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                      APPEAL #2024-0299 

2024 REAL PROPERTY APPEAL PACKET  

BOARD OF EQUALIZATION June 20, 2024 

         ASSESSOR OFFICE                               

 

Appellant: Martin J McKeown & Marjorie L McKeown  Location:  4411 Riverside Dr 

Parcel No.: 5B2501510091  Property Type:  Single Family Residence 

Appellant’s basis for appeal:  My property value is excessive/overvalued  

Appellant’s Estimate of Value Original Assessed Value  Recommended Value 

Site: $- Site: $176,600 Site: $147,200 

Buildings: $- Buildings: $518,600 Buildings: $498,100 

Total: $- Total: $695,200 Total: $645,300 

Subject Photo 
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Overview 
The subject is a 2,579 square foot average-plus (+) quality single-family residence.  The residence is located on a 34,204-
sf lot at 4411 Riverside Dr within the West Valley neighborhood. The structure was built in 2002 according to CBJ records 
and appears to have had adequate maintenance and updates. The subject resides on a typical neighborhood lot 
currently assigned no location or view adjustments. 

Subject property was affected by flooding on August 5, 2023, which undermined a portion of the home and destroyed 
some concrete slab porches and left a portion of the structure cantilevered above the river.  Due to this occurrence all 
properties on the Mendenhall River, above Glacier Hwy received a 20% reduction in both land and building value to 
account for the real or perceived stigma.  Without this reduction, the subject property would have been assessed for 
$842,900. Future studies along the river are planned to measure the real impact through sales data.  A recent site visit 
confirms that bank restoration has occurred, but future flooding may impact riverfront properties again. 

 
Subject Characteristics:  

• Land 
o 34,204 sf 
o No adjustments (as a result of this review a waterfront adjustment was removed) 
o 20% negative stigma adjustment applied to site and building values for all Mendenhall River frontage 

parcels due to uncertainty regarding possibility of continued annual flooding 
• Building 

o Average-Plus (+) Quality 
o Average Condition 
o 2,579 SF GLA total 
o 20% negative stigma adjustment applied to site and building values for all Mendenhall River frontage 

parcels due to uncertainty regarding possibility of continued annual flooding 
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Photos 
 

 

New dirt fill after flood 

 

Bank armored after flood 
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Washed out fill and cantilevered structure from flooding 

 

New dirt fill after flood 
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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 $170,336 is in equity with West Valley 
residential use lots that are of similar square footage. The subject parcel is characteristically average for its 
neighborhood.  
 
Land Characteristics: 

• 34,204 sf lot 
• 20% negative stigma adjustment applied to site values for all Mendenhall River frontage parcels due to 

uncertainty regarding possibility of continued annual flooding 
 
Land base rate valuation – West Valley– Lot size between 25,000 SF – 60,000 SF 

Arrayed by Area 

 
 

Land adjustments– subject and neighbors 
Arrayed by Parcel Number (locational) 
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Base Rate 
Arrayed by Parcel Number (locational) 

 
 

Site Adjustments 
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-Plus (+) Quality 
o Average Condition 

 2,579 SF GLA 
 712 SF Attached Garage 
 96 SF Slab w/Roof 

o 20% negative stigma adjustment applied to site and building values for all Mendenhall River frontage 
parcels due to uncertainty regarding possibility of continued annual flooding 

 
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 a positive waterfront adjustment was removed from the land value and patios were 
removed from the building value.  Additionally, a slight reduction in the percent complete of the home was added for 
missing gutters and other finish work needed; 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 adjust the appellant’s 2023 Assessment to $645,300. 
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