
 

ASSEMBLY FINANCE COMMITTEE AGENDA 

April 05, 2023 at 5:30 PM 

Assembly Chambers/Zoom Webinar 

https://juneau.zoom.us/j/93917915176 or 1-253-215-8782 Webinar ID: 939 1791 5176 

A. CALL TO ORDER 

B. ROLL CALL 

C. APPROVAL OF MINUTES 

1. March 1, 2023 

D. AGENDA TOPICS 

2. Summary of FY24 Revised Budget 

See DOC 1-4 (pg. 219-222) in the FY24 Revised Budget Book at juneau.org/budget. 

3. Overview of Major Revenues 

See DOC 5-10 (pg. 223-228) in the FY24 Revised Budget Book at juneau.org/budget. 

4. Assessor Valuation Report 

5. Proposed Mill Rate 

See DOC 11-13 (pg. 229-231) in the FY24 Revised Budget Book at juneau.org/budget. 

6. Overview of Debt Service 

See DOC 15-16 (pg. 233-234) in the FY24 Revised Budget Book at juneau.org/budget. 

7. Cost Allocation Overview 

See DOC 17-26 (pg. 235-244) in the FY24 Revised Budget Book at juneau.org/budget. 

8. Info Only: AFC Budget Calendar 

E. NEXT MEETING DATE 

9. April 12, 2023 

F. ADJOURNMENT 

ADA accommodations available upon request: Please contact the Clerk's office 36 hours prior to any meeting so 
arrangements can be made for closed captioning or sign language interpreter services depending on the meeting 
format. The Clerk's office telephone number is 586-5278, TDD 586-5351, e-mail: city.clerk@juneau.org. 
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ASSEMBLY FINANCE COMMITTEE MINUTES 

 

March 01, 2023 

Assembly Chambers/Zoom Webinar 

  https://juneau.zoom.us/j/93917915176 or 1-253-215-8782 Webinar ID: 939 1791 5176 
 

A. CALL TO ORDER 
 

The meeting was called to order at 6:00 pm by Chair Triem. 
 

B. ROLL CALL 
 

Committee Members Present Virtually: Carole Triem, Chair; Mayor Beth Weldon; Michelle Bonnet-Hale; 
Wade Bryson; Greg Smith; Alicia Hughes-Skandijs; Maria Gladziszewski; Christine Woll, Wáahlaal Gíidaak  
 
Committee Members Absent: None 
 
Staff Members Present Virtually: Rorie Watt, City Manager; Robert Barr, Deputy City Manager; Jeff Rogers, 
Finance Director; Adrien Speegle, Budget Manager; Sherri Layne, Acting Municipal Attorney; Katie Koester, 
Engineering and Public Works Director; Dr. Bridget Weiss, Juneau School District Superintendent; Ruth 
Kostik, Revenue Officer 
 
Others Present Virtually: Karen Tarver, Elgee Rehfeld; Deedee Sorenson, Juneau School District Board 
Member  

 
C.  APPROVAL OF MINUTES 

 
1. February 1, 2023 

 
The minutes were approved as presented. 

 
D. AGENDA TOPICS 
 

2. CBJ/JSD/BRH Audit Presentation by Elgee Rehfeld  
 

Jeff Rogers, Finance Director, introduced Karen Tarver, Audit Partner at Elgee Rehfeld, to present 
information on the status of the Fiscal Year 2022 audit report for the City and Borough of Juneau (CBJ), 
Juneau School District (JSD), and Bartlett Regional Hospital (BRH).  
 
Ms. Tarver discussed the audit schedule that Elgee Rehfeld operates for CBJ and overviewed the general 
elements of the audit Elgee Rehfeld conducts for CBJ. Ms. Tarver discussed the importance of the 
Annual Comprehensive Financial Report (ACFR) and its contents, namely CBJ’s Financial Statements, 
including fund financial statements for BRH and JSD, and Required Supplementary Information as 
outlined on packet page 98.   
 
Ms. Tarver stated that Elgee Rehfeld is planning on issuing the audit report with an Unmodified Opinion 
Statement, indicating that the financial statements are presented fairly and accurately. The 
responsibility of Elgee Rehfeld and the purpose of the audit is to obtain a reasonable assurance that 
financial statements released by CBJ are reasonably free from error and mistake. Elgee Rehfeld operates 
in accordance with Generally Accepted Auditing Standards (GAAS) to make these determinations. 
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Ms. Tarver reviewed Elgee Rehfeld’s audit process on packet page 107.  
 
Ms. Tarver addressed the FY22 audit process delay, stating that the implementation of Government 
Accounting Standards Board (GASB) No. 87 - Leases, Covid funding, BRH audit risk findings, CBJ Treasury 
and Finance employee turnover impacting process flows, and budgetary compliance issues all added to 
the delay in issuing the FY22 financial statements and audit.  
 
Ms. Tarver gave an update that the audits for BRH and JSD are complete and have been presented to 
the corresponding boards.  
 
Ms. Tarver emphasized that although the full audit process is not yet complete, she is able to present 
several findings. Elgee Rehfeld will issue a Material Weakness in Internal Controls over Financial 
Reporting – ACFR Preparation Process finding, specifically relating to how the ACFR is pulled together 
and created by CBJ’s Finance Department. Ms. Tarver recommended seeking out ways to update the 
preparation process for this document to ensure there are controls in place to mitigate the risks 
identified in the evaluation and to ensure accurate and timely preparation of the ACFR.  
 
Ms. Tarver answered questions from committee members regarding how completing a formal 
evaluation of the ACFR process would look.  
 
Ms. Tarver presented the second finding, Significant Deficiency in Internal Controls over Financial 
Reporting – Lease Standard Implementation Procedure Documentation. This finding indicates a 
significant deficiency in the internal controls of the financial reporting process relating to the change in 
GASB No. 87 regarding leases. Ms. Tarver recommended further development of the procedures 
relating to this new reporting standard. Ms. Tarver further recommended reviewing current policies and 
procedures regarding financial reporting.  
 
Ms. Tarver answered committee questions. 
 
Mr. Rogers discussed the ACFR process as it stands now and supported the finding of Elgee Rehfeld that 
the current ACFR process should be improved. Mr. Rogers thanked Ms. Tarver and the efforts of Elgee 
Rehfeld in the audit process and expressed commitment to taking the findings seriously. 

 
The Committee recessed at 6:52 PM.  
The Committee reconvened at 6:57 PM. 

 
3. JSD Request for Supplemental FY23 Funding Outside-the-Cap  

 
Dr. Bridget Weiss, Juneau School District Superintendent, presented JSD’s request for supplemental 
FY23 funding outside of the local education funding cap. Dr. Weiss clarified that the request is to correct 
both prior and current year fund deficits in the School District’s non-operational components, but does 
not correct the deficit in JSD’s Operating Fund.  
 
Dr. Weiss answered committee questions regarding the details of the request. Several committee 
members requested more information regarding the amounts being requested by JSD. The Committee 
expressed concern about the allowability of the summer school costs outside the cap, since summer 
school is instructional in nature. CBJ cannot provide additional support for instructional purposes in 
FY23, since CBJ already contributed up to the local funding cap in the FY23 budget.  
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Dr. Weiss responded to committee concerns, stating that JSD is working with the Alaska Department of 
Education and Early Development (DEED) on whether the costs are allowable outside the cap. Dr. Weiss 
stated that the request is based on a higher enrollment count and the costs associated with higher 
enrollment. The current basic student allocation from the State has remained the same since 2015, 
even as costs have increased, resulting in a higher deficit. 
 
Dr. Weiss discussed staffing costs for RALLY being higher due to difficulty in recruiting staff, 
necessitating current employees working overtime to staff the RALLY program. Additionally, the 
Community School program, which is a program to allow the public use of school facilities, is costing 
more to operate due to lack of staffing, with current staff having to work overtime to cover that 
program, as well. Dr. Weiss stated that RALLY has had to shrink its program to make it more cost 
effective. However, the program is still producing a deficit leading to the current funding request 
containing a portion for the RALLY program.  
 
Rorie Watt, City Manager, clarified that the funds requested by JSD are to pay deficits from FY22 and 
prior years, as well as anticipated shortfalls in the current fiscal year.  
 
The Committee discussed the nature of funding these costs outside the cap and requested a report of 
the eligibility of funding the summer school program outside of the current funding cap.  
 
Dr. Weiss reviewed the process for determining funding and cost eligibility by DEED. The School 
District’s budget is submitted to DEED during the budgeting process and must be approved to be 
implemented. JSD has also submitted the current request for additional CBJ support to DEED for review 
and is working with them on cost eligibility.  
 
Assemblymember Smith inquired what the consequences are of not granting the request. 
 
Dr. Weiss responded that some of the amounts requested would be moved to the FY24 outside the cap 
funding request, and the School District would start looking at cutting the Community Schools program 
or transfer the operations of the program to CBJ’s Parks and Recreation Department, to relieve the 
burden and cost of running the program on JSD.  
 
Deedee Sorensen, Juneau School District Board Member, affirmed the importance of the programs that 
are being run by JSD to the community, stating that the benefits to the community outweigh the costs.  
 
