Anchorage, Fairbanks & Juneau

WE BUILT THIS CITY
(ON PROPERTY TAXES)

A short primer & hopefully
Interesting discussion

on property taxes and the
fiscal issues facing Alaska'’s
local governments




DISCLAIMERS

= Only one of us is an elected official

= Each presenter will speak to our own
structures, experiences & Issues

= Other AK communities are different:
some don't have property taxes



Background &
View from Anchorage

Anna Brawley, Assembly Chair

Municipality of Anchorage



WHAT PUBLIC SERVICES DOES THIS PROPERTY USE?

‘}'J
Central Park ﬁ
' .

.4 % Elementary SG

Hypothetical:

Family (2 adults, 2 kids)
Grandma has health issues
2 dogs who love walks
Mom & Dad drive to work
Kids in elementary school
Thursdays are “library day”
House remodeled in '23
Break-in & theft while on
vacation in ‘25

Currently in a legal dispute
with neighbor about shed
close to property line



PROPERTY TAXES 101

HOW WE GOT HERE

* 100 years ago, local (and state!)
governments relied on property tax for
80% of total revenue. (1eP)

* Real property
Land (and buildings) are stable, hard to
move, relatively easy to tax.

* Personal property
Other valuable stuff, from mobile homes
to vehicles & equipment.

* Alaska statutes mostly leave property tax
to local gov'ts ... but State Assessor uses
total value in school funding formulas.

- Statute also limits local control of
exemptions (mandatory & optional)

www.muni.org/assembly

PROPERTY TAX PAYS FOR...

* Services for people:
* Schools
 Safety (police, fire, building inspection)
* Road maintenance & construction
 Quality of life (parks, library, programs)

° Services fOI’ commerce.
» See above

* Services for land.:
 Safety (police, fire, building inspection)
» Access, physical & legal
 Public infrastructure for services

* Property rights: planning, platting, official
records, entitlements & enforcement


https://itep.org/how-do-real-property-taxes-work/

HOW ARE PROPERTY TAXES CALCULATED?

Assessed Mill (Tax) Your
Value Rate Property
(AV) Tax Bill

Mill rates are decided by how much is in the total
budget, divided by everyone who shares the costs.



2026 Total vs. Taxable Value

Total Value by Property Type
(=$59.8 billion)

10.0%

3.4%

m Residential

B Commercial
Personal Property*
Government

Taxable Value by Property Type
(=S44.8 billion)

m Residential
= Commercial
= Personal Property*

*Personal Property is estimated

Municipality of Anchorage | 2026 Property Appraisal Annual Valuation Report




Exem TiOﬂS b T = (in millions)
qFUzed Exemptions undzr/S’roieYIEzeral)

Seniors/Disabled Vets (n=21,853) $3,267 I
Municipality (n=1,815) 32,397 I
Education (n=150) $1,313 [
Federal (n=199) 51,203 I

State (n=960) $947 I
Charitable (n=350) $644 N

Religion (n=411) $466 N

Non-profit Hospital (n=5) 3381 M

Other (n=214) $254 B

Native (n=458) $231 10

Veterans Orgs (n=14) $10]|

Optional (Adopted by Local Ordinance)

Residential (n=48,877) $3,628
Personal Property (n=4,3%20) $166 I
Econ Dev /Deteriorated (n=19) $65|
Community Purpose (n=26) $34|
Subdivision (n=185) $26 |
Charter Schools (n=4) $10
S 15,042

Municipality of Anchorage | 2026 Property Appraisal Annual Valuation Report




CITY? OR COLLECTION OF SERVICES AREAS?

