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AGENDA 2021-11-09 BOE Hearing
BOARD OF EQUALIZATION
THE CITY AND BOROUGH OF JUNEAU, ALASKA
Tuesday, November 9, 2021 at 5:30 PM
Virtual Meeting Only via Zoom Webinar
https://juneau.zoom.us/j/99741860260
or call: 1-253-215-8782 Webinar ID: 997 4186 0260

I. Call to Order
II. Roll Call
III.  Selection of Presiding Officer
IV.  Approval of Agenda
V. Late File Appeals
VL. Property Appeals
VII. Adjournment
Attached is a 2021 commercial property appeal being brought before the Board of
Equalization for final value determination. The Appellant and the Assessor were unable to
reach an agreement for the parcel values. You will find for each parcel the following —
o Appellant’s Appeal
o Appellant’s Documentation at the time of Appeal
o Board of Equalization Presentation

Appeal No. 2021-0530

Appellant: Grant Properties LLC Location: 5011/5015 Short St
Parcel No.: 5B1201000033 Type: Industrial — Warehouses
Appellant’s Estimate of Value Original Assessed Value = Recommended Value
Site: $1,421,359 Site: $2,228,400 Site: $2,228,400
Buildings: $1,315,900 Buildings: $1,315,900 Buildings: $1,315,900
Total: $2,737,259 Total: $3,544,300 Total: $3,544,300

Appeal No. 2021-0531

Appellant: Grant Properties LLC Location: 5220 Stark St
Parcel No.: 5B1201000052 Type: Commercial - Vacant
Appellant’s Estimate of Value Original Assessed Value = Recommended Value
Site: $544,000 Site: $742,500 Site: $742,500
Buildings: $0 Buildings: $0 Buildings: $0

Total: $544,000 Total: $742,500 Total: $742,500



https://juneau.zoom.us/j/99741860260
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AGENDA 2021-11-09 BOE Hearing

BOARD OF EQUALIZATION
THE CITY AND BOROUGH OF JUNEAU, ALASKA
Tuesday, November 9, 2021 at 5:30 PM
Virtual Meeting Only via Zoom Webinar
https://juneau.zoom.us/j/99741860260
or call: 1-253-215-8782 Webinar ID: 997 4186 0260

Appeal No. 2021-0534

Appellant: Midway Business Center LLC Location: 5434 Shaune Dr

Parcel No.: 5B1201020150

Appellant’s Estimate of Value

Site: $324,000
Buildings: $648,000
Total: $972,000

Type: Commercial — Garage/warehouse/mini-storage

Original Assessed Value
Site: $436,400

Buildings: $648,000
Total: $1,084,400

Recommended Value
Site: $436,400
Buildings: $648,000
Total: $1,084,400

Appeal No. 2021-0535

Appellant: Midway Business Center LLC

Parcel No.: 5B1201020160

Appellant’s Estimate of Value

Site: $324,000
Buildings: $648,000
Total: $972,000

Location: 5422 Shaune Dr

Type: Commercial — Garage/warehouse/mini-storage

Original Assessed Value
Site: $436,400

Buildings: $648,000
Total: $1,084,400

Recommended Value
Site: $436,400
Buildings: $648,000
Total: $1,084,400

Appeal No. 2021-0538
Appellant: Jeffrey Grant
Parcel No.: 5B2101000030

Appellant’s Estimate of Value

Site: $1,040,076
Buildings: $0
Total: $1,040,076

Original Assessed Value
Site: $1,310,550
Buildings: $0

Total: $1,310, 550

Location: NBN James Blvd
Type: Commercial — Vacant

Recommended Value
Site: $1,310,550
Buildings: $0

Total: $1,310,550

Appeal No. 2021-0537

Appellant: Gastineau Mobile Home Park Inc

Parcel No.: 6D0701040000

Appellant’s Estimate of Value

Site: $191,200
Buildings: $106,900
Total: $298,100

Original Assessed Value
Site: $280,800

Buildings: $106,900
Total: $387,700

Location: 5050 N Douglas Hwy
Type: Commercial — Mobile Home Park

Recommended Value
Site: $280,800
Buildings: $106,900
Total: $387,700

VI Adjournment


https://juneau.zoom.us/j/99741860260
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BOARD OF EQUALIZATION ORIENTATION

NOTE: Members are encourage to review, from your training material, the April 19, 2013
Memorandum prepared by former City Attorney John Hartle, for further helpful guidance.

A. Quasi-Judicial Role & Responsibilities - CBJ 15.05.185

1. Be a fair & impartial tribunal - no bias/preconceived ideas; no ex parte contact

a. Member may not deliberate or vote on any matter in which member has a
personal or financial interest (defined in CBJ 01.45.360); conflict of interest
check needed prior to hearing to allow substitution; may call legal advisor

b. Avoid expressing opinions or including commentary in questions to the

parties.
c. Opinions on the evidence/position of parties should await BOE

deliberations.
2. Afford both parties due process - fair notice and opportunity to be heard
Must allow both sides time to review new evidence presented at hearing
3. Decide appeals on evidence presented in packet and at hearing.

4. Make record of proceeding that clearly and accurately reflects:

a. Taxpayer/Appellant’s claim and factual evidence offered to support it

b. Assessor’s process/position and factual evidence offered to support both

c. That each side had adequate opportunity to present relevant evidence/review &
rebut other party’s evidence

d. BOE’s thorough deliberations & consideration of the evidence

e. BOE’s findings of fact & conclusions of law re burden of proof & the evidence
relied on as basis of decision

f. Rationale & evidentiary basis of BOE’s decision, to enable meaningful review
by the Superior Court in the event of an appeal

B. Legal Standard for Granting Appeal on Merits for Error in Valuation

1. Starting point: under AK law, Assessor’s assessments are presumed to be correct.

2. Burden of proof on Appellant to prove error - unequal, excessive, improper, or
under valuation based on facts that are stated in a valid written appeal or proven at the

appeal hearing

3. If and only if Appellant meets burden does burden shift to Assessor to rebut
Appellant’s evidence of error

BOE - Orientation Page lof 2
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4. Law does not bind Assessor to follow a particular formulas, rules or methods of
valuation, but grants broad discretion in selecting valuation methods-as long as
reasonable basis

5. Technical evidentiary rules don’t apply
Relevant evidence admissible if sort relied on by responsible persons
May exclude irrelevant, repetitious evidence

6. Only grounds for adjustment of assessment are proof of unequal, excessive,
improper, or under valuation based on facts

C. Alternative Actions for Appeals Heard on the Merits

a. Deny appeal because Appellant failed to prove error in valuation with factual

evidence.

b. Grant appeal & adjust assessment as requested by Appellant. (only if Appellant’s

valuation evidence supports proposed assessment value)

c. Grant appeal & adjust (lower or raise) assessment differently. (if and only if

supported by sufficient evidence of value in record.)

d. Grant appeal & remand to Assessor for reconsideration of value (remand is

mandatory if error found, but insufficient evidence of value in record.)

