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Kenai Peninsula Borough

Board of Equalization Hearing Minutes
May 28, 2009 Borough Assembly Chambers

CALL TO ORDER

The Kenai Peninsula Borough Board of Equalization convened on May 28, 2009, in the Assembly
Chambers of the Borough Administration Building in Soldotna, Alaska.  Board Chair Betty Glick
called the meeting to order at 6:00 p.m.

ROLL CALL

There were present:

Betty Glick, Chair
Barbara Belluomini, Vice Chair
Jerry Hobart
Gary Knopp
Michelle Medley

comprising a quorum of the Board.

Also in attendance were:

Scott Bloom, KPB Assistant Attorney 
Shane Horan, Director of Assessing
Denis Mueller, KPB Residential Appraisal Manager
Paul Knight, KPB Lead Land Appraiser
Steve Ford, KPB Senior Appraiser
Brandon McElrea, KPB Appraiser
Gary Roten, KPB Appraisal System Analyst
Jim Butler, Attorney for the Board of Equalization
Johni Blankenship, Borough Clerk
Shellie Morgan, Deputy Borough Clerk

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

Borough Clerk Johni Blankenship swore in all those present who provided testimony from the
Appellant’s and Assessing Department.

(06:07:20)

APPEAL NO. 2009-201
Carroll & Julie Bowman
Assessor’s Parcel No. 063-012-62
Legal Description 38350 Julie Bowman Avenue

T 5N R 9W SEC 8 Seward Meridian KN 0970056 MARVEL MANOR SUB
PHASE 1 TRACT 3A

(06:08:32)

APPELLANT’S PRESENTATION

Mr. Bowman said the two appraisals he had submitted were done by Realtors. He said both Realtors
agreed that the property was stigmatized due to the waste site, which indicated the Appellant’s
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property value should be significantly reduced. He said Mr. Knight indicated he agreed in principal;
however, no other owners of adjacent property had appealed.

Mr. Bowman said the Assessing Department did not acknowledged the odor problem due to the
nearby waste site. He felt if the Appraiser was there when the wind came from the east causing
substantial odor, the Appraiser’s perspective would definitely change. Mr. Bowman said Mr. Knight
had agreed that there was a possible devaluation; however, he did not know what percentage it
should be.

Mr. Bowman referred to the image on page 22 of the Assessor’s evidence, which showed the
adjoining properties. He said the waste site had expanded significantly since the photo was taken,
and the expansion had included a new large lagoon. He said the expansion had caused an increased
odor problem when the wind was coming from the east. Mr. Bowman stated it was not his intent
to say the waste site was being poorly managed; however, increased usage during the summer
months definitely proved a challenge.

Mr. Bowman addressed the Assessor’s comparables on Mountain Ridge Road, he said the parcel
was similar to his; however, it had natural gas adjacent to it, which would make it more valuable.
He said the second comparable was two-and-one-half miles away, it was listed for a year at $3,900
per acre, which was less than the appraisal of his parcel. He felt that if a buyer was looking to
purchase a ten-acre parcel, they would choose the parcel farthest away from the waste site.

Mr. Bowman referenced a home that was built on a different parcel that was also adjacent to the
waste site, and clarified the house was built when the waste site was inactive, and there had been
no planned use of it.

(06:16:28)

QUESTIONS BY THE BOARD 

Board Member Belluomini asked where Mr. Bowman’s primary resident was located in relation to
the ten-acre parcel, since the primary residential property had not been appealed. Mr. Bowman said
it was in the south west corner of the ten-acres, and the primary residence was not being appealed
because it qualified for the senior exemption.

Board Member Hobart asked if the expansion of the waste site was in the direction of Mr.
Bowman’s property. Mr. Bowman said yes.

Board Member Knopp asked if the waste site was present when Mr. Bowman purchased to property
in 1996. Mr. Bowman said no.

Board Member Knopp asked if Mr. Bowman knew when the waste disposal site was put in. Mr.
Bowman said he was not sure; however, it may have been at about the same time as his purchase.

(06:22:19)

ASSESSOR’S PRESENTATION

KPB Lead Land Appraiser Paul Knight read the Assessor’s Description Analysis and
Recommendation on page 18 of the Assessor’s evidence. He said a comprehensive land re-value
had been done for the Sterling area, and based on the study a base of $15,700 per acre was
determined. He said the base value assumed access and electric were available, he said the subject
parcel had no adjustments for other influences. 
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Mr. Knight referred to page 25 and 26 of the Assessor’s evidence which showed sales of similar
type parcels with and without influences. He said the sales ratio and base were determined through
this process. He also noted that when the size of a parcel increased, the price per unit decreased.

Mr. Knight said there were no sales in the area of the septic waste site; therefore, information on
how the assessment should be adjusted was unavailable. He did recommend a reduction of $5,000
due to natural gas not being available.

Mr. Knight requested the Board of Equalization uphold the reduced value recommended, based on
the following findings:

1. Values were reconciled on the most recent sales data available.
2. The property was valued uniformly and equitably with the surrounding parcels.
3. The property was valued in accordance with standard Mass Appraising techniques.