Municipality of Anchorage Tax Notice  TAX YEAR 20xx

Propsrty [D# Proparty Description Tax District Azsessad Value Taxabla Value
1 001-111-11-000 Z TO1M B1W SEC 01 LTOD1 3 1 4 RE2 SN 5‘ AT BNiN
T AL TAY MILL BATES
DETAIL DESCRIFTION LA ANTILIN T INTEREST FEMALTY COSTS | CTAL AN SERVICE AREA MILL RATE EL‘,I': TRIBUTION
Current Tax Year Due 10,696.08 0.00 0.00 0.00 8 133%?% Areawide General G 0.300 0 13125
ALl & B 7 bk | Teen| 2o
Anchorage Fire Protect 2.260 98875
Total Due T,063.45 0.00 0.00 0.00 7.063.4 | Anchorage Road & Drai 2 &0 1.120.00
Anchorage Police 3.830 1,588.13
Anchorage Parks & Rec 0.680 297 .50
NS ANCHORAGE BUILDIN 0.045 19.69
" UL T U B U TR A U R T L
F:ﬁ-: 1723 FIRET €T i
o | - N —
W TAX MILL RATES
BROIPE SERVICE AREA MILL RATE {DISTRIBUTION
DETAIL DESCRIPTION [AX AMOUNT | s |Areawide General 90300 10 131.25
Current Tax Year Due 6 10,696.08 - 54D sond| e
: ; ' . Service areas: Anchorage Fire Protecti 2.260 988.75
Senior or Vet Exemption 11 -2, 421.75 . 5| Anchorage Road & Drai o 280 1 190,00
Residential Exemption -1,210.88 Police - ga o ' e
! . _ Fire Anchorage Police 3.630 1,588.13
Anchorage Parks & Rec 0.680 287 .50
Total Due 7,063.45 Roads ANCHORAGE BUILDIN|  0.045 19,69
Parks
Building safety DISTRICT TOTAL 16145 7.063.45
https://www.muni.org/Departments/finance/treasury/PropTax/pages/readyourtaxbill.aspx 9



https://www.muni.org/Departments/finance/treasury/PropTax/pages/readyourtaxbill.aspx

THE PROPERTY TAX CAP WAS BUILT FOR THE PAST

Approved by voters in 1983,  The tax cap is not a budgeting
the tax cap is a formula to: choice, it's a formula in Charter.

 Constrain property tax growth

» Make our budget predictable Inflation

%
Residents ?

or -

« Grow slowly with our city

Construc-
tion
$

The Tax Cap
10

This has kept property taxes steady
over time, and our budget has
stayed flat (adjusted for inflation).

The tax cap ratchets down: a cut
this year means a cut forever.




Historical Tax Base in Today’s Dollars

(in billions)

$50.0
$45.0
o $40.0
=2
= aha
>
5. =330.0
T $25.0
x
2 $200 Adjusted for inflation, our
_g $15.0 population AND tax base
= $100 mostly flat for ~15 years
$ FOMRECI=NC) | ON- - e N0 D) e '\OCDO ‘ﬂ'\OOOOC\I‘d'
0 O o~ O~ O O O O Eml e (\l
O\&&@O\O\&DDOOODOOODDODO
= e S e — R, T s ] B IC RE C Y AN O & & 6N NN
Tax Year
M Real Property M Personal Property

k /' Municipality of Anchorage | 2026 Property Appraisal Annual Valuation Report



Taxable New Construction in Today's Dollars

(in millions)
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Municipality of Anchorage | 2026 Property Appraisal Annual Valuation Report 10



WHY DID MY PROPERTY TAXES GO UP?

Assessments State & federal $% Costs for services
(home values) in our budget INCREASED
INCREASED DECREASED (inflation)

13



HOW MUCH HAS STATE FUNDING DROPPED?

