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Assessment Overview 
 

Property Taxes 

 Property taxes represent about half of the locally generated CBJ revenue. 

 Property taxes fund general government services, police, fire, schools, parks, streets and other services. 

 If we did not have property taxes there would have to be some other form of taxes. 

Property Assessments 

 The Assessor’s Office strives to keep the taxes fair and equitable by ensuring that the assessed values are 

uniform. 

 There is no one, absolute, precise market value for any given property. Appraisal Judgement is a necessary part 

of setting assessed values. 

 While the concept of setting assessed values for every parcel in Juneau may sound simple there are many 

complexities to actually making it happen. 

Assessed Values versus Taxes 

 Most tax increases are due to a budget increase, passed either by the assembly or by the taxpayers. 

 An increase in assessed value does not mean an increase in taxes. 

 The budget determines the amount of taxes to be collected. The budget is set by the Borough Assembly. The 

assessed values determine how that tax burden is distributed. 

 The Assessor’s Office does not have an active role in budgeting or the taxes. We are focused on the assessed 

values. 

Examples: 

 If everyone’s assessed values doubled but the budget stayed the same your taxes would not change. 

 If everyone’s assessed values doubled and the budget increased by 10% your taxes would go up by 10%. 

 If the budget stayed the same and one type of property was going up while all the others were not, owners of 

that type of property would see a higher tax bill and everyone else would see a lower tax bill. 

 If your assessed value went up and everyone else’s stayed the same, you would see an increase in your taxes 

even if the budget stayed the same.  
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In the following example you can see that with the assessed values doubling and the budget staying the same the actual 

taxes did not change. 

Assessed Value -vs- Amount of Tax     

       

$50,000  $50,000  Example Taxing District Budget 

$1,000,000  $2,000,000  Total Assessed Values  
0.050 0.025 Rate     

$100,000  $200,000  Property Assessed Value  
$5,000  $5,000  Taxes     
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Sales Validation (Also see the “Market Sales” topic for more specifics on Market Sales) 

 Sales validation is critical. Sales data is foundational to everything that we do. 

 All sales are considered.  

 Only some sales are deemed to be a market sale.  

 Of those that are market sales we only have prices on some of them. While a mandatory disclosure ordinance 

took effect in November 2020, we have, so far, not seen much of an increase in the disclosure rate. 

 Generally we get sales prices on about 35 to 40% of the commercial sales.  

 The word “considered” is also sometimes used to refer to the sales that were “included” in the ratio studies as a 

market sale.  

 The guidelines for sales validation and the validation processes are critical. Maintaining standards in the sales 

validation process is critical.  

 All of what we do in the area of valuations is dependent on the quality and accuracy of the sales data. Having 

good, clean, accurate sales data is critical. 

 The sales validation and verification processes are continual and ongoing. 

 

  



6/14/2022 3:11 PM AY2022 Property Assessment Guide 20220608b.docx Page 5 of 65 

Market Sales (this topic is closely tied to the “Sales Validation” topic) 

 To be a Market sale, a sale must meet these criteria at a minimum 

o Arms length transaction 

o No Duress 

o Marketed (see below) 

o Reasonable exposure time (see below) 

 Invalid Sales- With rare exceptions, the following conditions make a sale an invalid (non-market) sale: 

o Multi-Parcel sales are invalid – an exception would be if they clearly are an economic unit that will 

always sell together  

o Family sale 

o Related party sale/transfer- one corporation sells to a parent corporation 

o Sale between parties that have pre-existing relationship (is non-arms-length) 

o Estate sale 

o Bankruptcy sale 

o Sheriff sale / tax auction 

o Tax Deed 

o Gifts 

o Transfer of interest 

o Trade / Exhange 

o Partial interests 

o Forced sales- Transfers in lieu of foreclosure, condemnation or liquidation 

o Easement or Right of Way (although these can be used for special studies on easements or Right of 

Ways) 

o Fulfillment of Contract 

o Plottage/Assemblage/Adjacent (This is referring to situations where a land owner purchases property 

next door or adjacent to the property he already owns. Or where a number of separate parcels are 

bought for the purpose of consolidating them into one larger parcel. An alternate use of the word 

plottage refers to the increase in value due to bringing the properties under the same ownership.) 

o Lease assignment or option 

 Sales are not thrown out because of their ratio. 