Mr. Knight recommended a 2009 assessed value of $37,200 for the land, a reduction of $5,000 due
to gas not being available, for a total value of $37,200.

(06:30:36)

QUESTIONS BY THE BOARD

Board Member Hobart asked if there were any other waste disposal sites on the Kenai Peninsula.
Mr. Knight said there was one; however, there were no sales in the vicinity.

Board Member Knopp asked why the Assessor’s Description Analysis and Recommendation
showed no gas on it.  Mr. Knight said no gas had been noted; however, the actual adjustment was
not made in the computer system.

Board Member Belluomini asked if any of the other properties near the waste site were exempt
under the senior exemption. Mr. Knight said the other parcels were vacant and; therefore, not
qualified for the exemption.

(06:32:59)

APPELLANT’S REBUTTAL

Mr. Bowman said he understood the uniform assessment process being used by the Assessing
Department. His dispute was that his property did not meet the uniform definition, there was a
recognizable problem that should justify an adjustment. He said both realty Appraisers said they felt
the property value should be reduced 50 percent due to the waste site location.

Mr. Bowman felt a reasonable person would recognize that his property was not equal to property
two or three miles away, and requested the Board of Equalization lower the assessed value.

(06:35:36)

QUESTIONS BY THE BOARD

Board Member Belluomini asked if a local buyer purchased the house that was nearby. Mr.
Bowman said yes, and it sold for significantly less than it was listed for.

Board Member Hobart asked where the property which sold was located compared to Mr.
Bowman’s. Mr. Bowman said it was directly north.
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(06:37:36)

ASSESSOR’S REBUTTAL

Mr. Knight addressed the comparables shown on page 2 of the Appellant’s evidence. He stated the
comparables implied that the fee value was too high; however, 50 percent of comparable 2 was wet,
and comparable number 1 was the exact same parcel with an adjacent .94 acre parcel included. He
said comparable 3 was purchased with a combination of other larger surrounding parcels, and
comparable 4 was actually comparable 3 with two-acres deeded out. Mr. Knight said the
comparables supplied by the Appellant were unlike the subject parcel. He said the current sales data
from the comparables he located supported the assessment.

KPB Residential Appraiser Denis Mueller addressed the question posed by Board Member
Belluomini regarding the exempt status of other surrounding properties, saying there was one parcel
near the waste site that had improvements on it that was not exempt.

(06:46:48)

QUESTIONS BY THE BOARD 

Board Member Hobart asked when the photos on pages 21 and 22 of the Assessor’s evidence were
taken. Mr. Knight said he believed they were from 2003.

Board Member Medley asked how much land was in the parcel to the east of the Appellant’s. Mr.
Mueller said 20-acres.

(06:48:50)

SUR-REBUTTAL BY THE APPELLANT

Mr. Bowman stated comparables used by the Assessing Department were excellent view properties,
which would consequently affect the selling price. He felt that a septic waste site detracted from the
property value, and Mr. Knight had said he did not know how the septic waste site would affect the
property value.

Board Chair Glick closed the hearing. 
(06:51:33)

MOTION: Hobart moved to adjourn the hearing and
deliberate in adjudicative session. Attorney
Jim Butler and Borough Clerk Johni
Blankenship were to be included in the
adjudicative Session.

SECOND: Medley.

VOTE ON MOTION TO ADJOURN INTO 
ADJUDICATIVE SESSION:
Yes: Belluomini, Hobart, Knopp, Medley, Glick
No: None
MOTION TO ADJOURN INTO 
ADJUDICATIVE SESSION PASSED: 5 Yes, 0 No

[Clerk’s Note: The Board went into adjudicative session at 6:52 p.m. and
reconvened at 7:40 p.m.]



Kenai Peninsula Borough Board of Equalization Minutes
May 28, 2009 Page 5 of 19

MOTION TO REDUCE THE 
ASSESSOR’S VALUATION: Hobart moved that the Borough Assessor’s

valuation on the property described as
Account No. 063-012-62 owned by Carroll
and Julie Bowman be reduced. The
Appellant’s, Carroll and Julie Bowman, had
provided sufficient evidence to prove
unequal, excessive, or improper valuation
based on the following:

1. The Appellant presented evidence to
establish there was a significant expansion of
the waste site. 2. Increased odor reduced the
value. 3. Property north of the Appellant’s
sold for less than the asking price. 4. It was
reasonable to assume that an open waste site
would have an adverse affect to the value of
the Appellant’s property. 5. The Appellant
and Appraiser both agreed that an open waste
site sewage pit would decrease value. 6. The
Assessor failed to decrease the value of the
property in consideration of externalities
impacting the property; therefore, it was
reasonable to reduce by 33 1/3 percent, from
the new recommended value of $37,200.

Land: $24,900
Improvements: $0

Total Assessed Value: $24,900

SECOND: Knopp.