State Contributions to MOA Budget Over Time

Adjusted for inflation (2025 dollars)

= 450
= Many years ago,
o state capital
350 -_ grants were $50-
300 \ $75M every year
. State operating contributions as a % of MOA operating budget: to A"Chorage.
- - 7% 29% 19% 120 2% 0.59% 405 49 1% 1% 0.08%
| _ Largest state
150 2024 Stt?te ggﬁft'“g investment in
grant ror ve .
A " N\ shelter $4.0M LG C R
- I " . - / $200M grant for
& P N Port of Alaska
) h ! 5 i - h‘ S - f . .
: . _ ; " ] Modernization
1580 1985 1950 1895 20040 2005 2010 2015 2020 2024 2025
N State contributions to MOA operating bud get . State capital grants to MOA

14



THE MUNI IS DOING MORE WITH LESS (SUBSIDY)

Anchorage in 1980s: Anchorage in 2020s:

» $194 mil budget (1983) * Operating, 40+ years later:
$655 mil in 2026 dollars aprii 26 cpi $666 mil (2026)

« 42% state $, 36% property tax « 0.5% state $, 58% property tax

. 231,000 residents « 291,000 residents

650 road miles, built with state § 1,281 road miles to maintain

Most public facilities not built yet * Public facilities are aging

A We are paying more overall, and have to pay more in property
<@ taxes, for the same level of services ... plus more repair bills.

15






FAIRBANKS NORTH STAR BOROUGH FACTS

FNSB is a Second Class Borough:
* Fairbanks and North Pole
* 4,707,000 Acres or 7,361 Sg Mi / 46,000 taxable Real Property Accounts.

e Around 105 Service areas with different levels of services and different
Mil Rates.

1 Assessor, 10 Appraisers, 10 Support Staff.

 Appraisers cover between 4,000 and 8,000 parcels, depending on
positions filled.



CHALLENGE: WHAT PROPERTY CAN FNSB VALUE?

e Real Property Alaska 29.45.110(a)

* The assessor shall assess property at its full and
true value as of January 1 of the assessment year.”

) Per§onal Property Alaska 29.71.80(19)
Afflxed as Real * "Real Property” means land and improvements,
| ry rights and privel urtenan
Property e e e
affixed to the land or improvements.

o POSSESSOI‘y Interest Alaska Constitution: Article IX

* "Private Leashold Contracts or Interests in land or
property owned or held by the United States, The
State, or its political subdivisions, shall be taxable to

the extent of those interests."



CHALLENGE: WHAT PROPERTY IS EXEMPT?

State Exemptions and Programs Optional Exemptions

: : - Residential H
* Senior and Disabled Veteran esidential Homeowner

« Community Purpose

Widow/Widower

« Economic Development

Irving Hernandez » Housing Tax Incentive

Conservation Easement « Deteriorated Property

* Energy Tax Credit

Charitable,Cemetery,

Educational,Hospital, Religious . Exterior 8.040.060

Emergency Response - Fire Prevention Equipment

Farm Use Deferral « Farm Structure




CITY AND BOROUGH OF

JUNEAU

ALASKA'S CAPITAL CITY

View from the Manager’s Office:
Current Trends & Challenges

Robert Barr, Deputy City Manager, City & Borough of Juneau



votes

October 7, 2025 — Proposition 1 amends the CBJ charter:
the property-tax cap drops from 12 mills to 9.

5,163 -5,006 - turnout36.63% - certified October 21, 2025

Source: CBJ certified election results (Oct 21, 2025); CBJ election turnout history — juneau.org



WHY PROPERTY TAX — THE LONG VIEW

The oldest revenue idea in government

als

~2600 BCE — Egypt

Nilometers measured the flood to set harvest taxes — mass
appraisal, 4,700 years ago. Big floods = good harvests =
higher taxes.

1086 — England

The Domesday Book: a kingdom-wide property assessment
roll.

1696 — the window tax

A visible proxy for property value — so people bricked up
their windows. Behavioral response is not a new problem.

1800s — America

The general property tax becomes the backbone of local
government and public schools.

Why it endured

of all U.S. local tax revenue — the
~ 0
~7O /0 single largest tax in the state-and-

local system

~36%

of K-12 education funding
nationally (way more for us)

+3.1 O/O property tax growth, Q2 2009 —

while state income taxes fell 27.5%
in the crash. Stability.

The one tax local elected bodies actually control.