D. LATE-FILED APPEALS — Legal Standard for Accepting

O wpNE

6.

7

. Potential merit of appeal is irrelevant.

. Jurisdictional authority to hear only timely-filed appeals

. Appeal must be filed w/in 30 days from date assessment notice is mailed

. Only “accepted” late-filed appeals may proceed to a hearing on the merits.

. 1f 30 day deadline missed, RIGHT to appeal CEASES and BOE cannot accept or hear

appeal, unless BOE finds that taxpayer was unable to comply due to situation beyond
taxpayer’s control (See Hartle memo)

Burden to prove inability to comply is on Taxpayer.

BOE Action Alternatives: Deny Late-file or Accept, so hearing can be scheduled.

BOE - Orientation Page 2of 2
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BOE HEARING GUIDELINE
l. Call to Order
. Roll Call - Chairs asks clerk to call the roll
I1l.  Appeals will be heard first, followed by Timeliness Hearings on Late-filed Appeals
V. Introduce first Appeal case for hearing:

We’re on the record with respect to “Petition for Review of Assessed Value’ filed by
with respect to Parcel Id. No.

V. Review Hearing Rules/Procedure (For each appeal, unless all in attendance at beginning)

A. Time allocated to each side: approx. 15 min, including BOE questions

B. State name for record and speak clearly in to mic, use surnames/maintain decorum

C. Appellant taxpayer goes 1%
Has burden to prove an error—an unequal, excessive, improper or under
valuation based on presented factual evidence

Assessor - presents Assessor’s evidence in response

Appellant rebuttal, if time reserved

Hearing closes after presentations

BOE action/deliberation

Any questions? Parties ready to proceed?

IOMMmMO

V. Hearing - party presentations & all BOE questioning
VI.  Close Hearing, move to BOE action

BOE reviews/discusses evidence presented, or goes directly to B.
Member makes motion, Chair restates motion

Members speak to the motion/make findings

BOE votes/takes action on motion

Chair announces whether motion carries/fails

moow>x

VII.  Call next appeal, repeat IV — VI

VIII. Late-Filed Appeals, if any (SEE LATE-FILED APPEALS - PROCESS)
IX.  Adjourn

BOE Action Options:

1. Deny appeal because Appellant failed to prove error in valuation with factual evidence.
2. Grant appeal & adjust assessment as requested by Appellant. (if Appellant’s evidence
supports proposed assessment value)

3. Grant appeal & adjust (lower or raise) assessment differently. (if and only if supported
by sufficient evidence of value in record.)

4. Grant appeal & remand to Assessor for reconsideration of value (remand is

mandatory if error found, but insufficient evidence of value in record.)

Page 1 of 2
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SAMPLE MOTIONS

1. To DENY appeal

I MOVE that the Board GRANT the appeal and | ASK for a NO VOTE
Because . . .
Appellant didn’t prove/provide evidence of error in assessment
and/or
For the evidence/reasons provided by the Assessor . . .

2. To GRANT appeal & ADJUST assessment AS REQUESTED

I MOVE that the Board GRANT the appeal and ADJUST the assessment AS
REQUESTED BY APPELLANT to $ ,and | ask for a YES VOTE
Because . . .
Appellant proved there was error . . .
[specify . .. unequal, excessive, improper, or under valuation]
based on facts
AND
We find requested assessment is supported by sufficient evidence in the record

3. To GRANT appeal & ADJUST assessment OTHERWISE

I MOVE that the Board GRANT the appeal and ADJUST the assessment to
$ and | ASK FOR A YES VOTE
Because . . .
Appellant proved there was error . . .
[specify . . . unequal, excessive, improper, or under valuation]
based on facts
AND
We find sufficient evidence of value in record to support this assessment

4. To GRANT appeal & REMAND for RECONSIDERATION of ASSESSMENT

I MOVE that the Board GRANT the appeal and REMAND to the ASSESSOR for
RECONSIDERATION of the ASSESSMENT, and | ASK FOR A YES VOTE
Because . . .
Appellant proved there was error . . .
[specify . .. unequal, excessive, improper, or under valuation]
based on facts
AND
We find insufficient evidence of value in the record

Page 2 of 2
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FROM THE OFFICE OF THE CITY CLERK
LINKS TO BOE HEARING PACKETS 2021
UPDATED: November 3, 2021 (living document)

At the request of the Appellants Representative — Attorney at Law Robert Spitzfaden below
are links to access the BOE Hearing Packets from previous BOE Hearings to be included
as part of the appeal records as well as the recordings of previous hearings. Each packet is
quite large so it requires downloading the packet through a file-share program.

Hard copies of BOE packets are available in the City Clerk’s Office at City Hall, 155 S. Seward St
Room 202. Below are links to the Zend To file-share that will allow you to download the packet to
your computer as well as a link to the BOE website with the same links and the Zoom link for BOE
Hearings.

For additional needs please contact the City Clerk’s Office at 907-586-5278 or city.clerk@juneau.org

Link to November 9, 2021 BOE Hearing Packet (live link untl 11/16)
Go to: https://juneau.org/clerk/boards-committees/boards-master-list/boe for 11/9 packet link

Link to November 4, 2021 BOE Hearing Packet (live link untl 11/12)
Go to: https://juneau.org/clerk/boards-committees/boards-master-list/boe for 11/4 packet link

Link to November 2, 2021 BOE Hearing Packet & Additional Material (live link until 11/9):
https://fileshare.ci.juneau.ak.us/pickup.php?claimID=hihfchnde4fd WkXd&claimPasscode=ir76hM

8tTupNSTTk

Link to October 28, 2021 BOE Hearing Packet & Additional Material (live link until 11/9):
https://fileshare.ci.juneau.ak.us/pickup.php?claimID=6TFmNz9[t2Boatsw&claimPasscode=68RZ

DI9PkCbrMacmj

Link to October 21, 2021 BOE Hearing Packet & Additional Material (live link until 11/9):
https://fileshare.ci.juneau.ak.us/pickup.php?claimID=dCJT2PC7JUEieWkX&claimPasscode=QeBdUrbHKU

uEx6fg

Link to October 20, 2021 BOE Hearing Packet & Additional Material (live link until 11/9):
https://fileshare.ci.juneau.ak.us/pickup.php?claimID=3gnzWRYzxBdeArvV&claimPasscode=U6zgHuZTSh
hUJuvé

skofskorokokokskskorokoksskskorokokskforokokoksokskorokoksskrokokksokstokokoksokorokokskskskrokok sk sororskokskskstokokokskokskokokksskstokokokskokrokok sk skskokokok sk ok

