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Kenai Peninsula Borough

Board of Equalization Hearing Minutes
June 14, 2007 Borough Assembly Chambers

CALL TO ORDER

The Kenai Peninsula Borough Board of Equalization convened on June 14, 2007, in the Assembly
Chambers of the Borough Administration Building in Soldotna, Alaska.  Board Chair Betty Glick
called the meeting to order at 9:00 a.m.

ROLL CALL

There were present:

Betty Glick, Chair
Saylor Rehm, Vice Chair
Barbara Belluomini
Jerry Hobart

Katheleen Haywood, Alternate

comprising a quorum of the Board.

Also in attendance were:

Shane Horan, Director of Assessing
Randy Hughes, KPB Appraiser
Paul Knight, KPB Lead Land Appraiser
Denis Mueller, KPB Residential Appraisal Manager
Steve Ford, KPB Senior Appraiser
Derrill Weaver, KPB Appraiser
Brandon McElrea, KPB Appraiser
Gary Roten, KPB Appraisal System Analyst
Jim Butler Attorney for the Board of Equalization
Sherry Biggs, Borough Clerk
Johni Blankenship, Deputy Clerk

Board Chair Glick read the statement of procedures for the Board of Equalization hearings.

Borough Clerk Sherry Biggs swore in all those present who provided testimony.
(9:08:46)

APPEAL NO. 2007-401
John & Donna Fenske
Assessor’s Parcel No. 192-067-07
Legal Description 230 Kachemak Street, Seldovia

T8S R14W Section 32 Seward Meridian SL 0001771 
Townsite of Seldovia USS 1771 Lot 1 Blk 26

Borough Clerk Sherry Biggs swore in the appellants.

[Clerk’s Note: Mr. Fenske mailed evidence to the Clerk’s Office after the deadline,
therefore, Board Chair Glick ruled the evidence was not allowed.]
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APPELLANT’S PRESENTATION

Appellant John Fenske believed the Board of Equalization procedures were confusing and asked
the Board to reconsider the submission of his late filed evidence.  Board Attorney Butler
summarized the  procedures and Chair Glick upheld the earlier ruling not to allow the submission
of any new evidence.

Mr. Fenske referenced page 13 of the Assessor’s Evidence and summarized the Assessor’s method
of determining the value of the land on the subject property.  He then referenced page 42 of the
Assessor’s Evidence and explained the zoning in the City of Seldovia.  He stated the waterfront area
and parcels across the street had been zoned Waterfront Commercial Residential.  He stated his
property had been assessed at $61,000 and the property directly across the slough from his property
were larger lots and were valued at a considerably lower per square foot value.  He drew
comparisons between his property and other property in the area.  He identified parcels on page 12
of the Assessor’s Evidence and gave their acreage and assessed values, in order to draw a
comparison to the inequity of the square footage assessment on his own parcel.  Mr. Fenske stated
the properties he referenced were significantly different in size, and very closely associated;
however, on one side of the road the land was assessed much higher than on the other side or the
road.  

Mr. Fenske stated parcel number 192-140-03 was a 14.4 acre lot and was in close proximity to his
own property and was assessed for $33,100 in comparison to his own property, the assessed value
of his property should be significantly lower.  Mr. Fenske summarized acreage and assessed value
data on commercial lots in Seldovia and stated the land was not being valued equitably.  Mr. Fenske
stated he was confused by the discrepancies and the wide variety of methods used to determine
assessed value.

ASSESSOR’S PRESENTATION

KPB Residential Appraisal Manager Denis Mueller and KPB Lead Land Appraiser Paul Knight
provided an overview of the valuation as determined by the Assessing Department.  Mr. Mueller
stated the Assessing Department received the Appellant’s appeal on March 30, 2007, at the Homer
office.  On April 17, 2007, Mr. Mueller performed an on-site, interior and exterior inspection of the
property with the Appellant present. 

Mr. Mueller said the Appellant stated in the appeal, “We purchased this to live in not as speculation
for resale – The property is marginal for living, at best.”  Mr. Mueller summarized his discussion
with the Appellant regarding the State mandate to value property at full and true market value.  

Mr. Mueller stated the primary structure or cottage, although suffering from age and winter freeze
that caused pipes to break and caused water damage, was quite suitable for its current use, which
was a seasonal dwelling.  Mr. Mueller stated the freeze and water damage were in the process of
being repaired at the time of inspection.  He accounted for required repair, effective year built,
percent complete and a quality rating of fair in the valuation process.  He had also considered the
new windows and roof.  Mr. Mueller indicated the cottage was serviced by Seldovia City water and
sewer.  He said the shop also suffered from age and poor construction and was apparently built from
used fish trap lumber.  He noted the age, condition, and quality of the shop were also accounted for
with the effective year built and not reported since the last inspection in 2000.  Mr. Mueller said the
addition had been classified as a lean-to with a loft and was unfinished.
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Mr. Mueller said the Appellant had expressed concern regarding the condition of the pilings
supporting the structures, stating they were in poor condition.  He said the pilings could not be
viewed during the inspection because of the incoming tide and even though the pilings had not been
inspected, their failing condition was taken into consideration when determining the effective year
built and quality of both structures.

