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Kenai Peninsula Borough

Board of Equalization Hearing Minutes
May 26, 2010 Borough Assembly Chambers

CALL TO ORDER

The Kenai Peninsula Borough Board of Equalization convened on May 26, 2010, in the Borough
Assembly Chambers, Soldotna, Alaska. Chair Glick called the meeting to order at 9:12 a.m.

ROLL CALL

There were present:

Betty Glick, Chair
Gary Knopp
Ron Long

Donna Miller, Alternate
Billy Joe Creary, Alternate

comprising a quorum of the Board.

Also in attendance were:

Tom Anderson, Director of Assessing
Gary Roten, KPB Appraisal System Analyst
Randy Hughes, KPB Principal Commercial Appraiser
Denis Mueller, KPB Appraisal Manager
Paul Knight, KPB Lead Appraiser
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.  

[Clerk’s Note: Borough Clerk Johni Blankenship administered the oath of office to
recently appointed Board Member Ron Long.]

APPEAL NO. 2010-202

[Clerk’s Note: Case No. 2010-202 was withdrawn by the Appellant on May 13, 2010,
one day after the evidence due date.]
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APPEAL NO. 2010-203
(09:21:20)

CIRI Alaska Tourism Corporation, DBA Seward Windsong Lodge
Assessor’s Parcel No. 144-030-47
Legal Description: T 1N R 1W Section 27 Seward Meridian SW that Portion of E1/2 E1/2

NW1/4 Lying within the Seward City Limits

CIRI Alaska Tourism Corporation, DBA Seward Windsong Lodge
Assessor’s Parcel No. 144-036-066
Legal Description: T 1N R 1W Section 27 Seward Meridian SW 0000000 that Portion of the

W1/2 NE1/4 NW1/4 Lying North of Herman Leirer Road

CIRI Alaska tourism Corporation, DBA Seward Windsong Lodge
Assessor’s Parcel No. 144-030-67
Legal Description: T 1N R 1W Section 27 Seward Meridian SW 0000000 that Portion of the

E1/2 E1/2 NW1/4 Lying North of the Herman Leirer Road

CIRI Alaska Tourism Corporation, DBA Seward Windsong Lodge
Assessor’s Parcel No. 144-030-68
Legal Description: T 1N R 1W Section 27 Seward Meridian SW 0000000 that Portion of the

E1/2 E1/2 NW1/4 Lying South of Herman Leirer Road & Northeast of
Seward City Limits

[Clerk’s Note: The Appellant’s Robin Ward and Steve MacSwain were already sworn
in.]

APPELLANT’S PRESENTATION
(09:23:16)

Robin Ward, Director of Business and Real Estate Development for CIRI and Steve MacSwain, MAI
of MacSwain Associates LLC, stated the following:

• CIRI had a long history of investing in hospitality investments, which include
tourism. With a long history of purchasing, selling, developing, and a clear
understanding of how investors look at hospitality operations and facilities.

• Routine operations include periodically obtaining fair market value appraisals on
CIRI assets, for asset management purposes. The CIRI properties in Seward recently
went through this process.

• MacSwain and Associates LLC were judged by CIRI to have the most expertise in
appraisal of seasonal hotels.

• When the appraisals came in from MacSwain and Associates LLC they were then
compared to the 2010 assessed values. The differences were very surprising.

• In review it was determined the differences were due to the approach used to
determine the fair market value.
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• The primary tool used to determine sales price in the hospitality industry would be
either a proforma or financial records. The most important tool was an income and
expense statement, to verify the return on an investment.

• The tourism and hospitality industry was very sensitive to economic downturns,
and CIRI had been dramatically effected by the current economic downturn.

• The Assessor’s value of CIRI properties was so excessive that it was decided to allow
the Board of Equalization to see the financial, which had not been done in the past.

• The value concluded by MacSwain Associates LLC as of March 2, 2010 was real
estate at $5,750,000; furniture fixtures and equipment at $750,000; for a total
value of $6,500,000. The appraisal was performed in accordance with the uniform
standards of professional appraisal practice.

• The subject property was a seasonal hotel, in operation 100 to 120 days per year,
consisting of 180 rooms, detached restaurant, detached lodge building, 15 twelve-
unit buildings, and miscellaneous support structures. 

• There was roughly 37 acres, half of the land was south of Herman Leirer Road
located in the flood plain.

• The summary of value indicators showed the cost approach was not applicable, and
sales comparison approach range value was $6,350,000 to $7,250,000, and the
income capitalization approach was $5,800,000 to 6,400,000.

• The income approach was simply an anticipation of future economic benefit, it was
the way real estate brokers sell this type of property, and how banks would loan on
the property.

QUESTIONS BY THE BOARD
(09:39:40)

Mr. Long asked for clarification regarding the income capital approach having been based on
anticipation of future benefits, and asked what weight was given to economic recovery?
• Mr. MacSwain indicated that the weight given to potential economic recovery and

anticipation of future benefits was reflected in the capitalization rate, which took into
consideration the risk and uncertainty of the future.