Zoom Cloud Recording of November 2, 2021 BOE Hearing:
https://juneau.zoom.us/rec/share/6cw7NPo8IxiZ-

k OFvnl.3h8aDIloaWHBImEPMb71Nrck]t3pzkV8juDBRW1IXpc26.010l8KeNsQsu ayr
Access Passcode: gg$2X@Ni

Zoom Cloud Recording of October 28, 2021 BOE Hearing:
https://juneau.zoom.us/rec/share/pTLs5B5uBnPUOfEJ34V F3P2iaPAvzDwJMIPwnPIVIOcL4JOJTvgZEefX
W5nAdk.SVKLDOKj4pWf8nW Passcode: +!H1+xmE
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Zoom Cloud Recording of October 21, 2021 BOE Hearing:

https://juneau.zoom.us/rec/share/Hc9to KLCIKRSXMsIIRYBSopOeHGSHIiLswx6T09tGerbpev
2UUxKjQX1u0fjatl. IMFOITxOBLVBoARv

Access Passcode: %20&apx%o

Zoom Cloud Recording of October 20, 2021 BOE Hearing:
https://juneau.zoom.us/rec /share/u5rwiVBRacO3YTYCvnlVkiVHRIED5a5Gtmc-

dBKI.xBg X19tpq6RzRDMEK7]JAKTY c.SINY2FAzI0MkhGSy
Access Passcode: 0ZkV3*@*

kokorokokRokokRokoskk kKR kokokkokkokok kokoskokokok sk kok sk kok skokskokskok kR kiR skok kol ok kol skokokoskokokoskokskokkokokkokoskokokoskokokok kokok sk okokokkiok

Zoom Webinar Link for attending BOE Hearings: https://juncau.zoom.us/j/99741860260 or
to call in: 1-253-215-8782 Webinar ID: 997 4186 0260

Board of Equalization webpage: https://juneau.org/clerk/boards-committees/boards-master-
list/boe

Page 2 of 2
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From: Bob Spitzfaden

To: City Clerk

Subject: RE: Zoom Cloud Recordings of BOE Hearings for Oct 20 & 21, 2021
Date: Wednesday, October 27, 2021 2:47:22 PM

EXTERNAL E-MAIL: BE CAUTIOUS WHEN OPENING FILES OR FOLLOWING LINKS

Please ensure the below listed recordings are part of the record in the Board hearings of taxpayer
appeals to be held on October 28 and November 4,9 and 10.

Robert S. Spitzfaden

From: City Clerk <City.Clerk@juneau.org>

Sent: Monday, October 25, 2021 7:57 PM

To: 'PeggyAnn' <peggyann@gci.net>; 'engstrom.sally@yahoo.com' <engstrom.sally@yahoo.com>;
'mail@cooganalaska.com' <mail@cooganalaska.com>; 'Bob Spitzfaden' <spitz@gci.net>

Cc: City Clerk <City.Clerk@juneau.org>

Subject: Zoom Cloud Recordings of BOE Hearings for Oct 20 & 21, 2021

Hello,

Below are links to the cloud recordings for October 20 & 21, 2021 BOE Hearings as well as a link
to the Board of Equalization webpage that has upcoming agenda’s and links to packets as they
become available, if you are interested.

The below video recording links are ‘live’ through 11:59pm 11/1/2021 (and downloadable)

BOE Hearing 10/20/2021 Cloud Recording:
https://iuneau.zoom.us/rec/share/wSu_tBcPBB5D0E4S92p 7/ X0eUb8ruA3Dok-

t0aB]B_DPnbTKbljeisbMylTo7M0OY5.M1G6Dix47F3UgPB

Access Passcode: 0ZkV3*@*

BOE Hearing 10/21/2021 Cloud Recording:
https://juneau.zoom.us/rec/share/Hc9to KI.CIKRSXMsIIRYBSopOeHGSHIT swx6T09tGerb

evzUUxKjQX1u0fjatl. 9OMOITXOBILVBoARv

Access Passcode: %020&apx%o

BOE Webpage: https://juncau.org/clerk/boards-committees/boards-master-list/boe

Thank you,

Diane ‘D1’ Cathcart
Deputy Municipal Clerk
907.586.5278


mailto:spitz@gci.net
mailto:City.Clerk@juneau.org
https://juneau.zoom.us/rec/share/wSu_tBcPBB5D0E4S92pZX0eUb8ruA3Dok-t0aBJB_DPnbTKbljeisbMyITo7M0Y5.M1G6Djx47F3UqPB_
https://juneau.zoom.us/rec/share/wSu_tBcPBB5D0E4S92pZX0eUb8ruA3Dok-t0aBJB_DPnbTKbljeisbMyITo7M0Y5.M1G6Djx47F3UqPB_
https://juneau.zoom.us/rec/share/Hc9toKLClKRSXMs9lRYBSopOeHGSH9iLswx6T09tGcrbpevzUUxKjQX1u0fjatI.9Mf0lTxOBLVBoARv
https://juneau.zoom.us/rec/share/Hc9toKLClKRSXMs9lRYBSopOeHGSH9iLswx6T09tGcrbpevzUUxKjQX1u0fjatI.9Mf0lTxOBLVBoARv
https://juneau.org/clerk/boards-committees/boards-master-list/boe

Page 010
2021-11-09 BOE Hearing

From: Bob Spitzfaden

To: City Clerk

Subject: October 21 record

Date: Wednesday, October 27, 2021 3:12:25 PM

EXTERNAL E-MAIL: BE CAUTIOUS WHEN OPENING FILES OR FOLLOWING LINKS

Please ensure that pages 3-568 of the updated Board of Equalization record of October 20, 2021 are
part of the record for the Board hearings on October 28, November 2, 4, 9 and 10.

| am representing the appellants in all of those cases.

Robert S. Spitzfaden


mailto:spitz@gci.net
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From: Bob Spitzfaden

To: City Clerk

Subject: April report

Date: Wednesday, October 27, 2021 3:20:33 PM
Attachments: assessment valuations summary report april 2021.pdf

EXTERNAL E-MAIL: BE CAUTIOUS WHEN OPENING FILES OR FOLLOWING LINKS

Please ensure the attached report is provided to the Board and part of the record for the
hearings of October 28, November 2,4,9 and 10 as | represent all of those appellants.

Robert S. Spitzfaden


mailto:spitz@gci.net
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Assessment Valuations Summary
Report

City and Borough of Juneau

For Assessment Year 2021

Assessment Date (Effective Valuation Date): January 1,

2021 Report Date: April, 2021

CITY AND BOROUGH OF Finance Department

J U N EA U Assessor Division
155 S Seward St.

