RESIDENTIAL ASSESSMENT RATE

In 1982, the electorate passed sweeping
changes to the portion of the Colorado
Constitution that governs the property tax
system. One of these changes was the
enactment of a provision known as the
“Gallagher Amendment,” found in § 3(1)(b),
art. X, COLO. CONST.

The purpose of the Gallagher Amendment is
to stabilize residential real property’s share of
the statewide property tax base. From 1958
to 1982, the percentage of total assessed
value consisting of residential property
increased from 29 to 44 percent. This
occurred primarily because market value
increases to residential property greatly
outpaced market value increases to non-
residential property.

To counter this trend, the Gallagher
Amendment requires a review and potential
adjustment of the residential assessment rate
each time there is a year of general
reassessment. This adjustment is meant to
ensure that the rate of change to the state’s
total assessed value of residential property
remains essentially the same as it is for non-
residential property. The current residential
assessment rate is 7.96 percent of assessed
value. In contrast, the assessment rate for
most classes of non-residential property is
fixed at 29 percent. A history of changes to
the residential assessment rate is shown in
Table 7.

TABLE 7
RESIDENTIAL ASSESSMENT RATE
Years Rate
Prior to 1983 30%
1983-1986 21%
1987 18%
1988 16%
1989-1990 15%
1991-1992 14.34%
1993-1994 12.86%
1995-1996 10.36%
1997-2000 9.74%
2001-2002 9.15%
2003-2012 7.96%
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During years of general reassessment (odd
numbered years), § 39-1-104.2(5)(c), C.R.S.,
requires the Property Tax Administrator to
complete a documented study that is used by
the General Assembly to enact a new
residential assessment rate into law. The
2011 preliminary and final residential
assessment rate study reports are accessible
on the Division’s web site at
www.dola.colorado.gov/dpt/publications/index
.htm.

* The studies conducted in 1999, 2005, 2007,
2009 and 2011, resulted in a determination
that the residential assessment rate should
be adjusted above the rate that had been
enacted for the previous two-year cycle.
However, 8 20(4)(a), art. X, COLO. CONST.
(TABOR), prohibits the General Assembly
from increasing an assessment rate without
statewide voter approval. For these years,
the General Assembly chose to reenact the
rate that was effective during the prior two
years.

Assessment Rate and Tax Burden

Table 8 calculates the savings to residential
taxpayers from the inception of the Gallagher
Amendment through 2011. It does so by
comparing the taxes paid by residential
property owners to an estimate of the taxes
they would have paid had the Gallagher
Amendment not been enacted. The
estimated savings to residential property
owners is $19,068,557,876. The table begins
with 1987, because the residential
assessment rate remained at 21 percent until
1987. The contents of each column in the
table are described below.

1 Taxyear

2 Hypothetical residential assessment
rate of 21 percent

3 Enacted residential assessment rate
for each tax year

4  Savings to residential taxpayers



TABLE 8 Table 9 illustrates the effect of Gallagher on

the statewide assessed value of residential

PROPERTY TAX BURDEN SHIFT DUE TO property since 1983. The percentage of

GALLAGHER AMENDMENT actual value attributable to residential

Res. Actual Savings property has increased dramatically since

T EEim ol Fes to Res Gallagher’s inception, from 53.2 percent in

Year Gallagher Rate Taxpayers 1983 to 76.3 percent in 2011. At the same

time, the adjustment of the residential

1987 21% 18.00% $79,064,785 assessment rate caused the percentage of

1988 21% 16.00% $147,836,269 total assessed value consisting of residential

1989 21% 15.00% $187,262,167 property to remain essentially stable.