Assemblymember Bryson inquired regarding the efforts of the Juneau School Board to consult and 
discuss alternatives to fulfill their needs, rather than requesting additional funding from the Assembly. 
 
Dr. Weiss stated that the funding predicament JSD is in is due to cost inflation and lack of increased 
funding at the state level to cover rising costs of operations. The School District is looking to the State 
for a long-term solution to school district funding shortfalls across the state.  
 
Motion: by Assemblymember Woll to forward an ordinance for up to $2,540,737 to the full Assembly 
for introduction, to be funded by general funds.   
 
Objection: by Assemblymember Bryson. 
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Roll Call Vote  
Ayes: Wáahlaal Gíidaak, Hale, Woll, Smith, Mayor Weldon, Chair Triem  
Nays: Gladziszewski, Hughes-Skandijs, Bryson 
 
Motion Passed: Six (6) Ayes, Three (3) Nayes 
 
The Committee recessed at 8:13 PM.  
The Committee reconvened at 8:23 PM. 

 
4. Impact of School Consolidation on State Funding  

 
Mr. Rogers expounded on the nature of the Alaska School Foundation Formula (ASFF) as it relates to 
state funding for JSD, to clarify how closure of a school would result in a corresponding loss of funding 
from the State. The ASFF is the formula the State uses to determine the funding provided to JSD, which 
uses Average Daily Membership (ADM) as the basis for the calculation.  
 
The factor of school size is not relative to square footage of school buildings but is determined by 
student enrollment amounts. Therefore, closing a school would result in a change to the size of the 
remaining schools to include the displaced student counts.  
 
Mr. Rogers responded to the Committee’s questions regarding the values found in red on packet pages 
7-10. Mr. Rogers clarified that the values in red are simply the resulting loss of State funding that would 
be associated with the closure of a JSD school and are not reflective of the cost savings to JSD resulting 
from closure of a school.  
 
Further discussion of this topic may be held during the Joint Facilities Committee meeting on April 13th 
at noon.  

 
5. Harmari Short-Term Rental Data  

 
Ruth Kostik, CBJ Revenue Officer, presented the results of short-term rental (STR) data collection 
performed by Harmari, a third-party consultant. The data collected shows a significant growth in the 
number of short-term rentals being listed in Juneau, with a sharp increase at the announcement of the 
2022 Iron Man.  
 
Ms. Kostik reviewed the challenges of the data gathering, primarily being that duplicate listings are 
often difficult to identify, inactive listings cannot be accounted for, and the difficulty of matching up 
listing with sales tax merchant records, as properties may be misidentified, or merchants may operate 
more than one property under one merchant record.  
 
Ms. Kostik reviewed the benefits of STR registration or permitting for CBJ. These benefits include 
improving the quality of STR inventory data, the ability to ensure sales tax compliance, and potentially 
the ability to monitor STRs for housing/zoning code compliance. 
 
Ms. Kostik answered committee questions regarding the accuracy of the number of active listings, the 
nature of individuals creating listings and how Harmari tracks listing bookings. At this time Harmari 
cannot tell if a property is booked or if the property is not available for bookings. The result being that 
the Committee has no way of knowing how many of the properties that are listed on STR sites are 
actively taking bookings.  
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Mr. Rogers noted that one of the major reporting issues with the properties is the lack of registration 
requirements with the city for the listings. Efforts have been made to request better metrics and tax 
collection from listing sites such as Air BnB, however these efforts have not been successful.  
 
Motion: By Assemblymember Gladziszewski to have staff draft a registration program in the form of 
an ordinance.  
 
Motion passed by unanimous consent. 
 
Assemblymember Smith requested that in the post budget season, staff come back to the Committee 
with a selection of regulatory restrictions for future discussion.  
 

The Committee recessed at 9:22 PM.  
The Committee reconvened at 9:26 PM. 

 
6. Capital Civic Center Appropriation  

 
Mr. Watt introduced the appropriating ordinance for $5 million for the Capital Civic Center project, 
funded by $2.5 million in general funds and $2.5 million in hotel-bed tax funds on packet page 37. 
 
Motion: by Mayor Weldon to move Ordinance 2022-06(b)(AJ) to the full Assembly. 
 
Katie Koester, Engineering and Public Works Director, answered committee questions relating to the 
legislative priority process, and how local funding contributions can signal to the Legislature that a 
community is serious about a project.  
 
Mr. Rogers answered committee questions regarding the availability of hotel-bed tax funds, stating that 
due to higher than anticipated hotel-bed tax receipts, sufficient excess funding is available to provide 
partial funding for this request.   
 
Objection: by Assemblymember Hughes-Skandijs. 
 
Roll Call Vote  
Ayes: Wáahlaal Gíidaak, Hale, Woll, Smith, Mayor Weldon, Chair Triem, Bryson, Gladziszewski 
Nays:  Hughes-Skandijs, 
 

  Motion Passed: Eight Ayes (8), One Nay (1) 
 

7. General Obligation and Revenue Bond Ordinances  
 
Mr. Rogers presented the structure of the bond ordinances listed on pages 47-88. One of the 
ordinances is for the $6.6 million general obligation parks bond that was approved by voters on the 
October 2022 ballot. The other bond is a revenue bond for $5 million for shore power, which pledges 
port development fees for the debt repayment.   
 
Motion: by Mayor Weldon to forward Ordinance 2023-12 to the full Assembly. 
 
Motion passed by unanimous consent.  
 
Motion: by Mayor Weldon to forward Ordinance 2023-13 to the full Assembly. 
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Motion passed by unanimous consent.  

 
8. Export Manufacturing Exemptions 

 
Mr. Rogers directed the Assembly to the 2023 Export Manufacturing Exemption Applications for 
business personal property used in manufacturing on packet pages 89-90. He stated that these 
applications are for the Assembly’s consideration and approval.  
 
Motion: by Mayor Weldon to approve the applications listed on packet pages 89-90 for export 
manufacturing exemptions and asked for unanimous consent.  
 
Motion passed by unanimous consent. 

 
 E.  SUPPLEMENTAL MATERIALS  
 

9. CBJ/JSD/BRH Audit Presentation  
 

This topic contained presentation materials to accompany Agenda Topic #2.  
 

10. JSD FY23 Adopted Budget Outside-The-Cap Funding  
 

This topic contained materials to accompany Agenda Topic #3.  
 

11. JSD Victim of Financial Fraud 
 

Mr. Rogers disclosed information regarding a JSD fraud case that took place in October and November 
of 2022 resulting in a loss of $269,077.40 to the district.  
 
Mr. Rogers responded to committee questions regarding insurance coverage of the fraud, stating that 
at this time CBJ’s Risk Management Department had not received sufficient information from JSD to 
submit a claim to insurance providers.  

  
F. NEXT MEETING DATE 
 

13. April 5, 2023 
 

G. ADJOURNMENT 
  

The meeting was adjourned at 9:56 pm. 
 

ADA accommodations available upon request: Please contact the Clerk's office 36 hours prior to any meeting so 
arrangements can be made for closed captioning or sign language interpreter services depending on the meeting 
format. The Clerk's office telephone number is 586-5278, TDD 586-5351, e-mail: city.clerk@juneau.org. 
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Introductory Message for 2023 
 
A CBJ property assessment is the Assessor's determination of the fair market value of your property as of 
January 1, 2023. 2023 assessments reflect a continued steep increase in residential property values, alongside 
a more moderate increase in commercial property values. 

For residential properties, values for single-family homes in Juneau went up by 16% on average over the last 
year. This market activity is reflected in CBJ's 2023 property assessments. The increase in value was driven by 
a high demand for homes, low supply of new homes, and rapidly rising building costs. Average assessment 
increases for single-family homes by neighborhood range from as little as 10% in the Casey Shattuck (Flats) 
neighborhood to as much as 21% in the Juneau Townsite (Downtown) and Northeast Valley neighborhoods. 

Residential properties become worth more when people are willing to pay more. 2022 saw about 600 
residential sales in Juneau; CBJ has sale prices for roughly half of them. Here are details on what drove 
residential property values up: 

• With so many buyers in the market and so few homes to buy, sale prices tended to exceed asking 
prices. In the 2022 housing market, it was not uncommon for sellers to receive multiple offers including 
escalating contingencies from buyers trying to make sure they were not out-bid. Some homes were 
purchased with additional cash above and beyond what could be financed based on a market 
appraisal. 

• Inflationary pressures and low liquidity in the marketplace continue to drive sale prices within the 
Juneau market to higher levels. 

• Recent data indicates that the national residential housing market has begun to soften following a 
peak in June 2022 but clear evidence illustrates that this trend is not occurring at a local level.  

Generally, commercial property assessments did not go up at the same rate as residential. Overall, commercial 
assessed property values increased 6% from 2022 to 2023. Sales information continues to be a challenge for 
commercial assessments. In 2022, there were 52 recorded market transactions CBJ is aware of. CBJ has 
confirmed sales information on only 29 of these transactions. 

Why do CBJ assessments matter? Your property taxes are calculated by multiplying your assessed value with 
the millage rate, so it is important that your assessed value is accurate. Until the Juneau Assembly finishes 
next year's city budget and sets the property tax rate in June, no one knows exactly what their individual 
property tax bill will look like. The Assembly has the authority to reduce or increase the mill rate, or keep it 
flat. 

