
2024 Assessment Overview
“The assessor shall assess property at its full and true value as 
of January 1 of the assessment year...”

Alaska State Statute 29.45.110



Full and True Value
“The estimated price that the property would bring in 
an open market and under the then-prevailing 
market conditions in a sale between a willing seller 
and a willing buyer both conversant with the property 
and with prevailing general price levels.”

Alaska  State Statute 29.45.110



Three Approaches to Value

1. Cost Approach
• Land Value + RCN – Depreciation = Value
• Replacement Cost New Less Depreciation (RCNLD)

2. Sales Comparison Approach
• Comparing sale prices of like-properties.
• Adjustments made for differences 

3. Income Approach
• Investors Income expectations 



Market Adjusted Cost Approach

• Replacement Cost New Less Depreciation (RCNLD)
• Land Value + RCN – Depreciation = Value

• Compare sales of like-properties in each neighborhood
• Is the market increasing/decreasing since last year?
• Assessed Value/Sales Price = Ratio study 

• Apply neighborhood adjustment to all properties in neighborhood
• Based on median ratio
• Similar properties within same neighborhood are uniformly assessed 



Property Appraisal 
Mandate 

“If the assessor has a reasonable 
basis for the valuation method, 
we will approve that method so 
long as there was no fraud or 
clear adoption of a 
fundamentally wrong principle of 
valuation.” 

Alaska Supreme Court Fairbanks 
vs. Golden Heart Utilities (2000)



Developing the Assessed Value

Visit each property – 5 year cycle

CAMA – Sketch and Improvement specifics 
to develop the cost approach (RCNLD). 

Uniformity – Make sure we are treating like-
improvements the same

Accuracy

Review Sales - Qualification Is the sale an “Arms-Length transaction” that can be 
utilized it in a ratio study?

Ratio study for like properties 
Compare qualified sale prices vs. assessed value

Find median adjustment to reach market value



Property Classes

Residential
Single Family Residence (SFR)

SFR w/Apartment 

Multi-Improvement Residences

Zero-Lot / Townhomes 

Residential Condos

Plexes (2/3/4)

Manufactured Homes

Commercial
Retail

Office

Medical

Hotel

Industrial

Multifamily



Land Characteristics

• Location, location, location
• Site Utility

• Topography
• Shape
• View
• Waterfront
• Access
• Wetlands
• Flood Zones



Residential Property 
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Neighborhood A/S Ratio Study 
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• Assessed Value / Sale Price 
• < 1.00 = assessment undervalued
• > 1.00 = assessed value overvalued



Neighborhood A/S Ratio Study 
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Assessed Value:Time Adjusted Sale Price
By Sale Month

• The impact of time is removed from the sale
• Compare like-sales and find median A/S
• Adjust median A/S to target ratio (typically 1.00)
• Assessments will be above and below the median:  Target is +/-5% of market



Neighborhood (Market) adjustment is applied to all Single Family 
Residences in the neighborhood.  



2024 
Residential 
Assessments



More of the same, just less of it………

• Residential inventory is low, costs are high
• Cheap mortgage rates result in “The Golden Handcuffs”
• Sale prices have slightly increased in the last year



Sales 2021-2023

524

230

1,329



Median Sale Price



Low Inventory 

The golden handcuffs of cheap mortgage rates………..”If we sell where do we go?”



We are on 
trend with the 
Nation



Majority of sales are at or below Assessed Value



Year over Year change in Value 



Neighborhood 
Change in Value 



Condominiums

• All condominiums are valued by the sale comparison 
model

• Condominiums with no direct sales available are 
adjusted by developing a general market trend



2024 
Commercial 
Assessments



2024 Commercial Assessments

• No overall change for 2024

• Warehouse +5% average change
• Canvassed all warehouses, updated data, updated cost values

• Warehouses have not been updated in many years
• Significant improvement to uniformity

• Compare qualified sales to cost values
• 19 sales considered, 10 utilized

• Adjust to target of 95% of market value



Warehouse Sales 

• Sales with changes to the improvements after the 
sale cannot be compared to the previous 
assessed value

• Related parties ≠ Arms-length transaction
• Multiparcel sales typically do not have specific 

sales prices assigned to each parcel



Warehouse Ratio Studies 
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Office Buildings

