Property Assessments

An overview for the Board of Equalization
2023

Assessment Basics

= Assessor is required by AS 29.45.110 to determine the fair
market value of all taxable properties

= Assessed Values are critical to the equitable distribution of
the tax burden

» Value is determined as of January 1st each year

» Three approaches to value are considered: Cost, Sales
Comparison, and Income

= CBJ Assessor generally uses a Market Adjusted Cost
Approach

» Preferred approaches are usually applied across a
property class




Assessment Basics

» Computer Assisted Mass Appraisal (CAMA)

» The CAMA system is the software where most of the
assessment administration and property valuation is managed.

= Most of our current land models determine values from a base rate
(price per square foot or acre) and adjusted for land attributes.

» Improvement value (building value) considers size, age,
construction method, quality, condition and enhancing
features.

» Land and improvements are reviewed for adjustment to market
value annually based on comparison to sales through the Ratio
Study process.
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Property Value Models

» The modeling process involves

» Model Specification —the process of determining what attributes
effect value in the market and should be in the model. This is
primarily done once, and then reviewed each year for changes in
the market.

» Model Calibration — the process of determining how much each
attribute in your model effects value. This is done annually.

Mass Appraisal

» Market-adjusted cost approach

= \We use Marshall and Swift cost tables for current construction
costs.

» Improvement costs and land values are then compared to
assessed values to determine market trends.

» Market trends area applied to bring cost approach value up to
market value.

» Mass appraisal vs single (fee) appraisal
» Mass appraisal
= Go through one step for all of the properties, move to next step,
arrive at all values at end of steps.
» Fee appraisal

= Go through every step for one property, arrive at value,
move to next property.




Mass Appraisal

» Uniformity and equity is the goal of mass appraisal
= Similar buildings should be treated the same

» Equity does not mean equal, it means using the same measuring
stick. We use the same cost tables and land rates for similar
properties, and then adjust based on specific neighborhood influeg
on market value.

Mass Appraisal

» Mass appraisal can be carried out through a database,
spreadsheets or a Computer Assisted Mass Appraisal
(CAMA) system

= Currently most of our residential properties are valued within the
CAMA system.

= Commercial properties have been a mix of spreadsheets and
CAMA functionality.




Property Characteristics

» There are many factors that effect a properties value.

» Some key factors
= Property Class
= Residential
= Commercial
= Building Structural Elements
= Age
= Depreciation
* Frame type
» Quality
= Land Attributes
= Location




Property Characteristics

= Property Classes

= Residential
= Single Family Residential
= Residential with apartment
= Multiple Improvements
= Zero-Lot
= Condos & Townhouses
= Plexes
= Manufactured Homes
= Commercial
= Retall
Apartment
Office
Medical
Hotel
Industrial
Others

Property Characteristics

= Land Attributes
» Topography
= Shape
= View
= Waterfront
= Access
= Wetlands
» Flood Zones
= Others




Property Characteristics

= | ocation

= We have defined neighborhoods for residential and commercial
properties.

= Our analysis utilizes sales in the same neighborhood if data is
available
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Property Valuation Process

In General, there are three processes utilized in establishing a
property’s value

» Generation within the CAMA system

= Building value is generated by applying cost tables to specific building
elements and gross building area.

= Site value base rate

= Neighborhood adjustment are applied to capture market trends of specific
locations.

= Mass appraisal outside of the CAMA such as with a spreadsheet

= Sometimes, due to CAMA system limitations or other factors, generation Q
values outside of the CAMA system becomes necessary or preferred.

= Income Approach for some commercial properties.

Property Valuation Process

Let’s look at how application of these principles looks
within our CAMA system.