CBJ sent out property assessment notices on March 3, 2023. If you think your property was inaccurately 
assessed, you must file a petition for review by Thursday, April 3, 2023 at 4:30 p.m.  
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Valuation Summary 
 
Sales Data  
Sales data was gathered and considered through a sales validation and verification process. Sales data is 
collected from property owners, appraisals, disclosed sales, and real estate professionals. A sales validation 
criteria and policy was implemented in 2021. See Addendum A for the Sale Validation Policy. 
 
Residential sales utilized for the 2023 analysis range from January 1, 2020 to December 31, 2022. There were a 
total of 1,266 qualified sales of residential properties with confirmed sale prices for the main analysis set. 
 
Sales prices are adjusted for time to reflect market trends throughout the analysis range. Time trended sales 
adjustment are important for accurate valuation as of January 1, 2023 because market changes throughout 
the year can overstate or understate values. An annual time trend of 9.97% was used to trend sales in the 
range of January 1, 2020 to December 31, 2022. 
 
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. 

 
 
 
Approaches to Value & Canvass Cycle 
 
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 residential properties our CAMA system 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 are considered from a visit to the 
property resulting in an RCNLD value (Replacement Cost New Less Depreciation). Site value from our 
land model is specified for the parcel that considers land characteristics, location, and size. Residential 
properties are then segmented into neighborhood groups and compared to qualified sales data in that 
neighborhood. Market trends resulting from the analysis of qualified sales compared to assessed 
values are reviewed and an adjustment is applied to the neighborhood as a whole. 

 
The Assessor’s Office has a 5-year canvass cycle, meaning appraisers from CBJ will physically visit the property, 

take exterior photos, and make any changes needed to building structural elements or land 
characteristics. Appraisers also record listing data including interior photos when available.  
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Analysis and Valuation Overview  
 
The residential market increased in value throughout 2022 with increased sale prices for single family homes, 
attached homes, and residential condos. A table summarizing residential values is below: 
 

 

  

M edi,an Sale Price by Year & Pr,operty Type 
Sale•Y•ear B SFR B Attached Homd .... ,condosG Dup/.W/4G 

2020 429,000 324,900 242, 250 462,000 

2021 479,'900 350,000 2.41,500 500,000 

ion 527,124 383,500 268, 700 595,000 

t 

'% Change in SP ,over Previous Year 
SaleY,eiar B SFR B Attached Hom el .... ,condosG Dup/3J>/4G 

2020 

2021 12% 8% 0% 8% 

2022 10% 10% 11% 19%. 

+ I Definit ions: 

SFR 

Single Family Residences, SFR w/A.pt, Multiple Improvement 

Att.ached Homes 

Zero Lot s .and Town tmmes 

Oondos 
+ 

Dup/3J>/4J> 

Duplexes, Triplexes, 4-Plexs 
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Assessed Values 

 

 

  

T e· ~ 2&22AV-Av 
Single Family Res idence 469,840 
Duplex 495,036 
Triplex 533,250 
4-Plex i64i0 ,i664 
SFR w/Apt 583,824 
Zero Lot 336,, 7,63 
Townhome 36,0,464 
Condo 238,741 
Cabin 117,848 
Mobile Hom e on Land 200,36.0 
Mobile Home in Park 42,989 
Mulbipl e Improvements 1660,002 
Vacant Land 133, 16,7 

900,000 

800,000 

700,000 

600,000 

500,000 

400,000 

300,000 

200,000 

100,000 

0 

... 
541,705 15% 
563,5410 14% 
615,037 15% 
i66,9,752 5% 
6,% ,39·8 191% 
386,,9•81 15% 
415,246 15% 
279,%2 17% 
1191,911 2'% 
22:8 , 7i66 14% 

54,479 27% 
785,9•57 19% 
136,,558 3% 

Assessed Value 

Year-on-¥ear 

■ 2022AV-Avg ■ 2023AV-Avg 

11 II 
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By Location 

All residential types (excluding mobile homes in parks and condos) 

 

 

  

NGHD2 .T '2022AV ' 2023AV %Ch 
AREA_R_NC 390,425 408,550 5% 
Auke Bay 608,884 704,426 16% 
Auke Mountain 476,015 562.761 18% 
Backloop N 523,848 612,423 17% 
Backloop S 435,264 502. 141 15% 
Casey Shattuck 411,343 449,973 9% 
Mobile Home in Park 43,058 54,595 27% 
Central Valley 380,337 436. 197 15% 
Douglas 392,320 455,554 16% 
Eagle Edge 210,359 249,851 19% 
Glacier Spur 515,408 555.747 8% 
Highlands 411,482 496.760 21% 
Juneau Townsite 330,236 396,624 20% 
Lemon Creek 379,459 429,370 13% 
Mendhall Peninsula 428. 145 493,286 15% 
Montana Creek 21,250 22.292 5% 
Bonnie Brae 388.738 433,582 12% 
Bayview 633,287 708,600 12% 
M Douglas 412,932 465,915 13% 
ME Valley 363,081 422. 159 16% 
Out the Road 241,597 285,950 18% 
Pederson Hill 334,502 413. 195 24% 
Park Place 348,508 398. 169 14% 
Pt Louisa 588,662 695.786 18% 
Remote 52,030 52,029 0% 
S Douglas 85,568 86. 129 1% 
SE Valley 421,380 483,017 15% 
Shelter Island 54,994 54,994 0% 
Spuhn Island 196,665 198,019 1% 
S Valley 424,451 497,256 17% 
Taku River 27,940 28,503 2% 
Thane 371.726 439,528 18% 
Tee Harbor 486,542 541,154 11% 
Twin Lakes 427.117 492,293 15% 
Atwater Estates 461,500 506,550 10% 
West Juneau 437,387 511,225 17% 
WValle 454,975 519,952 14% 
Grand Total 369,945 427,029 15% 

800,000 

700,000 

600,000 

500,000 

400,000 

Values 

300,000 ■ '2022AV 

■ ' 2023AV 

200,000 

100,000 

II II II II II 
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Condos 

 

VI VI VI VI VI VI VI VI ... "' w B 
..,, a, .... 0, 

a a a a a a a 
.a .a .a .a .a .a .a a 
a a a a a a a b 

g;, a a a a a a a a 
a a a a a a a a 

ABSC_R_8 

ABTC_R_8 
ADMC_R_8 

ANEC_R_8 

ARAC_R_8 
BLVC_R_8 

BRVC_R_8 
BZMC_R_S 
CANC_R_8 
CATC_R_8 

CBEC_R_8 

CHPC_R_8 
CHTC_R_8 
CLCC_R_8 

CLHC_R_8 
CPVC_R_8 

CRHC_R_8 

CTWD_R_8 
DKSC_R_8 
DLRC_R_8 

EGRC_R_8 
EVGC_R_S 
FREC_R_8 
FRGC_R_8 

GARC_R_8 
GLCC_R_8 

GLVC_R_8 
GL\11/C_R_S 

HL 1C_R_8 

JDAC_R_8 
JMDW_R_8 

LKSC_R_8 

MHRC_R_8 
NRP'C_R_S 

NRWC_R_S 
NSTC_R_8 

PKSC_R_8 
PTGC_R_8 
REPC_R_8 

RVSO_R_8 
SBMC_R_8 

SNST_R_8 

SPBC_R_8 
SPTC_R_8 

SPWF _R_8 

SRCD_R_S 
TBTC_R_S 
TKTC_R_S 

TMTC_R_8 
TWHC_R_S 
VLGC_R_S 

VNTG_R_8 
VPCC_R_8 

VSHC_R_8 

WSRC_R_8 

-■ ■ < 
"' ~ ~ E" ro ro ro "' i i ,. ,. 

g, g, 
:::l :::l 
"' "' 
~ ~ -
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Mobile Homes in Parks 

 

  

TYPE (Multiple Items) ~ 
t NGHD2 Mobile Home in Park .T 

I r-;-NGHD Average of PAV Av,erage of AV %Chg 
CHOM R 11 - 39,1431 52,094 1 33% 
CSPM R 11 - 51 ,555 66,, 101 2:8% 
CVTM R 11 - 34,050 43,463 2:8% 
GLVM R 11 - 39,447 47,558 21% 
KJDZM R 11 - 37,546 51 ,184 36% 
LTLM R 11 - 13,56,3 11 ,938 -12% 
MMBM R 11 - 223,073 253,387 14% 
MTVM R 11 - 12,300 15,700 2:8% 
SPWM R 11 - 54,589 78,792'. 44% 
SWVM R 11 - 32,62'0 38,057 17% 
THMM R 11 - 45,968 58 ,415 27% 
WTSM R 11 I 32,541 I 46,066,I 42% 
1Grand Total 43,11)58; 54,595 27% 

Average of PAV Average of AV 

300,000 

250,000 

200,000 

150,000 
Values 

■ Aver age of I' AV 

100,000 
■ Average of AV 

50,000 

0 II II 11 11 11 •• •• I II II II 
NGHD"' 
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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. 
 
The following charts are from the audit analysis AFTER the calibration adjustments. 
 
