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Solar Panels:  
It’s Time to Value the Sun’s Power 

Presenter
Presentation Notes
I wrote this class. Utah State Tax Commission said Assessor’s Office’s can’t value solar panels because of an obscure law that says if something is classified as personal property then it can never be taxed as real property. I’m Mormon. The list of things I cant do is much longer than the list of things I can. If one more person tells me I can’t do something, you can be that is exactly what I am going to do. We do it all the time. Manufactured homes switch back and forth, central air conditioning on commercial buildings are often considered personal property but on residential are considered real.CLASS RULES: ��1) Don’t hijack the class.�2) Seriously, don’t. 
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Headlines:  
 
 

 

 

http://www.sltrib.com/news/4601505-155/utah-lawmakers-time-to-take-training 

Presenter
Presentation Notes
What is going on in your state? In Utah, proposal to drop the
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Kahoot.it 
Enter a screenname 

 

 

Presenter
Presentation Notes
If I stop calling on you it’s not because I don’t see your hand. It’s because I’ve seen it too much. 
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Do these features add value?  

Do you adjust for them?   

Presenter
Presentation Notes
If I had five dollars for every time my in-laws ask me how many houses I have sold. We are appraisers, or at least assessors. We value property. That is what we do.  Cows give milk and I value property. That is what I do. 
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Median Home Value  

$180,000  

Typical Property Feature Adjustments 
Property Feature  Adjustment Amount                % of median value 

Shed  $3,750  1.97% 
Central AC $2,500  1.32% 
Fireplace $2,170  1.14% 
Deck  $3,000  1.58% 
Patio/RV Pad $1,200  0.63% 

Presenter
Presentation Notes
Shed $25 a sqft. Deck @ $20 sqft. Patio at $8 sqft. Contributory value I have built into my cost tables. 
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Median Home Value  

$180,000  

But A $15,000 solar install is 
worth nothing, right?  

Presenter
Presentation Notes
That’s 8% of the value. The other features had a much less significant cost and similarly less significant contributory value, but many appraiser do it. 
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IAAO Standards on Mass 
Appraisal of Real Property 

3.3.1 Selection of Property Characteristics Data 
 
• Factors that influence the market in the locale in question 

Presenter
Presentation Notes
How do we decided what gets adjusted. Fainnie Mae says: Analyze the market for competitive properties and provide market-based adjustments without regard to arbitrary limits on the size of the adjustment. Fannie Mae has similar guidelines. 
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Do solar panels 
influence value in 

your market?  

Presenter
Presentation Notes
What is the answer to this question in Alaska? 
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150% increase in 
solar panel 

permits for 2016 
and the year is 

but 2/3rds over. 

But A $15,000 solar install is 
worth nothing, right?  

Presenter
Presentation Notes
Solar panels are just a scam, right?  Thousands of permits in the last few years. Number is going up, not down. Thousands of parcels. 
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https://emp.lbl.gov/sites/all/files/lbnl-1002778_0.pdf 

Presenter
Presentation Notes
Leaned heavily on two resources.  43 markets. Great Study.  It does a Paired-Sales Analysis, Cost Approach, Income Approach. 
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Conclusions 
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https://appraisalfoundation.sharefile.com/share?cmd=d&id=s1d2398b68b449c09#/view/s1d2398b68b449c09 

Presenter
Presentation Notes
This isn’t a study. But it lays out how to do your own study. Sales Comparison Approach, Cost Approach, Income Approach.  
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AVT Tools 
Gandysoft  

 
 

STATWING  

Mean sales price was $302,043. 
Solar Panel Values when present $8,547.  
Which is 2.82% of the median sales price.  
Can I rely on this?  
6 Solar Sales out of 524 total sales 
 
