KENAI PENINSULA BOROUGH
Assessin g Real Property Assessment Valuation Appeal
Analysis and Recommendation

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518011
REPRESENTATIVE: DAVID YRAGUI

TOTAL ACREAGE: 0.96

PHYSICAL ADDRESS(ES) / LOCATION: 50671 MANNO AVE
KALIFORNSKY

LEGAL DESCRIPTION:
T5N R 1T1W SEC 29 SEWARD MERIDIAN KN 0730023 KALIFONSKY BEACH

INDUSTRIAL PARK SUB LOT 3 BLK 3
2026 NOTICED VALUES
RAW LAND $1,400.00
TOTAL IMPROVEMENTS: N/A
ASSESSED VALUE TOTAL: $1,400.00
EXEMPTIONS: N/A

: &
5t T

The Kenai Peninsula Borough (KPB) Assessing Department uses a Market Adjusted Cost Approach to value residential
structures for assessment purposes. This Cost Approach is derived from the property description, quality, size, and
features, and is based upon replacement cost of new, less deprecation (RCN-D). That value is then adjusted by a
statistically tested market adjustment.

According to Property Assessment Valuation, the first step in developing a cost approach is to estimate the land value
at its highest and best use. KPB does this by reviewing, analyzing, and statistically testing reported land sales in a
given market area. That updated land value is then combined with the value of all improvements; the sum of the two
(s the assessed value. This application is in accordance with Alaska State Statute AS 29.45.110.

ADMINISTRATIVE SUMMARY

Subject property is a 0.96-acre parcel in the K-Beach market area (#125). Land influences are platted access, limited
view, no electric or gas utility. Currently all 0.96 acres are being classified as remaining land type. Highest and best
use of the parcel is residential. Subject property was inspected on 4/21/26, by appraisal staff. After the inspection
and review, no changes were made to the file.

Land K Beach Market 125
« 26 sales in last 3 years with a median ratio for 82.91%
« COD: 18.56

* PRD: 1.05
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APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518011
REPRESENTATIVE: DAVID YRAGUI

PROPERTY DETAILS
LAND DETAILS

See definitions section of packet

- View Limited
- Platted

- ElecNo

- WETLANDS
- GasNo

PROPERTY RECORD CARD(s)

IMPROVEMENT TYPE
BUILDING TYPE
YEAR BUILT

TOTAL SQ. FT

ASG002



KENAI PENINSULA BOROUGH

Assessing Real Property Assessment Valuation Appeal
Reconciliation and Final Value Conclusion

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518011
REPRESENTATIVE: DAVID YRAGUI

LEGAL DESCRIPTION: T 5N R 11W SEC 29 SEWARD MERIDIAN KN 0730023 KALIFONSKY BEACH INDUSTRIAL PARK
SUB LOT 3 BLK 3

2026 RECOMMENDED VALUE

LAND: $1,400
IMPROVEMENTS: 0
TOTAL: $1,400

ASSESSOR'S RECOMMENDATION

1. Subject property is valued uniformly and equitably with the parcels located within the same market area.

2. The Assessing Department reviewed all physical characteristics of the subject property to ensure all data was
accurately captured. Influences are applied correctly and uniformly to the subject property.

3. The Assessing Department uses standardized mass appraisal procedures and techniques to specify and calibrate
market models which are applied uniformly to value property within the borough. The modeled values are
statistically tested to ensure a level of accuracy and equity of assessment that meets the guidelines established by

the Alaska Association of Assessing Officers and the International Association of Assessing Officers, and in
compliance with Alaska State Statute.

BOARD ACTION

LAND: IMPROVEMENTS: TOTAL:
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KENAI PENINSULA BOROUGH

Assessing Real Property Assessment Valuation Appeal
Subject Photos

KPB PARCEL ID: 05518011

0S5-180-11
4/21/2026 KO

106PM Tue Apr 21
055-180-11 |
4/22/2026 KO

¢ Asseasing Moblle Map

P
2items
i PIN 05518{!11

E
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2026 LAND RATIO STUDY K-BEACH

Ratio Sum 21 Excluded
Mean 80.53%|Earliest Sale 2/6/2023 # of Sales 26
Median 82.91%|Lates Sale 8/1/2025 Total AV $ 999,900
Wtd Mean 76.38% Outlier Information Total SP $ 1,309,100
PRD 1.05 Range 1.5 Min 10.51%
CcoD 18.56%| Lower Limit 22.93% Max 111.75%
St. Dev 0.2115| Upper Limit 141.10% Min Sale $ 19,500
cov 26.27% Max Sale $ 160,000
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Mrk Area Sale Date

125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125

11/1/2024
9/12/2023
8/3/2023
2/5/2025
2/5/2025
8/1/2025
8/23/2024
12/11/2023
3/28/2023
7/9/2025
8/31/2023
9/27/2023
7/9/2024
1/24/2025
5/22/2024
11/17/2023
9/6/2024
8/7/2023
6/5/2024
6/28/2023
3/8/2023
2/6/2023
8/9/2024
8/1/2025
3/19/2024
7/15/2024

LRSN
15067
15086
94049
104607
104610
104612
104614
15654
15665
16080
16107
82684
90459
16888
16896
16897
16897
16948
17031
107804
108143
17978
17985
18278
37317
37317

PIN

05501151
05501170
05506029C005
05506029C051
05506029C054
05506029C074
05506029C076
05514029
05514041
05522140
05522205
05524107
05524119
05528237
05528245
05528246
05528246
05529065
05531047
05532072
05533135
05545019
05545026
05553009
13134081
13134081

2026 LAND RATIO STUDY

Total Acres
1.19
0.92
0.00
0.00
0.00
0.00
0.00
4.47

40.00
0.97
1.03
8.10
5.41
1.06
1.03
1.10
1.10
2.99
1.63
1.07
1.27
0.95
0.92
0.96
0.92
0.92

Year
2024
2023
2023
2025
2025
2025
2024
2023
2023
2025
2023
2023
2024
2025
2024
2023
2024
2023
2024
2023
2023
2023
2024
2025
2024
2024

Wrk Sh Val

RV RV RV R VR Vo R Vo Vo SR Vol Vo R Vo SR Vo Rk Vo R VR VR VSRR Vo R VR Vo Vo R Vo R Vo SR Vo SRR Vo SR Vo SR Vo SRR V)

94,500
82,100
30,700
28,700
28,700
25,400
26,100
16,900
8,200
26,700
25,900
68,500
69,600
16,600
21,800
28,000
28,000
178,800
29,500
12,200
26,700
26,500
19,600
30,600
24,800
24,800

Sale Price

145,000
140,000
35,300
29,900
29,900
32,000
25,000
27,000
78,000
39,300
33,500
75,000
118,100
20,000
32,000
35,000
37,600
160,000
35,000
20,000
25,000
32,000
19,500
35,000
25,000
25,000

LandType
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20

SaleCd
C

OO0 0000000000 NOONOOOOOONDO

RATIO
65.17%
58.64%
86.97%
95.99%
95.99%
79.38%

104.40%
62.59%
10.51%
67.94%
77.31%
91.33%
58.93%
83.00%
68.13%
80.00%
74.47%

111.75%
84.29%
61.00%

106.80%
82.81%

100.51%
87.43%
99.20%
99.20%

ASGO0015
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APPEAL HISTORY FOR PARCEL 055-180-11

APPEAL YEAR: 2010
Appeal Type/Status

Appraiser Date Filed

INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
PKNIGHT 03/08/2010 1,000 1,000 0 0% Informal Adjustment
Summary:

APPEAL YEAR: 2024
Appeal Type/Status

Appraiser Date Filed

BOE APPEAL BOE - Closed Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 04/02/2024 1,400 0 1,400 0%

Summary:

APPEAL YEAR: 2026
Appeal Type/Status

Appraiser Date Filed

BOE APPEAL Open Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 03/27/2026 1,400 0 1,400 0%

Summary:

ASG0017



Price per Acre Comparison

A very popular way to compare land values is to do a simple Price per Acre calculation. Simply
stated this is the assessed value divided by the acreage. This will work just fine if the properties
you are comparing are exactly the same size and have the exact same influences, otherwise you

are just comparing apples to oranges.

Below is a sample comparison of 2 parcels that have the same acreage, with different influences.

5.0 AC Base ' $ 50,000
Gravel Maint S -
ElecYes S -
Gas No $ (10,000)

View Limited S 12,000

Land Value S 52,000
Price/AC S 10,400

5.0 AC Base S 50,000
Paved S 5,000
ElecYes S -

Gas Yes S -

View Good S 25,000
Waterfront Pond | $§ 25,000
Land Value $105,000
Price/AC S 21,000

Below is a sample comparison of 2 parcels that have the same influences, with different acreages.

5.0 AC Base $ 50,000
Paved 'S 5,000
ElecYes S -
Gas Yes 'S -
View Good S 25,000

Waterfront Pon¢ $ 25,000

Land Value ' $105,000
Price/AC S 21,000

10.0 AC Base $ 70,000
Paved S 7,000
ElecYes S -

Gas Yes S -

View Good S 35,000
Waterfront Pond | $§ 35,000
Land Value S 147,000
Price/AC S 14,700

ASGO0018



Definitions

Assessment progressivity (regressivity). An appraisal bias such that higher value properties are
appraised higher (lower) than low-value properties. See also price-related differential.

Coefficient of dispersion (COD). The average deviation of a group of numbers from the median
expressed as a percentage of the median. In ratio studies, the average percentage deviation from the
median ratio. Acceptable range: Land under 30%, residential under 20%.

Coefficient of variation (COV). The standard deviation expressed as a percentage of the mean.
Acceptable range: 1.25 of the COD.

Mean: The result of adding all the values of a variable and dividing by the number of values. For example,
the arithmetic mean of 3, 5, and 10 is 18 divided by 3, or 6. Also called the arithmetic mean.

Median. The midpoint or middle value when a set of values is ranked in order of magnitude; if the
number of values is even, the midpoint or average of the two middle values. Acceptable range: 90% to
110%

Price-related differential (PRD). The mean divided by the weighted mean. The statistic has a slight bias
upward. Price-related differentials above 1.03 tend to indicate assessment regressivity; price-related
differentials below 0.98 tend to indicated assessment progressivity. Acceptable range: 0.98 to 1.03.

Progressivity. See assessment progressivity (regressivity)
Regressivity. See assessment progressivity (regressivity)

Standard deviation (St. Dev). The statistical calculated from a set of number by subtracting the mean
from each value and squaring the remainders, adding together these squares, dividing by the size of the
sample less one, and taking the square root of the result. When the data are normally distributed, one can
calculate the percentage of observations within any number of standard deviations of the mean from
normal probability table. When the data are not normally distributed, the standard deviation is less
meaningful and should be used with caution.

Weighted mean; weighted average (wtd mean). An average in which the observations are weighted
based on some criterion. In ratio studies, the weighted mean is a calculated by weighting the ratios based
on their sale prices. A shortcut method is to sum the appraisals or assessments, sum of the sales prices,
and divided the first result by the second. (International Association of Assessing Officers, 1990)

References

International Association of Assessing Officers. (1990). Property Appraisal and Assessment
Administration. Chicago: International Association of Assessing Officers.
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Influence Definitions

View

¢ None: No view other than immediate
surroundings, could have a view if trees on
adjoining properties were removed.

e Limited: Less than 45° viewable unobstructed,
greater than 45° view angle with obstructions,
mountain top view, view from 2" story, able to
view beyond adjacent lots, overlooking an area
that would provide increased viewing
opportunities for wildlife (rule of thumb, distance
greater than football field).

e Good: 45°-90° view, unobstructed view, at least 1
feature, mountain, river, lake, inlet etc. Able to
view beyond adjacent lots. (River, Lake and Inlet
frontage property will always have at least a Good
or Excellent View)

e  Excellent: 90° or greater view, unobstructed, 2 or
more features.

Street Access

e Paved Access: Paved road & government
maintained.

e Gravel Maintained: Gravel road & maintained by
the borough or another organized entity.

e Gravel Unmaintained: Gravel road but is not
maintained by the borough (check Arcmap),
could be maintained by the subdivision, HOA or
private owner(s).

e Trail: No longer used. If can be driven to year
round, use gravel unmaintained, otherwise platted.

e  Platted: Road platted but not built.

e Limited/NA: Section line easement. No platted
access. To include water, beach only access.

Utilities

e Gas & Electric Yes/No: To be considered as
having gas & electric utilities must be at the
property, directly across the street from property
(not paved), or on the same side of the road and
1 lot away or less than 300 feet away. If street is
paved & influence is across the road, parcel to be
marked at not having service available.

e  Public/Community Water & Sewer: Service is
provided by municipality or by HOA. City lots are
presumed to have this service though certain
subdivision do not and need private well/septic
influence. If only 1 of the services is available,
mark Yes. Add well or septic if necessary for
service not available. If street is paved & influence
is across the road, parcel to be marked at not
having service available.

Water Front

e Ocean: Fronts on major body of Saltwater, Cook
Inlet, Kachemak Bay, Resurrection Bay.

e River: Fronts on a major navigable river, Kenai
River, Kasilof River.

e Lake: Fronts on major lake, big enough to get a
float plane on & off (approx. 3000') Mackey Lake,
Longmere Lake, Island Lake.

e Pond/Stream/Canal: Fronts on smaller body of
water, may be a fair size, but typically not able to
get float plane on/off. Arc Lake, Sport Lake, Echo
Lake. Not generally navigable by boat. Funny
River, Deep Creek, Anchor River, Swanson River.

e  Steep: Topography that is greater than usual
incline/decline, making access & building difficult.
At least 15 feet in elevation change and no less
than 45% average slope (4.5 feet vertical per 10
feet horizontal)

e Ravine: Ravine or swale, a long deep hollow in
the surface with wall height of at least 15 feet and
average slope of 500% (5 feet vertical per 1 foot
horizontal)

e  Other: Any additional topographical feature that
would have an influence on property, value.

Topo features not described in the form.

e  Wetlands: Water within 1 foot of the surface is
considered wetlands. A Typical indicator of
wetlands is scrubby black spruce.

Protective CCR's / HOA: Covenants, Conditions &
Restrictions for individual subdivisions, Homer Owners
Association. Check S Drive or Contact title company.

Airstrip: Private dirt/grass/gravel strip, off strip access.
Airstrip Improved: Gravel/ Paved, maintained, lights.

Agriculture Rights: Restrictions on property, limiting
use of property or portion of property to agriculture use.

Easement: Description of a typical easements. Such as
Overhead Power Line, Gas Line or other. Typical
easements would include utility easements for providing
utilities to local subdivision. Usually the front 10’-20" of
the property.

Other: Other features not mentioned in form, describe
in notes section.

Notes Section: Further description of influences or
describe influences not accounted for in input sheet.
Example, a Power Line easement running across property.
Private Boat launch for subdivision.

For any properties that are not typical and fall outside of these parameters, See land appraiser for final determination.
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AS 29.45.110. Full and True Value.

(a) The assessor shall assess property at its full and true value as of January 1 of the assessment year,

except as provided in this section, AS 29.45.060 , and 29.45.230. 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.

AS 29.45.130. Independent Investigation

(a)

(b)

(@]

The assessor is not bound to accept a return as correct. The assessor may make an independent
investigation of property returned or of taxable property on which no return has been filed. In either
case, the assessor may make the assessor's own valuation of the property subject to an ad valorem
tax and this valuation is prima facie evidence of the value of the property.

For investigation, the assessor or the assessor's agent may enter real property during reasonable
hours to examine visible personal property and the exterior of a dwelling or other structure on the
real property. The assessor or the assessor's agent may enter and examine the interior of a dwelling
or other structure or the personal property in it only (1) if the structure is under construction and not
yet occupied; (2) with the permission of a person in actual possession of the structure; or (3) in
accordance with a court order to compel the entry and inspection. The assessor or the assessor's
agent may examine all property records involved. A person shall, on request, furnish to the assessor
or the assessor's agent assistance for the investigation and permit the assessor or the assessor's
agent to enter a dwelling or other structure to examine the structure or personal property in it
during reasonable hours. The assessor may seek a court order to compel entry and production of
records needed for assessment purposes.

An assessor may examine a person on oath. On request, the person shall submit to examination at a
reasonable time and place selected by the assessor.

KPB 5.15.070. Board of equalization — Hearing procedure.

(h)

Access to property. If an appellant has refused or failed to provide the assessor, or designee, full
access to property or records related to assessment of the property, the appellant is precluded from
offering evidence on the issue or issues affected by that lack of access. Before a ruling is issued on
the admissibility of such evidence, the appellant shall be provided with a reasonable opportunity by
the presiding officer to present its case as to why this sanction should not be imposed, and the
assessor shall have a reasonable opportunity to respond.

MARKET VALUE

The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other precisely
revealed terms, for which the specified property rights should sell after reasonable exposure in an open and
competitive market under all condition's requisite to a fair sale, with the buyer and seller each acting
prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress. (Appraisal
of Real Estate 11th Edition - Appraisal Institute)
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BURDEN OF PROOF

The appellant has the burden of proving or providing any information to show that the assessed values are
excessive, improper or unequal. The assessor is accorded broad discretion in deciding among the recognized
valuation methods. The assessor’s choice of one recognized method of valuation overanother is simply the
exercise of a discretion committed to the assessor by law.

*A borough has discretion to appraise, by whatever recognized method of valuation it chooses, so long as there is
no fraud or clear adoption of a fundamentally wrong principle of valuation. Hoblit vs. Greater Anchorage Area
Borough, Sup. Ct. Op. No. 636 (File No. 1214), 473 P.2d 630 (Alaska 1970).

The assessing department is concerned not only with market value, but also with equity of assessment,
which means: making sure that every property is assessed at the same level as all others with respect to
market value. For this reason, the assessor uses a broad scope in its approach to value, using overall
trends to value all properties in a given market area. In contrast, a private appraisal is only concerned
with estimating the value of a single property.

PRICE PAID AVG 1,200 SQFT HOME IN KENAI

$300,000 140.0%
$267,000
. 130.0%
$250,000 $242,500 1124.7%
$225,000
120.0%
$200,000 TEYT oo
i 100.0% R s
: & Z
& $150,000 N\ 100.0% &
n , - ‘ 0%
w w
- -
& ' &
00 DO > D0 90.0%
$100,000
84.3% 80.0%
$50,000
70.0%
5 60.0%
1 2 3 4 5
mmm SALES PRICE $242,500 $199,000 $267,000 $225,000 $180,500
= ASSESSED $225,000 $225,000 $225,000 $225,000 $225,000
—8-RATIO 92.8% 113.1% 84.3% 100.0% 124.7%
~@~MEDIAN 100% 100% 100% 100% 100%
PROPERTIES

i SALES PRICE  mmmm ASSESSED =@=RATIO =@=MEDIAN
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KENAI PENINSULA BOROUGH
Assessin g Real Property Assessment Valuation Appeal

Analysis and Recommendation

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518012
REPRESENTATIVE: DAVID YRAGUI

TOTAL ACREAGE: 0.96

PHYSICAL ADDRESS(ES) / LOCATION: 50643 MANNO AVE
KALIFORNSKY

LEGAL DESCRIPTION:

T5N R 1T1W SEC 29 SEWARD MERIDIAN KN 0730023 KALIFONSKY BEACH
INDUSTRIAL PARK SUB LOT 4 BLK 3

2026 NOTICED VALUES
RAW LAND $1,400.00
TOTAL IMPROVEMENTS: N/A
ASSESSED VALUE TOTAL: $1,400.00
EXEMPTIONS: N/A

The Kenai Peninsula Borough (KPB) Assessing Department uses a Market Adjusted Cost Approach to value residential
structures for assessment purposes. This Cost Approach is derived from the property description, quality, size, and
features, and is based upon replacement cost of new, less deprecation (RCN-D). That value is then adjusted by a
statistically tested market adjustment.

According to Property Assessment Valuation, the first step in developing a cost approach is to estimate the land value
at its highest and best use. KPB does this by reviewing, analyzing, and statistically testing reported land sales in a

given market area. That updated land value is then combined with the value of all improvements; the sum of the two
(s the assessed value. This application is in accordance with Alaska State Statute AS 29.45.110.

ADMINISTRATIVE SUMMARY

Subject property is a 0.96-acre parcel in the K-Beach market area (#125). Land influences are platted access, limited
view, no electric or gas utility. Currently all 0.96 acres are being classified as remaining land type. Highest and best
use of the parcel is residential. Subject property was inspected on 04/21/26, by appraisal staff. After the inspection
and review, no changes were made to the file.

Land K Beach Market 125
« 26 sales in last 3 years with a median ratio for 82.91%
« COD: 18.56

* PRD: 1.05
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APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518012
REPRESENTATIVE: DAVID YRAGUI

PROPERTY DETAILS
LAND DETAILS

See definitions section of packet

- View Limited
- Platted

- ElecNo

- WETLANDS
- GasNo

PROPERTY RECORD CARD(s)

IMPROVEMENT TYPE
BUILDING TYPE
YEAR BUILT

TOTAL SQ. FT

ASG0024



KENAI PENINSULA BOROUGH

Assessing Real Property Assessment Valuation Appeal
Reconciliation and Final Value Conclusion

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518012
REPRESENTATIVE: DAVID YRAGUI

LEGAL DESCRIPTION: T 5N R 11W SEC 29 SEWARD MERIDIAN KN 0730023 KALIFONSKY BEACH INDUSTRIAL PARK
SUB LOT 4 BLK 3

2026 RECOMMENDED VALUE

LAND: $1,400
IMPROVEMENTS: 0
TOTAL: $1,400

ASSESSOR'S RECOMMENDATION

1. Subject property is valued uniformly and equitably with the parcels located within the same market area.

2. The Assessing Department reviewed all physical characteristics of the subject property to ensure all data was
accurately captured. Influences are applied correctly and uniformly to the subject property.

3. The Assessing Department uses standardized mass appraisal procedures and techniques to specify and calibrate
market models which are applied uniformly to value property within the borough. The modeled values are
statistically tested to ensure a level of accuracy and equity of assessment that meets the guidelines established by

the Alaska Association of Assessing Officers and the International Association of Assessing Officers, and in
compliance with Alaska State Statute.

BOARD ACTION

LAND: IMPROVEMENTS: TOTAL:
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KENAI PENINSULA BOROUGH
ASSGSSI ng Real Property Assessment Valuation Appeal
Subject Photos

KPB PARCEL ID: 05518012

4/21/2026 KO
| VIEW?2

1I0PM Tiee Apr 21

0S5-180-12
4/22/2026 KO

€ Rssessing Mobile Map Assessing Offiine

GPS acourngy 110

2items X

(- I ; .

& TAX PARCELS DFFLINE
| PIN: 05518012

ASG0028



¥
000¥% 000¢ 0
| | ey ¥

xodwo> pueydn / puepsm L |

[epIL ‘

aupeny [ _

nesie|q Mous 91e7 ‘

pogoxer [

DIV ‘
sy ‘

U4 Ja)empesy _I_

pueys| buneoyd ‘

Kemabeureiq | _

adojs abieyasig ‘

uoissasdag _
gunusia ||
JUSWISSISSY SPUBIBM “_;v_
uleLs)
|edpunpy

|esdpay —

9eis

(vS¥) ybnoiog
pauleluiey

10N / paneid / yinqun

(@oueuajuIey Aq) Speoy

uopeyodsues]

21081550 Al 130¥Vvd ad

de\ spuepam >
|eaddy uonenjep yuawssassy A11adoud jeay m-.__mmwmm<
HONOYO4d VINSNINId IVNI




ooov 000¢ 0

——FARMSTEAD ST

AAY-AONd JAV-AONE JAV-AO0NS

jedpiunpy
|etapaS

9)els

(vSy) ybnoiog
pauteute =—=JAVHNTIYAH

10N / pPaneld / Hinqun

(@2ueuayuIe|y Aq) Speoy

uoljenodsuel|

i ——)

21081550 Al 130¥Vvd ad

ITIDE-DR
EBB-TIDE DR

depy utensa)

|eaddy uonenjep Jusawssassy Ayadoud |eay m:_mmwmm<

H5NOYO4d VINSNIN3d IVNIX




ooov 000c 0

FARMSTEAD ST
1

“—3AY-AONE : -JAV-AONE- =T JAY-AONT:

SUON M3IA
pajw MIIA
M3IA
aouaNjju| pue
jedpiunpy
|eiapaq
alels

(v¥S¥) ybnolog
paueiuen - _ —=IAVIINTIVI-— 1

10N / paneld / jinqun
(@2ueuayuIe|y Aq) Speoy

uoneyodsuel|

TIDE-DR-—

21081550 Al 130¥vd adi

EBB-TIDE DR

depy maip
buissassy

H5NOYO4d VINSNIN3d IVNIX

|eaddy uonenjep Jusawssassy Ayadoud |eay




000¢ 0

d <

ledpunpy
|eiapay
aeis
(vsY) ybnoiog
pautejuiepy
10N / palie|d / Jinqun
(@dueuayute|y Aq) speoy
uonenodsues|
A A
S3UI uoISSIWSues]
—a—a
Jo1npue) Aewld VIH
—a—a

Jojnpuo) Alepuodss yIH

L]
SINPNAS VIH

S1939NVIH
VIH

SORIN 21419313

21081550 Al 130¥Vvd ad

- —s—INV-LONEs—s—s——s—@—=3N n@n.

dey saninn
|eaddy uonenjep Jusawssassy Ayadoud |eay

buissassy
H5NOYO4d VINSNIN3d IVNIX




<
N
o

v —

i

m,:_

[edidrunpy

_ [
Ipgiiy )
i a4

=
Wl L

]
]
f

[esopag

aers

(vSY) ybnosog ——
paujeluie
10N / paueld / Hinqun

i

-y

i

(@ouruajUIR) Aq) SPEoy

uoneyodsues; |

1202 _|_
zeoe L
€202 ‘
veoz Y
5202 ‘

pueT juedep

sa|es

Z1081SS0 *al T3dUVd 9d)i D

dep\ sajes
|eaddy uonenjep yuawssassy A11adoud jeay

9¢0¢

Buissassy 4B
HONOYO4d VTINSNINId IVNIX ddM




9202 ‘12 IMdy ‘Aepuoiy

Y i 3
™
‘I o
(=)
(0]
(7]
e % 2
A / |
T I
Ilrr... h., .._."..T
S8
s N
|
m.._
_F\- = .

SZL ‘ealy e

de\ easy 19opep >
uonenjep jyudwssassy Aj1adoud |eay mc_mmwmm<
HONOYO4d VINSNINId IVNI




| 40 | 133Hs _ p-g 10uey QIO _ H'V'O Q3X0IHD
vi-2L ON ‘o9Ma _ umoys sY 31v0s _ €L'v10W 3uva _ ECL L] il .00T =1 :3|D3s .o
N z€, 2€ 1 LE
$0S66  VASVIV ‘IOVHOHOINY "3IAV NOLNVLS i08H 62 © 62 T OE
"00SSV 8 SYIIANIONT ONILOVYLINOD $HEER 3RO 9 9 398 e
" AaAdns sy} JuUsWINUOW dDd SSDJUQG 39S Q
WS "MikY ‘NGL ‘62'S ‘W) 32 ‘2/v'3 3H1 40 NOISIAlIQENS ' — .
YINMO 'VASV IV ‘I9VHOHONY 8909 XO8 'SISIMA¥ILNI NoLnyg | MOWHOW 602 S50.371QY 40 079 punod (- %
XYVd TVIYLSNANT HOV3E AMSNOJITVA - LERER] :
vil VIO Ol M-D
\m.u/ \/\ OB6LEL~ M .80.6S .68 N \/\
. 8 Vez g 3 SHUSRY 3
98VPL | Q0GHE | 00GPE | 00SPE | 09 [ O0GFE [ 00SHE [ 00GHI | O0SHE
53UV GO'08 = DaJY [DIOL !
3
9 S mom
P3IOU ISIMIIUIO SSAUN 'S OGO'gY =DaJY IOTE R -3 i Tl
3
'90D4NS Y} JDAU S| 9[GD} JO}DM DU} SD JusW 2z L9
-dojoAsp 40y pauinbad oq [IIM Jo/pup aboupugg 8
DI24QWIWO; [DI43SNpU| 13S() PUD! 50doud | 8evyl | oosvi | 00SvL | 00SYL 00syL| 00wl | 0OSwL| 0OSYL
1ok D B IplISnpy| N puUD pas d L 3 a [NUIAY 8
S9310N ©evvl | 005l [ 00SYE | 00SHE 005v: | 00Gvh | 00SFE [ 00GHE
s T 3 3
3 _lﬁm.ﬁnl, . paueoer m 8 L 9 S g
wg bEE ™ ol ., N
' ﬂbA, “ogje e m 300 “‘\x./;fn....”nnnnw
150 a..).acefr\l - H -
s o (34 - (300N . ; ol Iy % 3 S
. [ S &s @ - . -~ - of B¢ € 2 V8 By € 2 L8 (8
£L6) HISYIT 10 . Scci-¢L QY 8 B 8 |Q
£op T T TS IUg oissiwwod eyy Aq peacsddo joid gv-ElL 2 &
% @ tevei | oosvi | ooswt | oose oosti | oosyi | oose | oosei] |2
: IVAOHddY LV d ol = : s R
. papiApgnsun Q 3 o) [NUBAY g M
. ™| —zevww T oosw [ oosw [ oosE 005Fr | 005w [oosw [ ooa | |\
a8 n
N > 50 -3
P sl g & ] 3 |2
sauidxe uolssiuwoa A Slge | ¢ °| g g |||y
1 ©w
Gleewm| N 1| Zlemol AN [ &
. 3 2 A 3
o a o
LNIW3AITMONNOY SAUVLON 1 N s
8 B
9 I
19umo souno /7 v Br e | e L g
@ F R 5 oy oo kel
\ \N\V A@\ \ veryl | 00SKL | 00SYL | 00SHL 00SvL | 00SvL | 00S¥L| 0OSHL
“esn 211nd Joj sn g anuany H
£Q pa40o1pap $499.4s J0 PUD SADMPDOJ ‘s8131114n d11qnd 40} TG VPl | 00S¥E | 00SPL | O0SFH 00SvI | 00S¥ | 00SPI | QOSPF
Syuawesoa yans buimoys 4ojd siy} Jo |oA0JddD By} isanbas pup A
*Ki19d04d PIDS JO SJOUMO 9Y} 4D am Joy4 A}14490 Aqouey oM o g o M
& ]
NOILY21030 GNV dIHSYINMO 40 31vOIdILY30 ] = A 9 s g
8
o ..T ot | pat
3 a8 5 %
] 3 ,mwe @ & 3 & B
& o B € o e & b gos
NG5, 3TV0S 8 3 8
dVW ALINIDIA 96¥pi | 0oyl | oSt | 0ostl | g9 | 00SYL | 0OsvL | 0osyl | 00SHE
62 g v QNUIAY 3 62 k/\ 6¢ QOm
\/\ 02 SE6IEL (3 A

sbulupag 4O Vil M 006G 068N OL/L M sisod

® & 82 mwm
<Nojsinaans

@2 ] ] 3

PopIAPGNSUN

TSROV

ASGOO3?r




2026 LAND RATIO STUDY K-BEACH

Ratio Sum 21 Excluded
Mean 80.53%|Earliest Sale 2/6/2023 # of Sales 26
Median 82.91%|Lates Sale 8/1/2025 Total AV $ 999,900
Wtd Mean 76.38% Outlier Information Total SP $ 1,309,100
PRD 1.05 Range 1.5 Min 10.51%
CcoD 18.56%| Lower Limit 22.93% Max 111.75%
St. Dev 0.2115| Upper Limit 141.10% Min Sale $ 19,500
cov 26.27% Max Sale $ 160,000
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Mrk Area Sale Date

125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125

11/1/2024
9/12/2023
8/3/2023
2/5/2025
2/5/2025
8/1/2025
8/23/2024
12/11/2023
3/28/2023
7/9/2025
8/31/2023
9/27/2023
7/9/2024
1/24/2025
5/22/2024
11/17/2023
9/6/2024
8/7/2023
6/5/2024
6/28/2023
3/8/2023
2/6/2023
8/9/2024
8/1/2025
3/19/2024
7/15/2024

LRSN
15067
15086
94049
104607
104610
104612
104614
15654
15665
16080
16107
82684
90459
16888
16896
16897
16897
16948
17031
107804
108143
17978
17985
18278
37317
37317

PIN

05501151
05501170
05506029C005
05506029C051
05506029C054
05506029C074
05506029C076
05514029
05514041
05522140
05522205
05524107
05524119
05528237
05528245
05528246
05528246
05529065
05531047
05532072
05533135
05545019
05545026
05553009
13134081
13134081

2026 LAND RATIO STUDY

Total Acres
1.19
0.92
0.00
0.00
0.00
0.00
0.00
4.47

40.00
0.97
1.03
8.10
5.41
1.06
1.03
1.10
1.10
2.99
1.63
1.07
1.27
0.95
0.92
0.96
0.92
0.92

Year
2024
2023
2023
2025
2025
2025
2024
2023
2023
2025
2023
2023
2024
2025
2024
2023
2024
2023
2024
2023
2023
2023
2024
2025
2024
2024

Wrk Sh Val

RV RV RV R VR Vo R Vo Vo SR Vol Vo R Vo SR Vo Rk Vo R VR VR VSRR Vo R VR Vo Vo R Vo R Vo SR Vo SRR Vo SR Vo SR Vo SRR V)

94,500
82,100
30,700
28,700
28,700
25,400
26,100
16,900
8,200
26,700
25,900
68,500
69,600
16,600
21,800
28,000
28,000
178,800
29,500
12,200
26,700
26,500
19,600
30,600
24,800
24,800

Sale Price

145,000
140,000
35,300
29,900
29,900
32,000
25,000
27,000
78,000
39,300
33,500
75,000
118,100
20,000
32,000
35,000
37,600
160,000
35,000
20,000
25,000
32,000
19,500
35,000
25,000
25,000

LandType
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20

SaleCd
C

OO0 0000000000 NOONOOOOOONDO

RATIO
65.17%
58.64%
86.97%
95.99%
95.99%
79.38%

104.40%
62.59%
10.51%
67.94%
77.31%
91.33%
58.93%
83.00%
68.13%
80.00%
74.47%

111.75%
84.29%
61.00%

106.80%
82.81%

100.51%
87.43%
99.20%
99.20%

ASGO0037
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APPEAL HISTORY FOR PARCEL 055-180-12

APPEAL YEAR: 2010
Appeal Type/Status

Appraiser Date Filed

INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
PKNIGHT 03/08/2010 1,000 1,000 0 0% Informal Adjustment
Summary:

APPEAL YEAR: 2024
Appeal Type/Status

Appraiser Date Filed

BOE APPEAL BOE - Closed Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 04/02/2024 1,400 0 1,400 0%

Summary:

APPEAL YEAR: 2026
Appeal Type/Status

Appraiser Date Filed

BOE APPEAL Open Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 03/27/2026 1,400 0 1,400 0%

Summary:

ASGO0039



Price per Acre Comparison

A very popular way to compare land values is to do a simple Price per Acre calculation. Simply
stated this is the assessed value divided by the acreage. This will work just fine if the properties
you are comparing are exactly the same size and have the exact same influences, otherwise you

are just comparing apples to oranges.

Below is a sample comparison of 2 parcels that have the same acreage, with different influences.

5.0 AC Base ' $ 50,000
Gravel Maint S -
ElecYes S -
Gas No $ (10,000)

View Limited S 12,000

Land Value S 52,000
Price/AC S 10,400

5.0 AC Base S 50,000
Paved S 5,000
ElecYes S -

Gas Yes S -

View Good S 25,000
Waterfront Pond | $§ 25,000
Land Value $105,000
Price/AC S 21,000

Below is a sample comparison of 2 parcels that have the same influences, with different acreages.

5.0 AC Base $ 50,000
Paved 'S 5,000
ElecYes S -
Gas Yes 'S -
View Good S 25,000

Waterfront Pon¢ $ 25,000

Land Value ' $105,000
Price/AC S 21,000

10.0 AC Base $ 70,000
Paved S 7,000
ElecYes S -

Gas Yes S -

View Good S 35,000
Waterfront Pond | $§ 35,000
Land Value S 147,000
Price/AC S 14,700

ASGO0040



Definitions

Assessment progressivity (regressivity). An appraisal bias such that higher value properties are
appraised higher (lower) than low-value properties. See also price-related differential.

Coefficient of dispersion (COD). The average deviation of a group of numbers from the median
expressed as a percentage of the median. In ratio studies, the average percentage deviation from the
median ratio. Acceptable range: Land under 30%, residential under 20%.

Coefficient of variation (COV). The standard deviation expressed as a percentage of the mean.
Acceptable range: 1.25 of the COD.

Mean: The result of adding all the values of a variable and dividing by the number of values. For example,
the arithmetic mean of 3, 5, and 10 is 18 divided by 3, or 6. Also called the arithmetic mean.

Median. The midpoint or middle value when a set of values is ranked in order of magnitude; if the
number of values is even, the midpoint or average of the two middle values. Acceptable range: 90% to
110%

Price-related differential (PRD). The mean divided by the weighted mean. The statistic has a slight bias
upward. Price-related differentials above 1.03 tend to indicate assessment regressivity; price-related
differentials below 0.98 tend to indicated assessment progressivity. Acceptable range: 0.98 to 1.03.

Progressivity. See assessment progressivity (regressivity)
Regressivity. See assessment progressivity (regressivity)

Standard deviation (St. Dev). The statistical calculated from a set of number by subtracting the mean
from each value and squaring the remainders, adding together these squares, dividing by the size of the
sample less one, and taking the square root of the result. When the data are normally distributed, one can
calculate the percentage of observations within any number of standard deviations of the mean from
normal probability table. When the data are not normally distributed, the standard deviation is less
meaningful and should be used with caution.

Weighted mean; weighted average (wtd mean). An average in which the observations are weighted
based on some criterion. In ratio studies, the weighted mean is a calculated by weighting the ratios based
on their sale prices. A shortcut method is to sum the appraisals or assessments, sum of the sales prices,
and divided the first result by the second. (International Association of Assessing Officers, 1990)

References

International Association of Assessing Officers. (1990). Property Appraisal and Assessment
Administration. Chicago: International Association of Assessing Officers.

8/19/2020
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Influence Definitions

View

¢ None: No view other than immediate
surroundings, could have a view if trees on
adjoining properties were removed.

e Limited: Less than 45° viewable unobstructed,
greater than 45° view angle with obstructions,
mountain top view, view from 2" story, able to
view beyond adjacent lots, overlooking an area
that would provide increased viewing
opportunities for wildlife (rule of thumb, distance
greater than football field).

e Good: 45°-90° view, unobstructed view, at least 1
feature, mountain, river, lake, inlet etc. Able to
view beyond adjacent lots. (River, Lake and Inlet
frontage property will always have at least a Good
or Excellent View)

e  Excellent: 90° or greater view, unobstructed, 2 or
more features.

Street Access

e Paved Access: Paved road & government
maintained.

e Gravel Maintained: Gravel road & maintained by
the borough or another organized entity.

e Gravel Unmaintained: Gravel road but is not
maintained by the borough (check Arcmap),
could be maintained by the subdivision, HOA or
private owner(s).

e Trail: No longer used. If can be driven to year
round, use gravel unmaintained, otherwise platted.

e  Platted: Road platted but not built.

e Limited/NA: Section line easement. No platted
access. To include water, beach only access.