Juneau AK 99801

(907)586-5215
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Special Message for 2021

We are in the process of a major review of the valuation models, the assessed values and the assessment
level for all Juneau commercial properties.

Commercial property valuations are challenging in Juneau. We are a somewhat isolated market with a
limited number of commercial properties available and a fairly low number of sales. Up until late this last
year there was no requirement that the sales price be disclosed in real estate transactions. So, besides
starting with a low number of sales we only had data on a portion of those.

It would seem that those challenges resulted in assessed values for commercial properties, on a whole, not
being increased for the past 10 or more years causing the commercial property assessed values to lag
behind the market. This caused a tax shift. A tax shift occurs when the tax burden that should be paid by
one party is shifted to being paid by another party. In this case the shift was from commercial properties
onto residential properties.

To rectify this tax shift the commercial property assessed values must be brought up to market. This
means that commercial properties will see increases that should have occurred in smaller increments for
the past 10 plus years being applied in a few years. Because the increases will represent multi-year
corrections they may seem to be significant increases.

This first year we are addressing the land component. Next year we will refine the land adjustments and
also start making adjustments to the improvement portion of the commercial values.

The more sales, market and lease information we can gather the better our basis for market analysis.

For sales, the primary year we look at is the last year. For property types with fewer sales, which include all
commercial property types, we expand the sales data up to 5 years back until we have a large enough
sample. For special studies we occasionally go back 10 or more years.

Overall residential assessed property values increased 3.16% from 2020 to 2021
Overall commercial assessed property values increased 17.97% from 2020 to 2021
Overall vacant land assessed property value decreased by 12.98% from 2020 to 2021
Business Personal Property Values increased 0.5% from 2020 to 2021

Overall Taxable value increase before appeals 7.00%

Estimated taxable value increase after appeals 6.49%

Scope
Scope of Work

The valuation of all taxable property within the City and Borough of Juneau (CBJ).

Client & Intended Users
The intended user(s) of this report are the Borough Assessor’s Office.

Intended Use
This report is intended for use by the Assessor’s Office in the administration of ad valorem
property taxation.





Itis not intended to serve as an all encompassing report but as a summary report of the
relevant valuations. Additional supporting documentation can be found on the CBJ Assessor
webpage at https://juneau.org/finance/assessor-office

Effective Date
The effective date of this report and the associated values is January 1, 2021 for all property
types.

For ad valorem tax purposes the Assessor is required by law to annually value all property
as of January 1st of each year, at one hundred percent of the true and fair market value.

Identification of Property
The subject properties of this report are all taxable real and personal properties within The
City and Borough of Juneau.

CBJ 15.05.100 Determination of full and true value:

Property shall be assessed at its full and true value in money, as of January 1 of the
assessment year. In determining the full and true value of property in money, the person
making the return, or the assessor, as the case may be, shall not adopt a lower or different
standard of value because same is to serve as a basis of taxation, nor shall the assessor
adopt as a criterion of value the price for which the property would sell at auction, or at a
forced sale, either separately or in the aggregate with all of the property in the taxing
district, but the assessor shall value the property at a sum which the assessor believes it is
fairly worth in money at the time of assessment.

(CBJ Code 1970, § 15.05.100; Serial No. 70-33, § 3, 1971)

State law reference(s)—Full and true value, AS 29.45.110.

Valuation Summary
Assessment Process Overview
Sales Data Procedures
Sales data was gathered and considered through a sales validation and verification
process.

Sales utilized for analysis are from the range of January 1, 2016 to December 31,
2020 for commercial property. There were at total of 54 qualified sales with
confirmed sale prices for the main analysis set, 53 after eliminating one non-market
sale during the analysis.

Sales utilized for analysis are from the range of January 1, 2018 to December 31,
2020 for residential property. There were a total of 1,025 qualified sales of
residential properties with confirmed sale prices for the main analysis set, 1,030
after additional sales data was qualified.





Model Specification & Calibration Procedures

processes and Specification and Calibration.

Three Approaches to Value

Mass appraisal models utilized in generating values have gone through the

Cost Approach —is calibrated through trends in costs.

Sales Comparison Approach — utilizes market sales.

Income Approach — utilizes industry standard and/or individual property

data.

For many classes of properties our CAMA utilizes a model that is a hybrid of the Cost

and Sales Comparison approaches; a Market Adjusted Cost Approach.

Analysis and Valuation Overview

Summary of Market Indications

e Alot of work was done this year cleaning up the commercial property sales data. There is
still more work to be done but good progress was made. That resulted in us having 57
market sales from the past 5 years for which we had sales prices. Removing the 3
boathouse sales left 54 sales as the main set for analysis. One additional sale waseliminated
as non-market while doing the analysis so the final set was 53 sales plus 3 boathouse sales
that were dealt with separately.

e Below is a table that summarizes some of the ratios from comparing assessed values to
sales. A ratio of 1.00 would be right at market, a ratio under 1.00 indicates that properties
are undervalued. This analysis compares 01/01/2020 assessed values to 01/01/2021 market

value.
Property Class Count Mean Median
Commercial Land 12 0.4095 0.3928
Commercial Improved Properties (Core Types) 35 0.7748 0.8112
Commercial Properties Overall 57 0.7149 0.7411
Residential Properties (for class equity comparison) 1025 0.9791 0.9809

e The residential market appeared strong in 2020 with growth in single family homes,
attached homes, and residential condos.

Property Type 2018 Median Sale Price | 2019 Median Sale Price | 2020 Median Sale Price
Single Family Homes 420,000 419,900 440,450
Attached Homes 298,500 309,000 325,000
Residential Condos 216,500 230,700 240,000






Summary of Performance Tests and Measures (Statistics) Commercial

This summary report shows statistics from the starting point for assessment year 2021. We had a starting ratio
of 0.7839 for the mean and 0.7881 for the median for improved commercial properties and a mean of 0.3800
and median of 0.3922 for vacant commercial properties.

AY2021- Comm- Set 2- 20210316- No19- All, 5 Yr, 5% Trend
Summary Report
IAAO Standards for COD
Statistics SFR 15.0 or less
Current Proposed SFR-newer/homog  10.0 or less
54 54 Count (Number of Records with Ratio) Income Properties 20.0 or less

0.1959 0.3419 Minimum Ratio ' Income-Urban area 15.0 or less

1.1908 1.6221 Maximum Ratio Vacant Land 20.0 or less

0.9950,  1.2801 Range )

0.6879 0.8989 Mean (This is the a\}érage ratio for your sample.)

