
1 
 

 

        Finance 
Department 

Assessor Division  

155 S Seward St. 

Juneau AK 99801 

(907)586-5215 
 

 

 

 

 

 

 

Assessment Report- Commercial Overview 

 
City and Borough of Juneau 

For Assessment Year 2023 

 

 

 
 

Assessment Date (Effective Valuation Date): January 1, 2023 

 

 Report Date: March 3, 2023 
 



2 
 

 

Table of Contents 
Introductory Message for 2023 ................................................................................................................................................................. 3 

Scope of Work ............................................................................................................................................................................................. 3 

Client & Intended Users ..................................................................................................................................................................... 3 

Intended Use ...................................................................................................................................................................................... 3 

Effective Date ..................................................................................................................................................................................... 3 

Identification of Property ................................................................................................................................................................... 3 

Valuation Summary.................................................................................................................................................................................... 4 

Sales Data ........................................................................................................................................................................................... 4 

Approach to Value ............................................................................................................................................................................. 5 

Analysis and Valuation Overview ....................................................................................................................................................... 6 

Summary of Performance Tests and Measures (Statistics) ....................................................................................................................... 6 

Ratios, COD ........................................................................................................................................................................................ 6 

Final A/S Ratio .................................................................................................................................................................................... 7 

Ratios - Box Plot Charts ...................................................................................................................................................................... 8 

Overview Reconciliation & Conclusions ................................................................................................................................................... 11 

Reconciliation & Conclusions Summary ........................................................................................................................................... 11 

Statements & Definitions ......................................................................................................................................................................... 12 

Certification Statement ............................................................................................................................................................................ 12 

Addendum A – Qualified Commercial Sales List ...................................................................................................................................... 13 

Addendum B – Non Qualified Sales ......................................................................................................................................................... 15 

Addendum C – Count Variations .............................................................................................................................................................. 18 

Addendum D – Sales Validation Policy .................................................................................................................................................... 19 

Addendum E – CBJ Determination of Full and True Value ....................................................................................................................... 21 

 



3 
 

Introductory Message for 2023 
The City and Borough of Juneau property assessment is the Assessor’s determination of the fair market value 
of real property as of January 1, 2023. 
 
We continue to work on the model specification and calibration for all Juneau commercial properties. We 
started this with the 2021 values and it will continue for a number of years as a special emphasis. Beyond the 
special emphasis, valuation model specification and calibration is an annual, ongoing, and perpetual activity. 
 
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. The passing of Proposition 4 
resulted in the repeal of required sale price disclosure for real property, however we continue to collect 
market data from multiple sources, including appraisals, listings, State and City contracts, national surveys, 
buyer and seller market letters, and information submitted by commercial property owners. 
 
In 2023 the Assessor’s Office sent a survey to commercial property owners. Local surveys give our office real-
time data about expense and revenue trends that will help us improve equity and accuracy among commercial 
property valuation. We thank all those who participated in the survey.   
  
The following adjustments are being applied to commercial properties in 2023:  

•  6% increase overall 
•  5% decrease to downtown commercial properties 
•  8% increase to warehouse condominiums 
• No change to boathouses 
• Manufactured Home Parks special study values 
• Vintage Business Park land study adjusted values  

Scope of Work 
The valuation of commercial use taxable property within the City and Borough of Juneau (CBJ). 
 
Client & Intended Users 
The intended user(s) of this report is 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. 
It is not intended to serve as an all-encompassing report but as a summary report of the relevant valuations.  
 

Effective Date 
The effective date of this report and the associated values is January 1, 2023 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 commercial properties within the City and Borough of 
Juneau. 
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Valuation Summary 
 

Sales Data  
Sales data was gathered and considered through a sales validation and verification process. A sales validation 
criteria and policy was implemented in 2021. See Addendum A for the list of qualified sales, Addendum B for 
sales that were not used in the sales analysis, and Addendum D for the Sale Validation Policy. 
 
Four qualification types are utilized during the sales validation process: 

- Qualified – Appears to be an arms-length sale with a disclosed sales price. 
- Not Qualified – Inadequate information, typically not being further researched.  
- No Data – Evidence of transfer of ownership, but no sales information available.  
- Unverified – Needs review or continued research. 
- Rejected – Identified as or suspect of a non-market sale, or sales that due to limitations with the 

Computer Assisted Mass Appraisal System (CAMA) system are excluded from the overall ratio study 
but may be used in special studies. These include multi-parcel sales, or improvements on vacant land 
after the sale. 