Utilities

e Gas & Electric Yes/No: To be considered as
having gas & electric utilities must be at the
property, directly across the street from property
(not paved), or on the same side of the road and
1 lot away or less than 300 feet away. If street is
paved & influence is across the road, parcel to be
marked at not having service available.

e  Public/Community Water & Sewer: Service is
provided by municipality or by HOA. City lots are
presumed to have this service though certain
subdivision do not and need private well/septic
influence. If only 1 of the services is available,
mark Yes. Add well or septic if necessary for
service not available. If street is paved & influence
is across the road, parcel to be marked at not
having service available.

Water Front

e Ocean: Fronts on major body of Saltwater, Cook
Inlet, Kachemak Bay, Resurrection Bay.

e River: Fronts on a major navigable river, Kenai
River, Kasilof River.

e Lake: Fronts on major lake, big enough to get a
float plane on & off (approx. 3000') Mackey Lake,
Longmere Lake, Island Lake.

e Pond/Stream/Canal: Fronts on smaller body of
water, may be a fair size, but typically not able to
get float plane on/off. Arc Lake, Sport Lake, Echo
Lake. Not generally navigable by boat. Funny
River, Deep Creek, Anchor River, Swanson River.

e  Steep: Topography that is greater than usual
incline/decline, making access & building difficult.
At least 15 feet in elevation change and no less
than 45% average slope (4.5 feet vertical per 10
feet horizontal)

e Ravine: Ravine or swale, a long deep hollow in
the surface with wall height of at least 15 feet and
average slope of 500% (5 feet vertical per 1 foot
horizontal)

e  Other: Any additional topographical feature that
would have an influence on property, value.

Topo features not described in the form.

e  Wetlands: Water within 1 foot of the surface is
considered wetlands. A Typical indicator of
wetlands is scrubby black spruce.

Protective CCR's / HOA: Covenants, Conditions &
Restrictions for individual subdivisions, Homer Owners
Association. Check S Drive or Contact title company.

Airstrip: Private dirt/grass/gravel strip, off strip access.
Airstrip Improved: Gravel/ Paved, maintained, lights.

Agriculture Rights: Restrictions on property, limiting
use of property or portion of property to agriculture use.

Easement: Description of a typical easements. Such as
Overhead Power Line, Gas Line or other. Typical
easements would include utility easements for providing
utilities to local subdivision. Usually the front 10’-20" of
the property.

Other: Other features not mentioned in form, describe
in notes section.

Notes Section: Further description of influences or
describe influences not accounted for in input sheet.
Example, a Power Line easement running across property.
Private Boat launch for subdivision.

For any properties that are not typical and fall outside of these parameters, See land appraiser for final determination.
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AS 29.45.110. Full and True Value.

(a) The assessor shall assess property at its full and true value as of January 1 of the assessment year,

except as provided in this section, AS 29.45.060 , and 29.45.230. 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.

AS 29.45.130. Independent Investigation

(a)

(b)

(@]

The assessor is not bound to accept a return as correct. The assessor may make an independent
investigation of property returned or of taxable property on which no return has been filed. In either
case, the assessor may make the assessor's own valuation of the property subject to an ad valorem
tax and this valuation is prima facie evidence of the value of the property.

For investigation, the assessor or the assessor's agent may enter real property during reasonable
hours to examine visible personal property and the exterior of a dwelling or other structure on the
real property. The assessor or the assessor's agent may enter and examine the interior of a dwelling
or other structure or the personal property in it only (1) if the structure is under construction and not
yet occupied; (2) with the permission of a person in actual possession of the structure; or (3) in
accordance with a court order to compel the entry and inspection. The assessor or the assessor's
agent may examine all property records involved. A person shall, on request, furnish to the assessor
or the assessor's agent assistance for the investigation and permit the assessor or the assessor's
agent to enter a dwelling or other structure to examine the structure or personal property in it
during reasonable hours. The assessor may seek a court order to compel entry and production of
records needed for assessment purposes.

An assessor may examine a person on oath. On request, the person shall submit to examination at a
reasonable time and place selected by the assessor.

KPB 5.15.070. Board of equalization — Hearing procedure.

(h)

Access to property. If an appellant has refused or failed to provide the assessor, or designee, full
access to property or records related to assessment of the property, the appellant is precluded from
offering evidence on the issue or issues affected by that lack of access. Before a ruling is issued on
the admissibility of such evidence, the appellant shall be provided with a reasonable opportunity by
the presiding officer to present its case as to why this sanction should not be imposed, and the
assessor shall have a reasonable opportunity to respond.

MARKET VALUE

The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other precisely
revealed terms, for which the specified property rights should sell after reasonable exposure in an open and
competitive market under all condition's requisite to a fair sale, with the buyer and seller each acting
prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress. (Appraisal
of Real Estate 11th Edition - Appraisal Institute)

ASGO0043



BURDEN OF PROOF

The appellant has the burden of proving or providing any information to show that the assessed values are
excessive, improper or unequal. The assessor is accorded broad discretion in deciding among the recognized
valuation methods. The assessor’s choice of one recognized method of valuation overanother is simply the
exercise of a discretion committed to the assessor by law.

*A borough has discretion to appraise, by whatever recognized method of valuation it chooses, so long as there is
no fraud or clear adoption of a fundamentally wrong principle of valuation. Hoblit vs. Greater Anchorage Area
Borough, Sup. Ct. Op. No. 636 (File No. 1214), 473 P.2d 630 (Alaska 1970).

The assessing department is concerned not only with market value, but also with equity of assessment,
which means: making sure that every property is assessed at the same level as all others with respect to
market value. For this reason, the assessor uses a broad scope in its approach to value, using overall
trends to value all properties in a given market area. In contrast, a private appraisal is only concerned
with estimating the value of a single property.

PRICE PAID AVG 1,200 SQFT HOME IN KENAI

$300,000 140.0%
$267,000
. 130.0%
$250,000 $242,500 1124.7%
$225,000
120.0%
$200,000 TEYT oo
i 100.0% R s
: & Z
& $150,000 N\ 100.0% &
n , - ‘ 0%
w w
- -
& ' &
00 DO > D0 90.0%
$100,000
84.3% 80.0%
$50,000
70.0%
5 60.0%
1 2 3 4 5
mmm SALES PRICE $242,500 $199,000 $267,000 $225,000 $180,500
= ASSESSED $225,000 $225,000 $225,000 $225,000 $225,000
—8-RATIO 92.8% 113.1% 84.3% 100.0% 124.7%
~@~MEDIAN 100% 100% 100% 100% 100%
PROPERTIES

i SALES PRICE  mmmm ASSESSED =@=RATIO =@=MEDIAN
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KENAI PENINSULA BOROUGH
Assessin g Real Property Assessment Valuation Appeal

Analysis and Recommendation

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518013
REPRESENTATIVE: DAVID YRAGUI

TOTAL ACREAGE: 0.96

PHYSICAL ADDRESS(ES) / LOCATION: 50642 EQUESTRIAN AVE
KALIFORNSKY
LEGAL DESCRIPTION:

T 5N R 11W SEC 29 SEWARD MERIDIAN KN 0730023 KALIFONSKY BEACH \ s
INDUSTRIAL PARK SUB LOT 8 BLK 3 f‘h‘.‘. ; 5
2026 NOTICED VALUES S [
RAW LAND $1,400.00 Yo %
TOTAL IMPROVEMENTS: N/A e
ASSESSED VALUE TOTAL: $1,400.00 g
EXEMPTIONS: N/A iy,
|
“wr

B S

The Kenai Peninsula Borough (KPB) Assessing Department uses a Market Adjusted Cost Approach to value residential
structures for assessment purposes. This Cost Approach is derived from the property description, quality, size, and
features, and is based upon replacement cost of new, less deprecation (RCN-D). That value is then adjusted by a
statistically tested market adjustment.

According to Property Assessment Valuation, the first step in developing a cost approach is to estimate the land value
at its highest and best use. KPB does this by reviewing, analyzing, and statistically testing reported land sales in a
given market area. That updated land value is then combined with the value of all improvements; the sum of the two
(s the assessed value. This application is in accordance with Alaska State Statute AS 29.45.110.

ADMINISTRATIVE SUMMARY

Subject property is a 0.96-acre parcel in the K-Beach market area (#125). Land influences are platted access, limited
view, no electric or gas utility. Currently all 0.96 acres are being classified as remaining land type. Highest and best
use of the parcel is residential. Subject property was inspected on 04/21/26, by appraisal staff. After the inspection
and review, no changes were made to the file.

Land K Beach Market 125
« 26 sales in last 3 years with a median ratio for 82.91%
+ COD: 18.56

* PRD: 1.05

ASGO0045



APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518013
REPRESENTATIVE: DAVID YRAGUI

PROPERTY DETAILS
LAND DETAILS

See definitions section of packet

- View Limited
- Platted

- ElecNo

- WETLANDS
- GasNo

PROPERTY RECORD CARD(s)

IMPROVEMENT TYPE
BUILDING TYPE
YEAR BUILT

TOTAL SQ. FT
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KENAI PENINSULA BOROUGH

Assessing Real Property Assessment Valuation Appeal
Reconciliation and Final Value Conclusion

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518013
REPRESENTATIVE: DAVID YRAGUI

LEGAL DESCRIPTION: T 5N R 11W SEC 29 SEWARD MERIDIAN KN 0730023 KALIFONSKY BEACH INDUSTRIAL PARK
SUB LOT 8 BLK 3

2026 RECOMMENDED VALUE

LAND: $1,400
IMPROVEMENTS: 0
TOTAL: $1,400

ASSESSOR'S RECOMMENDATION

1. Subject property is valued uniformly and equitably with the parcels located within the same market area.

2. The Assessing Department reviewed all physical characteristics of the subject property to ensure all data was
accurately captured. Influences are applied correctly and uniformly to the subject property.

3. The Assessing Department uses standardized mass appraisal procedures and techniques to specify and calibrate
market models which are applied uniformly to value property within the borough. The modeled values are
statistically tested to ensure a level of accuracy and equity of assessment that meets the guidelines established by

the Alaska Association of Assessing Officers and the International Association of Assessing Officers, and in
compliance with Alaska State Statute.

BOARD ACTION

LAND: IMPROVEMENTS: TOTAL:
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KENAI PENINSULA BOROUGH
ASSGSSI ng Real Property Assessment Valuation Appeal

Subject Photos

KPB PARCEL ID: 05518013

0S5-180-13
4/21/2026 KO

114PM Tioe Apr 20

055-180-13
4/22/2026 KO
_| ePs

€ Assessing Mobile Map Assessing Offline

GPS accurpcy LA N
l.1,'_- LR ENTE G T RN L

P
| Zitems X b;‘ i

0
3

Equestrian Ave

BOA9913°N

B - L e

PIN: 05518013
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2026 LAND RATIO STUDY K-BEACH

Ratio Sum 21 Excluded
Mean 80.53%|Earliest Sale 2/6/2023 # of Sales 26
Median 82.91%|Lates Sale 8/1/2025 Total AV $ 999,900
Wtd Mean 76.38% Outlier Information Total SP $ 1,309,100
PRD 1.05 Range 1.5 Min 10.51%
CcoD 18.56%| Lower Limit 22.93% Max 111.75%
St. Dev 0.2115| Upper Limit 141.10% Min Sale $ 19,500
cov 26.27% Max Sale $ 160,000
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Mrk Area Sale Date

125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125

11/1/2024
9/12/2023
8/3/2023
2/5/2025
2/5/2025
8/1/2025
8/23/2024
12/11/2023
3/28/2023
7/9/2025
8/31/2023
9/27/2023
7/9/2024
1/24/2025
5/22/2024
11/17/2023
9/6/2024
8/7/2023
6/5/2024
6/28/2023
3/8/2023
2/6/2023
8/9/2024
8/1/2025
3/19/2024
7/15/2024

LRSN
15067
15086
94049
104607
104610
104612
104614
15654
15665
16080
16107
82684
90459
16888
16896
16897
16897
16948
17031
107804
108143
17978
17985
18278
37317
37317

PIN

05501151
05501170
05506029C005
05506029C051
05506029C054
05506029C074
05506029C076
05514029
05514041
05522140
05522205
05524107
05524119
05528237
05528245
05528246
05528246
05529065
05531047
05532072
05533135
05545019
05545026
05553009
13134081
13134081

2026 LAND RATIO STUDY

Total Acres
1.19
0.92
0.00
0.00
0.00
0.00
0.00
4.47

40.00
0.97
1.03
8.10
5.41
1.06
1.03
1.10
1.10
2.99
1.63
1.07
1.27
0.95
0.92
0.96
0.92
0.92

Year
2024
2023
2023
2025
2025
2025
2024
2023
2023
2025
2023
2023
2024
2025
2024
2023
2024
2023
2024
2023
2023
2023
2024
2025
2024
2024

Wrk Sh Val

RV RV RV R VR Vo R Vo Vo SR Vol Vo R Vo SR Vo Rk Vo R VR VR VSRR Vo R VR Vo Vo R Vo R Vo SR Vo SRR Vo SR Vo SR Vo SRR V)

94,500
82,100
30,700
28,700
28,700
25,400
26,100
16,900
8,200
26,700
25,900
68,500
69,600
16,600
21,800
28,000
28,000
178,800
29,500
12,200
26,700
26,500
19,600
30,600
24,800
24,800

Sale Price

145,000
140,000
35,300
29,900
29,900
32,000
25,000
27,000
78,000
39,300
33,500
75,000
118,100
20,000
32,000
35,000
37,600
160,000
35,000
20,000
25,000
32,000
19,500
35,000
25,000
25,000

LandType
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20

SaleCd
C

OO0 0000000000 NOONOOOOOONDO

RATIO
65.17%
58.64%
86.97%
95.99%
95.99%
79.38%

104.40%
62.59%
10.51%
67.94%
77.31%
91.33%
58.93%
83.00%
68.13%
80.00%
74.47%

111.75%
84.29%
61.00%

106.80%
82.81%

100.51%
87.43%
99.20%
99.20%
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APPEAL HISTORY FOR PARCEL 055-180-13

APPEAL YEAR: 2010
Appeal Type/Status

Appraiser Date Filed

INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
PKNIGHT 03/08/2010 1,000 1,000 0 0% Informal Adjustment
Summary:

APPEAL YEAR: 2022

Appeal Type/Status

Appraiser Date Filed

INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
BANDERSON 03/24/2022 1,400 0 1,400 0% Informal Adjustment
Summary: LAND ISSUE/ROADS DEPT/CCR'S

APP: REVIEWED. NO CHANGE WARRANTED.

APPEAL YEAR: 2024

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL BOE - Closed Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 04/02/2024 1,400 0 1,400 0%

Summary:

APPEAL YEAR: 2026

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL Open Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 03/27/2026 1,400 0 1,400 0%

Summary:
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Price per Acre Comparison

A very popular way to compare land values is to do a simple Price per Acre calculation. Simply
stated this is the assessed value divided by the acreage. This will work just fine if the properties
you are comparing are exactly the same size and have the exact same influences, otherwise you

are just comparing apples to oranges.

Below is a sample comparison of 2 parcels that have the same acreage, with different influences.

5.0 AC Base ' $ 50,000
Gravel Maint S -
ElecYes S -
Gas No $ (10,000)

View Limited S 12,000

Land Value S 52,000
Price/AC S 10,400

5.0 AC Base S 50,000
Paved S 5,000
ElecYes S -

Gas Yes S -

View Good S 25,000
Waterfront Pond | $§ 25,000
Land Value $105,000
Price/AC S 21,000

Below is a sample comparison of 2 parcels that have the same influences, with different acreages.

5.0 AC Base $ 50,000
Paved 'S 5,000
ElecYes S -
Gas Yes 'S -
View Good S 25,000

Waterfront Pon¢ $ 25,000

Land Value ' $105,000
Price/AC S 21,000

10.0 AC Base $ 70,000
Paved S 7,000
ElecYes S -

Gas Yes S -

View Good S 35,000
Waterfront Pond | $§ 35,000
Land Value S 147,000
Price/AC S 14,700

ASG0062



Definitions

Assessment progressivity (regressivity). An appraisal bias such that higher value properties are
appraised higher (lower) than low-value properties. See also price-related differential.

Coefficient of dispersion (COD). The average deviation of a group of numbers from the median
expressed as a percentage of the median. In ratio studies, the average percentage deviation from the
median ratio. Acceptable range: Land under 30%, residential under 20%.

Coefficient of variation (COV). The standard deviation expressed as a percentage of the mean.
Acceptable range: 1.25 of the COD.

Mean: The result of adding all the values of a variable and dividing by the number of values. For example,
the arithmetic mean of 3, 5, and 10 is 18 divided by 3, or 6. Also called the arithmetic mean.

Median. The midpoint or middle value when a set of values is ranked in order of magnitude; if the
number of values is even, the midpoint or average of the two middle values. Acceptable range: 90% to
110%

Price-related differential (PRD). The mean divided by the weighted mean. The statistic has a slight bias
upward. Price-related differentials above 1.03 tend to indicate assessment regressivity; price-related
differentials below 0.98 tend to indicated assessment progressivity. Acceptable range: 0.98 to 1.03.

Progressivity. See assessment progressivity (regressivity)
Regressivity. See assessment progressivity (regressivity)

Standard deviation (St. Dev). The statistical calculated from a set of number by subtracting the mean
from each value and squaring the remainders, adding together these squares, dividing by the size of the
sample less one, and taking the square root of the result. When the data are normally distributed, one can
calculate the percentage of observations within any number of standard deviations of the mean from
normal probability table. When the data are not normally distributed, the standard deviation is less
meaningful and should be used with caution.

Weighted mean; weighted average (wtd mean). An average in which the observations are weighted
based on some criterion. In ratio studies, the weighted mean is a calculated by weighting the ratios based
on their sale prices. A shortcut method is to sum the appraisals or assessments, sum of the sales prices,
and divided the first result by the second. (International Association of Assessing Officers, 1990)

References

International Association of Assessing Officers. (1990). Property Appraisal and Assessment
Administration. Chicago: International Association of Assessing Officers.

8/19/2020
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Influence Definitions

View

¢ None: No view other than immediate
surroundings, could have a view if trees on
adjoining properties were removed.

e Limited: Less than 45° viewable unobstructed,
greater than 45° view angle with obstructions,
mountain top view, view from 2" story, able to
view beyond adjacent lots, overlooking an area
that would provide increased viewing
opportunities for wildlife (rule of thumb, distance
greater than football field).

e Good: 45°-90° view, unobstructed view, at least 1
feature, mountain, river, lake, inlet etc. Able to
view beyond adjacent lots. (River, Lake and Inlet
frontage property will always have at least a Good
or Excellent View)

e  Excellent: 90° or greater view, unobstructed, 2 or
more features.

Street Access

e Paved Access: Paved road & government
maintained.

e Gravel Maintained: Gravel road & maintained by
the borough or another organized entity.

e Gravel Unmaintained: Gravel road but is not
maintained by the borough (check Arcmap),
could be maintained by the subdivision, HOA or
private owner(s).

e Trail: No longer used. If can be driven to year
round, use gravel unmaintained, otherwise platted.

e  Platted: Road platted but not built.

e Limited/NA: Section line easement. No platted
access. To include water, beach only access.

Utilities

e Gas & Electric Yes/No: To be considered as
having gas & electric utilities must be at the
property, directly across the street from property
(not paved), or on the same side of the road and
1 lot away or less than 300 feet away. If street is
paved & influence is across the road, parcel to be
marked at not having service available.

e  Public/Community Water & Sewer: Service is
provided by municipality or by HOA. City lots are
presumed to have this service though certain
subdivision do not and need private well/septic
influence. If only 1 of the services is available,
mark Yes. Add well or septic if necessary for
service not available. If street is paved & influence
is across the road, parcel to be marked at not
having service available.

Water Front

e Ocean: Fronts on major body of Saltwater, Cook
Inlet, Kachemak Bay, Resurrection Bay.

e River: Fronts on a major navigable river, Kenai
River, Kasilof River.

e Lake: Fronts on major lake, big enough to get a
float plane on & off (approx. 3000') Mackey Lake,
Longmere Lake, Island Lake.

e Pond/Stream/Canal: Fronts on smaller body of
water, may be a fair size, but typically not able to
get float plane on/off. Arc Lake, Sport Lake, Echo
Lake. Not generally navigable by boat. Funny
River, Deep Creek, Anchor River, Swanson River.

e  Steep: Topography that is greater than usual
incline/decline, making access & building difficult.
At least 15 feet in elevation change and no less
than 45% average slope (4.5 feet vertical per 10
feet horizontal)

e Ravine: Ravine or swale, a long deep hollow in
the surface with wall height of at least 15 feet and
average slope of 500% (5 feet vertical per 1 foot
horizontal)

e  Other: Any additional topographical feature that
would have an influence on property, value.

Topo features not described in the form.

e  Wetlands: Water within 1 foot of the surface is
considered wetlands. A Typical indicator of
wetlands is scrubby black spruce.

Protective CCR's / HOA: Covenants, Conditions &
Restrictions for individual subdivisions, Homer Owners
Association. Check S Drive or Contact title company.

Airstrip: Private dirt/grass/gravel strip, off strip access.
Airstrip Improved: Gravel/ Paved, maintained, lights.

Agriculture Rights: Restrictions on property, limiting
use of property or portion of property to agriculture use.

Easement: Description of a typical easements. Such as
Overhead Power Line, Gas Line or other. Typical
easements would include utility easements for providing
utilities to local subdivision. Usually the front 10’-20" of
the property.

Other: Other features not mentioned in form, describe
in notes section.

Notes Section: Further description of influences or
describe influences not accounted for in input sheet.
Example, a Power Line easement running across property.
Private Boat launch for subdivision.

For any properties that are not typical and fall outside of these parameters, See land appraiser for final determination.
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AS 29.45.110. Full and True Value.

(a) The assessor shall assess property at its full and true value as of January 1 of the assessment year,

except as provided in this section, AS 29.45.060 , and 29.45.230. 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.

AS 29.45.130. Independent Investigation

(a)

(b)

(@]

The assessor is not bound to accept a return as correct. The assessor may make an independent
investigation of property returned or of taxable property on which no return has been filed. In either
case, the assessor may make the assessor's own valuation of the property subject to an ad valorem
tax and this valuation is prima facie evidence of the value of the property.

For investigation, the assessor or the assessor's agent may enter real property during reasonable
hours to examine visible personal property and the exterior of a dwelling or other structure on the
real property. The assessor or the assessor's agent may enter and examine the interior of a dwelling
or other structure or the personal property in it only (1) if the structure is under construction and not
yet occupied; (2) with the permission of a person in actual possession of the structure; or (3) in
accordance with a court order to compel the entry and inspection. The assessor or the assessor's
agent may examine all property records involved. A person shall, on request, furnish to the assessor
or the assessor's agent assistance for the investigation and permit the assessor or the assessor's
agent to enter a dwelling or other structure to examine the structure or personal property in it
during reasonable hours. The assessor may seek a court order to compel entry and production of
records needed for assessment purposes.

An assessor may examine a person on oath. On request, the person shall submit to examination at a
reasonable time and place selected by the assessor.

KPB 5.15.070. Board of equalization — Hearing procedure.

(h)

Access to property. If an appellant has refused or failed to provide the assessor, or designee, full
access to property or records related to assessment of the property, the appellant is precluded from
offering evidence on the issue or issues affected by that lack of access. Before a ruling is issued on
the admissibility of such evidence, the appellant shall be provided with a reasonable opportunity by
the presiding officer to present its case as to why this sanction should not be imposed, and the
assessor shall have a reasonable opportunity to respond.

MARKET VALUE

The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other precisely
revealed terms, for which the specified property rights should sell after reasonable exposure in an open and
competitive market under all condition's requisite to a fair sale, with the buyer and seller each acting
prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress. (Appraisal
of Real Estate 11th Edition - Appraisal Institute)
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BURDEN OF PROOF

The appellant has the burden of proving or providing any information to show that the assessed values are
excessive, improper or unequal. The assessor is accorded broad discretion in deciding among the recognized
valuation methods. The assessor’s choice of one recognized method of valuation overanother is simply the
exercise of a discretion committed to the assessor by law.

*A borough has discretion to appraise, by whatever recognized method of valuation it chooses, so long as there is
no fraud or clear adoption of a fundamentally wrong principle of valuation. Hoblit vs. Greater Anchorage Area
Borough, Sup. Ct. Op. No. 636 (File No. 1214), 473 P.2d 630 (Alaska 1970).

The assessing department is concerned not only with market value, but also with equity of assessment,
which means: making sure that every property is assessed at the same level as all others with respect to
market value. For this reason, the assessor uses a broad scope in its approach to value, using overall
trends to value all properties in a given market area. In contrast, a private appraisal is only concerned
with estimating the value of a single property.

PRICE PAID AVG 1,200 SQFT HOME IN KENAI

$300,000 140.0%
$267,000
. 130.0%
$250,000 $242,500 1124.7%
$225,000
120.0%
$200,000 TEYT oo
i 100.0% R s
: & Z
& $150,000 N\ 100.0% &
n , - ‘ 0%
w w
- -
& ' &
00 DO > D0 90.0%
$100,000
84.3% 80.0%
$50,000
70.0%
5 60.0%
1 2 3 4 5
mmm SALES PRICE $242,500 $199,000 $267,000 $225,000 $180,500
= ASSESSED $225,000 $225,000 $225,000 $225,000 $225,000
—8-RATIO 92.8% 113.1% 84.3% 100.0% 124.7%
~@~MEDIAN 100% 100% 100% 100% 100%
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i SALES PRICE  mmmm ASSESSED =@=RATIO =@=MEDIAN
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KENAI PENINSULA BOROUGH
Assessin g Real Property Assessment Valuation Appeal
Analysis and Recommendation

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518019
REPRESENTATIVE: DAVID YRAGUI

TOTAL ACREAGE: 0.97

PHYSICAL ADDRESS(ES) / LOCATION: NONE
KALIFORNSKY

LEGAL DESCRIPTION:

T5N R 1T1W SEC 29 SEWARD MERIDIAN KN 0730023 KALIFONSKY BEACH
INDUSTRIAL PARK SUB LOT 3 BLK 2

2026 NOTICED VALUES
RAW LAND $1,400.00 (s TR e
! OSSIEF)IE Al J
TOTAL IMPROVEMENTS: N/A i i
ASSESSED VALUE TOTAL: $1,400.00 : o
EXEMPTIONS: N/A e

The Kenai Peninsula Borough (KPB) Assessing Department uses a Market Adjusted Cost Approach to value residential
structures for assessment purposes. This Cost Approach is derived from the property description, quality, size, and
features, and is based upon replacement cost of new, less deprecation (RCN-D). That value is then adjusted by a
statistically tested market adjustment.

According to Property Assessment Valuation, the first step in developing a cost approach is to estimate the land value
at its highest and best use. KPB does this by reviewing, analyzing, and statistically testing reported land sales in a

given market area. That updated land value is then combined with the value of all improvements; the sum of the two
(s the assessed value. This application is in accordance with Alaska State Statute AS 29.45.110.

ADMINISTRATIVE SUMMARY

Subject property is a 0.97-acre parcel in the K-Beach market area (#125). Land influences are platted access, limited
view, no electric or gas utility. Currently all 0.97 acres are being classified as remaining land type. Highest and best
use of the parcel is residential. Subject property was inspected on 04/21/26, by appraisal staff. After the inspection
and review, no changes were made to the file.

Land K Beach Market 125
« 26 sales in last 3 years with a median ratio for 82.91%
+ COD: 18.56

* PRD: 1.05

ASGO0067



APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518019
REPRESENTATIVE: DAVID YRAGUI

PROPERTY DETAILS

LAND DETAILS

See definitions section of packet

- View Limited
- Platted

- ElecNo

- WETLANDS
- GasNo
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KENAI PENINSULA BOROUGH

Assessing Real Property Assessment Valuation Appeal
Reconciliation and Final Value Conclusion

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518019
REPRESENTATIVE: DAVID YRAGUI

LEGAL DESCRIPTION: T 5N R 11W SEC 29 SEWARD MERIDIAN KN 0730023 KALIFONSKY BEACH INDUSTRIAL PARK
SUB LOT 3 BLK 2

2026 RECOMMENDED VALUE

LAND: $1,400
IMPROVEMENTS: 0
TOTAL: $1,400

ASSESSOR'S RECOMMENDATION

1. Subject property is valued uniformly and equitably with the parcels located within the same market area.

2. The Assessing Department reviewed all physical characteristics of the subject property to ensure all data was
accurately captured. Influences are applied correctly and uniformly to the subject property.

3. The Assessing Department uses standardized mass appraisal procedures and techniques to specify and calibrate
market models which are applied uniformly to value property within the borough. The modeled values are
statistically tested to ensure a level of accuracy and equity of assessment that meets the guidelines established by

the Alaska Association of Assessing Officers and the International Association of Assessing Officers, and in
compliance with Alaska State Statute.

BOARD ACTION

LAND: IMPROVEMENTS: TOTAL:
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KENAI PENINSULA BOROUGH
ASSGSSI ng Real Property Assessment Valuation Appeal

Subject Photos

KPB PARCEL ID: 05518019

r L

0S5-180-19
| 4/21/2026 KO
VIEW?2

209PM Tue Agr 21

0S5-180-19
4/22/2026 KO
GPS

¢ hssessing Moblle Map Assessing Ofiline

: e,

1 -
-
-
-
Pra L - o
PIN: 05518019 -

- 2
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2026 LAND RATIO STUDY K-BEACH

Ratio Sum 21 Excluded
Mean 80.53%|Earliest Sale 2/6/2023 # of Sales 26
Median 82.91%|Lates Sale 8/1/2025 Total AV $ 999,900
Wtd Mean 76.38% Outlier Information Total SP $ 1,309,100
PRD 1.05 Range 1.5 Min 10.51%
CcoD 18.56%| Lower Limit 22.93% Max 111.75%
St. Dev 0.2115| Upper Limit 141.10% Min Sale $ 19,500
cov 26.27% Max Sale $ 160,000
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100%

80%

60%
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20%
(50%, 60%] (70%, 80%] (90%, 100%] (110%, 120%)] °
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o @
100% | ©
)
)
%
80% © ‘§’
60% | & i
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°
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Mrk Area Sale Date

125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125

11/1/2024
9/12/2023
8/3/2023
2/5/2025
2/5/2025
8/1/2025
8/23/2024
12/11/2023
3/28/2023
7/9/2025
8/31/2023
9/27/2023
7/9/2024
1/24/2025
5/22/2024
11/17/2023
9/6/2024
8/7/2023
6/5/2024
6/28/2023
3/8/2023
2/6/2023
8/9/2024
8/1/2025
3/19/2024
7/15/2024

LRSN
15067
15086
94049
104607
104610
104612
104614
15654
15665
16080
16107
82684
90459
16888
16896
16897
16897
16948
17031
107804
108143
17978
17985
18278
37317
37317

PIN

05501151
05501170
05506029C005
05506029C051
05506029C054
05506029C074
05506029C076
05514029
05514041
05522140
05522205
05524107
05524119
05528237
05528245
05528246
05528246
05529065
05531047
05532072
05533135
05545019
05545026
05553009
13134081
13134081

2026 LAND RATIO STUDY

Total Acres
1.19
0.92
0.00
0.00
0.00
0.00
0.00
4.47

40.00
0.97
1.03
8.10
5.41
1.06
1.03
1.10
1.10
2.99
1.63
1.07
1.27
0.95
0.92
0.96
0.92
0.92

Year
2024
2023
2023
2025
2025
2025
2024
2023
2023
2025
2023
2023
2024
2025
2024
2023
2024
2023
2024
2023
2023
2023
2024
2025
2024
2024

Wrk Sh Val

RV RV RV R VR Vo R Vo Vo SR Vol Vo R Vo SR Vo Rk Vo R VR VR VSRR Vo R VR Vo Vo R Vo R Vo SR Vo SRR Vo SR Vo SR Vo SRR V)

94,500
82,100
30,700
28,700
28,700
25,400
26,100
16,900
8,200
26,700
25,900
68,500
69,600
16,600
21,800
28,000
28,000
178,800
29,500
12,200
26,700
26,500
19,600
30,600
24,800
24,800

Sale Price

145,000
140,000
35,300
29,900
29,900
32,000
25,000
27,000
78,000
39,300
33,500
75,000
118,100
20,000
32,000
35,000
37,600
160,000
35,000
20,000
25,000
32,000
19,500
35,000
25,000
25,000

LandType
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20

SaleCd
C

OO0 0000000000 NOONOOOOOONDO

RATIO
65.17%
58.64%
86.97%
95.99%
95.99%
79.38%

104.40%
62.59%
10.51%
67.94%
77.31%
91.33%
58.93%
83.00%
68.13%
80.00%
74.47%

111.75%
84.29%
61.00%

106.80%
82.81%

100.51%
87.43%
99.20%
99.20%
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APPEAL HISTORY FOR PARCEL 055-180-19

APPEAL YEAR: 2010
Appeal Type/Status

Appraiser Date Filed

INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
PKNIGHT 03/08/2010 1,000 1,000 0 0% Informal Adjustment
Summary:

APPEAL YEAR: 2022

Appeal Type/Status

Appraiser Date Filed

INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
BANDERSON 03/16/2022 1,400 0 1,400 0% Informal Adjustment
Summary: LAND VALUE ISSUE.

APP: REVIEWED, NO CHARGES WARRANTED.

APPEAL YEAR: 2024

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL BOE - Closed Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 04/02/2024 1,400 0 1,400 0%

Summary:

APPEAL YEAR: 2026

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL Open Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 03/27/2026 1,400 0 1,400 0%

Summary:

ASGO0083



Price per Acre Comparison

A very popular way to compare land values is to do a simple Price per Acre calculation. Simply
stated this is the assessed value divided by the acreage. This will work just fine if the properties
you are comparing are exactly the same size and have the exact same influences, otherwise you

are just comparing apples to oranges.

Below is a sample comparison of 2 parcels that have the same acreage, with different influences.

5.0 AC Base ' $ 50,000
Gravel Maint S -
ElecYes S -
Gas No $ (10,000)

View Limited S 12,000

Land Value S 52,000
Price/AC S 10,400

5.0 AC Base S 50,000
Paved S 5,000
ElecYes S -

Gas Yes S -

View Good S 25,000
Waterfront Pond | $§ 25,000
Land Value $105,000
Price/AC S 21,000

Below is a sample comparison of 2 parcels that have the same influences, with different acreages.

5.0 AC Base $ 50,000
Paved 'S 5,000
ElecYes S -
Gas Yes 'S -
View Good S 25,000

Waterfront Pon¢ $ 25,000

Land Value ' $105,000
Price/AC S 21,000

10.0 AC Base $ 70,000
Paved S 7,000
ElecYes S -

Gas Yes S -

View Good S 35,000
Waterfront Pond | $§ 35,000
Land Value S 147,000
Price/AC S 14,700
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Definitions

Assessment progressivity (regressivity). An appraisal bias such that higher value properties are
appraised higher (lower) than low-value properties. See also price-related differential.

Coefficient of dispersion (COD). The average deviation of a group of numbers from the median
expressed as a percentage of the median. In ratio studies, the average percentage deviation from the
median ratio. Acceptable range: Land under 30%, residential under 20%.

Coefficient of variation (COV). The standard deviation expressed as a percentage of the mean.
Acceptable range: 1.25 of the COD.

Mean: The result of adding all the values of a variable and dividing by the number of values. For example,
the arithmetic mean of 3, 5, and 10 is 18 divided by 3, or 6. Also called the arithmetic mean.

Median. The midpoint or middle value when a set of values is ranked in order of magnitude; if the
number of values is even, the midpoint or average of the two middle values. Acceptable range: 90% to
110%

Price-related differential (PRD). The mean divided by the weighted mean. The statistic has a slight bias
upward. Price-related differentials above 1.03 tend to indicate assessment regressivity; price-related
differentials below 0.98 tend to indicated assessment progressivity. Acceptable range: 0.98 to 1.03.

Progressivity. See assessment progressivity (regressivity)
Regressivity. See assessment progressivity (regressivity)

Standard deviation (St. Dev). The statistical calculated from a set of number by subtracting the mean
from each value and squaring the remainders, adding together these squares, dividing by the size of the
sample less one, and taking the square root of the result. When the data are normally distributed, one can
calculate the percentage of observations within any number of standard deviations of the mean from
normal probability table. When the data are not normally distributed, the standard deviation is less
meaningful and should be used with caution.

Weighted mean; weighted average (wtd mean). An average in which the observations are weighted
based on some criterion. In ratio studies, the weighted mean is a calculated by weighting the ratios based
on their sale prices. A shortcut method is to sum the appraisals or assessments, sum of the sales prices,
and divided the first result by the second. (International Association of Assessing Officers, 1990)

References

International Association of Assessing Officers. (1990). Property Appraisal and Assessment
Administration. Chicago: International Association of Assessing Officers.

8/19/2020
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Influence Definitions

View

¢ None: No view other than immediate
surroundings, could have a view if trees on
adjoining properties were removed.

e Limited: Less than 45° viewable unobstructed,
greater than 45° view angle with obstructions,
mountain top view, view from 2" story, able to
view beyond adjacent lots, overlooking an area
that would provide increased viewing
opportunities for wildlife (rule of thumb, distance
greater than football field).

e Good: 45°-90° view, unobstructed view, at least 1
feature, mountain, river, lake, inlet etc. Able to
view beyond adjacent lots. (River, Lake and Inlet
frontage property will always have at least a Good
or Excellent View)

e  Excellent: 90° or greater view, unobstructed, 2 or
more features.

Street Access

e Paved Access: Paved road & government
maintained.

e Gravel Maintained: Gravel road & maintained by
the borough or another organized entity.

e Gravel Unmaintained: Gravel road but is not
maintained by the borough (check Arcmap),
could be maintained by the subdivision, HOA or
private owner(s).

e Trail: No longer used. If can be driven to year
round, use gravel unmaintained, otherwise platted.

e  Platted: Road platted but not built.

e Limited/NA: Section line easement. No platted
access. To include water, beach only access.

Utilities

e Gas & Electric Yes/No: To be considered as
having gas & electric utilities must be at the
property, directly across the street from property
(not paved), or on the same side of the road and
1 lot away or less than 300 feet away. If street is
paved & influence is across the road, parcel to be
marked at not having service available.

e  Public/Community Water & Sewer: Service is
provided by municipality or by HOA. City lots are
presumed to have this service though certain
subdivision do not and need private well/septic
influence. If only 1 of the services is available,
mark Yes. Add well or septic if necessary for
service not available. If street is paved & influence
is across the road, parcel to be marked at not
having service available.

Water Front

e Ocean: Fronts on major body of Saltwater, Cook
Inlet, Kachemak Bay, Resurrection Bay.

e River: Fronts on a major navigable river, Kenai
River, Kasilof River.

e Lake: Fronts on major lake, big enough to get a
float plane on & off (approx. 3000') Mackey Lake,
Longmere Lake, Island Lake.

e Pond/Stream/Canal: Fronts on smaller body of
water, may be a fair size, but typically not able to
get float plane on/off. Arc Lake, Sport Lake, Echo
Lake. Not generally navigable by boat. Funny
River, Deep Creek, Anchor River, Swanson River.

e  Steep: Topography that is greater than usual
incline/decline, making access & building difficult.
At least 15 feet in elevation change and no less
than 45% average slope (4.5 feet vertical per 10
feet horizontal)

e Ravine: Ravine or swale, a long deep hollow in
the surface with wall height of at least 15 feet and
average slope of 500% (5 feet vertical per 1 foot
horizontal)

e  Other: Any additional topographical feature that
would have an influence on property, value.