These charts show median assessed value to sales (a/s) ratios and median sales prices. On the median ratio 
chart the number above the column is the number of qualified market sales in that group. 
 

 

I,.. I Median AS ,.. I 
Cabin 
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Vacant 
Zero Lots & TownhoLIJse 

1.20 

:l!..02 

1.00 0 .. 96 0.95 o,_94 0.96 0.96 

0.80 

0.60 

0.4!0 

0.20 

0.00 

I 

I 

I 
I 

0.84 

1.02 
0.96 
0.915 
0.914 
0.96 
0.96 
0.84 
0.96_.. 

0.96 
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Comments 
• Building cost increases were applied to the residential building components (approx. 5.8% increase from Q3 

2021 to Q3 2022). 
• After the building cost increases were applied the values were re-analyzed against sales on a neighborhood 

basis. 
• Residential property values increased across the board due to a strong residential market in Juneau. 

 
 
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 as 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 to value were not given significant weight. 
 
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. 
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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 – 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. 

* CITY AND BOROUGH Of 

JUNEAU 
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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 B – 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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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 

 

29

Section D, Item 4.



7 
 

 
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 

 

  

PARCEL SALE DATE ADJ AMOUNT SALE PRICE TRENDED SP ASSESSED VALUE TRENDED AV NBHD ADDRESS PROPTYPE 

482801010021 10/ 01/2021 -300 000 1 650. 000 $1.694,318 1,324,270 0. 7816 AUKE BAY C 11687 GLACIER 20 
482801020080 03/ 30/2022 400. 000 $406,478 350,000 0.8611 AUKE BAY C 12035 GLACIER 17 
482301050060 05/ 02/ 2022 862, 500 $874,793 993 235 1.1354 AUKE MOUNTAIN C 11385 GLACIER 17 
482901020010 06/29/ 2018 1,000. 000 $1,100,234 1,130,664 1.0277 AUKE MOUNTAIN C 10200 MEND LP 31 
1C020K01E240 09/14/2021 29. 500 $30,322 26,500 0.8739 AURORA BASIN C 19 1435 HARBOR 19 
1C020K01E300 06/ 23/ 2020 17. 500 $18,461 26,500 1.4354 AURORA BASIN C 19 1435 HARBOR 19 
1C020K01E300 05/14/2021 29. 000 $30,022 26,500 0.8827 AURORA BASIN C 19 1435 HARBOR 19 
1C020K01F200 05/ 02/ 2022 26. 500 $26,878 26,500 0.9859 AURORA BASIN C 19 1435 HARBOR 19 
1C020K01F310 05/14/2022 34. 000 $34,461 26,500 0. 7690 AURORA BASIN C 19 1435 HARBOR 19 
1C020K01G200 07/ 25/2018 27. 500 $30,211 26,500 0.8772 AURORA BASIN C 19 1435 HARBOR 19 
1C020K01G280 06/ 28/ 2019 25. 000 $26,931 26,500 0.9840 AURORA BASIN C 19 1435 HARBOR 19 
1C020K01G280 05/14/2021 25. 000 $25,881 26,500 1.0239 AURORA BASIN C 19 1435 HARBOR 19 
1C020K01G290 02/ 28/ 2019 25. 000 $27,119 26,500 0.9772 AURORA BASIN C 19 1435 HARBOR 19 
481701102003 03/17/2022 387. 500 $394,073 388,500 0.9859 BEAR DEN YACHT CONDO C 24 2767 SHERWOOD 30 
481601120030 12/14/2021 190. 000 $194,268 128 500 0.6615 BRANDY LANE YACHT C 24 2272BRANDY 30 
481601120150 09/ 15/2022 221.000 $222,389 128,500 0.5778 BRANDYLANEYACHT C24 2270BRANDY 30 
581501010004 04/ 30/ 2021 440. 000 $455,872 295 850 0.6490 BU ILDERS PLAZA C 24 1880CREST 24 
1C030J050010 10/07/2022 754. 900 $758,675 672,739 0.8867 CASEY SHATTUCK C 1600 GLACIER 22 
582501560190 09/ 01/2022 975. 000 $981,923 959 510 0.9772 CENTRAL VALLEY C 8824 GLENDALE 18 
2D040T030060 06/24/2021 900.000 $929,495 907,517 0.9764 DOUGLAS C 9073RD 18 
2D040T230020 03/ 30/ 2018 780. 000 $862,724 900 690 1.0440 DOUGLAS C 13104TH 18 
2D0508030171 03/10/2022 935.000 $951,245 802,843 0.8440 DOUGLAS C 2215 GRT WSTRN 18 
1C060K010031 10/ 09/ 2020 20 000. 000 $20,966,856 7,005,123 0.3341 DOWNTOWN C EGAN 17 
1C060K660110 10/30/2020 1,400. 000 $1,465,893 1,298,185 0.8856 DOWNTOWN C 711 WILLOUGHBY 18 
1C060K700011 06/16/ 2021 680. 000 $702,611 753 923 1.0730 DOWNTOWN C 612 WILLOUGHBY 21 
1C060K700020 06/10/2021 430.000 $444,453 325,709 0.7328 DOWNTOWN C 607 SEVENTH 21 
1C070A030070 02/ 25/ 2021 , 1,800. 000 $1,871,866 1,933,181 1.0328 DOWNTOWN C 134 FRANKLIN 20 
1C070A040020 01/05/2021 285.000 $297,257 377,334 1.2694 DOWNTOWN C 224 SECOND 17 
1C070A050060 11/24/2021 , 1,250. 000 $1,279,561 2,420,143 1.8914 DOWNTOWN C 234 SEWARD 20 
1C070A130012 04/28/2022 171.000 $173,477 170,508 0.9829 DOWNTOWN C 139 FRANKLIN 24 
1C070BOJ0020 11/02/ 2018 510. 600 $557,689 635 491 1.1395 DOWNTOWN C 195 FRANKLIN 20 
1C070BON0011 07/01/2019 -100,000 2,200. 000 $2,369,538 2,016,260 0.8509 DOWNTOWN C 259 FRANKLIN 20 
1C070K810010 09/17/ 2021 1,850. 000 $1,901,233 2,264,240 1.1909 DOWNTOWN C 225 FRONT 21 
5815011102EO 08/ 15/2022 327. 000 $329,647 227,766 0.6909 JORDAN CREEK C 24 2205 JORDAN 21 
5815011103AO 04/ 02/ 2019 370. 000 $400,599 341 836 0.8533 JORDAN CREEK C 24 2207 JORDAN 21 
5815011107EO 12/07/2020 340. 000 $355,219 234,498 0.6602 JORDAN CREEK C 24 2221JORDAN 21 
581501110980 03/11/2022 370. 000 $376,407 230 384 0.6121 JORDAN CREEK C 24 2231JORDAN 21 
5815011120DO 08/ 31/2021 318. 000 $327,129 166,430 0.5088 JORDAN CREEK C 24 2215 JORDAN 21 
5815011121EO 05/11/2021 325. 000 $336,509 227 766 0.6769 JORDAN CREEK C 24 2211JORDAN 21 
1C070A130011 12/ 30/2021 1,350. 000 $1,379,043 1,244,560 0.9025 JUNEAU TOWNSITE C 127 FRANKLIN 17 
581201020041 01/15/ 2019 1,780. 000 $1,935,831 1,570,009 0.8110 LEMON CREEK C 5433 SHAUNE 30 
581201020140 02/11/2022 675. 000 $687,804 745,702 1.0842 LEMON CREEK C 5438 SHAUNE 30 
581201260020 07/ 30/ 2021 410. 000 $422,554 486,002 1.1502 LEMON CREEK C 1995 LEMON CREEK 18 
581201300110 12/ 24/2019 225. 000 $239,878 291,437 1.2149 LEMON CREEK C 1783ANKA 17 
581201300110 09/ 24/2020 300. 000 $314,777 291,437 0.9259 LEMON CREEK C 1783ANKA 17 
581201300180 05/ 05/2021 419. 076 $434,067 453,130 1.0439 LEMON CREEK C 1727 ANKA 17 