ASSESSOR’S PRESENTATION
(09:42:26)

Randy Hughes Principal Commercial Appraiser read the Assessor’s Description Analysis and
Recommendations for all four parcels, and stated the following:

• Seward Windsong Lodge was the largest resort lodging facility within the Kenai
Peninsula Borough, and involves many other buildings and facilities.

• The draft appraisal submitted for review by the Appellant raised concerns regarding
the age of the data, 50 percent seasonal vacancy rate, and the use of full service
and limited service hotels as comparables. There was no actual sales prices.

• Contact with the Appellant and representative was extensive.
• An inspection was completed, all structures were accessible, and adjustments were
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made accordingly.
• The burden of proof was the Appellants, the Assessor was accorded broad

discretion among the recognized valuation methods used.
• The Appellant did not provide an operating profit and loss statement or

construction costs for any of the improvements located on parcels 144-030-66 and
144-030-67.

• KPB 5.12.060 (P) read, “If an appellant had refused or failed to provide the assessor
or the assessor’s agent full access to property or records related to assessment of
the property, upon notice from the assessor to the appellant and the clerk, the
appellant shall be precluded from offering evidence on the issue or issues affected
by that lack of access.”

• There were over 50 structures on these parcels.
• There were three common methods used when appraising commercial properties,

cost, income, and sales comparison.
• Obstacles in the sales comparison approach had diminished, due to computerized

appraisal models containing building cost data.
• Proval / Marshal and Swift provides the KPB appraisal staff with complete and

accurate estimate of value.
• All full and true values assess on commercial improvements within the Kenai

Peninsula Borough were reconciled on the cost approach.

Paul Knight, KPB Lead Appraiser stated a complete land revalue was done for the Seward area and
stated the following:

• Study of sales indicated a base value of $35,000 per acre for the area. An
adjustment was then made according to size.

• Parcel 144-030-47 was rated as wetlands which was calculated a different rate of
$1,000 per acre, then adjusted for size.

• Parcel 144-030-68 was 15.31 acres. Three of those acres were reasonably usable,
and the remaining 12 acres were wetlands, adjustments were made accordingly.

QUESTIONS BY THE BOARD
(10:10:44)

Ms. Miller asked if the profit and loss statement was available to the Assessing Department during
the appraisal process?
• Mr. Hughes said a copy of CIRI’s profit and loss statement was not available during the

appraisal process.

Ms. Long asked if the information in the CIRI profit and loss statement had been considered after
it was received?
• Mr. Hughes indicated that information would be addressed during the rebuttal Appellee

rebuttal period.
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Mr. Long asked if any considerations were given when reconciling commercial property for
seasonal use?
• Mr. Hughes said seasonal use was not considered when valuing a property.

Mr. Long asked if the individual buildings were valued by their use, such as some were cost centers
and some were income centers?
• Mr. Hughes said the buildings were valued using the cost approach.

Chair Glick clarified that the confidential information received from CIRI was received by the
Assessing Department at the same time it was received by the Board Members.
• Mr. Hughes confirmed that was correct.

Chair Glick asked if the adjustments made to the properties were do the confidential information
received?
• Mr. Hughes said confidential information was not the cause of the adjustments. The

adjustments were made as a result of the inspection.

Mr. Long asked if the first draft appraisal received by the Assessing Department was the same as
the one included in the packet?
• Mr. Hughes said the two were a little different, some of the numbers were changed, sales

prices were added, the original draft had no sales prices.

Mr. Knopp asked if the improvements were removed from parcel 144-030-68, because they were
on a separate parcel?
• Mr. Hughes confirmed the improvements were located on a different parcel.

Mr. Knopp asked if the draft version of the Appellant’s appraisal was substantially different from
the final version?
• Mr. Hughes said sales prices on comparables were not in the draft appraisal and that was

important information, along with minor changes the occupancy percentages.
• Mr. Hughes indicated the Assessing Department had multiple concerns with the draft

appraisal and had the same concerns with the final appraisal.

APPELLANT’S REBUTTAL
(10:24:43)

Ms. Ward stated the following: 

• Full and true value was the estimated price the property would bring in an open
market transaction under the prevailing market conditions.

• Investors in hospitality and tourism were risk adverse and would try to mitigate
that risk by discounting the sales prices based on fair market value, it would be
based on income and expenses.

• The tourism and hospitality market was effected by economical factors. Investors
would make their decisions based on the return on their investment.
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• Cost approach was not a fair way to assess the properties value. This was a seasonal
hotel, and a willing buyer would not consider a purchase from the cost approach.

Mr. MacSwain stated the following:

• The value in the final appraisal did not change from the draft appraisal. Data was
still being gathered in the sales comparison approach.

• Princess Lodge was not an equal comparable, there was a tremendous difference
in location between the Kenai River and Resurrection Bay, a flood plain.

• Princess Lodge was located right on the river and a one acre parcel across the river
from the lodge sold $1,000,000.

• The subject property was inferior to similar properties in downtown Seward, and
the quality of construction was different.

• The thirty two cabins were on wood foundations, and could be treated as personal
property.