***remember valuing the sun study said  2.91% 
 

Presenter
Presentation Notes
Searched 3 years of sales in Sandy, UT. There were more than 2,000 sales. 32 said they had solar. But I had to hand search those solar sales and remove passive (explain), solar tubes (for light) and solar water heaters, solar attic vents . I was looking for only solar panel systems. Got down to 8. Then I mapped those sales and saw that 6 of them were in the same general market area. I wanted to pin point the influence on that value in that area. 6 sales isn’t much. Ran a basic regressions that gave me some numbers for solar panels, but more importantly it gave me adjustments from which to run my paired sales analysis.  I had 6 good sales. 5 had AMAZING PAIRED SALES AVAILABLE. 
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Solar Non-Solar Adjustment
Sales Price $410,000 $385,000
Sale Date 7/1/2015 12/7/2015 Annual Monthly
Market Adjustment -$5,919 0.0369 0.003075
Concessions ($3,500) $0
Site Size 0.25 0.37 -$5,000
Year Built 1975 1975 $0
Condition Average Average $0
Construction Quality Average Average $0
Baths 3.1 2.1 $5,000
Garage 2 2 $0
GLA 1950 1938 $360
Basement Size 1158 710 $6,720
Basement Finish 1088 710 $5,670

$391,831
$406,500

$14,669
3.58%

Market Adjustment

Paired Sale Adjusted Sales Price
Subject Sales Price

Solar Panel's Contribution to Value
Solar's Contribution as a % of Sales Price

10062 S Bell Canyon Circle

Presenter
Presentation Notes
I had six good sales. 5 of them I was able to find at least one paired sales analysis for. One had two.  I made the following adjustments, concession, market, site size, bathroom count, garage storage, GLA, basement size and basement finish. 
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Comp 1 Comp 2 Comp 3 Comp 4 Comp 5
Solar Panel's Contribution to Value $33,693 $14,669 $18,844 $9,967 $5,370
Solar's Contribution as a % of Sales Price 8.22% 3.58% 4.23% 2.24% 1.51%

16508.78
3.96%

14669.38
3.58%

Median Contribution of Solar Panels' Value
Median % of Sales Price of Solar Panels' Value

Five Paired Sales of Solar Panels in Sandy City

Mean Contribution of Solar Panels' Value
Mean % of Sales Price of Solar Panels' Value

Presenter
Presentation Notes
I had six good sales. 5 of them I was able to find at least one paired sales analysis for. One had two.  
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Does it pass the 
sniff test?  

Presenter
Presentation Notes
3.58% when a national study is 2.91%.  Utah gets more sun. 300 sunny days a year. 5.3 sunny hours a day on average. Cold days with more sun, the panels actually function better than hot days in the 90s and 100s. 
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ADJUSTMENT: 
 

Regression Adjustment 
 2.82% or $9,000 

 
Paired Sales Analysis  

3.58% or $15,000 
 

Presenter
Presentation Notes
Since I only had 6 sales. I’m going to use Paired Sales Analysis, not Regression. If you don’t feel comfortable making that adjustment, are you making fireplace adjustments? Decks? Are all decks the same? 
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Cost Approach 
 

Presenter
Presentation Notes
3.58% when a national study is 2.91%.  Utah gets more sun. 300 sunny days a year. 5.3 sunny hours a day on average. Cold days with more sun, the panels actually function better than hot days in the 90s and 100s.   BE sure to point out the panels. The inverters, the manual transfer switch and attic fan. 
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Presenter
Presentation Notes
These are the panels they paid & Inverters: Inverters 10-15 years. Panels 25 years, or so they say. 
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df 
Total Cost $31,993

Rebates
Federal is 30% $9,597.90
Utah is $2,000 $2,000
Total Rebate $11,597.90

Total Cost $31,993
Rebate $11,598
Cost After Rebate $20,395

Calculating Real Cost to Buyer

36.25% 
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df 
Cost After Rebate $20,395
6.21 Kw System

23 Suniva Panels Producing 270 Watts
23 X 270 = 6,210 6,210 Watts = 6.21 Kw

$20,395 / 6210 Equals $3.28 / watt

Subtract the $1,500 switch and $500 fan

Cost of $18,395 divided by 6,210 watts
$18,395 / 6210 Equals $2.96 / watt

Calculating Price Per Watt

Cost of $20,395 divided by 6,210 watts
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df 