 
Commercial sales utilized in the 2023 analysis range from January 1, 2018 to December 31, 2022. Sales prices 
are adjusted for time to reflect market trends throughout the analysis range. Time trended sales adjustment 
are important for accurate valuation because market changes throughout the year can overstate or 
understate values. An annual time trend of 2.15% was used to trend sales in the range of January 1, 2018 to 
December 31, 2022. 
 
Additional work was done this year on reviewing past sales from January 1, 2018 to December 31, 2022. The 
re-review of past sales and mandatory disclosure requirement for a portion of the analysis date range lead to 
an increase in qualified sales that previously were not utilized in our overall analysis. After the sales validation 
process we had 96 qualified sales from the past 5 years with confirmed sale prices for the analysis set. The 96 
sales include 9 boathouse sales which were broken out into a separate study and were not included in the 
main study. 
  
Note that 4 qualified sales were not used in the main analysis because they met the IAAO’s definition of an 
outlier. Please see Addendum C for the outlier definition and list of outliers included in each subgroup 
analysis.  
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The following chart shows the number of total identified sales per year compared to sale prices disclosed to 
the Assessor’s Office that are qualified sales. 

 

 
 
 
 
Approach to Value 
The Assessor’s Office considers the three approaches to value 

- Cost Approach – calibrated through trends in building costs.  
- Sales Comparison Approach – utilizes market sales. 
- Income Approach – utilizes standard rates and/or individual property data. 

 
For many classes of properties our Computer Assisted Mass Appraisal System (CAMA) utilizes a model that is a 
hybrid of the Cost and Sales Comparison approaches; a Market Adjusted Cost Approach. Cost information 
supplied by Marshall & Swift is used to value improvements, and characteristics and depreciation is 
considered resulting in an RCNLD value (Replacement Cost New Less Depreciation). Site value from our land 
model is specified for the parcel. Commercial property is then segmented to like-groups and compared to 
qualified sales data. Market trends are reviewed and an adjustment is applied to the market segment.   
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Analysis and Valuation Overview  
Commercial property levels of assessment before valuation adjustments are summarized in the table below.  
 

Property Class  Count Mean Median 
Commercial Properties Overall (without boathouses) 87 .86 .81 

 
 
The following adjustments are being applied to commercial properties in 2023:  

•  6% increase area wide except downtown  
•  5% decrease to downtown commercial properties 
•  8% increase to warehouse condominiums 
• No change to boathouses 

 

For 2023, the following special studies were complete and values implemented: 

• Manufactured Home Park study that utilized both the income and cost approach.   
• Vintage Business Park land study to equalize land adjustments and values.  

 
 
Summary of Performance Tests and Measures (Statistics) 
 
Ratios, COD 
The table below shows our starting and ending A/S ratios for various classes of property. It is followed by two 
summary reports showing statistics for the starting and ending points for assessment year 2023.  
The A/S ratio (Assessment Value / Sale Price) compares the assessed value to the sales price. A ratio of 1.00 
would indicated the assessed value is equal to the sales price, and a ratio under 1.00 indicates that the 
assessed value is undervalued.  
 

Ratios Count Mean  Median  Notations 
  Starting Ending Starting Ending  
Commercial- Overall (No 
Boathouses) 

87 .86 .92 .81 .89 
 

Includes outliers 

Commercial- Improved 67 .86 .92 .82 .91 Includes outliers 
 

Commercial- Vacant (Land) 20 .86 .89 .80 .85 Includes outliers 
 

Commercial- Downtown  13 1.07 .98 1.03 1.01 Includes outliers 
 

Area Wide (No Downtown) 47 .89 .95 .86 .93 Includes outliers 
 

Business/ Warehouse 
Condos 

27 .78 .88 .77 .97 Includes outliers 
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COD (Coefficient of Dispersion) is a statistical measure to assess uniformity of assessed values. The lower the 
COD, the less variation exists among the assessed values. For income producing properties, a COD below 20 is 
recommended by the IAAO (International Association of Assessing Officers), and a COD below 25 for vacant 
land. 
 