Property Valuation Process

CAMA Land Screen

‘ (1) Assessor's Office.Land Appraisal Information Land Id. 185327

Land ’\1

Adustments |

Site Number

[

Land Use Code (Land Type)
Saltwater

Rate Schedule

Lot Size
28361 [~ Exclude
Depth

= I~ Exclude

Frontage

IS\I& Value

Adjustments
Land Site

[~ Exclude

Neighborhood

| 3185935 |

Possessory Interest:

Beginning Lease Year

$10649

Netes || 0CVIEW WTRFRT

Unit Type: Square Feet Y

Total Units Unit T
28361 Lot -

Urit Price Total
[T $169.032
,\J_nit Price AG Total AG

Land Yalue:
[~ Override

Final Adjustment

Total AG Value Total Land
I

Lease Term

4] ¢ |Editing Existing Record (1/1)

I New l Save

CITY AND BOROUGH OF

JUNEAU

Property Valuation Process

CAMA Land Features

‘ (1) Assessor's Office.Land Appraisal Information Land Id. 185327

Land

Adjusiment Type | Adjustment Code

Location Adjustment 1 - Prime (140%)
Size Adjustment

Topography/Slope

Access
‘Wet Adjustment
View Adjustment
W aterfront

Shane
Services

2 - Very Good (125%)
1 - Large (120%)

Possessory Interest
Vacant Adjustment
Flood Zone Adjustment

=

|4 4 |Editing Existing Record (1/1)

i I = I o - o . o
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Property Valuation Process

10| R-Basement Finish Rate Minimal Finish Area (SF)
CAMA Building Components 15| %of Selected Bant Fin 100
1130| R-Basement Garage Cost
ol (1) Assessor's Offce Building Structura! Elements & Features Bidg . 5446.0 - 1010 OTTER RUN 1140 A Gerage Base Rate(at) Attached Garage (SF) 75
Inventory | Veles | RBldgData | Gr/Heat | RForches | CBldgData| CE Comp. | L) et DS,
Site No Building Use Code: Model Code: Sub Model Code _1142| R-Garage Base Rate(B)
[ =IResidential =] [R-Singe-family Residence =] [002 Two Stowd =] I Recomputs 1145| R-Garage Finish RatefAt) Garage Finish, Attached (SF] 539
YearBult  Eff. Year Bult TotalRooms Bedtooms  FulBaths  HalfBaths  GLA_SF BSMT SF_ Basement FirishSF _1146| R-Garage Finish Rate(Det)
[ FTE [z [ s [2 [ gz | 1284 | 1484 _1147| R-Garage Finish Rate(B)
| Structural Element Name | Code % | Value ii _1170| R-Carport Base Rate
1010| R-Quality 5 1180| R-Wood Deck (P/P1) Wood Deck [SF) 184
“1012| R-Quaiiy Adjustmert 1181 R-Waod Deck w/Roc [P/P2) Wood Deck (SF) with Roof 33
“1015| R-Stucture Stud Frame 1182| R€ncl. Porch SW (P/P3)
T1040| R-Base Rate (ExtWal) Frame, Cement Fiber Siding 100 935 1183| R-Open Slab Porch (P/P4)
1041 R-Base Rate (Ex Wal) 1184 RSlah Porch wRoot P/PS
1042| RBase Rate (£t wal) 1230 R-Current Cost Muliplier 125
1043| R-Base Rate (Ext Wall] @ R-County Cost Multiplier 1.21
1080| R-foo Rate Composition Shingle w18 1245 Nbhd Market Multpber
1061| R-Roof Rate 1280] Fi-Depreciation 5
070 R-Heating/Cooling Rate Evaporative Cooler with Ducts 100 317 1262| R-Functional Obsolescence
S| R-Heating/Caoling Rate Floor Radiant, Hot Water 100 31 1264 R-Economic Obsolescence
1072|Heating/Cosling Fate 1270| R Condiion 1 09
1073| R-Heating/Cooling Rate 9010| % Completed Construction 100% . 100
"1080| R-Number of Plumbing Fist 0 91500 R £
E R-Basement Base Rate Total Basement Area (SF] 26 ;I
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5252022 10:4048AM
Cost Report - Residential

