h i s  
c l a s s .  Second, because most one-family  dwe l l i ngs  a r e  b u i l t  f o r  
immediate s a l e ,  new homes a r e  ve ry  l i k e l y  t o  be ove r - r ep re sen ted  
i n  s a l e s  i n  comparison w i t h  o l d  homes. Under t h e s e  c o n d i t i o n s ,  a 
simple average  of t h e  s a l e s  r a t i o s  f o r  a l l  one-family  dwe l l i ngs  
would be in f luenced  t o o  much by t h e  high r a t i o s  f o r  new-dwelling 
s a l e s ,  w i t h  t h e  r e s u l t  t h a t  a r a t i o  determined by t h e  s imple  
average  method would be t o o  high.  Likewise ,  t h e  p o s s i b i l i t y  
was recognized  t h a t  some of  t h e  broad c l a s s e s  of r e a l  e s t a t e  
could be ove r - r ep re sen ted  i n  s a l e s  and t h a t  o t h e r s  could  be 
under - represen ted .  I n  c a s e  of s i g n i f i c a n t  d i f f e r e n c e s  among t h e  
s a l e s  r a t i o s  f o r  t h e  v a r i o u s  c l a s s e s  of p r o p e r t i e s ,  such consid- 
e r a t i o n s  have an impor tan t  bea r ing  upon t h e  choice  of  method t o  
be used t o  a r r i v e  a t  t h e  average s a l e s  r a t i o s .  I t  i s  impor tan t  
t h a t  t h e  method be such a s  t o  e l i m i n a t e  t h e  e f f e c t s  of t h i s  
over- o r  unde r - r ep re sen ta t ion .  

Another problem a r i s e s  from t h e  f a c t  t h a t  t h e r e  a r e  many 
i n s t a n c e s  of a few ve ry  l a r g e  o r  ve ry  smal l  r a t i o s  which a r e  
f a r  from r e p r e s e n t a t i v e  of t h e  r a t i o s  f o r  t h e  c l a s s  o f  p rope r ty  
involved and which, i f  averaged w i t h  t h e  o t h e r  r a t i o s  i n  t h e  
u s u a l  way, would r e s u l t  i n  d i s t o r t i o n .  Such extreme r a t i o s  
may be caused by a  w i l l i n g n e s s  on t h e  p a r t  of  t h e  buyer t o  pay 
an abnormally h igh  p r i c e  t o  g a i n  posses s ion  of t h e  p rope r ty  o r  
from w i l l i n g n e s s  on t h e  p a r t  of t h e  s e l l e r  t o  s e l l  f o r  an amount 
w e l l  below t h e  market p r i c e .  Other  abnormally h igh  o r  abnormally 
low r a t i o s  may r e s u l t  from f a i l u r e  t o  r e p o r t  a c c u r a t e  in format ion .  



T h i s  means t h a t  a method i s  needed which minimizes t h e  e f f e c t  of 
- f 

extreme r a t i o s .  Cons ide ra t ions  of t h i s  n a t u r e  l e d  t o  t h e  dec i s ion  
t o  base  t h e  r a t i o  f o r  a g iven c l a s s  of p rope r ty  f o r  a g iven 
county upon t h e  t r a r r s a c t i o n s ,  t h e  i n d i v i d u a l  r a t i o s  f o r  which 

L 

c o n s t i t u t e d  t h e  middle t w o - t h i r d s  of a l l  t h e  i n d i v i d u a l  r a t i o s  
i 

when a r ranged  from high t o  low. - I' 

The a s s e s s e d  v a l u a t i o n s  shown on a l l  of  t h e  c e r t i f i c a t e s  -C 

i n  t h e  middle two- th i rds  group were added t o g e t h e r .  S i m i l a r l y ,  
t h e  s a l e s  p r i c e s  from t h e  same group of c e r t i f i c a t e s  were added. 

J 

The r e s u l t i n g  t o t a l  a s s e s s e d  v a l u a t i o n  f i g u r e  was then  d iv ided  
by t h e  t o t a l  s a l e s  p r i c e  f i g u r e  and t h e  average r a t i o  f o r  each C ,  

c l a s s  of p roper ty  i n  each county was t h u s  determined.  
-

.t4 

Thi s  procedure  was fol lowed i n  t h e  d e r i v a t i o n  of t h e  
r a t i o  f o r  each c l a s s  of p rope r ty  i n  each county,  both  f o r  1957-
1958 and f o r  1958-1959. For t h e  two y e a r s  combined, t h e  co r r e -
sponding r a t i o  was based upon a  c o n s o l i d a t i o n  of t h e  assessed  
v a l u e s  and of  t h e  market v a l u e s  of t h e  "middle two- th i rds"  
t r a n s a c t i o n s  f o r  t h e  two yea r s .  Thus, i f  t o t a l  a s s e s s e d  and 
market v a l u e s  f o r  t h e  "middle two- th i rds"  t r a n s a c t i o n s  of t h e  
c l a s s  of p rope r ty  i n  q u e s t i o n  were $15,600,000 and $52,000,000, 
r e s p e c t i v e l y  ( r a t i o ,  30  per  c e n t )  i n  1957-1958 and $8,320,000 
and $32,000,000, r e s p e c t i v e l y  ( r a t i o ,  26 pe r  c e n t )  i n  1958-1959, 
t h e  r a t i o  f o r  t h e  two y e a r s  combined would be t h e  sum of t h e  two 
a s s e s s e d  v a l u e s  ($23,920,000) d i v i d e d  by t h e  sum of t h e  two 
market v a l u e s  ($84,000,000) o r  28.5 per  cen t .  

A f t e r  an average  r a t i o  had been c a l c u l a t e d  f o r  e a c h  c l a s s  
of p rope r ty ,  t h e  nex t  s t e p  was t o  combine c l a s s e s  of p rope r ty  and 
compute a county r a t i o .  For t h i s  purpose,  t h e  t o t a l  l o c a l l y  1 
a s s e s s e d  v a l u a t i o n  f o r  each c l a s s  of p r o p e r t y ,  which was supp l i ed  4 
by t h e  county a s s e s s o r ,  was d i v i d e d  by t h e  average s a l e s  r a t i o  

if o r  t h a t  c l a s s  t o  o b t a i n  an e s t i m a t e  of t h e  market v a l u e  of a l l  
p r o p e r t i e s  i n  t h e  c l a s s .  Th i s  procedure  was fol lowed f o r  a l l  4 

c l a s s e s  of  p r o p e r t y  i n  t h e  county t h u s  a r r i v i n g  a t  f i g u r e s ,  t h e  
t o t a l  of which r e p r e s e n t e d  market va lue  of a l l  l o c a l l y  a s s e s s e d  
r e a l  p rope r ty  i n  t h e  county.  Th i s  t o t a l  d i v i d e d  i n t o  t h e  t o t a l  i 
a s s e s s e d  v a l u a t i o n  of l o c a l l y  a s s e s s e d  r e a l  p rope r ty  y i e l d e d  t h e  

Iaverage s a l e s  r a t i o  f o r  t h e  county. The fo l lowing  t a b l e  shows
t h i s  complete computation i n  one county f o r  each c l a s s  of prop-

1e r t y  and f o r  t h e  county.  

D iv i s ion  o f  t h e  a s s e s s e d  va lue  of one-family dwe l l i ngs ,  P 

one t o  e i g h t  y e a r s  o l d  ($8,200,000) by t h e  s a l e s  r a t i o  (32.1 
per  c e n t )  g i v e s  an e s t i m a t e  of market v a l u e  ($25,550,000).  

By 
C 

r e p e a t i n g  t h i s  opera  t i o n  f o r  one- f amily dwe l l i ngs  o f  each age 
Igroup and t a k i n g  a s s e s s e d  v a l u e  and market va lue  t o t a l s  f o r  t h e  

f i v e  age groups combined, t h e  r e s p e c t i v e  t o t a l s ,  $40,000,000 and 
$162,380,000 were ob ta ined .  The average s a l e s  r a t i o  f o r  a l l  one- a 

fami ly  dwe l l i ngs  i n  t h e  county (24.6 per  c e n t )  was found by d i v i d i n g  
t h e  one t o t a l  by t h e  o t h e r .  The o t h e r  average s a l e s  r a t i o s  shown
i n  t h e  t a b l e ,  namely, t h o s e  f o r  t o t a l  u rban ,  t o t a l  r u r a l ,  and t o t a l  

dcounty were determined i n  t h e  same manner. 



Thi s  method i s  e q u i v a l e n t  t o  t h a t  of weigh t ing  t h e  s a l e s  
r a t i o s  of t h e  d i f f e r e n t  p rope r ty  groups by t h e i r  r e s p e c t i v e  
market va lue  t o t a l s .  Fo r  example, i n  t h e  f i r s t  l i n e  of Table  I ,  
weight ing ( o r  m u l t i p l y i n g )  t h e  r a t i o  (32 .1  pe r  c e n t )  by market 
va lue  ($25,550,00) y i e l d s  t h e  a s s e s s e d  v a l u a t i o n  ($8,200,000) .  
Div id ing  t h e  t o t a l  of a l l  such p roduc t s  ( t h e  t o t a l  a s s e s s e d  va lue  
of $100,000,000) by t o t a l  market va lue  ($384,710,000) y i e l d s  t h e  
average county-wide r a t i o  (26.0 per  c e n t ) .  I n d u s t r i a l  b u i l d i n g s  
i n  t h e  example account  f o r  approximately  f i v e  pe r  c e n t  of t o t a l  
market va lue .  Th i s  means t h a t  t h i s  p rope r ty  c l a s s  was g iven  a  
weight of f i v e  p e r  c e n t  i n  f i n a l l y  computing t h e  average county 
r a t i o .  