COD & COV (Measurements of 
Assessment Uniformity) 

Count COD  Notations 

  Starting Ending  
Commercial- Overall (No Boathouses) 87 22.93 20.95  

 
Commercial- Improved 67 24.14 21.56  

 
Commercial- Vacant (Land) 20 19.35 16.45  

 
Commercial- Downtown  13 23.21 23.51  

 
Business/ Warehouse Condos 27 23.95 20.19  

 
 
 
 
 
 
 
 
Final A/S Ratio 
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Ratios - Box Plot Charts  
The following box and whisker plot charts shows the range of A/S ratios. The box represents the IQR (Inner 
Quartile Range), the line within the box represents the median, the ”X” represents the average, and the 
“whiskers” represent the range. Dots above and below the whiskers are outliers.  
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Overview Reconciliation & Conclusions 
 
Note that this is an overview of the reconciliation and conclusions. Much deliberation and review occurs 
within the analysis process that cannot be captured here. 
 
Over the next few years we will continue to work to: 

• Bring more uniformity between the commercial and residential property classes 
• Bring more uniformity between the commercial subclasses 
• Correct the imbalance in the distribution of the value between the land component and the building 

component(s). 
 

We took a first step in this process with the Assessment Year 2021 values, resulting in a 50% increase 
to land value. In Assessment Year 2022 a 2% overall increase was applied, with a 2% decrease to 
Downtown, and 35% increase to the Rock Dump area. The Rock Dump, Downtown, warehouse 
condominiums and boathouses received additional positive and negative adjustment within the 
submarkets to increase uniformity. 

 
The following adjustments are being applied to commercial properties in 2023:  

•  6% increase overall 
•  5% decrease to downtown commercial properties 
•  8% increase to warehouse condominiums 
• No change to boathouses 
• Manufactured Home Parks special study adjusted values 
• Vintage Business Park land study adjusted values  

 
 
 
Reconciliation & Conclusions Summary 
After consideration of the data, the various models, and the performance measurements and tests, we have 
applied the changes to the assessed values for 2023 as indicated by market sales and special studies outlined 
in the above sections.  
 
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. 
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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 property’s 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. 
 
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. 

2. The following are general statements. Records pertaining to individual properties may list specific exceptions. 
3. It is assumed that: 

 Title is free and clear. 
 There are no encroachments. 
 There are no hidden defects or conformity issues. 
 There is no contamination or hazardous materials present. 

4. 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. 

- I and 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 borough. No individual inspected 
their own property. 

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

- Our engagement in this assignment was not contingent upon developing or reporting 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 this report 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  
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Addendum A – Qualified Commercial Sales List 
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Addendum B – Non Qualified Sales 
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Addendum C – Count Variations 
 

Below is a table showing outliers in each subgroup: 

 

 
Outlier Explanation 

 

The following definition is used to determine if a sale is an outlier. Any sale that is more than 1.5 times 
outside the IQR (Interquartile Range), either above or below, is considered a “Standard Outlier” and 
any sale that is more than 3 times outside the IQR is considered an “Extreme Outlier.” This is based off 
of the following definition of an outlier from Appendix B of the IAAO Standard on Ratio Studies: “The 
term outlier is often associated with ratios that fall outside 1.5 multiplied by the IQR. A factor of 3.0 X 
IQR often is chosen to identify extreme outliers.”  

For each study a decision must be made whether or not to include outliers. As a general rule outliers 
are not included in normal studies but may be included in a special study. 

  



19 
 

Addendum D – Sales Validation Policy 
 

Assessment Procedures 

Sales Validation and Verification 

 

 

 

Sales Validation 

Sales Validation is the process of determining if a sale occurred and, if so, if it is a market sale. 

The primary classifications for a “transaction” in the validation process are: 

• Non-Sale: These are things like name corrections, deed corrections, transfers to a trust, foreclosures, etcetera. The current 
process in Govern is to not create a sales record for the non-sale transactions. If after a sales record is created it is 
discovered to be a non-sale it can be marked as “Rejected” in the Qualification field. 

