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                      APPEAL #2024-0284 

2024 REAL PROPERTY APPEAL PACKET  

BOARD OF EQUALIZATION June 20, 2024 

         ASSESSOR OFFICE                               

 

Appellant: McKeown et al Location:  Bridget Cove  

Parcel No.: 3B4502000030 Property Type:  Cabin 

“Appellant’s basis for appeal:  My property value is excessive/overvalued and unequal to similar properties. “Our taxes 

increased on our land by $15,300 and Cabin by $13,000 while our neighbors lots did not and the neighboring cabin is 

valued @ 40% the valuation of ours.  The same neighbor owns 3 lots and 1 cabin.  Doesn’t quite add up.” 

Appellant’s Estimate of Value Original Assessed Value  Recommended Value 

Site: $85,000 Site: $104,800 Site: $99,600 

Buildings: $30,000 Buildings: $42,500 Buildings: $46,100 

Total: $115,000 Total: $147,300 Total: $145,700 

Subject Photo 
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Overview 
The subject is a 440-square foot average quality cabin, located on a 1.03-acre lot at Bridget Cove in the Out the Road 
Cabin neighborhood. The cabin was built in 2001 according to CBJ records and appears to have had adequate 
maintenance and updates. The subject resides on an off-grid waterfront recreation lot with access (negative), waterfront 
(positive) and view adjustments (positive). These adjustments are typical for the 4-parcel cluster located in Bridget Cove. 
In 2023 the subject was canvassed resulting in an increase in value due to a change from fair quality to average and 
valuation of the deck and miscellaneous storage building which were previously missed.  

 
Subject Characteristics:  

• Land 
o 1.03 Acre Site 
o Adjustments are applied in an equitable manner for the Bridget Cove cluster properties  

 Access adjustment (negative) 
 Waterfront & View adjustments (positive) 

 
• Building 

o Average-Good Quality Cabin 
o Average Condition 
o 440 sf total building area 
o 304 sf deck area 
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Photos 
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3B4502000040 Adjacent cabin 
Inferior quality, inferior condition 
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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 rate value of $95,000 per acre is in equity with 
Out the Road Cabin properties that are of similar square footage. The subject parcel is characteristically average for its 
neighborhood. 
 

 
 
Land Characteristics: 

• 1.03 ac lot 
• Typical adjustments for Bridget Cover cluster properties 

o Access adjustment (negative) 
o Waterfront & View adjustments (positive) 
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Land base rate valuation –Out the Road– Lot size between 0.80 AC – 1.20 AC 
Arrayed by Area (sf) 

 
 

Land adjustments for access, view, waterfront, and shape – subject and neighbors 
Arrayed by Parcel Number (locational) 

 
 

Base Rate/Effective Rate Comparison 
Arrayed by Parcel Number (locational) 
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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-Good Quality Cabin 
o Average Condition 
o 440 sf total building area 
o 304 sf deck 

 
Sketch of Improvements: 
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Cost Report 
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Assessment History 
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Summary 
As a result of this petition for review an adjustment was made to the land value and the square footage of the cabin 
was corrected; 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”. 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 to change the appellant’s 2024 Assessment to $145,700. 
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