0.7286 0.8375 Median  (This is the mid-point value for your sample. Preferred measure of central tendency )

0.5418,  0.7694 Weighted Mean j ‘ -

2.3448)  4.4163 Sum of the Square of Dewviations

0.1720,  0.2321 AAD ’

0.2103|  0.2887 Standard Deviation

23.6036 27.7094 COD (Good indicator of confidence level.)
30.5772, 32.1131 COV i
1.2696 1.1683 PRD- Price-Related or Factor Differential
(PRD s/b between 0.98 & 1.03, IAAO) ,
(PRD over 1=Regressive) |

Ratios by Sale Date
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This second summary report shows the statistics after calibrating the values. After calibration we had an
overall mean of 0.8526 and an overall median of 0.8853 for commercial properties. We had a mean of
0.9142 and median of 0.9228 for improved commercial properties and a mean of 0.6631 and median of
0.5902 for vacant commercial properties.

AY2021- Comm- Set 2 Updated AVs Live1- 20210316- No 19- All, 5 Yr, 5% Trend
Summary Report
IAAO Standards for COD
Statistics SFR 15.0 or less
Current Proposed SFR-newer/homog 10.0 or less
53 53 Count (Number of Records with Ratio) Income Properties 20.0 or less
0.2932 0.2932Minimum Ratio Income-Urban area 15.0 or less
1.4091 1.4091 Maximum Ratio Vacant Land 20.0 or less
1.1159 11159 Range =~
0.8526  0.8526 Mean (This is the awerage ratio for your sample)
0.8853 0.8853 Median (This is the mid-point value for your sample. Preferred measure of central tendency.)
0.6981 0.6981 Weighted Mean : .
3.0313 3.0313 Sum of the Square of Deviations
0.1908  0.1908 AAD ;
0.2414  0.2414 Standard Dewviation |
21.5490 21.5490 COD (Good indicator of confidence level.)
26.3180 28.3180 COV
1.2214  1.2214 PRD- Price-Related or Factor Differential
(PRD s/b between 0.98 & 1.03, IAAO)
(PRD over 1=Regressive) |

Ratios by Sale Date
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Summary of Performance Tests and Measures (Statistics) Residential
This summary report shows statistics for residential properties from the starting point for assessment year 2021
showing mean and median ratios of 0.96.

AY2021 !
Summary Report Before Calibration
| | IAAO Standards for COD
Statistics T SFR 15.0 or less
Current ! ! SFR-newer/homog (10.0 or less
1025 Count (Number of Records with Ratio) Income Properties 20.0 or less
0.7611 Minimum Ratio Income-Urban area 15.0 or less
1.1691 Maximum Ratio ~ |vacant Land 20.0 or less
EG s -
0.9629 Mean (This is the average ratio for your sample.)
0.9653 Median (This is the nid-poirif\}glae’%r y'o'd/r'sanﬁle? Preferred measure of central tendency.)
0.9638 Weighted Mean ‘ ' -
5.8049 Sum of the Square of Deviations
0.0579 AAD I .
0.0753 Standard Deviation (
5.9992 CcoD (Good indicator of confidence level.)
7.8193 cov. z L]
0.9990 PRD- Price-Related or Factor Differential

(PRD s/b between 0.98 & 1.03, |4
(PRD over 1=Regressiwe)

Ratios by Sale Date
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This second summary report shows the statistics for residential properties after calibrating the values for
assessment year 2021 showing mean and median ratios of 0 98.

AY2021 | |
Summary Report After Calibration
IAAO Standards for COD
Statistics SFR 15.0 or less
Current SFR-newer/homog 10.0 or less
1030 Count (Number of Records with Ratio) Income Properties 20.0 or less

0.7940 Minimum Ratio o Income-Urban area |15.0 or less

1.1745 Maximum Ratio |Vacant Land 20.0 or less

0.3805 Range ‘

0.9791 Mean (This is the average ratio for your sample.) B

0.9809 Median (This is the mid-point value for your sample. Preferred measure of central tendency.)

0.9756 Weighted Mean i

5.0141 Sum of the Square of Dewviations

0.0533 AAD !

0.0698 Standard Deviation

5.4347 CoD (Good indicator of conﬁdence level.)

7.1297 cov g [

1.0035 PRD- Price-Related or Factor Differential

(PRD s/b between 0.98 & 1. 03, IAAO)
- (PRD over 1=Regressive)
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Overview Reconciliation & Conclusions

If we were a larger jurisdiction with thousands of sales and hundreds of sales in particular
subsets, then we could make more drastic changes to correct the imbalance between
residential and commercial properties morequickly but with limited sales we need to be a
little more cautious.
Over the next few years we will work to:
® Bring more uniformity between the commercial and residential property classes
® Bring more uniformity between the commercial subclasses
e Correct the imbalance in the distribution of the value between the land

component and thebuilding component(s).

This year will just be a first step. For most properties the increase will be applied to just the

land component this year. For some classes of properties that have no land component or

only a token land value, the increase will be applied to the buildings. This will bring all

commercial properties closer to market. Next year we will take another step towards parity

with residential properties. This will likely involve a further increase in land and, at least in

some cases, a reduction in the building component.

The adjustment being applied this year will result in a 50% increase in the land component for
most commercial properties. One class of properties, boathouses, will actually see a 20% reduction
this year.

Submarkets, Stratifications and Characteristics Adjustments
Commercial

In doing the analysis we looked at subtypes or submarkets to determine if any type
of property needed to be excluded from the general adjustment of 50% increase in
land value. Influences that we looked at included market areas, property types and
zoning. The one property type that warranted special treatment was boathouses.
They were reduced by 20% on the building value. In addition, Warehouse Condos
typically do not have a full land value so most of them saw a 20% increase to the
building portion.

In looking at market areas special attention was paid to the downtown area as it
would seem that they would be most impacted by the Covid restrictions. Below is a
graph of market areas. The ones with arrows are market areas for which we had 5 or
more sales. No special treatment was indicated for the downtown area, in fact,
downtown was lower than the new overall ratio.





The following charts are from the audit analysis AFTER the calibration adjustments.

Amto by egrtortond
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11 - Downtown Commercial - 12 Sales

16 - Lemon Creek Commercial - 9 Sales

18 - Mendenhall Peninsula Commercial - 5 Sales
30 - South Valley Commercial - 5 Sales

* Ratios are from after AY2021 Calibrations.

Below is a scatter diagram for the 12 downtown sales. Nine indicate assessments below
market and only three have a ratio above 1. (Again, this is afterthe calibration adjustments,
not the starting point.)

Ratio - Downtown Commercial
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The chart below shows the ratios for the entire data set after the adjustments. The red horizontal line
indicates market. There are two sales right at market. They are bracketed in red. Sales to the right have a
ratio above 1. From this chart you can see that even after the adjustments about 80% of the sales have
ratios indicating that our assessed values are below market, with an overall assessment level for commercial
properties of 0.85.