Topo features not described in the form.

e  Wetlands: Water within 1 foot of the surface is
considered wetlands. A Typical indicator of
wetlands is scrubby black spruce.

Protective CCR's / HOA: Covenants, Conditions &
Restrictions for individual subdivisions, Homer Owners
Association. Check S Drive or Contact title company.

Airstrip: Private dirt/grass/gravel strip, off strip access.
Airstrip Improved: Gravel/ Paved, maintained, lights.

Agriculture Rights: Restrictions on property, limiting
use of property or portion of property to agriculture use.

Easement: Description of a typical easements. Such as
Overhead Power Line, Gas Line or other. Typical
easements would include utility easements for providing
utilities to local subdivision. Usually the front 10’-20" of
the property.

Other: Other features not mentioned in form, describe
in notes section.

Notes Section: Further description of influences or
describe influences not accounted for in input sheet.
Example, a Power Line easement running across property.
Private Boat launch for subdivision.

For any properties that are not typical and fall outside of these parameters, See land appraiser for final determination.
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AS 29.45.110. Full and True Value.

(a) The assessor shall assess property at its full and true value as of January 1 of the assessment year,

except as provided in this section, AS 29.45.060 , and 29.45.230. 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.

AS 29.45.130. Independent Investigation

(a)

(b)

(@]

The assessor is not bound to accept a return as correct. The assessor may make an independent
investigation of property returned or of taxable property on which no return has been filed. In either
case, the assessor may make the assessor's own valuation of the property subject to an ad valorem
tax and this valuation is prima facie evidence of the value of the property.

For investigation, the assessor or the assessor's agent may enter real property during reasonable
hours to examine visible personal property and the exterior of a dwelling or other structure on the
real property. The assessor or the assessor's agent may enter and examine the interior of a dwelling
or other structure or the personal property in it only (1) if the structure is under construction and not
yet occupied; (2) with the permission of a person in actual possession of the structure; or (3) in
accordance with a court order to compel the entry and inspection. The assessor or the assessor's
agent may examine all property records involved. A person shall, on request, furnish to the assessor
or the assessor's agent assistance for the investigation and permit the assessor or the assessor's
agent to enter a dwelling or other structure to examine the structure or personal property in it
during reasonable hours. The assessor may seek a court order to compel entry and production of
records needed for assessment purposes.

An assessor may examine a person on oath. On request, the person shall submit to examination at a
reasonable time and place selected by the assessor.

KPB 5.15.070. Board of equalization — Hearing procedure.

(h)

Access to property. If an appellant has refused or failed to provide the assessor, or designee, full
access to property or records related to assessment of the property, the appellant is precluded from
offering evidence on the issue or issues affected by that lack of access. Before a ruling is issued on
the admissibility of such evidence, the appellant shall be provided with a reasonable opportunity by
the presiding officer to present its case as to why this sanction should not be imposed, and the
assessor shall have a reasonable opportunity to respond.

MARKET VALUE

The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other precisely
revealed terms, for which the specified property rights should sell after reasonable exposure in an open and
competitive market under all condition's requisite to a fair sale, with the buyer and seller each acting
prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress. (Appraisal
of Real Estate 11th Edition - Appraisal Institute)
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BURDEN OF PROOF

The appellant has the burden of proving or providing any information to show that the assessed values are
excessive, improper or unequal. The assessor is accorded broad discretion in deciding among the recognized
valuation methods. The assessor’s choice of one recognized method of valuation overanother is simply the
exercise of a discretion committed to the assessor by law.

*A borough has discretion to appraise, by whatever recognized method of valuation it chooses, so long as there is
no fraud or clear adoption of a fundamentally wrong principle of valuation. Hoblit vs. Greater Anchorage Area
Borough, Sup. Ct. Op. No. 636 (File No. 1214), 473 P.2d 630 (Alaska 1970).

The assessing department is concerned not only with market value, but also with equity of assessment,
which means: making sure that every property is assessed at the same level as all others with respect to
market value. For this reason, the assessor uses a broad scope in its approach to value, using overall
trends to value all properties in a given market area. In contrast, a private appraisal is only concerned
with estimating the value of a single property.

PRICE PAID AVG 1,200 SQFT HOME IN KENAI

$300,000 140.0%
$267,000
. 130.0%
$250,000 $242,500 1124.7%
$225,000
120.0%
$200,000 TEYT oo
i 100.0% R s
: & Z
& $150,000 N\ 100.0% &
n , - ‘ 0%
w w
- -
& ' &
00 DO > D0 90.0%
$100,000
84.3% 80.0%
$50,000
70.0%
5 60.0%
1 2 3 4 5
mmm SALES PRICE $242,500 $199,000 $267,000 $225,000 $180,500
= ASSESSED $225,000 $225,000 $225,000 $225,000 $225,000
—8-RATIO 92.8% 113.1% 84.3% 100.0% 124.7%
~@~MEDIAN 100% 100% 100% 100% 100%
PROPERTIES

i SALES PRICE  mmmm ASSESSED =@=RATIO =@=MEDIAN
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KENAI PENINSULA BOROUGH
Assessin g Real Property Assessment Valuation Appeal
Analysis and Recommendation

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518020
REPRESENTATIVE: DAVID YRAGUI

TOTAL ACREAGE: 0.97

PHYSICAL ADDRESS(ES) / LOCATION: 35959 FARMSTEAD ST
KALIFORNSKY

LEGAL DESCRIPTION:

T 5N R 11W SEC 29 SEWARD MERIDIAN KN 0730023 KALIFONSKY BEACH DI,
INDUSTRIAL PARK SUB LOT 4 BLK 2

2026 NOTICED VALUES ;
RAW LAND $1,400.00 Tl s
TOTAL IMPROVEMENTS: N/A e
ASSESSED VALUE TOTAL: $1,400.00
EXEMPTIONS: N/A

The Kenai Peninsula Borough (KPB) Assessing Department uses a Market Adjusted Cost Approach to value residential
structures for assessment purposes. This Cost Approach is derived from the property description, quality, size, and
features, and is based upon replacement cost of new, less deprecation (RCN-D). That value is then adjusted by a
statistically tested market adjustment.

According to Property Assessment Valuation, the first step in developing a cost approach is to estimate the land value
at its highest and best use. KPB does this by reviewing, analyzing, and statistically testing reported land sales in a
given market area. That updated land value is then combined with the value of all improvements; the sum of the two
(s the assessed value. This application is in accordance with Alaska State Statute AS 29.45.110.

ADMINISTRATIVE SUMMARY

Subject property is a 0.97-acre parcel in the K-Beach market area (#125). Land influences are platted access, limited
view, no electric or gas utility. Currently all 0.97 acres are being classified as remaining land type. Highest and best
use of the parcel is residential. Subject property was inspected on 04/21/26, by appraisal staff. After the inspection
and review, no changes were made to the file.

Land K Beach Market 125
« 26 sales in last 3 years with a median ratio for 82.91%
+ COD: 18.56

* PRD: 1.05
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APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518020
REPRESENTATIVE: DAVID YRAGUI

PROPERTY DETAILS
LAND DETAILS

See definitions section of packet

- View Limited
- Platted

- ElecNo

- WETLANDS
- GasNo

PROPERTY RECORD CARD(s)

IMPROVEMENT TYPE
BUILDING TYPE
YEAR BUILT

TOTAL SQ. FT

ASGO0090



KENAI PENINSULA BOROUGH

Assessing Real Property Assessment Valuation Appeal
Reconciliation and Final Value Conclusion

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518020
REPRESENTATIVE: DAVID YRAGUI

LEGAL DESCRIPTION: T 5N R 11W SEC 29 SEWARD MERIDIAN KN 0730023 KALIFONSKY BEACH INDUSTRIAL PARK
SUB LOT 4 BLK 2

2026 RECOMMENDED VALUE

LAND: $1,400
IMPROVEMENTS: 0
TOTAL: $1,400

ASSESSOR'S RECOMMENDATION

1. Subject property is valued uniformly and equitably with the parcels located within the same market area.

2. The Assessing Department reviewed all physical characteristics of the subject property to ensure all data was
accurately captured. Influences are applied correctly and uniformly to the subject property.

3. The Assessing Department uses standardized mass appraisal procedures and techniques to specify and calibrate
market models which are applied uniformly to value property within the borough. The modeled values are
statistically tested to ensure a level of accuracy and equity of assessment that meets the guidelines established by

the Alaska Association of Assessing Officers and the International Association of Assessing Officers, and in
compliance with Alaska State Statute.

BOARD ACTION

LAND: IMPROVEMENTS: TOTAL:
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KENAI PENINSULA BOROUGH
Assessi ng Real Property Assessment Valuation Appeal

Subject Photos

KPB PARCEL ID: 05518020

0S5-180-20
4/21/2026 KO
VIEW2

.,_n.___‘—f_:_L :_: — .- -

206PM Tue Apr 21

0S5-180-20
4/22/2026 KO
GPS

¢ Assessing Moblle ap Assessing Offline
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2026 LAND RATIO STUDY K-BEACH

Ratio Sum 21 Excluded
Mean 80.53%|Earliest Sale 2/6/2023 # of Sales 26
Median 82.91%|Lates Sale 8/1/2025 Total AV $ 999,900
Wtd Mean 76.38% Outlier Information Total SP $ 1,309,100
PRD 1.05 Range 1.5 Min 10.51%
CcoD 18.56%| Lower Limit 22.93% Max 111.75%
St. Dev 0.2115| Upper Limit 141.10% Min Sale $ 19,500
cov 26.27% Max Sale $ 160,000
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Mrk Area Sale Date

125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125

11/1/2024
9/12/2023
8/3/2023
2/5/2025
2/5/2025
8/1/2025
8/23/2024
12/11/2023
3/28/2023
7/9/2025
8/31/2023
9/27/2023
7/9/2024
1/24/2025
5/22/2024
11/17/2023
9/6/2024
8/7/2023
6/5/2024
6/28/2023
3/8/2023
2/6/2023
8/9/2024
8/1/2025
3/19/2024
7/15/2024

LRSN
15067
15086
94049
104607
104610
104612
104614
15654
15665
16080
16107
82684
90459
16888
16896
16897
16897
16948
17031
107804
108143
17978
17985
18278
37317
37317

PIN

05501151
05501170
05506029C005
05506029C051
05506029C054
05506029C074
05506029C076
05514029
05514041
05522140
05522205
05524107
05524119
05528237
05528245
05528246
05528246
05529065
05531047
05532072
05533135
05545019
05545026
05553009
13134081
13134081

2026 LAND RATIO STUDY

Total Acres
1.19
0.92
0.00
0.00
0.00
0.00
0.00
4.47

40.00
0.97
1.03
8.10
5.41
1.06
1.03
1.10
1.10
2.99
1.63
1.07
1.27
0.95
0.92
0.96
0.92
0.92

Year
2024
2023
2023
2025
2025
2025
2024
2023
2023
2025
2023
2023
2024
2025
2024
2023
2024
2023
2024
2023
2023
2023
2024
2025
2024
2024

Wrk Sh Val

RV RV RV R VR Vo R Vo Vo SR Vol Vo R Vo SR Vo Rk Vo R VR VR VSRR Vo R VR Vo Vo R Vo R Vo SR Vo SRR Vo SR Vo SR Vo SRR V)

94,500
82,100
30,700
28,700
28,700
25,400
26,100
16,900
8,200
26,700
25,900
68,500
69,600
16,600
21,800
28,000
28,000
178,800
29,500
12,200
26,700
26,500
19,600
30,600
24,800
24,800

Sale Price

145,000
140,000
35,300
29,900
29,900
32,000
25,000
27,000
78,000
39,300
33,500
75,000
118,100
20,000
32,000
35,000
37,600
160,000
35,000
20,000
25,000
32,000
19,500
35,000
25,000
25,000

LandType
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20

SaleCd
C

OO0 0000000000 NOONOOOOOONDO

RATIO
65.17%
58.64%
86.97%
95.99%
95.99%
79.38%

104.40%
62.59%
10.51%
67.94%
77.31%
91.33%
58.93%
83.00%
68.13%
80.00%
74.47%

111.75%
84.29%
61.00%

106.80%
82.81%

100.51%
87.43%
99.20%
99.20%
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APPEAL HISTORY FOR PARCEL 055-180-20

APPEAL YEAR: 2010
Appeal Type/Status

Appraiser Date Filed

INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
PKNIGHT 03/08/2010 1,000 1,000 0 0% Informal Adjustment
Summary:

APPEAL YEAR: 2022

Appeal Type/Status

Appraiser Date Filed

INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
BANDERSON 03/24/2022 1,400 0 1,400 0% Informal Adjustment
Summary: LAND ISSUE/ROADS DEPT/CCR'S

APP: REVIEWED. NO CHANGE WARRANTED.

APPEAL YEAR: 2024

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL BOE - Closed Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 04/02/2024 1,400 0 1,400 0%

Summary:

APPEAL YEAR: 2026

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL Open Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 03/27/2026 1,400 0 1,400 0%

Summary:
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Price per Acre Comparison

A very popular way to compare land values is to do a simple Price per Acre calculation. Simply
stated this is the assessed value divided by the acreage. This will work just fine if the properties
you are comparing are exactly the same size and have the exact same influences, otherwise you

are just comparing apples to oranges.

Below is a sample comparison of 2 parcels that have the same acreage, with different influences.

5.0 AC Base ' $ 50,000
Gravel Maint S -
ElecYes S -
Gas No $ (10,000)

View Limited S 12,000

Land Value S 52,000
Price/AC S 10,400

5.0 AC Base S 50,000
Paved S 5,000
ElecYes S -

Gas Yes S -

View Good S 25,000
Waterfront Pond | $§ 25,000
Land Value $105,000
Price/AC S 21,000

Below is a sample comparison of 2 parcels that have the same influences, with different acreages.

5.0 AC Base $ 50,000
Paved 'S 5,000
ElecYes S -
Gas Yes 'S -
View Good S 25,000

Waterfront Pon¢ $ 25,000

Land Value ' $105,000
Price/AC S 21,000

10.0 AC Base $ 70,000
Paved S 7,000
ElecYes S -

Gas Yes S -

View Good S 35,000
Waterfront Pond | $§ 35,000
Land Value S 147,000
Price/AC S 14,700
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Definitions

Assessment progressivity (regressivity). An appraisal bias such that higher value properties are
appraised higher (lower) than low-value properties. See also price-related differential.

Coefficient of dispersion (COD). The average deviation of a group of numbers from the median
expressed as a percentage of the median. In ratio studies, the average percentage deviation from the
median ratio. Acceptable range: Land under 30%, residential under 20%.

Coefficient of variation (COV). The standard deviation expressed as a percentage of the mean.
Acceptable range: 1.25 of the COD.

Mean: The result of adding all the values of a variable and dividing by the number of values. For example,
the arithmetic mean of 3, 5, and 10 is 18 divided by 3, or 6. Also called the arithmetic mean.

Median. The midpoint or middle value when a set of values is ranked in order of magnitude; if the
number of values is even, the midpoint or average of the two middle values. Acceptable range: 90% to
110%

Price-related differential (PRD). The mean divided by the weighted mean. The statistic has a slight bias
upward. Price-related differentials above 1.03 tend to indicate assessment regressivity; price-related
differentials below 0.98 tend to indicated assessment progressivity. Acceptable range: 0.98 to 1.03.

Progressivity. See assessment progressivity (regressivity)
Regressivity. See assessment progressivity (regressivity)

Standard deviation (St. Dev). The statistical calculated from a set of number by subtracting the mean
from each value and squaring the remainders, adding together these squares, dividing by the size of the
sample less one, and taking the square root of the result. When the data are normally distributed, one can
calculate the percentage of observations within any number of standard deviations of the mean from
normal probability table. When the data are not normally distributed, the standard deviation is less
meaningful and should be used with caution.

Weighted mean; weighted average (wtd mean). An average in which the observations are weighted
based on some criterion. In ratio studies, the weighted mean is a calculated by weighting the ratios based
on their sale prices. A shortcut method is to sum the appraisals or assessments, sum of the sales prices,
and divided the first result by the second. (International Association of Assessing Officers, 1990)

References

International Association of Assessing Officers. (1990). Property Appraisal and Assessment
Administration. Chicago: International Association of Assessing Officers.

8/19/2020
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Influence Definitions

View

¢ None: No view other than immediate
surroundings, could have a view if trees on
adjoining properties were removed.

e Limited: Less than 45° viewable unobstructed,
greater than 45° view angle with obstructions,
mountain top view, view from 2" story, able to
view beyond adjacent lots, overlooking an area
that would provide increased viewing
opportunities for wildlife (rule of thumb, distance
greater than football field).

e Good: 45°-90° view, unobstructed view, at least 1
feature, mountain, river, lake, inlet etc. Able to
view beyond adjacent lots. (River, Lake and Inlet
frontage property will always have at least a Good
or Excellent View)

e  Excellent: 90° or greater view, unobstructed, 2 or
more features.

Street Access

e Paved Access: Paved road & government
maintained.

e Gravel Maintained: Gravel road & maintained by
the borough or another organized entity.

e Gravel Unmaintained: Gravel road but is not
maintained by the borough (check Arcmap),
could be maintained by the subdivision, HOA or
private owner(s).

e Trail: No longer used. If can be driven to year
round, use gravel unmaintained, otherwise platted.

e  Platted: Road platted but not built.

e Limited/NA: Section line easement. No platted
access. To include water, beach only access.

Utilities

e Gas & Electric Yes/No: To be considered as
having gas & electric utilities must be at the
property, directly across the street from property
(not paved), or on the same side of the road and
1 lot away or less than 300 feet away. If street is
paved & influence is across the road, parcel to be
marked at not having service available.

e  Public/Community Water & Sewer: Service is
provided by municipality or by HOA. City lots are
presumed to have this service though certain
subdivision do not and need private well/septic
influence. If only 1 of the services is available,
mark Yes. Add well or septic if necessary for
service not available. If street is paved & influence
is across the road, parcel to be marked at not
having service available.

Water Front

e Ocean: Fronts on major body of Saltwater, Cook
Inlet, Kachemak Bay, Resurrection Bay.

e River: Fronts on a major navigable river, Kenai
River, Kasilof River.

e Lake: Fronts on major lake, big enough to get a
float plane on & off (approx. 3000') Mackey Lake,
Longmere Lake, Island Lake.

e Pond/Stream/Canal: Fronts on smaller body of
water, may be a fair size, but typically not able to
get float plane on/off. Arc Lake, Sport Lake, Echo
Lake. Not generally navigable by boat. Funny
River, Deep Creek, Anchor River, Swanson River.

e  Steep: Topography that is greater than usual
incline/decline, making access & building difficult.
At least 15 feet in elevation change and no less
than 45% average slope (4.5 feet vertical per 10
feet horizontal)

e Ravine: Ravine or swale, a long deep hollow in
the surface with wall height of at least 15 feet and
average slope of 500% (5 feet vertical per 1 foot
horizontal)

e  Other: Any additional topographical feature that
would have an influence on property, value.

Topo features not described in the form.

e  Wetlands: Water within 1 foot of the surface is
considered wetlands. A Typical indicator of
wetlands is scrubby black spruce.

Protective CCR's / HOA: Covenants, Conditions &
Restrictions for individual subdivisions, Homer Owners
Association. Check S Drive or Contact title company.

Airstrip: Private dirt/grass/gravel strip, off strip access.
Airstrip Improved: Gravel/ Paved, maintained, lights.

Agriculture Rights: Restrictions on property, limiting
use of property or portion of property to agriculture use.

Easement: Description of a typical easements. Such as
Overhead Power Line, Gas Line or other. Typical
easements would include utility easements for providing
utilities to local subdivision. Usually the front 10’-20" of
the property.

Other: Other features not mentioned in form, describe
in notes section.

Notes Section: Further description of influences or
describe influences not accounted for in input sheet.
Example, a Power Line easement running across property.
Private Boat launch for subdivision.

For any properties that are not typical and fall outside of these parameters, See land appraiser for final determination.
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AS 29.45.110. Full and True Value.

(a) The assessor shall assess property at its full and true value as of January 1 of the assessment year,

except as provided in this section, AS 29.45.060 , and 29.45.230. 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.

AS 29.45.130. Independent Investigation

(a)

(b)

(@]

The assessor is not bound to accept a return as correct. The assessor may make an independent
investigation of property returned or of taxable property on which no return has been filed. In either
case, the assessor may make the assessor's own valuation of the property subject to an ad valorem
tax and this valuation is prima facie evidence of the value of the property.

For investigation, the assessor or the assessor's agent may enter real property during reasonable
hours to examine visible personal property and the exterior of a dwelling or other structure on the
real property. The assessor or the assessor's agent may enter and examine the interior of a dwelling
or other structure or the personal property in it only (1) if the structure is under construction and not
yet occupied; (2) with the permission of a person in actual possession of the structure; or (3) in
accordance with a court order to compel the entry and inspection. The assessor or the assessor's
agent may examine all property records involved. A person shall, on request, furnish to the assessor
or the assessor's agent assistance for the investigation and permit the assessor or the assessor's
agent to enter a dwelling or other structure to examine the structure or personal property in it
during reasonable hours. The assessor may seek a court order to compel entry and production of
records needed for assessment purposes.

An assessor may examine a person on oath. On request, the person shall submit to examination at a
reasonable time and place selected by the assessor.

KPB 5.15.070. Board of equalization — Hearing procedure.

(h)

Access to property. If an appellant has refused or failed to provide the assessor, or designee, full
access to property or records related to assessment of the property, the appellant is precluded from
offering evidence on the issue or issues affected by that lack of access. Before a ruling is issued on
the admissibility of such evidence, the appellant shall be provided with a reasonable opportunity by
the presiding officer to present its case as to why this sanction should not be imposed, and the
assessor shall have a reasonable opportunity to respond.

MARKET VALUE

The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other precisely
revealed terms, for which the specified property rights should sell after reasonable exposure in an open and
competitive market under all condition's requisite to a fair sale, with the buyer and seller each acting
prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress. (Appraisal
of Real Estate 11th Edition - Appraisal Institute)

ASG00109



BURDEN OF PROOF

The appellant has the burden of proving or providing any information to show that the assessed values are
excessive, improper or unequal. The assessor is accorded broad discretion in deciding among the recognized
valuation methods. The assessor’s choice of one recognized method of valuation overanother is simply the
exercise of a discretion committed to the assessor by law.

*A borough has discretion to appraise, by whatever recognized method of valuation it chooses, so long as there is
no fraud or clear adoption of a fundamentally wrong principle of valuation. Hoblit vs. Greater Anchorage Area
Borough, Sup. Ct. Op. No. 636 (File No. 1214), 473 P.2d 630 (Alaska 1970).

The assessing department is concerned not only with market value, but also with equity of assessment,
which means: making sure that every property is assessed at the same level as all others with respect to
market value. For this reason, the assessor uses a broad scope in its approach to value, using overall
trends to value all properties in a given market area. In contrast, a private appraisal is only concerned
with estimating the value of a single property.

PRICE PAID AVG 1,200 SQFT HOME IN KENAI

$300,000 140.0%
$267,000
. 130.0%
$250,000 $242,500 1124.7%
$225,000
120.0%
$200,000 TEYT oo
i 100.0% R s
: & Z
& $150,000 N\ 100.0% &
n , - ‘ 0%
w w
- -
& ' &
00 DO > D0 90.0%
$100,000
84.3% 80.0%
$50,000
70.0%
5 60.0%
1 2 3 4 5
mmm SALES PRICE $242,500 $199,000 $267,000 $225,000 $180,500
= ASSESSED $225,000 $225,000 $225,000 $225,000 $225,000
—8-RATIO 92.8% 113.1% 84.3% 100.0% 124.7%
~@~MEDIAN 100% 100% 100% 100% 100%
PROPERTIES

i SALES PRICE  mmmm ASSESSED =@=RATIO =@=MEDIAN
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KENAI PENINSULA BOROUGH
Assessin g Real Property Assessment Valuation Appeal
Analysis and Recommendation

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518021
REPRESENTATIVE: DAVID YRAGUI

TOTAL ACREAGE: 0.96

PHYSICAL ADDRESS(ES) / LOCATION: 50520 MANNO AVE
KALIFORNSKY

LEGAL DESCRIPTION:

T5N R 1T1W SEC 29 SEWARD MERIDIAN KN 0730023 KALIFONSKY BEACH
INDUSTRIAL PARK SUB LOT 8 BLK 2

2026 NOTICED VALUES
RAW LAND $1,400.00
TOTAL IMPROVEMENTS: N/A
ASSESSED VALUE TOTAL: $1,400.00
EXEMPTIONS: N/A

The Kenai Peninsula Borough (KPB) Assessing Department uses a Market Adjusted Cost Approach to value residential
structures for assessment purposes. This Cost Approach is derived from the property description, quality, size, and
features, and is based upon replacement cost of new, less deprecation (RCN-D). That value is then adjusted by a
statistically tested market adjustment.

According to Property Assessment Valuation, the first step in developing a cost approach is to estimate the land value
at its highest and best use. KPB does this by reviewing, analyzing, and statistically testing reported land sales in a
given market area. That updated land value is then combined with the value of all improvements; the sum of the two
(s the assessed value. This application is in accordance with Alaska State Statute AS 29.45.110.

ADMINISTRATIVE SUMMARY

Subject property is a 0.96-acre parcel in the K-Beach market area (#125). Land influences are platted access, limited
view, no electric or gas utility. Currently all 0.96 acres are being classified as remaining land type. Highest and best
use of the parcel is residential. Subject property was inspected on 04/14/26, by Appraiser Windsor. After the
inspection and review, no changes were made to the file.

Land K Beach Market 125

« 26 sales in last 3 years with a median ratio for 82.91%

+ COD: 18.56

* PRD: 1.05
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APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518021
REPRESENTATIVE: DAVID YRAGUI

PROPERTY DETAILS
LAND DETAILS

See definitions section of packet

- View Limited
- Platted

- ElecNo

- WETLANDS
- GasNo

PROPERTY RECORD CARD(s)

IMPROVEMENT TYPE
BUILDING TYPE
YEAR BUILT

TOTAL SQ. FT

ASG00112



KENAI PENINSULA BOROUGH

Assessing Real Property Assessment Valuation Appeal
Reconciliation and Final Value Conclusion

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518021
REPRESENTATIVE: DAVID YRAGUI

LEGAL DESCRIPTION: T 5N R 11W SEC 29 SEWARD MERIDIAN KN 0730023 KALIFONSKY BEACH INDUSTRIAL PARK
SUB LOT 8 BLK 2

2026 RECOMMENDED VALUE

LAND: $1,400
IMPROVEMENTS: 0
TOTAL: $1,400

ASSESSOR'S RECOMMENDATION

1. Subject property is valued uniformly and equitably with the parcels located within the same market area.

2. The Assessing Department reviewed all physical characteristics of the subject property to ensure all data was
accurately captured. Influences are applied correctly and uniformly to the subject property.

3. The Assessing Department uses standardized mass appraisal procedures and techniques to specify and calibrate
market models which are applied uniformly to value property within the borough. The modeled values are
statistically tested to ensure a level of accuracy and equity of assessment that meets the guidelines established by

the Alaska Association of Assessing Officers and the International Association of Assessing Officers, and in
compliance with Alaska State Statute.

BOARD ACTION

LAND: IMPROVEMENTS: TOTAL:
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2026 LAND RATIO STUDY K-BEACH

Ratio Sum 21 Excluded
Mean 80.53%|Earliest Sale 2/6/2023 # of Sales 26
Median 82.91%|Lates Sale 8/1/2025 Total AV $ 999,900
Wtd Mean 76.38% Outlier Information Total SP $ 1,309,100
PRD 1.05 Range 1.5 Min 10.51%
CcoD 18.56%| Lower Limit 22.93% Max 111.75%
St. Dev 0.2115| Upper Limit 141.10% Min Sale $ 19,500
cov 26.27% Max Sale $ 160,000
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Mrk Area Sale Date

125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125

11/1/2024
9/12/2023
8/3/2023
2/5/2025
2/5/2025
8/1/2025
8/23/2024
12/11/2023
3/28/2023
7/9/2025
8/31/2023
9/27/2023
7/9/2024
1/24/2025
5/22/2024
11/17/2023
9/6/2024
8/7/2023
6/5/2024
6/28/2023
3/8/2023
2/6/2023
8/9/2024
8/1/2025
3/19/2024
7/15/2024

LRSN
15067
15086
94049
104607
104610
104612
104614
15654
15665
16080
16107
82684
90459
16888
16896
16897
16897
16948
17031
107804
108143
17978
17985
18278
37317
37317

PIN

05501151
05501170
05506029C005
05506029C051
05506029C054
05506029C074
05506029C076
05514029
05514041
05522140
05522205
05524107
05524119
05528237
05528245
05528246
05528246
05529065
05531047
05532072
05533135
05545019
05545026
05553009
13134081
13134081

2026 LAND RATIO STUDY

Total Acres
1.19
0.92
0.00
0.00
0.00
0.00
0.00
4.47

40.00
0.97
1.03
8.10
5.41
1.06
1.03
1.10
1.10
2.99
1.63
1.07
1.27
0.95
0.92
0.96
0.92
0.92

Year
2024
2023
2023
2025
2025
2025
2024
2023
2023
2025
2023
2023
2024
2025
2024
2023
2024
2023
2024
2023
2023
2023
2024
2025
2024
2024

Wrk Sh Val

RV RV RV R VR Vo R Vo Vo SR Vol Vo R Vo SR Vo Rk Vo R VR VR VSRR Vo R VR Vo Vo R Vo R Vo SR Vo SRR Vo SR Vo SR Vo SRR V)

94,500
82,100
30,700
28,700
28,700
25,400
26,100
16,900
8,200
26,700
25,900
68,500
69,600
16,600
21,800
28,000
28,000
178,800
29,500
12,200
26,700
26,500
19,600
30,600
24,800
24,800

Sale Price

145,000
140,000
35,300
29,900
29,900
32,000
25,000
27,000
78,000
39,300
33,500
75,000
118,100
20,000
32,000
35,000
37,600
160,000
35,000
20,000
25,000
32,000
19,500
35,000
25,000
25,000

LandType
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20

SaleCd
C

OO0 0000000000 NOONOOOOOONDO

RATIO
65.17%
58.64%
86.97%
95.99%
95.99%
79.38%

104.40%
62.59%
10.51%
67.94%
77.31%
91.33%
58.93%
83.00%
68.13%
80.00%
74.47%

111.75%
84.29%
61.00%

106.80%
82.81%

100.51%
87.43%
99.20%
99.20%
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APPEAL HISTORY FOR PARCEL 055-180-21

APPEAL YEAR: 2010
Appeal Type/Status

Appraiser Date Filed

INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
PKNIGHT 03/08/2010 1,000 1,000 0 0% Informal Adjustment
Summary:

APPEAL YEAR: 2022

Appeal Type/Status

Appraiser Date Filed

INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
BANDERSON 03/24/2022 1,400 0 1,400 0% Informal Adjustment
Summary: LAND ISSUE/ROADS DEPT/CCR'S

APP: REVIEWED. NO CHANGE WARRANTED.

APPEAL YEAR: 2024

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL BOE - Closed Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 04/02/2024 1,400 0 1,400 0%

Summary:

APPEAL YEAR: 2026

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL Open Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 03/27/2026 1,400 0 1,400 0%

Summary:

ASG00128



Price per Acre Comparison

A very popular way to compare land values is to do a simple Price per Acre calculation. Simply
stated this is the assessed value divided by the acreage. This will work just fine if the properties
you are comparing are exactly the same size and have the exact same influences, otherwise you

are just comparing apples to oranges.

Below is a sample comparison of 2 parcels that have the same acreage, with different influences.

5.0 AC Base ' $ 50,000
Gravel Maint S -
ElecYes S -
Gas No $ (10,000)

View Limited S 12,000

Land Value S 52,000
Price/AC S 10,400

5.0 AC Base S 50,000
Paved S 5,000
ElecYes S -

Gas Yes S -

View Good S 25,000
Waterfront Pond | $§ 25,000
Land Value $105,000
Price/AC S 21,000

Below is a sample comparison of 2 parcels that have the same influences, with different acreages.

5.0 AC Base $ 50,000
Paved 'S 5,000
ElecYes S -
Gas Yes 'S -
View Good S 25,000

Waterfront Pon¢ $ 25,000

Land Value ' $105,000
Price/AC S 21,000

10.0 AC Base $ 70,000
Paved S 7,000
ElecYes S -

Gas Yes S -

View Good S 35,000
Waterfront Pond | $§ 35,000
Land Value S 147,000
Price/AC S 14,700

ASG00129



Definitions

Assessment progressivity (regressivity). An appraisal bias such that higher value properties are
appraised higher (lower) than low-value properties. See also price-related differential.

Coefficient of dispersion (COD). The average deviation of a group of numbers from the median
expressed as a percentage of the median. In ratio studies, the average percentage deviation from the
median ratio. Acceptable range: Land under 30%, residential under 20%.

Coefficient of variation (COV). The standard deviation expressed as a percentage of the mean.
Acceptable range: 1.25 of the COD.

Mean: The result of adding all the values of a variable and dividing by the number of values. For example,
the arithmetic mean of 3, 5, and 10 is 18 divided by 3, or 6. Also called the arithmetic mean.

Median. The midpoint or middle value when a set of values is ranked in order of magnitude; if the
number of values is even, the midpoint or average of the two middle values. Acceptable range: 90% to
110%

Price-related differential (PRD). The mean divided by the weighted mean. The statistic has a slight bias
upward. Price-related differentials above 1.03 tend to indicate assessment regressivity; price-related
differentials below 0.98 tend to indicated assessment progressivity. Acceptable range: 0.98 to 1.03.

Progressivity. See assessment progressivity (regressivity)
Regressivity. See assessment progressivity (regressivity)

Standard deviation (St. Dev). The statistical calculated from a set of number by subtracting the mean
from each value and squaring the remainders, adding together these squares, dividing by the size of the
sample less one, and taking the square root of the result. When the data are normally distributed, one can
calculate the percentage of observations within any number of standard deviations of the mean from
normal probability table. When the data are not normally distributed, the standard deviation is less
meaningful and should be used with caution.

Weighted mean; weighted average (wtd mean). An average in which the observations are weighted
based on some criterion. In ratio studies, the weighted mean is a calculated by weighting the ratios based
on their sale prices. A shortcut method is to sum the appraisals or assessments, sum of the sales prices,
and divided the first result by the second. (International Association of Assessing Officers, 1990)

References

International Association of Assessing Officers. (1990). Property Appraisal and Assessment
Administration. Chicago: International Association of Assessing Officers.

8/19/2020
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Influence Definitions

View

¢ None: No view other than immediate
surroundings, could have a view if trees on
adjoining properties were removed.

e Limited: Less than 45° viewable unobstructed,
greater than 45° view angle with obstructions,
mountain top view, view from 2" story, able to
view beyond adjacent lots, overlooking an area
that would provide increased viewing
opportunities for wildlife (rule of thumb, distance
greater than football field).

e Good: 45°-90° view, unobstructed view, at least 1
feature, mountain, river, lake, inlet etc. Able to
view beyond adjacent lots. (River, Lake and Inlet
frontage property will always have at least a Good
or Excellent View)

e  Excellent: 90° or greater view, unobstructed, 2 or
more features.

Street Access

e Paved Access: Paved road & government
maintained.

e Gravel Maintained: Gravel road & maintained by
the borough or another organized entity.

e Gravel Unmaintained: Gravel road but is not
maintained by the borough (check Arcmap),
could be maintained by the subdivision, HOA or
private owner(s).

e Trail: No longer used. If can be driven to year
round, use gravel unmaintained, otherwise platted.

e  Platted: Road platted but not built.

e Limited/NA: Section line easement. No platted
access. To include water, beach only access.

Utilities

e Gas & Electric Yes/No: To be considered as
having gas & electric utilities must be at the
property, directly across the street from property
(not paved), or on the same side of the road and
1 lot away or less than 300 feet away. If street is
paved & influence is across the road, parcel to be
marked at not having service available.

e  Public/Community Water & Sewer: Service is
provided by municipality or by HOA. City lots are
presumed to have this service though certain
subdivision do not and need private well/septic
influence. If only 1 of the services is available,
mark Yes. Add well or septic if necessary for
service not available. If street is paved & influence
is across the road, parcel to be marked at not
having service available.

Water Front

e Ocean: Fronts on major body of Saltwater, Cook
Inlet, Kachemak Bay, Resurrection Bay.

e River: Fronts on a major navigable river, Kenai
River, Kasilof River.

e Lake: Fronts on major lake, big enough to get a
float plane on & off (approx. 3000') Mackey Lake,
Longmere Lake, Island Lake.

e Pond/Stream/Canal: Fronts on smaller body of
water, may be a fair size, but typically not able to
get float plane on/off. Arc Lake, Sport Lake, Echo
Lake. Not generally navigable by boat. Funny
River, Deep Creek, Anchor River, Swanson River.

e  Steep: Topography that is greater than usual
incline/decline, making access & building difficult.
At least 15 feet in elevation change and no less
than 45% average slope (4.5 feet vertical per 10
feet horizontal)

e Ravine: Ravine or swale, a long deep hollow in
the surface with wall height of at least 15 feet and
average slope of 500% (5 feet vertical per 1 foot
horizontal)

e  Other: Any additional topographical feature that
would have an influence on property, value.

Topo features not described in the form.

e  Wetlands: Water within 1 foot of the surface is
considered wetlands. A Typical indicator of
wetlands is scrubby black spruce.

Protective CCR's / HOA: Covenants, Conditions &
Restrictions for individual subdivisions, Homer Owners
Association. Check S Drive or Contact title company.

Airstrip: Private dirt/grass/gravel strip, off strip access.
Airstrip Improved: Gravel/ Paved, maintained, lights.

Agriculture Rights: Restrictions on property, limiting
use of property or portion of property to agriculture use.

Easement: Description of a typical easements. Such as
Overhead Power Line, Gas Line or other. Typical
easements would include utility easements for providing
utilities to local subdivision. Usually the front 10’-20" of
the property.

Other: Other features not mentioned in form, describe
in notes section.

Notes Section: Further description of influences or
describe influences not accounted for in input sheet.
Example, a Power Line easement running across property.
Private Boat launch for subdivision.

For any properties that are not typical and fall outside of these parameters, See land appraiser for final determination.

ASGO00131



AS 29.45.110. Full and True Value.

(a) The assessor shall assess property at its full and true value as of January 1 of the assessment year,

except as provided in this section, AS 29.45.060 , and 29.45.230. 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.

AS 29.45.130. Independent Investigation

(a)

(b)

(@]

The assessor is not bound to accept a return as correct. The assessor may make an independent
investigation of property returned or of taxable property on which no return has been filed. In either
case, the assessor may make the assessor's own valuation of the property subject to an ad valorem
tax and this valuation is prima facie evidence of the value of the property.