Sources: U.S. Census (FY2023 local tax shares); Lincoln Institute of Land Policy (K-12); Tax Foundation & Rockefeller Institute (2008—09 collections). "Daylight robbery" window-tax etymology is apocryphal — not used here.



WHY PROPERTY TAX — THE LONG VIEW

...and the most steadily resented

3%

called it the "worst tax" — in 1972

and again in 2005. Stable loathing.

69% say local property taxes are
"too high" (AP-NORC, Dec 2023).

®

It's visible

Paid in lump sum(s) — not
withheld like income tax or
collected in pennies like
sales tax.

Where escrow hides it, rates drift up
— and revolts get rarer. How does
your community’s fully-owned vs
mortgaged rate compare?

>
-7
—

It taxes paper wealth

The bill follows the
assessment, not the sale.
Fixed-income homeowner's
problem.

O}

The assessment is a
black box

Who really gets
assessments?

For context: in the local toolkit, property tax is the most progressive option — so its
heaviest payers have the most to gain from capping it, at the level of government
that costs least to move and provides the most access to decision-makers.

Sources: Cabral & Hoxby, "The Hated Property Tax" (NBER WP 18514) — 1972 ACIR and 2005 Gallup surveys; escrow/salience findings; AP-NORC/UChicago Harris poll, Dec 2023.



REDUCED OR ELIMINATED COST SHARING

Squeeze from above: years of cost-shifting

Mandatory senior & disabled-veteran exemption (S150K of value) —
4\
n $103M / yr state reimbursement unfunded since FY1997.

Juneau's share: ~S4M/yr; 28.6% of residential parcels carry the senior exemption.

School bond debt reimbursement: the state's historic share, halved by

— 0
A 60-70% — $O veto in 2019 (~$S49M), then gone.

CBJ's final payment came in FY25 (S440K). The program reopened in 2025 — at up to 50%,
subject to appropriation; FY26 payments on existing debt were cut ~25-30% statewide.

> $14—1M — $30M Community assistance since 1985.

2026: the Legislature added ~S50M — the Governor vetoed S20M of it in June.

Every dollar the state stops paying lands similarly: reduced services or increased local taxation.

Sources: Alaska Taxable / Office of the State Assessor (unfunded since FY97); AML ($103M, 2022; community assistance); JEDC Research Note (June 2025); Alaska Public Media & Leg. Finance (bond debt reimbursement); Alaska Beacon (June 2026 vetoes).



SERVICE RETREAT

What receded, and what we pay now

SERVICE

Shelter
Childcare
Prisons
Policing

Ferries

WHAT RECEDED

APl — 225 beds down to 80. Dramatically insufficient homeless
assistance program spending (~10.5M).

State subsidy $360-5766/mo below actual cost; $6.4M provider
grants + $3.7M Head Start vetoed (June 2026)

Community-jail contracts pay ~50¢ on the dollar of actual cost
(AML)

Trooper posts closed (Girdwood, 2016; Talkeetna, 2015);
disproportionate trooper presence statewide

AMHS cut 31% (FY20); winter gaps up to 8+ months; Skagway's
state-owned dock failed Aug 15, 2026

WHAT WE PAY NOW

CBJ warming shelter: ~$250K seasonal contract > ~$1.1M/yr year-round
from general funds (Apr 2026). Avg annual total Juneau homeless spending
reaching S5M/year.

CBJ: Up to $2.2M/yr (570 per capita) provider subsidies + $270K after-
school (2026). Anchorage: marijuana tax dedicated, ~S5-6M/yr

15 municipalities subsidize state detention; Seward and Dillingham closed
their jails instead; local revolving door practice for low-level but high-
community impact offenses

Girdwood voters created a new police tax and contracted coverage;
disproportionate spread of local police spending statewide

Angoon chartered private boats to fill the gap; increased local reliance on
private sector transportation and barging with limited competition



IT FLOWS DOWN

It's a similar story in DC

~1955: ~559,000 state and county psychiatric beds - ~36,500 today; the promised community system was (generously) half-built.
Police departments and jails became the nation's largest mental-health providers.