 To be a market sale the property has to have had exposure to a broad market and to have been actively 

marketed for a reasonable period of time 

 In The Appraisal Institutes Dictionary of Real Estate Appraisal part of the definition of the requirements for a sale 

to be considered a market sale is that there was “reasonable exposure in a competitive market, under all 

conditions requisite to a fair sale, with the buyer and seller each acting prudently, knowledgeably, and for self-

interest, and assuming that neither is under undue duress.” [Emphasis added] If a property is sold under duress, 

which needing to sell quickly would fall under, it is to be considered not a market sale. Under the market sale 

guidelines a sale that occurs in less than usual market time is also suspect. One of the aspects that is to be 

inspected besides exposure is marketing time. It should be noted that the typical marketing time for commercial 

properties is substantially longer than for residential properties.   
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Analysis Process 

 The work that we do is not a controlled laboratory environment  

 We will likely never have thousands of data points for commercial properties in Juneau. 

 We work with the best data that we have available at the time. 

 It is normal that subsequent to an analysis being done additional information comes to light that changes the 

validation or verification conclusions of a few sales. This does not invalidate the analysis and ratio studies. This 

reality is mitigated by the testing for outliers, the focus in the analysis on central tendencies rather than the 

fringes, and the review of different data groupings and subsets. The mitigation of any potential effect is one of 

the advantages of mass appraisal.  

 There are multiple facets to the analysis process. It usually includes the review of many ratio studies, starting 

from before any changes are made to the results after the final changes, but it also involves much more than 

that. Here is a partial list: 

o The sales validation and verification process is highly integrated with the analysis. 

o With each ratio study the decision of whether to include standard and/or extreme outliers 

o A study of the outliers 

o The relativeness of the sample 

o The uniformity and/or variance within the total set and all of the various subsets 

o The uniformity and/or variance between the total set and all of the various subsets 

o Market area uniformity and/or variance evaluated at Region, District and Neighborhood levels 

o The confidence level – this is a factor on all the decisions made and all aspects of the analysis and can 

vary greatly from one part of the analysis to another 

o The adjustments that need to be made and the best mechanism for applying them 

 Data Sets- typical analysis structures will have a primary data set and then major type division data sets 

o For assessment work the primary data set is all of the property sales within the Borough. 

o A typical first level or major type division of the data set would be land, residential and commercial 

properties. All properties are placed into one of those three subsets based on appraisal judgement. 

 Subsets- from the primary and the major type sets you typically have many subsets that are analyzed 

corresponding to things such as location, zoning, property type, and property characteristics 

 The analysis should have an established structure. This often encompasses looking at the total primary set first, 

then doing land value analysis and adjustment, next incorporating the new land values into your analysis of 

building values, followed by a neighborhood factor analysis off of the new values which then leads to your final 

values. 

 The data quality is critical to the analysis process. 

 The analysis process is critical to the uniformity of your values. 

 Analysis options / Mass Appraisal Techniques  

o Adaptive Estimation Procedure (AEP or Feedback)- most frequent method used by smaller jurisdictions 

o Multiple Regression Analysis (MRA)- requires a larger set of sales data 

o Nonlinear Regression Analysis- requires a larger set of sales data 

o Spatial Model Analysis (uses GIS) 

 Regardless of the number of sales, we are required to set assessed values each year. In setting assessed values 

we must do so for all taxable properties in the Borough. 
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Model Specification 

 Model specification is the process whereby you choose which property characteristics you feel effect value. 

 Model Types- Additive, multiplicative, hybrid 

Model Calibration 

 Model calibration is the process whereby you determine by how much each characteristic effects value. 

