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Appeal 2023-0129, Appellants: Rosemarie Duran, Parcel 6D1201020110 
 

                      APPEAL #2023 - 0129 

2023 REAL PROPERTY APPEAL PACKET  

BOARD OF EQUALIZATION June 1, 2023 

         ASSESSOR OFFICE                               

 

Appellant: Rosemarie Duran Location:  10656 Misty Lane 

Parcel No.: 6D1201020110 Property Type:  Single-Family Residence 

Appellant’s basis for appeal:  My property value is excessive/overvalued, unequal to similar properties, and was valued 

improperly/incorrectly. “There have been limited transactions for similar homes in the market in the past year. Three 

waterfront houses traded last year, two with apartments and the other with an extra bathroom. Another waterfront 

property (which includes 3 units) remains for sale for over 300 days now. The market has slowed tremendously with 

interest rates increase pricing buyers out.” 

Appellant’s Estimate of Value Original Assessed Value  Recommended Value 

Site: $298,000 Site: $298,000 Site: $298,000 

Buildings: $470,000 Buildings: $582,000 Buildings: $582,000 

Total: $768,000 Total: $880,000 Total: $880,000 

Subject Photo 

 

* C ITY AND BOROUGH OF 

JUNEAU 
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Overview 
 
The subject is a 3,508 square foot above average quality single-family residence.  The residence is located on a 21,222 
square foot lot at 10656 Misty Lane within the North Douglas/Bayview neighborhood. The original structure was built in 
1986 and appears to have had adequate maintenance and updates. Recent improvements include the installation of a 
free standing fireplace in 2011, an open Building Permit for a chair lift issued in 2013 and not closed according to CBJ 
records. The subject resides on a typical lot within the North Douglas/Bayview neighborhood with view and waterfront 
adjustments. 
 
Subject Characteristics:  

• Land 
o 21,222-sf lot 
o Adjustments include an Excellent View and Waterfront of Above Average. 
 

• Building 
o Above Average Quality 
o Average Condition 
o 3,508 SF GLA total 
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Land Valuation 
 

Land values are developed on a neighborhood basis. The land is examined to understand the typical land characteristics 
within the neighborhood. These characteristics include size, slope, view, water frontage, significant wetlands and other 
factors which are used to develop a neighborhood land valuation model. This model is tested and refined in 
consideration of sales of vacant and developed parcels. The resulting model is then applied to all land in the 
neighborhood to establish assessed site values. The subject parcel’s site value of $298,000 is in equity with the North 
Douglas/Bayview single-family lots that are of similar square footage. The subject parcel is characteristically average for 
its neighborhood.  
 
Land Characteristics: 

• 21,222 sf lot 
• Adjustments for view and waterfront 

 
 

Land base rate valuation –– Lot size 21,222 sf 
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Building Valuation 

 
Buildings are valued using the cost approach to value by: (1) calculating the current cost to reproduce or replace 
improvements such as buildings and (2) subtracting out physical, functional, or economic depreciation evident in the 
structures. This provides a uniform basis for the valuation of all buildings within the Borough. 

For any given parcel, the buildings are valued by the cost approach and the land value is determined by the 
neighborhood model. These two values are combined to produce a total basis value for the parcel. This combined value 
is then adjusted to market value by application of neighborhood adjustments developed by analysis of neighborhood 
sales. This sales analysis is done each year to establish assessed values. 
 

• Building Characteristics: 
o Above Average Quality 
o Average Condition 
o 3,508 SF GLA 
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Building Valuation continued 

 
Sketch of Improvements: 
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Assessment History 
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Sales 
 

Below are the qualified sales used by the Assessor’s Office in the analysis of the North Douglas/Bayview neighborhood. 
The sales were gathered from January 1, 2020, through December 31, 2023, and include single-family and single-family 
with apartment residences.  
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Summary 
 

As a result of this Petition for Review no changes were made; the land and buildings are valued using the same methods 
and standards as all other properties across the borough. 

The appellant states that “value is excessive, unequal and improperly valued”. State statute requires the Assessor to 
value property at “full and true value”. According to appraisal standards and practices set by the Alaska Association of 
Assessing Officers, the State of Alaska Office of the State Assessor, and the International Association of Assessing 
Officers, correct procedures of assessment were followed for the subject. These standards and practices include 
consideration of any market value increase or decrease as determined by analysis of sales. Values have risen in Juneau; 
the current valuation of the subject reflects this increase. 

