
Kenai Peninsula Borough Board of Equalization Minutes

May 25, 2010 Page 1 of 13

Kenai Peninsula Borough

Board of Equalization Hearing Minutes
May 25, 2010 Borough Assembly Chambers

CALL TO ORDER

The Kenai Peninsula Borough Board of Equalization convened on May 25, 2010, in the Borough
Assembly Chambers, Soldotna, Alaska. Chair Glick called the meeting to order at 9:00 a.m.

ROLL CALL

There were present:

Betty Glick, Chair
Jerry Hobart
Gary Knopp

Michelle Medley
Donna Miller, Alternate

comprising a quorum of the Board.

Also in attendance were:

Tom Anderson, Director of Assessing
Gary Roten, KPB Appraisal System Analyst
Brandon McElrea, KPB Appraiser
Denis Mueller, KPB Appraisal Manager
Scott Bloom, Attorney for the Board of Equalization
Johni Blankenship, Borough Clerk
Shellie Saner, Deputy Borough Clerk

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.

APPEAL NO. 2010-101
(09:08:12)

Katherine & Steven Hartz, and Adrienne & Michael Lynch
Assessor’s Parcel No. 148-140-18
Legal Description: T 1S R 1W Section 10 Seward Meridian SW 0000004 Original Townsite of

Seward Federal Addition Lot 1 Block 1

Katherine & Steven Hartz, and Adrienne & Michael Lynch
Assessor’s Parcel No. 148-140-17
Legal Description: T 1S R 1W Section 10 Seward Meridian SW 0000004 Original Townsite of

Seward Federal Addition Lot 2 Block 1
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[Clerk’s Note: The Appellant’s Katherine and Steven Hartz were already sworn in.]

APPELLANT’S PRESENTATION
(09:09:16)

Ms. Hartz stated the appeal was based on the following:

• The two parcels were treated as separate taxing units; however, the improvement
was situated on both parcels.

• An appraiser may break a property into sections and allocate values to each
section; however, the market did not operate in the same way. Prices were not set
by sections.

• The property was appraised on March 28, 2009. An appraisal, like an Assessor’s
valuation was one person’s opinion. The appraisers margin of error was only 5
percent.

• The property was purchased in September 2009 for $520,000, a copy of the
transaction was provided as evidence.

• The property was listed for four-years with various brokers.
• From July 15, 2005 - April 15, 2006 the property was listed for $799,900; from April

17, 2006 - October 4, 2007 the property was listed for $645,000; from February 1,
2008 - February 24, 2009 the property was listed for $595,000; from March 6, 2009
- September 11, 2009 the property was listed for $549,000.

• The transaction was at-arms-length, the Appellant’s were not friends of the seller,
both buyer and seller were represented by different brokers.

• The property valuation should be $457,600, which would be 88 percent of the price
paid. This was calculated from sales data.

• Alaska Statute 29.45.110 requires the Assessor to assess property at its full and true
value as of January 1 of the assessment year. This was defined as “the estimated
price the property would bring in an open market, and under then prevailing
market conditions in a sale between a willing seller and a willing buyer both
conversant with the property and with prevailing general price levels.” By this
definition the full and true value was the price at which the property was
purchased in 2009.

QUESTIONS BY THE BOARD
(09:21:58)

Mr. Knopp asked if comparable number eight was sold?
• Ms. Hartz stated it had been removed from the market because it was not selling.

Ms. Miller asked how long the comparable on Second Avenue had been on the market?
• Ms. Hartz said it was on the market for less than a year.

Chair Glick asked if the lot lines would be vacated in the future?
• Ms. Hartz said possibly.
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ASSESSOR’S PRESENTATION
(09:24:53)

KPB Appraisal Manager Denis Mueller stated there would be a recommended change to the
original valuation, and read the Assessor’s Description Analysis and recommendations from pages
49 and 156 of the Assessor’s evidence. He stated the KPB assessment was based on the following:

• The appraisal provided from the Appellant indicated the market approach value
was $550,000; and the cost approach value was $676,000.  The KPB assessed value
including both parcels was 104 percent of the appraised value.