• If the property was appraised solely on the cost approach by a commercial
appraiser and submitted as such to the State Board. The commercial appraiser
would be fined and admonished.

• The capitalization approach was considered a good indicator of value, which was
shown on page 46 of the Appellant’s evidence.

[Clerk’s Note: The Appellant Mr. MacSwain had referred to properties shown on a
new exhibit. Director of Assessing Tom Anderson objected to the new evidence. The
Appellant withdrew the new evidence.]

QUESTIONS BY THE BOARD
(10:48:52)

Chair Glick asked if the Appellant had a value for each parcel?
• Mr. MacSwain stated the income producing property was viewed as one economic unit.

The land south of Herman Leirer Road was determined as excess land with an estimated
value of $50,000. The other property was estimated as one economic unit.

ASSESSOR’S REBUTTAL
(10:57:58)

Tom Anderson, Director of Assessing asked if Mr. MacSwain had an explanation for his final
conclusion being outside the range of values produced by the income capitalization approach?
• Mr. MacSwain indicated the final value was outside of income capitalization approach

range as a matter of correlation with the final values.

Mr. Anderson asked if the projection of 50 percent occupancy was a projection for 2010
operation?
• Mr. MacSwain said the 50 percent occupancy rate was a projection for the 2010 effective

date of value. The hotel was open for roughly 120 days per year, and full 180 rooms were
not open for the entire season.
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Mr. Anderson asked if it was anticipated that the Windsong would continue to operate at 50
percent beyond 2010?
• Mr. MacSwain said market behavior, tourism in general and competitors activity indicated

the market behavior and was where the projected 50 percent came from.

Mr. Anderson asked what the occupancy percentage of the comparable hotels at the time of the
sale?
• Mr. MacSwain stated that he believed the occupancy rate of comparables used were above

50 percent. The sales occurred in 2006, 2007, and 2008, which was a completely different
economic time.

Mr. Anderson asked if the occupancy percentages used for comparables were based on seasonal
or annual rates?
• Mr. MacSwain said the occupancy rate shown on page 36 of the Appellant’s evidence was

compiled from different methods and sources.

Mr. Anderson stated the following:

• The occupancy rate for 2007 and 2008 of the subject property was 95 to 97
percent.

• The Assessing Department felt the occupancy rate should be around 70 percent.
• The income approach created was in line with the KPB cost approach.
• The income approach created by KPB used a 70 percent occupancy rate, rather

than the 50 percent used by the Appellant.

QUESTIONS BY THE BOARD - None.

SUR-REBUTTAL BY THE APPELLANT
(11:09:01)

Ms. Ward stated the following:

• CIRI had opened their books for the BOE to review, and the occupancy rate was
shown.

• The 50 percent occupancy rate was not expected to be reached in 2010.
• A 70 percent occupancy was unreachable, based on how slowly the tourism

industry was expected to rebound.
• The income approach which was established in the professional appraisal provided

was the most accurate information to truly reflect the full and true value of the
property today.

QUESTIONS BY THE BOARD
(11:10:51)

Mr. Knopp asked if the appraisal of the subject property ordered prior to receiving the KPB
assessment?
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• Ms. Ward indicated the appraisal was done on the property prior to the KPB Assessment,
and was done as part of the CIRI asset management schedule.

• Mr. MacSwain confirmed that he was contracted to perform the appraisal at the first of the
year, and the assessments were not sent out until March.

Mr. Knopp asked if economic times were different, would the Appellant still think the proper
approach was the income approach?
• Ms. Ward stated she would always argue that the proper assessment approach would be

the income approach.

Ms. Miller asked if Mr. MacSwain had the income and expense data from CIRI when the appraisal
process was started?
• Mr. MacSwain said he was provided a summary of the income and expense data from CIRI.

Board chair Glick closed the hearing.

MOTION: Miller moved to adjourn the hearing and
deliberate in adjudicative session. Board
Attorney Scott Bloom and Borough Clerk
Johni Blankenship were to be included in the
adjudicative session.

SECOND: Knopp.

MOTION PASSED: Unanimous.

[Clerk’s Note: The Board of Equalization adjourned into adjudicative session at 11:15
a.m. and returned at 2:00 p.m.]

(01:59:43)

CIRI Alaska Tourism Corporation, DBA Seward Windsong Lodge
Assessor’s Parcel No. 144-030-47
Legal Description: T 1N R 1W Section 27 Seward Meridian SW that Portion of E1/2 E1/2

NW1/4 Lying within the Seward City Limits

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

valuation on the property described as
Account No. 144-030-47, owned by CIRI
Alaska Tourism Corporation, DBA Seward
Windsong Lodge, be upheld for the following
reasons:

The Appellant, CIRI Alaska Tourism
Corporation, DBA Seward Windsong Lodge,
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had not provided sufficient evidence to prove
unequal, excessive, or improper valuation
based on the following:

1. State Statue and KPB Code state that it was
upon the Appellant to shift the burden of
proof and to prove the valuation was
unequal, excessive, or unfair. 2. CIRI brought
forward four separate appeals; however,
argued all four as one unit, the Appellant
never addressed the unit individually and
therefore failed to shift the burden of proof.

