BEFORE THE IDAHO BOARD OF TAX APPEALS

KAREN BANYARD,

3
Appellant, ) APPEAL NO. 14-A-1061
)
V. ) FINAL DECISION
) AND ORDER
ADA COUNTY, )
)
Respondent. )
)
)

RESIDENTIAL PROPERTY APPEAL
This appeal is taken from a decision of the Ada County Board of Equalization
denying the protest of valuation for taxing purposes of property described by
Parcel No. R0500570050. The appeal concerns the 2014 tax year.
This matter came on for hearing October 21, 2014 in Boise, Idaho before
Hearing Officer Cindy Pollock. Appellant Karen Banyard was self-
represented. Chief Deputy Assessor Tim Tallman represented Respondent.

Board Members David Kinghorn, Linda Pike and Leland Heinrich participated
in this decision.

The issue on appeal concerns the market value of an improved
residential property.

The decision of the Ada County Board of Equalization is affirmed.
FINDINGS OF FACT
The assessed land value is $63,400, and the improvements' valuation is $184,200,
totaling $247,600. Appellant contends the correct land value is $63,400, and the
improvements' value is $165,700, totaling $229,100.
The subject property is a .17 acre lot improved with a 1,788 square foot residence

built in 1999. The property is located in Boise, Idaho in Arants Plantation Creek
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subdivision near the Boise River.

Appellant noted subject is in a cul-de-sac of all single-level homes ranging from
about 1,600 to 2,000 square feet. Part of the cul-de-sac, but not subject, backed up to an
auto salvage yard which Appellant contended must be considered. Appellant argued
subject’'s 2014 assessment was wrong where there was a lack of consistency in the
assessed value increases between 2013 and 2014 for the cul-de-sac as well as two (2)
other adjacent neighborhoods. Supporting information was presented in the exhibit
materials. It was also claimed subject’s year-to-year assessment increase was out of line
with median listing price changes in 2013 and 2014. The average increases in list prices
was reported a couple different ways including the statistics for two (2) Boise zip codes.

Subject’'s 2014 assessed value increased 18.58% from the 2013 valuation.
Appellant calculated the increase for subject should be based on an average increase rate
of 9.2%. The value claim of $229,100 was arrived at by factoring up the 2013 assessed
value with the average increase rate.

Respondent also presented considerable information on year-to-year changes in
assessed values, noting the area around subject was one of the hotter markets. In support
of subject’s 2014 assessed value, a sales comparison approach to value was presented.
The appraisal approach considered three (3) comparable sales from 2013. Adjustments
were made for time of sale and for differences between the subject and comparison
properties. The adjusted sale prices were $261,359, $252,764 and $288,787.

Respondent’s Sale No. 1 was located in subject’s neighborhood and considered to
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be the most comparable. This sale did not back up to the salvage yard, but it was
contended the price would reflect the influence. The sales comparison approach
determined a final value conclusion of $260,000. Respondent argued the law requires a
property be assessed at 100% of market value, regardless of the amount of increase or
decrease from the prior year.

CONCLUSIONS OF LAW

This Board's goal in its hearings is the acquisition of sufficient, accurate evidence
to support a determination of fair market value, or as applicable exempt status. This
Board, giving full opportunity for all arguments and having considered all testimony and
documentary evidence submitted by the parties in support of their respective positions,
hereby enters the following.

Idaho Code § 63-205 requires taxable property be assessed at market value
annually on January 1; January 1, 2014 in this case. Market value is defined in Idaho
Code § 63-201, as,

“‘Market value” means the amount of United States dollars or
equivalent for which, in all probability, a property would exchange hands
between a willing seller, under no compulsion to sell, and an informed,
capable buyer, with a reasonable time allowed to consummate the sale,
substantiated by a reasonable down or full cash payment.

Market value is estimated according to recognized appraisal methods and
techniques. There are three (3) approaches to value, the sales comparison approach, the

cost approach, and the income approach. In a unique way, each approach considers the

available information on recent comparable sales. For estimating the market value of a
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residential property like subject, the sales comparison approach is commonly used across
appraisal disciplines.

Appellant’s case focused on the increase in subject’s assessed value from 2013 to
2014. Considerable information was shared on the relative increases to other nearby
properties, as well as some average increases in market prices for other properties. The
Board did not find where this evidence spoke clearly to subject’s probable market value on
January 1 of 2014. Nor did Appellant’s calculation of value reflect a recognized appraisal
technique.

Respondent also presented evidence on changes in assessments between 2013
and 2014. Again the Board did not find where this evidence pointed to subject’s likely
selling price on the assessment date. Respondent did present a sales comparison
approach which considered three (3) recent sales of comparable property. The Board
found appraisal adjustments were made and also agreed Sale No. 1 was the most similar
to subject. Overall the appraisal analysis looked reasonable and supported the current
assessed value of subject.

Tax law does not require similar properties receive the same percentage increase
or decrease from year to year. The law does require property be appraised and assessed
at full market value except where exemptions exist. See Title 63, Idaho Code. Market
value must be estimated using recognized appraisal methods and techniques and
Respondent has presented such analysis on appeal.

In appeals to this Board, the burden is with the Appellant to establish that the county
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valuation is erroneous by a preponderance of the evidence. Idaho Code § 63-511. In this
instance the Board does not find Appellant met that burden. Respondent’s valuation of
subject was supported by a reasonable analysis of recent, nearby comparable sales.
Appellant did not directly consider comparable sales in arguing for a lower value, but
instead focused on assessed value percentage increases from the prior tax year.
Appellant’s evidence of current and historic assessed values, and other evidence, did not
demonstrate subject was over-assessed.

For the reasons expressed above, the value decision of the Ada County Board of
Equalization will be affirmed.

FINAL ORDER

In accordance with the foregoing Final Decision, IT IS ORDERED that the decision
of the Ada County Board of Equalization concerning the subject parcel be, and the same
hereby is, AFFIRMED.

DATED this 26" day of February, 2015.