£ Recara v
Parcel Code Number ABZ001030050 ‘Busamg Type - Singie famiy Residence.
Ovmer Name SCHULTZ CHARLES J Qualiyy s

Pascel Address 1010 OTTER RUN Construction Stss Frame
Efective Year Buil Total Livale 142
But styls Two Story
Quantity Unit Cost. Percent +- Total

Frans, Coment Fiosr SKting

w50 0%

Camposition Shingle 180 100%
Evaporative Cooler with Ducts 347 100%,
Fizor Rsciant vt Water 31 100%

[Xre} o158 28544

[Basemmant Za
lossement Total Basement area (SF) 1283 2600 8558
loassenant Minimal Finish Area (S€) 1483 1235 18315

Attached Garage (5F) 175 s 5778
Garsge Fiish, Afisched (SF) 75 630 11.208
lporen Wicoa Desk (5F) 1081 1840 19522
Porch Wiood Dech (SF) with Roaf @ 00 10003

IR

Locai Mungiier 1433034
|Currers Mutipser 123 W) 1791293
|usity adiusment m 1791293
[Heighbornood Mutipser " 1781293

|peprecisiun - Shpsicat LETE] €00 5,730
|eprecisten - Functionai H o
Depreciatin - Eeoncmic H 0
[Percant Compiate wow M 1694563
|cost to Cure

|Heightormood Adpsssment mse g 184575
[Replacement Cost less Depreciation TH50.430

Miscellaneous Improvements

ok Pt mestee om0
i 20m
10700

35000

20m

[votal Miscelioneous Improvements 51,700
otal Improvement Value [Rounded] $1,941,100
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Analysis

» Canvass — We visit properties once every 5 years and
review properties with open building permits every
year.

» Ratio studies — assessed values vs sales price

= Special studies - specific classes

» Information that we look at includes
= Sales prices
= Sale qualification
= Construction costs
» [Income and expenses
» | ease rates
= Capitalization rates

Analysis

» For sales analysis, we utilize 3 years of sales.

= For property types with fewer sales, which include all
commercial property types, we expand the sales data up to
5 years back until we have a large enough sample.

= All sales go through the sale validation process to
determine if they are an arms-length sale.




Analysis

The Juneau challenges

= \We are a somewhat isolated market with a limited number of
commercial properties available and a fairly low number of
sales.

» Alaska is a voluntary sales disclosure state. We do not have
access to all market sales.

» Regardless of the challenges, we are State mandated to
assess real property at full market value each year.
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Residential 2023 Summary

Residential prices continued to increase — building costs
increased about 5.8% from 2021, supply remains low.

FRED median housing price indicates around a 42%
increase since 2020 (12% annual increase)

Release Calendar FRED Tools v FRED News FRED Blog About FRED v

Residential 2023 Summary

Our market analysis indicates a time trend of about 9.8% per
year. This is supported by recent purchase appraisals which
are utilizing a time adjustment factor of 0.75%/mo, approx.
9.5% per year.

We assess properties at full market value on 1/1/2023, and
sales are trended to that date to follow market trends.

Trending allows sales to be compared on an even scale.
Sale trending is standard for mass appraisal and fee
appraisal.
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Residential 2023 Summary

TIME ADJ. CALCULATOR
Another fine product from O5A Labs®!!!
AfS FORM: LINEAR MODEL FACTORS:
1.28168750 COEFFICIENT:

0.961E63 75 CONSTANT:
031782375

1095

| % CHANGE DATE % FORM

BEGIN 111/ 2020 1.28168750
[END 1231/ 2032 096386375
% CHANGE 329T%

RATES DECIMALS

DAILY RATE: 0.000260
| MTH RATE: 0007548

9.0653%

| ANN RATE:

0.099653

CHECK 1/1/2020 1.281688
TIMEAD]  12/31/2022 1704310
TIME AD) 32.97%
| DIFFERENCE 0.00%
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Residential 2023 Summary