• When contacted the Appellant’s declined to allow an interior inspection, and no
response was received to a mailed request for inspection.

• No adjustments to the value were made based on the exterior inspection.
• Individually the two .11 acre parcels would be valued at $47,800 each; however,

the improvement straddles the lot line, and effectively became one. The value of
a .22 acre parcel would be $71,800. As reconciliation the Assessor recommends
each parcel be valued at $35,600.

• KPB Assessing Department follows standardized mass appraisal procedures in
compliance with State Statutes. 

• The sale price was below the fee appraiser opinion of market value. The KPB
Assessing Department did not adjust values to the sale price.

• Ratio studies were used to verify the KPB level of assessment, as a result of mass
appraisal some properties were assessed higher than their sale price and some
lower.

• Real Estate listings were not used to determine values, they were simply used as
a check and balance. 

QUESTIONS BY THE BOARD
(09:35:41)

Ms. Medley asked sale data was not used, how were the values going up and down?
• Mr. Mueller clarified that market sales were used in the sales ratio data; however, listings

were not. He further stated that the ratio studies were not based on one sale, because one
sale did not make a market.

Mr. Knopp asked if ratio studies from the higher market area had been used?
• Mr. Mueller said KPB used the sale information available, the Realtors would not allow

access to the  multiple listing service sales data-bank. He said Alaska was a non-disclosure
state.

• Mr. Roten said the only data included in the ratio study was from 2009 sales.

APPELLANT’S REBUTTAL
(09:40:05)

Mr. & Ms. Hartz stated the following:

• It was interesting that comparable number one sold for $580,000 and was now
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assessed at $490,900, and this fell below the 88 percent which was found in the
chart ratio, which was the percentage being requested in valuation of her property.

• The value being adjusted for the land value; although, an increase was fair as it
more accurately reflected land values in the area.

• Standardized mass appraisal procedures did not hold for the house type and area.
• Full and true value meant “the estimated price the property would bring in an open

market and under the prevailing market conditions in a sale between a willing seller
and a willing buyer both conversant with the property and with prevailing general
price levels.” 

• The sale was not a distressed sale, and there were no trade or in-kind services
involved.

• The sales data used included homes outside of the Seward area, due to insufficient
sales data of the area.

QUESTIONS BY THE BOARD 
(09:46:54)

Chair Glick requested the Appraisers give an explanation of mass appraisal.

Mr. Mueller and Mr. Roten stated the following as a definition to mass appraisal:

• It was the process of valuing a large group of properties as of a given date using
standard methodology, employing common data and allowing for statistical testing.

• As a non-disclosure state all sales data was not available.
• A single sale may indicate the market value of a property; however, it did not form

the basis of a ratio study.
• A ratio study provided information about the market value of a group of properties.
• Market value was a concept, an economic theory and could not be observed

directly.

ASSESSOR’S REBUTTAL
(09:50:09)

Mr. Mueller stated the following:

• State statutes require all qualified sales between January 1 and December 31 of the
year to be assessed, be considered.

• For 2010 assessments, 2009 sales were considered, a 5 percent variance in an
appraised value was generally considered acceptable.

• Appraisal was not an exact science.

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

Assessor’s Parcel No. 148-140-18
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• An interior inspection was denied by the Appellant’s.
• The recommended assessed value was within 4 percent of the appraisers opinion

of market value.
• The recommended assessed value was within range of comparables used by the

Appellant.
• Comparables submitted by the Appellant were from Homer, which was a different

market from the subject property.
• The two parcels were valued as if they were one parcel, and were equitable with

other Seward Properties.

The Assessor recommended the improvement value remain unchanged at $502,100; and the land
value increased to $36,500; with a total value of $537,700.

Assessor’s Parcel No. 148-14-017
• The two parcels were valued as if they were one parcel, and were equitable with

other Seward Properties.