Market v a l u e s  used a s  we igh t s  i n  t h e  1958-1959 s tudy ( a s  
r e p o r t e d  i n  Chapter  IV) a r e  t h o s e  ob ta ined  by d i v i d i n g  1957 
a s s e s s e d  v a l u e s  ( r e p o r t e d  by t h e  a s s e s s o r s  f o r  a l l  p r o p e r t i e s  on 
t h e  t a x  r o l l s  i n  t h a t  yea r  and used i n  t h e  1957-1958 s tudy)  by 
s a l e s  r a t i o s  from t h e  1958-1959 s tudy.  S i m i l a r l y ,  market v a l u e s  
used a s  weights  i n  t h e  c o n s o l i d a t e d  two-year,  1957-1959, s tudy 
a r e  t h o s e  ob ta ined  by d i v i d i n g  1957 a s s e s s e d  v a l u e s  by s a l e s  r a t i o s  
from t h e  1957-1959 s tudy.  I n  j u s t i f i c a t i o n  of t h i s  procedure ,  
it should be noted (1) t h a t  n e t  a d d i t i o n s  t o  t h e  p rope r ty  inven- 
t o r y  do n o t  a f f e c t  t h e  weighted average r a t i o s  u n l e s s  such 
a d d i t i o n s  r e s u l t  i n  changes i n  t h e  p r o p o r t i o n a t e  d i s t r i b u t i o n  
of  p r o p e r t i e s  by p rope r ty  c l a s s e s ,  ( 2 )  t h a t  t h e  change from one 
year  t o  t h e  nex t  i n  t h e  p r o p o r t i o n a t e  d i s t r i b u t i o n  of p r o p e r t i e s  
by p rope r ty  c l a s s e s  i s  b e l i e v e d  t o  be smal l  i n  any c a s e ,  and 
( 3 )  t h a t  a  c o n s i d e r a b l e  change i n  t h i s  p r o p o r t i o n a t e  d i s t r i b u t i o n  
i s  r e q u i r e d  t o  b r i n g  about  a  s i g n i f i c a n t  change i n  a  coun ty ' s  
average r a t i o .  I n  view of t h e s e  c o n s i d e r a t i o n s ,  t h e  e f f o r t  
r equ i r ed  t o  compile t h e  a s s e s s e d  v a l u e  f o r  1958 by p rope r ty  c l a s s e s  
i n  each county was n o t  b e l i e v e d  t o  be warranted.  

The average  s ta te-wid,e  r a t i o  was determined by d i v i d i n g  
t o t a l  a s s e s s e d  va lue  f o r  t h e  s t a t e  by t o t a l  market  va lue .  These 
two f i g u r e s  were ob ta ined  by adding t h e  a s s e s s e d  v a l u e s  and t h e  
market v a l u e s  f o r  a l l  s i x t y - t h r e e  c o u n t i e s .  The s t a t e -wide  s a l e s  
r a t i o  f o r  each p rope r ty  c l a s s  was s i m i l a r l y  determined.  



TABLE I 

Method of Der iv ing  Average S a l e s  Ra t io s :  
An I l l u s t r a t i v e  Computation 

County X 

C l a s s  of Proper ty  
S a l e s  
R a t i o  

Assessed 
Va lua t i on  

Market 
Value 

Average 
S a l e s  R a t i o  

One-family dwe l l i ngs  
1 t o  8 y e a r s  o l d  
9 t o  18 " II 

1 9  t o  28 I' 
I* 

29  t o  48  " II 

Over 48 I1 

A l l  ages  combined 

I 

i-
01 

I 

Mult i - family  dwe l l i ngs  
Commercial b u i l d i n g s  
I n d u s t r i a l  b u i l d i n g s  
Vacant urban l and  

T o t a l  urban 

Agric.  land having impts.  
Agr ic .  land having no impts. 
Misc. r u r a l  l and  having impts.  
Misc. r u r a l  - no impts.  

27.2 
24.1 
21.6 
19.0 

$ 23,600,000 
5 ,100,000 
6 ,200,000 
2 ,100,000 

$ 37,000,000 

S 86,760,000 
21,160,000 
28,700,000 
11,050,000 

$147,670,000 

Grand T o t a l  $100,000,000 $384,710,000 

I, 4, 1. d o r ~ d - 'j, j e L f' t h ~ / "  l" L r  P A L L .  I# 4 I '  , I  LZ 

4 .L ', 1. . fl 



SALES RATIOS I N  COLORADO BY COUNTY AND 

BY CLASS OF PROPERTY 


1958-1959 and 1957-1959 


The number of c e r t i f i c a t e s  f i l e d  w i t h  t h e  L e g i s l a t i v e  
Counci l  was g r e a t e r  du r ing  t h e  second yea r  o f  t h e  s tudy  t h a n  it 
was du r ing  t h e  f i r s t .  During t h e  f i s c a l  yea r  J u l y  1, 1958, 
through June 30,  1959, t h e  t o t a l  approximated 79,700,  whereas i n  
t h e  preceding f i s c a l  yea r  it was approximately  76,300. 

The d i f f e r e n c e  between t h e s e  two f i g u r e s  i s  an under- 
s t a t emen t  of t h e  i n c r e a s e  i n  r e a l  e s t a t e  a c t i v i t y  from t h e  f i r s t  
yea r  t o  t h e  second. Th i s  i s  t r u e  because t h e  Rea l ty  Recording 
Act was i n t e r p r e t e d  a t  t h e  o u t s e t  t o  cover  a s i z a b l e  number of 
t r a n s a c t i o n s  which, acco rd ing  t o  a r u l i n g  of t h e  At torney  General  
da ted  September 4 ,  1957, were no t  r e q u i r e d  t o  be r epo r t ed .  The 
number of c e r t i f i c a t e s  was, t h e r e f o r e ,  o v e r - s t a t e d  du r ing  t h e  
e a r l y  weeks of t h e  f i r s t  y e a r ' s  s tudy  and hence t o  t h a t  e x t e n t  
t h e  t o t a l  f o r  t h e  f i r s t  year .  

The s tudy  f o r  1958-1959 i s  based upon a  t o t a l  of 32,002 
p rope r ty  t r a n s f e r s .  The number per  county i n  t h a t  y e a r  ranged 
from 7,945 i n  Denver t o  1 0  i n  San Juan. T r a n s f e r s  of one-family 
d w e l l i n g s  i n  towns and c i t i e s  account  f o r  70 pe r  c e n t  of t h e  t o t a l ,  
and o t h e r  urban s a l e s  account  f o r  15 per  c e n t .  About 15 pe r  c e n t  
were t r a n s f e r s  of  r u r a l  p r o p e r t i e s .  I t  i s  of i n t e r e s t  he re  t h a t  
t h e  l a t t e r  f i g u r e  i s  l a r g e r  than  t h e  corresponding p ropor t ion  
(13 per  c e n t )  from t h e  f i r s t  y e a r ' s  s tudy.  The g r e a t e r  propor-  
t i o n a t e  i n c r e a s e  i n  t h e  number of  r u r a l  p rope r ty  t r a n s f e r s  than  
i n  t h e  number of urban p r o p e r t y  t r a n s f e r s  i s  r e f l e c t e d ,  a s  noted 
below, i n  a g r e a t e r  dec rease  i n  t h e  s a l e s  r a t i o  f o r  r u r a l  prop- 
e r t i e s  than  f o r  urban p r o p e r t i e s . 1 0  

The number of c e r t i f i c a t e s  (24 ,670)  used i n  t h e  f i r s t  y e a r ' s  
s tudy  i s  no t  f u l l y  comparable wi th  t h a t  of  t h e  second y e a r ' s  
s tudy.  During t h e  e a r l y  weeks of t h e  f i r s t  y e a r ' s  s tudy t h e  
county a s s e s s o r s  were i n s t r u c t e d  t o  r e p o r t  a s s e s s e d  v a l u e s  f o r  
1956 r a t h e r  t h a n  f o r  1957. When it was dec ided  t o  base a l l  
s a l e s  r a t i o s  f o r  t h e  f i r s t  y e a r q  s s tudy  on 1957 a s s e s s e d  
v a l u e s ,  it was r u l e d  t h a t  t h e  e f f o r t  r e q u i r e d  t o  s ecu re  t h e  
1957 a s se s sed  v a l u e s  and make t h e  changes on t h e  c e r t i f i c a t e s  
a l r e a d y  submit ted was n o t  war ran ted  i n  t h e  c a s e  of a  few of 
t h e  l a r g e  c o u n t i e s  because t h e  number of c e r t i f i c a t e s  
a v a i l a b l e  w i thou t  them would be adequate  f o r  de t e rmina t ion  
of t h e  s a l e s  r a t i o s .  For t h i s  reason  t h e r e  i s  l i k e w i s e  l a c k  
of comparab i l i t y  a s  noted i n  a l a t e r  paragraph,  among a s se s sed  
v a l u e s  r e p o r t e d  on c e r t i f i c a t e s  i n  t h e  two y e a r s  expressed a s  
p ropor t ions  of t o t a l  a s s e s s e d  va lue  of p r o p e r t i e s  on t h e  t a x  
r o l l s .  



The s t a t e -wide  s a l e s  r a t i o  d e c l i n e d  from 27.9 pe r  cent 
i n  1957-1958 t o  27.0 pe r  c e n t  i n  1958-1959. Most o f  t h i s  d e c l i n e  
i s  accounted f o r  by d e c l i n e s  i n  t h e  r a t i o s  f o r  r u r a l  p r o p e r t i e s .  
The s t a t e -wide  r u r a l  r a t i o  d e c l i n e d  from 24.3 per  c e n t  i n  t h e  
f i r s t  yea r  t o  22.1 pe r  c e n t  i n  t h e  second,  whereas t h e  s ta te -wide  
urban r a t i o  underwent a much s m a l l e r  d e c l i n e  -- from 29.5 pe r  c e n t  
i n  t h e  f i r s t  yea r  t o  29.3 p e r  c e n t  i n  t h e  second. The comparative 
a g r i c u l t u r a l  r a t i o s  f o r  t h e  two y e a r s  were 24.2 p e r  c e n t  and 21.8 
per  c e n t ,  r e s p e c t i v e l y .  

