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Why Assess Property?
Real Property Taxes 

= 
Mill Rates 

X 
Taxable Assessed Value 

(the value after exemptions) 



How Should Property Appraisal Work? 

• Non-Political
• Conducted by Career Professionals
• Compliant with Law
• Using National Best Practices and Standards 
• Transparent
• With a Process to Correct Errors 



What Happened This Year? 



What Happened This Year? 





How does this year compare?



Is there an incentive to inflate assessments 
to increase property taxes? 

No, and for at least three reasons.   

First---and primarily---because property assessments are conducted by career 
professionals whose only aim is to assess “full and true value,” without regard to 
any outside considerations.  

But even if that were not the case, second, increased property values, on their own, 
would not lead to increased taxes overall because the municipality has a “tax cap.”   
Because [Property taxes] = [Assessed Value] * [Mill Rate], and the tax cap fixes the 
total amount of property taxes, increased property valuation, on its own, acts only 
to reduce mill rates, not increase taxes.

Third, as a result of the state school-funding formula, the state’s contribution to 
local schools actually decreases as property values increase—meaning that the 
amount of money available to fund general government can actually decrease as 
property values go up. 



Where do assessments come from?

= mass appraisal 



CAMA=Computer-Aided Mass Appraisal

https://property.muni.org/search/commonsearch.aspx?mode=realprop



How does a home get its value?

Anchorage uses the 
“market-adjusted

cost approach”



Step 1: Start with Cost

What would it cost to 
replace your house?



PROPERTY RECORD CARD (PRC) RESIDENTIAL

Info Maintained After Construction , Renovation or Inspection



Property Features are Assigned Costs…



…and then depreciated to account for age

16

$400,000

-

$100,000

+

$75,000

= $375,000
Replacement 
Cost New (RCN)

Depreciation: 
Wear and Tear

Add the Land 
Value*

Indicated Value

*Note: The land value is determined outside of the Cost Approach process and is 
typically derived using the Sales Comparison Approach.



Step 2: Compare Computed Costs to 
Comparable Sales

Cost Approach:
• Market Area (MKT) A’s 

assessed valuations are 5% 
higher than the sales in MKT A 

• MKT B’s assessed values are 
5% lower  than the sales in 
MKT B

Market Adjusted Cost Approach:
• After adjustment, Both areas reflect market 

activity
• Does not single out properties that have sold
• Provides uniform assessments 

Adjusting the Cost Approach to 
Reflect Market information
• Lower MKT A’s values,             

“AV ratio”: 0.95 
• Raise MKT B’s values,               

“AV ratio”:1.05

-Undervalued
-Overvalued





IAAO Standards









What Changed?
•Updated Marshall & Swift 
Cost Data
•Base inputs hadn’t been 
updated in over a decade

•Eliminated “Excessive 
Stratification” in Market 
Areas



“Market Areas”
•Not “Neighborhoods” in the traditional 

sense, but geographic areas where 
Cost-to-Comparable Sales “AV Ratios” 
are statistically aligned 
• Sale data for “market adjustments” is 

drawn from the area
• Old areas were small and could “lag” 

with very limited sale data 
• Market areas can change over time 





Lots of checkerboarding



Some areas were limited to single subdivisions







Where are we now?



There is no cost associated with either informal review
OR appeal

• Informal review is free
• The appeal is also free 

• There is “filing deposit” to ensure an appellant actually participates in the appeal
• It is refunded regardless of outcome, as long as the property owner shows up, 

participates, and provides information:



Pre-Deposit (2003)90% No Shows & Delay





Re-Assessments
• Property Appraisal proactively reviewed groups of properties that experienced 

notable increases for the tax year. This review identified four neighborhoods –
Goldenview Park, Sahalee, Lookout Landing, and Leary Bay – where some groups of 
properties warrant the issuance of revised valuation notices. About 660 homes will 
receive new, lower, assessments because of this proactive review. This is less than 1% 
of the total assessed properties in Anchorage.

• On average, the homes receiving revised assessments saw an original increase 
of about 16%. They are now being lowered to an average of about 5% - right around the 
municipality wide average of 4.3%

• The revised valuation notices are being issued because the assessor’s 
office determined that affected properties had historically been assigned a quality-of-
construction grade that was too high. The issue was masked in prior years because the 
parcels were grouped into market areas that likely reduced final valuations. The 
Assessor’s Office made improvements to the market-area framework this 
year, causing the quality-of-construction grade issue to surface.



PROPERTY RECORD CARD (PRC) RESIDENTIAL

Info Maintained After Construction , Renovation or Inspection



Some areas were limited to single subdivisions



Appropriate stratification surfaced            
decades-old grade error 



Re-Assessments
• Property Appraisal proactively reviewed groups of properties that experienced 

notable increases for the tax year. This review identified four neighborhoods –
Goldenview Park, Sahalee, Lookout Landing, and Leary Bay – where some groups of 
properties warrant the issuance of revised valuation notices. About 660 homes will receive new, 
lower, assessments because of this proactive review. This is less than 1% of the total assessed 
properties in Anchorage.

• On average, the homes receiving revised assessments saw an original increase of about 16%. 
They are now being lowered to an average of about 5% - right around the municipality wide 
average of 4.3%

• The revised valuation notices are being issued because the assessor’s office determined that 
affected properties had historically been assigned a quality-of-construction grade that was too 
high. The issue was masked in prior years because the parcels were grouped into market areas 
that likely reduced final valuations. The Assessor’s Office made improvements to the market-area 
framework this year, causing the quality-of-construction grade issue to surface.

• Re-assessment notices will be mailed on Monday, Feb. 2. Property owners have 30 days from the 
date of mailing to file an appeal. Property owners who have already submitted an appeal do not 
need to re-file. 





• “Systemic reevaluation” is not defined in law and the statewide assessor’s community is not 
aware of this provision being used:

• But property whose value changed by >8% is not a “class” as the term is used in property 
assessment, and  

• If it is intended to mean the corrections that were made in 2025, that work is complete;
• If it is intended to be the pattern-detection that is presenting happening , that work is already 

happening and not limited to properties >8%; 
• If it is intended to something else, that should be made clear – and we do not want to 

preclude the division from working through the informal-review queue



• How would the “presumption of error” operate?
• Would the process to rebut the presumption or affirm the valuation 

differ in anyway from the current process?
• Subsection B seems to apply to the vast majority of properties in the 

Anchorage 



Informal Review
• Through last week, call volumes were higher than average, but not 

record-setting (call volumes through Jan. 25 were higher at Jan. 25 in 
2010, 2011, 2012, 2019, and 2022)—and likely included calls from many 
owners of the 660 properties that are being re-assessed 

• After press about the re-assessments, we received many calls about the 
scope the reassessments and the total volume of calls doubled

• The Division aims to get back to callers in two business days, but is now 
behind

• Staff is working overtime and through the weekend
• Historically, in the final week leading up to the state-defined appeal 

deadline, the division begins advising callers to file an appeal, to 
preserve the property owner’s rights—it is unlikely that a phone call first 
made on Feb. 10 will result in a resolution before Feb. 11



A Customer-Service Idea
• State law (AS 29.45.190) provides that owners can be given an 

extension to appeal if “the board of equalization finds that the 
taxpayer was unable to comply” with the 30-day deadline

• Given the unusual call stack, the Assembly could in 2026 
enact an ordinance to provide that good cause to file a late 
appeal exists:

“if property owner calls the division hotline prior to February 
11, but does not receive a return call from the Division prior 
to the appeal deadline” (or some such)

• A similar change to AMC 12.05.055 was made to 
accommodate late appeals after the 2018 earthquake.
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