581201390031 04/ 06/ 2022 ~ .ooo $1,107,203 1,107,100 0.9999 LEMON CREEK C 5436 COMMERCIAL 24 
581201410060 02/ 05/2021 371.000 $386,260 321,116 0.8313 LEMON CREEK C 5334 COMMERCIAL 17 
581401010010 03/ 24/2022 ~ .ooo $1,931,443 1,253,164 0.6488 LEMON CREEK C 7400 GLACIER 17 
481701020020 11/17/2020 650. 000 $679,883 570,549 0.8392 MENDE PENINSULA C 10011 GLACIER 20 
481701020041 04/ 05/ 2019 2,100. 000 $2,273,274 2,428,374 1.0682 MENDE PENINSULA C 10002 GLACIER 21 
481701080020 02/13/2020 800. 000 $850,381 599,471 0. 7049 MENDE PENINSULA C 10012 CRAZV HORSE 24 
481701090056 02/ 28/2020 1,567. 000 $1,664,234 1,039,411 0.6246 MENDE PENINSULA C 10009 CRAZV HORSE 17 
481701100021 05/ 25/2022 1,750. 000 $1,772,575 2,912,698 1.6432 MENDE PENINSULA C 2760 SHERWOOD 21 
481701104000 01/15/ 2021 ~ .ooo $1,407,241 1,304,953 0.9273 MENDE PENINSULA C 2771 SHERWOOD 20 
582401610150 01/04/2019 672. 000 $731,297 563,638 0. 7707 NORTHEAST VALLEY C 4045 DELTA 18 
481601080020 06/ 07/ 2022 45. 000 $45,546 37,500 0.8233 p & J BUSINESS C 24 2278 INDUSTRIAL 30 
481601080070 03/ 05/2018 73. 000 $80,859 37,500 0.4638 p & J BUSINESS C 24 2278 INDUSTRIAL 30 
581601140043 07/16/ 2019 145. 000 $156,038 179 511 1.1504 PROFESSIONAL PLAZA C 24 9309 GLACIER 21 
581601140047 08/19/ 2021 160. 000 $164,708 136,952 0.8315 PROFESS IONAL PLAZA C 24 9309 GLACIER 21 
581601140070 08/21/2018 240.100 $263,355 327 381 1.2431 PROFESSIONAL PLAZA C 24 9309 GLACIER 21 
581601140092 10/22/ 2021 499. 900 $512,702 606,373 1.1827 PROFESS IONAL PLAZA C 24 9309 GLACIER 21 
3R0401010050 05/18/ 2018 270. 000 $297,788 110 100 0.3697 REMOTE C 15 
481601050010 02/09/ 2021 160. 000 $166,543 117,400 0.7049 RIVERV IEW YACHT C24 2274 INDUSTRIAL 30 
481601050160 07/ 30/ 2019 115. 000 $123,654 89,500 0.7238 RIVERVIEW YACHT C24 2276 INDUSTRIAL 30 
481601070140 05/07/2021 135. 000 $139,813 89,500 0.6401 RIVERV IEW YACHT C 24 2276 INDUSTRIAL 30 
1C110K120051 03/10/ 2020 612. 788 $650,397 717 408 1.1030 ROCK DUMP C EASTAUGH 17 
1C110K120120 10/02/ 2019 378. 818 $405,816 339,412 0.8364 ROCK DUMP C Mill 17 
1C110K120140 03/10/ 2020 378. 818 $402,068 339 412 0.8442 ROCK DUMP C Mill 17 
1C110K120150 04/01/2019 597. 938 $647,425 535,724 0.8275 ROCK DUMP C Mill 17 
481701090218 12/ 04/2020 155. 000 $161,966 156 700 0.9675 SAFE HARBOR C 24 10011 CRAZV HORSE 24 
481701090220 02/10/2022 250. 000 $254,757 232,500 0.9126 SAFE HARBOR C 24 10011 CRAZV HORSE 30 
481701090229 05/18/2021 175. 000 $181,123 191 700 1.0584 SAFE HARBOR C 24 10011 CRAZV HORSE 30 
581201060260 11/23/2020 486.000 $508,167 290,758 0.5722 SEAGULLS EDGE C 24 5719 CONCRETE 21 
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581201060280 06/10/2021 470. 000 $485,797 290 758 0.5985 SEAG Ul lS EDGE C 24 5723 CONCRETE 21 
1C070A050001 12/09/ 2020 225. 000 $235,044 227,200 0.9666 SOMMERS ON SEWARD C 24 230SEWARD 20 
1C070A050002 06/10/2022 205. 000 $207,452 218 600 1.0537 SOMMERS ON SEWARD C 24 228SEWARD 20 
1C070A050003 06/17/2021 210. 000 $216,970 211,400 0.9743 SOMMERS ON SEWARD C 24 224SEWARD 20 
581401050030 04/29/ 2022 , 1.229. 764 $1,247,508 1,040,546 0.8341 SOUTH VALLEY C HONS INGER 17 
581401050050 12/03/2021 972. 000 $994,467 847,714 0.8524 SOUTH VALLEY C HONSINGER 17 
581401050090 04/ 16/2021 958. 276 $993,650 847 714 0.8531 SOUTH VALLEY C HONS INGER 17 
581401050100 12/ 22/ 2020 479.138 $500,150 423,776 0.8473 SOUTH VALLEY C 7845 HONSINGER 17 
581501010014 08/26/ 2022 ~ .ooo $3,254,068 4,030,118 1.2385 SOUTH VALLEY C 8390 AIRPORT 21 
581501010120 08/13/2020 500. 000 $525,907 559,142 1.0632 SOUTH VALLEY C 8371 OLD DAIRY 20 
581501040020 11/16/2018 900. 000 $982,203 790 572 0.8049 SOUTH VALLEY C 8855 MALLARD 24 
581501040030 11/16/2018 750. 000 $818,503 905,612 1.1064 SOUTH VALLEY C 8825 MALLARD 20 
581501050040 05/ 03/ 2021 , 1.300. 000 $1,346,660 1,298,412 0.9642 SOUTH VALLEY C 8717 MALLARD 30 
581501090051 05/16/2022 1,850. 000 $1,874,844 2,768,877 1.4769 SOUTH VALLEY C 1720 CREST 20 
581601000023 02/15/2018 968. 750 $1,074,168 920 532 0.8570 SOUTH VALLEY C 9151 GLACIER 20 
581601010021 02/11/2022 650. 000 $662,330 859,715 1.2980 SOUTH VALLEY C 9040 GLACIER 21 
581601010220 03/ 25/ 2022 530. 000 $538,740 472159 0.8764 SOUTH VALLEY C 9110 GLACIER 21 
581601020160 09/30/2022 2,400. 000 $2,412,980 2,323,606 0.9630 SOUTH VALLEY C 9310 GLACIER 18 
581601020170 09/ 30/ 2022 , 5 ,250. 000 $5,278,394 5 ,347,182 1.0130 SOUTH VALLEY C 9320 GLACIER 24 
780901030031 06/25/2020 9,744. 050 $10,278,099 8,845,350 0.8606 TWIN LAKES C 3100 CHANNEL 21 
780901040090 07/ 26/ 2022 , 3,500. 000 $3,532,425 1,602,295 0.4536 TWIN LAKES C 3241 HOSP IT Al 30 
780901040110 06/11/2021 3,100. 000 $3,204,010 2,156,275 0.6730 TWIN LAKES C 3225 HOSPIT Al 22 
581601430016 06/15/2022 500. 000 $505,834 571,764 1.1303 WEST VALLEY C RIVERSIDE lZ 
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Addendum B – Non Qualified Sales 

 

 

 

PARCEL SALE DATE SALE PRICE ADJ AMOUNT QUAUFICATION QUAL REASON ASSESSED VALUE NBHD ADDRESS PROP TYPE 

482301050040 01/ 08/ 2018 unverified Exempt Grantee AUKE BAY C 11305 GLACIER '24 

482301050043 09/ 18/ 2020 rejected Exempt Grant ee 0 AUKE BAY C '24 

482801020051 03/ 07/ 2019 not qualified 162,400 AUKE BAY C 11975 GLACIER '17 

482801030091 06/ 26/ 2018 not qualif ied 1,782,162 AUKE MOUNTAIN C 11798 GLACIER '20 

482801031000 12/15/2022 not qualified 327,927 AUKE MOUNTAIN C 12410 MENDENHALL Lp '11 

482801050030 03/ 26/ 2019 115,000 rejected Improvement Changed After Sale 900,694 AUKE MOUNTAIN C 3845 LEE '13 

1C020K01E200 10/ 01/2020 not qualified 26,500 AURORA BASIN C 19 1435 HARBOR '19 

1C020K01F260 10/ 04/ 2020 5,000 rej ected Dam aged As-ls Property Sale 10,200 AURORA BASIN C 19 1435 HARBOR '19 

1C020K01F270 07/ 15/2021 8,000 rejected Dam aged As-ls Property Sale 10, 200 AURORA BASIN C 19 1435 HARBOR '19 

1C020K01F300 06/ 30/ 2022 no dat a 26,500 AURORA BASIN C 19 1435 HARBOR '19 

1C0201<01F310 09/<Yl/2020 rejected Seller/Buyer Relat ed 26,500 AURORA BASIN C 19 1'135 HARBOR '19 

1C020K01G260 04/ 04/ 2022 no data 26,500 AURORA BASIN C 19 1435 HARBOR '19 

1C020K01G290 05/22/ 2018 not qualified 26,500 AURORA BASIN C 19 1435 HARBOR '19 

1C020K01G290 07/ 23/ 2020 rej ected Inherit ance or Will 26,500 AURORA BASIN C 19 1435 HARBOR '19 

481701102002 03/ 17/ 2022 no data 258,500 BEAR OEN YACHT CONDO 2767 SHERWOOD '30 

581501010001 08/ 07/ 2020 700,000 rej ected Multiple Parcel Sale 295,850 BUILDERS PLAZA C 24 1880CREST '21 

581501010001 02/24/2021 no dat a 295,850 BUILDERS PLAZA C 24 1880CREST '21 

581501010002 02/ 24/ 2021 no dat a 295,850 BUILDERS PLAZA C 24 1880CREST '24 

581501010005 08/ 07/2020 700,000 rej ected Multiple Parcel Sale 469,400 BUILDERS PLAZA C 24 1880CREST '24 