Mr. Mueller said the Appellant contended the land value was excessive due to the steepness, lack
of flat ground to build on, and the necessity of building on pilings.  Mr. Mueller reported Lead Land
Appraiser Paul Knight inspected the property and reviewed all available sales data and based on his
observations and the sales data, he determined that the land value as originally noticed was
reasonable, equitable with surrounding properties, and supported by the market.

Mr. Mueller indicated every year the Assessing Department reviewed all sales data that was
available, contacting realtors, sellers, and buyers as needed, to track the market and determine fair
market value.  He reiterated Alaska was a non-disclosure state, which meant the sales prices were
not recorded and buyers and sellers were not required to disclose it.  Mr. Mueller stated the Borough
did send out questionnaires to buyers, requesting the sales price, and had an approximate 25 percent
return.  He said even with that effort, sales data, especially in Seldovia was limited.  He said with
the sales acquired, the KPB 2007 assessed values of improved properties in the Seldovia area were
at approximately 90 percent of the sales prices, which suggested the Borough was under assessing
improved property in Seldovia and supported the Assessor’s recommendation.

Finally, Mr. Mueller recommended a corrected assessed value of $96,400 which was a $1,700
reduction from the original value.

Mr. Knight referenced page 18 of the Assessor’s Evidence and summarized the Assessing
Department’s recognized implementation of “economy of scale” when valuing various sizes of
parcels.  He indicated he did not have enough sales data to use front foot value or site value, so he
used per acre value and adjusted for size.  Mr. Knight stated the slough area had very similar
properties, which all had very little useable land, however, they all were improved with the use of
pilings.  He said he used the extraction method to test his valuation.  Mr. Knight stated the subject
property had been adjusted to reflect its water front location, as were all the other properties noted
on page 17 of the Assessor’s Evidence.

Mr. Knight reference page 14 of the Assessor’s Evidence and summarized Seldovia Slough sales
data and implied the data supported his assessed value on the land.

APPELLANT’S REBUTTAL

Mr. Fenske referenced pages 14-15 of the Assessor’s Evidence and explained the $50,000 sales
price on Parcel Number 192-120-48 was inflated and the purchaser paid the inflated price in order
to maintain the unimproved status of the land.  Mr. Fenske apologized for filing his evidence late
and again stated the Board should be allowed to review his information prior to ruling on the
valuation.  Mr. Fenske reiterated his objection to the valuation on the subject property was, in how
all properties in Seldovia had been assessed.  Mr. Fenske asked the Board to consider the size,
location, and use of each parcel in Seldovia.  Mr. Fenske believed the assessed value was based on
an unrealized market value.  Mr. Fenske noted his land had been encroached upon by the City of
Seldovia.
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In closing, he asked the Board to review the properties he referred to in his presentation and
recognize the ambiguity of the properties and the inequity in their valuation.

ASSESSOR’S REBUTTAL

Mr. Knight briefly summarized the methodology used to determine the land value for the subject
parcel and how that translated to other properties identified by the Appellant.

QUESTIONS BY THE BOARD

Board Member Haywood asked if the property across the slough had the same amenities as the
subject property.  Mr. Knight stated he did not have the exact information in front of him; however,
he believed the property across the slough had the same amenities.  Mr. Knight stated the land on
both the west and east sides probably would be valued using the same methodology and were
equitable.

Board Member Rehm asked if the property on the east side was ideal for comparison purposes.  Mr.
Knight said the property could be used if it was the only information he had available.  He said the
methodology would be the same and size adjustments would be made to compare parcels.

Board Member Belluomini referenced page 42 of the Assessor’s Evidence and asked about the
zoning in Seldovia and questioned if the zoning affected the property valuation process.  Mr.
Mueller said the zoning was based on how a property was supposed to be used not how it actually
was used and was not a factor when determining value.  Ms. Belluomini asked if a residence in the
Commercial Marine or Commercial zoned district would be valued lower than a residence in the
slough area.  Mr. Mueller said yes, the property could be valued lower based on its location.

Board Member Hobart asked if the subject property had a mixed use in light of the coffee shop on
the property.  Mr. Mueller said the appellant did have a seasonal coffee shop on the premises and
did have a mixed use classification.

