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                      APPEAL #2024-0041 

2024 REAL PROPERTY APPEAL PACKET  

BOARD OF EQUALIZATION June 20, 2024 

         ASSESSOR OFFICE                               

 

Appellant: Thomas Tyler Emerson Location:  11870 Mendenhall Loop Rd 

Parcel No.: 4B2701030022   Property Type:  Single Family Residence w/ Apt 

Appellant’s basis for appeal: 
“It seems my property was valued differently than the surrounding comparable properties. I have performed no 
improvements that would warrant an increase in building value. The value determined by the assessor for the 
neighboring properties (at least one with the same building category) all either showed no change in building value or a 
negative change in building value from 4-7% (decrease). My building value for 2024 increased 16.43%. I would 
appreciate reconsideration of my building value to be consistent with the neighboring properties of similar 
characteristics without disparity.” 
 
Appellant’s Estimate of Value Original Assessed Value  Recommended Value 

Site: $226,700 Site: $226,700 Site: $226,700 

Buildings: $528,517 Buildings: $644,100 Buildings: $643,700 

Total: $755,217 Total: $870,800 Total: $870,400 

Subject Photo 
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Overview 
The subject is a 1,444 square foot average quality single family residence, additionally there is a secondary structure 
housing a detached garage and an 864 SF apartment.  The residence is located on a 46,512-sf lot at 11870 Mendenhall 
Loop Rd within the Auke Mountain neighborhood. The original structure was built in 2006 and a detached garage with 
apartment above was added in 2008 according to CBJ records and appears to have had adequate maintenance and 
updates. Other recent improvements include the direct replacement of boiler for the apartment in 2020. The subject 
resides on a typical neighborhood lot with no location or view adjustments. 

 
Subject Characteristics:  

• Land 
o 46,512-sf lot 
o No adjustments  
 

• Building 
o Average Quality 
o Average Condition 
o 1,444 SF GLA total 
o 870 sf attached garage 

 
• Detached garage w/ apartment above 

o 864 SF GLA total 
o Average Quality 
o Average Condition 
o 864 sf detached garage 
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Photos 
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Area Map & Aerial 
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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 base value of $206,048 is in equity with Auke 
Mountain residential lots that are of similar square footage. The subject parcel is characteristically average for its 
neighborhood.  
 
Land Characteristics: 

• 46,512 sf lot 
• No adjustments 
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Land base rate valuation –Auke Mountain– Lot size 40,000 sf – 50,000 sf 
Arrayed by size 

 
Land adjustments – subject and neighbors 

Arrayed by parcel number (locationally) 
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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 Average Quality 
o Average Condition 
o 1,444 SF GLA 
o 870sf Attached Garage 
o 160 SF Deck w/ Roof 
o 230 SF Wood Deck 
o 48 SF Slab Porch w/ Roof 
 

• Detached garage w/ apartment above 
o 864 SF GLA total 
o Average Quality 
o Average Condition 
o 216 SF Deck w/ Roof 
o 864 SF Garage 
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Sketch of Improvements: 
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Cost Report 
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Assessment History 
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Neighborhood/Subject Sales Review 
 

The subject was purchased in 2021 for $665,700 from what is described as a word of mouth from a friend of a friend in 
the appraisal and was not marketed.  During the review, the appellant provided a copy of the purchase appraisal.  The 
appraisal indicated a market value of $704,000 utilizing the Sales Comparison approach.  In relation to the purchase 
price this represents an approximately 5% discount from market value. 

 

 

 

Sales within the Auke Mountain multiple improvement valuation group is very limited with a population of only 6 
parcels, but is supported by a review for all Auke Mountain sales and all multiple improvement property sales within the 
borough.  All 3 groups indicated a time adjusted AS ratio of 0.94-0.95; well within the AAAO and IAAO assessment range. 
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Auke Mountain – Multiple Improvement Sales 

 

Auke Mountain – All  Sales 

 

  



15 
Appeal 2024-0041, Appellants: Thomas Tyler Emerson, Parcel Number: 4B2701030022 
 

City and Borough of Juneau – All Multiple Improvement Sales 

 

Paired sale analysis can be anecdotally helpful in looking at relative change.  Utilitzing the full market value (FMV) of 
704,000 and comparing to the 2024 Assessed Value for the subject indicates an increase of 8.29% annually. When we 
look within the Auke Mountain Multiple Improvement group, the single paired sale within the neighborhood cluster 
indicates an increase of 12% annually.  Anecdotally, this is supportive of the proposed assessed value. 
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Summary 
As a result of this petition for review a slight change was made to the sketch updating the enclosed porch to a deck 
with roof.  The land and buildings are valued using the same methods and standards as all other properties across the 
borough. The appellant’s property changed more than the others as his value last year was an override value applied as 
the result of previous appeal.  Once the override was removed, the net change to assessed value for this property was 
greater than expected.  The same underlying neighborhood adjustment factor was applied to all multiple improvement 
properties within the Auke Mountain neighborhood.  All multiple improvement properties are valued in the same 
methodology. 

The appellant indicated one of the primary reasons for requesting a review is the apparent inequitable change in 
relation to his neighbor’s properties.  Looking at this on a one-year basis may result in a myopic view. 

This table includes the multiple improvement properties that were included in the appellant’s neighborhood 
designation.  Focusing on these specific properties really allows us to delve into the change in assessed value since 2021 
and look at equity. 

 

If we utilize the indicated market value of 704,000 from the appraisal instead of using the actual purchase price of the 
subject property, we see that the median change for this neighborhood cluster is 1.24 and in fact the appellant is the 
median change. 

 

This table illustrates the change in assessed value for the neighboring properties near the appellant.  The median change 
in assessed value since 2021 is 1.22; while the appellant has increased by a factor of 1.24. 
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Utilizing the appellant’s purchase appraisal, we reviewed the relationship between 2021 Assessed Value, 2021 Sale Price 
and 2024 Assessed Value for those properties classified as Multiple Improvement.  Again, of the 4 properties the change 
of 1.24 for the appellant serves as the median change in value relative to 2021 Sale price. 

 

The appellant states that “value is excessive”. 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 a change to the appellant’s 2024 Assessment in the amount of 870,400. 
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