581501010005 02/24/ 2021 no dat a 469,400 BUILDERS PLAZA C 24 1880CREST '24 

581601380020 05/ 03/2019 unverified Multiple Parcel Sale 963,835 CENTRAL VALLEY C MENDENHALL MALL '11 

581601380035 03/ 19/ 2021 1,190,000 rejected Exempt Grantee 0 CENTRAL VALLEY C 9114 MENDENHALL MALL '24 

582101030002 12/ 22/2021 rej ected Gift 1,720,284 CENTRAL VALLEY C 3221 MENDENHALL LOOP '24 

582101320030 12/19/ 2019 1,000,000 rej ected Improvement Changed After Sale 2,689,968 CENTRAL VALLEY C 9090CINEMA 40 
582501560180 04/ 01/2019 not qualified 1,050,073 CENTRAL VALLEY C 8811 GLENDALE '18 

582501560180 05/ 31/ 2022 no dat a 1,050,073 CENTRAL VALLEY C 8811 GLENDALE '13 

2D04020A0140 02/ 10/ 2021 1, 600,000 rej ected Mult iple Parcel Sale 756,630 DOUGLAS C 1508 3RD '13 

2D04020D0020 02/ 10/ 2021 1,600,000 rej ected Multiple Parcel Sale 856,119 DOUGLAS C 1506 2ND '13 

2D0402000030 02/10/2021 1,600,000 rejected Multiple Parcel Sale 867,580 DOUGLAS C 1510 2ND '13 

2D040T080060 03/ 01/ 2021 rejected Multiple Parcel Sale 601, 200 DOUGLAS C 1017 3RD '20 

2D040T080071 03/ 01/2021 unverified 109,958 DOUGLAS C 3RD '17 

2D040T140022 12/ 30/ 2021 175,000 rej ected Dam aged As-ls Property Sale 452,634 DOUGLAS C 1112 3RD '13 

2D040T200040 07/ 06/2020 not qualified 61,952 DOUGLAS C 5TH '11 

2D050K010050 01/ 11/ 2018 rej ected Seller/ Buyer Relat ed 0 DOUGLAS C DOUGLAS '25 

2D040T200060 11/ 08/2021 666,000 rejected Multiple Parcel Sale 93,000 DOUGLAS V G '15 

1C060K010031 08/ 23/ 2022 rej ected Gi ft 7,005,123 DOWNTOWN C EGAN '17 

1C060K510040 02/14/2022 661,000 rej ected Multiple Parcel Sale 756,614 DOWNTOWN C lOOOHARBOR '21 

1C060K660090 09/ 06/ 2019 11,250,000 unverified Personal Property Included In Sale 13,659,934 DOWNTOWN C 601 WILLOUGHBY '20 

1C060K660110 11/ 18/ 2022 no dat a 1, 298,185 DOWNTOWN C 711 WILLOUGHBY '18 

1C060K680010 12/03/ 2021 15,044,000 unverified Multiple Parcel Sale 7,069,900 DOWNTOWN C 410 WILLOUGHBY '21 

1C060K680020 12/03/2021 15,044,000 rej ected Multiple Parcel Sale 998,170 DOWNTOWN C 400 WILLOUGHBY '21 

1C060K680030 12/03/ 2021 15,044,000 rejected Multiple Parcel Sale 3,383,020 DOWNTOWN C 400 WILLOUGHBY '21 

1C060K680150 09/ 21/2018 450,000 rej ected Exempt Grantee 0 DOWNTOWN C 450 WHITTIER '21 

1C060U050022 07/ 20/ 2018 1,741,000 rej ected Multiple Parcel Sale 1,497,846 DOWNTOWN C 1108F '21 

1C070A030020 03/ 23/2021 1,450,000 rej ected Improvement Changed After Sale 1,889,101 DOWNTOWN C 214FRONT '20 

1C070A030050 07/ 31/ 2020 not qualified 1,422,440 DOWNTOWN C 108FRANKLIN '21 

1C070A090060 04/01/2019 unverified 0 DOWNTOWN C 211FOURTH '21 

1C070A090060 08/ 20/ 2021 1, 250,000 not qualif ied Non-Typical Terms 0 DOWNTOWNC 211 FOURTH '21 

1C070A090060 08/ 20/2021 rej ected Gi ft 0 DOWNTOWN C 211 FOURTH '21 

1C070I020120 12/18/ 2018 not qualified 1,624,106 DOWNTOWN C 439 FRANKLIN '20 

1C070I020130 06/ 17/2019 not qualified 828,011 DOWNTOWN C 431FRANKLIN '20 

1C070K780012 09/ 18/ 2020 rej ected Seller/ Buyer Related 2,670,606 DOWNTOWN C 105 MUNICIPAL '21 

1C070K810040 03/ 08/2018 not qualified 1,464,000 DOWNTOWN C 241 FRONT '20 

1C070K810050 02/05/ 2020 rejected Seller/ Buyer Related 432,936 DOWNTOWN C 249 FRONT '20 

1C070K810090 12/ 31/2019 1,600,000 rej ected Multiple Parcel Sale 1,123,065 DOWNTOWN C 170FRANKLIN '20 

1C070K810090 03/ 23/ 2021 rej ected Partial Interest 1,123,065 DOWNTOWN C 170FRANKLIN '20 

1C070K830023 06/ 19/2019 rej ected Plottage 0 DOWNTOWN C 388FRANKLIN '11 

1C070K830040 03/ 13/ 2018 4,150,000 rej ected Improvement Changed After Sale 5,203,805 DOWNTOWN C 406FRANKLIN '20 

1C100I070020 01/ 09/2018 307,000 rej ected Multiple Parcel Sale 58,653 DOWNTOW N C FRANKLIN '17 

1C100I070030 01/ 09/ 2018 307,000 rej ected Multiple Parcel Sale 62,004 DOWNTOWN C FRANKLIN '11 

1C100I070040 01/09/2018 307,000 rej ected Multiple Parcel Sale 63, 214 DOWNTOWN C FRANKLIN '17 

1C100I070050 01/ 09/ 2018 307,000 rejected Multiple Parcel Sale 41,988 DOWNTOWN C 549 FRANKLIN '17 

1C100K830050 10/ 21/2020 rej ected Exempt Grantee 0 DOWNTOW N C FRANKLIN '17 

5815011117AO 09/ 01/ 2020 not qualif ied 409,156 JORDAN CREEK C 24 2227 JORDAN '21 

1C060K710010 07/16/ 2021 220,000 rej ected Dam aged As-ls Property Sale 315,143 JUNEAU TOWNSITE C 436 WILLOUGHBY '18 

1C070A130011 04/ 28/ 2020 rejected Seller/ Buyer Relat ed 1, 244,560 JUNEAU TOWNSITE C 127FRANKLIN '17 

481601130050 04/08/ 2021 no dat a 128,500 LEEWARD YACHT C 24 2280BRANDY '30 

481601130100 07/ 02/2018 not qualif ied 128,500 LEEWARD YACHT C 24 2280BRANDY '30 

481601130310 02/10/2021 rej ected Seller/ Buyer Relat ed 128,500 LEEWARD YACHT C 24 22868RANDY '30 

581201000060 10/ 04/ 2019 2, 205,832 105,832 rej ected Improvement Changed After Sale 2, 263, 209 LEMON CREEK C 5245 GLACIER '20 

581201010010 09/ 03/2019 1,070,000 rej ected Mult iple Parcel Sale 1,456,377 LEMON CREEK C 1610ANKA '21 

581201010030 09/ 03/ 2019 1,070,000 rej ected Multiple Parcel Sale 431,560 LEMON CREEK C JENKINS '11 
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581201020100 08/02/2019 500,000 rej ected 807,223 LEMON CREEK C 5452SHAUNE '30 

581201020211 04/ 15/ 2022 no data 1,182,075 LEMON CREEK C 5338SHAUNE '24 

581201040051 09/30/ 2021 4,000,000 rej ected Multiple Parcel Sale 926,372 LEMON CREEK C 1725ANKA '17 

581201040052 09/ 30/ 2021 4,000,000 rej ected Multiple Parcel Sale 4,746,998 LEMON CREEK C 1721ANKA '30 

581201060112 06/10/2022 no data 758,543 LEMON CREEK C 5763 GLACIER '24 

581201060160 09/ 24/ 2020 2,450,000 rej ected Multiple Parcel Sale 380,360 LEMON CREEK C 5740 CONCRETE '17 

581201060171 09/ 24/2020 2,450,000 rej ected Multiple Parcel Sale 1, 298,863 LEMON CREEK C 5750 CONCRETE '30 

581201300170 10/ 05/ 2020 489,636 unverified 617,689 LEMON CREEK C 1735ANKA '24 

581201330050 08/28/2020 not qualified 401,287 LEMON CREEK C 1845ANKA '24 

581201330100 10/ 15/ 2021 155,000 rej ected Multiple Parcel Sale 88,388 LEMON CREEK C ANKA '17 

581201330110 10/ 15/ 2021 155,000 rej ected Multiple Parcel Sale 85,955 LEMON CREEK C 1941ANKA '17 