SUR-REBUTTAL BY THE APPELLANT

Mr. Fenske thanked the Board for their questions of the Assessor.  He stated the use of the words
could, should, and would inferred the inherent judgement call made by the appraisers.  He believed
the Assessor over emphasized the potential of the property and under emphasized the actual use of
the property.

Finally, he said the value of the property was excessive and was in line with the five pieces of
property used to compare; however, he believed those properties were over valued as well.  He
stated the properties across the slough were either undervalued or they identified his inequity. 

Board Chair Glick closed the appeal hearing.

MOTION TO UPHOLD THE 
ASSESSOR’S VALUATION: Hobart moved that the Assessor’s corrected

valuation on the property described as
Account No. 192-067-07, owned by John &
Donna Fenske, be upheld for the following
reason:
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The appellant had not presented sufficient
evidence to prove an excessive valuation and
that all sales contribute to the overall market.

Land $61,600
Improvements $34,800

Total $96,400

SECOND: Belluomini.

VOTE ON MOTION TO UPHOLD 
THE ASSESSOR’S VALUATION:
Yes: Belluomini, Haywood, Hobart, Glick
No: Rehm
MOTION TO UPHOLD THE 
ASSESSOR’S VALUATION PASSED: 4 Yes, 1 No

(10:33:02)

APPEAL NO. 2007-402
Gerald & Suzanne Stranik
Assessor’s Parcel No. 192-079-15
Legal Description: 187 Main Street, Seldovia

T8S R14W SEC32 Seward Meridian SL0670030 
Waterfront Re-subdivision No 1 Lot 2 Blk 13

Borough Clerk Sherry Biggs swore in the Appellants.

Board Member Belluomini stated a portion of the appraisal report on pages 25-28 of the Assessor’s
Evidence had been prepared by her employer; however, she did not have any involvement in the
appraisal nor had she appraised any parcels in Seldovia to date.  After clarification from Board
Attorney Butler, Chair Glick ruled a conflict of interest did not exist and Board Member Belluomini
participated in the hearing.

APPELLANT’S PRESENTATION

Mr. Stranik referenced California’s Proposition 13 and stated the citizens of Seldovia needed to be
protected from being taxed out of their homes.

Mr. Stranik said he had acquired the parcel from a Veteran’s Administration (VA) bankruptcy
auction.  He stated he used the parcel as rental property and charged $400 dollars per month.  He
said the property had essentially no buildable land and no pilings were allowed in the water because
it was a navigable water way.  Mr. Stranik said the structure was thirty years old and the city would
not allow him to remodel the structure the way he would like because of the five foot set back
violation.  He said the Assessor did not account for the lack of buildable land when determining
valuation for the subject property.  Mr. Stranik noted his objections to the assessed value; the land
could not be developed any further because of code violations and the lack of buildable land, and
the condition and age of the structure.   He referenced the appraisal prepared by Derry and
Associates and stated the comparable properties used in the appraisal were not used by the Assessor.
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Mr. Stranik asked for a 50 percent reduction in the assessed value of the subject property.
(10:47:00)

ASSESSOR’S PRESENTATION

KPB Residential Appraisal Manager Denis Mueller provided an overview of the valuation as
determined by the Assessing Department.  

Mr. Mueller said the value of the land was supported by an appraisal the City of Seldovia
commissioned from Derry and Associates.  He said one of the parcels appraised was parcel number
192-079-14, which was adjacent to the subject parcel.  Mr. Mueller said the parcel was .16 acres
and of inferior shape, was appraised at $57,500 and the 2007 assessment was $56,800.

Mr. Mueller said the Appellant stated, “The building on it is 30 years old and needs many
improvements.  It is a warehouse.  The building cannot be improved because of a code violation of
improper set back.”  Mr. Mueller said the building historically had been valued as an unfinished
shop building.

Mr. Mueller indicated Senior Appraiser Steve Ford and Residential Appraisal Manager Denis
Mueller conducted an on-site inspection including the interior of the building.  He said it was
determined that approximately 460 square feet of the building was finished with drywall, paint,
heat, and a full bathroom.  He indicated the tenant was currently occupying the finished portion as
a residence and the remainder of the building was an unfinished shop/garage and it was being used
for storage and a workshop.

Mr. Mueller summarized the three approaches to value and stated the replacement cost approach
was used due to the lack of comparable sales data and income data.  He said the cost approach
calculated the cost to replace the structure at today’s prices and then took into account any
depreciation and required repairs and it was considered the most reliable method of calculating the
type of structure at the subject property location.