Land: $2,600
Improvements: $0

Total Assessed Value: $2,600

SECOND: Creary.

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

(02:02:48) 

CIRI Alaska Tourism Corporation, DBA Seward Windsong Lodge
Assessor’s Parcel No. 144-030-066
Legal Description: T 1N R 1W Section 27 Seward Meridian SW 0000000 that Portion of the

W1/2 NE1/4 NW1/4 Lying North of Herman Leirer Road

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

valuation on the property described as
Account No. 144-030-66, owned by CIRI
Alaska Tourism Corporation, DBA Seward
Windsong Lodge, be reduced as
recommended by the Assessor for the
following reasons:

The Appellant, CIRI Alaska Tourism
Corporation, DBA Seward Windsong Lodge,
had not provided sufficient evidence to prove
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unequal, excessive, or improper valuation
based on the following:

1. This was heard as a lump sum appeal, the
burden of proof was on the Appellant, again
it was not addressed individually. 2. The
Appellant had failed to shift the burden of
proof. 3. The total assessed value did reflect
a reduction of $55,400 from the original
assessed value.

Land: $46,900
Improvements: $1,895,500

Total Assessed Value: $1,942,400

SECOND: Creary.

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

(02:05:59)

CIRI Alaska tourism Corporation, DBA Seward Windsong Lodge
Assessor’s Parcel No. 144-030-67
Legal Description: T 1N R 1W Section 27 Seward Meridian SW 0000000 that Portion of the

E1/2 E1/2 NW1/4 Lying North of the Herman Leirer Road

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

valuation on the property described as
Account No. 144-030-67, owned by CIRI
Alaska Tourism Corporation, DBA Seward
Windsong Lodge, be reduced for the
following reasons:

The Appellant, CIRI Alaska Tourism
Corporation, DBA Seward Windsong Lodge,
had provided sufficient evidence to prove
unequal, excessive, or improper valuation
based on the following:
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1. The cost approach used by the Assessor
was a fundamentally sound methodology;
however, in this case the BOE felt that the
valuation was excessive. 2. The Assessor used
the income approach as a corroborating tool
to check the cost approach findings, and used
a 70 percent occupancy rate. 3. The BOE
found a 70 percent occupancy rate was
unreasonable, based on the information
provided by the Appellant. 4. The Appellant
showed occupancy rates in the Seward area
current visitor industry to be more in the
order of 50 percent. 5. The Appellants use of
the income approach was a reasonable and
valid approach for this parcel.

Land: $172,700
Improvements: $6,019,048

Total Assessed Value: $6,191,748

SECOND: Creary.

VOTE ON MOTION TO REDUCE
THE ASSESSOR’S VALUATION:
Yes: Creary, Knopp, Long, Miller
No: Glick
MOTION TO REDUCE THE
ASSESSOR’S VALUATION PASSED: 4 Yes, 1 No

(02:13:17)

CIRI Alaska Tourism Corporation, DBA Seward Windsong Lodge
Assessor’s Parcel No. 144-030-68
Legal Description: T 1N R 1W Section 27 Seward Meridian SW 0000000 that Portion of the

E1/2 E1/2 NW1/4 Lying South of Herman Leirer Road & Northeast of
Seward City Limits

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

valuation on the property described as
Account No. 144-030-68, owned by CIRI
Alaska Tourism Corporation, DBA Seward
Windsong Lodge, be reduced as
recommended by the Assessor for the
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following reasons:

The Appellant, CIRI Alaska Tourism
Corporation, DBA Seward Windsong Lodge,
had not provided sufficient evidence to prove
unequal, excessive, or improper valuation
based on the following:

1. State Statue and KPB Code state that it was
upon the Appellant to shift the burden of
proof and to prove it was unequal, excessive,
or unfair. 2. CIRI brought forward four
separate appeals; however, argued all four as
one unit, the Appellant never addressed the
unit individually and therefore failed to shift
the burden of proof. 3. The original valuation
was reduced by $52,500 from the original
assessed value; due, to the removal of
improvements.

Land: $71,000
Improvements: $0

Total Assessed Value: $71,000

SECOND: Creary.

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

(02:16:19)

APPEAL NO. 2010-204
CIRI Alaska Tourism Corporation, DBA Kenai Fjords Tours
Assessor’s Parcel No. 145-104-09
Legal Description: T 1S R 1W Section 3 Seward Meridian SW 0950031 Clear View Subdivision

No. 3 Tract A
(02:17:51)

APPELLANT’S PRESENTATION

Robin Ward, Director of Business and Real Estate Development for CIRI and Steve MacSwain, MAI
of MacSwain Associates LLC, stated the following:
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• The subject property was very unique, and was a special use property and was
restricted in its use.

• With the reduction, it was still felt that the property was over assessed, based on
the fair market value appraisal received.