Of s i g n i f i c a n c e  i n  t h i s  connec t ion  i s  t h e  f a c t  t h a t  ca sh  
income from farm market ings  i n  Colorado inc reased  s h a r p l y  from 
ca l enda r  yea r  1957 t o  ca l enda r  yea r  1958 -- from $455,144,000 i n  
1957 t o  $568,505,000 i n  1958, a s  r e p o r t e d  by t h e  Denver o f f i c e  of 
t h e  United S t a t e s  Department of A g r i c u l t u r e .  T h i s  amounts t o  a n  
i n c r e a s e  of 24.9 pe r  c e n t  i n  1958 o v e r  1957. I f  assessments  were 
comparable f o r  t h e  farm p r o p e r t i e s  s o l d  i n  t h e  two y e a r s ,  t h e  
d e c l i n e  i n  t h e  s a l e s  r a t i o  f o r  farm p r o p e r t i e s  i n d i c a t e d  above 
r e p r e s e n t s  an i n c r e a s e  i n  market p r i c e  of 11 p e r  cen t .  While it 
i s  no t  p o s s i b l e  t o  determine p r e c i s e l y  t h e  e f f e c t  of a g iven
i n c r e a s e  i n  income from farm marke t ings  upon t h e  market p r i c e  of 
farm p r o p e r t i e s ,  t h e  comparative percen tage  i n c r e a s e s  noted (24.9 
pe r  c e n t  i n  income from farm marke t ings  and 11 pe r  c e n t  i n  market 
p r i c e  of farm p r o p e r t i e s ,  accord ing  t o  t h e  i n d i c a t e d  assumption) 
a r e  be l i eved  t o  be r ea sonab le .  I f  s o ,  t h e  d e c l i n e  i n  t h e  s a l e s  
r a t i o  f o r  farm p r o p e r t i e s  i s  expla ined .  

There a r e  e leven  c o u n t i e s  i n  t h e  s t a t e  f o r  which t h e  
1958-1959 s a l e s  r a t i o s  a r e  l e s s  than  t h o s e  of 1957-1958 by f o u r  
percen tage  p o i n t s  o r  more. These c o u n t i e s  a r e :  Archule ta ,  
Conejos,  C u s t e r ,  Eagle ,  G a r f i e l d ,  Gunnison, Kiowa, Minera l ,  Park,  
Rio Blanco, and San Miguel. With r e f e r e n c e  t o  t h e  above d i scus -  
s i o n ,  it i s  worth no t ing  t h a t  r u r a l  p r o p e r t i e s  r e p r e s e n t e d  from 
56.5 pe r  c e n t  t o  87.9  pe r  c e n t  of  t h e  t o t a l  a s s e s s e d  va lue  of 
p r o p e r t i e s  on t h e  t a x  r o l l s  i n  t h e s e  c o u n t i e s  i n  1957, whereas 
t h e  corresponding p ropor t ion  s t a t e -wide  was on ly  26.3 pe r  c e n t .  
There a r e  44 c o u n t i e s  f o r  which t h e  1958-1959 s a l e s  r a t i o s  
d i f f e r e d  from t h o s e  f o r  1957-1958 by no t  more than  t h r e e  percen t -  
age p o i n t s  a able 11). 

Most of  t h e  c o u n t i e s  w i t h  comparat ively  high average 
r a t i o s  a r e  found i n  t h e  sou thern  o n e - t h i r d  of t h e  s t a t e .  There 
appears  t o  be no s i m i l a r  geographica l  c o n c e n t r a t i o n  of c o u n t i e s  
w i th  comparat ively  low r a t i o s  u n l e s s  it i s  i n  t h e  d r y  farming 
s e c t i o n s  of e a s t e r n  Colorado.  T h i s  i s  t r u e  of t h e  r a t i o s  f o r  
t h e  second yea r  of t h e  s tudy  (Cha r t  l ) , t h e  two y e a r s  combined 
(Cha r t  2 ) .  and f o r  t h e  f i r s t  yea r  of t h e  s tudy  a s  w e l l .  

There i s  wide v a r i a t i o n  i n  t h e  county average r a t i o s  

among t h e  s i x t y - t h r e e  c o u n t i e s  of  t h e  s t a t e .  The range f o r  t h e  

second y e a r ' s  s tudy  i s  from 15.6 pe r  c e n t  f o r  T e l l e r  County t o  

42.9 per  c e n t  f o r  Saguache County. Eleven of t h e  c o u n t i e s  have 
average  r a t i o s  30 pe r  c e n t  o r  h ighe r  and e i g h t  of them have 
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r a t i o s  below 20 per  c e n t .  However, t h e  r a t i o s  f o r  approximately  
o n e - t h i r d  of t h e  c o u n t i e s  f a l l  w i t h i n  t h e  f o u r  e r cen t age  po in t  
range from 22 pe r  c e n t  t o  26 per  c e n t  (Table  I17 . 

There a r e  a  few i n s t a n c e s  i n  which t h e  s a l e s  r a t i o  f o r  
t h e  two y e a r s  combined f a l l s  o u t s i d e  t h e  r ange  of t h e  correspond- 
i ng  r a t i o s  f o r  t h e  f i r s t  yea r  and t h e  second. The r a t i o s  f o r  
Dolores  County, f o r  example, were 23.7 pe r  c e n t  i n  1957-1958, 22.8 
per c e n t  i n  1958-1959, and 24.1 pe r  c e n t  i n  1957-1959. The 
exp lana t ion  o f  t h i s  behavior  of t h e  r a t i o  l i e s  i n  t h e  f a c t  t h a t  
t h e r e  were i n s u f f i c i e n t  d a t a  f o r  de t e rmina t ion  o f  t h i s  coun ty ' s  
r a t i o s  f o r  1958-1959 f o r  t h r e e  c l a s s e s  of p rope r ty  (one-family  
dwe l l i ngs  over  48  y e a r s  o l d ,  commercial b u i l d i n g s ,  and miscel-  
l aneous  r u r a l  l and  w i t h  improvements) f o r  which t h e  r a t i o s  f o r  
1957-1958 and 1957-1959 were above t h e  r e s p e c t i v e  average r a t i o s  
f o r  t h e  county.  T h i s  means t h a t  t h e  county-wide r a t i o  f o r  1958- 
1959 i s  unde r - s t a t ed  i n  comparison w i t h  t h a t  f o r  e i t h e r  t h e  f i r s t  
yea r  of t h e  s tudy  o r  t h e  two y e a r s  combined. I f  t h e  f i r s t  y e a r ' s  
r a t i o s  f o r  t h e s e  c l a s s e s  of p r o p e r t y  were used i n  t h e  computat ions  
f o r  t h e  second y e a r ,  t h e  county-wide r a t i o  f o r  1958-1959 would be 
24.3 pe r  c e n t  i n s t e a d  of  22.8 p e r  cen t .  Under t h e s e  c o n d i t i o n s  
t h e  r a t i o  f o r  t h e  two y e a r s  combined would f a l l  between t h e  
r a t i o s  f o r  t h e  two y e a r s  s e p a r a t e l y .  Because t h e  second y e a r ' s  
r a t i o  i s  u n d e r s t a t e d ,  t h e  r a t i o  f o r  t h e  two y e a r s  combined i s  
be l i eved  t o  be a b e t t e r  measure of assessment  l e v e l  i n  r e l a t i o n  
t o  market p r i c e  t han  t h a t  f o r  1958-1959. I t  i s  perhaps  
deba t ab l e  whether t h e  two-year s a l e s  r a t i o  f o r  Dolores  County i s  
b e t t e r  than  t h a t  f o r  1957-1958. I n  any c a s e ,  a s  exp la ined  i n  
Chapter  111, it i s  b e l i e v e d  t o  be unwise t o  combine t h e  d a t a  
f o r  more t han  a smal l  number of y e a r s .  

Average s a l e s  r a t i o s  f o r  l and  w i t h o u t  improvements a r e  
lower t han  t h o s e  f o r  l a n d  wi th  improvements. T h i s  i s  t r u e  i n  
both urban and r u r a l  a r e a s .  ,The s t a t e -wide  average r a t i o  f o r  
vacan t  urban l a n d ,  f o r  example, f o r  t h e  two y e a r s  combined i s  
21.4 p e r  c e n t  i n  c o n t r a s t  t o  t h e  o v e r - a l l  urban average  r a t i o  of  
29.4 pe r  c e n t  a able 111). 

The s t a t e -wide  average  r a t i o  f o r  one-family  dwe l l i ngs  i n  
urban a r e a s  ( a l l  age groups combined) i s  below t h e  s t a t e -wide  
average r a t i o  f o r  urban p r o p e r t i e s  and on ly  s l i g h t l y  above t h e  
s t a t e -wide  average  r a t i o  f o r  a l l  p r o p e r t i e s .  However, t h e  r a t i o  
f o r  one-family  d w e l l i n g s  v a r i e s  widely from one age group t o  
another .  For one-family  dwe l l i ngs  one t o  e i g h t  y e a r s  o l d  f o r  
t h e  two y e a r s  combined it i s  31.7 p e r  c e n t ;  and f o r  t h o s e  t h a t  
a r e  over  48  y e a r s  o l d  it i s  on ly  21.8 pe r  c e n t .  

The average  r a t i o s  f o r  mu l t i - f ami ly  dwe l l i ngs  and f o r  

commercial and i n d u s t r i a l  p r o p e r t i e s  a r e  sha rp ly  above t h e  

average  r a t i o  f o r  a l l  urban p r o p e r t i e s  combined. Of t h e  prop- 

e r t y  c l a s s e s  d i s t i n g u i s h e d ,  i n d u s t r i a l  p r o p e r t i e s  have t h e  

h i g h e s t  average r a t i o ,  35.8 p e r  c e n t  f o r  t h e  two y e a r s  combined. 

Misce l laneous  r u r a l  l and  wi thou t  improvements i s  t h e  c l a s s  w i th  

t h e  lowest  average  r a t i o ,  17.4 pe r  c e n t .  