1990 21% 15.00%  $188,963,583
1991 21% 14.34%  $222,648,266
1992 21% 14.34%  $228,704,050
1993 21% 12.86%  $294,643,464
1994 21% 12.86%  $305,366,542
1995 21% 10.36%  $460,958,707
1996 21% 10.36%  $480,301,188
1997 21% 9.74%  $568,826,762
1998 21% 9.74%  $598,265,545
1999 21% 9.74%  $653,172,356
2000 21% 9.74%  $688,841,354
2001 21% 9.15%  $823,345,112
2002 21% 9.15%  $873,143,882
2003 21% 7.96%  $1,053,722,569
2004 21% 7.96%  $1,113,935,541
2005 21% 7.96%  $1,190,706,817
2006 21% 7.96%  $1,269,270,060
2007 21% 7.96%  $1,436,467,739
2008 21% 7.96%  $1,474,388,587
2009 21% 7.96%  $1,603,527,584
2010 21% 7.96%  $1,576,170,350
2011 21% 7.96%  $1,549,024,599
$19,068,557,876
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TABLE 9

COLORADO ASSESSED VALUES

ASSESSED VALUES DISTRIBUTION OF VALUE
Non- Non-
Year Total Residential Residential Year Total Residential | Residential
1983 $17,185,698,000 $7,424,951,000 $9,760,747,000 1983 100.00% 43.20% 56.80%
1984 $17,905,089,000 $7,921,865,470 $9,983,223,530 1984 100.00% 44.24% 55.76%
1985 $18,730,104,000 $8,327,520,240 $10,402,583,760 1985 100.00% 44.46% 55.54%
1986 $19,216,096,000 $8,646,958,180 $10,569,137,820 1986 100.00% 45.00% 55.00%
1987 $33,261,142,000 $16,082,850,600 $17,178,291,400 1987 100.00% 48.35% 51.65%
1988 $31,660,568,730 $14,565,865,580 $17,094,703,150 1988 100.00% 46.01% 53.99%
1989 $29,131,941,640 $13,247,498,311 $15,884,443,329 1989 100.00% 45.47% 54.53%
1990 $29,082,011,770 $13,393,681,560 $15,688,330,210 1990 100.00% 46.05% 53.95%
1991 $28,285,335,860 $12,886,606,790 $15,398,729,070 1991 100.00% 45.56% 54.44%
1992 $28,490,629,640 $13,256,627,100 $15,234,002,540 1992 100.00% 46.53% 53.47%
1993 $28,820,035,320 $13,373,489,410 $15,446,545,910 1993 100.00% 46.40% 53.60%
1994 $29,831,046,660 $13,970,427,000 $15,860,619,660 1994 100.00% 46.83% 53.17%
1995 $32,469,922,680 $15,155,131,610 $17,314,791,070 1995 100.00% 46.67% 53.33%
1996 $33,606,775,890 $15,788,272,000 $17,818,503,890 1996 100.00% 46.98% 53.02%
1997 $38,536,664,720 $17,673,602,020 $20,863,062,700 1997 100.00% 45.86% 54.14%
1998 $40,165,596,490 $18,452,519,220 $21,713,077,270 1998 100.00% 45.94% 54.06%
1999 $46,711,921,473 $21,633,354,370 $25,078,567,103 1999 100.00% 46.31% 53.69%
2000 $48,757,383,218 $22,729,547,584 $26,027,835,634 2000 100.00% 46.62% 53.38%
2001 $58,812,663,875 $27,699,298,175 $31,113,365,700 2001 100.00% 47.10% 52.90%
2002 $60,564,946,027 $28,888,969,314 $31,675,976,713 2002 100.00% 47.70% 52.30%
2003 $61,949,204,975 $29,523,577,562 $32,425,627,413 2003 100.00% 47.66% 52.34%
2004 $64,630,921,990 $30,470,840,993 $34,160,080,997 2004 100.00% 47.15% 52.85%
2005 $70,625,603,899 $33,110,601,388 $37,515,002,511 2005 100.00% 46.88% 53.12%
2006 $74,549,449,375 $34,350,208,817 $40,199,240,558 2006 100.00% 46.08% 53.92%
2007 $85,147,187,463 $39,331,276,064 $45,815,911,399 2007 100.00% 46.19% 53.81%
