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09/21/2022 
Subject parcel address: 543 Paradise Road, Golden CO, 80401 
Legal: SECTION 17 TOWNSHIP 04 RANGE 70 SUBDIVISIONCD 577800 SUBDIVISIONNAME 
PARADISE HILLS UNIT # 3 BLOCK LOT 0164 SIZE: 203861 TRACT VALUE: 4.680 
 
To Whom It May Concern with Paradise Hills Home Owners Association, 
 
Mr. Craig Southorn, who is the liaison between Paradise Hills Home Owners Association and the 
Appraiser, engaged my services to determine the market value of 543 Paradise Road which is a 
vacant land parcel within the Paradise Hills Subdivision (see above legal, attached deed for the 
parcel, and Jefferson County Assessor Record). The subject parcel was inspected from the street 
on 09/12/2022 which is considered the effective date of this Restricted Narrative Report. 
 
Client: Paradise Hills Home Owners Association 
 
Intended Use and Intended User: 
The Intended User of this Restricted Narrative Report is the Client, Paradise Hills HOA. The 
Intended Use is to determine if market value can be developed for the parcel address 543 
Paradise Road. This appraisal is for market value purposes as of a specific date, subject to the 
stated scope of work, the purpose of the appraisal, the reporting requirements of this appraisal 
report form, and the ddefinition of mmarket value. No additional intended users are identified by 
the Appraiser.   
 
Property Rights Appraised: Fee Simple 
 
Definition of Market value: ( Controller of Currency under 12CFR, Part 34, Appraisals, 34.42 (g)) 
(g) Market value means the most probable price which a property should bring in a competitive 
and open market under all conditions requisite to a fair sale, the buyer and seller each acting 
prudently and knowledgeably, and assuming the price is not affected by undue stimulus. Implicit 
in this definition is the consummation of a sale as of a specified date and the passing of title from 
seller to buyer under conditions whereby:  
(1) Buyer and seller are typically motivated;  
(2) Both parties are well informed or well advised, and acting in what they cconsider their own 
best interests;  
(3) A reasonable time is allowed for exposure in the open market;  
(4) Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 
comparable thereto; and  
(5) The price represents the normal consideration for the property sold unaffected by special or 
creative financing or sales concessions granted by anyone associated with the sale.    
 
Scope of work: 
This is a Restricted Narrative Report and is based on the information gathered by the Appraiser 
from public records, Craig Southorn, inspection of the subject property and neighborhood and 
selection of comparable sales if visible from the street. The extent of analysis applied to this 
assignment may be further imparted within the report, or the Appraiser's Certification.  Information 
pertaining to the property was obtained by the Appraiser’s visual inspection of the subject from 
the street, Jefferson County Assessor Records, Jefferson County Zoning Department, and Deed 
provided to the Appraiser from Craig Southorn.  Specific information pertaining to specific 
property characteristics of vacant land sales was obtained through MLS and validated through 
conversations with the agents involved if possible. 
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Assumptions: 
The Appraiser assumes that the information regarding tap fees and other information pertaining 
to the subject parcel provided by Craig Southorn is accurate and complete.  For purposes of this 
report, the Appraiser is making an extraordinary assumption that the deed restriction for the 
subject has not been removed by the grantors or their successors or the Paradise Hills Home 
Owners Association or its successor. 
 
The Appraiser is also making an extraordinary assumption that there is no water or other utilities 
on the subject site based on emails from Craig Southorn. 
 
The subject has not been listed or marketed in the past 36 months to the knowledge of the 
Appraiser nor disclosed by Craig Southorn. 
 
The Appraiser does NOT have any current or prospective interest in the subject property or 
parties involved; and HAS NOT performed any services regarding the subject property within the 
three year period preceding the acceptance of this assignment, as an Appraiser or other capacity.   
 
The Appraiser has no predetermined value, has not been influenced by the Client for any specific 
value and the payment for this appraisal is not based on a specific value. 
 

 
GP Residential: Site Description - Summary of Highest & Best Use 
Highest and best use is defined as "The reasonably probable and legal use of vacant land or an 
improved property, which is physically possible, appropriately supported, financially feasible, and 
that results in the highest value.  The four criteria the highest and best use must meet are legal 
permissibility, physical permissibility, financial feasibility, and maximum productivity" (Dictionary 
of Real Estate 4th Addition; Appraisal Institute Copyright 2002).   
 
The subject is zoned "MR-1"  which allows for residential structures and other uses as per 
County/City Zoning Code.  The subject currently is vacant land with some picket fencing.  
However, according to a Quit Claim Deed provided to the Appraiser, the subject is deed restricted 
“solely to community, public, and public recreational purposes”.  “No residential or commercial 
building improvements shall be permitted”. Consequently, based on the deed restriction, the 
highest and best use of the subject parcel is vacant land for specific purposes detailed in the Quit 
Claim Deed.   
 
Neighborhood: 
The subject property is located north of Highway 40, east of Mt Vernon Road, south of Highway 6, and west 
of Heritage Road in a subdivision commonly known and marketed as "Paradise Hills". The area consists of 
ranch and multi-level style custom homes of average to good quality, condition, and mix.  Site sizes range 
from .5 to over 5-acre sites.  Access to I-70, Genessee Business Park, foothills, Buffalo Bill Museum, 
Downtown Golden, and National Forest is within proximity and the driving force in the market.  Most 
residents commute to the Genessee Business Park or larger metropolitan areas for employment, schools, 
and supporting facilities.  No adverse conditions were noted.  
 