- - 

The s t a t e - w i d e  p a t t e r n  which shows t h e  urban average r a t i o  
t o  be h i g h e r  t h a n  t h e  r u r a l  r a t i o  i s  by no means t r u e  o f  a l l  
c o u n t i e s .  T h e r e  a r e  a  few c o u n t i e s  i n  which  t h e  r u r a l  a v e r a g e  
r a t i o  i s  h i g h e r  t h a n  t h e  u r b a n  a v e r a g e  r a t i o .  A g r i c u l t u r a l  l a n d  
w i t h  improvements  was t h e  r u r a l  c l a s s  w i t h  t h e  h i g h e s t  r a t i o  i n  
1957-1958; m i s c e l l a n e o u s  r u r a l  l a n d  w i t h  improvements  ha'd 
s l i g h t l y  t h e  h i g h e r  r a t i o  i n  1958-1959. 

The t o t a l  a s s e s s e d  v a l u e  r e p o r t e d  on t h e  c e r t i f i c a t e s  u s e d  
i n  t h e  s t u d y  f o r  1958-1959 i s  5 . 2  p e r  c e n t  a s  l a r g e  a s  t h e  t o t a l  
a s s e s s e d  v a l u e  on t h e  t a x  r o l l s  f o r  1957 a s  r e p o r t e d  by t h e  a s s e s s o r s  
t o  t h e  L e g i s l a t i v e  C o u n c i l  ( T a b l e  111). Urban p r o p e r t y  s a l e s  
a c c o u n t e d  f o r  6 .2  p e r  c e n t  o f  t o t a l  u r b a n  a s s e s s e d  v a l u e  i n  t h a t  
y e a r  and  r u r a l  p r o p e r t y  s a l e s  f o r  o n l y  2 . 5  p e r  c e n t  o f  t o t a l  r u r a l  
a s s e s s e d  v a l u e .  I n  t h e  c a s e  o f  o n e - f a m i l y  d w e l l i n g s ,  s a l e s  i n  t h e  
g roup  o n e  t o  e i g h t  y e a r s  o l d  a c c o u n t e d  f o r  11.5 p e r  c e n t  o f  t h e  
t o t a l  a s s e s s e d  v a l u e  o f  t h a t  g r o u p ,  w h i l e  t h e  c o r r e s p o n d i n g  pro-  
p o r t i o n  f o r  t h e  "ove r  48"  g roup  was 4.9 p e r  c e n t .  

These  d i f f e r e n c e s  p o i n t  up  t h e  marked o v e r - r e p r e s e n t a t i o n  
o f  some o f  t h e  p r o p e r t y  c l a s s e s  i n  s a l e s  and  t h e  marke t  under -  
r e p r e s e n t a t i o n  o f  o t h e r s  and  hence  t h e  need f o r  a  sys t em o f  w e i g h t s ,  
e x p l a i n e d  e a r l i e r ,  by which t o  c o r r e c t  f o r  such  o v e r -  o r  unde r -  
r e p r e s e n t a t i o n  i n  d e t e r m i n i n g  a v e r a g e  s a l e s  r a t i o s .  One-fami ly  
d w e l l i n g s  one  t o  e i g h t  y e a r s  o l d ,  f o r  example ,  have  a h i g h  s a l e s  
r a t i o ,  whereas  t o t a l  r u r a l  p r o p e r t y  h a s  a  low s a l e s  r a t i o  and  i s  
u n d e r - r e p r e s e n t e d  i n  s a l e s .  U n l e s s  p r o p e r t y  c l a s s  r a t i o s  a r e  
w e i g h t e d ,  t h e  h i g h  r a t i o s  f o r  o n e - f a m i l y  d w e l l i n g s  would have  too 
much i n f l u e n c e  on t h e  a v e r a g e  and  t h e  low r a t i o s  f o r  t o t a l  r u r a l  
p r o p e r t y  would have  t o o  l i t t l e  i n f l u e n c e  on it, t h u s  t e n d i n g  t o  
c a u s e  t h e  computed r a t i o  t o  b e  h i g h e r  t h a n  t h e  f a c t s  would w a r r a n t .  

A s  n o t e d  e l s e w h e r e ,  t h e  d e p e n d a b i l i t y  o f  t h e  a v e r a g e  
s a l e s  r a t i o  f o r  a  g i v e n  c o u n t y  o r  c l a s s  o f  p r o p e r t  depends  
l a r q e l v  upon (1) t h e  number of  u s a b l e  s a l e s  and (2r t h e  e x t e n t  
of  v a r i a t i o n  among t h e  r a t i o s  b a s e d  upon them. With r e f e r e n c e  t o  
c o n s i d e r a t i o n s  o f  t h i s  n a t u r e ,  it i s  w o r t h  n o t i n g  t h a t  t h e r e  a r e  
e l e v e n  c o u n t i e s  f o r  which  t h e  number o f  u s a b l e  c e r t i f i c a t e s  i n  t h e  
two y e a r s  combined was less  t h a n  80 p e r  c o u n t y .  These  c o u n t i e s  
a r e :  A r c h u l e t a ,  Cheyenne,  C o s t i l l a ,  E a g l e ,  H i n s d a l e ,  J a c k s o n ,  
h t i n e r a l ,  Ouray,  Saguache ,  San J u a n ,  and  San Miguel .  The a v e r a g e  
r a n g e  w i t h i n  which  t h e  m i d d l e  h a l f  o f  t h e  r a t i o s  f a l l  (when 
a r r a n g e d  from low t o  h i g h )  i s  g r e a t e r  f o r  e a c h  o f  t h e s e  c o u n t i e s  
t h a n  t h a t  f o r  t h e  s t a t e  a s  a  whole.  Because v a r i a t i o n  among t h e  
r a t i o s  i s  c o m p a r a t i v e l y  h i g h  on a n  a v e r a g e  f o r  H i n s d a l e ,  Mineral . ,  
and  San J u a n  and t h e  sample o f  u s a b l e  c e r t i f i c a t e s  f o r  t h e s e  
c o u n t i e s  i s  s m a l l e r  i n  e a c h  c a s e  t h a n  t h a t  f o r  any  o f  t h e  o t h e r  
s i x t y  c o u n t i e s ,  t h e  r a t i o s  f o r  them a r e  r e g a r d e d  a s  t h e  l e a s t  
d e p e n d a b l e  o f  t h e  county-wide  r a t i o s .  Wi th  r e f e r e n c e  t o  t h e  
e l e v e n  c o u n t i e s  l i s t e d  above ,  it i s  n o t e d  t h a t  t h e i r  combined 
a s s e s s e d  v a l u e  amounts t o  o n l y  1.8 p e r  c e n t  o f  t h e  s t a t e - w i d e  
t o t a l .  Hence, such  l a c k  o f  d e p e n d a b i l i t y  c o u l d  have  no s i g n i f i c a n t  
e f f e c t  upon t h e  s i z e  o f  t h e  s t a t e - w i d e  a v e r a g e  r a t i o .  



Mention should be made i n  t h i s  connec t ion  o f  t h e  s i x -  
c o u n t i e s  -- Alamosa, Baca, Jackson ,  Lake, P h i l l i p s ,  and Sedgwick -- f o r  which t h e  number of  u s a b l e  p r o p e r t y  t r a n s f e r s  i n  one o r  
more of t h r e e  c l a s s e s  (commercial ,  i n d u s t r i a l ,  and a g r i c u l t u r a l  
w i th  improvements) each of which r e p r e s e n t s  a s i z a b l e  p r o p o r t i o n  
of  t o t a l  a s s e s s e d  va lue  on t h e  t a x  r o l l s  i n  t h e  county i n  q u e s t i o n  
was i n s u f f i c i e n t  t o  de te rmine  s a l e s  r a t i o s  f o r  them i n  one o r  
bo th  of  t h e  yea r s .  A s  noted i n  Table  11, t h e s e  p r o p e r t y  c l a s s e s  
were excluded from t h e  computat ions  of  t h e  r a t i o s  f o r  one o r  more 
of t h e s e  c o u n t i e s  and t h e  s t a t e -wide  average  r a t i o s .  Ana lys i s  
shows t h a t  t h e  s t a t e -wide  average  r a t i o s  f o r  a l l  p r o p e r t y  c l a s s e s  
combined would remain unchanged i f  t h e  combined a s s e s s e d  va lue  of 
t h e s e  p r o p e r t i e s  had been inc luded  i n  t h e  computat ions  u s ing  t h e  
i n d i c a t e d  s t a t e -wide  r a t i o s  f o r  t h e s e  p rope r ty  c l a s s e s .  



TABLE 11 

S a l e s  R a t i o s  i n  Colorado by Count ies :  T o t a l ,  Urban, and R u r a l  

For F i s c a l  Years  1957-1958 and 1958-1959 and f o r  t h e  Two Years  Combined 


T o t a l  County 
No. of S a l e s  

T o t a l  Urban 
No. of S a l e s  

T o t a l  R u r a l  
ho. of S a l e s  

County C e r t s .  R a t i o  Certs. Ratio Cer t s .  R a t i o  

Adams 
' 570 '58  
' 58 - ' 59  
' 5 7 - ' 5 9  

Arapahoe 
' 57 - ' 58  
' 58 - ' 59  
' 5 7 - ' 5 9  

Archu l e t a  
' 5 7 0 ' 5 8  
' 5 8 - ' 5 9  
' 57 - ' 59  

Bent 
' 5 7 - ' 5 8  
' 58 - ' 59  
' 57 - ' 59  

Boulder  
' 57 - ' 58  
' 5 8 - ' 5 9  
' 5 7 - ' 5 9  

Chaff e e  
' 57 - ' 58  
' 58 - ' 59  
' 57 - ' 59  



TABLE I1 
(cont inued)  

T o t a l  County 
No. of S a l e s  
Certs. . -Ratio  

T o t a l  Urban 
No. of S a l e s  
Cer t s .  Rat io  

T o t a l  Rural 
No. of S a l e s  
Certs. Rat ioCounty 

Cheyenne 
l.57- '58 
'58-'59 
'57-'59 

Clear Creek 
'57-'58 
'58-'59 
'57-'59 

Cone j o s  
'57-'58 
'58-'59 
'57- '59 

C o s t i l l a  
'57-'58 
'58-'59 
'57-'59 

Crowley 
'57-'58 
'58-'59 
'57-'59 

Custer 
'57-'58 
'58-'59 
'57-'59 

Delta 
'57-'58 
'58-'59 
'57-'59 

Denver 
'57-'58 
'58-'59 
'57-'59 

Dolores 
'57-'58 
'58-'59 
'57-'59 



TABLE I1 

( c o n t i n u e d )  