Approaches and Methodologies 

 All three approaches- the sales comparison, cost and income approaches- are considered. 

 New calculations versus trending 

o There are advantages to both and which is best to use is situational. 

 In trending the assessed values the underlying considerations such as the 3 approaches to value and locational, 

property type and property characteristic adjustments are all accounted for in the original models and 

incorporated and carried forward into the new assessed values. That is one of the advantages of making a 

correction to assessed values through trending.   

 Your CAMA (Computer Assisted Mass Appraisal) system will play a role in which options are available for setting 

and adjusting values. 

Review & Appeal Processes 

 Valid Reasons for Appeal 

o Value is excessive/overvalued – To show that an assessment is excessive, an appellant must show that 

the assessment is more than just overvalued. It must be shown that the assessment is grossly 

disproportionate when compared to other assessments (or, it can be shown that there is an intentional 

or fraudulent purpose to place an excessive valuation on the property.) 

o Value is unequal – To show that an assessment is unequal, the appellant must show that there are other 

properties in the same class as the property being appealed and that there is no basis that would justify 

different valuations of the property. 

o Valued improperly – To show that an assessment is improper, it must be shown that the assessor used 

an improper method of valuation, which amounts to fraud or a clear adoption of a wrong principle of 

valuation. 

o Undervalued – To show that an assessment is undervalued, an appellant must show that the assessment 

is more than just undervalued. It must be shown that the assessment is grossly disproportionate when 

compared to other assessments (or, it can be shown that there is an intentional or fraudulent purpose 

to place an undervaluation on the property.) 

 Reasons that are NOT Valid  

o Taxes are too high 

o Value changed too much in one year 

o Can’t afford the taxes 

 In response to a Petition for Review, we review the assessed values for each appeal and if there is an error or an 

indication of the property’s assessed value being excessive, inequitable, and improper we make the appropriate 

corrections.  

 The appellant has the opportunity to submit information to the Assessor and once we have reached a 

conclusion, to accept our findings or to continue to a BOE hearing. 
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AY2022 Commercial Property Assessment Particulars 
 We strive to treat all properties equitably. 

 We have done our work with the highest of ethical standards. 

 We have followed the applicable assessment standards. 

 The basis for the 2022 commercial property assessed values is a market analysis based upon available sales data 

of commercial property sales. The analysis adhered to assessment standards. 

 Trending was the best option for most commercial properties for our circumstances. 

 There have been questions about the historic valuation model. Actually, more correctly it is models, as in a 

plural. For instance there is a model specific to S Franklin St properties while there is a separate model specific 

to Concrete Way, another one for land in the Vintage area and at least one applicable to the core downtown 

business district. Some of these models we have had opportunity to inspect and, while in some cases our 

appraisal judgement would suggest a slightly different approach to the adjustments, the models certainly 

appear reasonable. The basis and time frame for the various models of course differs. As an example, the S 

Franklin St model was done in 2010 and adjusted slightly in 2011 and appears to be based on a study of sales in 

the area. The Concrete Way model was updated in 2013. Another test of those models is what happens when 

we apply trending. The fact that the trending tended to improve the COD and COV would suggest that the 

models are reasonable and still are representative of the market. 

 The trending adjustment to commercial properties was applied as follows: 

o Overall- 2% to land and 2% to buildings 

o Downtown- -2% to land and -2% to buildings 

o Rock Dump- 2% to land and 35% to buildings 

o Warehouse Condos- No change 

o Boathouses- -2% 

o Sommers on Seward- Back out 2021 trending (put at 2020 AV as that was new and full market) 

 One of the advantages of mass appraisal and of the analysis work that the Assessor’s Office does is that we do 

not focus on one sale (low or high) but instead look at all of the sales. We then set values based off of the mean 

and median indicators for all of the sales. That way we are not isolating to the lowest sale or the highest sale in 

determining what the market value is. Within this process we look at the overall market as well as indicators for 

sub-groups such as locational factors, property features, types of property, etc.  