3.5 $/watt  

3.7 $/watt  

Presenter
Presentation Notes
Tell Story about the companies: Borderline cost fixing. Issues. Inflating costs on average. 
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https://emp.lbl.gov/sites/all/files/lbnl-1002778_0.pdf 

Conclusions 
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Cost: 
 

Actual Cost = $2.96 or $3.28/watt 
 

National Study = $3.32 

 
Industry = $3.5 - $3.7 

 

Presenter
Presentation Notes
Checks Out. 
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Income Approach 
 2 Revenue Sources 

 
• Money Saved By Producing Own 

Electricity 
 

• Production Credits to Power 
Company 

Presenter
Presentation Notes
3.58% when a national study is 2.91%.  Utah gets more sun. 300 sunny days a year. 5.3 sunny hours a day on average. Cold days with more sun, the panels actually function better than hot days in the 90s and 100s. 
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https://appraisalfoundation.sharefile.com/share?cmd=d&id=s1d2398b68b449c09#/view/s1d2398b68b449c09 
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***This does not account for production credits. 
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***This does not account for production credits. 



Energy Costs By State 
 

Source: Electric Data Browser (http://www.eia.gov/electricity/data/browser/) Energy 
Information Administration, Washington, DC. Nebraska Energy Office, Lincoln, NE. 
Note: *Starting with this report, states are ranked so that equivalent prices are ranked at the 
same level. 
This table was updated on June 28, 2016. 
 

Presenter
Presentation Notes
3.58% when a national study is 2.91%.  Utah gets more sun. 300 sunny days a year. 5.3 sunny hours a day on average. Cold days with more sun, the panels actually function better than hot days in the 90s and 100s. 
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https://emp.lbl.gov/sites/all/files/lbnl-1002778_0.pdf 

Conclusions 
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Income Approach: 
 

Our Study = $1.84/watt 
does not account for energy credits 

 
National Study = $2.46/watt 
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Income Approach: 
discounted cash flow 

 

 
 
 
 

Presenter
Presentation Notes
a method of valuation taking into account the expected accumulation of savings/earnings…you get the point.TIME VALUE OF MONEY. 
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Income Approach: 
discounted cash flow 

 
Before & After Annual Utility Cost 

Was $1,320 
Now $150 

Total Savings: $1,170 
Warranty is 25 years  
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Income Approach: 
discounted cash flow 

 
Useful Life: 25 Years (warranty) 
Annual Energy Savings $1,170 

Financing Interest Rate 4% 
Net Present Value = $20,621 

 
 
 
 

Presenter
Presentation Notes
Net Future value is worth nearly $55,000. 
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Recapture Investment 

in 13-25 Years 
 

this guy saved $1,320 a 
year 

 
 
 

Presenter
Presentation Notes
Of the houses I have analyzed. 
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Conclusions 
 
Regression: $9,000 or 2.82% of SP 
 
Paired Sales: $15,000 or 3.58% of SP 
 
Cost: $20,394 or $2.96-$3.78 / watt 
 
Income: $9,790 or $1.58 / watt 
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Conclusion (Subsidized) 
 
Regression = 44% of Cost 
 
Paired Sales: 74% of Cost 
 
Cost = Cost $20,394  
 
Income: 48% of Cost 

 
 

Presenter
Presentation Notes
3.58% when a national study is 2.91%.  Utah gets more sun. 300 sunny days a year. 5.3 sunny hours a day on average. Cold days with more sun, the panels actually function better than hot days in the 90s and 100s. 
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Conclusion (Unsubsidized) 
 
Regression = 28% of Cost 
 
Paired Sales: 46% of Cost 
 
Cost = Cost $31,993 
 
Income: 30% of Cost 

 
 

Presenter
Presentation Notes
Not a wise investment in all cases. �But worth something.�Fence, Patio, Pool… % adjustments aren’t as useful, meaningful or reliable as a per kilowatt adjustment, but that is how I have done it due to access to data. 
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Jake Parkinson 
Plat B Appraising 
Tooele County Chief Deputy Assessor 

jparkinson@tooeleco.com 
Desk: 435-843-3104 
Cell: 801-898-0462 