2008 $87,550,006,576 $40,409,568,301 $47,140,438,275 2008 100.00% 46.16% 53.84%
2009 $97,784,900,451 $42,297,938,878 $55,486,961,573 2009 100.00% 43.26% 56.74%
2010 $92,648,660,822 $42,724,826,559 $49,923,834,263 2010 100.00% 46.11% 53.89%
2011 $87,800,805,733 $38,873,700,101 $48,927,105,632 2011 100.00% 44.27% 55.73%
COLORADO ACTUAL VALUES
ACTUAL VALUES DISTRIBUTION OF VALUE
Non- Non-
Year Total Residential Residential Year Total Residential | Residential
1983 $66,459,485,820 $35,356,909,524 $31,102,576,296 1983 100.00% 53.20% 46.80%
1984 $69,718,797,755 $37,723,168,905 $31,995,628,850 1984 100.00% 54.11% 45.89%
1985 $72,958,307,363 $39,654,858,286 $33,303,449,078 1985 100.00% 54.35% 45.65%
1986 $75,118,950,953 $41,175,991,333 $33,942,959,620 1986 100.00% 54.81% 45.19%
1987 $146,891,450,388 $89,349,170,000 $57,542,280,388 1987 100.00% 60.83% 39.17%
1988 $148,225,023,177 $91,036,659,875 $57,188,363,302 1988 100.00% 61.42% 38.58%
1989 $141,342,075,160 $88,316,655,407 $53,025,419,753 1989 100.00% 62.48% 37.52%
1990 $141,421,555,163 $89,291,210,400 $52,130,344,763 1990 100.00% 63.14% 36.86%
1991 $140,967,103,411 $89,864,761,437 $51,102,341,974 1991 100.00% 63.75% 36.25%
1992 $142,906,267,259 $92,445,098,326 $50,461,168,932 1992 100.00% 64.69% 35.31%
1993 $155,096,689,828 | $103,992,919,207 $51,103,770,621 1993 100.00% 67.05% 32.95%
1994 $160,946,706,538 | $108,634,735,614 $52,311,970,923 1994 100.00% 67.50% 32.50%
1995 $203,663,083,533 | $146,285,054,151 $57,378,029,382 1995 100.00% 71.83% 28.17%
1996 $211,793,556,887 | $152,396,447,876 $59,397,109,011 1996 100.00% 71.96% 28.04%
1997 $250,804,220,896 | $181,453,819,507 $69,350,401,389 1997 100.00% 72.35% 27.65%
1998 $261,128,074,968 | $189,450,916,016 $71,677,158,951 1998 100.00% 72.55% 27.45%
1999 $306,002,830,219 | $222,108,361,088 $83,894,469,131 1999 100.00% 72.58% 27.42%
2000 $320,312,771,175 | $233,362,911,540 $86,949,859,635 2000 100.00% 72.85% 27.15%
2001 $404,716,127,139 | $302,724,570,219 | $101,991,556,920 2001 100.00% 74.80% 25.20%
2002 $419,294,563,373 | $315,726,440,590 | $103,568,122,783 2002 100.00% 75.30% 24.70%
2003 $478,546,478,821 | $370,899,215,603 | $107,647,263,218 2003 100.00% 77.51% 22.49%
2004 $492,572,877,562 | $382,799,509,962 | $109,773,367,599 2004 100.00% 77.71% 22.29%
2005 $534,826,428,655 | $415,962,328,995 | $118,864,099,660 2005 100.00% 77.78% 22.22%
2006 $554,757,341,157 | $431,535,286,646 | $123,222,054,512 2006 100.00% 77.79% 22.21%
2007 $636,895,128,388 | $494,111,508,342 | $142,783,620,046 2007 100.00% 77.58% 22.42%
2008 $654,555,841,028 | $507,657,893,229 | $146,897,947,799 2008 100.00% 77.56% 22.44%
2009 $698,329,685,726 | $531,381,141,683 | $166,948,544,043 2009 100.00% 76.09% 23.91%
2010 $697,131,096,490 | $536,744,052,249 | $160,387,044,241 2010 100.00% 76.99% 23.01%
2011 $640,184,233,596 | $488,363,066,595 | $151,821,167,000 2011 100.00% 76.28% 23.72%
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