The Assessor Office proposes no change to the appellant’s 2023 Assessment. 
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Mary Hammond

From: Dora Prince
Sent: Monday, April 10, 2023 1:21 PM
To: R Duran
Subject: RE: 10656 Misty Lane  -  6D1201020110

Ms. Duran; 
 
Here are the comparables you provided sorted by Price Per Square Foot. Please note that I included the sales 
date and price. As we value property as of January 1st, we then must adjust any sales as if it sold on January 
1st, that is the Time Trend Sale Price you see. The sales data we collected on the comps was received from 
the buyer or seller, not from a website, bank or mortgage company. The Assessor’s office does not consider 
data from the Zillow website as it does not reflect the Juneau market. Zillow is a national organization and may 
work for areas in the lower 48 but Juneau’s market has unique identifiers that are not picked by them.  
 

 
The comparables you provided all have a smaller square foot area than your home. They may not have the 
apartment you keep referring to, but one part of the valuation process is cost per square foot. A home that has 
an apartment is actually accruing an extra cost of $10,000 per extra kitchen, so they would be valued an extra 
$10,000 higher than your home. Here a better explanation of how we value property. 

“Alaska State Statute requires boroughs throughout the State to assess at an estimate of “full market 
value” as of January 1st of the assessment year. To do this, the Assessor is tasked with gleaning 
market information for individual neighborhoods throughout the borough and looking at what the 
median difference between our replacement cost new and actual sale prices for those homes sold in 
a specific neighborhood is, this is called a neighborhood adjustment. Neighborhood adjustments are 
applied to every parcel within the given neighborhood for which the adjustment has been calculated. 
This is why you see an increase in value each year. As the market continues to trend upwards, your 
value increases.” 

“So, in order to appraise all homes in the Borough, we use what is called replacement cost new less 
depreciation, where we take the structural elements of your building and look at what it would cost to 
build that same structure in today’s market and then apply depreciation to account for the age and 
condition of the structure. The data for our calculation of replacement cost new less depreciation is 
provided by a firm called Marshall & Swift which provides Assessor’s Offices nationwide with regional 
and local information regarding building supply costs and factors of inflation. We then add the site 
value and apply our neighborhood adjustment to get within 5% of market value.” 

“We use the assessed value and divide it by the time-adjusted sales price to determine the 
neighborhood adjustment for your neighborhood or the “A/S” ratio.” 
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“Land values are developed on a neighborhood basis. The land is examined to understand the typical 
land characteristics in the neighborhood. These characteristics include size, slope, view, water 
frontage, significant wetlands and others and are used to develop a neighborhood land valuation 
model. This model is tested and refined in consideration of sales of vacant and developed parcels. 
The resulting model is then applied to all of the land in the neighborhood to establish assessed site 
values.”  
 
I am also attaching two fliers that we hand out that explains how the Assessor’s office values property. 
 
Let me know if you have any other questions. 
 
Dora Prince, ACAA II 
Appraiser II, Assessor’s Office 
Finance Department 
City and Borough of Juneau 
155 S Seward Street 
Juneau AK 99801 
907-586-5215 ext 4039 
Dora.Prince@juneau.gov 
 
 
 
 
 

From: R Duran <rduranak@hotmail.com>  
Sent: Monday, April 10, 2023 10:21 AM 
To: Dora Prince <Dora.Prince@juneau.gov> 
Subject: RE: 10656 Misty Lane - 6D1201020110 
 
Dora, 
I took a very quick look at some properties on the additional spreadsheet you provided and again they include a rental 
component which is consistent with the listing I provided of sales comps.  My guess is the majority of large homes in 
Juneau include an apartment. This is favorable as lenders consider this income component when underwriting 
mortgages and in turn impact market values.   Can you please tell me how you included this in your analysis?  As I review 
the listing I compiled from Zillow, you’ll note that the majority of the homes did include a rental unit which I believe 
supports the higher prices.  Converting my home to include a rental unit would pose a substantial cost in the order of 
$80,000-$100,000 for a fully plumbed new kitchen and living area.  How do you reconcile these values?  Or is that even 
something you consider when arriving at your assessed values?  I would appreciate if you could show me your analysis 
using the comps I provided as these mostly include apartments, with the last property 3590 Greenwood showing a much 
higher value, which I presume results from a newer and updated property in addition to the apartment unit.   
I was surprised by this last email?? After our conversation I thought we were still discussing this?   
Thank you 
Rose 
 
 
Sent from Mail for Windows 
 

From: Dora Prince 
Sent: Thursday, April 6, 2023 9:27 PM 
To: R Duran 
Subject: 10656 Misty Lane - 6D1201020110 
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Ms. Duran; 
 
Upon review of your Petition for Review I find our assessment of your property to be fair and equitable and 
propose No Change to your 2023 Assessment. 
 
2023 Assessment:      Site: $298,000            Improvements: $582,000    Total:  $880,000 
 
Please respond by email stating your acceptance of this No Change proposal. Upon receipt of your acceptance I will 
forward to the Assessor for approval, at which point a Letter of Correction will be issued. If you reject the No Change, you 
will be scheduled for the next available Board of Equalization and you will be notified of the date. 
 