VOTE ON MOTION TO REDUCE 
THE ASSESSOR’S VALUATION:
Yes: Knopp, Belluomini, Hobart, Medley, Glick
No: None
MOTION TO REDUCE THE 
ASSESSOR’S VALUATION PASSED: 5 Yes, 0 No

[Clerk’s Note: Board Chair Glick asked Appellant Joseph Bellcastro if he had an
objection to allowing appeal 2009-204 be heard first, Mr. Bellcastro had no
objection.]

(07:47:05)

APPEAL NO. 2009-204
James H. Petersen Trust
Assessor’s Parcel No. 173-594-48
Legal Description 280 Fireweed Ave

T 6S R 13W SEC 8 Seward Meridian HM 0760104 BAYVIEW GARDENS
SUB ADDN 1 LOT 48 BLK 6
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The Appellant, Elizabeth Petersen requested to introduce additional evidence. KPB Residential
Appraiser Denis Mueller objected to the introduction of new evidence. Board Chair Glick denied
the request to allow additional evidence with no objection.

(07:56:22)

APPELLANT’S PRESENTATION

Ms. Petersen referred to page 13 of the Assessor’s evidence, which showed three properties, parcel
number, listing price, and what the actual selling price was. She said in order to come up with her
valuations, she took the KPB valuation on improvements and divided it by the square footage of
the improvement to calculate a price per square foot.

Ms. Petersen said when using this technique with the other properties, there was a discrepancy. The
subject property improvement was valued at $375,300, with a square footage of 2,312, which
calculated to $162.32 per square-foot. She stated using the same method of calculation, parcel 177-
27-075 came to $85.94 per square foot, parcel 175-29-030 came to $98.89 per square foot, and
parcel 177-230-01 came to $99.80 per square foot.

Ms. Petersen noted that she was the listing agent on the subject property, and the property was listed
based on 2007 sales data and market comparables for that time. She said during 2006 and 2007 the
Homer market was very healthy for houses valued over $400,000. She sated the builder was actually
the person who set the price, and the price was excessive then.

Ms. Petersen said the subject property was initially assessed with the incorrect square footage, and
that had since been corrected. She questioned the Assessing Department’s use of 2007 sales data
when calculating the 2008 valuations. She noted there was one property which sold for $450,000
that had not been included in the calculation, and further stated that the sale was not recorded in the
multiple listing service.

Ms. Petersen requested the Board of Equalization re-value her property, using the average price per
square foot of $94.87, which would considerably lower the assessment. She referred to page 8 of
the Appellant’s evidence, which showed a pending sale listed at $459,900. She stated the property
was on the same street as hers and the KPB assessment was $337,500, the square footage was
3,582, which calculated out to $94.22 per square foot. She further noted that it was her
understanding that it would be selling for substantially lower than the listing.

QUESTIONS BY THE BOARD - None.
(08:04:36)

ASSESSOR’S PRESENTATION

KPB Senior Appraiser Steve Ford gave a summary of the Assessor’s Description Analysis and
Recommendation on page 18 of the Assessor’s evidence, he said the home was completed in 2007,
and in July 2007 was placed on the market for $657,000. During the time the listed the price had
been reduced to $599,000, the actual assessment was $467,300, and the home was currently leased.

Mr. Ford said an interior inspection was done in March and several changes were made, which
included shingle type, plumbing fixtures, completion level of the basement, and the quality of
construction was lowered from very good to very good minus. He said this resulted in a reduction
of $41,400. This reduction was conveyed to the Appellants; however, they choose to continue with
the appeal.
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Mr. Ford said 27 sales were qualified within the Appellant’s Homer neighborhood, and the mean
or average assessment was about 94 percent of the actual sale price, and 85 percent of those sold
for more than the assessed value. He said, if you expanded the Homer area, there were 51 sales that
qualified for the sales ratio study, the mean assessed value was about 93 percent. He said residential
assessment values were based on physical attributes specific to each property, adjustments were
made based on those attributes.

Mr. Ford stated that the values were based on January 1 of each year. They were not a projection
of what the home would be worth, they were based on sales data prior to January 1. He referred to
page 45 of the Assessor’s evidence, which showed the sales ratio chart Borough wide for sales over
$400,000.

QUESTIONS BY THE BOARD - None.
(08:21:06)

APPELLANT’S REBUTTAL

Ms. Petersen said she was not disputing that sale prices were generally 20 percent above the
assessed value; however, the value for this property was excessive. She said the current valuation
for the subject property was not equal to surrounding houses when you look at the price per square
foot of each.

Ms. Petersen referred to page 28 of the Assessor’s evidence, stating the valuation of $289,800
divided by the area of 2,998 was a total of $96.66 per square foot, which supported her argument
that the price per square foot for the subject property of $162.32 was excessive.

QUESTIONS BY THE BOARD - None.
(08:24:01)

ASSESSOR’S REBUTTAL

Mr. Ford referred to page 13 of the Assessor’s evidence, where the Appellant had calculated the
square footage values of neighboring properties. He said 177-270-75 was qualified by the Assessing
Department, it was not adjusted, it sold for $500,000, the assessed value was $464,300, it could not
be used as a direct comparison without some adjustments. He said it also appeared that the
Appellant took the square footage of the house and divided it into the value of all improvements
including, landscaping, driveway, and septic. He said the second sale was a 2009 sale and could not
be used in the 2009 assessment value; however, it will be considered for the 2010 valuation.