Mr. Mueller said the structure was valued “as is,” which took into consideration needed repairs.
He said the Appellant reported there was a set back violation prohibiting improvement of the
structure; but, no evidence of support had been supplied.  He said the Appellant did not supply
evidence that would indicate that a set back violation would negatively affect the current value of
the structure.

Finally, Mr. Mueller recommended an assessed valuation of $89,700.

KPB Lead Land Appraiser Paul Knight stated he had  revalued land in the Seldovia area in 2007,
and the last time the area had been revalued was approximately 15 years ago.  Mr. Knight indicated
such a large amount of time between reevaluations could result in a large increase in assessed value
from the prior year.  He referenced page 20 of the Assessor’s Evidence and stated all of the parcels
noted were zoned Waterfront/Commercial/Residential; however, regardless of how a parcel was
zoned, all parcels were valued using the same approach to value and assessing standards.

Finally, Mr. Knight believed, based on his findings, the assessed value of the land was equitable.
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QUESTIONS BY THE BOARD

Board Member Belluomini asked if there had been any evidence submitted to confirm the
Appellant’s claim that he was prohibited from building a structure on pilings in the water way.  Mr.
Knight said he had seen no evidence to support that claim to date. 

APPELLANT’S REBUTTAL

Mr. Stranik believed the Derry and Associates appraisal was not a true reflection of the real and true
market value because important sales information was not included for comparison.  Mr. Stranik
stated it was illegal to have a residence on the first floor in the area where the subject property was
located and if you had a residence it had to be on the second floor of the structure.  

QUESTIONS BY THE BOARD

Board Member Belloumini asked when the three lots were sold in open bid.  Mr. Stranik believed
they had been sold within the last ten years.

ASSESSOR’S REBUTTAL

Mr. Mueller stated he had contacted Seldovia City Manager Kurt Reynertson regarding the
restrictions on improving the structure and  Mr. Reynertson indicated the site could be improved
upon, as long as the structure was not altered on the side where it already encroached into the set
back.  

Mr. Knight reiterated usability was not an issue and no documentation had been presented to prove
a restriction from building on pilings in the tidelands.  He also reference page 28 of the Assessor’s
Evidence and noted the appraisal values as determined by Derry and Associates supported his
assessment.

QUESTIONS BY THE BOARD

Board Member Belloumini asked what the set number of years he would go back to find sales
information.  Mr. Knight stated ideally he would only go back two to three years if he did not have
enough sales information from the current year.

SUR-REBUTTAL BY THE APPELLANT

Mr. Stranik referenced page 30 of the Assessor’s Evidence and stated parcel number 192-030-62
was the most recent purchase in the area and it sold for $60,000 and two-thirds of the land was
buildable and his lot had one-third buildable land.

Board Chair Glick closed the appeal hearing.

MOTION TO UPHOLD THE
ASSESSOR’S VALUATION: Hobart moved that the Assessor’s corrected

valuation on the property described as
Account No. 192-079-15, owned by Gerald
Stranik, be upheld for the following reasons:
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The appellant had not presented sufficient
evidence to prove an unequal or excessive
valuation.  

Land $68,600
Improvements $21,100

Total $89,700

SECOND: Rehm.

VOTE ON MOTION TO UPHOLD 
THE ASSESSOR’S VALUATION:
Yes: Belluomini, Haywood, Hobart, Rehm, Glick
No: None
MOTION TO UPHOLD 
THE ASSESSOR’S VALUATION PASSED: 5 Yes, 0 No

(11:11:00)

APPEAL NO. 2007-402
Gerald & Suzanne Stranik
Assessor’s Parcel No. 192-078-18
Legal Description: T8S R14W SEC29 Seward Meridian SL0640013 Alaska Tidelands Survey

No. 219 Lot T-29

APPELLANT’S EVIDENCE

Mr. Stranik stated the land was total tideland property with no dry ground.  He stated in order to
construct pilings in the tideland he had to get permits from ten different agencies.  He said
construction on the existing pilings had been halted for over six months because of the extensive
costs and permitting requirements.  He indicated the value on his properties in Seldovia had gone
up 908 percent in the last year alone.

ASSESSOR’S PRESENTATION

KPB Lead Land Appraiser Paul Knight provided an overview of the valuation as determined by the
Assessing Department.  He stated on January 19, 2007, Denis Mueller inspected the subject
property and found the pilings had been built for a future dock or structure foundation.  Mr. Mueller
valued the pilings at $5,000 and they were added to the property record.

Mr. Knight stated the appellant had no objection to the value of the improvement; however, he felt
the value of the land was excessive.

Finally, Mr. Knight recommended an assessed value of $44,200.