T o t a l  County T o t a l  Urban T o t a l  Ru ra l  
No. of S a l e s  No. of S a l e s  No. of S a l e s  
Certs. R a t i o- Certs .  ~ a t i o  C e r t s .  R a t i oCounty 

Douglas 
'57-'58 
'58-'59 
'57-'59 

Eagle  
'57-'58 
'580'59 
'57-'59 

E l b e r t  
'57-'58 
'58-'59 
'57-'59 

Fremont 
'57-'58 

'58-'59 

'57- '59 


G a r f i e l d  
'57-'58 
'580'59 
'57-'59 

G i l p i n  
'57-'58 
'58-'59 
'57-'59 

Grand 
'57-'58 
'58-'59 
'57-'59 

Gunnison 
'57-'58 
'58-'59 
'57-'59 



TABLE I1 

( c o n t i n u e d )  


T o t a l  County T o t a l  Urban T o t a l  R u r a l  
No. of S a l e s  No. of S a l e s  No. of S a l e s  
C e r t s .  R a t i o- C e r t s .  -R a t i o  C e r t sL R a t i oCounty 

Hinsda l e  
'57-'58 
'58- '59 
'57-'59 

Huerf ano 
'57-'58 
'58- '59 
'57-'59 

J e f f e r s o n  
'57-'58 
'58-'59 
'57-'59 

Kiowa 
'57- '58 

'58-'59 

'57-'59 


K i t  Carson 
'57- '58 

'58- '59 

'57-'59 


La P l a t a  
'57- '58 

'58-'59 

'57-'59 


Larimer  
'57-'58 

'58-'59 

'57-'59 




TABLE I1 
(c0ntinue.d) 

T o t a l  County 
No. of S a l e s  
Cert s .  Rat io-

T o t a l  Urban 
No. of S a l e s  
Cert s .  ~ a t i o-

T o t a l  Rural 
No. o f  S a l e s  
Certs. RatioCounty 

Las Animas 
'570'58 

'58-'59 

'57-'59 


Lincoln 
'57-'58 

'58-'59 

'57-'59 


Logan 
'57-'58 

'58-'59 

'57-'59 


Mesa 
'570'58 

'58-'59 

'57-'59 


Mineral 
'57-'58 

'58-'59 

'57-'59 


Moffat 
'57-'58 

'58-'59 

'57-'59 


Montezuma 
'570'58 

'58-'59 

'57-'59 


Montrose 
'57-'58 

'58-'59 

'570'59 


Morgan 
'57-'58 

'58-'59 

'57- '59 




TABLE I1 
(cont inued)  

Tota l  County 
No. of  S a l e s  
Certs .  Rat io  

Tota l  Urban 
No. of S a l e s  
Certs .  Rat io  

Tota l  Rural 
No. of S a l e s  
Cer t s ,  RatioCounty 

Otero 
'57-'58 
'58-'59 
'57-'59 

Ouray 
'57- '58 
'58-'59 
'57- '59 

Park 
'57-'58 

'58-'59 1 

'57-'59 


P i t k i n  
'57-'58 

'580'59 

'57-'59 


Prowers 
'57-'58 

'58-'59 

'57-'59 


Pueblo 
'57-'58 

'58-'59 

'57-'59 


Rio Blanco 
'57- '58 

'58-'59 

'57-'59 


Rio Grande 
'57-'58 

'58-'59 

'57-'59 




TABLE I1 

( c o n t i n u e d )  


T o t a l  Countv T o t a l  Urban T o t a l  R u r a l  
No. of S a l e s  ko. of S a l e s  No. of S a l e s-~-

C e r t s .  b a t i o  C e r t s .  R a t i o- C e r t s .  R a t i oCounty 

R o u t t  
' 57 - '58  
' 58 - ' 59  
'57 - '59  

Saguache 
' 57 - '58  
'58 - '59  
'57 - '59  

San Juan  
' 57 - '58  
'58 - '59  
'57 - '59  

San Miguel 
' 57 - '58  
' 58 - ' 59  
' 57 - ' 59  

Summit 
' 57 - ' 58  
' 58 - ' 59  
' 57 - ' 59  

T e l l e r  
' 57 - '58  
' 58 - ' 59  
'57 - '59  

Washington 
' 57 - '58  
'58 - '59  
'57 - '59  

Weld 
' 57 - '58  
'58 - '59  
'57 - '59  



TABLE I1 
( con t inued)  

County 

T o t a l  County 
No. of S a l e s  
C e r t s .  R a t i o  

T o t a l  Urban 
No. of S a l e s  
C e r t s .  R a t i o  

T o t a l  Rura l  
No. of S a l e s  
C e r t s .  R a t i o  

Yuma 
'570 '58 
'580'59 
'57- '59 

T o t a l  S t a t e  
'57- '58 
'580 '59 
'57-'59 

a .  	 Exclus ive  of commercial and i n d u s t r i a l  p r o p e r t i e s  i n  195891959, f o r  
which t h e r e  were no conveyances i n  t h a t  yea r .  

b. 	 Exclusive of commercial p r o p e r t i e s  i n  195701958, f o r  which t h e r e  
were no conveyances i n  t h a t  yea r .  

c. 	 I n s u f f i c i e n t  d a t a  f o r  d e t e r m i n a t i o n  of t h e  s a l e s  r a t i o .  
d. 	 Exclus ive  of a g r i c u l t u r a l  p r o p e r t i e s  wi th  improvements i n  195801959, 

f o r  which t h e r e  was only  one conveyance i n  t h a t  y e a r .  
e. 	 Exclusive of i n d u s t r i a l  p r o p e r t i e s ,  f o r  which t h e r e  were no 

conveyances i n  e i t h e r  yea r .  
f .  	 Exclus ive  of i n d u s t r i a l  p r o p e r t i e s ,  f o r  which t h e r e  were no 

conveyances i n  1957-1958 and only  one conveyance i n  195891959. 
g .  	 Exclus ive  of commercial and i n d u s t r i a l  p r o p e r t i e s ,  f o r  which t h e r e  

were no conveyances i n  1957-1958 and only  one conveyance i n  each 
c l a s s  i n  1958-1959. 



TABLE 111 

Sales  Rat ios  and Proportion of Total  Assessed Value Reported 
on t h e  C e r t i f i c a t e s  by Class of Property For F i sca l  Years 

1957-1958 and 1958-1959 and f o r  t h e  Two Years Combined 

Assessed 
Value On 

Number of 
C e r t i f -

Average C e r t i f i c a t e s  As 
Sales  Per Cent of Total 

Class of Property i c a t e s  Ratio Assessed Valuea 

One-family dwellings 
1 t o  8 years  old 

'57- '58 
'58- '59 
'57-'59 

9 t o  18 years old 
'57- '58 
'58- '59 
'57- '59 

19 t o  28 years  old 
'57- '58 
'58- '59 
'57- '59 

29 t o  48 years  old 
'57- '58 
'58- '59 
'57- '59 

Over 48 years  old 
'57- '58 
'58- '59 
'57- '59 

A l l  Ages Combined 
'57- '58 
'58- '59 
'57- '59 

Multi-fami1.y dwellings 
'57- '58 
'58- '59 
'57- '59 



TABLE I11 
( c o n t i n u e d )  

A s s e s s e d  
Value On 

Number o f  Average C e r t i f i c a t e s  A s  
C e r t i f - S a l e s  Pe r  Cent  of T o t a l  

e 
 C l a s s  of P r o p e r t y  	 i c a t e s  R a t i o  Assessed  Valuea 
C Commercial b u i l d i n g s  
I , 	 '57- '58 


'58- '59 

Cv 
 '57- '59 


I n d u s t r i a l  b u i l d i n g s  
'57- '58 

'58- '59 

'57- '59 


Vacant urban l a n d
'57- '58 

'58- '59 

'57- '59 


T o t a l  u rban  
'57- '58 

'58- '59 

'57- '59 


Agric .  l a n d  hav ing  impts .  
'57-'58 


Agric .  l a n d  hav ing  no impts .  
'57- '58 

'58- '59 

'57- '59 


Misc. r u r a l  l a n d  hav ing  impts .  
'57- '58 

'58- '59 

'57- '59 


Misc. r u r a l  l a n d  hav ing  no impts .  
'57- '58 

'58-'59 

'57-'59 




TABLE I11 

( cont inued)  

Assessed  
Value On 


C e r t i f i c a t e s  A s  

Per Cent o f  T o t a l  

Asses sed  Valuea 
C l a s s  o f  Property 

Tota l  Rural  
' 57 -  ' 5 8  
'58-  ' 5 9  
'57 -  ' 5 9  

A l l  C l a s s e s  Combined 
'57-  ' 5 8  
'58-  ' 5 9  
'57-  ' 5 9  

Number o f  Average
C e r t i f - S a l e s  
i c a t e s  -Ratio  

a .  T o t a l  a s s e s s e d  value  o f  p r o p e r t i e s  on t h e  t a x  r o l l s  a s  reported by 
t h e  a s s e s s o r s  f o r  1957. 



v 

MEASURING THE DEPENDABILITY OF THE AVERAGE SALES RATIOS 

V a r i a t i o n s  among t h e  i n d i v i d u a l  s a l e s  r a t i o s  f o r  a g iven  
c l a s s  of p r o p e r t y  have an impor t an t  b e a r i n g  upon t h e  r e l i a b i l i t y  
of  t h e  average  s a l e s  r a t i o  f o r  t h a t  c l a s s .  For example, i f  i n  
County "A" t h e  m a j o r i t y  o f  t h e  i n d i v i d u a l  r a t i o s  f a l l  between 25 
p e r  c e n t  and 30 p e r  c e n t  w i t h  an  ave rage  s a l e s  r a t i o  of  27.5 p e r  
c e n t  and i f  i n  County "R" t h e  c o n d i t i o n s  a r e  t h e  same ( i n c l u d i n g  
t h e  average  s a l e s  r a t i o  and t h e  number of  c e r t i f i c a t e s )  excep t  
t h a t  t h e  i n d i v i d u a l  r a t i o s  a r e  sp read  ove r  a  wider  range  ( s a y  
20 p e r  c e n t  t o  35 p e r  c e n t ) ,  27.5 p e r  c e n t  would g e n e r a l l y  be a 
more dependable  ave r age  r a t i o  i n  County " A ' y h a n  it would be i n  
County "B". 