Mr. Ford said that in the Appellants square foot method of calculation on her property she had only
calculated using the finished square feet, and in her comparables she had used square footage
including all out buildings as well.

Mr. Ford requested the Board of Equalization uphold his value recommended based on the
following:

1. The Assessor had recommended an appropriate reduction in value based on a full
interior / exterior inspection of the Appellant’s property.

2. Sales ratio studies for the Appellant’s neighborhood, the expanded Homer area, and
the Borough-wide study of sales over $400,000, prove the assessments were not
excessive, unequal or improper.
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3. The Assessor had provided proof, by way of an example, that adjustment methods
used by the Kenai Peninsula Borough Assessing Department were appropriate and
assures equity.

4. The Appellant had not provided adequate proof that the recommended assessment
was excessive based on sales prior to January 1, 2009.

5. The Appellant had not proven by way of a 2007 appraisal for $515,000 or the effort
to market the home for $559,000 to $678,000 or the fall of General Motors stock
that the recommended assessment of $425,900 was excessive unequal, improper or
warrants further reduction.

Finally, he recommended a value of $50,600 for the land, and $375,300 for the improvements, for
a total value of $425,900.

(08:30:49)

QUESTIONS BY THE BOARD 

Board Member Hobart asked if the square foot value of the main floor was usually a higher value
than the square foot value on a second floor, or for example a daylight basement? Mr. Knight said
that was correct.

Board Member Hobart then asked if you were to compare two homes the one with most square feet
on the base floor would be assessed higher? Mr. Knight said yes.

Board Member Belluomini asked what prompted the change from the original recommended
valuation? Mr. Knight said after the interior inspection, changes were made to the unfinished
basement and an overall quality reduction.

Board Member Belluomini asked if there had been a reduction from the 2008 assessed value in the
original assessed value. Mr. Knight said yes, the market had indicated the need for a reduction.

(08:34:35)

SUR-REBUTTAL BY THE APPELLANT

Ms. Petersen asked why October 2007 sales data had been used in the sales ratio chart. Mr. Ford
said when more sales data was needed the last quarter of the previous year was used. Mr. Roten
further explained that the ratio study being referred to was done at the request of Assembly Member
Bill Smith, as some surrounding neighborhoods in Homer had no sales data available, and said the
previous years end quarter data was not used to calibrate the model. Mr. Horan said he chose to
include the data as it was used in presentations given by Assembly Members Smith and Martin in
the Homer area.

Ms. Petersen asked if there was a great deal of subjectivity involved with the assessments? Mr.
Horan said no.

Ms. Petersen said if the Assessing Department were really interested in looking at past sales, she
would have been glad to introduce more. Mr. Horan said he welcomed all sales data.

Mr. Petersen asked if Mr. Ford had presented information in his presentation that included sales
from 2009. Mr. Ford stated there was one; however, it had been submitted by the Appellant and he
only referred to it as an invalid comparable.
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Mr. Petersen referred to page 3 of the Appellant’s evidence, which showed a house payment
statement that reflected an increase of $327.14 caused by the increased property tax. He referred
to page 13 of the Assessor’s evidence, and said GM stock had dropped from $40.00 to $1.96. He
said the current lessor was paying $2,000 per month, and he was having to make up the difference.

(08:47:02)

QUESTIONS BY THE BOARD

Board Member Knopp asked if the assessed value had decreased from 2008 to 2009. Mr. Petersen
said when he contacted the lender, Countrywide indicated the only reason for the payment increase
was the tax assessment. Mr. Ford said in 2007 the assessed value was based on the unfinished
improvement, and in 2008 the house was finished and that had increased the value.

SUR-REBUTTAL BY THE APPELLANT - None.
(08:50:06)

Board Chair Glick closed the hearing.

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

recommendation to reduce valuation on the
property described as Account No.173-594-
48 owned by James H. Petersen Trust be
upheld for the following reasons:

The Appellant, James Petersen, had not
provided sufficient evidence to prove
unequal, excessive, or improper valuation
based on the following:

1. The Appellant had failed to provide
sufficient information dated prior to January
1, 2009. 2. Based on the sales history the
current assessed value was correct. 3.
Adjustments were made to reduce the
improvement value by $41,400.

Land: $50,600
Improvements: $375,300

Total Assessed Value: $425,900

SECOND: Belluomini.

VOTE ON MOTION TO UPHOLD THE
ASSESSOR’S REDUCED VALUATION:
Yes: Belluomini, Hobart, Knopp, Medley, Glick
No: None
MOTION TO UPHOLD THE ASSESSOR’S
REDUCED VALUATION PASSED: 5 Yes, 0 No
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(08:56:04)

APPEAL NO. 2009-204
James H. & Elizabeth C. Petersen
Assessor’s Parcel No. 173-595-28
Legal Description 945 Rosebud Court

T 6S R 13W SEC 8 Seward Meridian HM 0760104 BAYVIEW GARDENS
SUB ADDN NO 1 LOT 30 BLK 7

[Clerk’s Note: The Appellants James and Elizabeth Petersen requested the Board
of Equalization consider the evidence given for parcel number 173-594-48 to
address the current appeal.]