For investigation, the assessor or the assessor's agent may enter real property during reasonable
hours to examine visible personal property and the exterior of a dwelling or other structure on the
real property. The assessor or the assessor's agent may enter and examine the interior of a dwelling
or other structure or the personal property in it only (1) if the structure is under construction and not
yet occupied; (2) with the permission of a person in actual possession of the structure; or (3) in
accordance with a court order to compel the entry and inspection. The assessor or the assessor's
agent may examine all property records involved. A person shall, on request, furnish to the assessor
or the assessor's agent assistance for the investigation and permit the assessor or the assessor's
agent to enter a dwelling or other structure to examine the structure or personal property in it
during reasonable hours. The assessor may seek a court order to compel entry and production of
records needed for assessment purposes.

An assessor may examine a person on oath. On request, the person shall submit to examination at a
reasonable time and place selected by the assessor.

KPB 5.15.070. Board of equalization — Hearing procedure.

(h)

Access to property. If an appellant has refused or failed to provide the assessor, or designee, full
access to property or records related to assessment of the property, the appellant is precluded from
offering evidence on the issue or issues affected by that lack of access. Before a ruling is issued on
the admissibility of such evidence, the appellant shall be provided with a reasonable opportunity by
the presiding officer to present its case as to why this sanction should not be imposed, and the
assessor shall have a reasonable opportunity to respond.

MARKET VALUE

The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other precisely
revealed terms, for which the specified property rights should sell after reasonable exposure in an open and
competitive market under all condition's requisite to a fair sale, with the buyer and seller each acting
prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress. (Appraisal
of Real Estate 11th Edition - Appraisal Institute)
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BURDEN OF PROOF

The appellant has the burden of proving or providing any information to show that the assessed values are
excessive, improper or unequal. The assessor is accorded broad discretion in deciding among the recognized
valuation methods. The assessor’s choice of one recognized method of valuation overanother is simply the
exercise of a discretion committed to the assessor by law.

*A borough has discretion to appraise, by whatever recognized method of valuation it chooses, so long as there is
no fraud or clear adoption of a fundamentally wrong principle of valuation. Hoblit vs. Greater Anchorage Area
Borough, Sup. Ct. Op. No. 636 (File No. 1214), 473 P.2d 630 (Alaska 1970).

The assessing department is concerned not only with market value, but also with equity of assessment,
which means: making sure that every property is assessed at the same level as all others with respect to
market value. For this reason, the assessor uses a broad scope in its approach to value, using overall
trends to value all properties in a given market area. In contrast, a private appraisal is only concerned
with estimating the value of a single property.

PRICE PAID AVG 1,200 SQFT HOME IN KENAI

$300,000 140.0%
$267,000
. 130.0%
$250,000 $242,500 1124.7%
$225,000
120.0%
$200,000 TEYT oo
i 100.0% R s
: & Z
& $150,000 N\ 100.0% &
n , - ‘ 0%
w w
- -
& ' &
00 DO > D0 90.0%
$100,000
84.3% 80.0%
$50,000
70.0%
5 60.0%
1 2 3 4 5
mmm SALES PRICE $242,500 $199,000 $267,000 $225,000 $180,500
= ASSESSED $225,000 $225,000 $225,000 $225,000 $225,000
—8-RATIO 92.8% 113.1% 84.3% 100.0% 124.7%
~@~MEDIAN 100% 100% 100% 100% 100%
PROPERTIES

i SALES PRICE  mmmm ASSESSED =@=RATIO =@=MEDIAN
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KENAI PENINSULA BOROUGH

Assessing Real Property Assessment Valuation Appeal
Analysis and Recommendation

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518028
REPRESENTATIVE: DAVID YRAGUI

TOTAL ACREAGE: 0.96

PHYSICAL ADDRESS(ES) / LOCATION: 50521 MANNO AVE
KALIFORNSKY

LEGAL DESCRIPTION:

T5N R 1T1W SEC 29 SEWARD MERIDIAN KN 0730023 KALIFONSKY BEACH
INDUSTRIAL PARK SUB LOT 4 BLK 4

2026 NOTICED VALUES
RAW LAND $1,400.00
TOTAL IMPROVEMENTS: N/A
ASSESSED VALUE TOTAL: $1,400.00
EXEMPTIONS: N/A

The Kenai Peninsula Borough (KPB) Assessing Department uses a Market Adjusted Cost Approach to value residential
structures for assessment purposes. This Cost Approach is derived from the property description, quality, size, and
features, and is based upon replacement cost of new, less deprecation (RCN-D). That value is then adjusted by a
statistically tested market adjustment.

According to Property Assessment Valuation, the first step in developing a cost approach is to estimate the land value
at its highest and best use. KPB does this by reviewing, analyzing, and statistically testing reported land sales in a
given market area. That updated land value is then combined with the value of all improvements; the sum of the two
(s the assessed value. This application is in accordance with Alaska State Statute AS 29.45.110.

ADMINISTRATIVE SUMMARY

Subject property is a 0.96-acre parcel in the K-Beach market area (#125). Land influences are platted access, limited
view, no electric or gas utility. Currently all 0.96 acres are being classified as remaining land type. Highest and best
use of the parcel is residential. Subject property was inspected on 04/14/26, by Appraiser Windsor. After the
inspection and review, no changes were made to the file.

Land K Beach Market 125
« 26 sales in last 3 years with a median ratio for 82.91%
+ COD: 18.56

* PRD: 1.05
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APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518028
REPRESENTATIVE: DAVID YRAGUI

PROPERTY DETAILS
LAND DETAILS

See definitions section of packet

- View Limited
- Platted

- ElecNo

- WETLANDS
- GasNo

PROPERTY RECORD CARD(s)

IMPROVEMENT TYPE
BUILDING TYPE
YEAR BUILT

TOTAL SQ. FT
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KENAI PENINSULA BOROUGH

Assessing Real Property Assessment Valuation Appeal
Reconciliation and Final Value Conclusion

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518028
REPRESENTATIVE: DAVID YRAGUI

LEGAL DESCRIPTION: T 5N R 11W SEC 29 SEWARD MERIDIAN KN 0730023 KALIFONSKY BEACH INDUSTRIAL PARK
SUB LOT 4 BLK 4

2026 RECOMMENDED VALUE

LAND: $1,400
IMPROVEMENTS: 0
TOTAL: $1,400

ASSESSOR'S RECOMMENDATION

1. Subject property is valued uniformly and equitably with the parcels located within the same market area.

2. The Assessing Department reviewed all physical characteristics of the subject property to ensure all data was
accurately captured. Influences are applied correctly and uniformly to the subject property.

3. The Assessing Department uses standardized mass appraisal procedures and techniques to specify and calibrate
market models which are applied uniformly to value property within the borough. The modeled values are
statistically tested to ensure a level of accuracy and equity of assessment that meets the guidelines established by

the Alaska Association of Assessing Officers and the International Association of Assessing Officers, and in
compliance with Alaska State Statute.

BOARD ACTION

LAND: IMPROVEMENTS: TOTAL:
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KENAI PENINSULA BOROUGH
ASSGSSI ng Real Property Assessment Valuation Appeal

Subject Photos

KPB PARCEL ID: 05518028

| o55-180-28
4/18/2026 HW
| VIEW1

055-180-28
4/18/2026 HW
| viEw2
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KENAI PENINSULA BOROUGH
ASSGSSing Real Property Assessment Valuation Appeal

Subject Photos

KPB PARCEL ID: 05518028

TRZEAM Tue Apr 14 R

el i 055-180-28 B
4/14/2026 HW

GRS atcurgoy 115 1t
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2026 LAND RATIO STUDY K-BEACH

Ratio Sum 21 Excluded
Mean 80.53%|Earliest Sale 2/6/2023 # of Sales 26
Median 82.91%|Lates Sale 8/1/2025 Total AV $ 999,900
Wtd Mean 76.38% Outlier Information Total SP $ 1,309,100
PRD 1.05 Range 1.5 Min 10.51%
CcoD 18.56%| Lower Limit 22.93% Max 111.75%
St. Dev 0.2115| Upper Limit 141.10% Min Sale $ 19,500
cov 26.27% Max Sale $ 160,000
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Mrk Area Sale Date

125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125

11/1/2024
9/12/2023
8/3/2023
2/5/2025
2/5/2025
8/1/2025
8/23/2024
12/11/2023
3/28/2023
7/9/2025
8/31/2023
9/27/2023
7/9/2024
1/24/2025
5/22/2024
11/17/2023
9/6/2024
8/7/2023
6/5/2024
6/28/2023
3/8/2023
2/6/2023
8/9/2024
8/1/2025
3/19/2024
7/15/2024

LRSN
15067
15086
94049
104607
104610
104612
104614
15654
15665
16080
16107
82684
90459
16888
16896
16897
16897
16948
17031
107804
108143
17978
17985
18278
37317
37317

PIN

05501151
05501170
05506029C005
05506029C051
05506029C054
05506029C074
05506029C076
05514029
05514041
05522140
05522205
05524107
05524119
05528237
05528245
05528246
05528246
05529065
05531047
05532072
05533135
05545019
05545026
05553009
13134081
13134081

2026 LAND RATIO STUDY

Total Acres
1.19
0.92
0.00
0.00
0.00
0.00
0.00
4.47

40.00
0.97
1.03
8.10
5.41
1.06
1.03
1.10
1.10
2.99
1.63
1.07
1.27
0.95
0.92
0.96
0.92
0.92

Year
2024
2023
2023
2025
2025
2025
2024
2023
2023
2025
2023
2023
2024
2025
2024
2023
2024
2023
2024
2023
2023
2023
2024
2025
2024
2024

Wrk Sh Val

RV RV RV R VR Vo R Vo Vo SR Vol Vo R Vo SR Vo Rk Vo R VR VR VSRR Vo R VR Vo Vo R Vo R Vo SR Vo SRR Vo SR Vo SR Vo SRR V)

94,500
82,100
30,700
28,700
28,700
25,400
26,100
16,900
8,200
26,700
25,900
68,500
69,600
16,600
21,800
28,000
28,000
178,800
29,500
12,200
26,700
26,500
19,600
30,600
24,800
24,800

Sale Price

145,000
140,000
35,300
29,900
29,900
32,000
25,000
27,000
78,000
39,300
33,500
75,000
118,100
20,000
32,000
35,000
37,600
160,000
35,000
20,000
25,000
32,000
19,500
35,000
25,000
25,000

LandType
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20

SaleCd
C

OO0 0000000000 NOONOOOOOONDO

RATIO
65.17%
58.64%
86.97%
95.99%
95.99%
79.38%

104.40%
62.59%
10.51%
67.94%
77.31%
91.33%
58.93%
83.00%
68.13%
80.00%
74.47%

111.75%
84.29%
61.00%

106.80%
82.81%

100.51%
87.43%
99.20%
99.20%
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APPEAL HISTORY FOR PARCEL 055-180-28

APPEAL YEAR: 2010
Appeal Type/Status

Appraiser Date Filed

INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
PKNIGHT 03/08/2010 1,000 1,000 0 0% Informal Adjustment
Summary:

APPEAL YEAR: 2022

Appeal Type/Status

Appraiser Date Filed

INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
BANDERSON 03/24/2022 1,400 0 1,400 0% Informal Adjustment
Summary: LAND ISSUE/ROADS DEPT/CCR'S

APP: REVIEWED, NO CHARGE WARRANTED.

APPEAL YEAR: 2024

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL BOE - Closed Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 04/02/2024 1,400 0 1,400 0%

Summary:

APPEAL YEAR: 2026

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL Open Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 03/27/2026 1,400 0 1,400 0%

Summary:
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Price per Acre Comparison

A very popular way to compare land values is to do a simple Price per Acre calculation. Simply
stated this is the assessed value divided by the acreage. This will work just fine if the properties
you are comparing are exactly the same size and have the exact same influences, otherwise you

are just comparing apples to oranges.

Below is a sample comparison of 2 parcels that have the same acreage, with different influences.

5.0 AC Base ' $ 50,000
Gravel Maint S -
ElecYes S -
Gas No $ (10,000)

View Limited S 12,000

Land Value S 52,000
Price/AC S 10,400

5.0 AC Base S 50,000
Paved S 5,000
ElecYes S -

Gas Yes S -

View Good S 25,000
Waterfront Pond | $§ 25,000
Land Value $105,000
Price/AC S 21,000

Below is a sample comparison of 2 parcels that have the same influences, with different acreages.

5.0 AC Base $ 50,000
Paved 'S 5,000
ElecYes S -
Gas Yes 'S -
View Good S 25,000

Waterfront Pon¢ $ 25,000

Land Value ' $105,000
Price/AC S 21,000

10.0 AC Base $ 70,000
Paved S 7,000
ElecYes S -

Gas Yes S -

View Good S 35,000
Waterfront Pond | $§ 35,000
Land Value S 147,000
Price/AC S 14,700
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Definitions

Assessment progressivity (regressivity). An appraisal bias such that higher value properties are
appraised higher (lower) than low-value properties. See also price-related differential.

Coefficient of dispersion (COD). The average deviation of a group of numbers from the median
expressed as a percentage of the median. In ratio studies, the average percentage deviation from the
median ratio. Acceptable range: Land under 30%, residential under 20%.

Coefficient of variation (COV). The standard deviation expressed as a percentage of the mean.
Acceptable range: 1.25 of the COD.

Mean: The result of adding all the values of a variable and dividing by the number of values. For example,
the arithmetic mean of 3, 5, and 10 is 18 divided by 3, or 6. Also called the arithmetic mean.

Median. The midpoint or middle value when a set of values is ranked in order of magnitude; if the
number of values is even, the midpoint or average of the two middle values. Acceptable range: 90% to
110%

Price-related differential (PRD). The mean divided by the weighted mean. The statistic has a slight bias
upward. Price-related differentials above 1.03 tend to indicate assessment regressivity; price-related
differentials below 0.98 tend to indicated assessment progressivity. Acceptable range: 0.98 to 1.03.

Progressivity. See assessment progressivity (regressivity)
Regressivity. See assessment progressivity (regressivity)

Standard deviation (St. Dev). The statistical calculated from a set of number by subtracting the mean
from each value and squaring the remainders, adding together these squares, dividing by the size of the
sample less one, and taking the square root of the result. When the data are normally distributed, one can
calculate the percentage of observations within any number of standard deviations of the mean from
normal probability table. When the data are not normally distributed, the standard deviation is less
meaningful and should be used with caution.

Weighted mean; weighted average (wtd mean). An average in which the observations are weighted
based on some criterion. In ratio studies, the weighted mean is a calculated by weighting the ratios based
on their sale prices. A shortcut method is to sum the appraisals or assessments, sum of the sales prices,
and divided the first result by the second. (International Association of Assessing Officers, 1990)

References

International Association of Assessing Officers. (1990). Property Appraisal and Assessment
Administration. Chicago: International Association of Assessing Officers.

8/19/2020
ASGO00153



Influence Definitions

View

¢ None: No view other than immediate
surroundings, could have a view if trees on
adjoining properties were removed.

e Limited: Less than 45° viewable unobstructed,
greater than 45° view angle with obstructions,
mountain top view, view from 2" story, able to
view beyond adjacent lots, overlooking an area
that would provide increased viewing
opportunities for wildlife (rule of thumb, distance
greater than football field).

e Good: 45°-90° view, unobstructed view, at least 1
feature, mountain, river, lake, inlet etc. Able to
view beyond adjacent lots. (River, Lake and Inlet
frontage property will always have at least a Good
or Excellent View)

e  Excellent: 90° or greater view, unobstructed, 2 or
more features.

Street Access

e Paved Access: Paved road & government
maintained.

e Gravel Maintained: Gravel road & maintained by
the borough or another organized entity.

e Gravel Unmaintained: Gravel road but is not
maintained by the borough (check Arcmap),
could be maintained by the subdivision, HOA or
private owner(s).

e Trail: No longer used. If can be driven to year
round, use gravel unmaintained, otherwise platted.

e  Platted: Road platted but not built.

e Limited/NA: Section line easement. No platted
access. To include water, beach only access.

Utilities

e Gas & Electric Yes/No: To be considered as
having gas & electric utilities must be at the
property, directly across the street from property
(not paved), or on the same side of the road and
1 lot away or less than 300 feet away. If street is
paved & influence is across the road, parcel to be
marked at not having service available.

e  Public/Community Water & Sewer: Service is
provided by municipality or by HOA. City lots are
presumed to have this service though certain
subdivision do not and need private well/septic
influence. If only 1 of the services is available,
mark Yes. Add well or septic if necessary for
service not available. If street is paved & influence
is across the road, parcel to be marked at not
having service available.

Water Front

e Ocean: Fronts on major body of Saltwater, Cook
Inlet, Kachemak Bay, Resurrection Bay.

e River: Fronts on a major navigable river, Kenai
River, Kasilof River.

e Lake: Fronts on major lake, big enough to get a
float plane on & off (approx. 3000') Mackey Lake,
Longmere Lake, Island Lake.

e Pond/Stream/Canal: Fronts on smaller body of
water, may be a fair size, but typically not able to
get float plane on/off. Arc Lake, Sport Lake, Echo
Lake. Not generally navigable by boat. Funny
River, Deep Creek, Anchor River, Swanson River.

e  Steep: Topography that is greater than usual
incline/decline, making access & building difficult.
At least 15 feet in elevation change and no less
than 45% average slope (4.5 feet vertical per 10
feet horizontal)

e Ravine: Ravine or swale, a long deep hollow in
the surface with wall height of at least 15 feet and
average slope of 500% (5 feet vertical per 1 foot
horizontal)

e  Other: Any additional topographical feature that
would have an influence on property, value.

Topo features not described in the form.

e  Wetlands: Water within 1 foot of the surface is
considered wetlands. A Typical indicator of
wetlands is scrubby black spruce.

Protective CCR's / HOA: Covenants, Conditions &
Restrictions for individual subdivisions, Homer Owners
Association. Check S Drive or Contact title company.

Airstrip: Private dirt/grass/gravel strip, off strip access.
Airstrip Improved: Gravel/ Paved, maintained, lights.

Agriculture Rights: Restrictions on property, limiting
use of property or portion of property to agriculture use.

Easement: Description of a typical easements. Such as
Overhead Power Line, Gas Line or other. Typical
easements would include utility easements for providing
utilities to local subdivision. Usually the front 10’-20" of
the property.

Other: Other features not mentioned in form, describe
in notes section.

Notes Section: Further description of influences or
describe influences not accounted for in input sheet.
Example, a Power Line easement running across property.
Private Boat launch for subdivision.

For any properties that are not typical and fall outside of these parameters, See land appraiser for final determination.
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AS 29.45.110. Full and True Value.

(a) The assessor shall assess property at its full and true value as of January 1 of the assessment year,

except as provided in this section, AS 29.45.060 , and 29.45.230. 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.

AS 29.45.130. Independent Investigation

(a)

(b)

(@]

The assessor is not bound to accept a return as correct. The assessor may make an independent
investigation of property returned or of taxable property on which no return has been filed. In either
case, the assessor may make the assessor's own valuation of the property subject to an ad valorem
tax and this valuation is prima facie evidence of the value of the property.

For investigation, the assessor or the assessor's agent may enter real property during reasonable
hours to examine visible personal property and the exterior of a dwelling or other structure on the
real property. The assessor or the assessor's agent may enter and examine the interior of a dwelling
or other structure or the personal property in it only (1) if the structure is under construction and not
yet occupied; (2) with the permission of a person in actual possession of the structure; or (3) in
accordance with a court order to compel the entry and inspection. The assessor or the assessor's
agent may examine all property records involved. A person shall, on request, furnish to the assessor
or the assessor's agent assistance for the investigation and permit the assessor or the assessor's
agent to enter a dwelling or other structure to examine the structure or personal property in it
during reasonable hours. The assessor may seek a court order to compel entry and production of
records needed for assessment purposes.

An assessor may examine a person on oath. On request, the person shall submit to examination at a
reasonable time and place selected by the assessor.

KPB 5.15.070. Board of equalization — Hearing procedure.

(h)

Access to property. If an appellant has refused or failed to provide the assessor, or designee, full
access to property or records related to assessment of the property, the appellant is precluded from
offering evidence on the issue or issues affected by that lack of access. Before a ruling is issued on
the admissibility of such evidence, the appellant shall be provided with a reasonable opportunity by
the presiding officer to present its case as to why this sanction should not be imposed, and the
assessor shall have a reasonable opportunity to respond.

MARKET VALUE

The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other precisely
revealed terms, for which the specified property rights should sell after reasonable exposure in an open and
competitive market under all condition's requisite to a fair sale, with the buyer and seller each acting
prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress. (Appraisal
of Real Estate 11th Edition - Appraisal Institute)
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BURDEN OF PROOF

The appellant has the burden of proving or providing any information to show that the assessed values are
excessive, improper or unequal. The assessor is accorded broad discretion in deciding among the recognized
valuation methods. The assessor’s choice of one recognized method of valuation overanother is simply the
exercise of a discretion committed to the assessor by law.

*A borough has discretion to appraise, by whatever recognized method of valuation it chooses, so long as there is
no fraud or clear adoption of a fundamentally wrong principle of valuation. Hoblit vs. Greater Anchorage Area
Borough, Sup. Ct. Op. No. 636 (File No. 1214), 473 P.2d 630 (Alaska 1970).

The assessing department is concerned not only with market value, but also with equity of assessment,
which means: making sure that every property is assessed at the same level as all others with respect to
market value. For this reason, the assessor uses a broad scope in its approach to value, using overall
trends to value all properties in a given market area. In contrast, a private appraisal is only concerned
with estimating the value of a single property.

PRICE PAID AVG 1,200 SQFT HOME IN KENAI

$300,000 140.0%
$267,000
. 130.0%
$250,000 $242,500 1124.7%
$225,000
120.0%
$200,000 TEYT oo
i 100.0% R s
: & Z
& $150,000 N\ 100.0% &
n , - ‘ 0%
w w
- -
& ' &
00 DO > D0 90.0%
$100,000
84.3% 80.0%
$50,000
70.0%
5 60.0%
1 2 3 4 5
mmm SALES PRICE $242,500 $199,000 $267,000 $225,000 $180,500
= ASSESSED $225,000 $225,000 $225,000 $225,000 $225,000
—8-RATIO 92.8% 113.1% 84.3% 100.0% 124.7%
~@~MEDIAN 100% 100% 100% 100% 100%
PROPERTIES

i SALES PRICE  mmmm ASSESSED =@=RATIO =@=MEDIAN
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KENAI PENINSULA BOROUGH
Assessin g Real Property Assessment Valuation Appeal
Analysis and Recommendation

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518031
REPRESENTATIVE: DAVID YRAGUI

TOTAL ACREAGE: 0.96

PHYSICAL ADDRESS(ES) / LOCATION: 50576 EQUESTRIAN AVE
KALIFORNSKY

LEGAL DESCRIPTION:

T5N R 1T1W SEC 29 SEWARD MERIDIAN KN 0730023 KALIFONSKY BEACH
INDUSTRIAL PARK SUB LOT 6 BLK 4

2026 NOTICED VALUES
RAW LAND $1,400.00 e "",
TOTAL IMPROVEMENTS: N/A AT A e RN
ASSESSED VALUE TOTAL: $1,400.00 Pl ¢ ; . ;
EXEMPTIONS: N/A

The Kenai Peninsula Borough (KPB) Assessing Department uses a Market Adjusted Cost Approach to value residential
structures for assessment purposes. This Cost Approach is derived from the property description, quality, size, and
features, and is based upon replacement cost of new, less deprecation (RCN-D). That value is then adjusted by a
statistically tested market adjustment.

According to Property Assessment Valuation, the first step in developing a cost approach is to estimate the land value
at its highest and best use. KPB does this by reviewing, analyzing, and statistically testing reported land sales in a
given market area. That updated land value is then combined with the value of all improvements; the sum of the two
(s the assessed value. This application is in accordance with Alaska State Statute AS 29.45.110.

ADMINISTRATIVE SUMMARY

Subject property is a 0.96-acre parcel in the K-Beach market area (#125). Land influences are platted access, limited
view, no electric or gas utility. Currently all 0.96 acres are being classified as remaining land type. Highest and best
use of the parcel is residential. Subject property was inspected on 04/14/26, by Appraiser Windsor. After the
inspection and review, no changes were made to the file.

Land K Beach Market 125

« 26 sales in last 3 years with a median ratio for 82.91%

+ COD: 18.56

* PRD: 1.05
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APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518031
REPRESENTATIVE: DAVID YRAGUI

PROPERTY DETAILS
LAND DETAILS

See definitions section of packet

- View Limited
- Platted

- ElecNo

- WETLANDS
- GasNo

PROPERTY RECORD CARD(s)

IMPROVEMENT TYPE
BUILDING TYPE
YEAR BUILT

TOTAL SQ. FT
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KENAI PENINSULA BOROUGH

Assessing Real Property Assessment Valuation Appeal
Reconciliation and Final Value Conclusion

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518031
REPRESENTATIVE: DAVID YRAGUI

LEGAL DESCRIPTION: T 5N R 11W SEC 29 SEWARD MERIDIAN KN 0730023 KALIFONSKY BEACH INDUSTRIAL PARK
SUB LOT 6 BLK 4

2026 RECOMMENDED VALUE

LAND: $1,400
IMPROVEMENTS: 0
TOTAL: $1,400

ASSESSOR'S RECOMMENDATION

1. Subject property is valued uniformly and equitably with the parcels located within the same market area.

2. The Assessing Department reviewed all physical characteristics of the subject property to ensure all data was
accurately captured. Influences are applied correctly and uniformly to the subject property.

3. The Assessing Department uses standardized mass appraisal procedures and techniques to specify and calibrate
market models which are applied uniformly to value property within the borough. The modeled values are
statistically tested to ensure a level of accuracy and equity of assessment that meets the guidelines established by

the Alaska Association of Assessing Officers and the International Association of Assessing Officers, and in
compliance with Alaska State Statute.

BOARD ACTION

LAND: IMPROVEMENTS: TOTAL:
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KENAI PENINSULA BOROUGH
Assessing

Real Property Assessment Valuation Appeal
Subject Photos

KPB PARCEL ID: 05518031

055-180-31
4/18/2026 HW
| VIEw1

S

| p55-180-31
| a/18/2026 HW
VIEWZ
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KENAI PENINSULA BOROUGH 2026

ASSGSSi ng Real Property Assessment Valuation Appeal
Subject Photos

KPB PARCEL ID: 05518031

TEETAM Tue Apr 14

0S5-180-31

¢ Back Assessing Offline ==
471472026 HwW

GPS pocuracy 168N

PIN: 05512031

Aran GOT oe
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2026 LAND RATIO STUDY K-BEACH

Ratio Sum 21 Excluded
Mean 80.53%|Earliest Sale 2/6/2023 # of Sales 26
Median 82.91%|Lates Sale 8/1/2025 Total AV $ 999,900
Wtd Mean 76.38% Outlier Information Total SP $ 1,309,100
PRD 1.05 Range 1.5 Min 10.51%
CcoD 18.56%| Lower Limit 22.93% Max 111.75%
St. Dev 0.2115| Upper Limit 141.10% Min Sale $ 19,500
cov 26.27% Max Sale $ 160,000
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Mrk Area Sale Date

125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125

11/1/2024
9/12/2023
8/3/2023
2/5/2025
2/5/2025
8/1/2025
8/23/2024
12/11/2023
3/28/2023
7/9/2025
8/31/2023
9/27/2023
7/9/2024
1/24/2025
5/22/2024
11/17/2023
9/6/2024
8/7/2023
6/5/2024
6/28/2023
3/8/2023
2/6/2023
8/9/2024
8/1/2025
3/19/2024
7/15/2024

LRSN
15067
15086
94049
104607
104610
104612
104614
15654
15665
16080
16107
82684
90459
16888
16896
16897
16897
16948
17031
107804
108143
17978
17985
18278
37317
37317

PIN

05501151
05501170
05506029C005
05506029C051
05506029C054
05506029C074
05506029C076
05514029
05514041
05522140
05522205
05524107
05524119
05528237
05528245
05528246
05528246
05529065
05531047
05532072
05533135
05545019
05545026
05553009
13134081
13134081

2026 LAND RATIO STUDY

Total Acres
1.19
0.92
0.00
0.00
0.00
0.00
0.00
4.47

40.00
0.97
1.03
8.10
5.41
1.06
1.03
1.10
1.10
2.99
1.63
1.07
1.27
0.95
0.92
0.96
0.92
0.92

Year
2024
2023
2023
2025
2025
2025
2024
2023
2023
2025
2023
2023
2024
2025
2024
2023
2024
2023
2024
2023
2023
2023
2024
2025
2024
2024

Wrk Sh Val

RV RV RV R VR Vo R Vo Vo SR Vol Vo R Vo SR Vo Rk Vo R VR VR VSRR Vo R VR Vo Vo R Vo R Vo SR Vo SRR Vo SR Vo SR Vo SRR V)

94,500
82,100
30,700
28,700
28,700
25,400
26,100
16,900
8,200
26,700
25,900
68,500
69,600
16,600
21,800
28,000
28,000
178,800
29,500
12,200
26,700
26,500
19,600
30,600
24,800
24,800

Sale Price

145,000
140,000
35,300
29,900
29,900
32,000
25,000
27,000
78,000
39,300
33,500
75,000
118,100
20,000
32,000
35,000
37,600
160,000
35,000
20,000
25,000
32,000
19,500
35,000
25,000
25,000

LandType
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20

SaleCd
C

OO0 0000000000 NOONOOOOOONDO

RATIO
65.17%
58.64%
86.97%
95.99%
95.99%
79.38%

104.40%
62.59%
10.51%
67.94%
77.31%
91.33%
58.93%
83.00%
68.13%
80.00%
74.47%

111.75%
84.29%
61.00%

106.80%
82.81%

100.51%
87.43%
99.20%
99.20%
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APPEAL HISTORY FOR PARCEL 055-180-31

APPEAL YEAR: 2010
Appeal Type/Status

Appraiser Date Filed

INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
PKNIGHT 03/08/2010 1,000 1,000 0 0% Informal Adjustment
Summary:

APPEAL YEAR: 2022

Appeal Type/Status

Appraiser Date Filed

INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
BANDERSON 03/24/2022 1,400 0 1,400 0% Informal Adjustment
Summary: LAND ISSUES/ ROADS DEPT/ CCR'S

APP: REVIEWED. NO CHANGES WARRANTED.

APPEAL YEAR: 2024

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL BOE - Closed Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 04/02/2024 1,400 0 1,400 0%

Summary:

APPEAL YEAR: 2026

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL Open Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 03/27/2026 1,400 0 1,400 0%

Summary:
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Price per Acre Comparison

A very popular way to compare land values is to do a simple Price per Acre calculation. Simply
stated this is the assessed value divided by the acreage. This will work just fine if the properties
you are comparing are exactly the same size and have the exact same influences, otherwise you

are just comparing apples to oranges.

Below is a sample comparison of 2 parcels that have the same acreage, with different influences.

5.0 AC Base ' $ 50,000
Gravel Maint S -
ElecYes S -
Gas No $ (10,000)

View Limited S 12,000

Land Value S 52,000
Price/AC S 10,400

5.0 AC Base S 50,000
Paved S 5,000
ElecYes S -

Gas Yes S -

View Good S 25,000
Waterfront Pond | $§ 25,000
Land Value $105,000
Price/AC S 21,000

Below is a sample comparison of 2 parcels that have the same influences, with different acreages.

5.0 AC Base $ 50,000
Paved 'S 5,000
ElecYes S -
Gas Yes 'S -
View Good S 25,000

Waterfront Pon¢ $ 25,000

Land Value ' $105,000
Price/AC S 21,000

10.0 AC Base $ 70,000
Paved S 7,000
ElecYes S -

Gas Yes S -

View Good S 35,000
Waterfront Pond | $§ 35,000
Land Value S 147,000
Price/AC S 14,700
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Definitions

Assessment progressivity (regressivity). An appraisal bias such that higher value properties are
appraised higher (lower) than low-value properties. See also price-related differential.

Coefficient of dispersion (COD). The average deviation of a group of numbers from the median
expressed as a percentage of the median. In ratio studies, the average percentage deviation from the
median ratio. Acceptable range: Land under 30%, residential under 20%.

Coefficient of variation (COV). The standard deviation expressed as a percentage of the mean.
Acceptable range: 1.25 of the COD.

Mean: The result of adding all the values of a variable and dividing by the number of values. For example,
the arithmetic mean of 3, 5, and 10 is 18 divided by 3, or 6. Also called the arithmetic mean.

Median. The midpoint or middle value when a set of values is ranked in order of magnitude; if the
number of values is even, the midpoint or average of the two middle values. Acceptable range: 90% to
110%

Price-related differential (PRD). The mean divided by the weighted mean. The statistic has a slight bias
upward. Price-related differentials above 1.03 tend to indicate assessment regressivity; price-related
differentials below 0.98 tend to indicated assessment progressivity. Acceptable range: 0.98 to 1.03.

Progressivity. See assessment progressivity (regressivity)
Regressivity. See assessment progressivity (regressivity)

Standard deviation (St. Dev). The statistical calculated from a set of number by subtracting the mean
from each value and squaring the remainders, adding together these squares, dividing by the size of the
sample less one, and taking the square root of the result. When the data are normally distributed, one can
calculate the percentage of observations within any number of standard deviations of the mean from
normal probability table. When the data are not normally distributed, the standard deviation is less
meaningful and should be used with caution.

Weighted mean; weighted average (wtd mean). An average in which the observations are weighted
based on some criterion. In ratio studies, the weighted mean is a calculated by weighting the ratios based
on their sale prices. A shortcut method is to sum the appraisals or assessments, sum of the sales prices,
and divided the first result by the second. (International Association of Assessing Officers, 1990)

References

International Association of Assessing Officers. (1990). Property Appraisal and Assessment
Administration. Chicago: International Association of Assessing Officers.

8/19/2020
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Influence Definitions

View

¢ None: No view other than immediate
surroundings, could have a view if trees on
adjoining properties were removed.

e Limited: Less than 45° viewable unobstructed,
greater than 45° view angle with obstructions,
mountain top view, view from 2" story, able to
view beyond adjacent lots, overlooking an area
that would provide increased viewing
opportunities for wildlife (rule of thumb, distance
greater than football field).

e Good: 45°-90° view, unobstructed view, at least 1
feature, mountain, river, lake, inlet etc. Able to
view beyond adjacent lots. (River, Lake and Inlet
frontage property will always have at least a Good
or Excellent View)

e  Excellent: 90° or greater view, unobstructed, 2 or
more features.

Street Access

e Paved Access: Paved road & government
maintained.

e Gravel Maintained: Gravel road & maintained by
the borough or another organized entity.

e Gravel Unmaintained: Gravel road but is not
maintained by the borough (check Arcmap),
could be maintained by the subdivision, HOA or
private owner(s).

e Trail: No longer used. If can be driven to year
round, use gravel unmaintained, otherwise platted.

e  Platted: Road platted but not built.

e Limited/NA: Section line easement. No platted
access. To include water, beach only access.

Utilities

e Gas & Electric Yes/No: To be considered as
having gas & electric utilities must be at the
property, directly across the street from property
(not paved), or on the same side of the road and
1 lot away or less than 300 feet away. If street is
paved & influence is across the road, parcel to be
marked at not having service available.

e  Public/Community Water & Sewer: Service is
provided by municipality or by HOA. City lots are
presumed to have this service though certain
subdivision do not and need private well/septic
influence. If only 1 of the services is available,
mark Yes. Add well or septic if necessary for
service not available. If street is paved & influence
is across the road, parcel to be marked at not
having service available.

Water Front

e Ocean: Fronts on major body of Saltwater, Cook
Inlet, Kachemak Bay, Resurrection Bay.

e River: Fronts on a major navigable river, Kenai
River, Kasilof River.

e Lake: Fronts on major lake, big enough to get a
float plane on & off (approx. 3000') Mackey Lake,
Longmere Lake, Island Lake.

e Pond/Stream/Canal: Fronts on smaller body of
water, may be a fair size, but typically not able to
get float plane on/off. Arc Lake, Sport Lake, Echo
Lake. Not generally navigable by boat. Funny
River, Deep Creek, Anchor River, Swanson River.

e  Steep: Topography that is greater than usual
incline/decline, making access & building difficult.
At least 15 feet in elevation change and no less
than 45% average slope (4.5 feet vertical per 10
feet horizontal)

e Ravine: Ravine or swale, a long deep hollow in
the surface with wall height of at least 15 feet and
average slope of 500% (5 feet vertical per 1 foot
horizontal)

e  Other: Any additional topographical feature that
would have an influence on property, value.

Topo features not described in the form.

e  Wetlands: Water within 1 foot of the surface is
considered wetlands. A Typical indicator of
wetlands is scrubby black spruce.

Protective CCR's / HOA: Covenants, Conditions &
Restrictions for individual subdivisions, Homer Owners
Association. Check S Drive or Contact title company.

Airstrip: Private dirt/grass/gravel strip, off strip access.
Airstrip Improved: Gravel/ Paved, maintained, lights.

Agriculture Rights: Restrictions on property, limiting
use of property or portion of property to agriculture use.

Easement: Description of a typical easements. Such as
Overhead Power Line, Gas Line or other. Typical
easements would include utility easements for providing
utilities to local subdivision. Usually the front 10’-20" of
the property.

Other: Other features not mentioned in form, describe
in notes section.

Notes Section: Further description of influences or
describe influences not accounted for in input sheet.
Example, a Power Line easement running across property.
Private Boat launch for subdivision.

For any properties that are not typical and fall outside of these parameters, See land appraiser for final determination.
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AS 29.45.110. Full and True Value.

(a) The assessor shall assess property at its full and true value as of January 1 of the assessment year,

except as provided in this section, AS 29.45.060 , and 29.45.230. 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.

AS 29.45.130. Independent Investigation

(a)

(b)

(@]

The assessor is not bound to accept a return as correct. The assessor may make an independent
investigation of property returned or of taxable property on which no return has been filed. In either
case, the assessor may make the assessor's own valuation of the property subject to an ad valorem
tax and this valuation is prima facie evidence of the value of the property.

For investigation, the assessor or the assessor's agent may enter real property during reasonable
hours to examine visible personal property and the exterior of a dwelling or other structure on the
real property. The assessor or the assessor's agent may enter and examine the interior of a dwelling
or other structure or the personal property in it only (1) if the structure is under construction and not
yet occupied; (2) with the permission of a person in actual possession of the structure; or (3) in
accordance with a court order to compel the entry and inspection. The assessor or the assessor's
agent may examine all property records involved. A person shall, on request, furnish to the assessor
or the assessor's agent assistance for the investigation and permit the assessor or the assessor's
agent to enter a dwelling or other structure to examine the structure or personal property in it
during reasonable hours. The assessor may seek a court order to compel entry and production of
records needed for assessment purposes.

An assessor may examine a person on oath. On request, the person shall submit to examination at a
reasonable time and place selected by the assessor.

KPB 5.15.070. Board of equalization — Hearing procedure.

(h)

Access to property. If an appellant has refused or failed to provide the assessor, or designee, full
access to property or records related to assessment of the property, the appellant is precluded from
offering evidence on the issue or issues affected by that lack of access. Before a ruling is issued on
the admissibility of such evidence, the appellant shall be provided with a reasonable opportunity by
the presiding officer to present its case as to why this sanction should not be imposed, and the
assessor shall have a reasonable opportunity to respond.