581201330121 12/ 16/ 2019 not qualified 393,069 LEMON CREEK C 1961ANKA '20 

581201410030 05/ 16/2018 rej ected Plottage 1,686,995 LEMON CREEK C 5360 COMMERCIAL '24 

581201410050 05/ 16/ 2018 rej ected Plottage 321,116 LEMON CREEK C 5346 COMMERCIAL '17 

581201450050 01/29/2018 no dat a Personal Property Included In Sale 672,181 LEMON CREEK C 54108ENT '24 

581301070020 08/ 06/ 2020 unverified 953,022 LEMON CREEK C 6205ALAWAY '21 

581301070032 12/07/2022 4,500,000 rej ected Partial Interest 11,852,816 LEMON CREEK C 6525 GLACIER '20 

481601140010 12/04/ 2018 0 no data Multiple Parcel Sale 122,000 MARINER YACHT C 24 22908RANDY '19 

481601140020 12/04/2018 0 not qualified Multiple Parcel Sale 122,000 MARINER YACHT C 24 22908RANDY '19 

481601140030 08/ 17/ 2018 not qualified 122,000 MARINER YACHT C 24 229D BRANDY '19 

481601140160 12/ 23/2019 not qualified 122,000 MARINER YACHT C 24 22908RANOY '19 

481601010072 01/ 03/ 2018 not qualif ied Multiple Parcel Sale 119,851 MENDE PENINSULA C BRANDY '17 

481701040100 09/ 16/2020 rejected Seller/ Buyer Related 482,377 MENDE PENINSULA C 10011 BENTWOOD '24 

481701050170 05/ 03/ 2019 rejected Involunt ary Foreclosure/ Other 368,743 MENDE PENINSULA C 10008 CAMDEN '24 

481701050170 06/ 22/2020 not qualif ied 368,743 MENDE PENINSULA C 10008 CAMDEN '24 

481701060020 11/ 27/2019 not qualif ied 392,258 MENDE PENINSULA C 10005 CAMDEN '24 

481701070051 12/28/ 2020 not qualified 267,380 MENDE PENINSULA C 10015 DAWSON '24 

481701090052 03/ 01/ 2018 937,500 rej ected Multiple Parcel Sale 175,965 MENDE PENINSULA C 10007 CRAZV HORSE '17 

481701090053 03/01/2018 937,500 rej ected Multiple Parcel Sale 684,074 MENDE PENINSULA C 10009 CRAZV HORSE '24 

481701100070 09/ 04/ 2020 rej ected Seller/ Buyer Related 146,772 MENDE PENINSULA C CURTIS '17 

481701100147 03/ 31/2020 unverified 761,689 MENDE PENINSULA C SHERWOOD '24 

481701100147 03/ 24/ 2021 1,126,272 rejected Multiple Parcel Sale 761,689 MENDE PENINSULA C SHERWOOD '24 

481701100148 03/ 31/2020 unverified 246,027 MENDE PENINSULA C SHERWOOD '17 

481701100148 03/ 24/ 2021 1,126,272 rej ected Multiple Parcel Sale 246,027 MENDE PENINSULA C SHERWOOD '17 

481701100180 06/02/2022 no dat a 386,312 MENDE PENINSULA C 10187 JENSINE '17 

481701100200 06/ 11/ 2021 240,000 rejected Improvement Changed A tter Sale 198,832 MENDE PENINSULA C 10155 JENSINE '30 
-- ---

481701104000 12/31/2019 rej ected Seller/ Buyer Related 1,304,953 MENDE PENINSULA C 2771 SHERWOOD 
,--
20 

481701130010 10/ 28/ 2022 2,325,000 unverified Exempt Grantee 2,322,146 MENDE PENINSULA C 10301 GLACIER '22 

600701040000 12/28/ 2021 700,000 rejected Multiple Parcel Sale 409,100 MOBILE HOME PARKS C 5050 DOUGLAS '31 

600701060000 12/ 28/ 2021 700,000 rej ected Multiple Parcel Sale 535,800 MOBILE HOME PARKS C 5060 DOUGLAS '31 

600701060001 12/28/2021 700,000 rej ected Multiple Parcel Sale 0 NORTH DOUGLAS C DOUGLAS '38 

600801060020 02/23/2018 not qualified 2,000, 273 NORTH DOUGLAS C 6924 DOUGLAS '24 

481601080010 07/14/ 2020 rejected Inherit ance or Will 37,500 P & J BUSINESS C 24 2278 INDUSTRIAL '30 

481601080070 09/ 27/ 2019 not qualified 37,500 P & J BUSINESS C 24 2278 INOUSTRIAL '30 

481601080080 09/ 27/2019 not qualif ied 37,500 P & J BUSINESS C 24 2278 INDUSTRIAL '30 

481601090030 10/ 29/ 2018 256,688 rej ected Multiple Parcel Sale 24,327 P & J BUSINESS C 24 CRAZVHORSE '17 

481601090040 10/29/ 2018 256,688 rej ected Multiple Parcel Sale 381,874 P & J BUSINESS C 24 CRAZVHORSE '30 

481601090050 10/ 29/ 2018 256,688 rej ected Multiple Parcel Sale 31,164 P & J BUSINESS C 24 CRAZVHORSE '17 

1C060K510041 02/14/2022 661,000 rej ected Multiple Parcel Sale 0 POSESSORY INTEREST lOOOHARBOR '38 

1C070K830041 03/ 13/ 2018 4,150,000 rej ected Mult iple Parcel Sale 272,700 POSESSORY INTEREST 406FRANKLIN '17 

381501020100 09/01/2021 unverified 41,200 POSESSORY INTEREST 1641 CREST '24 

381501040120 11/ 30/ 2018 168,750 not qualified 164,000 POSESSORY INTEREST 1544CREST '24 

581601140043 11/ 16/2021 165,000 rej ected Seller/ Buyer Relat ed 179,511 PROFESSIONAL PLAZA 9309 GLACIER '21 

581601140110 01/ 31/ 2020 unverified 1,262,831 PROFESSIONAL PLAZA 9309 GLACIER '21 

481601050020 12/13/2019 not qualified 117,400 RIVERVIEWYACHTC24 2274 INDUSTRIAL '30 

481601050030 06/ 19/ 2018 not qualified 117,400 RIVERVIEW YACHT C 24 2274 INDUSTRIAL '30 

481601050040 09/ 06/2022 no data 117,400 RIVERVIEW YACHT C 24 2274 INOUSTRIAL '30 

481601060030 06/ 05/ 2020 not qualif ied 117,400 RIVERVIEW YACHT C 24 2274 INDUSTRIAL '30 

481601060030 07/23/ 2020 rej ected Seller/ Buyer Relat ed 117,400 RIVERVIEW YACHT C 24 2274 INDUSTRIAL '30 

481601060050 07/ 31/ 2019 not qualified Multiple Parcel Sale 117,400 RIVERVIEW YACHT C 24 2274 INDUSTRIAL '30 

481601060060 07/ 31/2019 not qualified Multiple Parcel Sale 117,400 RIVERVIEW YACHT C 24 2274 INOUSTRIAL '30 

481601070040 06/ 21/ 2018 not qualif ied 89,500 RIVERVIEWYACHTC 24 2276 INDUSTRIAL '30 

1C110K000021 03/ 01/2021 no dat a Multiple Parcel Sale 3,658,437 ROCK DUMP C JACOBSEN '30 

1C110K000023 03/ 01/ 2021 no data Multiple Parcel Sale 11,095,656 ROCK DUMP C 1076 JACOBSEN '30 

1C110K120052 03/ 06/2020 unverified 575,050 ROCK DUMP C EASTAUGH '17 

1C110K120060 02/03/ 2020 rej ected Seller/ Buyer Related 1,095,900 ROCK DUMP C 1310 EASTAUGH '30 

1C110Kl20130 10/25/ 2019 378,818 rejected Improvement Changed After Sale 1,135, 283 ROCK DUMP C 190MILL '30 

481701090208 05/ 02/ 2019 not qualified 156,400 SAFE HARBOR C 24 10011 CRAZV HORSE '30 

481701090213 04/ 29/2019 not qualif ied 156,400 SAFE HARBOR C 24 10011 CRAZV HORSE '30 
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481701090225 07/27/2018 rejected Seller/Buyer Relat ed 161,900 SAFE HARBOR C 24 10011 CRAlY HORSE '30 

481701090227 07/27/2018 rejected Seller/Buyer Related 186,200 SAFE HARBOR C 24 10011 CRAlY HORSE '30 

481701090228 07/27/ 2018 rejected 186,200 SAFE HARBOR C 24 10011 CRAlY HORSE '30 

381501010110 03/01/2018 not qualified 167,693 SOUTH VALLEY C 1741 CREST '24 

381501020130 10/01/2019 not qualif ied 56,546 SOUTH VALLEY C 1625 CREST '24 

381601050020 08/01/2022 no data 317,439 SOUTH VALLEY C 1901 RENSHAW '24 

381601050050 07/21/2022 no dat a 438,425 SOUTH VALLEY C 1900 RANDAL ALLISON '24 

381601070010 09/17/2019 not qualified 58,924 SOUTH VALLEY C 1836KILO TAXIWAY '24 

381601070070 07/01/2020 unverified 49,842 SOUTH VALLEY C 1844KILO TAXIWAY '24 

581401050010 11/03/2020 2,009,000 rej ected Improvement Changed After Sale 2,825,017 SOUTH VALLEY C 7900 HONSINGER '20 