QUESTIONS BY THE BOARD

Board Member Rehm asked Mr. Knight if he had made adjustments for functional obsolescence.
Mr. Knight stated there was no adjustment for functional obsolescence and was unsure of what
obsolescence Mr. Rehm was referring.
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Board Member Belluomini asked if the comparable properties were all similar in topography.  Mr.
Knight reference page 53 of the Assessor’s Evidence and stated the parcels were all either tidelands
or on the slough and all had the same building constraints.

Board Member Hobart referred to page 49 of the Assessor’s Evidence and asked about public access
on the boardwalk.  Mr. Knight said it was a public boardwalk maintained by the City of Seldovia.

APPELLANT’S REBUTTAL

Mr. Stranik said the Assessor did not make any adjustments for topography and the method of
assessment did not adjust for the difficulty in building on the property.  He said the City code
required he provide parking for two vehicles.

Board Chair Glick closed the appeal hearing.

MOTION TO UPHOLD THE
ASSESSOR’S VALUATION: Hobart moved that the Assessor’s valuation

on the property described as Account No.
192-078-08, owned by Gerald Stranik, be
upheld for the following reasons:

The appellant had not presented sufficient
evidence to prove an unequal or excessive
valuation and recent sales in the area
supported the Assessor’s valuation.

Land $39,200
Improvements $5,000

Total $44, 200

SECOND: Belluomini.

VOTE ON MOTION TO UPHOLD 
THE ASSESSOR’S VALUATION:
Yes: Belluomini, Haywood, Hobart, Glick
No: Rehm
MOTION TO UPHOLD THE
ASSESSOR’S VALUATION PASSED: 4 Yes, 1 No

(11:28:12)

APPEAL NO. 2007-402
Gerald & Suzanne Stranik
Assessor’s Parcel No. 192-077-05
Legal Description: T8S R14W SEC32 Seward Meridian SL0640013 Alaska Tidelands Survey

219 Seldovia Tidelands Lot T30

APPELLANT’S PRESENTATION

Mr. Stranik withdrew his presentation on his appeal on Assessor’s Parcel No. 192-077-05.
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ASSESSOR’S PRESENTATION

KPB Lead Land Appraiser Paul Knight said the improvement had been assigned to the smaller
parcel directly behind the subject property.  Mr. Knight recommend an assessed value of $42,500
and thanked Mr. Stranik for this dialogue and appearance at the hearing and during the assessment
process. 

MOTION TO UPHOLD THE
ASSESSOR’S VALUATION: Belluomini moved that the Assessor’s

valuation on the property described as
Account No. 192-077-05, owned by Gerald
Stranik, be upheld for the following reasons:

The appellant had not presented sufficient
evidence to prove an unequal or excessive
valuation and recent sales in the area
supported the Assessor’s valuation.

Land $42,500

Total $42,500

SECOND: Haywood.

VOTE ON MOTION TO UPHOLD
THE ASSESSOR’S VALUATION:
Yes: Belluomini, Haywood, Hobart, Rehm, Glick
No: None
MOTION TO UPHOLD THE
ASSESSOR’S VALUATION PASSED: 5 Yes, 0 No

(11:35:57) 
APPEAL NO. 2007-403
Joseph & Carla Fleckenstein
192-062-21
Legal Description: Seldovia Slough, Seldovia

T8S R14W Sec 32 Seward Meridian SL0790013
Lot 1-A, Ronald Hoffman 1978 Subdivision of Lot 1
Tract N, Frank Raby Subdivision

[Clerk’s Note: The appellants Joseph and Carla Fleckenstein were not present at
the appeal hearing and did not submit additional evidence for consideration.]

ASSESSOR’S PRESENTATION

KPB Senior Appraiser Steve Ford provided an overview of the valuation as determined by the
Assessing Department.  Mr. Ford stated he and KPB Lead Land Appraiser Paul Knight inspected
the subject property on April 17, 2007, along with the Appellant.  He said a full interior and exterior
inspection of the residence was conducted.  Mr. Ford stated the new information resulted in a
reduction of the residence value from $123,100 to $83,800.
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Mr. Ford noted the original $123,100 value did not appear on the appeal as it was incorrectly
reported on the adjacent parcel number 192-062-22.  He said his final recommendation would
correct the situation.

Mr. Ford indicated Mr. Knight returned to Seldovia on May 1, 2007, to investigate the most recent
sales activity along the Seldovia slough area.  He said Mr. Knight had concluded that many of the
sold properties had similar characteristics as the Appellant’s property.  Mr. Ford reported the sale
prices on the properties were above the 2007 assessed values which would indicate the 2007 level
of assessment was not excessive.

Mr. Ford stated all current listing information had been considered, although the information was
not used to develop the 2007 assessed values, it further indicated the Borough assessments were not
excessive.  After reviewing all relevant information available, the Lead Land Appraiser
recommended that the subject land value not be changed, as the value appeared to be fair and
equitable.