APPELLANT’S PRESENTATION - See previous appeal.

QUESTIONS BY THE BOARD - None.
(09:08:59)

ASSESSOR’S PRESENTATION

KPB Senior Appraiser Steve Ford gave a summary of the Assessor’s Description Analysis and
Recommendation on page 65 of the Assessor’s evidence, he said the home was built in 1997, and
purchased by the Appellant’s in 2003 for $330,000. He said there had been a remodel done since
the purchase, and an interior/exterior inspection had been done in March of 2009, which resulted
in an increase of $500.

Mr. Ford said 27 sales were qualified within the Appellant’s Homer neighborhood, and the mean
or average assessment was about 94 percent of the actual sale price, and 85 percent of those sold
for more than the assessed value. He said, if you expanded the Homer area, there were 51 sales that
qualified for the sales ratio study, the mean assessed value was about 93 percent. He said residential
assessment values were based on physical attributes specific to each property, and adjustments were
made based on those attributes.

Mr. Ford requested the Board of Equalization uphold the value recommended, based on the
following findings:

1. The Assessor had recommended an appropriate increase in value based on a full
interior/exterior inspection of the Appellant’s property on March 24, 2009.

2. Sales ratio studies for the Appellant’s neighborhood, the expanded Homer area and
the Borough-wide study of sales of $400,000 prove the assessments were not
excessive, unequal or improper.

3. The Assessor had provided proof, by way of an example, that adjustment methods
used by the Kenai Peninsula Assessing Department were appropriate and assured
equity. 

4. The Appellant had not provided adequate proof that the recommended assessment
was excessive based on sales prior to January 1, 2009.

Finally, he recommended a adjusted 2009 assessed value of $76,300 for the land and $414,500 for
the improvements, for a total value of $490,800.
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(09:19:00)

QUESTIONS BY THE BOARD

Board Member Medley asked if adjustments were made for the unfinished basement. Mr. Knight
said there was square footage added as finished.

(09:20:21)

APPELLANT’S REBUTTAL

Ms. Petersen stated that one of the comparables used by the Assessors was similar; however, it also
had 5-acres of property. She said one adjustment by the Appraiser was for roof shingles, and the
roof shingles had not been changed, they were the original shingles and 11-years old. She said
considering what had happened in the market during 2008 and continued to happen, the value
should be reduced.

(09:22:45)

QUESTIONS BY THE BOARD

Board Member Medley asked for clarification, stating it looked as though the value had decreased
not increased. Ms. Petersen said the property value was increased after the interior/exterior
inspection was completed.

Board Member Belluomini noted there had been an overall decrease in the assessed value from
2008 and 2009.

(09:25:38)

ASSESSOR’S REBUTTAL

Mr. Ford stated the example that was given had not been a sale nor was it a comparison to the
Appellant’s house, it was strictly to show there was equity when comparing like houses. He said
the change made to the roof type actually lowered the value, the increase was due to additional
bathroom fixtures. He said the smaller lot size was accounted for.

(09:27:39)

QUESTIONS BY THE BOARD 

Board Member Knopp asked for clarification on the adjustments, stating that once the sales
comparison was done adjustments were made up or down according to the sales ratio study. Mr.
Knight said yes.

SUR-REBUTTAL BY THE APPELLANT - None.
(09:30:18)

Board Chair Glick closed the hearing.

MOTION TO UPHOLD THE ASSESSOR’S
ADJUSTED  VALUATION: Belluomini moved that the Borough

Assessor’s recommendation to increase the
valuation on the property described as
Account No.173-595-28 owned by James &
Elizabeth Petersen be upheld for the
following reasons:

The Appellants, James & Elizabeth Petersen,
had not provided sufficient evidence to prove
unequal, excessive, or improper valuation
based on the following:
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1. The Appellant did not provide any
evidence to prove their property was unequal
or excessive relative to other similar
properties based on the sales data and sales
ratio studies. 2. The 2009 assessed value of
$490,800 was actually a reduction of $32,100
from the 2008 assessed value, and was
reduced to reflect the market value in the
Homer area.

Land: $76,300
Improvements: $414,500

Total Assessed Value: $490,800

SECOND: Hobart.

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

(09:32:40)

APPEAL NO. 2009-202
Peggy el al Belcastro / Joseph Belcastro
Assessor’s Parcel No. 177-270-50
Legal Description 121 Mountain View Drive

T 6S R 13W SEC 17 Seward Meridian HM 0770065 ISLAND VIEW SUB
LOT 1 BLK 1

Borough Clerk Johni Blankenship swore in Joseph Belcastro.