MARKET VALUE

The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other precisely
revealed terms, for which the specified property rights should sell after reasonable exposure in an open and
competitive market under all condition's requisite to a fair sale, with the buyer and seller each acting
prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress. (Appraisal
of Real Estate 11th Edition - Appraisal Institute)
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BURDEN OF PROOF

The appellant has the burden of proving or providing any information to show that the assessed values are
excessive, improper or unequal. The assessor is accorded broad discretion in deciding among the recognized
valuation methods. The assessor’s choice of one recognized method of valuation overanother is simply the
exercise of a discretion committed to the assessor by law.

*A borough has discretion to appraise, by whatever recognized method of valuation it chooses, so long as there is
no fraud or clear adoption of a fundamentally wrong principle of valuation. Hoblit vs. Greater Anchorage Area
Borough, Sup. Ct. Op. No. 636 (File No. 1214), 473 P.2d 630 (Alaska 1970).

The assessing department is concerned not only with market value, but also with equity of assessment,
which means: making sure that every property is assessed at the same level as all others with respect to
market value. For this reason, the assessor uses a broad scope in its approach to value, using overall
trends to value all properties in a given market area. In contrast, a private appraisal is only concerned
with estimating the value of a single property.

PRICE PAID AVG 1,200 SQFT HOME IN KENAI

$300,000 140.0%
$267,000
. 130.0%
$250,000 $242,500 1124.7%
$225,000
120.0%
$200,000 TEYT oo
i 100.0% R s
: & Z
& $150,000 N\ 100.0% &
n , - ‘ 0%
w w
- -
& ' &
00 DO > D0 90.0%
$100,000
84.3% 80.0%
$50,000
70.0%
5 60.0%
1 2 3 4 5
mmm SALES PRICE $242,500 $199,000 $267,000 $225,000 $180,500
= ASSESSED $225,000 $225,000 $225,000 $225,000 $225,000
—8-RATIO 92.8% 113.1% 84.3% 100.0% 124.7%
~@~MEDIAN 100% 100% 100% 100% 100%
PROPERTIES

i SALES PRICE  mmmm ASSESSED =@=RATIO =@=MEDIAN
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KENAI PENINSULA BOROUGH
Assessin g Real Property Assessment Valuation Appeal
Analysis and Recommendation

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518032
REPRESENTATIVE: DAVID YRAGUI

TOTAL ACREAGE: 0.96

PHYSICAL ADDRESS(ES) / LOCATION: 50604 EQUESTRIAN AVE
KALIFORNSKY

LEGAL DESCRIPTION:

T5N R 1T1W SEC 29 SEWARD MERIDIAN KN 0730023 KALIFONSKY BEACH
INDUSTRIAL PARK SUB LOT 5 BLK 4

2026 NOTICED VALUES
RAW LAND $1,400.00
TOTAL IMPROVEMENTS: N/A
ASSESSED VALUE TOTAL: $1,400.00
EXEMPTIONS: N/A

The Kenai Peninsula Borough (KPB) Assessing Department uses a Market Adjusted Cost Approach to value residential
structures for assessment purposes. This Cost Approach is derived from the property description, quality, size, and
features, and is based upon replacement cost of new, less deprecation (RCN-D). That value is then adjusted by a
statistically tested market adjustment.

According to Property Assessment Valuation, the first step in developing a cost approach is to estimate the land value
at its highest and best use. KPB does this by reviewing, analyzing, and statistically testing reported land sales in a
given market area. That updated land value is then combined with the value of all improvements; the sum of the two
(s the assessed value. This application is in accordance with Alaska State Statute AS 29.45.110.

ADMINISTRATIVE SUMMARY

Subject property is a 0.96-acre parcel in the K-Beach market area (#125). Land influences are platted access, limited
view, no electric or gas utility. Currently all 0.96 acres are being classified as remaining land type. Highest and best
use of the parcel is residential. Subject property was inspected on 04/14/26, by Appraiser Windsor. After the
inspection and review, no changes were made to the file.

Land K Beach Market 125

« 26 sales in last 3 years with a median ratio for 82.91%

+ COD: 18.56

* PRD: 1.05
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APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518032
REPRESENTATIVE: DAVID YRAGUI

PROPERTY DETAILS
LAND DETAILS

See definitions section of packet

- View Limited
- Platted

- ElecNo

- WETLANDS
- GasNo

PROPERTY RECORD CARD(s)

IMPROVEMENT TYPE
BUILDING TYPE
YEAR BUILT

TOTAL SQ. FT

ASG00181



KENAI PENINSULA BOROUGH

Assessing Real Property Assessment Valuation Appeal
Reconciliation and Final Value Conclusion

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05518032
REPRESENTATIVE: DAVID YRAGUI

LEGAL DESCRIPTION: T 5N R 11W SEC 29 SEWARD MERIDIAN KN 0730023 KALIFONSKY BEACH INDUSTRIAL PARK
SUB LOT 5 BLK 4

2026 RECOMMENDED VALUE

LAND: $1,400
IMPROVEMENTS: 0
TOTAL: $1,400

ASSESSOR'S RECOMMENDATION

1. Subject property is valued uniformly and equitably with the parcels located within the same market area.

2. The Assessing Department reviewed all physical characteristics of the subject property to ensure all data was
accurately captured. Influences are applied correctly and uniformly to the subject property.

3. The Assessing Department uses standardized mass appraisal procedures and techniques to specify and calibrate
market models which are applied uniformly to value property within the borough. The modeled values are
statistically tested to ensure a level of accuracy and equity of assessment that meets the guidelines established by

the Alaska Association of Assessing Officers and the International Association of Assessing Officers, and in
compliance with Alaska State Statute.

BOARD ACTION

LAND: IMPROVEMENTS: TOTAL:

ASG00182
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KENAI PENINSULA BOROUGH
Assessing

Real Property Assessment Valuation Appeal
Subject Photos

KPB PARCEL ID: 05518032

0S5-180-32
4/14/2026 HW
VIEW1

(¥

| o55-180-32
4/18/2026 HW
VIEWZ
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KENAI PENINSULA BOROUGH

2026
Assessi ng Real Property Assessment Valuation Appeal
Subject Photos
KPB PARCEL ID: 05518032
TEEEAM Tue Apr 14 o o G BRSNS
€ Back

1o 055-180-32 |
47142026 HW
GRS sccurpcy 186 N

i r - ¥ g
e T

Fing i
{ . 1 ': # "

PIN: 05518032
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2026 LAND RATIO STUDY K-BEACH

Ratio Sum 21 Excluded
Mean 80.53%|Earliest Sale 2/6/2023 # of Sales 26
Median 82.91%|Lates Sale 8/1/2025 Total AV $ 999,900
Wtd Mean 76.38% Outlier Information Total SP $ 1,309,100
PRD 1.05 Range 1.5 Min 10.51%
CcoD 18.56%| Lower Limit 22.93% Max 111.75%
St. Dev 0.2115| Upper Limit 141.10% Min Sale $ 19,500
cov 26.27% Max Sale $ 160,000
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Mrk Area Sale Date

125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125

11/1/2024
9/12/2023
8/3/2023
2/5/2025
2/5/2025
8/1/2025
8/23/2024
12/11/2023
3/28/2023
7/9/2025
8/31/2023
9/27/2023
7/9/2024
1/24/2025
5/22/2024
11/17/2023
9/6/2024
8/7/2023
6/5/2024
6/28/2023
3/8/2023
2/6/2023
8/9/2024
8/1/2025
3/19/2024
7/15/2024

LRSN
15067
15086
94049
104607
104610
104612
104614
15654
15665
16080
16107
82684
90459
16888
16896
16897
16897
16948
17031
107804
108143
17978
17985
18278
37317
37317

PIN

05501151
05501170
05506029C005
05506029C051
05506029C054
05506029C074
05506029C076
05514029
05514041
05522140
05522205
05524107
05524119
05528237
05528245
05528246
05528246
05529065
05531047
05532072
05533135
05545019
05545026
05553009
13134081
13134081

2026 LAND RATIO STUDY

Total Acres
1.19
0.92
0.00
0.00
0.00
0.00
0.00
4.47

40.00
0.97
1.03
8.10
5.41
1.06
1.03
1.10
1.10
2.99
1.63
1.07
1.27
0.95
0.92
0.96
0.92
0.92

Year
2024
2023
2023
2025
2025
2025
2024
2023
2023
2025
2023
2023
2024
2025
2024
2023
2024
2023
2024
2023
2023
2023
2024
2025
2024
2024

Wrk Sh Val

RV RV RV R VR Vo R Vo Vo SR Vol Vo R Vo SR Vo Rk Vo R VR VR VSRR Vo R VR Vo Vo R Vo R Vo SR Vo SRR Vo SR Vo SR Vo SRR V)

94,500
82,100
30,700
28,700
28,700
25,400
26,100
16,900
8,200
26,700
25,900
68,500
69,600
16,600
21,800
28,000
28,000
178,800
29,500
12,200
26,700
26,500
19,600
30,600
24,800
24,800

Sale Price

145,000
140,000
35,300
29,900
29,900
32,000
25,000
27,000
78,000
39,300
33,500
75,000
118,100
20,000
32,000
35,000
37,600
160,000
35,000
20,000
25,000
32,000
19,500
35,000
25,000
25,000

LandType
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20

SaleCd
C

OO0 0000000000 NOONOOOOOONDO

RATIO
65.17%
58.64%
86.97%
95.99%
95.99%
79.38%

104.40%
62.59%
10.51%
67.94%
77.31%
91.33%
58.93%
83.00%
68.13%
80.00%
74.47%

111.75%
84.29%
61.00%

106.80%
82.81%

100.51%
87.43%
99.20%
99.20%

ASGO00195
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APPEAL HISTORY FOR PARCEL 055-180-32

APPEAL YEAR: 2010
Appeal Type/Status

Appraiser Date Filed

INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
PKNIGHT 03/08/2010 1,000 1,000 0 0% Informal Adjustment
Summary:

APPEAL YEAR: 2022

Appeal Type/Status

Appraiser Date Filed

INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
BANDERSON 03/24/2022 1,400 0 1,400 0% Informal Adjustment
Summary: LAND ISSUE/ROADS DEPT/CCR'S

APP: REVIEWED. NO CHANGE WARRENTED.

APPEAL YEAR: 2024

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL BOE - Closed Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 04/02/2024 1,400 0 1,400 0%

Summary:

APPEAL YEAR: 2026

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL Open Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 03/27/2026 1,400 0 1,400 0%

Summary:

ASG00197



Price per Acre Comparison

A very popular way to compare land values is to do a simple Price per Acre calculation. Simply
stated this is the assessed value divided by the acreage. This will work just fine if the properties
you are comparing are exactly the same size and have the exact same influences, otherwise you

are just comparing apples to oranges.

Below is a sample comparison of 2 parcels that have the same acreage, with different influences.

5.0 AC Base ' $ 50,000
Gravel Maint S -
ElecYes S -
Gas No $ (10,000)

View Limited S 12,000

Land Value S 52,000
Price/AC S 10,400

5.0 AC Base S 50,000
Paved S 5,000
ElecYes S -

Gas Yes S -

View Good S 25,000
Waterfront Pond | $§ 25,000
Land Value $105,000
Price/AC S 21,000

Below is a sample comparison of 2 parcels that have the same influences, with different acreages.

5.0 AC Base $ 50,000
Paved 'S 5,000
ElecYes S -
Gas Yes 'S -
View Good S 25,000

Waterfront Pon¢ $ 25,000

Land Value ' $105,000
Price/AC S 21,000

10.0 AC Base $ 70,000
Paved S 7,000
ElecYes S -

Gas Yes S -

View Good S 35,000
Waterfront Pond | $§ 35,000
Land Value S 147,000
Price/AC S 14,700

ASG00198



Definitions

Assessment progressivity (regressivity). An appraisal bias such that higher value properties are
appraised higher (lower) than low-value properties. See also price-related differential.

Coefficient of dispersion (COD). The average deviation of a group of numbers from the median
expressed as a percentage of the median. In ratio studies, the average percentage deviation from the
median ratio. Acceptable range: Land under 30%, residential under 20%.

Coefficient of variation (COV). The standard deviation expressed as a percentage of the mean.
Acceptable range: 1.25 of the COD.

Mean: The result of adding all the values of a variable and dividing by the number of values. For example,
the arithmetic mean of 3, 5, and 10 is 18 divided by 3, or 6. Also called the arithmetic mean.

Median. The midpoint or middle value when a set of values is ranked in order of magnitude; if the
number of values is even, the midpoint or average of the two middle values. Acceptable range: 90% to
110%

Price-related differential (PRD). The mean divided by the weighted mean. The statistic has a slight bias
upward. Price-related differentials above 1.03 tend to indicate assessment regressivity; price-related
differentials below 0.98 tend to indicated assessment progressivity. Acceptable range: 0.98 to 1.03.

Progressivity. See assessment progressivity (regressivity)
Regressivity. See assessment progressivity (regressivity)

Standard deviation (St. Dev). The statistical calculated from a set of number by subtracting the mean
from each value and squaring the remainders, adding together these squares, dividing by the size of the
sample less one, and taking the square root of the result. When the data are normally distributed, one can
calculate the percentage of observations within any number of standard deviations of the mean from
normal probability table. When the data are not normally distributed, the standard deviation is less
meaningful and should be used with caution.

Weighted mean; weighted average (wtd mean). An average in which the observations are weighted
based on some criterion. In ratio studies, the weighted mean is a calculated by weighting the ratios based
on their sale prices. A shortcut method is to sum the appraisals or assessments, sum of the sales prices,
and divided the first result by the second. (International Association of Assessing Officers, 1990)

References

International Association of Assessing Officers. (1990). Property Appraisal and Assessment
Administration. Chicago: International Association of Assessing Officers.

8/19/2020
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Influence Definitions

View

¢ None: No view other than immediate
surroundings, could have a view if trees on
adjoining properties were removed.

e Limited: Less than 45° viewable unobstructed,
greater than 45° view angle with obstructions,
mountain top view, view from 2" story, able to
view beyond adjacent lots, overlooking an area
that would provide increased viewing
opportunities for wildlife (rule of thumb, distance
greater than football field).

e Good: 45°-90° view, unobstructed view, at least 1
feature, mountain, river, lake, inlet etc. Able to
view beyond adjacent lots. (River, Lake and Inlet
frontage property will always have at least a Good
or Excellent View)

e  Excellent: 90° or greater view, unobstructed, 2 or
more features.

Street Access

e Paved Access: Paved road & government
maintained.

e Gravel Maintained: Gravel road & maintained by
the borough or another organized entity.

e Gravel Unmaintained: Gravel road but is not
maintained by the borough (check Arcmap),
could be maintained by the subdivision, HOA or
private owner(s).

e Trail: No longer used. If can be driven to year
round, use gravel unmaintained, otherwise platted.

e  Platted: Road platted but not built.

e Limited/NA: Section line easement. No platted
access. To include water, beach only access.

Utilities

e Gas & Electric Yes/No: To be considered as
having gas & electric utilities must be at the
property, directly across the street from property
(not paved), or on the same side of the road and
1 lot away or less than 300 feet away. If street is
paved & influence is across the road, parcel to be
marked at not having service available.

e  Public/Community Water & Sewer: Service is
provided by municipality or by HOA. City lots are
presumed to have this service though certain
subdivision do not and need private well/septic
influence. If only 1 of the services is available,
mark Yes. Add well or septic if necessary for
service not available. If street is paved & influence
is across the road, parcel to be marked at not
having service available.

Water Front

e Ocean: Fronts on major body of Saltwater, Cook
Inlet, Kachemak Bay, Resurrection Bay.

e River: Fronts on a major navigable river, Kenai
River, Kasilof River.

e Lake: Fronts on major lake, big enough to get a
float plane on & off (approx. 3000') Mackey Lake,
Longmere Lake, Island Lake.

e Pond/Stream/Canal: Fronts on smaller body of
water, may be a fair size, but typically not able to
get float plane on/off. Arc Lake, Sport Lake, Echo
Lake. Not generally navigable by boat. Funny
River, Deep Creek, Anchor River, Swanson River.

e  Steep: Topography that is greater than usual
incline/decline, making access & building difficult.
At least 15 feet in elevation change and no less
than 45% average slope (4.5 feet vertical per 10
feet horizontal)

e Ravine: Ravine or swale, a long deep hollow in
the surface with wall height of at least 15 feet and
average slope of 500% (5 feet vertical per 1 foot
horizontal)

e  Other: Any additional topographical feature that
would have an influence on property, value.

Topo features not described in the form.

e  Wetlands: Water within 1 foot of the surface is
considered wetlands. A Typical indicator of
wetlands is scrubby black spruce.

Protective CCR's / HOA: Covenants, Conditions &
Restrictions for individual subdivisions, Homer Owners
Association. Check S Drive or Contact title company.

Airstrip: Private dirt/grass/gravel strip, off strip access.
Airstrip Improved: Gravel/ Paved, maintained, lights.

Agriculture Rights: Restrictions on property, limiting
use of property or portion of property to agriculture use.

Easement: Description of a typical easements. Such as
Overhead Power Line, Gas Line or other. Typical
easements would include utility easements for providing
utilities to local subdivision. Usually the front 10’-20" of
the property.

Other: Other features not mentioned in form, describe
in notes section.

Notes Section: Further description of influences or
describe influences not accounted for in input sheet.
Example, a Power Line easement running across property.
Private Boat launch for subdivision.

For any properties that are not typical and fall outside of these parameters, See land appraiser for final determination.
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AS 29.45.110. Full and True Value.

(a) The assessor shall assess property at its full and true value as of January 1 of the assessment year,

except as provided in this section, AS 29.45.060 , and 29.45.230. 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.

AS 29.45.130. Independent Investigation

(a)

(b)

(@]

The assessor is not bound to accept a return as correct. The assessor may make an independent
investigation of property returned or of taxable property on which no return has been filed. In either
case, the assessor may make the assessor's own valuation of the property subject to an ad valorem
tax and this valuation is prima facie evidence of the value of the property.

For investigation, the assessor or the assessor's agent may enter real property during reasonable
hours to examine visible personal property and the exterior of a dwelling or other structure on the
real property. The assessor or the assessor's agent may enter and examine the interior of a dwelling
or other structure or the personal property in it only (1) if the structure is under construction and not
yet occupied; (2) with the permission of a person in actual possession of the structure; or (3) in
accordance with a court order to compel the entry and inspection. The assessor or the assessor's
agent may examine all property records involved. A person shall, on request, furnish to the assessor
or the assessor's agent assistance for the investigation and permit the assessor or the assessor's
agent to enter a dwelling or other structure to examine the structure or personal property in it
during reasonable hours. The assessor may seek a court order to compel entry and production of
records needed for assessment purposes.

An assessor may examine a person on oath. On request, the person shall submit to examination at a
reasonable time and place selected by the assessor.

KPB 5.15.070. Board of equalization — Hearing procedure.

(h)

Access to property. If an appellant has refused or failed to provide the assessor, or designee, full
access to property or records related to assessment of the property, the appellant is precluded from
offering evidence on the issue or issues affected by that lack of access. Before a ruling is issued on
the admissibility of such evidence, the appellant shall be provided with a reasonable opportunity by
the presiding officer to present its case as to why this sanction should not be imposed, and the
assessor shall have a reasonable opportunity to respond.

MARKET VALUE

The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other precisely
revealed terms, for which the specified property rights should sell after reasonable exposure in an open and
competitive market under all condition's requisite to a fair sale, with the buyer and seller each acting
prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress. (Appraisal
of Real Estate 11th Edition - Appraisal Institute)
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BURDEN OF PROOF

The appellant has the burden of proving or providing any information to show that the assessed values are
excessive, improper or unequal. The assessor is accorded broad discretion in deciding among the recognized
valuation methods. The assessor’s choice of one recognized method of valuation overanother is simply the
exercise of a discretion committed to the assessor by law.

*A borough has discretion to appraise, by whatever recognized method of valuation it chooses, so long as there is
no fraud or clear adoption of a fundamentally wrong principle of valuation. Hoblit vs. Greater Anchorage Area
Borough, Sup. Ct. Op. No. 636 (File No. 1214), 473 P.2d 630 (Alaska 1970).

The assessing department is concerned not only with market value, but also with equity of assessment,
which means: making sure that every property is assessed at the same level as all others with respect to
market value. For this reason, the assessor uses a broad scope in its approach to value, using overall
trends to value all properties in a given market area. In contrast, a private appraisal is only concerned
with estimating the value of a single property.

PRICE PAID AVG 1,200 SQFT HOME IN KENAI

$300,000 140.0%
$267,000
. 130.0%
$250,000 $242,500 1124.7%
$225,000
120.0%
$200,000 TEYT oo
i 100.0% R s
: & Z
& $150,000 N\ 100.0% &
n , - ‘ 0%
w w
- -
& ' &
00 DO > D0 90.0%
$100,000
84.3% 80.0%
$50,000
70.0%
5 60.0%
1 2 3 4 5
mmm SALES PRICE $242,500 $199,000 $267,000 $225,000 $180,500
= ASSESSED $225,000 $225,000 $225,000 $225,000 $225,000
—8-RATIO 92.8% 113.1% 84.3% 100.0% 124.7%
~@~MEDIAN 100% 100% 100% 100% 100%
PROPERTIES
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KENAI PENINSULA BOROUGH
Assessin g Real Property Assessment Valuation Appeal
Analysis and Recommendation

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05519005
REPRESENTATIVE: DAVID YRAGUI

TOTAL ACREAGE: 0.97

PHYSICAL ADDRESS(ES) / LOCATION: 50644 YRAGUI AVE
KALIFORNSKY

LEGAL DESCRIPTION:

T5N R 1T1W SEC 29 SEWARD MERIDIAN KN 0730023 KALIFONSKY BEACH
INDUSTRIAL PARK SUB LOT 8 BLK 5

2026 NOTICED VALUES
RAW LAND $1,400.00
TOTAL IMPROVEMENTS: N/A
ASSESSED VALUE TOTAL: $1,400.00
EXEMPTIONS: N/A

The Kenai Peninsula Borough (KPB) Assessing Department uses a Market Adjusted Cost Approach to value residential
structures for assessment purposes. This Cost Approach is derived from the property description, quality, size, and
features, and is based upon replacement cost of new, less deprecation (RCN-D). That value is then adjusted by a
statistically tested market adjustment.

According to Property Assessment Valuation, the first step in developing a cost approach is to estimate the land value
at its highest and best use. KPB does this by reviewing, analyzing, and statistically testing reported land sales in a
given market area. That updated land value is then combined with the value of all improvements; the sum of the two
(s the assessed value. This application is in accordance with Alaska State Statute AS 29.45.110.

ADMINISTRATIVE SUMMARY

Subject property is a 0.97-acre parcel in the K-Beach market area (#125). Land influences are platted access, limited
view, no electric or gas utility. Currently all 0.97 acres are being classified as remaining land type. Highest and best
use of the parcel is residential. Subject property was inspected on 04/21/26, by appraiser staff. After the inspection
and review, no changes were made to the file.

Land K Beach Market 125

« 26 sales in last 3 years with a median ratio for 82.91%

+ COD: 18.56

* PRD: 1.05
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APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05519005
REPRESENTATIVE: DAVID YRAGUI

PROPERTY DETAILS
LAND DETAILS

See definitions section of packet

- View Limited
- Platted

- ElecNo

- WETLANDS
- GasNo

PROPERTY RECORD CARD(s)

IMPROVEMENT TYPE
BUILDING TYPE
YEAR BUILT

TOTAL SQ. FT
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KENAI PENINSULA BOROUGH

Assessing Real Property Assessment Valuation Appeal
Reconciliation and Final Value Conclusion

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05519005
REPRESENTATIVE: DAVID YRAGUI

LEGAL DESCRIPTION: T 5N R 11W SEC 29 SEWARD MERIDIAN KN 0730023 KALIFONSKY BEACH INDUSTRIAL PARK
SUB LOT 8 BLK 5

2026 RECOMMENDED VALUE

LAND: $1,400
IMPROVEMENTS: 0
TOTAL: $1,400

ASSESSOR'S RECOMMENDATION

1. Subject property is valued uniformly and equitably with the parcels located within the same market area.

2. The Assessing Department reviewed all physical characteristics of the subject property to ensure all data was
accurately captured. Influences are applied correctly and uniformly to the subject property.

3. The Assessing Department uses standardized mass appraisal procedures and techniques to specify and calibrate
market models which are applied uniformly to value property within the borough. The modeled values are
statistically tested to ensure a level of accuracy and equity of assessment that meets the guidelines established by

the Alaska Association of Assessing Officers and the International Association of Assessing Officers, and in
compliance with Alaska State Statute.

BOARD ACTION

LAND: IMPROVEMENTS: TOTAL:
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KENAI PENINSULA BOROUGH
ASSGSSI ng Real Property Assessment Valuation Appeal

Subject Photos

KPB PARCEL ID: 05519005

055-190-05
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| vIEW1

T2ZPM Tue Apr 21
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2026 LAND RATIO STUDY K-BEACH

Ratio Sum 21 Excluded
Mean 80.53%|Earliest Sale 2/6/2023 # of Sales 26
Median 82.91%|Lates Sale 8/1/2025 Total AV $ 999,900
Wtd Mean 76.38% Outlier Information Total SP $ 1,309,100
PRD 1.05 Range 1.5 Min 10.51%
CcoD 18.56%| Lower Limit 22.93% Max 111.75%
St. Dev 0.2115| Upper Limit 141.10% Min Sale $ 19,500
cov 26.27% Max Sale $ 160,000
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Mrk Area Sale Date

125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125

11/1/2024
9/12/2023
8/3/2023
2/5/2025
2/5/2025
8/1/2025
8/23/2024
12/11/2023
3/28/2023
7/9/2025
8/31/2023
9/27/2023
7/9/2024
1/24/2025
5/22/2024
11/17/2023
9/6/2024
8/7/2023
6/5/2024
6/28/2023
3/8/2023
2/6/2023
8/9/2024
8/1/2025
3/19/2024
7/15/2024

LRSN
15067
15086
94049
104607
104610
104612
104614
15654
15665
16080
16107
82684
90459
16888
16896
16897
16897
16948
17031
107804
108143
17978
17985
18278
37317
37317

PIN

05501151
05501170
05506029C005
05506029C051
05506029C054
05506029C074
05506029C076
05514029
05514041
05522140
05522205
05524107
05524119
05528237
05528245
05528246
05528246
05529065
05531047
05532072
05533135
05545019
05545026
05553009
13134081
13134081

2026 LAND RATIO STUDY

Total Acres
1.19
0.92
0.00
0.00
0.00
0.00
0.00
4.47

40.00
0.97
1.03
8.10
5.41
1.06
1.03
1.10
1.10
2.99
1.63
1.07
1.27
0.95
0.92
0.96
0.92
0.92

Year
2024
2023
2023
2025
2025
2025
2024
2023
2023
2025
2023
2023
2024
2025
2024
2023
2024
2023
2024
2023
2023
2023
2024
2025
2024
2024

Wrk Sh Val

RV RV RV R VR Vo R Vo Vo SR Vol Vo R Vo SR Vo Rk Vo R VR VR VSRR Vo R VR Vo Vo R Vo R Vo SR Vo SRR Vo SR Vo SR Vo SRR V)

94,500
82,100
30,700
28,700
28,700
25,400
26,100
16,900
8,200
26,700
25,900
68,500
69,600
16,600
21,800
28,000
28,000
178,800
29,500
12,200
26,700
26,500
19,600
30,600
24,800
24,800

Sale Price

145,000
140,000
35,300
29,900
29,900
32,000
25,000
27,000
78,000
39,300
33,500
75,000
118,100
20,000
32,000
35,000
37,600
160,000
35,000
20,000
25,000
32,000
19,500
35,000
25,000
25,000

LandType
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20

SaleCd
C

OO0 0000000000 NOONOOOOOONDO

RATIO
65.17%
58.64%
86.97%
95.99%
95.99%
79.38%

104.40%
62.59%
10.51%
67.94%
77.31%
91.33%
58.93%
83.00%
68.13%
80.00%
74.47%

111.75%
84.29%
61.00%

106.80%
82.81%

100.51%
87.43%
99.20%
99.20%
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APPEAL HISTORY FOR PARCEL 055-190-05

APPEAL YEAR: 2010
Appeal Type/Status

Appraiser Date Filed

INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
PKNIGHT 03/08/2010 1,000 1,000 0 0% Informal Adjustment
Summary:

APPEAL YEAR: 2022

Appeal Type/Status

Appraiser Date Filed

INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
BANDERSON 03/24/2022 1,400 0 1,400 0% Informal Adjustment
Summary: LAND ISSUE/ROADS DEPT/CCR'S

APP: REVIEWED. NO CHANGE WARRENTED.

APPEAL YEAR: 2024

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL BOE - Closed Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 04/02/2024 1,400 0 1,400 0%

Summary:

APPEAL YEAR: 2026

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL Open Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 03/27/2026 1,400 0 1,400 0%

Summary:
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Price per Acre Comparison

A very popular way to compare land values is to do a simple Price per Acre calculation. Simply
stated this is the assessed value divided by the acreage. This will work just fine if the properties
you are comparing are exactly the same size and have the exact same influences, otherwise you

are just comparing apples to oranges.

Below is a sample comparison of 2 parcels that have the same acreage, with different influences.

5.0 AC Base ' $ 50,000
Gravel Maint S -
ElecYes S -
Gas No $ (10,000)

View Limited S 12,000

Land Value S 52,000
Price/AC S 10,400

5.0 AC Base S 50,000
Paved S 5,000
ElecYes S -

Gas Yes S -

View Good S 25,000
Waterfront Pond | $§ 25,000
Land Value $105,000
Price/AC S 21,000

Below is a sample comparison of 2 parcels that have the same influences, with different acreages.

5.0 AC Base $ 50,000
Paved 'S 5,000
ElecYes S -
Gas Yes 'S -
View Good S 25,000

Waterfront Pon¢ $ 25,000

Land Value ' $105,000
Price/AC S 21,000

10.0 AC Base $ 70,000
Paved S 7,000
ElecYes S -

Gas Yes S -

View Good S 35,000
Waterfront Pond | $§ 35,000
Land Value S 147,000
Price/AC S 14,700
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Definitions

Assessment progressivity (regressivity). An appraisal bias such that higher value properties are
appraised higher (lower) than low-value properties. See also price-related differential.

Coefficient of dispersion (COD). The average deviation of a group of numbers from the median
expressed as a percentage of the median. In ratio studies, the average percentage deviation from the
median ratio. Acceptable range: Land under 30%, residential under 20%.

Coefficient of variation (COV). The standard deviation expressed as a percentage of the mean.
Acceptable range: 1.25 of the COD.

Mean: The result of adding all the values of a variable and dividing by the number of values. For example,
the arithmetic mean of 3, 5, and 10 is 18 divided by 3, or 6. Also called the arithmetic mean.

Median. The midpoint or middle value when a set of values is ranked in order of magnitude; if the
number of values is even, the midpoint or average of the two middle values. Acceptable range: 90% to
110%

Price-related differential (PRD). The mean divided by the weighted mean. The statistic has a slight bias
upward. Price-related differentials above 1.03 tend to indicate assessment regressivity; price-related
differentials below 0.98 tend to indicated assessment progressivity. Acceptable range: 0.98 to 1.03.

Progressivity. See assessment progressivity (regressivity)
Regressivity. See assessment progressivity (regressivity)

Standard deviation (St. Dev). The statistical calculated from a set of number by subtracting the mean
from each value and squaring the remainders, adding together these squares, dividing by the size of the
sample less one, and taking the square root of the result. When the data are normally distributed, one can
calculate the percentage of observations within any number of standard deviations of the mean from
normal probability table. When the data are not normally distributed, the standard deviation is less
meaningful and should be used with caution.

Weighted mean; weighted average (wtd mean). An average in which the observations are weighted
based on some criterion. In ratio studies, the weighted mean is a calculated by weighting the ratios based
on their sale prices. A shortcut method is to sum the appraisals or assessments, sum of the sales prices,
and divided the first result by the second. (International Association of Assessing Officers, 1990)

References

International Association of Assessing Officers. (1990). Property Appraisal and Assessment
Administration. Chicago: International Association of Assessing Officers.

8/19/2020
ASG00221



Influence Definitions

View

¢ None: No view other than immediate
surroundings, could have a view if trees on
adjoining properties were removed.

e Limited: Less than 45° viewable unobstructed,
greater than 45° view angle with obstructions,
mountain top view, view from 2" story, able to
view beyond adjacent lots, overlooking an area
that would provide increased viewing
opportunities for wildlife (rule of thumb, distance
greater than football field).

e Good: 45°-90° view, unobstructed view, at least 1
feature, mountain, river, lake, inlet etc. Able to
view beyond adjacent lots. (River, Lake and Inlet
frontage property will always have at least a Good
or Excellent View)

e  Excellent: 90° or greater view, unobstructed, 2 or
more features.

Street Access

e Paved Access: Paved road & government
maintained.

e Gravel Maintained: Gravel road & maintained by
the borough or another organized entity.

e Gravel Unmaintained: Gravel road but is not
maintained by the borough (check Arcmap),
could be maintained by the subdivision, HOA or
private owner(s).

e Trail: No longer used. If can be driven to year
round, use gravel unmaintained, otherwise platted.

e  Platted: Road platted but not built.

e Limited/NA: Section line easement. No platted
access. To include water, beach only access.

Utilities

e Gas & Electric Yes/No: To be considered as
having gas & electric utilities must be at the
property, directly across the street from property
(not paved), or on the same side of the road and
1 lot away or less than 300 feet away. If street is
paved & influence is across the road, parcel to be
marked at not having service available.

e  Public/Community Water & Sewer: Service is
provided by municipality or by HOA. City lots are
presumed to have this service though certain
subdivision do not and need private well/septic
influence. If only 1 of the services is available,
mark Yes. Add well or septic if necessary for
service not available. If street is paved & influence
is across the road, parcel to be marked at not
having service available.

Water Front

e Ocean: Fronts on major body of Saltwater, Cook
Inlet, Kachemak Bay, Resurrection Bay.

e River: Fronts on a major navigable river, Kenai
River, Kasilof River.

e Lake: Fronts on major lake, big enough to get a
float plane on & off (approx. 3000') Mackey Lake,
Longmere Lake, Island Lake.

e Pond/Stream/Canal: Fronts on smaller body of
water, may be a fair size, but typically not able to
get float plane on/off. Arc Lake, Sport Lake, Echo
Lake. Not generally navigable by boat. Funny
River, Deep Creek, Anchor River, Swanson River.

e  Steep: Topography that is greater than usual
incline/decline, making access & building difficult.
At least 15 feet in elevation change and no less
than 45% average slope (4.5 feet vertical per 10
feet horizontal)

e Ravine: Ravine or swale, a long deep hollow in
the surface with wall height of at least 15 feet and
average slope of 500% (5 feet vertical per 1 foot
horizontal)

e  Other: Any additional topographical feature that
would have an influence on property, value.

Topo features not described in the form.

e  Wetlands: Water within 1 foot of the surface is
considered wetlands. A Typical indicator of
wetlands is scrubby black spruce.

Protective CCR's / HOA: Covenants, Conditions &
Restrictions for individual subdivisions, Homer Owners
Association. Check S Drive or Contact title company.

Airstrip: Private dirt/grass/gravel strip, off strip access.
Airstrip Improved: Gravel/ Paved, maintained, lights.

Agriculture Rights: Restrictions on property, limiting
use of property or portion of property to agriculture use.

Easement: Description of a typical easements. Such as
Overhead Power Line, Gas Line or other. Typical
easements would include utility easements for providing
utilities to local subdivision. Usually the front 10’-20" of
the property.

Other: Other features not mentioned in form, describe
in notes section.

Notes Section: Further description of influences or
describe influences not accounted for in input sheet.
Example, a Power Line easement running across property.
Private Boat launch for subdivision.

For any properties that are not typical and fall outside of these parameters, See land appraiser for final determination.
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AS 29.45.110. Full and True Value.

(a) The assessor shall assess property at its full and true value as of January 1 of the assessment year,

except as provided in this section, AS 29.45.060 , and 29.45.230. 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.

AS 29.45.130. Independent Investigation

(a)

(b)

(@]

The assessor is not bound to accept a return as correct. The assessor may make an independent
investigation of property returned or of taxable property on which no return has been filed. In either
case, the assessor may make the assessor's own valuation of the property subject to an ad valorem
tax and this valuation is prima facie evidence of the value of the property.

For investigation, the assessor or the assessor's agent may enter real property during reasonable
hours to examine visible personal property and the exterior of a dwelling or other structure on the
real property. The assessor or the assessor's agent may enter and examine the interior of a dwelling
or other structure or the personal property in it only (1) if the structure is under construction and not
yet occupied; (2) with the permission of a person in actual possession of the structure; or (3) in
accordance with a court order to compel the entry and inspection. The assessor or the assessor's
agent may examine all property records involved. A person shall, on request, furnish to the assessor
or the assessor's agent assistance for the investigation and permit the assessor or the assessor's
agent to enter a dwelling or other structure to examine the structure or personal property in it
during reasonable hours. The assessor may seek a court order to compel entry and production of
records needed for assessment purposes.

An assessor may examine a person on oath. On request, the person shall submit to examination at a
reasonable time and place selected by the assessor.

KPB 5.15.070. Board of equalization — Hearing procedure.

(h)

Access to property. If an appellant has refused or failed to provide the assessor, or designee, full
access to property or records related to assessment of the property, the appellant is precluded from
offering evidence on the issue or issues affected by that lack of access. Before a ruling is issued on
the admissibility of such evidence, the appellant shall be provided with a reasonable opportunity by
the presiding officer to present its case as to why this sanction should not be imposed, and the
assessor shall have a reasonable opportunity to respond.

MARKET VALUE

The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other precisely
revealed terms, for which the specified property rights should sell after reasonable exposure in an open and
competitive market under all condition's requisite to a fair sale, with the buyer and seller each acting
prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress. (Appraisal
of Real Estate 11th Edition - Appraisal Institute)
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BURDEN OF PROOF

The appellant has the burden of proving or providing any information to show that the assessed values are
excessive, improper or unequal. The assessor is accorded broad discretion in deciding among the recognized
valuation methods. The assessor’s choice of one recognized method of valuation overanother is simply the
exercise of a discretion committed to the assessor by law.

*A borough has discretion to appraise, by whatever recognized method of valuation it chooses, so long as there is
no fraud or clear adoption of a fundamentally wrong principle of valuation. Hoblit vs. Greater Anchorage Area
Borough, Sup. Ct. Op. No. 636 (File No. 1214), 473 P.2d 630 (Alaska 1970).

The assessing department is concerned not only with market value, but also with equity of assessment,
which means: making sure that every property is assessed at the same level as all others with respect to
market value. For this reason, the assessor uses a broad scope in its approach to value, using overall
trends to value all properties in a given market area. In contrast, a private appraisal is only concerned
with estimating the value of a single property.