 Others have focused on one sale that was a market sale (the NCL/sub-port sale), claiming it is inappropriately 

skewing the results. That is not true. It is a market sale. Whether or not it qualifies as an outlier under IAAO 

standards varies depending on the ratio study. As a general rule, it is not an outlier except for when you have a 

small subset of data.  

 A proper sales validation process was applied to the sales prior to the analysis. We have analyzed numerous 

times whether or not changing the inclusion or exclusion of a few sales would have had any impact on the 

valuations. In most cases it does not significantly change the ratios and would not have resulted in any different 

action in setting the assessed values. Generally the only cases where it would significantly change the ratios 

would be very small subsets in which case, due to the low number of sales you are relying less on the ratio and 

more on appraisal judgment and analysis of additional factors. 
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 The values for 2022 were set based on market analysis. As a result of the analysis a trending was applied to the 

assessed values. In trending the assessed values the underlying considerations such as the 3 approaches to value 

and locational, property type and property characteristic adjustments are all accounted for in the original 

models and incorporated and carried forward into the new assessed values. That is one of the advantages of 

making a correction to any undervaluation through trending until new valuation models can be developed and 

applied. Because there is not a wealth of sales data, often an overall trending is applied for various subgroups.  

 In the Petition for Review and the review process appellants are encouraged to submit specific evidence of an 

incorrect value. Each appellant has been given opportunity to discuss our findings with the Assessor’s Office. 

 Our review of commercial assessed values has consistently indicated that we are still undervalued for 

commercial properties. This is born out through the sales analysis, the cost approach and the income approach. 

Normally, at the BOE level, we will propose increases to value when appropriate. The assessment level for the 

vast majority of properties in the borough is very close to market, therefore, when through the review and 

appeal process we have opportunity to correct an error and bring a property closer to market value that should 

be done. 

 Two primary reasons cited for the appeals are that our assessed values are excessive and that our trending was 

not proper. 

o  

 

 

  

For perspective on those issues I would like to note some information from a source 

outside of the Assessor’s Office. We have had the opportunity to read two commercial 

appraisals, both for one particular property on Salmon Creek Ln near the hospital. One has 

a valuation date of April 05, 2013 and the other a valuation date of August 11, 2021. Both 

appraisals are done by Mr. Wold who has been presented as an expert witness in many 

BOE hearings. 

Mr. Wold indicates that the land value in 2013 was $330,000. Our land value for that year 

was just $229,800. 

Mr. Wold indicates that the land value in 2021 is $570,000. Our land value for that year was 

just $392,100 which happens to be less than 69% of his stated value which puts the ratio 

close to our median ratio for that year. 

The land value indicated in the appraisals increases by 73% over an 8 year period. Our 

increase to commercial land values in 2021 year was 50% over an 11 year period. In 

percentages Mr. Wold’s increase of 9.1% per year is double ours which is 4.5% per year. 
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AY 2022 Commercial Property Analysis & Appraisal Summary 
The population or universe of properties to be assessed is all taxable properties in the Borough of Juneau. Those 

properties are divided into two primary classifications: residential and commercial. The focus here is on the commercial 

properties. So, our universe of properties for this part of the analysis is all commercial properties within the Borough. 

Correspondingly, the sales population is all sales that occurred for commercial properties within the Borough. Those 

sales then go through both validation and verification processes. In the validation process sales are classified by other 

transactions vs sales, then market sales vs non-market sales, then market sales for which we have a sales price. The 

market sales with sales price are the sales utilized in the ratio studies and analysis. 