Mr. Belcastro stated the Appellant’s evidence was originally faxed, and he had requested to bring
photograph’s to the hearing as they do not fax well. Mr. Mueller asked to review the photograph’s,
after viewing them he had no objection to adding them as evidence. Board Chair Glick allowed the
photographs to be added as evidence.

(09:40:56)

APPELLANT’S PRESENTATION

Mr. Belcastro stated that the subject property sale price of $250,000 was voluntarily disclosed to
the Assessing Department. He said it was purchased in August of 2008, and this proved current
market value as it was just purchased. He felt that the Assessing Department had implied his wife
as the real-estate agent had somehow lowered the price, and suggested, because she was the listing
agent it did not reflect the current market conditions.

Mr. Belcastro said the Assessing Department had indicated that since the property was listed for
such a short time, it may not have been listed at the full market value. He stated comparables he had
provided showed that property on the market for an extended period of time tended to sell for less.
He referred to the comparable shown on page 5 of the Appellant’s evidence, which showed a
property that closed on October 30, 2008. It was originally listed for $295,000 and finally sold for



Kenai Peninsula Borough Board of Equalization Minutes
May 28, 2009 Page 13 of 19

$199,000, and said that property had more living area.

Mr. Belcastro referred to page 16 of the Assessor’s evidence, where it indicated that the storage
units were equivalent to a garage, and had previously been calculated as living area. He said a
reduction of $24,000 was made to address the actual living area square footage; however, he felt
if that area was converted to living area the valuation would increase more than $24,000. He stated
Mr. Ford had indicated it would be an easy process to convert the storage area into a garage. Mr.
Belcastro felt that it would not be easy, since it would include removing a wall and window,
installing a garage header, drive, and door. He said that would be impractical as there were three
tenants, and it would only create a one car garage. 

Mr. Belcastro said the subject property was originally purchased for $250,000, and the commission
received by his wife was applied toward the purchase, which reduced the total debt to $242,500.
He said tenants generally do not take care of the property which should then be reflected by a
reduction of value.

Mr. Belcastro referred to images allowed as evidence at the beginning of the hearing which showed
moss growing on the roof, stating that the shingles had reached their life expectancy and would need
to be replaced soon at a cost of roughly $15,000 for materials and labor. He stated one photograph
showed the oil tanks for the monitor heating, since no natural gas was available in Homer. He
referred to other pictures which showed moss growing on the deck, a smashed refuge container, a
broken fence, and multiple other tenant related issues. He said some tenants winterized their
windows which caused condensation and the window frames rot.

(09:59:10)

QUESTIONS BY THE BOARD 

Board Member Belluomini asked if the two comparables provided by the Appellant sold to the same
buyer? Mr. Belcastro said he did not know.

Board Member Belluomini referred to the property shown on page 3 of the Appellant’s evidence,
and asked how many days was it on the market. Mr. Belcastro said six days.

(10:01:22)

ASSESSOR’S PRESENTATION

KPB Senior Appraiser Steve Ford gave a summary of the Assessor’s Description Analysis and
Recommendation shown on page 14 of the Assessor’s evidence. He noted the subject property was
a three unit apartment building (triplex). One unit contained one bedroom, and one bath, and two
of the units contained  two bedroom, and one-and-one half baths. He said the house had depreciated
more than normal. Minor repairs were needed and the actual living space was adjusted, resulting
in a reduction in the original recommended value.

Mr. Ford said the comparables provided by the Appellant had no documentation, and were not
qualified by the KPB Assessing Department. One appeared to be a foreclosure, and the other two
appeared to include more than one property. He referred to a comparable provided by the Assessing
Department which showed a triplex in Homer transferred in August of 2008. The sale price was not
disclosed; however, the deed of trust was for $237,126, while the 2009 assessed value was
$184,400, and the structure was older and of a lesser quality.

Mr. Ford stated Alaska being a non-disclosure State meant the sale of a property did not have to be
disclosed by the buyer or seller. No multi-family property sales had been qualified by the Assessing
Department in the Homer area; however, that did not mean there were no sales, only none had been
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disclosed. He said two comparables of four-unit properties were provided for a separate appeal in
the same neighborhood, and both indicated the 2009 assessed value of each of these was less than
the sales price.

Mr. Ford said the Assessing Department had qualified twenty-seven single family residential sales
in Homer, and the weighted mean of was 93.88 percent, with a median of 94.39 percent, which
indicated the Assessing Department was assessing multi-family property at approximately 94
percent of their sales price for the 2009 assessment year.

Mr. Ford said property listing prices were not used to establish assessed values; however, it was a
good indicator. He said forty multi-family properties had been listed Borough-wide, and the average
2009 assessed value in relation to the listing price was 75.73 percent, and in the Homer area five
multi-family properties were listed showing the average 2009 assessed value in relation to the
listing price was at 64.13 percent. He then read Alaska Statue 29.45.110 in regards to full and true
value.

Mr. Ford requested the Board of Equalization uphold the value recommended, based on the
following findings:

1. Sales of multi-family structures supported the recommended assessed value.
2. Adjustments were made to the property record to correctly reflect the size,

depreciation, and garage storage area.
3. The sale was a short sale, not exposed to the market for a reasonable period of time.
4. The purchaser was the listing agent.
5. Listing prices provided do not indicate that the assessments were excessive.