Sales analyzed range from 1/1/2020 to 12/31/2022
1,266 qualified sales

| Median Sale Price by Year & Property Type

SaleYear A SFR |~ AttachedHome~| Condos *| Dup/3P/4~
2020 429,000 324500 242,250 462,000
2021 479,900 350,000 241,500 500,000
2022 527,124 383,500 268,700 595,000

% Change in SP over Previous Year

SaleYear v SFR |~ AttachedHome v| Condos *| Dup/3P/4|~

Definitions:
SFR
Single Family Residences, SFR w/Apt, Multiple Improvement

Attached Homes
Zero Lots and Townhomes

Condos

Dup/3p/4P
[1uplexes, Triplexes, 4-Plexs

Residential 2023 Summary

A/S Ratio — median assessed value / median sales prices

Overall, we are slightly below market value

Median AS

%2 096 o0s5 094 096 096 0.96

0.00 |




Residential 2023 Summary

Assessed values increased due to positive market trends

Type

~[2022AV-Avg ~ [2023AV-Avg - %Chg |~

Single Family Residence
Duplex

Triplex

4-Plex

SFR w/Apt

Zero Lot

Townhome

Condo

Cabin

Mobile Home on Land
Mobile Home in Park
Multiple Impravements
Vacant Land

469,840
495,036
533,250
640,664
683,624
336,763
360,464
238,741
117,848
200,360

42,989
660,002
133,167

541,705
563,540
615,037
669,752
695,396
366,961
416,246
279,962
119,911
228,766

54479
785,957
136,558

15%
14%

NGHD2
AREA R_NC
Auke Bay

Auke Mountain
Backloop N
Backloop S
Casey Shattuck
Mabile Home in Park
Central Valley
Douglas

Eagle Edge
Glacier Spur
Highlands
Juneau Townsite
Lemon Creek
Mendhall Peninsula
Montana Creek
Bonnie Brae
Bayview

N Douglas

NE Valley

Out the Road
Pederson Hill
Park Place

Pt Louisa
Remote

S Douglas

SE Valley
Shelter Island
Spuhn Island

S Valley

Taku River
Thane

Tee Harbor

Twin Lakes
Atwater Estates
West Juneay

W Valley

Grand Total

128V

390425
608,884
476,015
523848
435,264
411343

43,058
380,337
392320
210,359
515 408
411482
330,236
379459
428,145

21250
388,738
633267
412932
363,081
241,597
334,502
U8 508
588,662

52,030

85,568
421,380

54,994
196,665
424451

27,940
71726
436,542
427117
461,500
437,387
454,975
369,945

= Market adjustments that bring assessed values to full market value
vary by class and location.

ira
408 550
704,426
562,761
612423
502,141
449973
54,595
436,197
455554
249,851
555,747
496,760
396,624
429,310
493,286
22,292
433582
708,600
465,915
422159
285,950
413195
398,169
695,786
52,029
86,129
483,017
54,994
198,019
497,256
28,503
439,528
541,154
492,293
506,550
511225
519,952
421,029
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Residential 2023 Summary

High Value Neighborhood Market Adjustment

In the past, our office applied a negative value adjustment to
residential properties with improvement values over $350,000
RCNLD.

Negative adjustment for “High Value” is no longer appropriate
based on market data, and these properties are now treated
the same as all other residential properties.

As a result, properties in this “High Value” neighborhood were
subject to a larger % change than other residential properties
this year.
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Commercial 2023 Summary

= Qverall, commercial properties still appear undervalued.

= We continue to work on bringing values up to market value and
establish equity within each class of property.