The Assessor recommended the land value be reduced to $35,600 to create equity between the
Appellant’s two parcels and other Seward properties. For a total value of $35,600.

QUESTIONS BY THE BOARD
(10:04:01)

Ms. Medley asked for clarification regarding the change in assessed values, and sale price? 
• Mr. Mueller stated that a formal appeal filed by an owner prompted an interior inspection

on a property that was assessed in 2010 at $530,900; however, had a sale price of
$500,000.

Ms. Medley asked if the sales data provided by the Appellant would have changed the property
value?
• Mr. Roten indicated that he did not know how evidence would effect the subject property.
• Mr. Mueller stated the sales data provided by the Appellant as evidence was received after

the 2010 values had been set; however, the information would be considered when setting
the 2011 values.

SUR-REBUTTAL BY THE APPELLANT
(10:08:36)

Mr. and Ms. Hartz stated the following:

• The Assessing Department had sales data from three sales, of the three the
Appellant’s was the only one that exceeded 100 percent of the ratio of valuation
to sale price.

• Comparable number eight shown on page 20 of the Appellant’s evidence, was now
more reflective of market value since the listing price had been reduced from
$600,000 to $495,000.
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• Clearly the model being used was incomplete, as all information was not available
to the Assessing Department.

• The number of comparables were minimal as there were not many houses in the
same price range.

• Interior inspection was denied because the appeal was based on market value, and
an inspection would not change what was paid for the house, nor the fact that it
was listed for four-years.

Chair Glick closed the hearing.
(10:20:58)

Assessor’s Parcel No. 148-140-18
MOTION TO REDUCED THE 
ASSESSOR’S VALUATION: Miller moved that the Borough Assessor’s

valuation on the property described as
Account No. 148-140-18, owned by Katherine
& Steven Hartz, and Adrienne & Michael
Lynch, be reduced for the following reasons:

The Appellants, Katherine & Steven Hartz,
and Adrienne & Michael Lynch, had provided
sufficient evidence to prove unequal,
excessive, or improper valuation.

Land: $35,600
Improvements: $448,800

Total Assessed Value: $484,400

[Clerk’s Note: Motion died for lack of a Second.]

MOTION: Knopp moved to adjourn into adjudicative
session. Board Attorney Scott Bloom and
Borough Clerk Johni Blankenship were
included in the adjudicative session.

SECOND: Medley.

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

[Clerk’s Note: The Board went into adjudicative session at 10:23 a.m. and
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reconvened at 10:58 am.]

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

valuation on the property described as
Account No. 148-140-18, owned by Katherine
& Steven Hartz, and Adrienne & Michael
Lynch, be reduced for the following reasons:

The Appellants, Katherine & Steven Hartz,
and Adrienne & Michael Lynch, had provided
sufficient evidence to prove unequal,
excessive, or improper valuation based on
the following:

1. The length of time the property was listed
on the market and amount it sold for was
supportive of the Appellant’s opinion of true
market value.  2. There was no sales data
available to show true market value, since
there was only one sale in the same price
range. 3. The Appellant’s had provided
evidence which shifted the burden of proof
to the Assessor.

Land: $35,600
Improvements: $448,800

Total Assessed Value: $484,400

SECOND: Knopp. 

VOTE ON MOTION TO REDUCE
THE ASSESSOR’S VALUATION:
Yes: Knopp, Medley, Miller
No: Hobart, Glick
MOTION TO REDUCE THE
ASSESSOR’S VALUATION PASSED: 3 Yes, 2 No

(11:03:51)

Assessor’s Parcel No. 148-140-17
MOTION TO UPHOLD THE
ASSESSOR’S REDUCED VALUATION: Miller moved that the Borough Assessor’s

valuation on the property described as
Account No. 148-140-17, owned by Katherine
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& Steven Hartz, and Adrienne & Michael
Lynch, be reduced as requested by the
Assessor for the following reasons:

The Appellants, Katherine & Steven Hartz,
and Adrienne & Michael Lynch, had  provided
sufficient evidence to prove unequal,
excessive, or improper valuation based on
the following:

1. The original valuation was reduced by
$12,200.  2. The length of time the property
was listed on the market and amount it sold
for was supportive of the Appellant’s opinion
of true market value.  3. There being only one
sale in the price range, there was no sales
data available to show that it was not true
market value. 4. The Appellant’s had
provided evidence which shifted the burden
of proof to the Assessor.