Finally, he requested a value of $74,800 for the land, and $196,600 for the improvements, for a total
2009 assessed value of $271,400.

(10:19:00)

QUESTIONS BY THE BOARD

Assembly Member Knopp asked if he understood Mr. Ford correctly in reference to most multi-
family homes were assessed substantially lower than the listing price. Mr. Ford said yes; however,
the Assessing Department would expect that they were not all selling for the actual list price.

Board Member Knopp referred to page 2 of the Appellant’s evidence and asked if the sale price had
been lower than the assessment. Mr. Ford said the assessed price was just barely higher than the sale
price.

Board Member Belluomini asked for a terminology clarification, asking when the term short sale
was used, was it implying that the property was on the market for a short time. Mr. Ford said yes.

Board Member Medley asked if the units in the triplex were all townhouse style with an upstairs
and balcony. Mr. Ford said two units were townhouse, and one was one level.

Board Member Medley asked if the garage had been an additional living unit at one time. Mr. Ford
said it looked to him like it had been a garage at one time.

Board Member Hobart asked for clarification, was 22 percent allowed for depreciation. Mr. Ford
said yes.



Kenai Peninsula Borough Board of Equalization Minutes
May 28, 2009 Page 15 of 19

Board Member Hobart asked if the 22 percent included aged life as well. Mr. Ford said yes.

Board Member Hobart asked if Mr. Ford believed $21,000 would cover the cost for all the repairs
needed? Mr. Ford said it was calculated using a completion chart.

(10:27:27)

APPELLANT’S REBUTTAL

Mr. Belcastro referred to page 21 of the Assessor’s evidence, and noted it showed the assessment
values from 2003 through 2009, he noted that there was a sudden large increase in land value in
2005, and then again another large increase in 2008, and the same pattern was applied to the
improvement value. He summarized that the land value increased by 5 percent, and the
improvement value increased by 24 percent in the last year. 

Mr. Belcastro asked if he had heard correctly when Mr. Ford stated the Assessing Department was
assessing multi-family homes at less than the sale price, approximately at 66 percent for the Homer
area, and roughly 76 percent Borough-wide. Mr. Ford said that was based on list prices.

Mr. Belcastro stated the list price on subject property was $279,000 originally, and for the Homer
area at 66 percent it would be $184,000, and Borough-wide it would be $209,000, and asked how
using those numbers the Assessing Department came up with $274,000. Mr. Ford said listing prices
were not used to value property.

Mr. Belcastro said he understood listing prices were not used to value properties; however, he was
referring to Mr. Fords statement that sales market data indicated that Borough-wide and in the
Homer area properties were being assessed at less than listed, and wanted it noted the subject
property was not being assessed similarly to the examples provided by Mr. Ford. 

Mr. Ford referred to page 33 of the Assessor’s evidence, stating that parcel numbers 177-054-21,
177-092-12, 175-300-05, 175-300-03, and 177-270-83-86 were the sales that produced the 66
percent.

Mr. Belcastro asked for an explanation as to why his property was being assessed over and above
the 66 percent. Why was his singled out from the rest? Mr. Ford stated the Borough did not use
listings to establish values, they were only an indicator, and there were properties shown on page
33 of the Assessor’s evidence that were over what they were listed for. He said the 66 percent was
the average, some were less, and some were over.

Mr. Belcastro asked Mr. Ford what he considered the most accurate estimate of market value.
Would a current sale price within the past year be a good indicator of current market value? Mr.
Ford said one sale did not make the market, and could not provide a basis for a ratio study.

Mr. Belcastro asked was there some indication that improvements were made, and a better view
provided. What indicated substantial increase was warranted? The original assessed increase was
40 percent. Mr. Ford said in 1999 multi-family units were hand calculated, the values then stayed
flat  from approximately 1999 through 2004, and in 2005 the values were again hand calculated,
so there was a 5-year period of time with no change in value. He said during that 5-year period
values did increase and property values almost doubled in the time frame.

Mr. Belcastro asked if shingles 25-years old would be accounted for in the depreciation? Mr. Ford
said yes.
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(10:45:09)

ASSESSOR’S REBUTTAL

Mr. Ford said the sales ratio studies and the onsite adjustments made for the condition of the
improvement supported that the Appellant’s property was assessed within range of the market
value.

QUESTIONS BY THE BOARD - None.
(10:41:35)

SUR-REBUTTAL BY THE APPELLANT

Mr. Belcastro stated the subject property was purchased for $250,000 that was the actual value. The
was not required to disclose this information; however, it was the best indicator of current market
value.

Mr. Belcastro noted the needed repairs and roof replacement should account for reductions that
would bring the value to $217,500.

(10:46:44)

QUESTIONS BY THE BOARD - None.

Board Chair Glick closed the hearing.