• The property consists of an old wood framed shop and a sixteen room bunkhouse.
• Use of the property was restricted to bunkhouse use only.
• Income capitalization approach ranged from $930,250 to 1,015,000, it was

correlated at a slightly higher approach.
• Sales comparison approach was not used because there were no sales of similar

properties. 
• The cost approach was thrown in, even though it wasn’t given much weight. Half

of the value was in the land value.
• The difference was not very large between the market value appraisal and the

Assessor’s adjusted assessment.

QUESTIONS BY THE BOARD
(02:32:15)

Mr. Knopp asked if the Appellant was only appealing the land value?
• Mr. MacSwain confirmed the appeal was on the land value.

Mr. Long asked if the land use was restricted by a zoning law?
• Ms. Ward said the land was restricted and used for employee housing only. She clarified

that the restriction was self imposed.

ASSESSOR’S PRESENTATION
(02:34:35)

Randy Hughes, KPB Principal Commercial Appraiser read the Assessor’s Description Analysis and
Recommendation, and stated the following:

• Recommended a reduction to land value of $185,300.
• Improvements on the land include a shop, and new bunkhouse building. The shop

was 5,780 square-feet and the bunk house was 5,580 square-feet.
• The land size was 1.99 acres, the land was valued with like commercial properties

and adjusted for a lower quality.
• Actual costs for construction were requested and not received.
• An onsite inspection was performed on April 21, 2010.
• This property was valued in the same manner as all like properties within the KPB.

Paul Knight, KPB Lead Appraiser stated the land was valued on the following:

• A complete revalue of all land in Seward was done, including, “Auto Commercial”
zoned lands.

• The original assessment was based on $9 per square foot. During the appeal
process it was clarified that this particular parcel was off of the main track, and was
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adjusted accordingly.
• Since there was no sales data available for comparison, a 25 percent reduction was

done. The new adjusted value was within 1 percent of the MacSwain appraisal so
it was determined to be within range.

QUESTIONS BY THE BOARD
(02:42:03)

Mr. Long asked why the cost associated with the bunkhouse differed from the final improvement
reconciliation value?
• Mr. Hughes indicated the final improvement value included the bunkhouse and a shop.

Mr. Creary asked if the 85 percent occupancy rate was applied to both the bunkhouse and shop?
• Mr. Hughes stated the 85 percent occupancy rate was from the Appellant’s presentation,

and was projected at 85 percent for a 120 day season.

APPELLANT’S REBUTTAL
(02:48:28)

Mr. MacSwain asked the Appellee if an income approach had been done on the subject property?
• Mr. Hughes indicated an income approach was not done on the subject property, since

there was no access to the data needed for an income approach.

QUESTIONS BY THE BOARD - None.

ASSESSOR’S REBUTTAL
(02:49:55)

Mr. Hughes asked if the expense of 49.2 percent was typical for bunkhouse type buildings in the
industry?
• Mr. MacSwain said there were not a lot of comparables available that showed that

operational expenses at 50 percent was clearly the rate.

Mr. Hughes asked if the mixed capitalization rates of 10.9 percent and 13.1 percent, where were
those rated derived from?
• Mr. MacSwain indicated the mixed capitalization rates came from comparable sales from

Seward and other areas.

Mr. Hughes asked why more weight was given to the cost approach over the income approach?
• Mr. MacSwain indicated he felt a willing seller and a willing buyer would consider the

market behavior over the cost approach.

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

• Commercial improvements withing the Borough were reconciled on the cost
approach methods.

• Use of Proval / Marshall and Swift cost estimator was appropriate.
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• Improvement values were supported by cost data and in line with the Appellant’s
draft appraisal.

• Income and expense data necessary to for an income approach was lacking.
• The recommended adjusted value was in line with the Appellant’s draft appraisal

Mr. Hughes recommended a land value of $556,100; improvement value of $603,400; for an total
value of $1,159,500.

QUESTIONS BY THE BOARD
(02:55:43)

Ms. Miller asked if $35,000 per acre was set per square foot?
• Mr. Knight stated the base rate used for the subject property was $392,040 per acre ($9.00

per square-foot), then adjusted for size. This was the base rate used for all property zoned
as “Auto Commercial” in Seward. A downward adjustment of 25 percent was made based
on the location.

Ms. Miller asked if this was standard for all “Auto Commercial” property in Seward?
• Mr. Knight said it was the base rate used for all “Auto Commercial” zoned property in

Seward.

Mr. Knopp asked if the base rate of $9.00 per square foot had been used in prior years?
• Mr. Knight said the base rate was developed for the 2010 assessment year, from data

gathered, which included prior sales.

Mr. Knopp asked if the base rate was established using prior sales?
• Mr. Knight said that was correct.

Ms. Miller asked what the base rate was in 2009?
• Mr. Knight indicated the last time a comprehensive land value was done for the Seward

area was in 1999. A trending increase was done in 2009 to correct the fact that it had not
been done in ten years. The 2009 base was at $7.00 per square-foot.

SUR-REBUTTAL BY THE APPELLANT
(03:00:58)

Ms. Ward stated the following:

• The land value adjustment was appropriate, and the land value was in range.
• The improvement value was excessive, based on the third party market opinion.