Land: $35,600
Improvements: $0

Total Assessed Value: $35,600

SECOND: Knopp.

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

(11:06:50)

APPEAL NO. 2010-102
John Bondioli
Assessor’s Parcel No. 173-241-26
Legal Description: T 6S R 13W Section 18 Seward Meridian HM 0860104 Westwood Estates

Subdivision Number 3 Lot 25-B

[Clerk’s Note: The Appellant Donna C. Bondioli was already sworn in.]
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[Clerk’s Note: Ms. Bondioli requested the introduction of new evidence.  Denis
Mueller, KPB Appraisal Manager objected to the introduction of new evidence. Chair
Glick ruled against the introduction of new evidence.]

APPELLANT’S PRESENTATION
(11:10:16)

Ms. Bondioli stated the appeal was based on the following:

• Alaska Statute 29.45.110 states that property in Alaska was required to be assessed
at fair market value. Fair market value was defined as, “the price the property
would bring in an open market and under then prevailing market conditions in a
sale between a willing seller and a willing buyer.”

• Mr. Mueller did an on-site evaluation of the property, during the assessment
adjustments were made for square footage, several taxable items were added.
During this process Mr. Mueller compiled a very creditable appraisal.

• The summary of improvements showed the dwelling market adjustment at 160
percent, all other improvements were at 100 percent.

• The sales ratio study of 2009 showed no homes sold for over $500,000. The sale
prices shown in the Assessor’s evidence were less than $300.000.

• The current market showed that homes over $500,000 were not selling; therefore,
a market adjustment of 160 percent was excessive.

• Home pricing trends from the first quarter of 2008 through the fourth quarter of
2009 plummeted. Which did not support a 160 percent market adjustment.

• The median sales price in Homer was $228,500, with a median market time of 109
days.

• The current market did not justify a 160 percent market adjustment.

QUESTIONS BY THE BOARD
(11:17:15)

Ms. Miller where on page 31 was the reference to 160 percent.
• Ms. Bondioli indicated said the 160 percent  market adjustment was shown on the lower

right portion of page 31.

ASSESSOR’S PRESENTATION
(11:18:04)

Denis Mueller, KPB Appraisal Manager read the Assessor’s Description Analysis and
Recommendation, and stated the following:

• An interior and exterior inspection was completed, adjustments were made to the
number of fixtures per bath, basement having two sections, percentage of
completion, green house quality, a well was deleted and a cistern added.

• Percentage of completion was adjusted from 100 percent to 88 percent.
• The improvement value was decreased by $46,900.
• After a review of Homer land values, the Appellant decided the land value was

acceptable.
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QUESTIONS BY THE BOARD
(11:24:29)

Mr. Mueller stated he had observed the doors on the structure were difficult to open and close,
and at the suggestion of Mr. and Ms. Bondioli considered it to be due to settling of the structure.

Mr. Mueller stated an adjustment was made to the level of completion due to the settling.

APPELLANT’S REBUTTAL
(11:27:56)

Ms. Bondioli said she did not dispute the improvement value; however, she did dispute a market
adjustment of 160 percent.

QUESTIONS BY THE BOARD
(11:29:39)

Ms. Medley asked for clarification. If Ms. Bondioli did not have issue with the price of her home,
was it just the 160 percent market adjustment she felt was excessive?
• Ms. Bondioli clarified that she felt the 160 percent market adjustment was excessive.

Houses in this range were not selling so how could the market reflect a 160 percent
adjustment. The assessed value should only be at 100 percent of the market value.

