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Presentation Overview

 Responsibilities

 Purpose of Assessments

 Assessment Basics and Principles

 Overview of the Cost Approach

 SAMAView, MySAMA



AMA Act -- Board Governed Agency

SAMA’s Roles and Responsibilities

• Policy (Advisory Committees)

• Quality Assurance

• Computer System

• Communication

• Safety Net for Province

Governance

$271B /$2.33B

Ass’mt  / Taxes

• Annual Maintenance

• General Re-inspections

• Revaluations

• Support of Value

Assessment 
Services

762 of 779 
Municipalities



Assessment Services Provided by SAMA

1. Annual Maintenance

➢ Annual changes to keep physical inventory 

current.



Assessment Services Provided by SAMA

2. Reinspections

➢ A general review of property in a municipality 

to ensure physical inventory is current.



Assessment Services Provided by SAMA

3. Revaluations

 Sales Data - Verification

 Market Analysis & Valuations



Assessment Services Provided by SAMA

1. Support of Value (Property Appeals)
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Purpose of Assessments

 Financial Foundation for local governments

 Municipal services (police, fire, streets, water, 
parks, recreation, libraries...)

 K to 12 Education

 What you do with it is up to the local 
government 

 Local Autonomy



Assessment Principles
Ad Valorem

Property 
Values

Property 
Assessments



Assessment Principles
 Mass Appraisal

 Base Date (January 1, 2023)

 Four Year Updates (Revaluations)

 January 1, 2015 base date for 2017-2020

 January 1, 2019 base date for 2021-2024

 January 1, 2023 base date for 2025-2028

 Foundation in Legislation

 Market Valuation Standard

 Regulated Property Assessment Standard

 Equity



Assessment Principles

Three Accepted Approaches to Value

 Cost Approach

 Sales Comparison Approach

 Property Income (Rental) Approach



 The Saskatchewan Assessment 
Manual – 2023 Base Date (2023 
Manual) contains rates only for 
regulated property.

Property types valued using the 
regulated Manual.

Agricultural land, heavy industrial 
property, pipeline, railway, resource 
production equipment (mine, oil & 
gas).

Valuation Publications



 Non-regulated valuation publications.

Market Value Assessment in 

Saskatchewan Handbook.

SAMA’s 2023 Cost Guide.

Marshall Valuation Service (MVS).

Current Valuation Publications



Property

Assessment

SAMA

Tax Classes,

Percentage 

of Value & 

Exemptions

MA

Property 
Taxes 

Payable

Local Mill 

Rates &

Tax Tools

Municipality

Uniform 

Education

Mill Rates

MA

Assessments - Foundational Component 

of the Property Tax System



Percentages of Values
 Classes of property and their 2025 percentages of value established 

by the provincial government are: 

  Non-Arable (Range) Land and Improvements (45%); 

  Other Agricultural Land and Improvements (55%); 

  Residential (80%); 

  Multi-Unit Residential (80%); 

  Seasonal Residential (80%); 

  Commercial and Industrial (85%); 

  Grain Elevators (85%); and 

  Railway Right of Way and Pipeline (85%). 

 ASSESSMENT X PROVINCIAL “PERCENTAGE OF VALUE” = TAXABLE 
ASSESSMENT 



Overview of the 
Cost Approach



Land Valuation

Non-Agricultural Land Valuation

 Arm’s length sales are collected and 
verified

 Determine units of comparison
 Identify neighbourhoods
 Determine base land rates (select median 

based on sales in the neighbourhood)
 As of the applicable base date (January 

1, 2023)



Land Valuation

Example:

**Median = 
1.30/SF

Sale # Total Sale Price 

($)

Parcel Size 

(Sq Ft)

Sale Price per 

Square Foot

1 15000 10000 1.50

2 9750 7500 1.30

3** 9750 7500 1.30**

4 8580 7000 1.22

5 8500 7500 1.13



Land Valuation

Sale # 2019 Base 

Assessed 

Value (Land)

Total Sale 

Price ($)

Ratio (ASR)

1 13000 15000 0.86

2 9750 9750 1.00

3** 9750 9750 1.00**

4 9100 8580 1.06

5 9750 8500 1.14

Assessment to Sale Price Ratio:

**Median = 1.00



Land Valuation Example



Improvement Valuation

 Replacement cost new determined from SAMA’s 
2023 Cost Guide (residential and selected 
commercial) or Marshall Valuation Service 
(commercial)

 Adjust for depreciation (based on the age and 
condition of the structure)

 Adjust to reflect average selling prices for 
comparable improvements as of the base date 
(January 1, 2023) by using a MAF (market 
adjustment factor)

 A MAF is calculated for each sale and the MAF 
applied is developed from the median of 
comparable sales in the neighbourhood



Improvement Valuation
Market Adjusted Cost Approach

• Calculate land value from sales
• Calculate Replacement Cost New 

(RCN) of Buildings less Depreciation
• Depreciated RCN X MAF = Building 

Value
• Land Value + Building Value = 2025 

Assessed Value



Improvement Valuation

Replacement Cost for a 
Residence:

Replacement Cost New (RCN) $125,000

Less depreciation:

- wear and tear (physical deterioration) 20%

RCN less depreciation (RCNLD) $100,000



Improvement Valuation

Market Adjustment Factor (MAF)

• A MAF is calculated for each sale in the neighbourhood.  
The MAFs are then arrayed and a median MAF is 
selected.

MAF = SP (Land & Buildings) – SP Land                                           
RCNLD

 Example:      Total Sale Price       $100,000
                           Land Value              $  20,000
                           RCNLD                     $100,000

 MAF = ($100,000 - $20,000)/$100,000 = 0.80



Improvement Analysis

Example:

**Median MAF = 
0.84

Sale # Building Sale 

Price ($)
RCNLD MAF

1 50000 62500 0.80

2 45000 54000 0.83

3** 55000 65000 0.84

4 65000 75500 0.86

5 75000 83500 0.90



Land and Improvement 

Valuation

Assessment to Sale Price Ratio with 0.84 MAF:

**Median = 1.00

Sale # 2019 Base Assessed Value 

(Land and Buildings)

Sale 

Price ($)

Ratio (ASR)

1 62000 60000 1.03

2 55000 55000 1.00

3** 65000 65000 1.00

4 73000 75000 0.97

5 80000 85000 0.94



223 Partridge Ave



223 Partridge Ave



223 Partridge Ave



223 Partridge Ave



Final Building Value



Summary of the Cost 

Approach
Property Value = land value + building 

value

 - Vacant land sales used to estimate 
land value.

 - Buildings are costed (RCN) using 
standardized procedures; actual cost is 
not used

  - Physical depreciation assigned

  - Market depreciation assigned 
 (MAF)



Additional Resources 

 SAMA’s website - www.sama.sk.ca

  www.sama.sk.ca

  On-line manuals, handbooks, FAQs etc

  SAMAView

 Ministry of Government Relations website

  www.municipal.gov.sk.ca

  BoR Handbook

  Assessment Appeals Manual.

  Tax policy review

http://www.sama.sk.c/
http://www.municipal.gov.sk.ca/
http://www.municipal.gov.sk.ca/


Questions?
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