Ratio - All Commercial
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15000 o
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The bar chart below shows the adjusted sale price in orange and the 2021 assessed value in blue. Here the
two at market are bracketed in black. Again, we are below market on about 80% of the sales, with an overall
assessment level for commercial properties of 0.85.

Sales- All Commercial
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General Charts of Commercial Market Information

This first chart shows the number of sales per year in three groups- total transactions, market sales and market sales
for which we know the sales price. You can see that the sales volume held steady through 2020 in spite of the
pandemic.

Sales Volumes by Year

70
60
50 /
40

ooy
30 -
20 -

%
10
2016 2017 2018 2019 2020
=@ Total Transactions — ==@meMarket Sales s Market with Price
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The second chart (below) shows the change in total assessed values by classification over the past 8 years. It
includes both new construction and market trend increases. You can see that the residential assessed values have
been increased each year while the land assessments and commercial assessments have remained flat. Economic
data from the same time period would suggest that over the past 8 years the actual market value of residential
property, land and commercial property have all actually increased.

Tax Role by Property Classification Grouped

; 3,500,800,000

3,000,000,000

2,500,000,000

2,000 000, XK

1,500,000,00¢

1,000,000, 000

500,000,000

2010 2011 2012 3 2014 2015 e 2017 2018 2013 200 2021 {at
03/19)

i Residential e Commercial e Vacant Land

The next chart is from the JEDC Economic Indicators Report 2020 and shows the growth in sales for Juneau
businesses over the past 10 years.

Figure 52: Business Sales in Juneau by Business Category (jn Millions}), 2010~ 2019 (Prellmh_ay)

$2,539 $2,562 ”‘“

Wa.mmsz.mm

’ ’m l
2010 2011 w012 2013 2014 015 2016 017 2018 2019 Prefim.

W Real Estate W Restaurant/Uguor & Transportation /Freight % Contractors Professional Services = Retali Sales = Other  Total Sales

Source: City & Borough of Juneau Sales Tax Office and CBJ Comprehensive Annual Financial Report, July 1, 2018- June 30, 2019,
Statistical Section. Note: “Other” category includes mineral sales, wholesale equipment, food suppiiers, and fuel companies.
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Residential
The following charts are from the audit analysis AFTER the calibration adjustments.

This chart shows the average assessed value to sales (a/s) ratio by property type.

Ratio by Property Use Classification
1.0400
1.0200
1.0000

0.9800

0.9600 , e
© 0.9400 : , , , B
0.9200 ll II : ! . - ’ ’ i -
0.9000 : . § v
1 10 11 12 17 2 3 4 5 6 7 8 9

B Average of Ratio M Average of PAVRatio

® Prior to calibration four plex properties had an a/s ratio of .92 indicating the
need for anupward market adjustment to this property type.

® The chart appears to indicate that mobile homes in parks and on fee simple land
areundervalued. Additional calibration of the mobile homes model will need to
be done before making market adjustments to this property type.

* All other property types appear to be within 5% above or below market value and
within 5% of the overall ratio which attests to uniformity and assessment level.
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This chart shows sales ratios by neighborhood.

e (are was taken to review neighborhoods with sales ratios above 1 which
showed that there was not enough data to make downward adjustments to
these property groups.

® Neighborhoods saw adjustments ranging from 0.5% to 26%

e The largest adjustment was for Mountain Meadow Estates which received a
26% increase. This neighborhood had not seen an increase in assessment
since 2015. Prior to calibration the neighborhood had a ratio of 0.76.

General Reconciliation & Conclusions Summary
After consideration of the data, the various models, and the performance measurements and
tests, we have applied the above outlined submarket valuation “Summaries” and
“Reconciliations & Conclusions” to the subject properties.

All three approaches were considered for all properties. Similar appraisal methodologies
were applied to similarly classed properties in order to promote equity and uniformity. For
some classes of properties one or more of the approaches were not given significant weight.
Additional information in this regard can be found in the supporting documentation.

Statements & Definitions
Type and Definition of Value (Interest Being Appraised)
The value being assessed is fee simple ownership interest at 100% of market value as of the
effective date. Market value is the amount of money a willing buyer, not obligated to
purchase, would pay and a willing seller, not obligated to sell, would accept for a property.

Highest and Best use Definition
A properties use may or may not represent its highest and best use. The highest and best
use is the most profitable use given the probable legal, physical, and financial constraints.
17





Statement of Assumptions and Limiting Conditions

1.

This report and the associated assessed values are intended for ad valorem taxation
purposes and may not be applicable for any other use.
The following are general statements. Records pertaining to individual properties may list
specific exceptions.
It is assumed that:

a. Titleis free and clear.

b. There are no encroachments.

c. There are no hidden defects or conformity issues.

d. There is no contamination or hazardous materials present.
Property attributes observed upon exterior inspection are assumed to be representative of
interior attributes when interior inspections were not feasible.

Certification Statement
I certify that, to the best of my knowledge and belief:

- The statements of fact contained in this report are true and correct.

- The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and are the personal, impartial, and unbiased
professional analyses, opinions and conclusions of the Assessor’s Office.

- land the Assessor’s Office staff have no present or prospective interest in the property
that is the subject of this report except any personal real estate holdings we may have
within the county. No individual inspected their own property.

- We have no bias with respect to any property that is the subject of this report or tothe
parties involved with this assignment.

- Our engagement in this assighment was not contingent upon developing orreporting
predetermined results.

- Our compensation for completing this assignment is not contingent upon the reporting
of a predetermined value or direction in value, the attainment of a stipulated result, or
the occurrence of a subsequent event directly related to the intended use of this
appraisal.

- Our analyses, opinions and conclusions were developed, and the report has been
prepared, in conformity with the Uniform Standards of Professional Appraisal Practice.

- We have made a personal inspection of the properties that are the subject of thisreport
as outlined in our revaluation plan.

- The Assessor’s Office staff provided significant mass appraisal assistance to the person
(the Assessor) signing this certification.

Mary Hammond
City and Borough of Juneau Assessor

18
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Special Message for 2021

We are in the process of a major review of the valuation models, the assessed values and the assessment
level for all Juneau commercial properties.

Commercial property valuations are challenging in Juneau. We are a somewhat isolated market with a
limited number of commercial properties available and a fairly low number of sales. Up until late this last
year there was no requirement that the sales price be disclosed in real estate transactions. So, besides
starting with a low number of sales we only had data on a portion of those.

It would seem that those challenges resulted in assessed values for commercial properties, on a whole, not
being increased for the past 10 or more years causing the commercial property assessed values to lag
behind the market. This caused a tax shift. A tax shift occurs when the tax burden that should be paid by
one party is shifted to being paid by another party. In this case the shift was from commercial properties
onto residential properties.

To rectify this tax shift the commercial property assessed values must be brought up to market. This
means that commercial properties will see increases that should have occurred in smaller increments for
the past 10 plus years being applied in a few years. Because the increases will represent multi-year
corrections they may seem to be significant increases.