QUESTIONS BY THE BOARD
(03:02:12)

Ms. Miller asked for clarification as to why the appeal was filed?
• Ms. Ward clarified that CIRI agreed with the new adjusted land value; however, the

improvements were still believed to be over assessed.
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Ms. Miller asked what the costs were to build the bunkhouse?
• Ms. Ward indicated she was unaware of the costs to construct the bunkhouse.
• Mr. MacSwain said the appraisal submitted did address the cost of the bunkhouse. The

appraisal was not based only on the cost approach. The actual cost to construct the
bunkhouse was $108 per square-foot.

Mr. Long asked if the bunkhouse was used as an income generating hotel, would the average daily
operating expenses be a different number?
• Mr. MacSwain said if the bunkhouse had more services provided, the operating expenses

would then be higher. The average daily rate would then increase as well.

Chair Glick closed the hearing.

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

SECOND: Long.

MOTION PASSED: Unanimous.

[Clerk’s Note: The Board of Equalization adjourned into adjudicative session at 3:08
p.m. and returned at 3:20 p.m.]

Board chair Glick passed the gavel to vice chair Knopp.
(03:20:55)

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

valuation on the property described as
Account No. 145-104-09, owned by CIRI
Alaska Tourism Corporation, DBA Kenai
Fjords Tours, be reduced as recommended by
the Assessor for the following reasons:

The Appellant, CIRI Alaska Tourism
Corporation, DBA Kenai Fjords Tours, had not
provided sufficient evidence to prove
unequal, excessive, or improper valuation
based on the following:

1. The Appellant had not provided convincing
evidence to shift the burden of proof from
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the Appellant to the Assessor. 2. The
assessed value appeared to be in range with
the evidence submitted by the Appellant. 3.
The recommended valuation included a
reduction in land value of $185,300.

Land: $556,100
Improvements: $603,400

Total Assessed Value: $1,159,500

SECOND: Creary.

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

Vice Chair Knopp returned the gavel to Chair Glick.
(03:24:08)

APPEAL NO. 2010-201
Dana S. Rough
Assessor’s Parcel No. 125-290-76
Legal Description: T 1N R 1W Section 14 Seward Meridian SW 0980014 Lost Lake Subdivision

Number 5 Tract C1

[Clerk’s Note: The Appellant Dana Scott Rough provided no additional evidence and
was not present during the hearing.]

ASSESSOR’S PRESENTATION
(03:33:33)

Paul Knight, KPB Lead Appraiser read the Assessor’s Description Analysis and Recommendation,
and stated the following:

• This parcel was assessed differently than the Appellant’s other appealed parcels
because it had a separate access through a different subdivision.

• The area went through a total comprehensive land survey for 2010.
• A base rate of $35,000 per acre was developed. The parcel was valued equal to all

parcels in this area.
• 33-acres were adjusted for topography, leaving 11-acres develop-able. 
• Sales data for the neighborhood supported the base rate developed.
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Mr. Knight request the Board of Equalization uphold the value recommended based on the
following:

• Based on sales data the value represented a reasonable market value.
• With exception of the 33 acres that was reduce in value as excess property the

remaining 11 acres was being value at the same base rate as the adjacent
properties.

• The land model was done in compliance with acceptable appraising standards
concluding the valuation method was proper.

Mr. Knight recommended a land value of $169,400; no improvement value; for a total value of
$169,400.

QUESTIONS BY THE BOARD
(03:38:24)

Ms. Miller asked if there was sales data available on parcels larger than 1.5-acre for 2009?
• Mr. Knight indicated there were no sales data available on larger parcels in the area, and

stated that as a parcel gets larger an economic size adjustment was made.

Ms. Miller asked for clarification regarding the Appellant’s evidence showing the property for sell
for $50,000?
• Mr. Knight stated the Craigslist price shown on page 5 of the Appellant’s evidence, did not

represent the individual sale prices, and the Appellant had submitted this same listing for
each property. The actual sale price was shown on pages 108 - 114 of the Assessor’s
evidence.

ASSESSOR’S REBUTTAL
(03:42:02)

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

• Based on available sales data, the assessed value represented a reasonable
reflection of the market value, concluding the value was not excessive.

• 11-acres of the property was being valued at the same base rate as the adjacent
properties, 33-acres were reduced in value as excess property.

• The land model was done in compliance with acceptable appraising standards.

Mr. Knight recommended a land value of $169,400; no improvement value; for a total value of
$169,400.

QUESTIONS BY THE BOARD
(03:48:52)

Mr. Creary asked how the land value was calculated?
• Mr. Knight said the value of land was calculated using the base value of $30,000 an

adjustment was made for the size 75 percent was valued as un-buildalbe.



Kenai Peninsula Borough Board of Equalization Minutes

May 26, 2010 Page 19 of 29

Board Chair Glick closed the hearing.
(03:52:42)

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

valuation on the property described as
Account No. 125-290-76, owned by Dana S.
Rough, be upheld for the following reasons:

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

1. The Appellant was not present for the
hearing. 2. The Appellant had not provided
any evidence that shifted the burden of
proof. 3. The Appellant did not give an
opinion of value for the land.