Mr. Ford explained as indicated earlier, the original 2007 notice for parcel number 192-062-21 was
based on the value of the land plus $3,500 in improvements; a workshop/storage shed and
boardwalk.  He said the structures actually reside on the adjacent lot.  

Finally, Mr. Ford recommended an assessed value of $150,300.

Board Chair Glick closed the appeal hearing.

MOTION TO APPROVE THE 
ASSESSOR’S VALUATION: Belluomini moved that the Assessor’s

corrected valuation on the property described
as Account No. 192-062-21, owned by
Joseph & Donna Fleckenstein, be upheld for
the following reasons:

The appellant had not presented sufficient
evidence to prove an unequal or excessive
valuation and the sales data provided
supported the Assessor’s valuation.

Land $58,300
Improvement $92,000

Total $150,300

SECOND: Hobart.

VOTE ON MOTION TO APPROVE THE 
ASSESSOR’S VALUATION:
Yes: Belluomini, Haywood, Hobart, Rehm, Glick
No: None
MOTION TO APPROVE THE 
ASSESSOR’S VALUATION PASSED: 5 Yes, 0 No
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APPEAL NO. 2007-403
Joseph & Carla Fleckenstein
192-062-22
Legal Description: Seldovia Slough, Seldovia

T8S R14W Sec 32 Seward Meridian SL0790013
Lot 1-A, Ronald Hoffman 1978 Subdivision of Lot 1
Tract N, Frank Raby Subdivision

ASSESSOR’S PRESENTATION

KPB Senior Appraiser Steve Ford provided an overview of the valuation as determined by the
Assessing Department.  

Mr. Ford stated he and KPB Lead Land Appraiser Paul Knight inspected the subject property on
April 17, 2007, along with the Appellant.  Mr. Ford stated the Appellant’s main concern was over
the expense of developing this property and the limited building area due to the steep slope, the
setback restrictions and the guardrail.

Mr. Ford indicated Mr. Knight returned to Seldovia on May 1, 2007, to investigate the most recent
sales activity along the Seldovia slough area.  He said Mr. Knight had concluded that many of the
sold properties had similar characteristics as the Appellant’s property.  Mr. Ford reported the sale
prices on the properties were above the 2007 assessed values which would indicate the 2007 level
of assessment was not excessive.

Mr. Ford said following the April 17, 2007 inspection, the woodworking shop and attached storage
shed were revalued and the overall value of the improvements increased from $3,500 to $3,900
based on updating the information and adding the attached storage shed to the tax roll.  He noted
the storage shed had not been added since the last inspection in 2003.

Mr. Ford noted the original appeal did not reflect the $3,500 improvement value as it was
incorrectly reported on the adjacent parcel number 192-062-21.

Finally, he recommend a corrected assessed value of $60,700.

Board Chair Glick closed the hearing proceedings.

MOTION TO UPHOLD THE 
ASSESSOR’S VALUATION: Hobart moved that the Assessor’s corrected

valuation on the property described as
Account No. 192-062-22, owned by Joseph
and Carla Fleckenstein, be upheld for the
following reason:

The appellant had not presented sufficient
evidence to prove an unequal or excessive
valuation.

Land $56,800
Improvement $3,900
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Total $60,700

SECOND: Haywood.

VOTE ON MOTION TO UPHOLD 
THE ASSESSOR’S VALUATION:
Yes: Belluomini, Haywood, Hobart, Rehm, Glick
No: None
MOTION TO UPHOLD THE
 ASSESSOR’S VALUATION PASSED: 5 Yes, 0 No

[Clerk’ Note: The Board recessed for lunch at 11:40 a.m. and reconvened at 12:30
p.m.]

(12:30:00) 
APPEAL NO. 2007-404
George Edward Carnahan, Jr., Et Al
Assessor’s Parcel No. 015-050-39
Legal Description 46925 Autumn Road

T07N R12W S27 KN0760092
Forelands Acres Subdivision Unit 2 Lot 20, Block 1

George Carnahan requested to administer his own oath, the Assessor had no objection.

Mr. Carnahan administered his own oath 

Mr. Carnahan requested an additional twenty minutes to give his presentation.  KPB Assessor Shane
Horan objected to the request for additional time as the issue was not complex and did not merit
additional time.

Chair Glick denied the request for additional time.

MOTION: Haywood moved to uphold the ruling of the
Chair.

SECOND: Rehm.

MOTION PASSED: Unanimous.

APPELLANT’S PRESENTATION

George Carnahan referenced AS 29.46.120 and stated he was appearing to object.  He asked the
Board if they were attempting to suspend Common Law, the Constitution of the United States,
Alaska State Statues, the Alaska Administrative Code, and his inalienable rights.