This first year we are addressing the land component. Next year we will refine the land adjustments and
also start making adjustments to the improvement portion of the commercial values.

The more sales, market and lease information we can gather the better our basis for market analysis.

For sales, the primary year we look at is the last year. For property types with fewer sales, which include all
commercial property types, we expand the sales data up to 5 years back until we have a large enough
sample. For special studies we occasionally go back 10 or more years.

Overall residential assessed property values increased 3.16% from 2020 to 2021
Overall commercial assessed property values increased 17.97% from 2020 to 2021
Overall vacant land assessed property value decreased by 12.98% from 2020 to 2021
Business Personal Property Values increased 0.5% from 2020 to 2021

Overall Taxable value increase before appeals 7.00%

Estimated taxable value increase after appeals 6.49%

Scope
Scope of Work

The valuation of all taxable property within the City and Borough of Juneau (CBJ).

Client & Intended Users
The intended user(s) of this report are the Borough Assessor’s Office.

Intended Use
This report is intended for use by the Assessor’s Office in the administration of ad valorem
property taxation.
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It is not intended to serve as an all encompassing report but as a summary report of the

relevant valuations. Additional supporting documentation can be found on the CBJ Assessor
webpage at https://juneau.org/finance/assessor-office

Effective Date
The effective date of this report and the associated values is January 1, 2021 for all property
types.

For ad valorem tax purposes the Assessor is required by law to annually value all property
as of January 1st of each year, at one hundred percent of the true and fair market value.

Identification of Property
The subject properties of this report are all taxable real and personal properties within The
City and Borough of Juneau.

CBJ 15.05.100 Determination of full and true value:

Property shall be assessed at its full and true value in money, as of January 1 of the
assessment year. In determining the full and true value of property in money, the person
making the return, or the assessor, as the case may be, shall not adopt a lower or different
standard of value because same is to serve as a basis of taxation, nor shall the assessor
adopt as a criterion of value the price for which the property would sell at auction, or at a
forced sale, either separately or in the aggregate with all of the property in the taxing
district, but the assessor shall value the property at a sum which the assessor believes it is
fairly worth in money at the time of assessment.

(CBJ Code 1970, § 15.05.100; Serial No. 70-33, § 3, 1971)

State law reference(s)—Full and true value, AS 29.45.110.

Valuation Summary
Assessment Process Overview

Sales Data Procedures
Sales data was gathered and considered through a sales validation and verification
process.

Sales utilized for analysis are from the range of January 1, 2016 to December 31,
2020 for commercial property. There were at total of 54 qualified sales with
confirmed sale prices for the main analysis set, 53 after eliminating one non-market
sale during the analysis.

Sales utilized for analysis are from the range of January 1, 2018 to December 31,
2020 for residential property. There were a total of 1,025 qualified sales of
residential properties with confirmed sale prices for the main analysis set, 1,030
after additional sales data was qualified.
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Model Specification & Calibration Procedures

Mass appraisal models utilized in generating values have gone through the
processes and Specification and Calibration.

Three Approaches to Value
Cost Approach —is calibrated through trends in costs.
Sales Comparison Approach — utilizes market sales.
Income Approach — utilizes industry standard and/or individual property

data.

For many classes of properties our CAMA utilizes a model that is a hybrid of the Cost

and Sales Comparison approaches; a Market Adjusted Cost Approach.

Analysis and Valuation Overview

Summary of Market Indications

e Alot of work was done this year cleaning up the commercial property sales data. There is
still more work to be done but good progress was made. That resulted in us having 57
market sales from the past 5 years for which we had sales prices. Removing the 3
boathouse sales left 54 sales as the main set for analysis. One additional sale waseliminated
as non-market while doing the analysis so the final set was 53 sales plus 3 boathouse sales
that were dealt with separately.

e Below is a table that summarizes some of the ratios from comparing assessed values to
sales. A ratio of 1.00 would be right at market, a ratio under 1.00 indicates that properties
are undervalued. This analysis compares 01/01/2020 assessed values to 01/01/2021 market

value.
Property Class Count Mean Median
Commercial Land 12 0.4095 0.3928
Commercial Improved Properties (Core Types) 35 0.7748 0.8112
Commercial Properties Overall 57 0.7149 0.7411
Residential Properties (for class equity comparison) 1025 0.9791 0.9809

e The residential market appeared strong in 2020 with growth in single family homes,
attached homes, and residential condos.

Property Type 2018 Median Sale Price | 2019 Median Sale Price | 2020 Median Sale Price
Single Family Homes 420,000 419,900 440,450
Attached Homes 298,500 309,000 325,000
Residential Condos 216,500 230,700 240,000
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Summary of Performance Tests and Measures (Statistics) Commercial

This summary report shows statistics from the starting point for assessment year 2021. We had a starting ratio
of 0.7839 for the mean and 0.7881 for the median for improved commercial properties and a mean of 0.3800
and median of 0.3922 for vacant commercial properties.

AY2021- Comm- Set 2- 2021031 6- No19- AII 5 Yr, 5% Trend
Summary Report i
{ IAAO Standards for COD
Statistics | 1 |SFR 15.0 or less
Current Proposed i I R SFR-newer/homog  10.0 or less
: 54 54 Count *(Number of Records W|th Ratio) Income Properties  20.0 or less
0. 1959 0.3419 Minimum Ratio n ' chqme-Urban area ‘15.0 or less
1.1908|  1.6221) Maxumum Ratno ‘ Vacant Land 20.0 or less
0.9950  1.2801 Range
0.6879 0.8989 Mean  (This is the average ratio for your sample.)
| 0.7286 0.8375 Median (Th|s is the mid-point value for your sample. Preferre& measure of central tendency.)
0.5418]  0.7694 Weighted Mean e
23448 4.4163 Sum of the Square of De\natlons |
0.1720/  0.2321 AAD | :
0.2103]  0.2887 Standard Deviation '
~23.6036 27.7094 COD (Good mdlcator of conﬁdéhce Ievel
| 30.5772, 32.1131 COV
. 1.2696 1.1683 PRD- Pnce-Related or Factor Differential
E(PRD = between TR !
|(PRD over 1=Regressiwe)

Ratios by Sale Date
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This second summary report shows the statistics after calibrating the values. After calibration we had an
overall mean of 0.8526 and an overall median of 0.8853 for commercial properties. We had a mean of
0.9142 and median of 0.9228 for improved commercial properties and a mean of 0.6631 and median of

0.5902 for vacant commercial properties.
'AY2021- Comm- Set 2 Updated AVs Live1- 20210316- No 19- All, 5 Yr, 5% Trend