Because e x c e p t i o n a l l y  h igh  o r  e x c e p t i o n a l l y  low i n d i v i d u a l  
s a l e s  r a t i o s  a r e  b e l i e v e d  t o  be l e s s  a c c u r a t e  on t h e  whole than  
t h o s e  which f a l l  c l o s e r  t o  p o i n t s  o f  c o n c e n t r a t i o n  o r  "middle" of  
t h e  d i s t r i b u t i o n ,  it was dec ided  t o  u s e  a s  a  measure of v a r i a t i o n  
t h e  range w i t h i n  which t h e  middle  h a l f  of t h e  i n d i v i d u a l  r a t i o s  
f a l l  when a r r anged  from low t o  h igh .  To i l l u s t r a t e ,  assume t h a t  
t h e r e  were 22 conveyances of one- fami ly  d w e l l i n g s  one t o  e i g h t  
y e a r s  o l d  i n  County "Xu  w i t h  pe r cen t age  r a t i o s  o f  19 .1 ,  22.4, 
24.8,  27.5,  29.0,  29 .8 ,  30.2, 30 .6 ,  31.2, 31.6, 31.8, 32.4, 32.8, 
33.2 ,  33.5,  33.9, 34 .8 ,  35.5, 37.8, 40 .2 ,  45 .8 ,  and 58.4 and t h a t  
t h e  average  s a l e s  r a t i o  f o r  t h e s e  22 conveyances was 32.1  p e r  c e n t .  

The r ange  from 29.8 p e r  c e n t  ( t h e  6 t h  i t em  i n  t h i s  l i s t )  
t o  34.8 p e r  c e n t  ( t h e  1 7 t h  i t e m )  i s  t h e  r ange  w i t h i n  which t h e  
middle h a l f  of t h e  r a t i o s  f a l l .  The lower l i m i t  o f  t h i s  r ange  
(29 .8 )  i s  2 .3  pe r cen t age  p o i n t s  below t h e  ave r age  s a l e s  r a t i o  of 
32 .1  p e r  c e n t ;  and t h e  u p p e r . l i m i t  (34 .8 )  i s  2.7 pe r cen t age  
p o i n t s  above i t .  T h i s  sp r ead  of  f i v e  pe r cen t age  p o i n t s  ( 2 . 3  
p l u s  2 .7 )  i s  a measure of  t h e  deg ree  o f  c o n c e n t r a t i o n  o f  t h e  
middle h a l f  of t h e  i n d i v i d u a l  s a l e s  r a t i o s  f o r  one- fami ly  d w e l l i n g s  
one  t o  e i g h t  y e a r s  o l d  i n  County "X". 

To o b t a i n  a  measure o f  t h e  averaqe  deg ree  of c o n c e n t r a t i o n  
of  t h e  middle h a l f  of t h e  s a l e s  r a t i o s ,  a l l  c l a s s e s  combined, 
f o r  a g iven  county  i t  i s  nece s sa ry  t o  weight  t h e  r a n g e s  o r  
s p r e a d s  (o f  t h e  k ind  d e s c r i b e d  above)  f o r  a l l  p r o p e r t y  groups  
acco rd ing  t o  market  v a l u e  of  a l l  p r o p e r t i e s  i n  t h e  r e s p e c t i v e  
groups.  The weighted  ave rage  range  so de te rmined  f o r  County 
"X" i s  shown i n  Tab le  I V  t o  be  3 .3  p l u s  3.8 o r  7.1 pe r cen t age  
p o i n t s .  

T h i s  p rocedure  was used t o  d e r i v e  measures of  t h e  ave r age  

degree  of c o n c e n t r a t i o n  o f  t h e  middle  h a l f  of t h e  s a l e s  r a t i o s  f o r  

each of t h e  6 3  c o u n t i e s  ( t o t a l ,  u rban ,  and r u r a l  a s  shown i n  

Tab le  V )  f o r  which t h e r e  was a  s u f f i c i e n t  number of conveyances 

and f o r  each c l a s s  of p r o p e r t y  i n  t h e  s t a t e  a s  a  whole a s  shown 

i n  Tab le  V I .  




While a  h igh  d e g r e e  of c o n c e n t r a t i o n  o r  low measure of 
v a r i a t i o n  " r e f l e c t s  c r e d i t  on t h o s e  performing t h e  assessment  
f u n c t i o n ,  complete u n i f o r m i t y  i n  t h e  a s s e s s m e n t - s a l e s  r a t i o s  i s  
n o t  a  r e a s o n a b l e  o b j e c t i v e .  I t  i s  t o o  much t o  e x p e c t  t h a t  t h e  
judgment of t h e  a s s e s s o r  w i l l  i n  every  i n s t a n c e  conform t o  t h a t  
of p u r c h a s e r s  and s e l l e r s  of  p r o p e r t y .  The p r i n c i p a l  u s e f u l n e s s  
of t h e  v a r i o u s  measures of d i s p e r s i o n  i s  t h a t  t h e y  a f f o r d  a  b a s i s  
f o r  comparing t h e  performance of i n d i v i d u a l  a s s e s s o r s  i n  te rms 
of a r easonab ly  uniform s t a n d a r d .  I t  i s  t h u s  p o s s i b l e  t o  draw 
f a i r l y  r e l i a b l e  c o n c l u s i o n s  a s  t o  t h e  q u a l i t y  of  assessment  
a d m i n i s t r a t i o n .  " 

" In  rank ing  t h e  v a r i o u s  c o u n t i e s  by q u a l i t y  of assessment  
a s  i n d i c a t e d  by measures of d i s p e r s i o n ,  an impor tan t  f a c t o r  t o  be 
cons ide red  i s  t h e  r e l a t i v e  d i f f i c u l t y  of  t h e  assessment  problem 
from county t o  county.  Within c e r t a i n  c o u n t i e s  t h e r e  may be a  
marked s i m i l a r i t y  i n  t h e  t y p e  o f  p r o p e r t y  t o  be a s s e s s e d  making 
t h e  a s s e s s o r s '  problems i n  de te rmin ing  f u l l  v a l u e s  r e l a t i v e l y  
s imple.  I t  i s  r e a s o n a b l e  t o  e x p e c t  t h a t  a h i g h e r  s t a n d a r d  w i t h  
r e s p e c t  t o  u n i f o r m i t y  should  be a t t a i n e d  i n  such c a s e s  than  i n  
assessment  d i s t r i c t s  where t h e r e  i s  a g r e a t  v a r i e t y  i n  t h e  k inds  
of p r o p e r t y  t o g e t h e r  w i t h  an absence  of  market c r i t e r i a  of  f a i r  
cash  v a l u e s  f o r  some types .  Because of t h e  complexi ty  of  t h e  
s i t u a t i o n  t h e  a s s e s s o r s '  judgments of v a l u e  cannot  n e c e s s a r i l y  
be expected  t o  a g r e e  a l t o g e t h e r  w i t h  t h e  o p i n i o n s  of  buyers  and 
s e l l e r s  of r e a l  e s t a t e .  An o b j e c t i v e  a p p r a i s a l  of t h e  q u a l i t y  of  
an assessment ,  t h e r e f o r e ,  should  t a k e  i n t o  account  t h e  d i f f i c u l t i e s  
c o n f r o n t i n g  t h e  a s s e s s o r  a s  w e l l  a s  q u a n t i t a t i v e  measures of  h i s  
accomplishments. "11 

Examination of t h e  measures of v a r i a t i o n  s t a t e - w i d e  by 
c l a s s  of p r o p e r t y  (Tab le  V I )  shows t h a t  v a r i a t i o n  i s  l e a s t  among 
t h e  s a l e s  r a t i o s  f o r  one-family d w e l l i n g s  and g r e a t e s t  among 
t h o s e  f o r  commercial b u i l d i n g s .  T h i s  i s  t r u e  of t h e  d a t a  f o r  
each yea r  and f o r  t h e  two y e a r s  combined. For one-family  dwell-  
i n g s  by age  groups it i s  l e a s t  among t h o s e  f o r  p r o p e r t i e s  one t o  
e i g h t  y e a r s  o l d  and g r e a t e s t  among t h o s e  t h a t  a r e  o v e r  f o r t y -
e i g h t  y e a r s  o l d ;  and it i s  s m a l l e r  f o r  urban p r o p e r t i e s  t h a n  f o r  
r u r a l  p r o p e r t i e s .  These comparisons a r e  b e l i e v e d  t o  r e f l e c t  i n  
c o n s i d e r a b l e  p a r t  t h e  compara t ive  d i f f i c u l t i e s  encountered  i n  
t h e  assessment  of p r o p e r t i e s  i n  t h e  d i f f e r e n t  c l a s s e s .  For  most 
of  t h e  p r o p e r t y  c l a s s e s  t h e r e  was some d e c l i n e  i n  v a r i a t i o n  
among t h e  s a l e s  r a t i o s  from t h e  f i r s t  y e a r  of t h e  s t u d y  t o  t h e  
second. 

11. 	 Excerpted from "Guide For  Assessment - S a l e s  R a t i o  S t u d i e s "  
pp. 27 and 28 p u b l i s h e d  by Na t iona l  A s s o c i a t i o n  of  Tax 
A d m i n i s t r a t o r s  i n  1954. 



- - - - - - - 

Method of  
Half 

C l a s s  of P r o p e r t y  

One-family dwel l ing 

1 t o  8  y e a r s  o ld  

9  t o  1 8  " 


n
19 t o  28 " 
29 t o  48  1) 

I'

I II
Over 48 " 
0 
4 A l l  ages  combined 

I 	 Multi-family dwel l ings  
Commercial b u i l d i n g s  
I n d u s t r i a l  b u i l d i n g s  
Vacant urban land 

Tota l  urban 

Agric. land having impts. 