Board Attorney Butler stated the Board of Equalization was obligated to rule according to Alaska
State Statues and the Kenai Peninsula Borough Code of Ordinances.

Mr. Carnahan moved to recuse Board Chair Betty Glick because she had been on prior Boards of
Equalization that heard appeals on the subject property and had always cast a dissenting vote. 
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Board Chair Glick stated three other Board of Equalization member heard his appeal last year and
voted to uphold the Assessor’s recommendation and asked if they should also be recused.

Board Attorney Butler explained the two reasons to recuse a Board Member were; if the Board
Member had a conflict of interest or if they had Ex Parte contact with the appellant.  He indicated
neither of the two reasons existed, therefore Mr. Carnahan’s motion was out of order.

Mr. Carnahan referenced AS 08.87.200 (3) and asked if the Assessor and the Appraisers had
certifications issued by the Alaska Board of Realtors.  KPB Assessor Shane Horan stated he was
not certified by the Alaska Board of Realtors; however, he was certified at level three with the
Alaska Association of Assessing Officers.  

Mr. Carnahan referenced AS 08.87.100 and stated it was a Class B misdemeanor for Mr. Horan to
operate without a certificate and if the Board intended to be lawful.

Mr. Butler stated the Board would conduct the hearing under the letter of the law and the hearing
was being recorded and if Mr. Carnahan did not agree with the way the hearing was conducted he
could object on the record.

Mr. Carnahan referenced AS 08.08.130 and asked Mr. Butler if he was a licensed attorney for the
State of Alaska.   

Mr. Butler stated he was a licensed attorney.  He further noted the motions needed to be relevant
to the hearing and he did intend to rule against any further motions which were intended to attack
the integrity of the forum.

Mr. Carnahan stated he lived in a conex and had no grid power utilities or well.  He said he
harvested rain water for human consumption and the conex was not attached to the ground.  He
stated he had contacted the State Legislature in order to further define 29.28.070 and had no luck
to date.  

Mr. Carnahan referenced page 4 of the Appellant’s Evidence and quoted, “No person shall be
deprived of life, liberty, or property, without due process of law.”  He said he was denied due
process of law, and equal protection under the law, after which he stated he had not been given
adequate time to present his evidence.

Mr. Carnahan referenced page 7 of the Appellant’s Evidence and stated he had requested his conex
not be classified as real property as it was not connected to the land, did not have a connection to
utilities and he did not have any deep or shallow potable well.  He further stated his conex should
not qualify as personal property either.  He also stated he had been denied a full senior citizen
exemption as his two sons were also listed on his statutory warranty deed.

Mr. Carnahan referenced pages 56-57 of the Appellant’s Evidence and summarized assessed values
of properties surrounding the subject property.  He believed the land was not being assessed
equitably.
 
Mr. Carnahan referenced page 47 of the Appellant’s Evidence and stated personal property
consisted of items that were not permanently affixed to the land.  He further indicated his property
should not be considered real property, if anything, it should be considered personal property and
asked if he should be eligible for the $100,000 exemption on personal property.
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 Mr. Carnahan referenced page 89 of the Appellant’s Evidence and reported the Kenai Pipeline
Company’s parcel number 014-020-05 was accessed for $11,000 per acre.  He believed industry
should pay all the taxes and individuals should not pay any taxes.  He stated the price of land should
be determined by the step chart and the Assessor was not using the step chart.

ASSESSOR’S PRESENTATION

KPB Assessor Shane Horan referenced page 131 of the Assessor’s Evidence and summarized KPB
5.12.060(P).  Mr. Horan stated Mr. Carnahan had refused to allow full access to the subject
property.  He referenced page 79 of the Appellant’s Evidence which stated the Appellant’s
resentment to the unreasonable “on site inspections.”  He further noted the Appellant had refused
to grant permission to perform an inspection.

Mr. Horan stated Mr. Carnahan’s current senior exemption status was in question as it had been
brought to his attention that Mr. Carnahan only lived on the subject property part of the time. 

Mr. Horan stated on March 27, 2002, Mr. Carnahan appealed the assessed value of his property,
parcel number 015-050-39, located at 46925 Autumn Road, Nikiski, and provided an opinion of
value of $8,500 for the land and $540 for the driveway for a total of $9,040.

Mr. Horan said on April 5, 2007, the Appellant came to the Assessing Department and indicated
that he was declining any inspection of his property and that additionally, he did not want any
inspections for the next two years and the Appellant followed up on this in writing to the Borough
Clerk and referenced pages 79-80 of the Appellant’s Evidence.