The following page includes a summary report for the 2022 Assessed Values based on the sales information at the time 

of the analysis.  Because this is a dataset that includes all commercial types (vacant and improved) other than 

boathouses a COD of 17.6308 is a good COD that indicates good uniformity in the assessed values across the varied 

types and locations of the properties. The scatter diagram indicates that a more aggressive trending of sales prices 

would have been appropriate. If that had been applied it would result in an indication of the assessed value ratios being 

lower than stated. These ratios and statistics are based on AY2022 values after the adjustments to values were made. 
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AY2022- Com- After Adj- V4- 20220307a- All No 19s Trended

Summary Report

IAAO Standards for COD

Statistics SFR 15.0 or less

Current Proposed SFR-newer/homog 10.0 or less

48 48 Count (Number of Records with Ratio) Income Properties 20.0 or less

0.3594 0.3594 Minimum Ratio Income-Urban area 15.0 or less

1.1616 1.1616 Maximum Ratio Vacant Land 20.0 or less

0.8022 0.8022 Range

0.8512 0.8512 Mean (This is the average ratio for your sample.)

0.8328 0.8328 Median (This is the mid-point value for your sample. Preferred measure of central tendency.)

0.8433 0.8433 Weighted Mean

1.5481 1.5481 Sum of the Square of Deviations

0.1468 0.1468 AAD

0.1815 0.1815 Standard Deviation Coefficients (0=Normal Distribution)

17.6308 17.6308 COD (Good indicator of confidence level.)  Kurtosis -0.1117

21.3218 21.3218 COV Skewness -0.1857

1.0093 1.0093 PRD- Price-Related or Factor Differential Alt.Cyhelsky's Skew 0.0417

(PRD s/b between 0.98 & 1.03, IAAO) Alt.Pearson's Skew 0.3040

(PRD over 1=Regressive)

Trending Factors Normal / Skewed Distribution Evaluation

0.85 Target Level -0.0184 Differential Mean to Median

0.9986 Factor on Mean 25 Number of data points below the mean.

1.0207 Factor on Median 23 Number of data points above the mean.

1.0079 Factor on Weighted Mean      *Note- # below/above works on data sets up to 5,000 pts.
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Ratio Study Notations 

 Note that the scatter diagram indicates that a higher rate of time/market trending of sales prices was in order 

for the ratio studies. If that higher rate were applied it would show that we are even more undervalued than 

these statistics indicate. 

 Regarding the histogram, it is normal to have ratios above 1.00. In fact, if your level of assessment were set 

based on the median and right at market (1.00) half of your data points would be below 1.00 and half would be 

above 1.00. 

 If you reviewed many histograms from many different jurisdictions you would typically find a larger percentage 

of ratios over 1.00 and that the top ratios would be far above 1.50.  

 It is normal that subsequent to an analysis being done additional information comes to light that changes the 

validation or verification conclusions of a few sales. This does not invalidate the analysis and ratio studies. This 

reality is mitigated by the testing for outliers, the focus in the analysis on central tendencies rather than the 

fringes, and the review of different data groupings and subsets. The mitigation of any potential effect is one of 

the advantages of mass appraisal.  

 Regarding the COD and COV: the numbers listed in the box at the top of the ratio study summary report are 

guidelines. The COD and COV and associated guidelines help guide your analysis of the market, the valuation 

models, confidence levels in adjusting values, effects of adjustments and other considerations. They are an 

indicator of central tendency and not an absolute criteria or test that a study has to meet to be valid. The image 

below is of the actual table from the IAAO Standard on Ratio Studies-2013. 

 
 If your ratio study involves a mix of property types it is typical that your CODs and COVs will be higher. 
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Sales List 

This is a list of Qualified Market Sales. (Market Sales for which we have a confirmed price.) The total potential 

commercial property sales for use in studies for AY2022 was 59. 
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Review of Particular Sales 

Again, the exclusion and inclusion, as done in the analysis, was proper.  
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Questions & Answers 
 Grandfathered Uses – Do they end with the sale of a property? 

o Not necessarily. The rights to a non-conforming use usually transfer with the sale. If a continued use is 

not permitted it is often considered a “taking” and the property owner must be compensated. 

 Highest & Best Use 

o This is a key principle 

o The four “tests” are physical, legal, financial and maximal 

o While some aspects involve legal definitions or financial comparison the interpretation of all of the 

factors is often very subjective. 