I have added the two spreadsheets I spoke of on my phone message. If you have any questions, please contact me. 
 
Dora Prince, ACAA II 
Appraiser II, Assessor’s Office 
Finance Department 
City and Borough of Juneau 
155 S Seward Street 
Juneau AK 99801 
907-586-5215 ext 4039 
Dora.Prince@juneau.gov 

 
 
Spreadsheet One are the comparables you supplied. Note that when sorted by Price Per Square Foot that you fall right 
in the middle of the properƟes. 

 
The 2nd spreadsheet is waterfront properƟes in your neighborhood, sorted also by Price Per Square Foot. I hope these 
spreadsheets are helpful. 
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Arranged by Square Foot Pr ice Per 

Address Year Bu ilt Sq Ft Bedrooms Baths Garage Type Square Foot AV IMPS AV 

10624 Starlite Ct 1984 274S 5 3 Bu ilt- in 158.11 720,800 434,001 

Subject 1986 3508 4 2 Bu ilt-in 165.91 880,000 582,00I 

10608 Horizon Or 1984 2149 3 2 Bu ilt- in 167.29 630,800 359,501 

10726 Horizon Or 1984 3181 4 3.5 None 172.62 839,100 549,101 

10750 Horizon Or 1985 2748 6 4.5 Attached 183.62 806,000 504,601 

10640 Misty Ln 1985 2630 3 2 Bu ilt-in 183.65 764,100 483,001 

10648 Starlite Ct 1992 2334 3 2.5 Bu ilt- in 184.10 726,500 429,701 

10604 Horizon Or 1997 2621 3 3 Attached 197.48 783,300 517,601 

10730 Horizon Or 1985 2257 3 2 Bu ilt- in 197.92 737,700 446,701 

10636 Starlite Ct 1985 2964 5 3 Bu ilt-in 197.98 888,400 586,801 

10628 Starlite Ct 1985 2890 4 3 Bu ilt- in 200.35 832,900 557,901 

10652 Misty Ln 1984 2726 4 3 Attached 203.89 845,700 555,801 

10746 Horizon Or 1984 2248 3 3 Attached 211.39 790,500 475,201 

10718 Horizon Or 1984 3909 6 4 Bu ilt-in 216.27 1,157,200 845,401 

10754 Horizon Or 1983 2205 3 2.5 Bu ilt- in 216.51 773,200 477,401 

10648 Misty Ln 1984 1649 3 2 Attached 218.25 606,100 359,901 

10620 Starlite Ct 1984 1868 3 2 Attached 220.07 708,200 411,101 

10734 Horizon Or 1985 2290 4 3 De tached 220.87 803,800 505,801 

10640 Starlite Ct 1985 2718 4 2 Bu ilt- in 226.09 910,300 614,501 

10742 Horizon Or 1984 1781 3 2 Attached 235.60 732,100 419,601 

10738 Horizon Or 1984 1671 2 2 Attached 251.65 726,000 420,501 

10600 Horizon Or 1994 2119 3 3 Attached 257.72 832,200 546,101 

10761 Horizon Or 2010 1552 1 1 None 266.24 706,600 413,201 

10722 Horizon Or 2016 1344 1 2 Bu ilt-in 34S.76 798,600 464,701 



From: R Duran
To: Dora Prince
Subject: Re: 2nd Notice For No Change - 10656 Misty Ln -- 6D1201020110
Date: Friday, April 28, 2023 8:16:16 AM
Attachments: image001.jpg

I do not withdraw, Dora. 

Rose Duran
10656 Misty Lane
Juneau, AK 99801

On Apr 26, 2023, at 3:25 PM, Dora Prince <Dora.Prince@juneau.gov> wrote:


Ms. Duran,
 
This is a follow up concerning the No Change to value on the above property. I
emailed you on April 6, 2023, and am awaiting notification that you will
withdraw your appeal. Please respond with an email confirming withdraw of
your 2023 appeal for your property. If you choose not to withdraw you will be
scheduled before the Board of Equalization and will be advised of the date and
time to appear.
 
If you do not respond to this email by 4:00 p.m. on Monday, May 1, 2023, I will
assume that you have withdrawn your 2023 appeal. 
 
Upon review of your Petition for Review I find our assessment of your property
to be fair and equitable and propose No Change to your 2023 Assessment.

2023 Assessment:      Site: $298,000            Building: $582,000            Total: 
$880,000
 
 
Dora Prince, ACAA II
Appraiser II, Assessor’s Office
Finance Department
City and Borough of Juneau
155 S Seward Street
Juneau AK 99801
907-586-5215 ext 4039
Dora.Prince@juneau.gov
<image001.jpg>
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