Mr. Horan referenced pages 127-128 of the Assessor’s Evidence and stated the parcels surrounding
the subject property were equitably assessed and he summarized their assessments.  He further
noted recent sales data from property in the area had supported the assessed value of the land.

Mr. Horan referenced page 25 of the Appellant’s Evidence and quoted from Mr. Carnahan’s April
6, 2007 letter to Tamara Cook, Director of Legal Services, “I have three conexes of which is my
domicile,” and summarized the history of appeals and land values on the subject property.

Mr. Horan stated in 1998, the Kenai Peninsula Borough conducted a survey to determine the value
of conex units.  He indicated the survey concluded the value of an eight foot by forty foot conex was
valued at $2,500 and an eight foot by twenty foot conex was valued at $1,500 and the value did not
include delivery costs.  He said Mr. Carnahan stated one of the conexes was used as a residence;
however,  all three conexes regardless of use were valued at $2,500 each.  Mr. Horan noted a low
quality lean-to on the property had been assessed at $2,200 and was equitably valued with other
lean-to’s throughout the borough.  

Mr. Horan said in 2003, the Kenai Peninsula Borough conducted a land survey in Nikiski which
provided a 98 percent median ratio and essentially all land values in the area were left alone.  He
stated consideration had been given to the industrial land for the existence of any contamination as
provided for in KPB 5.12.090.  He said the land next to the subject property was listed for sale for
$11,600 and to date had not sold, he had no knowledge as to why it did not sell.

Mr. Horan referenced page 46 of the Appellant’s Evidence and summarized KPB 1.08.040 (P) and
KPB 1.08.040 (Q).
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Mr. Horan stated the intent of the use of the property was the defining factor when determining the
classification of Mr. Carnahan’s type of property.  He said the intent of the owner controlled the
ultimate determination of whether an object placed on the land became a part of the realty or not,
physical annexation need not be present in any form, but constructed annexation should suffice to
make a structure part of the realty.   

Mr. Horan noted his intent to draft an ordinance for introduction to the Assembly in August to
finally address the issue for the 2008 assessment year.  

Mr. Horan refused to address recusal of the chair, the appearance of the Appellant’s name on
assessing documents , or his senior citizen exemption, as the Board of Equalization venue was to
be used to determine valuation.

In conclusion, Mr. Horan recommended an assessed value of $22,300.

QUESTIONS BY THE BOARD

Board Member Hobart asked if the conexes were assessed as storage units what would the assessed
value be.  Mr. Horan stated they would be assessed at $2,500 each.  Mr. Horan further noted
conexes that were claimed as business personal property were tax exempt.

APPELLANT’S REBUTTAL

Mr. Carnahan referenced page 65-66 of the Appellant’s Evidence and stated parcel numbers 015-
201-10 and 015-201-11 were assessed according the Assessor’s step chart, however, the Assessor
did not want to comply with the step chart when it came to his property.

Mr. Carnahan said he paid $540 for the construction of his driveway and he believed $1,000 was
an excessive assessed value.

Finally, Mr. Carnahan summarized his objections to the assessed value of his property

QUESTIONS BY THE BOARD

Board Member Hobart asked Mr. Horan if Kenai Pipeline Co. and Agrium Corp. paid taxes.  Mr.
Horan stated they did pay taxes.

SUR-REBUTTAL BY THE APPELLANT

Mr. Carnahan stated Agrium’s parcel was assessed for $333, 000 and compared the value to the
Carrs parking lot.  

[Clerk’s Note: Mr. Carnahan had nine minutes and thirty-one seconds remaining
of his allotted time when he concluded his remarks.]

Board Chair Glick closed the appeal hearing.

MOTION TO UPHOLD THE 
ASSESSOR’S VALUATION: Haywood moved that the Assessor’s

valuation on the property described as
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Account No. 015-050-39, owned by George
Edward Carnahan Jr. be upheld for the
following reasons: 

The appellant had not presented sufficient
evidence to prove an excessive or improper
valuation.

Land $11,600
Improvement $10,700

3 Conexes @ $2,500ea
1 Lean to @ $2,200

Total $22,300

SECOND: Rehm.

VOTE ON MOTION TO UPHOLD THE 
ASSESSOR’S VALUATION:
Yes: Belluomini, Haywood, Hobart, Rehm, Glick
No: None
MOTION TO UPHOLD THE 
ASSESSOR’S VALUATION PASSED: 5 Yes, 0 No

ADJOURNMENT 

With no further business to come before the board, Chairperson Glick adjourned the meeting at 1:34
p.m.

I certify the above represents accurate minutes of the Kenai Peninsula Borough Board of
Equalization meeting of June 14, 2007.

Sherry Biggs, Borough Clerk

Approved by Board of Equalization: 
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