Comparable sale selection and rationale: 
The Appraiser must analyze the market for buyer preference which includes property type (deed 
restricted vacant land), site size, utility, location, and sales date.  There are no sales marketed 
with or categorized with deed restrictions in either MLS sale search or Jefferson County Assessor 
Website. 
 
The following parameters were used to identify comparable sales in the area: 
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Source: Metrolist MLS and Jefferson County Assessor Sale Search 
Area: Jefferson County Colorado 
Status: Sold 
Property Type: Vacant land with deed restriction, open space use only 
Sold date: Within 5 years prior to the effective date of this appraisal 
Site size: 1.0 acres to 5.0 acres 
Property Use: Deed restricted to community, public, and public recreational purposes with no 
residential or commercial building improvements. 
 
Reconciliation: 
There are no deed restricted sales in MLS or Jefferson County Assessor Website which are 
marketed as “deed restricted” or categorized as “restricted use.”  The most typical buyer/owner of 
the subject property is an entity in control of the community, public and public recreational 
purposes and or the entity willing to develop the site within the deed restrictions or work to have 
deed restrictions removed or modified.   
 
The market value of the subject parcel cannot be determined. 
 
 
Effective date: 09/12/2022 
Signature date: 09/21/2022 
 

 
 
 
Kent Parkhurst 
Certified Residential Appraiser 
CR40012193 
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JEFFERSON COUNTY ASSESSOR INFORMATION: 
 
543 Paradise Rd, Golden, CO 80401, Jefferson County 
APN: 075498 CLIP: 9156138338 
Beds 
N/A 
Full Baths 
N/A 
Half Baths 
N/A 
Sale Price 
N/A 
Sale Date 
N/A 
Bldg Sq Ft 
N/A 
Lot Sq Ft 
203,861 
Yr Built 
N/A 
Type 
SFR 
OWNER INFORMATION 
Owner Name Lookout Mtn Paradise Homeowner 
s Assoc 
Mailing ZIP 4 8082 
Mailing Address 25754 Bristlecone Ct Mailing Carrier Route R012 
Mailing City & State Golden, CO Owner Occupied No 
Mailing Zip 80401 
LOCATION INFORMATION 
Property Zip 80401 Census Tract 98.50 
School District Jefferson County R-1 Neighborhood Code Lookout Mtn/Paradise-8020 
Elementary School Ralston Township 04 
Middle School Bell Range 70 
High School Golden Section 17 
Subdivision Paradise Hills Quarter NW 
Zoning MR-1 Lot 164 
TAX INFORMATION 
PIN 075498 Schedule Number 075498 
Alternate PIN 40-172-04-022 Tax District 4620 
Legal Description SECTION 17 TOWNSHIP 04 RANG 
E 70 SUBDIVISIONCD 577800 SUB 
DIVISIONNAME PARADISE HILLS 
UNIT # 3 BLOCK LOT 0164 SIZE: 2 
03861 TRACT VALUE: 4.680 
CHARACTERISTICS 
Lot Acres 4.68 Land Use - CoreLogic SFR 
Lot Sq Ft 203,861 
SELL SCORE 
Rating Low Value As Of 2022-08-28 04:42:04 
Sell Score 435 
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ESTIMATED VALUE 
RealAVM™ $625,300 Confidence Score 35 
RealAVM™ Range $437,700 - $812,900 Forecast Standard Deviation 30 
Value As Of 08/15/2022 
(1) RealAVM™ is a CoreLogic® derived value and should not be used in lieu of an appraisal. 
(2) The Confidence Score is a measure of the extent to which sales data, property information, 
and comparable sales support the property valuation analysis process. The confidence score 
range is 50 - 100. Clear and 
consistent quality and quantity of data drive higher confidence scores while lower confidence 
scores indicate diversity in data, lower quality, and quantity of data, and/or limited similarity of the 
subject property to 
comparable sales. 
(3) The FSD denotes confidence in an AVM estimate and uses a consistent scale and meaning to 
generate a standardized confidence metric. The FSD is a statistic that measures the likely range 
or dispersion an AVM 
estimate will fall within, based on the consistency of the information available to the AVM at the 
time of estimation. The FSD can be used to create confidence that the true value has a statistical 
degree of certainty. 
LAST MARKET SALE & SALES HISTORY 
Owner Name Lookout Mtn Paradise Homeowner 
s Assoc 
Sale Date 12/30/1994 
Nominal Y 
Buyer Lookout Mountain Paradise Home 
Seller Mountain Area Land Trust 
Document Number 94198830 
Document Type Quit Claim Deed 
Property Details Courtesy of Kent Parkhurst, REcolorado Generated on: 08/29/22 
The data within this report is compiled by CoreLogic from public and private sources. The data is 
deemed reliable, but is not guaranteed. The accuracy of the data contained herein can be 
independently verified by the recipient of this report with the applicable county or municipality. 
Page 1/2 
PROPERTY MAP 
*Lot Dimensions are Estimated 
Property Details Courtesy of Kent Parkhurst, REcolorado Generated on: 08/29/22 
The data within this report is compiled by CoreLogic from public and private sources. The data is 
deemed reliable, but is not guaranteed. The accuracy of the data contained herein can be 
independently verified by the recipient of this report with the applicable county or municipality 
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Zoning information from Jefferson County 
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Deed Restriction 
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Plat Map from Jefferson County Assessor 
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Aerial Map 
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Subject lot from the street 
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