Land: $169,400
Improvements: $0

Total Assessed Value: $169,400

SECOND: Miller.

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

(03:54:31)

Dana Scott Rough
Assessor’s Parcel No. 125-290-88
Legal Description: T1N R 1W Sections 14 & 23 Seward Meridian SW 2009011 Lost Lake

Subdivision Canyon Ridge Addition 2 Lot 50B

ASSESSOR’S PRESENTATION
(03:55:02)

Paul Knight, KPB Lead Appraiser read the Assessor’s Description and Analysis and
Recommendation, and stated the following:

• The Appellant had not provided a recommended opinion of value.
• No evidence was submitted that disputed the Assessor’s value. 
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Mr. Knight requested the Board of Equalization uphold the value recommended based on the
following:

• There were no sales in this new subdivision. Based on the listings, it appears the
assessments were a reasonable representation of market value.

Mr. Knight recommended a land value of $63,800; no improvement value; with a total value of
$63,800.

QUESTIONS BY THE BOARD
(03:56:21)

Mr. Long where the 200 percent influence for view was determined?
• Mr. Knight stated while building the land base model, an influence was added due to the

view. In this case the 200 percent brought the value to 20 percent less than the listings.

Mr. Long asked if there had been other properties where a 200 percent influence was added for
view that was reflected in sales?
• Mr. Knight stated a base rate represented a base lot with minimal or no influences.

Through the market it was then determined what the influences should be. A positive
influence was anywhere from 100 to 250 percent at times. The influence used came from
other subdivisions with in the KPB that had views.

Mr. Long asked if the website listings were of a different value, how would that have effected the
assessed value?
• Mr. Knight stated without any sales data available, the listings were used simply as a gage.

Mr. Long asked Mr. Knight, if in his professional opinion was the asking prices near what
reasonable market conditions would bear.
• Mr. Knight said it did seem reasonable.

Ms. Miller noted that the Appellant had reduced the listing price on some properties.
• Mr. Knight stated the Appellant at a later date did reduce the listing price for the

properties. He did not; however,  list a price for each of the lots.

ASSESSOR’S REBUTTAL

Mr. Knight said the values were based on the best information available, and the Appellant had
not provided any evidence the disputed that.

Chair Glick closed the hearing.
(04:20:10)

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

valuation on the property described as
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Account No. 125-290-88, owned by Dana
Scott Rough, be upheld for the following
reasons:

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

1. The Appellant had not provided any
evidence to shift the burden of proof to the
Assessor. 2. The Appellant had not provided
an opinion of value.

Land: $63,800
Improvements: $0

Total Assessed Value: $63,800

SECOND: Knopp.

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

(04:24:39)

Dana Scott Rough
Assessor’s Parcel No. 125-290-89
Legal Description: T 1N R 1W Sections 14 & 23 Seward Meridian SW 2009011 Lost Lake

Subdivision Canyon Ridge Addition 2 Lot 51B

ASSESSOR’S PRESENTATION
(04:25:01)

Paul Knight, KPB Lead Appraiser read the Assessor’s Description and Analysis and
Recommendation.

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

• There were no sales in this new subdivision. Based on the listings, it appeared the
assessments were a reasonable representation of market value.
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Mr. Knight recommended a land value of $97,700; no improvement value; with a total value of
$97,700.

QUESTIONS BY THE BOARD - None.

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. 125-290-89, owned by Dana
Scott Rough, be upheld for the following
reasons:

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

1. The Appellant had not provided any
evidence to shift the burden of proof to the
Assessor. 2. The Appellant had not provided
an opinion of value.

Land: $97,700
Improvements: $0

Total Assessed Value: $97,700

SECOND: Miller.

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

(04:27:52)

Dana Scott Rough
Assessor’s Parcel No. 125-290-90
Legal Description: T 1N R 1W Section 14 Seward Meridian SW 2009011 Lost Lake Subdivision

Canyon Ridge Addition 2 Tract A4
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ASSESSOR’S PRESENTATION

Paul Knight, KPB Lead Appraiser read the Assessor’s Description and Analysis and
Recommendation.

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

• There were no sales in this new subdivision. Based on the listings, it appeared the
assessments were a reasonable representation of market value.

Mr. Knight recommended a land value of $100,000; no improvement value; with a total value of
$100,000.

QUESTIONS BY THE BOARD - None.

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

valuation on the property described as
Account No. 125-290-90, owned by Dana
Scott Rough, be upheld for the following
reasons:

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

1. The Appellant had not provided any
evidence to shift the burden of proof to the
Assessor. 2. The Appellant had not provided
an opinion of value.

Land: $100,000
Improvements: $0

Total Assessed Value: $100,000

SECOND: Creary.
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VOTE ON MOTION TO UPHOLD
THE ASSESSOR’S VALUATION:
Yes: Creary, Long, Knopp, Miller, Glick
No: None
MOTION TO UPHOLD THE
ASSESSOR’S VALUATION PASSED: 5 Yes, 0 No

(04:33:06)

Dana Scott Rough
Assessor’s Parcel No. 125-290-91
Legal Description: T 1N R 1W Section 14 Seward Meridian SW 2009011 Lost Lake Subdivision

Canyon Ridge Addition 2 Tract A5

ASSESSOR’S PRESENTATION
(04:33:28)

Paul Knight, KPB Lead Appraiser read the Assessor’s Description and Analysis and
Recommendation.