'Summary Report
| - | IAAO Standards for COD
b ™1 T
Current Proposed | [SFR-newer/homog 10.0 or less
53 53Count (Number of Records with Ratio) |Income Properties  20.0 or less
0.2932]  0.2932|Minimum Ratio | |income-Urban area 15.0 or less
14091 1.4091 Maximum Rato | | |vacantLand 120.0 or less

11159 11159 Range = /

0.8526 0.8526 Mean (This is the average ratlo fo your sam
. ”0.8853, 0.8853 Median (This is the mid-point value for y
06981 06981 Weighted Mean | i
3.0313|  3.0313 Sum of the Square of Devuatlons -
- 0.1908  0.1908 AAD , |
02414 0.2414 Standard Devation /
| 21.5490 21.5490 COD (Good mdlcator of conﬁdence Ievel )
| 28.3180 28.3180 COV
~1.2214  1.2214 PRD- Pnce-Related or Factor leferentlal
~ (PRDs/b between 0.98 & 1.03, IAAO)
(PRD over 1=Regressiwe)

Ratios by Sale Date
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Summary of Performance Tests and Measures (Statistics) Residential

This summary report shows statistics for residential properties from the starting point for assessment year 2021

showing mean and median ratlos of O 96.

AY2021 » ) §

Summary Report Before Callbratnon T

IR B § IAAO Standards for COD

Statistics SFR 15.0 or less

Current - SFR-newer/homog 110.0 or less

1025 Count (Number of Records with Ratio) | | ~ |Income Properties  20.0 or less
0.7611, Minimum Rato o -;" Income-Urban area 15.0 or less |
116901 Maxrmum Ratro o | Vacant Land 20.0 or less
0.4080 Range | B

09629  Mean (Thisis the ‘awerage ratio for your sample )

;’ 0. 9653 ~ Median (Thrs is | the md -point value for your sarrple Preferred measure of central tendency )

| 0938 WeightedMean |

58049 Sum of the Square of De\natlons

00579 AAD ]

| 0.0753 Standard Devation |
5.9992 CoD |(Good indicator of confidence level.)

. 7.8193 cov ' ]

| 0.9990 PRD- Price-Related or Factor leferentlal

| (PRD s/b between 0.98 & 1.03, IAAO) |

(PRD over 1=Regressive)

Ratios by Sale Date

fi 1.4000
1 1.2000
1 1.0000
I 0.8000
] 0.6000
; 0.4000
; 0.2000
0.0000
L N
. Summary QQ\@
Histogram of Ratio Frequency
350
300
250
200
150
100
50
. e
8 S "R RS 3 SRS SR’ A”S 3R & & 8
o o o o o o o o o o - - - - - i i — ~— -t (o]




Page 021
2021-11-09 BOE Hearing
This second summary report shows the statistics for residential properties after calibrating the values for

assessment year 2021 showmg mean and medlan ratios of 0 98.

AY2021 ]
Summary Report After Callbratlon ' -

] IAAO Standards for COD
Statisties| 1 [SFR ~ 15.00rless
Current = SFR-newer/homog  10.0 or less

1030  Count  |(Number of Records with Ratio) Income Properties 20.0 or less
. 07940,  Minimum Ratio 1 ~ |Income-Urban area | 15.0 or less
~ 1.1745]  MaximumRato | |VacantLland 20.0 or less
038055 Range ‘
09791  Mean (Tnls is the average ratlo for your sample )
©0.9809 ; Median | (This is the mid-point value for your sarrple Preferred maasure of central tendency)
09756 ~  Weighted Mean |
5.0141 ' Sum of the Square of Dewatlons n
0.0698 " Standard Deviation N ]
5.4347 ‘coD (Good 'i”hdicator' of coﬁﬁdencé /Ievél.)"
74297  cov
1.0035 'PRD- Prlce-ReIated or Factor Differential
’ ) ((PRD s/b between 0.98 & 1.03, IAAO) |
(PRD over 1=Regressive) i

Ratios by Sale Date
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Overview Reconciliation & Conclusions

If we were a larger jurisdiction with thousands of sales and hundreds of sales in particular
subsets, then we could make more drastic changes to correct the imbalance between
residential and commercial properties morequickly but with limited sales we need to be a
little more cautious.
Over the next few years we will work to:
e Bring more uniformity between the commercial and residential property classes
e Bring more uniformity between the commercial subclasses
e Correct the imbalance in the distribution of the value between the land

component and thebuilding component(s).

This year will just be a first step. For most properties the increase will be applied to just the

land component this year. For some classes of properties that have no land component or

only a token land value, the increase will be applied to the buildings. This will bring all

commercial properties closer to market. Next year we will take another step towards parity

with residential properties. This will likely involve a further increase in land and, at least in

some cases, a reduction in the building component.

The adjustment being applied this year will result in a 50% increase in the land component for
most commercial properties. One class of properties, boathouses, will actually see a 20% reduction
this year.

Submarkets, Stratifications and Characteristics Adjustments
Commercial

In doing the analysis we looked at subtypes or submarkets to determine if any type
of property needed to be excluded from the general adjustment of 50% increase in
land value. Influences that we looked at included market areas, property types and
zoning. The one property type that warranted special treatment was boathouses.
They were reduced by 20% on the building value. In addition, Warehouse Condos
typically do not have a full land value so most of them saw a 20% increase to the
building portion.

In looking at market areas special attention was paid to the downtown area as it
would seem that they would be most impacted by the Covid restrictions. Below is a
graph of market areas. The ones with arrows are market areas for which we had 5 or
more sales. No special treatment was indicated for the downtown area, in fact,
downtown was lower than the new overall ratio.
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The following charts are from the audit analysis AFTER the calibration ad}ustments. g

Rato by Neightorhosd
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11 - Downtown Commercial - 12 Sales

16 - Lemon Creek Commercial - 9 Sales

18 - Mendenhall Peninsula Commercial - 5 Sales
30 - South Valley Commercial - 5 Sales

* Ratios are from after AY2021 Calibrations.

Below is a scatter diagram for the 12 downtown sales. Nine indicate assessments below
market and only three have a ratio above 1. (Again, this is afterthe calibration adjustments,
not the starting point.)
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The chart below shows the ratios for the entire data set after the adjustments. The red horizontal line

indicates market. There are two sales right at market. They are bracketed in red. Sales to the right have a
ratio above 1. From this chart you can see that even after the adjustments about 80% of the sales have
ratios indicating that our assessed values are below market, with an overall assessment level for commercial
properties of 0.85.

Ratio - All Commercial
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The bar chart below shows the adjusted sale price in orange and the 2021 assessed value in blue. Here the
two at market are bracketed in black. Again, we are below market on about 80% of the sales, with an overall
assessment level for commercial properties of 0.85.
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This first chart shows the number of sal