• Market Sale: These are sales that are, to the best of our knowledge, market sales. 
• Non-market Sale: These are transactions that are sales but are not considered market sales. This would include sales that 

are: 
o Non-Arms-Length Transactions 
o Purchase of Contiguous Property  
o Family  
o Estate  
o Divorce  
o Bank Sales (Sales After Foreclosure)  
o Tax Sales and Auctions  
o Related Entity  
o Pre-foreclosure and Short Sales 
o Sales that were not listed on the open market or were listed for a shorter than normal period of time 
o Multi-Parcel Sales (Unless the parcels are clearly an economic unit that likely would never be sold separately and 

there is a mechanism to automatically pull the totals from the CAMA system or there is reasonable opportunity to 
manually adjust the data such as for a one-time special study) 

o Any sale with known duress 

While it is desirable to include as many sales as possible in the sales sample, clean data is paramount. It is well established that the 
above listed sales conditions often lead to sales that are not representative of the overall market. In certain circumstances the 
decision may be made to include one of these sales, however, it needs to be well substantiated and documented as to why an 
exception is being made. 

 

Documentation in Govern 

• Govern Qualification Field 
o Unverified – Continued research. This is the default category for new sales records. Records in this category are 

sales that are to be researched and categorized. 
o No Data – Continued research. These are sales that have been researched and may be market but for which the 

validation is not complete or we are missing the sales price or other critical data. Typically sales in this category 
would see some continued effort to finalize the categorization. 

o Qualified – These are market sales for which we have verified data including the sales price. 
o Rejected – Identified as or suspect of a non-market sale, or sales that due to limitations with the Computer 

Assisted Mass Appraisal System (CAMA) system are excluded from the overall ratio study but may be used in 
special studies. These include multi-parcel sales, or improvements on vacant land after the sale. 
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o Not Qualified – Not being further researched.  These are sales that have been researched but for which there is 
inadequate information to make a determination. Typically these sales would not be actively researched further 
but that, if we came across additional information, could be reclassified. An example would be a property that we 
know sold but we could not find any listing information for, we don’t know if it was marketed, we have no sales 
price and there has been no response to the buyer/seller letters. If a number of months later it shows up as a 
comp in an appraisal and from that we figure out that it was marketed (under an alternate address or some other 
reason that caused us not to be able to find the listing) and we now have all of the information that we need to 
determine that it was a market sale and to verify the sale price then we could reclassify it to Qualified. 

• Notes 
o As validation research is done it should be documented through notes in Govern. 
o If you have a possible but not verified sales price please do not put it in the sales price field but rather document it 

in the notes. The only prices listed in the sales price field should be verified sales prices. 
• Govern Condition Code (Used for State reporting.) 

o For any “Rejected” sales a classification for the rejection needs to be selected. 
o Rejection classifications are:  

 Bank Sale 
 Divorce 
 Family Sale 
 Invalid – This classification is used as a last resort category to capture rejected sales that do not fit in one 

of the other categories. 
 Related Entity 
 Tax Sale 
 “Valid” – This classification does not need to be filled in for qualified sales. While it is not required it is 

preferable that it be filled in. 
o In addition, an “Adjustment Reason” needs to be selected in the Adjustment Reason field for each rejected sale. 

Steps to Sales Validation 

• Check document (type of instrument, who signed, considerations, unusual terms, personal property mentioned) 
• Review names for relationship potential (if sale involves LLC or other business look up principles) 
• Review Notes in Sales Information (under Functions) 
• Review Notes in Communication (Notes) Report 
• Check for Buyer and Seller Sales Inquiry Letter responses 
• Review I drive listings folder 
• Review internet for exposure indications and property data 

 

 

Sales Verification 

Sales Verification is the process for verifying our records against what actually sold. This usually involves an inspection of the 
property as close to the time of sale as possible. Making sure that the condition is accurately reflected is a primary focus but 
attention is also paid to other aspects such as is the quality grade correct and does the GLA appear correct. Also of note would be if 
any major work is undertaken prior to or soon after the sale. 

Currently, Sales Verification Inspections are not being conducted on a routine basis on all sales but rather only in select 
circumstances. These should be done for all sales. 

Currently there is not a sales record where corrections are made to the data related to a sale. Rather the data for the current year is 
updated and the sales extracts pull property data from the CAMA’s “current year.” This means that in some cases corrections are 
necessary to data such as Property Type, SF, and/or even the AV. 

Updates of data occur from review of listing data and from the property inspection. 
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Addendum E – CBJ Determination of Full and True Value 
 

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. 
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