• Office Buildings -6.3% Average change
• Compare qualified sales to assessed values (Ratio Study)

• 17 sales considered, 12 utilized
• Median Time Adjusted ratio of 1.02

• Adjust to target of 95% of market value



• Sales with changes to the improvements after the sale cannot be compared to the previous assessed value
• Multiparcel sales typically do not have values assigned to each parcel

Office Building Sales 
1C030C280080 712TWELFTH 930,000 1/ 30/2017 1.0732 0.9681 0.9055 

1C060K680010/ 20/ 30 410 WILLOUGHBY 15,044,000 12/ 3/ 2021 0.7612 0.7382 0.6902 Multiple Pa rcel Sa le, com bined parcels fo r st udy 

1C060K700011 612 WILLOUGHBY 680,000 6/16/ 2021 1.1087 1.0673 1.0098 

1C060K700020 607SEVENTH 430,000 6/ 10/ 2021 0.7575 0.7292 0.6716 

1C060U050022 1108F 1,741,000 7/20/2018 0.8603 0.7934 0.7589 Removed parking lot AVfrom sa le price for st udy 

4B1701020041 10002 GLACIER 2,100,000 4/ 5/ 2019 1.1564 1.0783 0.9945 

5B1501010014 8390AIRPORT 3,230,000 8/26/2022 1.2477 1.2220 1.1163 

5B1601010011 9000 GLACIER 800,000 10/4/ 2022 1.1929 1.1711 1.1277 

5Bl601010021 9040 GLACIER 650,000 2/ 11/2022 1.3226 1.2858 1.2375 

5B1601010220 9110 GLACIER 530,000 3/ 25/ 2022 0.8909 0.8671 0.8258 

7B0901030031 3100 CHANNEL 9,744,050 6/25/2020 0.9078 0.8611 0.7905 

7B0901030071 3161 CHANNEL 1,540,000 4/11/2017 1.4139 1.2802 1.2166 

Remov,ed from Study 

1C070K810010 Improvements. after sa le - convert large area to medica l cl inic 

581301070020 Converted f rom office t o, recovery housing 

581401!050030 Vacant parcel under cons.trution 

4B1701100021 Outlier- have s.,a le price and appra is.,a l va lue 

5812!01010010 Multiparcel, Outl ier, changes after s.,a le 



Appeal Time………



2023 Appeals

• 400 appeals total 

• 309 resulted in some change 

• 91 no change to value 

Change to AV
75%

No Change
22%

BOE Change
1%

BOE No Change
2%

BOE’s 

• 2.75% of Appeals resulted in a BOE hearing

• 1 Appellant Estimate of Value Upheld

• 3 Assessor’s Recommended Value Upheld

• No change 7



2024 Appeals
• 158 Appeals Total 

• 124 Residential Appeals 

• 34 Commercial Appeals

Residential
124

Commercial 
34



Appeals
Collect new information and review current information

• Uniformity – similar structures should be valued using the same measuring 
stick
• Same approach to value 
• Same considerations (quality, condition, depreciation, features)

Educational process for the Assessor’s Office and the Appellant
• Most taxpayers do not know the information we have and considerations we 

make until we walk through our process
• We collect and review property information and evidence  
• Typically, we do not have pictures of the interior of buildings 



Appeals

Helpful Evidence 
• Appraisals
• Sale Prices
• Pictures
• Rents, Cap Rates, Profit and Loss (Commercial)
• Comparable Properties 

Anecdotal evidence is not evidence that we can utilize
• “My neighbor told me that the housing market is plummeting”



Appeals
Burden of Proof rests with the Appellant 

• We have spent the year collecting market data and analyzing sales. 
Unless we find an error or actual evidence is presented to us 
resulting in a needed change, we stick with our assessment

It is not a negotiation

It Is the assembly’s role to determine tax burden. 
• If you give a “break” to one individual or a group of properties, it is 

inequitable for the rest of the community, the tax burden moves to 
others in the community 



Appeals
Fee Appraisals 

• Appraisals are estimates of value 

• All Shapes and Sizes – Why was the appraisal performed? What was 
considered?

• Time adjustments are needed to consider market trends as of January 1

• We do not match appraisal values
• We review for accuracy of our model and adjust building and land 

elements
• Typically, we are very close to the appraisal value with necessary 

adjustments 



Thank you!
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