PRICE PAID AVG 1,200 SQFT HOME IN KENAI

$300,000 140.0%
$267,000
. 130.0%
$250,000 $242,500 1124.7%
$225,000
120.0%
$200,000 TEYT oo
i 100.0% R s
: & Z
& $150,000 N\ 100.0% &
n , - ‘ 0%
w w
- -
& ' &
00 DO > D0 90.0%
$100,000
84.3% 80.0%
$50,000
70.0%
5 60.0%
1 2 3 4 5
mmm SALES PRICE $242,500 $199,000 $267,000 $225,000 $180,500
= ASSESSED $225,000 $225,000 $225,000 $225,000 $225,000
—8-RATIO 92.8% 113.1% 84.3% 100.0% 124.7%
~@~MEDIAN 100% 100% 100% 100% 100%
PROPERTIES

i SALES PRICE  mmmm ASSESSED =@=RATIO =@=MEDIAN
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KENAI PENINSULA BOROUGH

Assessin g Real Property Assessment Valuation Appeal
Analysis and Recommendation

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05524106
REPRESENTATIVE: DAVID YRAGUI

TOTAL ACREAGE: 37.02

PHYSICAL ADDRESS(ES) / LOCATION: 50074 BUOY AVE
KALIFORNSKY
LEGAL DESCRIPTION:

T5N R 1T1W SEC 29 SEWARD MERIDIAN KN 2005043 KALIFONSKY
MEADOW SUB TRACT F

2026 NOTICED VALUES
RAW LAND $10,100.00
TOTAL IMPROVEMENTS: N/A
ASSESSED VALUE TOTAL: $10,100.00
EXEMPTIONS: N/A

The Kenai Peninsula Borough (KPB) Assessing Department uses a Market Adjusted Cost Approach to value residential
structures for assessment purposes. This Cost Approach is derived from the property description, quality, size, and
features, and is based upon replacement cost of new, less deprecation (RCN-D). That value is then adjusted by a
statistically tested market adjustment.

According to Property Assessment Valuation, the first step in developing a cost approach is to estimate the land value
at its highest and best use. KPB does this by reviewing, analyzing, and statistically testing reported land sales in a
given market area. That updated land value is then combined with the value of all improvements; the sum of the two
(s the assessed value. This application is in accordance with Alaska State Statute AS 29.45.110.

ADMINISTRATIVE SUMMARY

Subject property is a 37.02-acre parcel in the K-Beach market area (#125). Land influences are unmaintained access,
limited view, electric and gas utility access. Currently all 37.02 acres are being classified as remaining land
type based on restrictive CCR's. These Restrictive CCR's state that structures are prohibited within the northern 34
of Tracts C, D, E, and F. Hay fields and other similar cultivation is allowed in this area. Highest and best use of the
parcel is residential. Subject property was inspected on 04/13/26, by Appraiser Windsor. After the inspection and
review, no changes were made to the influences or values. For the K-Beach market area (#125), 26 sales from the
last three years were analyzed. The resulting analysis indicated an increase to the land model was needed.

Land K Beach Market 125

« 26 sales in last 3 years with a median ratio for 82.91%

» COD: 18.56 « PRD: 1.05
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APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05524106
REPRESENTATIVE: DAVID YRAGUI

PROPERTY DETAILS
LAND DETAILS

See definitions section of packet

- ElecVYes

- GasYes

- View Limited

- Unmaintained/Trail

- WETLANDS

PROPERTY RECORD CARD(s)

IMPROVEMENT TYPE
BUILDING TYPE
YEAR BUILT

TOTAL SQ. FT
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KENAI PENINSULA BOROUGH

Assessing Real Property Assessment Valuation Appeal
Reconciliation and Final Value Conclusion

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05524106
REPRESENTATIVE: DAVID YRAGUI

LEGAL DESCRIPTION: T 5N R 11W SEC 29 SEWARD MERIDIAN KN 2005043 KALIFONSKY MEADOW SUB TRACT F

2026 RECOMMENDED VALUE
LAND: $10,100
IMPROVEMENTS: 0
TOTAL: $10,100

ASSESSOR'S RECOMMENDATION

1. Subject property is valued uniformly and equitably with the parcels located within the same market area.

2. The Assessing Department reviewed all physical characteristics of the subject property to ensure all data was
accurately captured. Influences are applied correctly and uniformly to the subject property.

3. The Assessing Department uses standardized mass appraisal procedures and techniques to specify and calibrate
market models which are applied uniformly to value property within the borough. The modeled values are
statistically tested to ensure a level of accuracy and equity of assessment that meets the guidelines established by

the Alaska Association of Assessing Officers and the International Association of Assessing Officers, and in
compliance with Alaska State Statute.

BOARD ACTION

LAND: IMPROVEMENTS: TOTAL:

ASG00227



SIW Ag Ajuz oyoQ ‘g :BpP0D MHAQ $20Z/61/¥0 petoadsul jso 9202/01/€0

-e]
N
N
(=}
(=)
]
SRADD JAILDIALSTY dO4 d31sSNrayv 6811 NN\mﬂ
SSJON pup
SOwaw
oot'ot §96' : (PopPUNOY) INTVA ANV 4ISSISSY
oLe- ol- [l /paulpUIowWUn |
SANVIIAM 3
SOASPD (d
SOA D9 X
00L'0l S/S'Y S/ pajin melA 9 0019 G9l G9l A0 NWIOH pup] s|qouleq Jesn 6y spupjoM/Bululowsy
SN[DA wuvyipy %, 10 § Uoldidsaq - 9poHaduanjju] SNPAIXI EXe )" Jjpoyaspg SaIdyY asn POoUPW 9dAL
SNOILVINO1VD ANV V1vd dNV1
001’0l ooLol 00¥'0l oor'ol 00v'0lL 00l'oe 0401
0 0 0 0 0 0 sjuswaAoldw|
001’0l ooLol 00¥'0l oor'ol 00v'0lL 00l'oe puT
joaysyiom §20T 744 €202 AAVTA 1zoz ID3) JUBWISSISSY
Q¥0D3¥ NOILVNIVA NOILVWYO4NI NOIIdW3IX3
JUDDDA |[PHUSPISDY
SAS ADNIDIIWST TVIINID - 89
OVl
JUDDDA [OHUSPISSY 001
:$so|D Apadoud
06Z1-11966 NV 'IYNIN 410vdl 8Ns MOAVawW yoooag-y Szl
0621 XOg Od MISNOLINMVYA €70500C NY URIPUSW PIoOMSS 4 O3S MLL d NS L :pooyIoquBIoN
D711 SMOAVIW AASNOLITVA 20° /8 ‘NOILINDSIa ’ ’
YINMO AYVYWINd SOV ) IvoI NOILVWYOANI JAILVYLSINIWAY
90-1L¥2-SS0 dAV AON4 2005 vesis QNON

ININLHVdIA ONISSISSY HONOUWOA VINSNINId IVNII

TYNIDIHO

«




#y v .
i > 5 = ol e
Hjsuwioyijey) :L3uniIp j : : .
v ’ .___nnu. g + "
C -4
" % .l F,
.\.,. -
. 4
r ...’ ' Hnr -
4 1OV¥1 9NS MOAVIN AMSNOAITY ] ¢ :
€705002 NX NVIAIMIN AYVM3S . \ i ‘q
62 D35S MLL ¥ NS 1 :uondudsaq |eba1 - " '
. 2 %%
W =i
JT1 SMOAV3IIN MDISNOLITVY H4dumQ s ¢

901¥2SS0 -dl [931ed ddX

depy Ayupip pue Aiabew| oyyip
sor p buissassy
13enjep judwssassy Apadoad |eay .
HONOYO04d VINSNINId IVNIX




KENAI PENINSULA BOROUGH

2026
Assessing

Real Property Assessment Valuation Appeal

Subject Photos

KPB PARCEL ID: 05524106

055-241-06

4/13/2026 HW
VIEW1

f?a%%%wwwfmﬁ Se—

055-241-06
4/13/2026 HW
VIEW2
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KENAI PENINSULA BOROUGH

2026
Assessing

Real Property Assessment Valuation Appeal

Subject Photos

10:08AM Men Apr 13

KPB PARCEL ID: 05524106

o ! ENT S

¢ Back

; ing Offine 055-241-06
4/14/2026 HW
GPS accuracy T2 11t

GPS

PIN: 05524106
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2026 LAND RATIO STUDY K-BEACH

Ratio Sum 21 Excluded
Mean 80.53%|Earliest Sale 2/6/2023 # of Sales 26
Median 82.91%|Lates Sale 8/1/2025 Total AV $ 999,900
Wtd Mean 76.38% Outlier Information Total SP $ 1,309,100
PRD 1.05 Range 1.5 Min 10.51%
CcoD 18.56%| Lower Limit 22.93% Max 111.75%
St. Dev 0.2115| Upper Limit 141.10% Min Sale $ 19,500
cov 26.27% Max Sale $ 160,000
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Mrk Area Sale Date

125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125

11/1/2024
9/12/2023
8/3/2023
2/5/2025
2/5/2025
8/1/2025
8/23/2024
12/11/2023
3/28/2023
7/9/2025
8/31/2023
9/27/2023
7/9/2024
1/24/2025
5/22/2024
11/17/2023
9/6/2024
8/7/2023
6/5/2024
6/28/2023
3/8/2023
2/6/2023
8/9/2024
8/1/2025
3/19/2024
7/15/2024

LRSN
15067
15086
94049
104607
104610
104612
104614
15654
15665
16080
16107
82684
90459
16888
16896
16897
16897
16948
17031
107804
108143
17978
17985
18278
37317
37317

PIN

05501151
05501170
05506029C005
05506029C051
05506029C054
05506029C074
05506029C076
05514029
05514041
05522140
05522205
05524107
05524119
05528237
05528245
05528246
05528246
05529065
05531047
05532072
05533135
05545019
05545026
05553009
13134081
13134081

2026 LAND RATIO STUDY

Total Acres
1.19
0.92
0.00
0.00
0.00
0.00
0.00
4.47

40.00
0.97
1.03
8.10
5.41
1.06
1.03
1.10
1.10
2.99
1.63
1.07
1.27
0.95
0.92
0.96
0.92
0.92

Year
2024
2023
2023
2025
2025
2025
2024
2023
2023
2025
2023
2023
2024
2025
2024
2023
2024
2023
2024
2023
2023
2023
2024
2025
2024
2024

Wrk Sh Val

RV RV RV R VR Vo R Vo Vo SR Vol Vo R Vo SR Vo Rk Vo R VR VR VSRR Vo R VR Vo Vo R Vo R Vo SR Vo SRR Vo SR Vo SR Vo SRR V)

94,500
82,100
30,700
28,700
28,700
25,400
26,100
16,900
8,200
26,700
25,900
68,500
69,600
16,600
21,800
28,000
28,000
178,800
29,500
12,200
26,700
26,500
19,600
30,600
24,800
24,800

Sale Price

145,000
140,000
35,300
29,900
29,900
32,000
25,000
27,000
78,000
39,300
33,500
75,000
118,100
20,000
32,000
35,000
37,600
160,000
35,000
20,000
25,000
32,000
19,500
35,000
25,000
25,000

LandType
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20

SaleCd
C

OO0 0000000000 NOONOOOOOONDO

RATIO
65.17%
58.64%
86.97%
95.99%
95.99%
79.38%

104.40%
62.59%
10.51%
67.94%
77.31%
91.33%
58.93%
83.00%
68.13%
80.00%
74.47%

111.75%
84.29%
61.00%

106.80%
82.81%

100.51%
87.43%
99.20%
99.20%
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APPEAL HISTORY FOR PARCEL 055-241-06

APPEAL YEAR: 2010

Appeal Type/Status
Appraiser

Date Filed
INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
PKNIGHT 03/25/2010 33,800 33,100 -700 -2% Informal Adjustment
Summary:
APPEAL YEAR: 2015
Appeal Type/Status
Appraiser Date Filed
BOE APPEAL BOE - Closed Appealed Value Result Value Difference % Chg Value Change Reason
LCRANE 03/23/2015 30,100 0 30,100 0%
Summary:
APPEAL YEAR: 2018
Appeal Type/Status
Appraiser Date Filed
INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
DMUELLER 03/30/2018 30,100 30,100

0 0% Informal Adjustment

Summary: DAVID YRAGUI IN OFFICE REGARDING MULTIPLE PINS STATES BOROUGH HAS PARCELS ASSESSED
90% WETLANDS BUT PARCELS ARE NOT WETLANDS ACCORDING TO ARMY CORP OF ENGINEERS WETLANDS
DELENEATION REPORT. TOLD HIM PLANNING IS WORKING ON IT AND NOT OUR CALL WE CANNOT MAKE
WETLANDS MAPS. NO CHANGE

APPEAL YEAR: 2022

Appeal Type/Status

Appraiser Date Filed
INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
WANDERSON 03/24/2022 30,100 10,400 -19,700 -65% Informal Adjustment
Summary: LAND ISSUES/ROADS DEPT/CCRS
APP: ADJUSTED FOR RESTRICTIVE CCRS
APPEAL YEAR: 2024
Appeal Type/Status
Appraiser Date Filed
BOE APPEAL BOE - Scheduled Appealed Value Result Value Difference % Chg Value Change Reason
ESPILMAN 04/02/2024 10,400 0 10,400 0%
Summary:

ASG00242



APPEAL HISTORY FOR PARCEL 055-241-06

BOE APPEAL BOE - Closed

Appealed Value Result Value Difference % Chg Value Change Reason

HWINDSOR 04/02/2024

Summary:

10,400 0 10,400 0%

APPEAL YEAR: 2026

Appeal Type/Status
Appraiser Date Filed

BOE APPEAL Open

Appealed Value Result Value Difference % Chg Value Change Reason

HWINDSOR 03/27/2026

Summary:

10,100 0 10,100 0%

ASG00243



2005-006732-0

Recording Dist: 302 - Kenai .
7/19/2005 3:16 PM Pages: 1 of 3

LM

COVENANTS, CONDITIONS & RESTRICTIONS

Kalifonsky Meadow Subdivision
Situated in the NEY NW% SE% E%: SW'4 82 NW4
Section 29, TSN R11W, S.M.,, AK
According to Plat Number 2005-43 Kenai Recording District

PXOPprr >

RESUBDIVISION

The area of lots herein described shall not be reduced in size by subdivision to
create parcels not less than 5 acres in size.

LAND USE, BUILDING TYPE AND BUILDING SETBACKS

No lot shall be used except for single family residential purposes. No building
shall be erected, altered, placed or permitted to remain on any lot other than one detached
single-family dwelling. Other detached structures such as guest cabins, greenhouses,
garages, and work studios may be constructed so long as they do not encroach the
screening easements.

Structures are prohibited within the northern % of Tracts C, D, E and F. Hayfields
and other similar cultivation is allowed within this area.

DWELLING SIZE AND CONSTRUCTION

The minimum permitted dwelling size for the ground floor area of the main
structure, exclusive of one (1) story open porches and garages shall not be less than nine
hundred (900) square feet. The exterior of the dwelling must be complete in one (1) year
from the start of construction.

ANIMALS

No animals, livestock or poultry of any kind shall be raised, bred, allowed to free
range, or be kept on any lot for any commercial purpose. No more than two (2) dogs shall
be allowed on any lot.

AUTOMOBILES

No vehicle may be abandoned or allowed to remain on any lot or street offsetting
any lot for more than seven (7) days if it is not in good operating condition. No heavy
equipment may be parked on any lot or street except during a time that it is working in
that subdivision. No lot or street may be used for the storage of any equipment, material
or merchandise used or to be sold in a trade or business.

WELL AND SEPTIC

Well and septic should be installed as recommended in the wastewater site plan
for the subdivision submitted to the Kenai Peninsula Borough in accordance to Alaska
Department of Environmental Conservation regulations.

GARBAGE AND REFUSE DISPOSAL

No lot shall be used or maintained as a dumping ground for rubbish, trash,
garbage or other waste. All such matter shall be kept in sanitary containers. All
incinerators or other equipment for the storage or disposal of such materials shall be kept
in a clean and sanitary condition.

ASG00244
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COVENANTS, CONDITIONS & RESTRICTIONS
KALIFONSKY MEADOW SUBDIVISION

VEGETATION SCREENING
Vegetation Screening easements will be fifteen (15) feet from all lot lines.
NUISANCE

No noxious or offensive activity shall be carried on upon any lot, nor shall
anything be done thereon which may become an annoyance or nuisance to the
neighborhood. No auto repair shops will be allowed.

SIGNS

No sign of any kind shall be displayed to the public view on any lot except one
(1) professional sign of not more than eight (8) square foot, one (1) sign of not more
than eight (8) square feet advertising the property for sale or rent, or signs used by a
builder to advertise the property during the construction and sales period.

SELECTIVE CLEARING OF LOTS

Clearing on all lots shall be selective and not cover more than fifty percent
(50%) of the gross lot area, with the remaining area left in its natural state.

TREES

No trees may be removed from any lot except those trees necessary for clearing
a construction site for a dwelling to be constructed on that lot. It is the intent of this
provision that ali persons purchasing a lot shall do their utmost to maintain the trees
and the natural wooded surroundings of their properties. In the event of the excess
removal of trees on any lot, the owner shall be responsible, at his own expense, for
replanting and maintaining live trees.

TERMS

These covenants are to run with the land and shall be binding on all parties and
all persons claiming under them for a period of twenty (20) years from the date these
covenants are recorded, after which time said covenants shall be antomatically extended
for successive periods of ten (10) years unless all the current owners of the subdivision
lots, agree to change said covenants in whole or in part.

ENFORCEMENT

Enforcement shall be by proceedings at law or in equity against any person or
persons violating or attempting to violate any covenant either to restrain violations or to
recover damages.

SEVERABILITY

Invalidation of any one of these covenants by judgment or court order shall in
no wise affect any of the other provisions which shall remain in full force and effect.

? BT

2006-006732-0




COVENANTS, CONDITIONS & RESTRICTIONS
KALIFONSKY MEADOW SUBDIVISION

The foregoing restrictions and conditions for building and use in the named subdivision
are hereby declared and adopted by the owner of the subdivision, and all easements
created, granted and reserved are declared to be the act of the owner and all conditions
on purchase and ownership of property in the subdivision shall be deemed and
considered as covenants running with the land. .

IN WITNESS WHEREOF, the undersigned, being the declarant herein, has hereunto
executed thij laration in this_&277A __day of June, 2005

DWY Tagui Mary J eannie% ragui 75
State of Alaska
Third Judicial District

THIS IS TO CERTIFY that on this & 7#~day of June, 2005, before me, the
undersigned, duly commissioned and sworn, personally appeared DAVID N. YRAGUI
and MARY JEANNE YRAGUI to me known to be the persons described in and who
executed the above and foregoing instrument and acknowledged to me that he/she
signed and sealed the same freely and voluntarily for the uses and purposes therein.
WITNESS my Hand and Official Seal the day and year mentioned on the certificate
above written.

My Commission Expires: a’l/??/ 7

EFICIAL SEAL
STP?TE OF ALASKA
KIMBERLIE CORESON
NOTARY PUBLIC
My Comm. Exp.: 02[22

ﬁm\/ ESSSSSSSSS SSESSSEESSSES
7 ﬁﬁ
A

otary’ in and for Alaska

Return to:

David N. and Mary Jeanne Yragui
P.O. Box 1290

Kenai, AK 99611
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T

: ASG00246
2006-006732:0 :




Recording Dist: 302 - Kenai

PXODICD

COVENANTS, CONDITIONS & RESTRICTIONS

Kalifonsky Meadow Subdivision
Situated in the NE% NW% SEY% EY% SWY% S NWY
Section 29, TSN R11W, S.M., AK
According to Plat Number 2005-43 Kenai Recording District

RESUBDIVISION

The area of lots herein described shall not be reduced in size by subdivision to
create parcels not less than 5 acres in size.

LAND USE, BUILDING TYPE AND BUILDING SETBACKS

No lot shall be used except for single family residential purposes. No building
shall be erected, altered, placed or permitted to remain on any lot other than one detached
single-family dwelling: Other detached structures such as guest cabins, greenhouses,
garages, and work studios may be constructed so long as they do not encroach the
screening easements.

Structures are prohibited within the northern % of Tracts C, D, E and F. Hayfields
and other similar cultivation is allowed within this area.

DWELLING SiZE AND CONSTRUCTION

The minimum permitted dwelling size for the ground floor area of the main
structure, exclusive of one (1) story open porches and garages shall not be less than nine
hundred (900) square feet. The exterior of the dwelling must be complete in one (1) year
from the start of construction.

ANIMALS

No animals, livestock or poultry of any kind shall be raised, bred, allowed to free
range, or be kept on any lot for any commercial purpose. No more than two (2) dogs shall
be allowed on any lot.

AUTOMOBILES

2006-012353-

o

11/9/2006 10:54 AM Pages: 1 of 2

|
i MR

No vehicle may be abandoned or allowed to remain on any lot or street offsetting

any lot for more than seven (7) days if it is not in good operating condition. No heavy
equipment may be parked on any lot or street except during a time that it is working in
that subdivision. No lot or street may be used for the storage of any equipment, material
or merchandise used or to be sold in a trade or business.

WELL AND SEPTIC

Well and septic should be installed as recommended in the wastewater site plan
for the subdivision submitted to the Kenai Peninsula Borough in accordance to Alaska
Department of Environmental Conservation regulations.

GARBAGE AND REFUSE DISPOSAL

No lot shall be used or maintained as a dumping ground for rubbish, trash,
garbage or other waste. All such matter shall be kept in sanitary containers. All
incinerators or other equipment for the storage or disposal of such materials shall be kept
in a clean and sanitary condition,

NUISANCE

No noxious or offensive activity shall be carried on upon any lot, nor shall
anything be done thereon which may become an annoyance or nuisance to the
neighborhood. No auto repair shops will be allowed.

R e
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COVENANTS, CONDITIONS & RESTRICTIONS
KALIFONSKY MEADOW SUBDIVISION

SIGNS

No sign of any kind shall be displayed to the public view on any lot except one (1)
professional sign of not more than eight (3) square foot, one (1) sign of not more than
eight (8) square feet advertising the property for sale or rent, or signs used by a builder to
advertise the property during the construction and sales period.

TERMS

These covenants are to run with the land and shall be binding on all parties and all
persons claiming under them for a period of twenty (20) years from the date these
covenants are recorded, after which time said covenants shall be automatically extended
for successive petiods of ten (10) years unless all the current owners of the subdivision
lots, agree to change said covenants in whole or in part.

ENFORCEMENT

Enforcement shall be by proceedings at law or in equity against any person or
persons violating or attempting to violate any covenant either to restrain violations or to
recover damages.

SEVERABILITY

Invalidation of any one of these covenants by judgment or court order shall in no
wise affect any of the other provisions which shall remain in full force and effect.

The foregoing restrictions and conditions for building and use in the named subdivision
are hereby declared and adopted by the owner of the subdivision, and all easements
created, granted and reserved are declared to be the act of the owner and all conditions on
purchase and ownership of property in the subdivision shall be deemed and considered as
covenanis ¢ with the land.

INAN HEREOF, the undersigned, being the declarant herein, has hereunto

e declaration in this day of June, 2005

David ‘ﬁ Yragui Mary Jeann@€ 'LY‘ ragui ;. 2
State of Alaska:

Third Judicial District

. November FHn, 2006
THIS IS TO CERTIFY that on this day of June;—2665; before me, the
undersigned, duly commissioned and sworn, personally appeared DAVID N. YRAGUI
and MARY JEANNE YRAGUI to me known to be the persons described in and who
executed the above and foregoing instrument and acknowledged to me that he/she signed
and sealed the same freely and voluntarily for the uses and purposes therein. WITNESS
my Hand and Official Seal the day and year mentioned on the certificate above written.

%ﬁsl nExplres % //7'9 bl 1 9
W:\/ :

I*éotary infand for Alaska

OFFICIAL SEAL
STATE OF ALASKA
KIMBERLIE CORESON
NOTARY PUBLIC
My Comm. Exp.: 02/22/09

Return to:

David N. and Mary Jeanne Yragui
P.O. Box 1290

Kenai, AK 99611

. . nmummu %
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Price per Acre Comparison

A very popular way to compare land values is to do a simple Price per Acre calculation. Simply
stated this is the assessed value divided by the acreage. This will work just fine if the properties
you are comparing are exactly the same size and have the exact same influences, otherwise you

are just comparing apples to oranges.

Below is a sample comparison of 2 parcels that have the same acreage, with different influences.

5.0 AC Base ' $ 50,000
Gravel Maint S -
ElecYes S -
Gas No $ (10,000)

View Limited S 12,000

Land Value S 52,000
Price/AC S 10,400

5.0 AC Base S 50,000
Paved S 5,000
ElecYes S -

Gas Yes S -

View Good S 25,000
Waterfront Pond | $§ 25,000
Land Value $105,000
Price/AC S 21,000

Below is a sample comparison of 2 parcels that have the same influences, with different acreages.

5.0 AC Base $ 50,000
Paved 'S 5,000
ElecYes S -
Gas Yes 'S -
View Good S 25,000

Waterfront Pon¢ $ 25,000

Land Value ' $105,000
Price/AC S 21,000

10.0 AC Base $ 70,000
Paved S 7,000
ElecYes S -

Gas Yes S -

View Good S 35,000
Waterfront Pond | $§ 35,000
Land Value S 147,000
Price/AC S 14,700
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Definitions

Assessment progressivity (regressivity). An appraisal bias such that higher value properties are
appraised higher (lower) than low-value properties. See also price-related differential.

Coefficient of dispersion (COD). The average deviation of a group of numbers from the median
expressed as a percentage of the median. In ratio studies, the average percentage deviation from the
median ratio. Acceptable range: Land under 30%, residential under 20%.

Coefficient of variation (COV). The standard deviation expressed as a percentage of the mean.
Acceptable range: 1.25 of the COD.

Mean: The result of adding all the values of a variable and dividing by the number of values. For example,
the arithmetic mean of 3, 5, and 10 is 18 divided by 3, or 6. Also called the arithmetic mean.

Median. The midpoint or middle value when a set of values is ranked in order of magnitude; if the
number of values is even, the midpoint or average of the two middle values. Acceptable range: 90% to
110%

Price-related differential (PRD). The mean divided by the weighted mean. The statistic has a slight bias
upward. Price-related differentials above 1.03 tend to indicate assessment regressivity; price-related
differentials below 0.98 tend to indicated assessment progressivity. Acceptable range: 0.98 to 1.03.

Progressivity. See assessment progressivity (regressivity)
Regressivity. See assessment progressivity (regressivity)

Standard deviation (St. Dev). The statistical calculated from a set of number by subtracting the mean
from each value and squaring the remainders, adding together these squares, dividing by the size of the
sample less one, and taking the square root of the result. When the data are normally distributed, one can
calculate the percentage of observations within any number of standard deviations of the mean from
normal probability table. When the data are not normally distributed, the standard deviation is less
meaningful and should be used with caution.

Weighted mean; weighted average (wtd mean). An average in which the observations are weighted
based on some criterion. In ratio studies, the weighted mean is a calculated by weighting the ratios based
on their sale prices. A shortcut method is to sum the appraisals or assessments, sum of the sales prices,
and divided the first result by the second. (International Association of Assessing Officers, 1990)

References

International Association of Assessing Officers. (1990). Property Appraisal and Assessment
Administration. Chicago: International Association of Assessing Officers.

8/19/2020
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Influence Definitions

View

¢ None: No view other than immediate
surroundings, could have a view if trees on
adjoining properties were removed.

e Limited: Less than 45° viewable unobstructed,
greater than 45° view angle with obstructions,
mountain top view, view from 2" story, able to
view beyond adjacent lots, overlooking an area
that would provide increased viewing
opportunities for wildlife (rule of thumb, distance
greater than football field).

e Good: 45°-90° view, unobstructed view, at least 1
feature, mountain, river, lake, inlet etc. Able to
view beyond adjacent lots. (River, Lake and Inlet
frontage property will always have at least a Good
or Excellent View)

e  Excellent: 90° or greater view, unobstructed, 2 or
more features.

Street Access

e Paved Access: Paved road & government
maintained.

e Gravel Maintained: Gravel road & maintained by
the borough or another organized entity.

e Gravel Unmaintained: Gravel road but is not
maintained by the borough (check Arcmap),
could be maintained by the subdivision, HOA or
private owner(s).

e Trail: No longer used. If can be driven to year
round, use gravel unmaintained, otherwise platted.

e  Platted: Road platted but not built.

e Limited/NA: Section line easement. No platted
access. To include water, beach only access.

Utilities

e Gas & Electric Yes/No: To be considered as
having gas & electric utilities must be at the
property, directly across the street from property
(not paved), or on the same side of the road and
1 lot away or less than 300 feet away. If street is
paved & influence is across the road, parcel to be
marked at not having service available.

e  Public/Community Water & Sewer: Service is
provided by municipality or by HOA. City lots are
presumed to have this service though certain
subdivision do not and need private well/septic
influence. If only 1 of the services is available,
mark Yes. Add well or septic if necessary for
service not available. If street is paved & influence
is across the road, parcel to be marked at not
having service available.

Water Front

e Ocean: Fronts on major body of Saltwater, Cook
Inlet, Kachemak Bay, Resurrection Bay.

e River: Fronts on a major navigable river, Kenai
River, Kasilof River.

e Lake: Fronts on major lake, big enough to get a
float plane on & off (approx. 3000') Mackey Lake,
Longmere Lake, Island Lake.

e Pond/Stream/Canal: Fronts on smaller body of
water, may be a fair size, but typically not able to
get float plane on/off. Arc Lake, Sport Lake, Echo
Lake. Not generally navigable by boat. Funny
River, Deep Creek, Anchor River, Swanson River.

e  Steep: Topography that is greater than usual
incline/decline, making access & building difficult.
At least 15 feet in elevation change and no less
than 45% average slope (4.5 feet vertical per 10
feet horizontal)

e Ravine: Ravine or swale, a long deep hollow in
the surface with wall height of at least 15 feet and
average slope of 500% (5 feet vertical per 1 foot
horizontal)

e  Other: Any additional topographical feature that
would have an influence on property, value.

Topo features not described in the form.

e  Wetlands: Water within 1 foot of the surface is
considered wetlands. A Typical indicator of
wetlands is scrubby black spruce.

Protective CCR's / HOA: Covenants, Conditions &
Restrictions for individual subdivisions, Homer Owners
Association. Check S Drive or Contact title company.

Airstrip: Private dirt/grass/gravel strip, off strip access.
Airstrip Improved: Gravel/ Paved, maintained, lights.

Agriculture Rights: Restrictions on property, limiting
use of property or portion of property to agriculture use.

Easement: Description of a typical easements. Such as
Overhead Power Line, Gas Line or other. Typical
easements would include utility easements for providing
utilities to local subdivision. Usually the front 10’-20" of
the property.

Other: Other features not mentioned in form, describe
in notes section.

Notes Section: Further description of influences or
describe influences not accounted for in input sheet.
Example, a Power Line easement running across property.
Private Boat launch for subdivision.

For any properties that are not typical and fall outside of these parameters, See land appraiser for final determination.
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AS 29.45.110. Full and True Value.

(a) The assessor shall assess property at its full and true value as of January 1 of the assessment year,

except as provided in this section, AS 29.45.060 , and 29.45.230. 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.

AS 29.45.130. Independent Investigation

(a)

(b)

(@]

The assessor is not bound to accept a return as correct. The assessor may make an independent
investigation of property returned or of taxable property on which no return has been filed. In either
case, the assessor may make the assessor's own valuation of the property subject to an ad valorem
tax and this valuation is prima facie evidence of the value of the property.

For investigation, the assessor or the assessor's agent may enter real property during reasonable
hours to examine visible personal property and the exterior of a dwelling or other structure on the
real property. The assessor or the assessor's agent may enter and examine the interior of a dwelling
or other structure or the personal property in it only (1) if the structure is under construction and not
yet occupied; (2) with the permission of a person in actual possession of the structure; or (3) in
accordance with a court order to compel the entry and inspection. The assessor or the assessor's
agent may examine all property records involved. A person shall, on request, furnish to the assessor
or the assessor's agent assistance for the investigation and permit the assessor or the assessor's
agent to enter a dwelling or other structure to examine the structure or personal property in it
during reasonable hours. The assessor may seek a court order to compel entry and production of
records needed for assessment purposes.

An assessor may examine a person on oath. On request, the person shall submit to examination at a
reasonable time and place selected by the assessor.

KPB 5.15.070. Board of equalization — Hearing procedure.

(h)

Access to property. If an appellant has refused or failed to provide the assessor, or designee, full
access to property or records related to assessment of the property, the appellant is precluded from
offering evidence on the issue or issues affected by that lack of access. Before a ruling is issued on
the admissibility of such evidence, the appellant shall be provided with a reasonable opportunity by
the presiding officer to present its case as to why this sanction should not be imposed, and the
assessor shall have a reasonable opportunity to respond.

MARKET VALUE

The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other precisely
revealed terms, for which the specified property rights should sell after reasonable exposure in an open and
competitive market under all condition's requisite to a fair sale, with the buyer and seller each acting
prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress. (Appraisal
of Real Estate 11th Edition - Appraisal Institute)

ASG00252



BURDEN OF PROOF

The appellant has the burden of proving or providing any information to show that the assessed values are
excessive, improper or unequal. The assessor is accorded broad discretion in deciding among the recognized
valuation methods. The assessor’s choice of one recognized method of valuation overanother is simply the
exercise of a discretion committed to the assessor by law.

*A borough has discretion to appraise, by whatever recognized method of valuation it chooses, so long as there is
no fraud or clear adoption of a fundamentally wrong principle of valuation. Hoblit vs. Greater Anchorage Area
Borough, Sup. Ct. Op. No. 636 (File No. 1214), 473 P.2d 630 (Alaska 1970).

The assessing department is concerned not only with market value, but also with equity of assessment,
which means: making sure that every property is assessed at the same level as all others with respect to
market value. For this reason, the assessor uses a broad scope in its approach to value, using overall
trends to value all properties in a given market area. In contrast, a private appraisal is only concerned
with estimating the value of a single property.

PRICE PAID AVG 1,200 SQFT HOME IN KENAI

$300,000 140.0%
$267,000
. 130.0%
$250,000 $242,500 1124.7%
$225,000
120.0%
$200,000 TEYT oo
i 100.0% R s
: & Z
& $150,000 N\ 100.0% &
n , - ‘ 0%
w w
- -
& ' &
00 DO > D0 90.0%
$100,000
84.3% 80.0%
$50,000
70.0%
5 60.0%
1 2 3 4 5
mmm SALES PRICE $242,500 $199,000 $267,000 $225,000 $180,500
= ASSESSED $225,000 $225,000 $225,000 $225,000 $225,000
—8-RATIO 92.8% 113.1% 84.3% 100.0% 124.7%
~@~MEDIAN 100% 100% 100% 100% 100%
PROPERTIES

i SALES PRICE  mmmm ASSESSED =@=RATIO =@=MEDIAN
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KENAI PENINSULA BOROUGH

Assessin g Real Property Assessment Valuation Appeal
Analysis and Recommendation

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05524124
REPRESENTATIVE: DAVID YRAGUI

TOTAL ACREAGE: 25.36

PHYSICAL ADDRESS(ES) / LOCATION: NONE
KALIFORNSKY

LEGAL DESCRIPTION:

T5N R 1T1W SEC 29 SEWARD MERIDIAN KN 2008009 KALIFONSKY
MEADOW SUB NO 3 TRACT C4

ERARLUKCAVE
e

2026 NOTICED VALUES
RAW LAND $6,800.00
TOTAL IMPROVEMENTS: N/A
ASSESSED VALUE TOTAL: $6,800.00
EXEMPTIONS: N/A

The Kenai Peninsula Borough (KPB) Assessing Department uses a Market Adjusted Cost Approach to value residential
structures for assessment purposes. This Cost Approach is derived from the property description, quality, size, and
features, and is based upon replacement cost of new, less deprecation (RCN-D). That value is then adjusted by a
statistically tested market adjustment.

According to Property Assessment Valuation, the first step in developing a cost approach is to estimate the land value
at its highest and best use. KPB does this by reviewing, analyzing, and statistically testing reported land sales in a
given market area. That updated land value is then combined with the value of all improvements; the sum of the two
(s the assessed value. This application is in accordance with Alaska State Statute AS 29.45.110.

ADMINISTRATIVE SUMMARY

Subject property is a 25.36-acre parcel in the K-Beach market area (#125). Land influences are platted access, limited
view, no electric and gas utility access. Currently all 25.36 acres are being classified as remaining land type based on
restrictive CCR's. These Restrictive CCR's state that structures are prohibited within the northern 34 of Tracts C, D, E,
and F. Hay fields and other similar cultivation is allowed in this area. Highest and best use of the parcel is residential.
Subject property was inspected on 04/14/26, by Appraiser Windsor. After the inspection and review, no changes
were made to the influences or values. For the K-Beach market area (#125), 26 sales from the last three years were
analyzed. The resulting analysis indicated an increase to the land model was needed.

Land K Beach Market 125

« 26 sales in last 3 years with a median ratio for 82.91% « COD: 18.56 « PRD: 1.05
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APPELLANT: KALIFONSKY MEADOWS LLC
REPRESENTATIVE: DAVID YRAGUI

PROPERTY DETAILS

LAND DETAILS

See definitions section of packet

- WETLANDS
- View Limited
- Platted

- ElecNo

- GasNo

PROPERTY RECORD CARD(s)

IMPROVEMENT TYPE
BUILDING TYPE
YEAR BUILT

TOTAL SQ. FT

KPB PARCEL ID: 05524124
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KENAI PENINSULA BOROUGH

Assessing Real Property Assessment Valuation Appeal
Reconciliation and Final Value Conclusion

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05524124
REPRESENTATIVE: DAVID YRAGUI

LEGAL DESCRIPTION: T 5N R 11W SEC 29 SEWARD MERIDIAN KN 2008009 KALIFONSKY MEADOW SUB NO 3 TRACT
c4

2026 RECOMMENDED VALUE

LAND: $6,800
IMPROVEMENTS: 0
TOTAL: $6,800

ASSESSOR'S RECOMMENDATION

1. Subject property is valued uniformly and equitably with the parcels located within the same market area.

2. The Assessing Department reviewed all physical characteristics of the subject property to ensure all data was
accurately captured. Influences are applied correctly and uniformly to the subject property.

3. The Assessing Department uses standardized mass appraisal procedures and techniques to specify and calibrate
market models which are applied uniformly to value property within the borough. The modeled values are
statistically tested to ensure a level of accuracy and equity of assessment that meets the guidelines established by

the Alaska Association of Assessing Officers and the International Association of Assessing Officers, and in
compliance with Alaska State Statute.

