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The Board of Equalization ("Board") of the Kenai Peninsula Borough ("KPB") was 
convened on May 23, 2011, to hear an appeal by George Carnahan regarding the 20 11 assessed 
valuation of Assessor's Parcel No. 015-050-39 located on Autumn Lane, Kenai, AK, further 
described as T 7N R 12W SEC 27 Seward Meridian KN 0760092 Forelands Acres Sub Unit 2 
Lot 20 BLK 1 (hereinafter "property"). 

Chair Glick (Chair) and Board Members Gary Knopp (Vice Chair), Barbara Belluomini, 
Mike Wiley and Ray Tauriainen (alternate) were present, constituting a quorum. Appellant 
George Carnahan was present for the hearing. KPB Appraisers James Witt and Brandon 
McElrea and KPB Appraisal Manager Denis Mueller testified on behalf of the Assessing 
Department. 

At the beginning of the hearing, the Clerk administered the oath to all persons who 
would testify. 

APPELLANTS' ARGUMENT & EVIDENCE 

During his presentation, Mr. Carnahan stated that this was the eighth year this subject 
was appealed to the Board of Equalization. He referenced Alaska Statutes 29.45.070, which 
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states mobile homes, trailer houses, house trailers, coach trailers, and similar properties used or 
intended to be used for residential office or commercial purposes and attached to the land or 
connected to water, gas, electric or sewer facilites are classified as real estate property. Mr. 
Carnahan explained his conexes were not attached to the land, nor were they connected to water, 
gas, electric or sewer. He further explained reductions were made to account for the lack of gas 
or electric; however, no adjustments were made for the lack of water. 

Mr. Carnahan also said the actual cost for the driveway was $500, which indicated the 
assessed value of$1,500 was excessive. In closing, he stated that the financial industry would 
not consider financing a loan for the conexes. 

Following Mr. Carnahan's testimony, Mr. Knopp asked ifthis was Mr. Carnahan's 
primary residence. Mr. Carnahan said yes. Mr. Knopp then asked if Mr. Carnahan qualified 
for the senior exemption. Mr. Carnahan indicated he did qualify; however, only for one
third as there are two other owners. 

KPB ASSESSOR'S ARGUMENT & EVIDENCE 

James Witt, KPB Appraiser read the Assessor's Description Analysis and 
Recommendation shown on page 7 of the Assessor's Evidence. He stated that both telephonic 
and written requests to inspect the subject property were denied. He also said that assessed 
values for the improvements were consistent with similar improvements throughout the Kenai 
Peninsula Borough. No changes were recommended. 

Brandon McElrea, KPB Appraiser stated that land in North Kenai and Kenai underwent 
a comprehensive revalue in 2010. A new land model was used to better value the property in a 
more uniform and equitable manner. A land base rate of$8,000 per 1 acre was established. The 
base rate was then adjusted according to lot size. 

Mr. McElrea said that a review of sales in 201 0 continued to support the base rate in 
neighborhood 140 (Nikiski). The subject parcel does not have power or gas, so a negative 
adjustment of $2,800 was applied. He said that the subject parcel was valued using the same 
model as surrounding properties. Further, sales data showed the assessment level was a fair 
representation of the market. In closing, Mr. McElrea recommended land value of $11 ,200; 
improvement value of $11 ,200; for a total value of $22,400. 

Following Mr. McElrea' s testimony, Board Member Belluomini asked for clarification 
on water and septic adjustments. Mr. Mueller stated well and septic were valued differently, as 
improvements to the parcel. If sewer and water were available, it would have shown in the 
value of the land. 

Board Member Wiley asked if conexes were all valued equally throughout the borough. 
Mr. Mueller said all conexes were valued the same throughout the borough. In a follow-up 
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question, Board Member Wiley asked if the way the conexes were being assessed was consistent 
with State standards and the State Assessor. Mr. Mueller said yes. 

Board Member Knopp asked if the conexes would still qualify for the senior exemption 
program if they were assessed as personal property. Mr. Mueller said it would still qualify for 
the exemption; however, it would be taxed as personal property. 

Board Member Belluomini asked if 2005 was the last time an interior inspection was 
allowed, and Mr. Mueller said yes. 

In his rebuttal argument, Mr. Carnahan agreed that inspections had been denied because 
in his view only one borough employee qualified to inspect the property, and that was KPB 
Director of Assessing, Mr. Anderson. He said that he believed state licensing was required, and 
without a state license KPB appraisers would not be allowed to inspect his property. He also 
said that the conexes are not attached to the land, and do not have utilities attached them. 

In Mr. Mueller's rebuttal , he said that Mr. Carnahan's property had been assessed 
consistently with similar properties throughout the borough. Standardized policy was being 
followed, and the property had been valued equitably with other properties. Mr. Mueller also 
stated that KPB appraisers were qualified for the jobs they were doing. 

In his sur-rebuttal Mr. Carnahan said that no discount was given for the lack of water or 
sewer, yet a discount was given for lack of gas and electricity. He also said the law states 
"attached to the land" and the conexes are not attached to the land. 

There were no further questions from the Board. 

DECISION 

Alaska law requires that property be assessed at its full and true value as of January 1 of 
the assessment year. 1 The full and true value is the estimated price that the property would bring 
in an open market and under the 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. 2 

The burden of proof is on the Appellant. 3 The only grounds for the Board to adjust the 
assessment are proof of unequal, excessive, improper, or under valuation, based on facts proven 
at the appeal hearing.4 The Board has jurisdiction to review the Assessor' s valuation of 
property; the Alaska Superior Court is the proper venue for disputes over taxability·5 

I AS 29.45.110. 
2 AS 29.45 .11 0. 
3 KPB 5. 12.060(P); AS 29.45 .21 O(b). 
4 KPB 5.12.060(P); AS 29.45 .210(b). 
5 KPB 5.12.045. 
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After hearing the testimony of the Appellant and the Assessing Department, and 
reviewing the evidence presented, the Board, by unanimous vote of 2. yes and Q no, upheld 
the Assessor' s recommended 2011 assessed valuation of$24,400 for Parcel No.: 015-050-39 
owned by John W. Carnahan, Glenn E. Carnahan and George Edward Carnahan, Jr. The 
Board found the Appellant, George Edward Carnahan, had not provided sufficient evidence 
to prove unequal, excessive, or improper valuation based on the following: 

1. Mr. Carnahan had not shifted the burden of proof to the Assessor; 
2. Since Mr. Carnahan did not shift the burden of proof he did not show that the 

assessment was unequal or excessive; 
3. Mr. Carnahan' s argument was based on the difference between real and personal 

property and that the issues oftaxability is not within the jurisdiction of the Board; and, 
4. Mr. Carnahan's argument that a discount had not been applied due to the lack of sewer 

or water; however, there was no improvement value assessed to the property for sewer 
or water. 

The following property values are approved: 
Raw Land: $11 ,200 
Improvements: $11,200 
Real Property Total: $22,400 

NOTICE OF RIGHT TO APPEAL 

In accordance with Alaska Rules of Procedure and KPB 5 .12.060(S), the Appellant 
and the Assessor have thirty (30) days from the date of this decision to file an appeal with 
the Superior Court of the State of Alaska at Kenai. 

ATTEST: 
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