» Data collection, cleanup, and implementation
» Re-review of past sales using sales validation policy

= Special studies

Commercial 2023 Summary

2023 Adjustments

6% increase area wide except downtown

5% decrease to downtown commercial properties
8% increase to warehouse condominiums

No change to boathouses

Levels of Assessment before valuation adjustments




Commercial 2023 Summary

Assessed Value / Sale Price

(A/S Ratio)

Ratios Mean Median Notations
Starting Ending Starting | Ending

Commercial- Overall (No 37 .86 .92 .81 .89 Includes outliers

Boathouses)

Commercial- Improved 67 .86 .92 .82 .01 Includes outliers

Commercial- Vacant (Land)

.86 .89

.80

.85

Includes outliers

Commercial- Downtown

Includes outliers

Area Wide (No Downtown) | 47

.89 -95

.86

93

Includes outliers

Business/ Warehouse 27
Condos

.78 .88

77

.97

Includes outliers

Commercial 2023 Summary

Final A/S Ratio

AS Ratio Histogram
All Qualified
(includes outliers)

[0.60, 0.80]

(0.80, 1.00] {1.00, 1.20]

(1.20, 1.40]

>140
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Commercial 2023 Summary

COD = Uniformity

COD & COV (Measurements of
Assessment Uniformity)

CcoD

Notations

Starting

Commercial- Overall (No Boathouses)

22.93

Commercial- Improved

24.14

Commercial- Vacant (Land)

19.35

Commercial- Downtown

23.21

Business/ Warehouse Condos

23.95
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Commercial 2023 Summary

Sales data used in our analysis ranges from 1/1/2018 to
12/31/2022.
= 96 qualified sales used in analysis.

Overall, market values have increased at a rate of 2.15%
annually over the analysis range.

Commercial 2023 Summary

Re-review of sales and broader data collection has resulted in
more usable sales data.

2018 2019 2020
64 51 53
Qualified Reported Sales 10 12 16

Total Sales vs Qualified Sales by Year




Commercial 2023 Summary

Box Plots
Box = Inner Quartile Range (IQR)
Line in box = Median
X = Average
Whiskers = Range
Circles = Outliers

AS Ratio
All Commercial

183

AS Ratio By Property Type
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Assessor Office Staff

= We have
= An assessment clerk who provides tax payer services and handles
administrative tasks

= A BPP Appraiser who specializes in the Business Personal
Property valuations and manufactured home valuations.

» Two certified staff appraisers who primarily work on residential
valuations but may assist with commercial valuations.

= One certified staff appraiser who primarily works on commercial
valuation.

= A Deputy Assessor who primarily overseas residential valuations.

» The Assessor who oversees the office and the valuation proces:

External Appraisals

= How external appraisals relate to our work is often
misunderstood.
= We welcome their submission for review.

= Sometimes they contain information regarding a property that
changes our valuation.

However...

= We do not match fee appraisal values. We review the appraisal and
compare their value reconciliation to our model.

= Valuation can vary from full market value depending on the reason of
appraisal.

= The aspect of uniformity of assessed values is paramount as they
are used to calculate an individuals tax burden.




External Appraisals

» External appraisals are a separate individuals opinion of value.
Below is an example of a vacant parcel, which had good comparable
sales. The owner recently had appraisals done by three appraisers and
their conclusions on value varied by 40%.

An lllustration of Differences in Appraiser Opinion of Value

Parcel Number: 5B1601380035

Appraiser Eff Date Opionion of Value
Appraiser 1 1/9/2020 1,450,000
Appraiser 2 5/1/2020 1,050,000
Appraiser 3 6/5/2020 1,330,000

Range Between Low & High 400,000
Variance as a Percentage 38%
Mean 1,276,667
Median 1,330,000
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Upcoming Appeal Hearings

= In our review we readily correct any errors

» Only a portion of the Petitions for Review become actual
appeals before the BOE

» Feelings are not Evidence

» Equity is paramount — we must use the same measuring stick for
similar properties throughout Juneau.

= State Statute requires the total assessed value to be considered,
we segment land value and improvement value for our purposes

Thank Youl!
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