BOARD ACTION

LAND: IMPROVEMENTS: TOTAL:
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KENAI PENINSULA BOROUGH
Assessing

Real Property Assessment Valuation Appeal
Subject Photos

KPB PARCEL ID: 05524124
055-241-24

4/14/2026 HW
VIEW1

055-241-24
4/14/2026 HW
VIEW2
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KENAI PENINSULA BOROUGH
Assessing Real Property Assessment Valuation Appeal

Subject Photos

KPB PARCEL ID: 05524124
TH0TAM  Tue Apr 14 o g B DR
055-241-24 |
4/14/2026 HW
GPS

¢ Back
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2026 LAND RATIO STUDY K-BEACH

Ratio Sum 21 Excluded
Mean 80.53%|Earliest Sale 2/6/2023 # of Sales 26
Median 82.91%|Lates Sale 8/1/2025 Total AV $ 999,900
Wtd Mean 76.38% Outlier Information Total SP $ 1,309,100
PRD 1.05 Range 1.5 Min 10.51%
CcoD 18.56%| Lower Limit 22.93% Max 111.75%
St. Dev 0.2115| Upper Limit 141.10% Min Sale $ 19,500
cov 26.27% Max Sale $ 160,000
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Mrk Area Sale Date

125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125

11/1/2024
9/12/2023
8/3/2023
2/5/2025
2/5/2025
8/1/2025
8/23/2024
12/11/2023
3/28/2023
7/9/2025
8/31/2023
9/27/2023
7/9/2024
1/24/2025
5/22/2024
11/17/2023
9/6/2024
8/7/2023
6/5/2024
6/28/2023
3/8/2023
2/6/2023
8/9/2024
8/1/2025
3/19/2024
7/15/2024

LRSN
15067
15086
94049
104607
104610
104612
104614
15654
15665
16080
16107
82684
90459
16888
16896
16897
16897
16948
17031
107804
108143
17978
17985
18278
37317
37317

PIN

05501151
05501170
05506029C005
05506029C051
05506029C054
05506029C074
05506029C076
05514029
05514041
05522140
05522205
05524107
05524119
05528237
05528245
05528246
05528246
05529065
05531047
05532072
05533135
05545019
05545026
05553009
13134081
13134081

2026 LAND RATIO STUDY

Total Acres
1.19
0.92
0.00
0.00
0.00
0.00
0.00
4.47

40.00
0.97
1.03
8.10
5.41
1.06
1.03
1.10
1.10
2.99
1.63
1.07
1.27
0.95
0.92
0.96
0.92
0.92

Year
2024
2023
2023
2025
2025
2025
2024
2023
2023
2025
2023
2023
2024
2025
2024
2023
2024
2023
2024
2023
2023
2023
2024
2025
2024
2024

Wrk Sh Val

RV RV RV R VR Vo R Vo Vo SR Vol Vo R Vo SR Vo Rk Vo R VR VR VSRR Vo R VR Vo Vo R Vo R Vo SR Vo SRR Vo SR Vo SR Vo SRR V)

94,500
82,100
30,700
28,700
28,700
25,400
26,100
16,900
8,200
26,700
25,900
68,500
69,600
16,600
21,800
28,000
28,000
178,800
29,500
12,200
26,700
26,500
19,600
30,600
24,800
24,800

Sale Price

145,000
140,000
35,300
29,900
29,900
32,000
25,000
27,000
78,000
39,300
33,500
75,000
118,100
20,000
32,000
35,000
37,600
160,000
35,000
20,000
25,000
32,000
19,500
35,000
25,000
25,000

LandType
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20

SaleCd
C

OO0 0000000000 NOONOOOOOONDO

RATIO
65.17%
58.64%
86.97%
95.99%
95.99%
79.38%

104.40%
62.59%
10.51%
67.94%
77.31%
91.33%
58.93%
83.00%
68.13%
80.00%
74.47%

111.75%
84.29%
61.00%

106.80%
82.81%

100.51%
87.43%
99.20%
99.20%
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APPEAL HISTORY FOR PARCEL 055-241-24

APPEAL YEAR: 2010

Appeal Type/Status
Appraiser

Date Filed
INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
PKNIGHT 03/25/2010 6,000 5,000 -1,000 -17% Informal Adjustment
Summary:
APPEAL YEAR: 2015
Appeal Type/Status
Appraiser Date Filed
BOE APPEAL BOE - Closed Appealed Value Result Value Difference % Chg Value Change Reason
LCRANE 03/23/2015 7,600 0 7,600 0%
Summary:
APPEAL YEAR: 2018
Appeal Type/Status
Appraiser Date Filed
INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
DMUELLER 03/30/2018 7,600 7,600

0 0% Informal Adjustment

Summary: DAVID YRAGUI IN OFFICE REGARDING MULTIPLE PINS STATES BOROUGH HAS PARCELS ASSESSED
90% WETLANDS BUT PARCELS ARE NOT WETLANDS ACCORDING TO ARMY CORP OF ENGINEERS WETLANDS
DELENEATION REPORT. TOLD HIM PLANNING IS WORKING ON IT AND NOT OUR CALL WE CANNOT MAKE
WETLANDS MAPS. NO CHANGE

APPEAL YEAR: 2022

Appeal Type/Status

Appraiser Date Filed
INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
WANDERSON 03/16/2022 7,600 6,800 -800 -11% Informal Adjustment
Summary: LAND VALUE ISSUE
APP: ADJUSTED FOR RESTRICTIVE CCRS
APPEAL YEAR: 2024
Appeal Type/Status
Appraiser Date Filed
BOE APPEAL BOE - Closed Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 04/02/2024 6,800 0 6,800 0%
Summary:

APPEAL YEAR: 2026

Appeal Type/Status

Appraiser Date Filed

ASG00271



APPEAL HISTORY FOR PARCEL 055-241-24

BOE APPEAL Open Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 03/27/2026 6,800 0 6,800 0%
Summary:

ASG00272



2005-006732-0

Recording Dist: 302 - Kenai .
7/19/2005 3:16 PM Pages: 1 of 3

LM

COVENANTS, CONDITIONS & RESTRICTIONS

Kalifonsky Meadow Subdivision
Situated in the NEY NW% SE% E%: SW'4 82 NW4
Section 29, TSN R11W, S.M.,, AK
According to Plat Number 2005-43 Kenai Recording District

PXOPprr >

RESUBDIVISION

The area of lots herein described shall not be reduced in size by subdivision to
create parcels not less than 5 acres in size.

LAND USE, BUILDING TYPE AND BUILDING SETBACKS

No lot shall be used except for single family residential purposes. No building
shall be erected, altered, placed or permitted to remain on any lot other than one detached
single-family dwelling. Other detached structures such as guest cabins, greenhouses,
garages, and work studios may be constructed so long as they do not encroach the
screening easements.

Structures are prohibited within the northern % of Tracts C, D, E and F. Hayfields
and other similar cultivation is allowed within this area.

DWELLING SIZE AND CONSTRUCTION

The minimum permitted dwelling size for the ground floor area of the main
structure, exclusive of one (1) story open porches and garages shall not be less than nine
hundred (900) square feet. The exterior of the dwelling must be complete in one (1) year
from the start of construction.

ANIMALS

No animals, livestock or poultry of any kind shall be raised, bred, allowed to free
range, or be kept on any lot for any commercial purpose. No more than two (2) dogs shall
be allowed on any lot.

AUTOMOBILES

No vehicle may be abandoned or allowed to remain on any lot or street offsetting
any lot for more than seven (7) days if it is not in good operating condition. No heavy
equipment may be parked on any lot or street except during a time that it is working in
that subdivision. No lot or street may be used for the storage of any equipment, material
or merchandise used or to be sold in a trade or business.

WELL AND SEPTIC

Well and septic should be installed as recommended in the wastewater site plan
for the subdivision submitted to the Kenai Peninsula Borough in accordance to Alaska
Department of Environmental Conservation regulations.

GARBAGE AND REFUSE DISPOSAL

No lot shall be used or maintained as a dumping ground for rubbish, trash,
garbage or other waste. All such matter shall be kept in sanitary containers. All
incinerators or other equipment for the storage or disposal of such materials shall be kept
in a clean and sanitary condition.

ASG00273
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COVENANTS, CONDITIONS & RESTRICTIONS
KALIFONSKY MEADOW SUBDIVISION

VEGETATION SCREENING
Vegetation Screening easements will be fifteen (15) feet from all lot lines.
NUISANCE

No noxious or offensive activity shall be carried on upon any lot, nor shall
anything be done thereon which may become an annoyance or nuisance to the
neighborhood. No auto repair shops will be allowed.

SIGNS

No sign of any kind shall be displayed to the public view on any lot except one
(1) professional sign of not more than eight (8) square foot, one (1) sign of not more
than eight (8) square feet advertising the property for sale or rent, or signs used by a
builder to advertise the property during the construction and sales period.

SELECTIVE CLEARING OF LOTS

Clearing on all lots shall be selective and not cover more than fifty percent
(50%) of the gross lot area, with the remaining area left in its natural state.

TREES

No trees may be removed from any lot except those trees necessary for clearing
a construction site for a dwelling to be constructed on that lot. It is the intent of this
provision that ali persons purchasing a lot shall do their utmost to maintain the trees
and the natural wooded surroundings of their properties. In the event of the excess
removal of trees on any lot, the owner shall be responsible, at his own expense, for
replanting and maintaining live trees.

TERMS

These covenants are to run with the land and shall be binding on all parties and
all persons claiming under them for a period of twenty (20) years from the date these
covenants are recorded, after which time said covenants shall be antomatically extended
for successive periods of ten (10) years unless all the current owners of the subdivision
lots, agree to change said covenants in whole or in part.

ENFORCEMENT

Enforcement shall be by proceedings at law or in equity against any person or
persons violating or attempting to violate any covenant either to restrain violations or to
recover damages.

SEVERABILITY

Invalidation of any one of these covenants by judgment or court order shall in
no wise affect any of the other provisions which shall remain in full force and effect.

? i

2006-006732-0




COVENANTS, CONDITIONS & RESTRICTIONS
KALIFONSKY MEADOW SUBDIVISION

The foregoing restrictions and conditions for building and use in the named subdivision
are hereby declared and adopted by the owner of the subdivision, and all easements
created, granted and reserved are declared to be the act of the owner and all conditions
on purchase and ownership of property in the subdivision shall be deemed and
considered as covenants running with the land. .

IN WITNESS WHEREOF, the undersigned, being the declarant herein, has hereunto
executed thij laration in this_&277A __day of June, 2005

DWY Tagui Mary J eannie% ragui 75
State of Alaska
Third Judicial District

THIS IS TO CERTIFY that on this & 7#~day of June, 2005, before me, the
undersigned, duly commissioned and sworn, personally appeared DAVID N. YRAGUI
and MARY JEANNE YRAGUI to me known to be the persons described in and who
executed the above and foregoing instrument and acknowledged to me that he/she
signed and sealed the same freely and voluntarily for the uses and purposes therein.
WITNESS my Hand and Official Seal the day and year mentioned on the certificate
above written.

My Commission Expires: a’l/??/ 7

EFICIAL SEAL
STP?TE OF ALASKA
KIMBERLIE CORESON
NOTARY PUBLIC
My Comm. Exp.: 02[22

ﬁm\/ ESSSSSSSSS SSESSSEESSSES
7 ﬁﬁ
A

otary’ in and for Alaska

Return to:

David N. and Mary Jeanne Yragui
P.O. Box 1290

Kenai, AK 99611

Page 3o 3 BN —
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COVENANTS, CONDITIONS & RESTRICTIONS

Kalifonsky Meadow Subdivision
Situated in the NE% NW% SEY% EY% SWY% S NWY
Section 29, TSN R11W, S.M., AK
According to Plat Number 2005-43 Kenai Recording District

RESUBDIVISION

The area of lots herein described shall not be reduced in size by subdivision to
create parcels not less than 5 acres in size.

LAND USE, BUILDING TYPE AND BUILDING SETBACKS

No lot shall be used except for single family residential purposes. No building
shall be erected, altered, placed or permitted to remain on any lot other than one detached
single-family dwelling: Other detached structures such as guest cabins, greenhouses,
garages, and work studios may be constructed so long as they do not encroach the
screening easements.

Structures are prohibited within the northern % of Tracts C, D, E and F. Hayfields
and other similar cultivation is allowed within this area.

DWELLING SiZE AND CONSTRUCTION

The minimum permitted dwelling size for the ground floor area of the main
structure, exclusive of one (1) story open porches and garages shall not be less than nine
hundred (900) square feet. The exterior of the dwelling must be complete in one (1) year
from the start of construction.

ANIMALS

No animals, livestock or poultry of any kind shall be raised, bred, allowed to free
range, or be kept on any lot for any commercial purpose. No more than two (2) dogs shall
be allowed on any lot.

AUTOMOBILES

No vehicle may be abandoned or allowed to remain on any lot or street offsetting

any lot for more than seven (7) days if it is not in good operating condition. No heavy
equipment may be parked on any lot or street except during a time that it is working in
that subdivision. No lot or street may be used for the storage of any equipment, material
or merchandise used or to be sold in a trade or business.

WELL AND SEPTIC

Well and septic should be installed as recommended in the wastewater site plan
for the subdivision submitted to the Kenai Peninsula Borough in accordance to Alaska
Department of Environmental Conservation regulations.

GARBAGE AND REFUSE DISPOSAL

No lot shall be used or maintained as a dumping ground for rubbish, trash,
garbage or other waste. All such matter shall be kept in sanitary containers. All
incinerators or other equipment for the storage or disposal of such materials shall be kept
in a clean and sanitary condition,

NUISANCE

No noxious or offensive activity shall be carried on upon any lot, nor shall
anything be done thereon which may become an annoyance or nuisance to the
neighborhood. No auto repair shops will be allowed.
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COVENANTS, CONDITIONS & RESTRICTIONS
KALIFONSKY MEADOW SUBDIVISION

SIGNS

No sign of any kind shall be displayed to the public view on any lot except one (1)
professional sign of not more than eight (3) square foot, one (1) sign of not more than
eight (8) square feet advertising the property for sale or rent, or signs used by a builder to
advertise the property during the construction and sales period.

TERMS

These covenants are to run with the land and shall be binding on all parties and all
persons claiming under them for a period of twenty (20) years from the date these
covenants are recorded, after which time said covenants shall be automatically extended
for successive petiods of ten (10) years unless all the current owners of the subdivision
lots, agree to change said covenants in whole or in part.

ENFORCEMENT

Enforcement shall be by proceedings at law or in equity against any person or
persons violating or attempting to violate any covenant either to restrain violations or to
recover damages.

SEVERABILITY

Invalidation of any one of these covenants by judgment or court order shall in no
wise affect any of the other provisions which shall remain in full force and effect.

The foregoing restrictions and conditions for building and use in the named subdivision
are hereby declared and adopted by the owner of the subdivision, and all easements
created, granted and reserved are declared to be the act of the owner and all conditions on
purchase and ownership of property in the subdivision shall be deemed and considered as
covenanis ¢ with the land.

INAN HEREOF, the undersigned, being the declarant herein, has hereunto

e declaration in this day of June, 2005

David ‘ﬁ Yragui Mary Jeann@€ 'LY‘ ragui ;. 2
State of Alaska:

Third Judicial District

. November FHn, 2006
THIS IS TO CERTIFY that on this day of June;—2665; before me, the
undersigned, duly commissioned and sworn, personally appeared DAVID N. YRAGUI
and MARY JEANNE YRAGUI to me known to be the persons described in and who
executed the above and foregoing instrument and acknowledged to me that he/she signed
and sealed the same freely and voluntarily for the uses and purposes therein. WITNESS
my Hand and Official Seal the day and year mentioned on the certificate above written.

%ﬁsl nExplres % //7'9 bl 1 9
W:\/ :

I*éotary infand for Alaska

OFFICIAL SEAL
STATE OF ALASKA
KIMBERLIE CORESON
NOTARY PUBLIC
My Comm. Exp.: 02/22/09

Return to:

David N. and Mary Jeanne Yragui
P.O. Box 1290

Kenai, AK 99611

. . nmummu %
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Price per Acre Comparison

A very popular way to compare land values is to do a simple Price per Acre calculation. Simply
stated this is the assessed value divided by the acreage. This will work just fine if the properties
you are comparing are exactly the same size and have the exact same influences, otherwise you

are just comparing apples to oranges.

Below is a sample comparison of 2 parcels that have the same acreage, with different influences.

5.0 AC Base ' $ 50,000
Gravel Maint S -
ElecYes S -
Gas No $ (10,000)

View Limited S 12,000

Land Value S 52,000
Price/AC S 10,400

5.0 AC Base S 50,000
Paved S 5,000
ElecYes S -

Gas Yes S -

View Good S 25,000
Waterfront Pond | $§ 25,000
Land Value $105,000
Price/AC S 21,000

Below is a sample comparison of 2 parcels that have the same influences, with different acreages.

5.0 AC Base $ 50,000
Paved 'S 5,000
ElecYes S -
Gas Yes 'S -
View Good S 25,000

Waterfront Pon¢ $ 25,000

Land Value ' $105,000
Price/AC S 21,000

10.0 AC Base $ 70,000
Paved S 7,000
ElecYes S -

Gas Yes S -

View Good S 35,000
Waterfront Pond | $§ 35,000
Land Value S 147,000
Price/AC S 14,700
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Definitions

Assessment progressivity (regressivity). An appraisal bias such that higher value properties are
appraised higher (lower) than low-value properties. See also price-related differential.

Coefficient of dispersion (COD). The average deviation of a group of numbers from the median
expressed as a percentage of the median. In ratio studies, the average percentage deviation from the
median ratio. Acceptable range: Land under 30%, residential under 20%.

Coefficient of variation (COV). The standard deviation expressed as a percentage of the mean.
Acceptable range: 1.25 of the COD.

Mean: The result of adding all the values of a variable and dividing by the number of values. For example,
the arithmetic mean of 3, 5, and 10 is 18 divided by 3, or 6. Also called the arithmetic mean.

Median. The midpoint or middle value when a set of values is ranked in order of magnitude; if the
number of values is even, the midpoint or average of the two middle values. Acceptable range: 90% to
110%

Price-related differential (PRD). The mean divided by the weighted mean. The statistic has a slight bias
upward. Price-related differentials above 1.03 tend to indicate assessment regressivity; price-related
differentials below 0.98 tend to indicated assessment progressivity. Acceptable range: 0.98 to 1.03.

Progressivity. See assessment progressivity (regressivity)
Regressivity. See assessment progressivity (regressivity)

Standard deviation (St. Dev). The statistical calculated from a set of number by subtracting the mean
from each value and squaring the remainders, adding together these squares, dividing by the size of the
sample less one, and taking the square root of the result. When the data are normally distributed, one can
calculate the percentage of observations within any number of standard deviations of the mean from
normal probability table. When the data are not normally distributed, the standard deviation is less
meaningful and should be used with caution.

Weighted mean; weighted average (wtd mean). An average in which the observations are weighted
based on some criterion. In ratio studies, the weighted mean is a calculated by weighting the ratios based
on their sale prices. A shortcut method is to sum the appraisals or assessments, sum of the sales prices,
and divided the first result by the second. (International Association of Assessing Officers, 1990)

References

International Association of Assessing Officers. (1990). Property Appraisal and Assessment
Administration. Chicago: International Association of Assessing Officers.
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Influence Definitions

View

¢ None: No view other than immediate
surroundings, could have a view if trees on
adjoining properties were removed.

e Limited: Less than 45° viewable unobstructed,
greater than 45° view angle with obstructions,
mountain top view, view from 2" story, able to
view beyond adjacent lots, overlooking an area
that would provide increased viewing
opportunities for wildlife (rule of thumb, distance
greater than football field).

e Good: 45°-90° view, unobstructed view, at least 1
feature, mountain, river, lake, inlet etc. Able to
view beyond adjacent lots. (River, Lake and Inlet
frontage property will always have at least a Good
or Excellent View)

e  Excellent: 90° or greater view, unobstructed, 2 or
more features.

Street Access

e Paved Access: Paved road & government
maintained.

e Gravel Maintained: Gravel road & maintained by
the borough or another organized entity.

e Gravel Unmaintained: Gravel road but is not
maintained by the borough (check Arcmap),
could be maintained by the subdivision, HOA or
private owner(s).

e Trail: No longer used. If can be driven to year
round, use gravel unmaintained, otherwise platted.

e  Platted: Road platted but not built.

e Limited/NA: Section line easement. No platted
access. To include water, beach only access.

Utilities

e Gas & Electric Yes/No: To be considered as
having gas & electric utilities must be at the
property, directly across the street from property
(not paved), or on the same side of the road and
1 lot away or less than 300 feet away. If street is
paved & influence is across the road, parcel to be
marked at not having service available.

e  Public/Community Water & Sewer: Service is
provided by municipality or by HOA. City lots are
presumed to have this service though certain
subdivision do not and need private well/septic
influence. If only 1 of the services is available,
mark Yes. Add well or septic if necessary for
service not available. If street is paved & influence
is across the road, parcel to be marked at not
having service available.

Water Front

e Ocean: Fronts on major body of Saltwater, Cook
Inlet, Kachemak Bay, Resurrection Bay.

e River: Fronts on a major navigable river, Kenai
River, Kasilof River.

e Lake: Fronts on major lake, big enough to get a
float plane on & off (approx. 3000') Mackey Lake,
Longmere Lake, Island Lake.

e Pond/Stream/Canal: Fronts on smaller body of
water, may be a fair size, but typically not able to
get float plane on/off. Arc Lake, Sport Lake, Echo
Lake. Not generally navigable by boat. Funny
River, Deep Creek, Anchor River, Swanson River.

e  Steep: Topography that is greater than usual
incline/decline, making access & building difficult.
At least 15 feet in elevation change and no less
than 45% average slope (4.5 feet vertical per 10
feet horizontal)

e Ravine: Ravine or swale, a long deep hollow in
the surface with wall height of at least 15 feet and
average slope of 500% (5 feet vertical per 1 foot
horizontal)

e  Other: Any additional topographical feature that
would have an influence on property, value.

Topo features not described in the form.

e  Wetlands: Water within 1 foot of the surface is
considered wetlands. A Typical indicator of
wetlands is scrubby black spruce.

Protective CCR's / HOA: Covenants, Conditions &
Restrictions for individual subdivisions, Homer Owners
Association. Check S Drive or Contact title company.

Airstrip: Private dirt/grass/gravel strip, off strip access.
Airstrip Improved: Gravel/ Paved, maintained, lights.

Agriculture Rights: Restrictions on property, limiting
use of property or portion of property to agriculture use.

Easement: Description of a typical easements. Such as
Overhead Power Line, Gas Line or other. Typical
easements would include utility easements for providing
utilities to local subdivision. Usually the front 10’-20" of
the property.

Other: Other features not mentioned in form, describe
in notes section.

Notes Section: Further description of influences or
describe influences not accounted for in input sheet.
Example, a Power Line easement running across property.
Private Boat launch for subdivision.

For any properties that are not typical and fall outside of these parameters, See land appraiser for final determination.
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AS 29.45.110. Full and True Value.

(a) The assessor shall assess property at its full and true value as of January 1 of the assessment year,

except as provided in this section, AS 29.45.060 , and 29.45.230. 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.

AS 29.45.130. Independent Investigation

(a)

(b)

(@]

The assessor is not bound to accept a return as correct. The assessor may make an independent
investigation of property returned or of taxable property on which no return has been filed. In either
case, the assessor may make the assessor's own valuation of the property subject to an ad valorem
tax and this valuation is prima facie evidence of the value of the property.

For investigation, the assessor or the assessor's agent may enter real property during reasonable
hours to examine visible personal property and the exterior of a dwelling or other structure on the
real property. The assessor or the assessor's agent may enter and examine the interior of a dwelling
or other structure or the personal property in it only (1) if the structure is under construction and not
yet occupied; (2) with the permission of a person in actual possession of the structure; or (3) in
accordance with a court order to compel the entry and inspection. The assessor or the assessor's
agent may examine all property records involved. A person shall, on request, furnish to the assessor
or the assessor's agent assistance for the investigation and permit the assessor or the assessor's
agent to enter a dwelling or other structure to examine the structure or personal property in it
during reasonable hours. The assessor may seek a court order to compel entry and production of
records needed for assessment purposes.

An assessor may examine a person on oath. On request, the person shall submit to examination at a
reasonable time and place selected by the assessor.

KPB 5.15.070. Board of equalization — Hearing procedure.

(h)

Access to property. If an appellant has refused or failed to provide the assessor, or designee, full
access to property or records related to assessment of the property, the appellant is precluded from
offering evidence on the issue or issues affected by that lack of access. Before a ruling is issued on
the admissibility of such evidence, the appellant shall be provided with a reasonable opportunity by
the presiding officer to present its case as to why this sanction should not be imposed, and the
assessor shall have a reasonable opportunity to respond.

MARKET VALUE

The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other precisely
revealed terms, for which the specified property rights should sell after reasonable exposure in an open and
competitive market under all condition's requisite to a fair sale, with the buyer and seller each acting
prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress. (Appraisal
of Real Estate 11th Edition - Appraisal Institute)

ASG00281



BURDEN OF PROOF

The appellant has the burden of proving or providing any information to show that the assessed values are
excessive, improper or unequal. The assessor is accorded broad discretion in deciding among the recognized
valuation methods. The assessor’s choice of one recognized method of valuation overanother is simply the
exercise of a discretion committed to the assessor by law.

*A borough has discretion to appraise, by whatever recognized method of valuation it chooses, so long as there is
no fraud or clear adoption of a fundamentally wrong principle of valuation. Hoblit vs. Greater Anchorage Area
Borough, Sup. Ct. Op. No. 636 (File No. 1214), 473 P.2d 630 (Alaska 1970).

The assessing department is concerned not only with market value, but also with equity of assessment,
which means: making sure that every property is assessed at the same level as all others with respect to
market value. For this reason, the assessor uses a broad scope in its approach to value, using overall
trends to value all properties in a given market area. In contrast, a private appraisal is only concerned
with estimating the value of a single property.

PRICE PAID AVG 1,200 SQFT HOME IN KENAI

$300,000 140.0%
$267,000
. 130.0%
$250,000 $242,500 1124.7%
$225,000
120.0%
$200,000 TEYT oo
i 100.0% R s
: & Z
& $150,000 N\ 100.0% &
n , - ‘ 0%
w w
- -
& ' &
00 DO > D0 90.0%
$100,000
84.3% 80.0%
$50,000
70.0%
5 60.0%
1 2 3 4 5
mmm SALES PRICE $242,500 $199,000 $267,000 $225,000 $180,500
= ASSESSED $225,000 $225,000 $225,000 $225,000 $225,000
—8-RATIO 92.8% 113.1% 84.3% 100.0% 124.7%
~@~MEDIAN 100% 100% 100% 100% 100%
PROPERTIES

i SALES PRICE  mmmm ASSESSED =@=RATIO =@=MEDIAN
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KENAI PENINSULA BOROUGH
Assessin g Real Property Assessment Valuation Appeal
Analysis and Recommendation

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05524126
REPRESENTATIVE: DAVID YRAGUI

TOTAL ACREAGE: 5.0

PHYSICAL ADDRESS(ES) / LOCATION: 50308 BUOY AVE
KALIFORNSKY

LEGAL DESCRIPTION:

T 5N R 11W SEC 29 SEWARD MERIDIAN KN 2008009 KALIFONSKY
MEADOW SUB NO 3 TRACT D2

2026 NOTICED VALUES
RAW LAND $75,700.00
TOTAL IMPROVEMENTS: N/A
ASSESSED VALUE TOTAL: $75,700.00
EXEMPTIONS: N/A

The Kenai Peninsula Borough (KPB) Assessing Department uses a Market Adjusted Cost Approach to value residential
structures for assessment purposes. This Cost Approach is derived from the property description, quality, size, and
features, and is based upon replacement cost of new, less deprecation (RCN-D). That value is then adjusted by a
statistically tested market adjustment.

According to Property Assessment Valuation, the first step in developing a cost approach is to estimate the land value
at its highest and best use. KPB does this by reviewing, analyzing, and statistically testing reported land sales in a
given market area. That updated land value is then combined with the value of all improvements; the sum of the two
(s the assessed value. This application is in accordance with Alaska State Statute AS 29.45.110.

ADMINISTRATIVE SUMMARY

Subject property is a 5.0-acre parcel in the K-Beach market area (#125). Land influences gravel-maintained access,
limited view, electric and gas utility access and CCR’s. Currently 2.5- acres are being valued as usable and 2.5-acres
as a remaining land type. Highest and best use of the parcel is residential. Subject property was inspected on
04/14/26, by Appraiser Windsor. After the inspection and review, no changes were made to the influences or values.
For the K-Beach market area (#125), 26 sales from the last three years were analyzed. The resulting analysis
indicated an increase to the land model was needed.

Land K Beach Market 125

« 26 sales in last 3 years with a median ratio for 82.91%
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APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05524126
REPRESENTATIVE: DAVID YRAGUI

PROPERTY DETAILS
LAND DETAILS

See definitions section of packet

- ElecYes

- GasYes

- Gravel Main
- WETLANDS
- View Limited

- CCR'S NEW

PROPERTY RECORD CARD(s)

IMPROVEMENT TYPE
BUILDING TYPE
YEAR BUILT

TOTAL SQ. FT
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KENAI PENINSULA BOROUGH

Assessing Real Property Assessment Valuation Appeal
Reconciliation and Final Value Conclusion

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05524126
REPRESENTATIVE: DAVID YRAGUI

LEGAL DESCRIPTION: T 5N R 11W SEC 29 SEWARD MERIDIAN KN 2008009 KALIFONSKY MEADOW SUB NO 3 TRACT
D2

2026 RECOMMENDED VALUE

LAND: $75,700
IMPROVEMENTS: 0
TOTAL: $75,700

ASSESSOR'S RECOMMENDATION

1. Subject property is valued uniformly and equitably with the parcels located within the same market area.

2. The Assessing Department reviewed all physical characteristics of the subject property to ensure all data was
accurately captured. Influences are applied correctly and uniformly to the subject property.

3. The Assessing Department uses standardized mass appraisal procedures and techniques to specify and calibrate
market models which are applied uniformly to value property within the borough. The modeled values are
statistically tested to ensure a level of accuracy and equity of assessment that meets the guidelines established by

the Alaska Association of Assessing Officers and the International Association of Assessing Officers, and in
compliance with Alaska State Statute.

BOARD ACTION

LAND: IMPROVEMENTS: TOTAL:
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KENAI PENINSULA BOROUGH
ASSGSSI ng Real Property Assessment Valuation Appeal

Subject Photos

KPB PARCEL ID: 05524126

055-241-26
4/14/2026 HW
VIEW1

055-241-26
4/14/2026 HW
VIEW2
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KENAI PENINSULA BOROUGH
ASSGSSing Real Property Assessment Valuation Appeal

Subject Photos

KPB PARCEL ID: 05524126
:ALAM Tue Apr 14 R
055-241-26 IS
4/14/2026 HW

¢ Back Assessing Offiine

4

PIN: 05524126 x

han 5.0
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2026 LAND RATIO STUDY K-BEACH

Ratio Sum 21 Excluded
Mean 80.53%|Earliest Sale 2/6/2023 # of Sales 26
Median 82.91%|Lates Sale 8/1/2025 Total AV $ 999,900
Wtd Mean 76.38% Outlier Information Total SP $ 1,309,100
PRD 1.05 Range 1.5 Min 10.51%
CcoD 18.56%| Lower Limit 22.93% Max 111.75%
St. Dev 0.2115| Upper Limit 141.10% Min Sale $ 19,500
cov 26.27% Max Sale $ 160,000
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Mrk Area Sale Date

125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125

11/1/2024
9/12/2023
8/3/2023
2/5/2025
2/5/2025
8/1/2025
8/23/2024
12/11/2023
3/28/2023
7/9/2025
8/31/2023
9/27/2023
7/9/2024
1/24/2025
5/22/2024
11/17/2023
9/6/2024
8/7/2023
6/5/2024
6/28/2023
3/8/2023
2/6/2023
8/9/2024
8/1/2025
3/19/2024
7/15/2024

LRSN
15067
15086
94049
104607
104610
104612
104614
15654
15665
16080
16107
82684
90459
16888
16896
16897
16897
16948
17031
107804
108143
17978
17985
18278
37317
37317

PIN

05501151
05501170
05506029C005
05506029C051
05506029C054
05506029C074
05506029C076
05514029
05514041
05522140
05522205
05524107
05524119
05528237
05528245
05528246
05528246
05529065
05531047
05532072
05533135
05545019
05545026
05553009
13134081
13134081

2026 LAND RATIO STUDY

Total Acres
1.19
0.92
0.00
0.00
0.00
0.00
0.00
4.47

40.00
0.97
1.03
8.10
5.41
1.06
1.03
1.10
1.10
2.99
1.63
1.07
1.27
0.95
0.92
0.96
0.92
0.92

Year
2024
2023
2023
2025
2025
2025
2024
2023
2023
2025
2023
2023
2024
2025
2024
2023
2024
2023
2024
2023
2023
2023
2024
2025
2024
2024

Wrk Sh Val

RV RV RV R VR Vo R Vo Vo SR Vol Vo R Vo SR Vo Rk Vo R VR VR VSRR Vo R VR Vo Vo R Vo R Vo SR Vo SRR Vo SR Vo SR Vo SRR V)

94,500
82,100
30,700
28,700
28,700
25,400
26,100
16,900
8,200
26,700
25,900
68,500
69,600
16,600
21,800
28,000
28,000
178,800
29,500
12,200
26,700
26,500
19,600
30,600
24,800
24,800

Sale Price

145,000
140,000
35,300
29,900
29,900
32,000
25,000
27,000
78,000
39,300
33,500
75,000
118,100
20,000
32,000
35,000
37,600
160,000
35,000
20,000
25,000
32,000
19,500
35,000
25,000
25,000

LandType
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20

SaleCd
C

OO0 0000000000 NOONOOOOOONDO

RATIO
65.17%
58.64%
86.97%
95.99%
95.99%
79.38%

104.40%
62.59%
10.51%
67.94%
77.31%
91.33%
58.93%
83.00%
68.13%
80.00%
74.47%

111.75%
84.29%
61.00%

106.80%
82.81%

100.51%
87.43%
99.20%
99.20%

ASG00298
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APPEAL HISTORY FOR PARCEL 055-241-26

APPEAL YEAR: 2015

Appeal Type/Status
Appraiser

Date Filed
BOE APPEAL BOE - Closed Appealed Value Result Value Difference % Chg Value Change Reason
LCRANE 03/23/2015 3,400 0 3,400 0%
Summary:
APPEAL YEAR: 2018
Appeal Type/Status
Appraiser Date Filed
INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
DMUELLER 03/30/2018 19,700

19,700 0 0% Informal Adjustment

Summary: DAVID YRAGUI IN OFFICE REGARDING MULTIPLE PINS STATES BOROUGH HAS PARCELS ASSESSED
90% WETLANDS BUT PARCELS ARE NOT WETLANDS ACCORDING TO ARMY CORP OF ENGINEERS WETLANDS
DELENEATION REPORT. TOLD HIM PLANNING IS WORKING ON IT AND NOT OUR CALL WE CANNOT MAKE
WETLANDS MAPS. NO CHANGE

APPEAL YEAR: 2022

Appeal Type/Status
Appraiser

Date Filed
INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
BANDERSON 03/16/2022 66,700 0 66,700 0% Informal Adjustment
Summary: LAND VALUE ISSUE.
APP: REVIEWED. NO CHANGE WARRANTED.
BOE APPEAL BOE - Closed Appealed Value Result Value Difference % Chg Value Change Reason
BANDERSON 03/31/2022 66,700 0 66,700 0%
Summary:
APPEAL YEAR: 2023
Appeal Type/Status
Appraiser Date Filed
BOE APPEAL BOE - Closed Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 04/10/2023 79,600 0 79,600 0%
Summary:

APPEAL YEAR: 2024

Appeal Type/Status

Appraiser Date Filed

ASGO00300



APPEAL HISTORY FOR PARCEL 055-241-26

BOE APPEAL BOE - Closed

Appealed Value Result Value Difference

% Chg Value Change Reason

HWINDSOR 04/02/2024

Summary:

91,600 0 91,600

0%

APPEAL YEAR: 2025

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL BOE - Closed

Appealed Value Result Value Difference

% Chg Value Change Reason

HWINDSOR 03/30/2025

Summary:

95,800 74,200 -21,600

-23% Board of Equalization

APPEAL YEAR: 2026

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL Open

Appealed Value Result Value Difference

% Chg Value Change Reason

HWINDSOR 03/27/2026

Summary:

75,700 0 75,700

0% Informal Adjustment

ASGO00301
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Recording Dist: 302 - Kenai .
7/19/2005 3:16 PM Pages: 1 of 3
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COVENANTS, CONDITIONS & RESTRICTIONS

Kalifonsky Meadow Subdivision
Situated in the NEY NW% SE% E%: SW'4 82 NW4
Section 29, TSN R11W, S.M.,, AK
According to Plat Number 2005-43 Kenai Recording District

PXOPprr >

RESUBDIVISION

The area of lots herein described shall not be reduced in size by subdivision to
create parcels not less than 5 acres in size.

LAND USE, BUILDING TYPE AND BUILDING SETBACKS

No lot shall be used except for single family residential purposes. No building
shall be erected, altered, placed or permitted to remain on any lot other than one detached
single-family dwelling. Other detached structures such as guest cabins, greenhouses,
garages, and work studios may be constructed so long as they do not encroach the
screening easements.

Structures are prohibited within the northern % of Tracts C, D, E and F. Hayfields
and other similar cultivation is allowed within this area.

DWELLING SIZE AND CONSTRUCTION

The minimum permitted dwelling size for the ground floor area of the main
structure, exclusive of one (1) story open porches and garages shall not be less than nine
hundred (900) square feet. The exterior of the dwelling must be complete in one (1) year
from the start of construction.

ANIMALS

No animals, livestock or poultry of any kind shall be raised, bred, allowed to free
range, or be kept on any lot for any commercial purpose. No more than two (2) dogs shall
be allowed on any lot.

AUTOMOBILES

No vehicle may be abandoned or allowed to remain on any lot or street offsetting
any lot for more than seven (7) days if it is not in good operating condition. No heavy
equipment may be parked on any lot or street except during a time that it is working in
that subdivision. No lot or street may be used for the storage of any equipment, material
or merchandise used or to be sold in a trade or business.

WELL AND SEPTIC

Well and septic should be installed as recommended in the wastewater site plan
for the subdivision submitted to the Kenai Peninsula Borough in accordance to Alaska
Department of Environmental Conservation regulations.

GARBAGE AND REFUSE DISPOSAL

No lot shall be used or maintained as a dumping ground for rubbish, trash,
garbage or other waste. All such matter shall be kept in sanitary containers. All
incinerators or other equipment for the storage or disposal of such materials shall be kept
in a clean and sanitary condition.

ASG00302
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COVENANTS, CONDITIONS & RESTRICTIONS
KALIFONSKY MEADOW SUBDIVISION

VEGETATION SCREENING
Vegetation Screening easements will be fifteen (15) feet from all lot lines.
NUISANCE

No noxious or offensive activity shall be carried on upon any lot, nor shall
anything be done thereon which may become an annoyance or nuisance to the
neighborhood. No auto repair shops will be allowed.

SIGNS

No sign of any kind shall be displayed to the public view on any lot except one
(1) professional sign of not more than eight (8) square foot, one (1) sign of not more
than eight (8) square feet advertising the property for sale or rent, or signs used by a
builder to advertise the property during the construction and sales period.

SELECTIVE CLEARING OF LOTS

Clearing on all lots shall be selective and not cover more than fifty percent
(50%) of the gross lot area, with the remaining area left in its natural state.

TREES

No trees may be removed from any lot except those trees necessary for clearing
a construction site for a dwelling to be constructed on that lot. It is the intent of this
provision that ali persons purchasing a lot shall do their utmost to maintain the trees
and the natural wooded surroundings of their properties. In the event of the excess
removal of trees on any lot, the owner shall be responsible, at his own expense, for
replanting and maintaining live trees.

TERMS

These covenants are to run with the land and shall be binding on all parties and
all persons claiming under them for a period of twenty (20) years from the date these
covenants are recorded, after which time said covenants shall be antomatically extended
for successive periods of ten (10) years unless all the current owners of the subdivision
lots, agree to change said covenants in whole or in part.