Agric. land having no impts. 

Misc. r u r a l  land having impts. 

Misc. r u r a l  land having no impts. 


Tota l  r u r a l  

Grand T o t a l  

TABLE I V  

Deriving Average Degree of Concentra t ion of  t h e  Middle 
of t h e  S a l e s  R a t i o s ,  A l l  C l a s s e s  Combined; County X 

An I l l u s t r a t i v e  Computation 

Spread i n  Percentage 
P o i n t s  of Middle 

Half of R a t i o s  
No. of  Below Above 
C e r t i f - Average Average 
i c a t e s  R a t i o  S1 R a t i o  S7 

Weighted Average 
Soread i n  Percent-  

Market 
Value W 

* aqe P o i n t s  
Below Above 

(Uni t :  
1 ,000)  

Product 
S1 x W 

Product  
S 7 x W  

Average 
R a t i o  

Average 
R a t i o  

Weighted Average S a l e s  R a t i o  = 26.0 p e r  c e n t  

Weighted Average Spread of 
middle half  of S a l e s  R a t i o  = 7.1  pe rcen tage  p o i n t s  (from 3.3 percen tage  o i n t s  below t h e  r a t i o  of 26.0 

p e r  c e n t  t o  3.8 percentage p o i n t s  above it.7 



Average Degree of 

County 

and 


Year 


Adams 
'57-'58 
'58-'59 
'57-'59 

Mamosab 
'57-'58 
'58-'59 
'57-'59 

Arapahoe 
'57-'58 
'58-'59 
'57-'59 

Archuleta 
'57-'58 
'58-'59 
'57-'59 

E3acaC 
'57-'58 
'58-'59 
'57-'59 

TABLE V 

Concentration of the  Middle Half of t he  Sa l e s  Rat ios  By County: To ta l ,  Urban, and 
For F i sca l  Years 1957-1958 and 1958-1959 and f o r  the Two Years Combined 

Tota l  County To ta l  Urban T o t a l  Rural  
Range i n  Range i n  Range i n  

Pct .  p ts .a  Pct. P ~ s . ~  Pct.  p t s e a  
No. of Below Above No. of Below Above No. of Below Above 
C e r t i f - Sa l e s  Aver. Aver. C e r t i f - Sa les  Aver. Aver. Ce r t i f  - S a l e s  Aver* Aver* 
i c a t e s  Rat io  Rat io  Rat io  i c a t e s  ---Rat io  i c a t e s  R a t i o  R a t i o  R--- Rat io  Rat io  B 



TABLE V 
( c o n t i n u e d )  

County 
and 

Year 

No. of 
C e r t i f -
i c a t e s  

T o t a l  County 
Range i n  

P c t .  p t s e a  
Below Above 

S a l e s  Aver. Aver. 
R a t i o  R a t i o  R a t i o  

No. of 
C e r t i f -
i c a t e s  

T o t a l  Urban 
Kange i n  

P c t .  P t s e a  
Below Above 

S a l e s  Aver. Aver. 
R a t i o  R a t i o  R a t i o  --- 

T o t a l  R u r a l .  
Range i n  

Pct .  p t s a a  
No. of Below Above 
C e r t i f - S a l e s  Aver. Aver. 
i c a t e s  R a t i o  R a t i o  R a t i o  

Bent 
' 5 7 - ' 5 8  
' 5 8 - ' 5 9  
' 5 7 - ' 5 9  

I 

Boulder 
' 5 7 - ' 5 8  
' 5 8 - ' 5 9  
' 5 7 - ' 5 9  

W 

I 
Chaffee 

' 57 -  ' 5 8  

Cheyenne 
' 5 7 - ' 5 8  
' 5 8 - ' 5 9  
' 5 7 - ' 5 9  

Clea r  Creek 
' 57 -  ' 5 8  
' 5 8 - ' 5 9  
' 5 7 - ' 5 9  

Cone jos 
'57- '58 
' 5 8 - ' 5 9  
' 5 7 - ' 5 9  



TABLE V 
( c o n t i n u e d )  

County 
and 

Year 

No. of 
C e r t i f -
i c a t e s  

T o t a l  County 
Hanae i n  

P C ~ .a ~ t ~ . a  
Below Above 

S a l e s  Aver. Aver. 
R a t i o  R a t i o  R a t i o  --- 

No. of 
C e r t i f -
i c a t e s  

T o t a l  Urban 
Ranole i n  

F C ~ . * P ~ S . ~  
Below Above 

S a l e s  Aver. Aver. 
a t R a t i o  R a t i o  

T o t a l  R u r a l  
Range i n  

P c t .  p t s . a  
No. of Below Above 
C e r t i f  - S a l e s  Aver. Aver-
i c a t e s  R a t i o  R a t i o  R a t i o  

- - 

C o s t i l l a  
'57- '58 
'58-'59 
'57-'59 

I 

Crowley 
'57- '58 
'58- '59 
'57-'59 

P 
O C u s t e r  
I '57- '58 

'58-'59 
'57- '59 

Del ta  
'570 '58 
'58- '59 
'570'59 

Denver 
'570'58 
'58- '59 
'57- '59 

Dolores 
'57-'58 
'58-'59 
'57- '59 



TABLE V 
(cont inued)  

County 
ir nd 

Year 

No. of 
C e r t i f -
i c a t e s  

To ta l  County 
Range i n  

Pct.  p ts .a  
Below Above 

Sa les  Aver. Aver. 
Ra t io  Rat io  Rat io  

No. of 
C e r t i f -
i c a t e s  

T o t a l  Urban 
Range i n  

Pct.  pts.a
Below Above 

Sa le s  Aver. Aver. 
Ra t io  Rat io  Rat io  

T o t a l  Rural .  
Range i n  

No. of 
pet.-pts.a 

Below Above 
C e r t i f - Sa l e s  Aver. Aver. 
i c a t e s  Ra t io  R a t i o  Ra t io  

Douglas
'57-'58 
'58-'59 
'57- '59 

I 

A 
w 
I 

Eagle
'57-'58
'58- '59 
'57-'59 

Elber t  
'57-'58 
'58-'59 
'57- '59 

Fremont 
'57- '58 
'58-'59 
'57-'59 

Garf ie ld  
'57-'58 
'58-'59 
'57-'59 

159 
204 
363 

26.9 
22.0 
24.0 

6.2 
4.3 
4.7 

13.5 
9.0 

10.2 

117 
151 
268 

24.2 
23.3 
23.7 

3.7 
5.8 
4.8 

18.0 
10.5 
10.9 

42  
53 
95 

29.4 
21.1 
24.3 

8 .4  
3 .2  
4.6 

9.3 
7.9 
9.5 



TABLE V 
(cont inued)  

County 
anc  

Year 

No. of 
C e r t i f -
i c a t e s  

T o t a l  County 
Range i n  

Pct .  pts.a 
Below Above 

S a l e s  Aver. Aver. 
Ra t io  Ra t io  Rat io  

No. of 
C e r t i f -
i c a t e s  

T o t a l  Urban 
Range i n  

Pct .  p ts .a
Below Above 

S a l e s  Aver. Aver. 
Ra t io  Ra t io  Rat io  

T o t a l  Rura l  
Ranae i n  

Pc t .  - - ~ t s . ~  
Below AboveNo. of 

C e r t i f - S a l e s  Aver. Aver. 
i c a t e s  R a t i o  R a t i o  R a t i o  

Gilpin  
'57-'58 
'58-'59 
'57-'59 

I 

Grand 
'57-'58 
'58-'59
'57-'59 

P 

I 
Gunnison 

'57-'58 
'58-'59 
'57-'59 

Huerf ano 
'57-'58 
'58-'59 
'57-'59 

Jac  ksone 
'57-'58 
'580'59 
'57-'59 



TABLE V 
(cont inued ) 

County 
and 

Year 

No. o f  
C e r t i f -
i c a t e s  

T o t a l  County 
Ranae i n  

pet.a ~ t s . =  
Below Above 

S a l e s  Aver. Aver. 
Ra t io  Ra t io  R a t i o  

No. o f  
C e r t i f -
i c a t e s  

T o t a l  Urban 
Ranae i n  

pet. >Pts .a  
Below Above 

S a l e s  Aver. Aver. 
R a t i o  R a t i o  R a t i o  

T o t a l  R u r a l  
Range i n  

P c t .  pts.= 
No. o f  Below Above 
C e r t i f - S a l e s  Aver. Aver. 
i c a t e s  R a t i o  R a t i o  R a t i o  

J e f f e r s o n  
' 5 7 -  ' 5 8  
'58 -  ' 5 9  
'57 -  ' 5 9  

I 

Kiowa. 
'57-  ' 5 8  
'58-  ' 5 9  
'57-  ' 5 9  

P 
w 
I 

K i t  Carson 
'57-  ' 5 8  
'58 -  ' 5 9  
'57-  ' 5 9  

La P l a t a  
'57-  ' 5 8  
'58-  ' 5 9  
'57-  ' 5 9  

La r imer  
'57-  ' 5 8  
'58 -  ' 5 9  
'57-  ' 5 9  



TABLE V 
(con t inued)  

county  
and 

Year 

No. o f  
C e r t i f -
i c a t e s  

T o t a l  County 
Ranae i n  a - -~ 

pet. FJts.a 
Below Above 

S a l e s  Aver., Aver. 
R a t i o  R a t i o  R a t i o  

No. o f  
C e r t i f -
i c a t e s  

T o t a l  Urban 
Ranqe i n  

~ c t .- p t s . a  
Below Above 

S a l e s  Aver. Aver. 
R a t i o  R a t i o  R a t i o  

T o t a l  Rural  
R a n ~ e  i n  

P c t .  - p t s . a  
Below AboveNo. of  

C e r t i f - S a l e s  Aver. Aver. 
i c a t e s  R a t i o  R a t i o  R a t i o  