Record 771,480 people counted (2024 — highest since national reporting began in 2007) while core grants ran
A Homelessness essentially flat (~$4.05B, FY24 and FY25). The FY26 grant competition was vacated in federal court Aug 7, 2026

— with local governments among the plaintiffs — and emergency housing vouchers (~70,000 households) are
exhausting years early (~47,000 still leased as of April 2026).

Behavioral health SAMHSA lost roughly a third of its staff in spring 2025 — approaching half by year's end — amid reorganization;
/ﬁ\ 988's ongoing costs land largely on states (~“S508M in state general funds, FY25-26); and the 2025 reconciliation
law cuts federal Medicaid — the largest payer for U.S. mental health care — by $911B over a decade.

. Childcare The S24B stabilization program expired Sept 2023 — states that backfilled fared measurably better. CCDBG
Y reaches ~15% of eligible children; Head Start payments ran $943M (37%) behind in spring 2025, the regional
office serving Alaska closed, and FY26 funding rose just 0.7% — below inflation.

And our community still wants these services



OCTOBER 7, 2025

Three questions, three different answers

PROP 1 - PASSED

50.8 - 49.2

Charter cap cut from 12 mills
to 9 (GO debt excluded)

The margin: 157 votes. Savings scale with
holdings — ~580/yr on a <5500K home;

~S45K/yr for the largest mine; renters: SO.

PROP 2 - PASSED

69.6 - 30.4

Sales tax removed from food
& residential utilities

The targeted yet most impactful one,
7,099 to 3,100

PROP 3 - FAILED

42.7 -57.3

Assembly's seasonal sales
tax, replacement revenue for
food/utilities

Voters declined the offset

Unbundled on the ballot — but one campaign. Broad relief and targeted relief traveled together, and the 70-30
measure gave the 157-vote measure its coattails.

Sources: CBJ certified election results, Oct 21, 2025 (turnout 10,263 / 36.63%); distributional analysis: KTOO, Sept 25, 2025.



WHAT IT ADDED UP TO

A $10-12M recurring hole — mostly not the mill cap

Scale

$1-1 M 26% of general-government revenue is
property tax (557.6M)

Mill-rate cap (Prop 1)

52 ¢ of every property-tax dollar goes to
schools (37¢ city services, 11¢ debt)

56.4M mid-year FY26 hit — bridged one-

time with surplus interest earnings and one-time
fund balance usage

55M
? 511. 1M GF deficit to address in FY27

Utilities exemption (Prop 2) S4.5 M

Food exemption (Prop 2)

Midpoints of CBJ estimates: food S5—-6M - utilities S4—5M - cap 51,050,716 (operating levy 9.16 = 9.00).

Source: CBJ Ballot Proposition FAQs (2025); CBJ Finance / Assembly Finance Committee (Nov 2025) — juneau.org.



LIVING UNDER THE CAP - FY27

Before cutting, we asked. 4,398 households answered.

COMMUNITY COMPASS SURVEY - JAN-FEB 2026 - 17% OF RESIDENTS 15+ - £1.8% - ~¥6,000 WRITTEN COMMENTS

Protect first Cut first

o,

52%

Streets & winter maint.

Schools / K-12

Public safety

Economic development

34%

Recreation facilities 36% Only 22% said "no new or increased taxes or fees." 59% were open to

restructured property taxes favoring year-round owner-occupants.

Source: Juneau Budget Survey Report (Rain Coast Data, Feb 2026), 474 pp. — juneau.org/community-compass. Plus 3 workshops, an Apr 15 listening session, and an Apr 29 testimony night (~80 signed up; 1,300+ petition).