Ms. Miller asked if the comparable shown on page 13 of the Appellant’s evidence was a view
property?
• Ms. Bondioli indicated she was unaware of the view rating on comparables submitted by

herself.

ASSESSOR’S REBUTTAL
(11:32:25)

Mr. Mueller stated the following:

• Alaska was a non-disclosure State; therefore, sales data was not recorded, which
limited the data available.

• All one and one-half level homes in the Homer neighborhood, including homes
above or below $300,000 had the same market adjustment. The 160 percent
market adjustment was not an adjustment on the market value, it was an
adjustment to bring the value to what the market actually was.

• Sales ratio studies supported the assessed value.
• After inspection and considerations made for issues listed by the Appellant a

reduction of $46,900 was made to the improvement.
• Comparable 174-051-24 June 8, 2010 used by the Appellant was a foreclosure

property, foreclosed properties were often marked below market value.
• Comparable 173-690-72 was only valued at 42 percent complete.

Gary Roten, KPB Appraisal System Analyst stated the following:
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• KPB did not use listing prices for the ratio studies; however, they were reviewed as
a general guideline.

• Comparable listing  properties submitted by the Appellant were in the 70 to 80
percent range of the assessed value.

• The market adjustment brought costs inline with the current market.
• Lack of high end sales did not necessarily mean that if exposed to the market for

a reasonable period of time, there would be no sale.

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

• A value reduction was done based on an interior / exterior inspection.
• Problems listed by the Appellant were considered and adjusted accordingly.
• No contractor estimates were supplied by the Appellant.
• No engineer report of building inspection were supplied by the Appellant.
• Sales ratio studies supported the assessed value.

Mr. Mueller recommended a land value of $60,700; a reduced improvement value of $441,600;
for a total value of $502,300.

QUESTIONS BY THE BOARD
(11:44:05)

Mr. Knopp asked if the study ration shown on page 7 of the Assessor’s evidence included sales
data from all house types in neighborhood 210.
• Mr. Mueller said yes.

Mr. Knopp asked if the sales data shown on page 46 of the Assessor’s evidence was for one and
one-half level homes in neighborhood 210 and 250.
• Mr. Mueller said yes.
• Mr. Roten said the ratio study shown on page 49 of the Assessor’s evidence included sales

data for all one and one-half level homes throughout the borough.
• Mr. Mueller said pages 43 and 44 of the Assessor’s evidence showed sales data for one and

one-half level homes in neighborhood 210 only. This data was where the 160 percent
market adjustment was generated from.

SUR-REBUTTAL BY THE APPELLANT
(11:50:35)

Ms. Bondioli asked if the home would now be considered a one and three-quarter level home. Mr.
Mueller said it was still classed as a one and one-half level; however, the upper level was valued
as a three-quarter level due to the outside walls.

Ms. Bondioli felt her home did not fall into the sales ratio study of her neighborhood, as there
were no higher priced homes shown.
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Chair Glick closed the hearing.
(11:55:07)

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

original valuation on the property described
as Account No. 173-241-26, owned by John
Bodioli, be reduced as requested by the
Assessor for the following reasons:

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

1. The Appellant failed to prove that her
value was more appropriate than the
Assessor’s value based on the total square
footage, style of house, and the change from
one and one-half story to one and three-
quarter story. 2. Based on information
gathered during the inspection the original
assessed value was reduced by $46,900.

Land: $60,700
Improvements: $441,600

Total Assessed Value: $502,300

SECOND: Medley. 

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

(11:58:07)

Chair Glick noted there had been several requests for late filed appeals or extensions.

ADJOURNMENT

With no further business to come before the board, Chair Glick adjourned the meeting at 12:00
p.m.
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I certify the above represents accurate minutes of the Kenai Peninsula Borough Board of
Equalization meeting of May 25, 2010.

Johni Blankenship, Borough Clerk

Approved by Board of Equalization: 
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