 Is there a set format and cap rate for an income approach? 

o There is no one set format when it comes to income approaches. It is common, when used for property 

tax assessment purposes, that the following expenses are excluded: property taxes, depreciation, debt 

service, income taxes, capital improvements, owner business expenses and replacement reserves. Those 

factors can vary considerably from one investor or property owner to another. Excluding them produces 

a more consistent model that reflects the market overall. Note that items such as the cap rate need to 

be developed or calibrated for each specific model structure. Different models may arrive at different 

NOI amounts, different cap rates, different standard expense percentages, etc. due to what income or 

expenses are included or excluded. 

o For the income approach our model used a cap rate of 6% for AY2021. Our research indicated that an 

appropriate cap rate would have been 5%. Testing that against local sales and market information that 

we had available, we found that the 5% would bring us to market and that using 6% produced values in 

line with the 85% to 90% level of valuation that we were achieving with the ratio study and trending. A 

cap rate has not been adopted for AY2022 as of the writing of this document. 

o Remember that the cap rate is an inverse number to the value so a higher cap rate results in a lower 

indicated property value. 

 Can a comparable sale be from a different location? 

o Some questions have been asked about Comparables in appraisal and assessed valuation work. First, in 

utilizing mass appraisal you do not have specifically identified comparables as you would in a classic 

sales comparison methodology, rather you are looking at all of the sales. That said, there is far more 

latitude in comparables than is being recognized. Comparable selection is highly subjective and each 

appraiser will have their own opinion as to which sales are the best comparables. Adjustments are then 

made to those comparables to “bring them” to the subject’s characteristics. While a residential appraisal 

for financing, which is the appraisal application that you are probably most familiar with, usually has 

fairly tight parameters, there actually can be great latitude in the comparable selection. There are many 

cases where, due to lack of sales, appraisers utilize different types of properties and properties from 

different neighborhoods, different cities and even different states. The adjustments become even more 

critical in these cases. Can a property from the valley be utilized in an appraisal for a downtown 

property? Absolutely, if the appraiser feels that that is the best comparable available. In such a case the 

locational adjustment would be more critical than if you have a comparable that is only a block away. 

 Full Market Value Recommendation to the BOE 

o Normally the Assessor’s Office should recommend full market value to the BOE, however, because we 

are still working on replacing and/or correcting outdated models we are, for the 2022 appeal process, 

placing a higher priority on uniformity within existing models rather than uniformity with the whole 

which is being addressed through separate processes. Therefore, in most cases full market value will be 

listed but not as our recommended value. 
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An Example 
 Consider a scenario- State law and assessment standards indicate that you should assess all classes of property 

at similar levels. You are setting assessed values for all commercial property types including retail, offices, and 

warehouses. All non-commercial property types are at market (100%). You have 50+ sales from all commercial 

types, clustered fairly tightly, showing an overall ratio for all commercial type properties as being 70%. You have 

12 sales of retail properties that are not a real tight cluster but showing that you are 70% of market. You have 6 

sales of warehouses that are tightly clustered. They also show that you are at 70% of market. You have no office 

building sales. All of the subgroups that you have sales for have ratios close to the 70%. State law says that you 

must place a value on all of these properties. What are you going to do with assessed values for retail 

properties? What are you going to do with warehouse values? What are you going to do with office building 

values? Are you going to ignore the evidence and leave the values the same or are you going to apply the best 

correction that you can? Are you going to change some and not others just because there are fewer sales or no 

sales for that particular type?  If so, what is your justification for treating them differently? 
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Attachment A: 2022 Assessment Report 
 

The following pages are a copy of the 2022 Assessment Valuations Summary Report (appraisal report).  

 

There is some duplication of information between the Guide and Attachments A and B, however, we felt it was best to 

present the documents in their entirety. They do both present additional information from the Guide. 
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Attachment B: BOE Training 
 

There is some duplication of information between the Guide and Attachments A and B, however, we felt it was best to 

present the documents in their entirety. They do both present additional information from the Guide. 
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