MOTION: Knopp moved to adjourn the hearing and
deliberate in adjudicative session. Attorney
Jim Butler and Borough Clerk Johni
Blankenship were to be included in the
adjudicative Session.

SECOND: Medley.

VOTE ON MOTION TO ADJOURN INTO 
ADJUDICATIVE SESSION:
Yes: Belluomini, Hobart, Knopp, Medley, Glick
No: None
MOTION TO ADJOURN INTO 
ADJUDICATIVE SESSION PASSED: 5 Yes, 0 No

[Clerk’s Note: The Board went into adjudicative session at 10:47 p.m. and
reconvened at 11:31 p.m.]

MOTION TO REDUCE THE 
ASSESSOR’S VALUATION: Belluomini moved that the Borough

Assessor’s valuation on the property
described as Account No. 177-270-50 owned
by Peggy el al Belcastro be reduced for the
following reason:

The Appellant, Joseph Belcastro, had
provided sufficient evidence to prove
unequal, excessive, or improper valuation
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based on the following:

1. The Appellant did provide reasonable
evidence that demonstrated that the 2009
assessment was excessive. 2. He provided
evidence that illustrated a lack of applicable
market sales data in the subject property
market. 3. He proved that the condition of the
building was depreciated and in poorer
condition than what was reflected in the
Assessor’s valuation. 4. He disclosed that the
recent sales price of the property in August of
2008 was $250,000 including disclosure of
the listing agent. 5. The Assessor had
provided evidence that there had been no
multi-family property sales qualified in
subject property neighborhood. 6. The
adjusted value more reasonably reflected the
subject property depreciation. 7. Based on
1984 construction and estimating the 30
percent, was consistent with the increase in
value for the subject property in 2007 and
2008.

Land: $74,800
Improvements: $172,200

Total Assessed Value: $247,000

SECOND: Knopp.

VOTE ON MOTION TO REDUCE 
THE ASSESSOR’S VALUATION:
Yes: Belluomini, Hobart, Knopp, Medley, Glick
No: None
MOTION TO REDUCE THE 
ASSESSOR’S VALUATION PASSED: 5 Yes, 0 No

(11:34:20)

APPEAL NO. 2009-203
Royce Wold
Assessor’s Parcel No. 171-021-35
Legal Description Anchor Point

T 5S R 14W SEC 17 Seward Meridian HM 0720328 ANCHOR RIVER
RANCHOS SUB LOT 19 THE NW 1/4 THEREOF

[Clerk’s Note: The Appellant Royce Wold, was not present at the hearing and did
not submit additional evidence for consideration.]

APPELLANT’S PRESENTATION - None.
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QUESTIONS BY THE BOARD - None.
(11:35:00)

ASSESSOR’S PRESENTATION

KPB Appraiser Brandon McElrea gave a summary of the Assessor’s Description Analysis and
Recommendation on page 5 of the Assessor’s evidence, he said the qualified sales in the Anchor
Point neighborhood supported an increase of 25 percent of the assessed value, in accordance with
Alaska State Statute. He said this same adjustment was made to all land in the neighborhood, there
were two recent sales in close proximity to the subject parcel that indicated the Assessor’s value
was in line with the market.

Mr. McElrea said the Appellant had indicated that he was unable to access the property due to road
conditions. Mr. McElrea said that may have been the case in 2000; however, 2003 imagery showed
considerable improvements were made, and access in 2009 was less of an issue.

Mr. McElrea requested the Board of Equalization uphold the value recommended, based on the
following findings:

1. Values were trended using the most current data available.
2. The property was valued uniformly and equitably with surrounding parcels.
3. The property was valued in accordance with the standard mass appraisal techniques
4. Influence taken into consideration for valuation included the platted but not built

access and wetland issues.

Finally he recommended a land value of $10,400, for a total assessed value of $10,400.
(11:39:59)

QUESTIONS BY THE BOARD

Board Member Belluomini asked if the wetland and access issue accounted for a 50 percent
adjustment. Mr. McElrea said it was about that, and referenced a similar parcel that did have road
access, which was assessed for $22,000.

Board Chair Glick closed the hearing.

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

valuation on the property described as
Account No. 171-021-35 Royce Wold be
upheld for the following reasons:

The Appellant, Royce Wold, had not
provided sufficient evidence to prove
unequal, excessive, or improper valuation
based on the following:

1. The evidence provided by the Assessing
Department was fair and not excessive, and
the Appellant had not provided any evidence
to dispute that. 2. Two sales of similar sized
parcels in close proximity to the subject
property, and fair adjustments were made for
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the lack of power, wetlands, and platted but
not constructed access to the property.

Land: $10,400
Improvements: $0

Total Assessed Value: $10,400

SECOND: Belluomini.

VOTE ON MOTION TO UPHOLD 
THE ASSESSOR’S VALUATION:
Yes: Belluomini, Hobart, Knopp, Medley, 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
11:43 p.m.

I certify the above represents accurate minutes of the Kenai Peninsula Borough Board of
Equalization meeting of May 28, 2009.

Johni Blankenship, Borough Clerk

Approved by Board of Equalization: 