LIVING UNDER THE CAP - FY27

The hard work of reductions and public process

Considered: 34 items, $16M+ Cut: >$4M recurring

¢ Mothball a pool — or the field house e Museum staffing -5261K - 2 layoffs, hours slashed
¢ Close the city museum e Mount Jumbo Gym closed — approved for sale

¢ Close / lease Douglas fire station e Partner-agency grants -S770K

e End partner grants; cut legal, travel e Eaglecrest held ~S1M below request - layoffs

¢ Hand prosecution to the state e Trail maintenance, arboretum, admin; S1M capital
e 4-day workweek with 4% pay cut e Plus: ¥$2.5M new fees - $2.7M reserve redirect -

sales-tax cap $15K->S$50K

Preserved, for now

Both pools

Dimond Park Field House

Social-service grants — untouched

Douglas fire station

Arts council, SBDC, housing fund

Schools funded to the allowed max

Adopted June 8, 2026 — mill rate set unanimously at 9.92 (operating exactly at the 9.0 cap). Unrestricted fund balance: $20.7M - ~$3.3M.

Sources: CBJ FY27 budget releases (Apr 1, May 27, Jun 8, 2026); KTOO (Apr 23, May 14, May 21, Jun 9); Juneau Independent. Museum cut sits within a $507K grouped operations line.



OCTOBER 6, 2026 - FIVE WEEKS FROM TODAY

Round two: the voters get the question back

Restore the 12-mill cap 1% seasonal sales tax Renew the temporary 3%

Citizen charter amendment — new . e : = one-third of the operating budget;

. ) Citizen initiative, Apr—=Sep, intended )
committee (parents & service users), for recreation — est. ~$6.8M/yr reapproved every 4-5 years since
2,986 signatures, certified June 25 ' ' y 1983

WHhy citizens, not the Assembly: the cap lives in the charter — only voters can ever change it. And the
exemptions are initiative ordinances, shielded from Assembly amendment for two years (AS 29.26.190) —
untouchable until “Nov 2027. When voters legislate, the fix must come from voters too.

Cap passes Hole sized Survey Cuts Budget adopted Counter-petition The vote
Oct '25 Nov '25 Jan—Feb '26 Apr '26 Jun 26 Jun 26 Oct 6, '26

Sources: CBJ Clerk elections page (certifications 6/12 & 6/25/26); Juneau Empire (6/20/26); KTOO (6/30 & 7/27/26); AS 29.26.190. I'm describing these measures, not campaigning on them. Ballot lineup could still shift at the Aug 17 Assembly meeting.



CURRENT TRENDS & CHALLENGES

Assessment: Gov't Operations: Budgeting & Policy:
Valuing Properties Services for Property Putting It All Together
« Who owns, therefore who » What local services support » Housing & development,
owes, what? or enhance private property? public services, infrastructure
« Homeowners vs renters «Physical access (roads) needs involve property tax.
- Residential vs commercial «Public safety (police & fire) * Local policymakers (mayor,
« Determining value fairly (in a «Legal structures (platting, assembly, council, S.A. board)
non-disclosure state) planning, administration) have the big questions:
- Managing exemptions «People services: parks, schools *Who pays for gov't services?
« Increasing values are a * Who benefits, who pays? “What should property tax pay
sellers’ market, not taxpayers! * Budgeting for growing costs Ok, 5 @ilfelr FRvEnuEs

with finite resources *What service levels do people

 State vs. local assessed value
* Impacts of caps & limits expect, AND we can afford?

www.muni.org/assembly



1. For communities with property tax:
Does what we've shared sound familiar?
What other property tax challenges are you facing?

2. For communities without property tax:
What services do you provide, how are they paid for?
Are your revenue sources stable, growing? How about costs?

3. For everyone:
If not property tax to pay for local government, then what?
What changes could make local taxes & services work better?

www.muni.org/assembly



Anna Brawley, Anchorage (MOA)

anna.brawley@anchorageak.gov

Ryan Danhauser, Fairbanks (FNSB)

ryan.danhauser@fnsb.gov

Robert Barr, Juneau (CB)J)

robert.barr@juneau.gov

THANKYOU
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