Las Animas 
'57- ' 5 8  
'58-  ' 5 9  
'57-  ' 5 9  

I 

P 

I 

Lincoln 
'57-  ' 5 8  
'58-  ' 5 9  
'57-  ' 5 9  

Logan 
'57-  ' 5 8  

Mesa 
'57- '58 
'58-  ' 5 9  
'57 -  ' 5 9  

Mineral
'57- ' 5 8  
'58-  ' 5 9  
'57- '59 

Moffat 
'57- '58 
'58-  ' 5 9  
'57-  ' 5 9  



TABLE V 
(cont inued)  

County 
and 

Year 

No. of  
c e r t i f -
i c a t e s  

To ta l  county 
Ranae i n  

~ - . -

S a l e s  ~ v e r .  Aver. 
Rat ioRa t io  Rat io  

No. of 
C e r t i f -
i c a t e s  

Tota l  Urban 
Ranae i n  

pet. 4 ~ t s . a  
Below Above 

S a l e s  Aver. Aver. 
Ra t io  Rat io  Ratio 

T o t a l  Rural. 
Range i n  

Pc t .  P ~ s . ~  
No. of  Below Above 
C e r t i f - Sa l e s  Aver. Aver. 
i c a t e s  Ra t io  R a t i o  Ra t io  

Montezuma 
'57- '58 
'58- '59 
'57-l59 

I 

Montrose 
'57- '58 
'58- '59 
'57- '59 

P 
0 Morgan 
I '57- '58 

'58- '59 
'57- '59 

Otero 
'57- '58 
'58- '59 
'57- '59 

Ouray 
'57- '58 
'58- '59 
'57- '59 

Park 
'57- '58 
'58- '59 
'57- '59 



TABLE V 
(con t inued)  

County 
and 

Year 

No. of 
C e r t i f -
i c a t e s  

To t a l  County 
Ranae i n  

Pc t .  J ~ t s . a  
Below Above~ . -~~ 

S a l e s  ~ver. Aver. 
Ra t io  Ra t i o  Ra t io  

No. o f  
C e r t i f -
i c a t e s  

T o t a l  Urban 
Ranqe i n  

P c t .  -pts .a 
Below Above 

S a l e s  Aver. Aver. 
Ra t i o  Ra t i o  Ra t i o  

C e r t i f -
i c a t e s  

S a l e s  
R a t i o  

Aver. 
R a t i o  

Aver. 
R a t i o  

I 

P 

I 

P i t k i n  
' 57-  ' 5 8  
'58-  ' 5 9  '57- '58 

Prowers'57- '58 
'58 -  ' 5 9  
'57- '59 

Pueblo 
' 57- ' 5 8
'58- '59 
'57 -  ' 5 9  

Rio Blanco 
'57- '58
'58- '59 
'57-  ' 5 9  

Rio Grande 
' 57-  ' 5 8  
'58- '59
'57- '59 



- - - 

TABLE V 
( continued) 

Total County Total Urban Total Rural 
Range i n  Flange i n  Range i n  

pet.-pts.a Pct. pts.a Pct'. Pts.a 
Countv  No. of Below Above No. of Belorv Above Plo- of Below Above 

and ' Certif- Sales Aver. Aver. Cer t i f - Sales Aver. Aver. Cert if- Sales Aver. Aver. 
Year i ca tes  Ratio Ratio Ratio ica tes  Ratio Ratio Ratio ica tes  Ratio ilatio Ratio 

P 
San Juan --- ----
I '57- '58 15 38.7 12.1 18.8 14 d

'58- '59 10 37.7 8.7 7.3 10 d --- ----
'57- '59 25 38.1 10.0 16.6 24 d - - - ----

San Micjuel

'57- '58 


Summit 
'57- '58 37 21.6 8.6 9.9 29 28.8 10.0 31.3 

'58- '59 44 23.2 6.8 19.2 29 28.7 6.4 17.0 

'57- '59 81 24.2 9.9 17.5 58 29.5 6.3 24.0 




- - 

TABLE V 
(cont inued)  

Total County Total  Urban 	 Tota l  Rural 
Ranae in  Range i n  Ranhe i n  

Pct.  -pts.a Pct. pts .a  Pct.  - p t s . a  
County No. of Below Above No. of Below Above No. of Below Above 

and Cer t i f - Sa les  Aver. Aver. C e r t i f - Sa le s  Aver. Aver. Cer t i f - S a l e s  Aver. Aver. 
Year i c a t e s  Ratio Ratio Ratio i c a t e s  Ratio Ratio Ratio i c a t e s  Rat io Rat io Ra t io  

Tel le r  

'57- '58 

'58-	 '59 
'57- '59 

Washington 

'57- '58 

'58- '59 


I 	 '57- '59 
P 
a Weld 
I 	 '57- '58 

'58- '59 
'57- '59 

Yuma 
'57- '58 

'58- '59 

'57- '59 


Total
'57- '58 24,670 27.9 5.1 6.4 21,346 29.5 4.9 6.1 3,324 24.3 5.5 7.0 
'58- '59 32,002 27.0 4.7 6.0 27,159 29.3 4.5 5.4 4,843 22.1 5.0 7.2 
'57- '59 56,672 27.4 4.9 6.1 48,505 29.4 4.7 5.5 8,167 22.9 5.1 7.4 

a .  	 Average range above and below the  average s a l e s  r a t i o  within which t h e  middle half of the  s a l e s  r a t i o s  
f a l l  when arranged from low t o  high. (Footnotes continued on next page) 



TABLE V 
( c o n t i n u e d )  

b. 	 Exclus ive  of commercial and i n d u s t r i a l  p r o p e r t i e s  i n  1958-1959, f o r  which t h e r e  were no conveyances i n  
t h a t  year .  

c. 	 Exclus ive  of commercial p r o p e r t i e s  i n  1957-1958, f o r  which t h e r e  were no conveyances i n  t h a t  yea r .  
d.  	 I n s u f f i c i e n t  d a t a  f o r  de te rmina t ion  of  t h e  s a l e s  r a t i o .  
e. 	 Exclus ive  of a g r i c u l t u r a l  p r o p e r t i e s  wi th  improvements i n  1958-1959, f o r  which t h e r e  was o n l y  one 

conveyance i n  t h a t  year .  
f .  	 Exclus ive  of i n d u s t r i a l  p r o p e r t i e s ,  f o r  which t h e r e  were no conveyances i n  e i t h e r  yea r .  
g. 	 Exclus ive  of i n d u s t r i a l  p r o p e r t i e s ,  f o r  which t h e r e  were no conveyances i n  1957-1958, and o n l y  one 

conveyance i n  1958-1959. 
h. 	 Exclus ive  of commercial and i n d u s t r i a l  p r o p e r t i e s ,  f o r  which t h e r e  were no conveyances i n  1957-1958 and 

only one conveyance i n  each c l a s s  i n  1958-1959. 



TABLE V I  

S a l e s  Ra t io s  by C la s se s  of Proper ty  i n  
Colorado For F i s c a l  Years 1957-1958 

and 1958-1959 and For t h e  Two Years Combined . -

Average Spreada
of Middle 

Half of Ra t ios  -
Pct .  P t s .  

Number of Average Below Above 
C la s s  of Proper ty  C e r t i f  - S a l e s  Average Average 

-. 

and Year i c a t e s  Rat io  Rat io  Rat io  
4 

One-f amily dwel l ings
1 t o  8 years  o l d  

' 57 - ' 5 8  
' 5 8 - ' 5 9  
' 5 7 - ' 5 9  

9 t o  18 yea r s  o l d  
' 57 - ' 5 8  

19 t o  28 years  o l d  
' 5 7 - ' 5 8  

29 t o  48 yea r s  o l d  
' 57 - ' 5 8  
' 58 - ' 5 9  
' 5 7 - ' 5 9  

Over 48 yea r s  o l d  
' 57 - ' 5 8  
' 58 - ' 5 9  
' 57 - ' 5 9  

A l l  ages  combined 
' 5 7 - ' 5 8  
' 58 - ' 5 9  
' 5 7 - ' 5 9  

Multi-family dwel l ings  
' 57 - ' 5 8  
' 58 - ' 5 9  
' 5 7 0 ' 5 9  



TABLE V I  
(continued)  

Average spreada 
of Middle 

Half of Ra t io s  -
Pct .  P t s .  

Below AboveNumber of 
C l a s s  of Proper ty  

and Year 
C e r t i f - S a l e s  Average Average 
i c a t e s  Ra t io  Rat io  Rat io  

Commercial b u i l d i n g s  
'57- ' 5 8  
'58- ' 5 9  
'57- ' 5 9  

I n d u s t r i a l  b u i l d i n g s  
' 57 - ' 5 8  
'58- ' 5 9  
'57- ' 5 9  

Vacant urban land  
'57- ' 5 8  
'58- ' 5 9  
'57- ' 5 9  

T o t a l  urban 
'57- ' 5 8  
'58- ' 5 9  
'57- ' 5 9  

Agric .  l a n d  having impts.  
' 57 - ' 5 8  
'58- ' 5 9  
'57- ' 5 9  

Agric.  l and  having no impts.
' 57 - ' 5 8  
'58- ' 5 9  
' 57 - ' 5 9  

Misc. r u r a l  l and  having impts .  
' 57 - ' 5 8  
'58- ' 5 9  
'57- ' 5 9  

Misc. r u r a l  l and  having no impts.  
' 57 - ' 5 8  
' 5 8 - ' 5 9  
'57- ' 5 9  



Class  of Proper ty  
and Year 

To ta l  r u r a l  
'57- '58 
'58- '59 
'57- '59 

A l l  c l a s s e s  Combined 
'57- '58 
'58- '59 
'57- '59 

TABLE VI 
(continued) 

Number of 
C e r t i f -
i c a t e s  

3,324 
4,843 
8,167 

24,670 
32,002 
56,672 

Average Spreada 

of Middle 


Half of - - - - -
Rat ios  
Pct .  P ~ S .  

Below Above 
Sa l e s  Average ~ v e r a g e  
Rat io  Rat io  Rat io-

a .  	 Average range above and,below t h e  average s a l e s  r a t i o  wi th in  which 
t h e  middle h a l f  of t h e  s a l e s  r a t i o s  f a l l  when arranged from low t o  
high. r i 