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

• There were no sales in this new subdivision. Based on the listings, it appeared the
assessments were a reasonable representation of market value.

Mr. Knight recommended a land value of $98,400; no improvement value; for a total value of
$98,400.

QUESTIONS BY THE BOARD - None.
(04:34:14)

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

valuation on the property described as
Account No. 125-290-91, owned by Dana
Scott Rough, be upheld for the following
reasons:

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

1. The Appellant had not provided any
evidence to shift the burden of proof to the
Assessor. 2. The Appellant had not provided
an opinion of value.
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Land: $98,400
Improvements: $0

Total Assessed Value: $98,400

SECOND: Creary.

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

(04:36:35)

Dana Scott Rough
Assessor’s Parcel No. 125-290-92
Legal Description: T 1N R 1W Section 14 Seward Meridian SW 2009011 Lost Lake Subdivision

Canyon Ridge Addition 2 Tract A6

ASSESSOR’S PRESENTATION
(04:36:55)

Paul Knight, KPB Lead Appraiser read the Assessor’s Description and Analysis and
Recommendation.

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

• There were no sales in this new subdivision. Based on the listings, it appeared the
assessments were a reasonable representation of market value.

Mr. Knight recommended a land value of $97,500; no improvement value; for a total value of
$97,500.

QUESTIONS BY THE BOARD - None.

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

valuation on the property described as
Account No. 125-290-92, owned by Dana
Scott Rough, be upheld for the following
reasons:

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

1. The Appellant had not provided any
evidence to shift the burden of proof to the
Assessor. 2. The Appellant had not provided
an opinion of value.

Land: $97,500
Improvements: $0

Total Assessed Value: $97,500

SECOND: Creary.

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

(04:39:01)

Dana Scott Rough
Assessor’s Parcel No. 125-290-93
Legal Description: T 1N R 1W Section 14 Seward Meridian SW 2009011 Lost Lake Subdivision

Canyon Ridge Addition 2 Tract A7

ASSESSOR’S PRESENTATION
(04:39:25)

Paul Knight, KPB Lead Appraiser read the Assessor’s Description and Analysis and Recommendation
for parcel numbers

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

• There were no sales in this new subdivision. Based on the listings, it appeared the
assessments were a reasonable representation of market value.

Mr. Knight recommended a land value of $97,700; no improvement value; for a total value of
$97,700.

QUESTIONS BY THE BOARD - None.
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MOTION TO UPHOLD THE 
ASSESSOR’S VALUATION: Knopp moved that the Borough Assessor’s

valuation on the property described as
Account No. 125-290-93, owned by Dana
Scott Rough, be upheld for the following
reasons:

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

1. The Appellant had not provided any
evidence to shift the burden of proof to the
Assessor. 2. The Appellant had not provided
an opinion of value.

Land: $97,700
Improvements: $0

Total Assessed Value: $97,700

SECOND: Miller.

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

(04:41:14)

Dana Scott Rough
Assessor’s Parcel No. 125-290-94
Legal Description: T 1N R 1W Section 14 Seward Meridian SW 2009011 Lost Lake Subdivision

Canyon Ridge Addition 2 Tract A8

ASSESSOR’S PRESENTATION
(04:41:40)

Paul Knight, KPB Lead Appraiser read the Assessor’s Description and Analysis and
Recommendation.

Mr. Knight requested the Board of Equalization uphold the value recommended based on the
following:
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• There were no sales in this new subdivision. Based on the listings, it appeared the
assessments were a reasonable representation of market value.

Mr. Knight recommended a land value of $97,500; no improvement value; for a total value of
$97,500.

QUESTIONS BY THE BOARD
(04:42:20)

Mr. Knight indicated that parcels were valued equitably based on the model shown in the
Assessor’s evidence on page 46.

(04:43:49)

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

valuation on the property described as
Account No. 125-290-94, owned by Dana
Scott Rough, be upheld for the following
reasons:

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

1. The Appellant had not provided any
evidence to shift the burden of proof to the
Assessor. 2. The Appellant had not provided
an opinion of value.

Land: $97,500
Improvements: $0

Total Assessed Value: $97,500

SECOND: Creary.

VOTE ON MOTION TO UPHOLD
THE ASSESSOR’S VALUATION:
Yes: Creary, Long, Knopp, Miller, Glick
No: None
MOTION TO UPHOLD THE
ASSESSOR’S VALUATION PASSED: 5 Yes, 0 No
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ADJOURNMENT

With no further business to come before the board, Chair Glick adjourned the meeting at 4:45 p.m.

I certify the above represents accurate minutes of the Kenai Peninsula Borough Board of
Equalization meeting of May 26, 2010.

Johni Blankenship, Borough Clerk

Approved by Board of Equalization: 
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