581401050020 10/31/2022 unverified 1,012,165 SOUTH VALLEY C 7880 HONSINGER '17 

581401050040 11/16/ 2021 not qualified 423,776 SOUTH VALLEY C HONSINGER '17 

581401050110 09/20/2022 unverified 424,587 SOUTH VALLEY C HONSINGER '17 

581501010030 08/01/2019 3,085,000 rej ected Seller/Buyer Related 3,721,976 SOUTH VALLEY C 8420 AIRPORT '21 

581501010051 08/03/2018 unverified Multiple Parcel Sale 826,793 SOUTH VALLEY C 8525 OLD DAIRY '17 

581501010060 08/03/2018 rejected Multiple Parcel Sale 391,880 SOUTH VALLEY C 8525 OLD DAIRY '24 

581501010070 08/03/2018 not qualified Multiple Parcel Sale 2,034,060 SOUTH VALLEY C 8525 OLD DAIRY '20 

581501020070 12/19/2019 535,200 rej ected Multiple Parcel Sale 161,531 SOUTH VALLEY C AIRPORT '17 

581501020080 12/19/2019 535,200 rejected Multiple Parcel Sale 161,855 SOUTH VALLEY C AIRPORT '17 

581501020090 12/19/2019 535, 200 rejected Multiple Parcel Sale 162,180 SOUTH VALLEY C AIRPORT '17 

581501020100 12/19/2019 535,200 rejected Multiple Parcel Sale 162,504 SOUTH VALLEY C AIRPORT '17 

581501020110 12/19/2019 535,200 rej ected Multiple Parcel Sale 162,990 SOUTH VALLEY C AIRPORT '17 

581501030011 10/31/2022 no dat a 0 SOUTH VALLEY C 207S JORDAN '21 

581501030020 01/18/2022 rejected Seller/Buyer Relat ed 1,063,684 SOUTH VALLEY C 2055JORDAN '20 

581501060030 12/19/2019 800,000 rejected Multiple Parcel Sale 147,908 SOUTH VALLEY C TEAL '17 

581501070090 05/19/2021 no data Multiple Parcel Sale 155,692 SOUTH VALLEY C TEAL '17 

581501070100 01/13/2020 no dat a Multiple Parcel Sale 884,475 SOUTH VALLEY C 1850CREST '20 

581501100011 10/31/2018 not qualified Involuntary Foreclosure/ Other 10,999,317 SOUTH VALLEY C 8745 GLACIER '20 

581501100012 10/31/2018 not qualified Involuntary Foreclosure/ Other 1,703,448 SOUTH VALLEY C 2092JORDAN '20 

581501100013 10/31/2018 rejected Involuntary Foreclosure/ Other 4,422,191 SOUTH VALLEY C 2094JORDAN '20 

581501100014 10/31/2018 rejected Involuntary Foreclosure/ Other 587,793 SOUTH VALLEY C 8777 GLACIER '20 

581501100015 10/31/2018 rejected Involuntary Foreclosure/ Other 1,165,368 SOUTH VALLEY C 8757 GLACIER '20 

581601010011 10/04/2022 no data 1,230,404 SOUTH VALLEY C 9000 GLACIER '21 

581601020110 12/31/2018 rejected Seller/Buyer Related 1,221,352 SOUTH VALLEY C 9190 GLACIER '24 

581601020230 10/19/2018 350,000 rejected Damaged As-ls Property Sale 0 SOUTH VALLEY C 9290 HURLOCK '24 

581601020230 03/12/2021 rejected Seller/Buyer Relat ed 0 SOUTH VALLEY C 9290 HURLOCK '24 

581601210010 05/13/2019 385,000 rejected Cash Sale Below Mkt 911,504 SOUTH VALLEY C 2010 RADCLIFFE '24 

780901010040 10/10/2019 not qualified 2,885,704 TWIN LAKES C 2631 CHANNEL '24 

780901010051 03/20/ 2020 not qualified 535,903 TWIN LAKES C 2681 CHANNEL '33 

780901020030 09/03/2020 200,000 rej ected Exempt Grantee 0 TWIN LAKES C EGAN '17 

1D050L020141 06/06/2018 not qualif ied 0 WEST JUNEAU C 3010 DOUGLAS '33 

1D060L030011 11/13/2020 400,000 rejected Multiple Parcel Sale 342,955 WEST JUNEAU C 201 CORDOVA '26 

581601420020 12/20/2018 rejected Seller/Buyer Relat ed 466,082 WEST VALLEY C VINTAGE '17 

581601420020 09/16/2022 300,000 unverified 466,082 WEST VALLEY C VINTAGE '17 

581601420040 12/20/2018 rejected Inter-Corporate 341,638 WEST VALLEY C CLINTON '17 

581601430017 12/20/2018 rej ected Inter-Corporat e 7,924,560 WEST VALLEY C 3051 VINTAGE '22 

581601430017 09/28/2021 2,037,376 rejected Improvement Changed After Sale 7,924,560 WEST VALLEY C 3051 VINTAGE '22 

581601430023 11/21/2018 not qualified 17,992,734 WEST VALLEY C 3033 VINTAGE '20 

581601430024 08/31/2018 unverified 1,536,601 WEST VALLEY C 3037 VINTAGE '20 

581601430041 01/24/2018 unverified 1,523,681 WEST VALLEY C VINTAGE '17 

581601440140 04/13/2018 unverified 212,617 WEST VALLEY C VINTAGE '17 

581601440321 08/ 23/ 2019 1,519,000 rejected Improvement Changed After Sale 17,057,732 WEST VALLEY C 3041 CLINTON '22 

581601450012 12/20/2018 not qualif ied Inter-Corporate 23,850 WEST VALLEY C VINTAGE '17 
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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. 
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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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City and Borough of Juneau 
Assembly Finance Committee (AFC) 

FY24 Revised Budget Calendar and Key Dates – as of April 5, 2023 
 

Public hearings on the budget must be completed by May 1, per Charter Section 9.6 
Assembly must determine school district instructional funding and notify district within 30 days of 

receipt of district budget (Charter Section 13.6(b)) 
Assembly must appropriate school district funding by May 31 (Chart Section 13.6(b)) 

Assembly must adopt Operating Budget, Mill Levy, and Capital Improvement Plan by June 15th or 
the manager’s proposal is deemed adopted (Charter Section 9.7 & 9.8) 

 

April 5th – 5:30 pm – Special Assembly (Intro) 
A. CBJ Budget Ordinance 2023-14 
B. School District Budget Ordinance 2023-15 
C. Mill Levy Ordinance 2023-16 
D. CIP Resolution 3016 

 
April 5th – 5:30 pm – AFC Meeting #1  

A. Summary of FY2024 Revised Budget 
B. Overview of Major Revenues 
C. Assessors Valuation Report 
D. Overview of Debt Service  
E. Proposed Mill Rate  
F. Cost Allocation Overview 

 
April 12th – 5:30 pm – AFC Meeting #2  

A. Juneau School District  
B. Eaglecrest 
C. Capital Improvement Plan – For Review 

a. 1% Sales Tax Allocation – For Review 
 

April 19th – 5:30 pm – AFC Meeting #3  
A. Juneau International Airport 
B. Bartlett Regional Hospital 

 
April 26th – 5:30 pm – Special Assembly (Hearing) 

A. CBJ Budget Ordinance 2023-14 
B. School District Budget Ordinance 2023-15 
C. CIP Resolution 3016 
D. Mill Levy Ordinance 2023-16 
E. Motion to Establish Local Funding for 

School District Operations  
 

April 26th – 5:30 pm – AFC Meeting #4 
A. Docks & Harbors 
B. Passenger Fee Plan – For Review 
C. Hotel-Bed Tax Funding 
D. Travel Juneau 

May 3rd – 5:30 pm – AFC Meeting #5 
A. Manager’s Proposed Increments 
B. Capital Improvement Plan Amendments 
C. School District Budget – For Action 

 
May 8th – 7:00 pm – Regular Assembly 

A. Adoption of the School District’s Budget 
Ordinance 2023-15 

 
May 10th – 5:30 pm – AFC Meeting #6 

A. Assembly Grants & Community Requests 
B. Capital Improvement Plan – For Action 

a. 1% Sales Tax Allocation – For Action 
C. Passenger Fee Plan – For Action 
D. Decision List  

 
May 17th – 5:30 pm – AFC Meeting #7 

A. Decision List – For Final Action 
B. Set Mill Rates – For Final Action 
C. Final FY24 Revised Budget Decisions  

a. CIP Resolution 3016 
b. Mill Levy Ordinance 2023-16  
c. CBJ Budget Ordinance 2023-14 

 
June 7th – 6:00 pm – Regular Business AFC  

A. TBD 
 

June 12th – 7:00 pm – Regular Assembly (Adoption) 
A. CBJ Budget Ordinance 2023-14 
B. Mill Levy Ordinance 2023-16 
C. CIP Resolution 3016 
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