ENFORCEMENT

Enforcement shall be by proceedings at law or in equity against any person or
persons violating or attempting to violate any covenant either to restrain violations or to
recover damages.

SEVERABILITY

Invalidation of any one of these covenants by judgment or court order shall in
no wise affect any of the other provisions which shall remain in full force and effect.

BT -

2006-006732-0




COVENANTS, CONDITIONS & RESTRICTIONS
KALIFONSKY MEADOW SUBDIVISION

The foregoing restrictions and conditions for building and use in the named subdivision
are hereby declared and adopted by the owner of the subdivision, and all easements
created, granted and reserved are declared to be the act of the owner and all conditions
on purchase and ownership of property in the subdivision shall be deemed and
considered as covenants running with the land. .

IN WITNESS WHEREOF, the undersigned, being the declarant herein, has hereunto
executed thij laration in this_&277A __day of June, 2005

DWY Tagui Mary J eannie% ragui 75
State of Alaska
Third Judicial District

THIS IS TO CERTIFY that on this & 7#~day of June, 2005, before me, the
undersigned, duly commissioned and sworn, personally appeared DAVID N. YRAGUI
and MARY JEANNE YRAGUI to me known to be the persons described in and who
executed the above and foregoing instrument and acknowledged to me that he/she
signed and sealed the same freely and voluntarily for the uses and purposes therein.
WITNESS my Hand and Official Seal the day and year mentioned on the certificate
above written.

My Commission Expires: a’l/??/ 7

EFICIAL SEAL
STP?TE OF ALASKA
KIMBERLIE CORESON
NOTARY PUBLIC
My Comm. Exp.: 02[22

ﬁm\/ ESSSSSSSSS SSESSSEESSSES
7 ﬁﬁ
A

otary’ in and for Alaska

Return to:

David N. and Mary Jeanne Yragui
P.O. Box 1290

Kenai, AK 99611

Mclane Jobs\survey tools \cersdoc
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COVENANTS, CONDITIONS & RESTRICTIONS

Kalifonsky Meadow Subdivision
Situated in the NE% NW% SEY% EY% SWY% S NWY
Section 29, TSN R11W, S.M., AK
According to Plat Number 2005-43 Kenai Recording District

RESUBDIVISION

The area of lots herein described shall not be reduced in size by subdivision to
create parcels not less than 5 acres in size.

LAND USE, BUILDING TYPE AND BUILDING SETBACKS

No lot shall be used except for single family residential purposes. No building
shall be erected, altered, placed or permitted to remain on any lot other than one detached
single-family dwelling: Other detached structures such as guest cabins, greenhouses,
garages, and work studios may be constructed so long as they do not encroach the
screening easements.

Structures are prohibited within the northern % of Tracts C, D, E and F. Hayfields
and other similar cultivation is allowed within this area.

DWELLING SiZE AND CONSTRUCTION

The minimum permitted dwelling size for the ground floor area of the main
structure, exclusive of one (1) story open porches and garages shall not be less than nine
hundred (900) square feet. The exterior of the dwelling must be complete in one (1) year
from the start of construction.

ANIMALS

No animals, livestock or poultry of any kind shall be raised, bred, allowed to free
range, or be kept on any lot for any commercial purpose. No more than two (2) dogs shall
be allowed on any lot.

AUTOMOBILES

No vehicle may be abandoned or allowed to remain on any lot or street offsetting

any lot for more than seven (7) days if it is not in good operating condition. No heavy
equipment may be parked on any lot or street except during a time that it is working in
that subdivision. No lot or street may be used for the storage of any equipment, material
or merchandise used or to be sold in a trade or business.

WELL AND SEPTIC

Well and septic should be installed as recommended in the wastewater site plan
for the subdivision submitted to the Kenai Peninsula Borough in accordance to Alaska
Department of Environmental Conservation regulations.

GARBAGE AND REFUSE DISPOSAL

No lot shall be used or maintained as a dumping ground for rubbish, trash,
garbage or other waste. All such matter shall be kept in sanitary containers. All
incinerators or other equipment for the storage or disposal of such materials shall be kept
in a clean and sanitary condition,

NUISANCE

No noxious or offensive activity shall be carried on upon any lot, nor shall
anything be done thereon which may become an annoyance or nuisance to the
neighborhood. No auto repair shops will be allowed.
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COVENANTS, CONDITIONS & RESTRICTIONS
KALIFONSKY MEADOW SUBDIVISION

SIGNS

No sign of any kind shall be displayed to the public view on any lot except one (1)
professional sign of not more than eight (3) square foot, one (1) sign of not more than
eight (8) square feet advertising the property for sale or rent, or signs used by a builder to
advertise the property during the construction and sales period.

TERMS

These covenants are to run with the land and shall be binding on all parties and all
persons claiming under them for a period of twenty (20) years from the date these
covenants are recorded, after which time said covenants shall be automatically extended
for successive petiods of ten (10) years unless all the current owners of the subdivision
lots, agree to change said covenants in whole or in part.

ENFORCEMENT

Enforcement shall be by proceedings at law or in equity against any person or
persons violating or attempting to violate any covenant either to restrain violations or to
recover damages.

SEVERABILITY

Invalidation of any one of these covenants by judgment or court order shall in no
wise affect any of the other provisions which shall remain in full force and effect.

The foregoing restrictions and conditions for building and use in the named subdivision
are hereby declared and adopted by the owner of the subdivision, and all easements
created, granted and reserved are declared to be the act of the owner and all conditions on
purchase and ownership of property in the subdivision shall be deemed and considered as
covenanis ¢ with the land.

INAN HEREOF, the undersigned, being the declarant herein, has hereunto

e declaration in this day of June, 2005

David ‘ﬁ Yragui Mary Jeann@€ 'LY‘ ragui ;. 2
State of Alaska:

Third Judicial District

. November FHn, 2006
THIS IS TO CERTIFY that on this day of June;—2665; before me, the
undersigned, duly commissioned and sworn, personally appeared DAVID N. YRAGUI
and MARY JEANNE YRAGUI to me known to be the persons described in and who
executed the above and foregoing instrument and acknowledged to me that he/she signed
and sealed the same freely and voluntarily for the uses and purposes therein. WITNESS
my Hand and Official Seal the day and year mentioned on the certificate above written.

%ﬁsl nExplres % //7'9 bl 1 9
W:\/ :

I*éotary infand for Alaska

OFFICIAL SEAL
STATE OF ALASKA
KIMBERLIE CORESON
NOTARY PUBLIC
My Comm. Exp.: 02/22/09

Return to:

David N. and Mary Jeanne Yragui
P.O. Box 1290

Kenai, AK 99611

. . nmummu %
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Price per Acre Comparison

A very popular way to compare land values is to do a simple Price per Acre calculation. Simply
stated this is the assessed value divided by the acreage. This will work just fine if the properties
you are comparing are exactly the same size and have the exact same influences, otherwise you

are just comparing apples to oranges.

Below is a sample comparison of 2 parcels that have the same acreage, with different influences.

5.0 AC Base ' $ 50,000
Gravel Maint S -
ElecYes S -
Gas No $ (10,000)

View Limited S 12,000

Land Value S 52,000
Price/AC S 10,400

5.0 AC Base S 50,000
Paved S 5,000
ElecYes S -

Gas Yes S -

View Good S 25,000
Waterfront Pond | $§ 25,000
Land Value $105,000
Price/AC S 21,000

Below is a sample comparison of 2 parcels that have the same influences, with different acreages.

5.0 AC Base $ 50,000
Paved 'S 5,000
ElecYes S -
Gas Yes 'S -
View Good S 25,000

Waterfront Pon¢ $ 25,000

Land Value ' $105,000
Price/AC S 21,000

10.0 AC Base $ 70,000
Paved S 7,000
ElecYes S -

Gas Yes S -

View Good S 35,000
Waterfront Pond | $§ 35,000
Land Value S 147,000
Price/AC S 14,700
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Definitions

Assessment progressivity (regressivity). An appraisal bias such that higher value properties are
appraised higher (lower) than low-value properties. See also price-related differential.

Coefficient of dispersion (COD). The average deviation of a group of numbers from the median
expressed as a percentage of the median. In ratio studies, the average percentage deviation from the
median ratio. Acceptable range: Land under 30%, residential under 20%.

Coefficient of variation (COV). The standard deviation expressed as a percentage of the mean.
Acceptable range: 1.25 of the COD.

Mean: The result of adding all the values of a variable and dividing by the number of values. For example,
the arithmetic mean of 3, 5, and 10 is 18 divided by 3, or 6. Also called the arithmetic mean.

Median. The midpoint or middle value when a set of values is ranked in order of magnitude; if the
number of values is even, the midpoint or average of the two middle values. Acceptable range: 90% to
110%

Price-related differential (PRD). The mean divided by the weighted mean. The statistic has a slight bias
upward. Price-related differentials above 1.03 tend to indicate assessment regressivity; price-related
differentials below 0.98 tend to indicated assessment progressivity. Acceptable range: 0.98 to 1.03.

Progressivity. See assessment progressivity (regressivity)
Regressivity. See assessment progressivity (regressivity)

Standard deviation (St. Dev). The statistical calculated from a set of number by subtracting the mean
from each value and squaring the remainders, adding together these squares, dividing by the size of the
sample less one, and taking the square root of the result. When the data are normally distributed, one can
calculate the percentage of observations within any number of standard deviations of the mean from
normal probability table. When the data are not normally distributed, the standard deviation is less
meaningful and should be used with caution.

Weighted mean; weighted average (wtd mean). An average in which the observations are weighted
based on some criterion. In ratio studies, the weighted mean is a calculated by weighting the ratios based
on their sale prices. A shortcut method is to sum the appraisals or assessments, sum of the sales prices,
and divided the first result by the second. (International Association of Assessing Officers, 1990)

References

International Association of Assessing Officers. (1990). Property Appraisal and Assessment
Administration. Chicago: International Association of Assessing Officers.

8/19/2020
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Influence Definitions

View

¢ None: No view other than immediate
surroundings, could have a view if trees on
adjoining properties were removed.

e Limited: Less than 45° viewable unobstructed,
greater than 45° view angle with obstructions,
mountain top view, view from 2" story, able to
view beyond adjacent lots, overlooking an area
that would provide increased viewing
opportunities for wildlife (rule of thumb, distance
greater than football field).

e Good: 45°-90° view, unobstructed view, at least 1
feature, mountain, river, lake, inlet etc. Able to
view beyond adjacent lots. (River, Lake and Inlet
frontage property will always have at least a Good
or Excellent View)

e  Excellent: 90° or greater view, unobstructed, 2 or
more features.

Street Access

e Paved Access: Paved road & government
maintained.

e Gravel Maintained: Gravel road & maintained by
the borough or another organized entity.

e Gravel Unmaintained: Gravel road but is not
maintained by the borough (check Arcmap),
could be maintained by the subdivision, HOA or
private owner(s).

e Trail: No longer used. If can be driven to year
round, use gravel unmaintained, otherwise platted.

e  Platted: Road platted but not built.

e Limited/NA: Section line easement. No platted
access. To include water, beach only access.

Utilities

e Gas & Electric Yes/No: To be considered as
having gas & electric utilities must be at the
property, directly across the street from property
(not paved), or on the same side of the road and
1 lot away or less than 300 feet away. If street is
paved & influence is across the road, parcel to be
marked at not having service available.

e  Public/Community Water & Sewer: Service is
provided by municipality or by HOA. City lots are
presumed to have this service though certain
subdivision do not and need private well/septic
influence. If only 1 of the services is available,
mark Yes. Add well or septic if necessary for
service not available. If street is paved & influence
is across the road, parcel to be marked at not
having service available.

Water Front

e Ocean: Fronts on major body of Saltwater, Cook
Inlet, Kachemak Bay, Resurrection Bay.

e River: Fronts on a major navigable river, Kenai
River, Kasilof River.

e Lake: Fronts on major lake, big enough to get a
float plane on & off (approx. 3000') Mackey Lake,
Longmere Lake, Island Lake.

e Pond/Stream/Canal: Fronts on smaller body of
water, may be a fair size, but typically not able to
get float plane on/off. Arc Lake, Sport Lake, Echo
Lake. Not generally navigable by boat. Funny
River, Deep Creek, Anchor River, Swanson River.

e  Steep: Topography that is greater than usual
incline/decline, making access & building difficult.
At least 15 feet in elevation change and no less
than 45% average slope (4.5 feet vertical per 10
feet horizontal)

e Ravine: Ravine or swale, a long deep hollow in
the surface with wall height of at least 15 feet and
average slope of 500% (5 feet vertical per 1 foot
horizontal)

e  Other: Any additional topographical feature that
would have an influence on property, value.

Topo features not described in the form.

e  Wetlands: Water within 1 foot of the surface is
considered wetlands. A Typical indicator of
wetlands is scrubby black spruce.

Protective CCR's / HOA: Covenants, Conditions &
Restrictions for individual subdivisions, Homer Owners
Association. Check S Drive or Contact title company.

Airstrip: Private dirt/grass/gravel strip, off strip access.
Airstrip Improved: Gravel/ Paved, maintained, lights.

Agriculture Rights: Restrictions on property, limiting
use of property or portion of property to agriculture use.

Easement: Description of a typical easements. Such as
Overhead Power Line, Gas Line or other. Typical
easements would include utility easements for providing
utilities to local subdivision. Usually the front 10’-20" of
the property.

Other: Other features not mentioned in form, describe
in notes section.

Notes Section: Further description of influences or
describe influences not accounted for in input sheet.
Example, a Power Line easement running across property.
Private Boat launch for subdivision.

For any properties that are not typical and fall outside of these parameters, See land appraiser for final determination.
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AS 29.45.110. Full and True Value.

(a) The assessor shall assess property at its full and true value as of January 1 of the assessment year,

except as provided in this section, AS 29.45.060 , and 29.45.230. 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.

AS 29.45.130. Independent Investigation

(a)

(b)

(@]

The assessor is not bound to accept a return as correct. The assessor may make an independent
investigation of property returned or of taxable property on which no return has been filed. In either
case, the assessor may make the assessor's own valuation of the property subject to an ad valorem
tax and this valuation is prima facie evidence of the value of the property.

For investigation, the assessor or the assessor's agent may enter real property during reasonable
hours to examine visible personal property and the exterior of a dwelling or other structure on the
real property. The assessor or the assessor's agent may enter and examine the interior of a dwelling
or other structure or the personal property in it only (1) if the structure is under construction and not
yet occupied; (2) with the permission of a person in actual possession of the structure; or (3) in
accordance with a court order to compel the entry and inspection. The assessor or the assessor's
agent may examine all property records involved. A person shall, on request, furnish to the assessor
or the assessor's agent assistance for the investigation and permit the assessor or the assessor's
agent to enter a dwelling or other structure to examine the structure or personal property in it
during reasonable hours. The assessor may seek a court order to compel entry and production of
records needed for assessment purposes.

An assessor may examine a person on oath. On request, the person shall submit to examination at a
reasonable time and place selected by the assessor.

KPB 5.15.070. Board of equalization — Hearing procedure.

(h)

Access to property. If an appellant has refused or failed to provide the assessor, or designee, full
access to property or records related to assessment of the property, the appellant is precluded from
offering evidence on the issue or issues affected by that lack of access. Before a ruling is issued on
the admissibility of such evidence, the appellant shall be provided with a reasonable opportunity by
the presiding officer to present its case as to why this sanction should not be imposed, and the
assessor shall have a reasonable opportunity to respond.

MARKET VALUE

The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other precisely
revealed terms, for which the specified property rights should sell after reasonable exposure in an open and
competitive market under all condition's requisite to a fair sale, with the buyer and seller each acting
prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress. (Appraisal
of Real Estate 11th Edition - Appraisal Institute)

ASGO00310



BURDEN OF PROOF

The appellant has the burden of proving or providing any information to show that the assessed values are
excessive, improper or unequal. The assessor is accorded broad discretion in deciding among the recognized
valuation methods. The assessor’s choice of one recognized method of valuation overanother is simply the
exercise of a discretion committed to the assessor by law.

*A borough has discretion to appraise, by whatever recognized method of valuation it chooses, so long as there is
no fraud or clear adoption of a fundamentally wrong principle of valuation. Hoblit vs. Greater Anchorage Area
Borough, Sup. Ct. Op. No. 636 (File No. 1214), 473 P.2d 630 (Alaska 1970).

The assessing department is concerned not only with market value, but also with equity of assessment,
which means: making sure that every property is assessed at the same level as all others with respect to
market value. For this reason, the assessor uses a broad scope in its approach to value, using overall
trends to value all properties in a given market area. In contrast, a private appraisal is only concerned
with estimating the value of a single property.

PRICE PAID AVG 1,200 SQFT HOME IN KENAI

$300,000 140.0%
$267,000
. 130.0%
$250,000 $242,500 1124.7%
$225,000
120.0%
$200,000 TEYT oo
i 100.0% R s
: & Z
& $150,000 N\ 100.0% &
n , - ‘ 0%
w w
- -
& ' &
00 DO > D0 90.0%
$100,000
84.3% 80.0%
$50,000
70.0%
5 60.0%
1 2 3 4 5
mmm SALES PRICE $242,500 $199,000 $267,000 $225,000 $180,500
= ASSESSED $225,000 $225,000 $225,000 $225,000 $225,000
—8-RATIO 92.8% 113.1% 84.3% 100.0% 124.7%
~@~MEDIAN 100% 100% 100% 100% 100%
PROPERTIES

i SALES PRICE  mmmm ASSESSED =@=RATIO =@=MEDIAN
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KENAI PENINSULA BOROUGH
Assessin g Real Property Assessment Valuation Appeal
Analysis and Recommendation

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05524127
REPRESENTATIVE: DAVID YRAGUI

TOTAL ACREAGE: 5.0

PHYSICAL ADDRESS(ES) / LOCATION: 50256 BUOY AVE
KALIFORNSKY

LEGAL DESCRIPTION:

T 5N R 11W SEC 29 SEWARD MERIDIAN KN 2008009 KALIFONSKY
MEADOW SUB NO 3 TRACT D3

2026 NOTICED VALUES
RAW LAND $69,300.00
TOTAL IMPROVEMENTS: N/A
ASSESSED VALUE TOTAL: $69,300.00
EXEMPTIONS: N/A

The Kenai Peninsula Borough (KPB) Assessing Department uses a Market Adjusted Cost Approach to value residential
structures for assessment purposes. This Cost Approach is derived from the property description, quality, size, and
features, and is based upon replacement cost of new, less deprecation (RCN-D). That value is then adjusted by a
statistically tested market adjustment.

According to Property Assessment Valuation, the first step in developing a cost approach is to estimate the land value
at its highest and best use. KPB does this by reviewing, analyzing, and statistically testing reported land sales in a
given market area. That updated land value is then combined with the value of all improvements; the sum of the two
is the assessed value. This application is in accordance with Alaska State Statute AS 29.45.110.

ADMINISTRATIVE SUMMARY

Subject property is a 5.0-acre parcel in the K-Beach market area (#125). Land influences gravel-maintained access,
limited view, electric and gas utility access and CCR's. Currently 2-acres are being valued as usable and 3-acres as a
remaining land type. Highest and best use of the parcel is residential. Subject property was inspected on 04/14/26,
by Appraiser Windsor. After the inspection and review, no changes were made to the influences or values. For the K-
Beach market area (#125), 26 sales from the last three years were analyzed. The resulting analysis indicated an
increase to the land model was needed.

Land K Beach Market 125

« 26 sales in last 3 years with a median ratio for 82.91%

+ COD: 18.56 « PRD: 1.05
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APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05524127
REPRESENTATIVE: DAVID YRAGUI

PROPERTY DETAILS
LAND DETAILS

See definitions section of packet

- ElecYes

- GasYes

- Gravel Main
- WETLANDS
- View Limited

- CCR'S NEW

PROPERTY RECORD CARD(s)

IMPROVEMENT TYPE
BUILDING TYPE
YEAR BUILT

TOTAL SQ. FT
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KENAI PENINSULA BOROUGH

Assessing Real Property Assessment Valuation Appeal
Reconciliation and Final Value Conclusion

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05524127
REPRESENTATIVE: DAVID YRAGUI

LEGAL DESCRIPTION: T 5N R 11W SEC 29 SEWARD MERIDIAN KN 2008009 KALIFONSKY MEADOW SUB NO 3 TRACT
D3

2026 RECOMMENDED VALUE

LAND: $69,300
IMPROVEMENTS: 0
TOTAL: $69,300

ASSESSOR'S RECOMMENDATION

1. Subject property is valued uniformly and equitably with the parcels located within the same market area.

2. The Assessing Department reviewed all physical characteristics of the subject property to ensure all data was
accurately captured. Influences are applied correctly and uniformly to the subject property.

3. The Assessing Department uses standardized mass appraisal procedures and techniques to specify and calibrate
market models which are applied uniformly to value property within the borough. The modeled values are
statistically tested to ensure a level of accuracy and equity of assessment that meets the guidelines established by

the Alaska Association of Assessing Officers and the International Association of Assessing Officers, and in
compliance with Alaska State Statute.

BOARD ACTION

LAND: IMPROVEMENTS: TOTAL:
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KENAI PENINSULA BOROUGH
Assessing

Real Property Assessment Valuation Appeal
Subject Photos

KPB PARCEL ID: 05524127
055-241-27

4/14/2026 HW
VIEW1

055-241-27
4/14/2026 HW
VIEWZ
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KENAI PENINSULA BOROUGH

2026
ASSGSSI ng Real Property Assessment Valuation Appeal
Subject Photos
KPB PARCEL ID: 05524127
0:3TAM Twe Aprid
¢ Back Assessing Offline 055-241-27
: _ 4/14/2026 HW
GPS accuracy 156 Nt - GPS

PIN: 05524127

Aray 5.0 e

ASGO00318



000¢

0001 0

xajdwo) puedn / puepsm
repi. WY
SULIBARY
nesie|q Mous 91e7 _|.
pegexe
v

amey ‘

U4 Ja)empesy

pueys| buneo|4 ‘
Aemabeureiq
adoys abieyosig ‘
uoissaidaq
qanLsia
JUBWISSBSSY SPUBJIDM bé.
ETCT
jedpiunpy
|esapay
.S
(vSy) ybnosog
pauleluiey
10N / pane|d / Jinqun

(@2ueuajuiely Aq) speoy

pagaye

uonepodsues]

L21¥2SS0 -l 130dVvd adi

- il —

AAY-AO0NE

-

Rageye]

—

dep spueppam
|eaddy uonenjep Jusawssassy Ayadoud |eay

buissassy
H5NOYO4d VINSNIN3d IVNIX




jedpiunpy

|esapa4

.S

(VSH) ybnoiog

pauielurey

10N / pane|d / Jinqun
(@2ueuajuiely Aq) speoy

uopeyodsues]

L21¥2SS0 -l 130dVvd adi

depy utensa)

000¢

000l 0
U | £ i " _
1
( Fs P~ h
=
__ ﬁ
_.,_JunU_
= 5\
o
~a 0
..._ 1 = - Fl
f_mu._.;. __}M__..\Cﬂ_.-,_.\-_r )
- 5 I )
= J .Qmﬂ ﬁ_f/. 1 3 Sl —0y
k.__ ._..J .._Hu_.._ _..._ _.... __LL m\_ i Y \
e— _.r_.___).r .F\.L_ B [ )
ia P |I..|.r|_....|..u/r
" |. it Ol
AV AN == IAV-AONE
AN 1
A 1 R
_..H_t m..,n..\xm.ﬂ.,. i ﬁ.L,.,,ILﬂ
v =i
s 5
ﬁﬁ_\(_ i ,u
iy B 4 \\
-~ N
.\n\ﬂ...u JLu_J /
o oYt W
o
e
A1 O
A P
.\.\s. -y
— o
b g ol 0
| | |_ {
oM
™ 4 3 LY ,.../,...
L/ w/ \_. I._. i
i .I..rlf.rl._
0
9
0
R
v C
-
) — ('}

|eaddy uonenjep Jusawssassy Ayadoud |eay

buissassy
H5NOYO4d VINSNIN3d IVNIX




000¢ 0001

o

FARMSTEAD ST
ASG00321

JAV-AONE

SUON MaIA
paywI] MIIA
M3IA
|ousnju| pue
jedpiunpy
|esapa4
.S
(vSy) ybnosog
pauielurey
10N / pane|d / Jinqun
(@2ueuajurely Aq) speoy

uopeyodsues]

L21¥2SS0 :dl 130¥Vvd adi

depy maip
buissassy

H5NOYO4d VINSNIN3d IVNIX

|eaddy uonenjep Jusawssassy Ayadoud |eay




000¢ 0001 0

Jedpunpy
|e1apa4

9es

(vSy) ybnoiog

pauleulepy

10N / pene|d / Hinqun

(@aueuajuiey Aq) speoy

uoneyodsues)
Ay

S3U[T UOISS|WSUBIL

==

Jo39Nnpue) Aewld VIH

L

Jopnpuo) Alepuodss yIH

$2ININIS YIH

SI9IAVIH
VIH

SORIN 21419313

L21¥2SS0 -l 130dVvd adi

dey sannn

|eaddy uonenjep Jusawssassy Ayadoud |eay m:_mmwmm<

H5NOYO4d VINSNIN3d IVNIX




|edidiunpy

|esapa4

olels

(vSy) ybnoiog
pauiejuieiy

10N / paneld / inqun
(9oueualuIe AQ) Speoy

uonepodsuel]

Leoe _|_
zeoe |
€202 ‘
veoe WY
5e0¢ ‘

puet juesep

sajes

LZ1$2SS0 :dl 13D¥Vd 9d)i D

u:
aioio - ] T
= 1 1
___u__... == 1
N1 - m___ [EE
2= _ ]
£
=i _l_

W
=i
E:I.L
1 ="

JUir i

CES!

LIl

Wy

H.
LAl

dep\ sajes

|eaddy uonenjep yuawssassy A11adoud jeay

9¢0¢

buissassy
HONOYO4d VINSNINId IVNI




9202 '62 |1dy ‘Aepsaupam

ASG00324

I
)
AN
"I-"'\-\.
=

SZl -ealy 1aeN

de\ easy 19opep >
uonenjep jyudwssassy Aj1adoud |eay mc_mmwmm<
HONOYO4d VINSNINId IVNI




£+06-58 (206) ~ INOHd

2068-11966 OASOIY ‘1PUS Any ands 1ousy G618

( SMOpDB Axsuoyiioy ISIQ 19 ‘Z-L00T 8 @134

002 = 1 N £00Z “snbny  QIAINNNS

80 £00Z 'PQWe090 ZL  INMVAQ 18122 0N 80r
suaNnvig MOSTESZ (08) oo X guoianns

MLIY 'NGL ‘62 UOROSS /1IN Ouy Uiy

AXSuo 4110

S3.0Y y£0°LLL Bujul

)

HY “4Broiog DInsUuay 1DUBY OLASI] BUIpIooRY DU “W'S

830007

£4-500Z N 10ld
PanS MOPOSI A¥SUOHION JO 3 % 'Q 'O S904L 40 Yoides ¥

€ "ON "PgnS - mopoaw

J

092-4008 ON ATIAd

11966 WMSVTY ‘IVN3X
AMH_¥NdS IVN3Y G618
SAZAUNS ALINOZLNI
A8 031S3N03Y

mmlm,«|_| m.d,“.mu_a_m

°LSI0 03y dﬁd uﬂ

4 0308003y
b-%50a7

IVAOYddVY LV'1d

S3Y1dX3 NOISSINY

LLOITT3 SNNATYE
WISV 3
SVas RS

J@mﬂi‘gﬁﬂmﬁjﬂuﬂgu

._.Zm§oom_:_>>ozxo< SAYVION

L1966 Dfsoly ‘IDud)
06ZL x08 ‘0 'd

1n6oJ_guugop Auoj
Ed

NOILVOId3d Pub
dIHSYINMO #0 FLVOIILY30

uo AVQ T2 SIHL 3W 340438 NOWS ANV 03810

T ! )
= e o« \I/ FIN L= L

oy « dviN
edas sd & ALINIOIA

@ say g

- !
1oid siL Z
@ 2 o

ady

. W Ww
HONO¥O8 VINSNINId IVN3Y

L07 GI Y IRTN 40 ONLIIN 3HL LV NOISSINKOO

ONINNYTd HONOYOS YINSNINd IVN3Y 3HL A8 Q3AONddY SYM Lv1d SIHL

0 Al

Mm:m

‘NMOfS 3sn w..:
OL SLNIN3SY3 TIV LNVA9 ONY 35N OMand OL SY3dY opand oz<
~340-SLHOM TIV 3Lv0Id30_LN3SNOO 3343 ¥nO A8 ANV _ms_amam
NY1d SIHL 1d0QY AB33H I LVHL ONY NO3M3IH 03BNOS3A ONY NMOI
NLE50Na o L Jo (SAANNG 1 v I LveiL LSS0 AT

Suep(E]

SHMOPESI

BL1YSZ M.L2.L0.00N [£5'1¥SZ M.ET.LO.00N]

/ \ '
7 / SMOPBS] ‘&S@E@E:a&& %N«m: 7 7
) V / J %) 7 7
pepppQReY 61/ |
|||||||||||| w 409 3.65.65,685 (08459 3.91,65.695]
|||||||||||||||| c N.meldwlﬂllﬂ_ﬁ
i ! | ,
! /
|| _ ,
N 8 < \ ¢ g | y
£y g8 \\%mmimzm Mu/mm m, .
g ;3 fR sfEdled Eg o s oiEl P 8, 7
ER 8% %9 8lg S8 8lg R§in8lg Ny 8 -
N I H A S Lw#mzwm ~ g
g S
i 8 8 S °a oL
"o ™ ooy wnbvag
© 1o |
10'2LT i 0242 JoeLe 102 JozLe MozLe | 7 7 m _ _
65VE9 3,66,85.685 3755 a.e00068 8979 3,65,85.685 b | 5 | |
e | ,
®
LA
el§ ||
g
LR
e
I
s oy
,Ww. upLLgsanby
= & umsgsand
g | |
g1
B B = S
g g =
=1 =1
13 1 i N
5 e 3= e |
o 2E KE 18 | |
Y L8E°6T S Y 8SE'GT m 9V 95£'ST 7 | & | |
b 3004 2 #a 3004 2 $0 3004 VL |
Srany ouuvy
_I_ |
0 | |
7 | | |
[ B
b | ,
o | | ,
P P |
M Jueweso3 AN 0Ly l,.t.o.% | | |
L asveo mevesess 4 | L

(25459 M.8¥,65.685]
Moy 08

[zs've9 3.8v.66.685]

ay gmpLoy

Q¥Y £4-500¢ # 30Id
UOISIAIPANS MOPOOY AYSUOHIDY ~ WDQ Piooey

(1905) J0qey ,8/g
(punoy) dog “wniy .z

(pi0o9y) JuswINUON

HONE|

0325

Aseg

Y5Ol JO 910)S U} U SJ0KeAINS PuD| JO 991}00Jd JO SPIDPUDYS
|DWLIOU 84} 0} 1081100 91D S|DIOP JOLRO PUD SUOISUBUIP IO
PuD 'paquIsep SO 5ik@ AIPMID U0BIOY UMOYS S)UBINUOW By
‘uoisisadns 10aup A Japun 1o ow Aq 9D AnNS D Sjuasadal
10id S1Uy ‘OXSOY Jo 930}S oYy Ul Bukens pub| 90390d 0}
pasusall puo poJeysibes Aedoid wo | Houy Aytied Aqessy |

YOA3AYNS 40 JIVOIJILY3D

Ay

i.s_mﬁs.,r. .

+

5,

: (215 v(
IHES

G h-5002 M) ozs
Ui 5190 § UDUY S| S10] OYUI PAPIIPANSa) 94 10ULDD S92J0d 9SIUL (9

j0 daq oxsoly oy}
0 SOLIITba) AI0YoINBoY OUh 100U T8 LUIBAS. DEOGEP 10 pub
1001} J0JOMOISOM AUY 0SOUSIP PUD JUAWIIORI) JSJOMIISOM BSUO 1O
59100 G [OUILIOU JO 109}

.0nbs 000°00Z 1509] 10 940 $10] 8seUL (TYSOISIT JILVAALSVAL (S

“JUSWRSDA aY) asn o} AjN O
D B} )M 9J5J103UI PINOM LOIUM JUBWISSDS AN D UILHIM
PaoD|d JO PajoNIIsuCd Bq [IYS SNJONAS JuUDULED ON  'JUSLIISDD
Ayin o osp s seuyl A3sedoud epis B} JO Y G UM Y O 1PUORIP
—po up UM Buojp sAom—jo-3uybl BUY 0y JuedD(pD )y OL Uk BuL (¥

“wDJBoJd BIUDUBIUIDL POOJ AU} Ul LIS

—u} pUD UOROOYIED Joj PaJBPISUCD 8] 0} JBpIO Ul YBNOIOG 8w} Aq

POYSIIGD}SE SPJDPUD}S UOPONIISUOD pup UBISEP ayy 398w JSNW SPoOY (£
uosssjwwog Bujuuplg sjopdosddo oy Jo uonNose

£q_paroiddo | pJopuDys esse) 0 ssalun Aom—jo—siubli
100435 [Io oy pouinbai S| 1095 0F 4O QIS Y — HooGIes Bupng (i

g

"0-£G£210-900Z Puo
0-Z££900-5007 54 *IS ILASIQ BUIPI0O9Y IDUOY 9U) Ul Papiodai
200 $3900) 953U} JO JUBLIAOOAP BU) 081D ADW 10U} SYUOUOAOD (1

‘S3LON




2026 LAND RATIO STUDY K-BEACH

Ratio Sum 21 Excluded
Mean 80.53%|Earliest Sale 2/6/2023 # of Sales 26
Median 82.91%|Lates Sale 8/1/2025 Total AV $ 999,900
Wtd Mean 76.38% Outlier Information Total SP $ 1,309,100
PRD 1.05 Range 1.5 Min 10.51%
CcoD 18.56%| Lower Limit 22.93% Max 111.75%
St. Dev 0.2115| Upper Limit 141.10% Min Sale $ 19,500
cov 26.27% Max Sale $ 160,000
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Mrk Area Sale Date

125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125

11/1/2024
9/12/2023
8/3/2023
2/5/2025
2/5/2025
8/1/2025
8/23/2024
12/11/2023
3/28/2023
7/9/2025
8/31/2023
9/27/2023
7/9/2024
1/24/2025
5/22/2024
11/17/2023
9/6/2024
8/7/2023
6/5/2024
6/28/2023
3/8/2023
2/6/2023
8/9/2024
8/1/2025
3/19/2024
7/15/2024

LRSN
15067
15086
94049
104607
104610
104612
104614
15654
15665
16080
16107
82684
90459
16888
16896
16897
16897
16948
17031
107804
108143
17978
17985
18278
37317
37317

PIN

05501151
05501170
05506029C005
05506029C051
05506029C054
05506029C074
05506029C076
05514029
05514041
05522140
05522205
05524107
05524119
05528237
05528245
05528246
05528246
05529065
05531047
05532072
05533135
05545019
05545026
05553009
13134081
13134081

2026 LAND RATIO STUDY

Total Acres
1.19
0.92
0.00
0.00
0.00
0.00
0.00
4.47

40.00
0.97
1.03
8.10
5.41
1.06
1.03
1.10
1.10
2.99
1.63
1.07
1.27
0.95
0.92
0.96
0.92
0.92

Year
2024
2023
2023
2025
2025
2025
2024
2023
2023
2025
2023
2023
2024
2025
2024
2023
2024
2023
2024
2023
2023
2023
2024
2025
2024
2024

Wrk Sh Val

RV RV RV R VR Vo R Vo Vo SR Vol Vo R Vo SR Vo Rk Vo R VR VR VSRR Vo R VR Vo Vo R Vo R Vo SR Vo SRR Vo SR Vo SR Vo SRR V)

94,500
82,100
30,700
28,700
28,700
25,400
26,100
16,900
8,200
26,700
25,900
68,500
69,600
16,600
21,800
28,000
28,000
178,800
29,500
12,200
26,700
26,500
19,600
30,600
24,800
24,800

Sale Price

145,000
140,000
35,300
29,900
29,900
32,000
25,000
27,000
78,000
39,300
33,500
75,000
118,100
20,000
32,000
35,000
37,600
160,000
35,000
20,000
25,000
32,000
19,500
35,000
25,000
25,000

LandType
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20

SaleCd
C

OO0 0000000000 NOONOOOOOONDO

RATIO
65.17%
58.64%
86.97%
95.99%
95.99%
79.38%

104.40%
62.59%
10.51%
67.94%
77.31%
91.33%
58.93%
83.00%
68.13%
80.00%
74.47%

111.75%
84.29%
61.00%

106.80%
82.81%

100.51%
87.43%
99.20%
99.20%
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APPEAL HISTORY FOR PARCEL 055-241-27

APPEAL YEAR: 2010
Appeal Type/Status

Appraiser Date Filed

INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
PKNIGHT 03/25/2010 18,700 24,300 5,600 30% Informal Adjustment
Summary:

APPEAL YEAR: 2015

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL BOE - Closed Appealed Value  Result Value Difference % Chg Value Change Reason
LCRANE 03/23/2015 19,700 0 19,700 0%

Summary:

APPEAL YEAR: 2018

Appeal Type/Status

Appraiser Date Filed

INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
DMUELLER 03/30/2018 19,700 19,700 0 0% Informal Adjustment

Summary: DAVID YRAGUI IN OFFICE REGARDING MULTIPLE PINS STATES BOROUGH HAS PARCELS ASSESSED
90% WETLANDS BUT PARCELS ARE NOT WETLANDS ACCORDING TO ARMY CORP OF ENGINEERS WETLANDS
DELENEATION REPORT. TOLD HIM PLANNING IS WORKING ON IT AND NOT OUR CALL WE CANNOT MAKE

WETLANDS MAPS. NO CHANGE

APPEAL YEAR: 2022
Appeal Type/Status

Appraiser Date Filed

INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
BANDERSON 03/16/2022 66,700 0 66,700 0% Informal Adjustment
Summary: LAND VALUE ISSUE.

APP: REVIEWED. NO CHANGE WARRANTED.

BOE APPEAL BOE - Closed Appealed Value Result Value Difference % Chg Value Change Reason
BANDERSON 03/31/2022 66,700 0 66,700 0%

Summary:

APPEAL YEAR: 2023

Appeal Type/Status

Appraiser Date Filed

ASG00329



APPEAL HISTORY FOR PARCEL 055-241-27

BOE APPEAL BOE - Closed

Appealed Value Result Value Difference

% Chg Value Change Reason

HWINDSOR 04/10/2023

Summary:

79,600 0 79,600

0%

APPEAL YEAR: 2024

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL BOE - Closed

Appealed Value Result Value Difference

% Chg Value Change Reason

HWINDSOR 04/02/2024

Summary:

91,600 0 91,600

0%

APPEAL YEAR: 2025

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL BOE - Closed

Appealed Value Result Value Difference

% Chg Value Change Reason

HWINDSOR 03/30/2025

Summary:

95,800 68,200 -27,600

-29% Board of Equalization

APPEAL YEAR: 2026

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL Open

Appealed Value Result Value Difference

% Chg Value Change Reason

HWINDSOR 03/27/2026

Summary:

69,300 0 69,300

0%

ASGO00330



2005-006732-0

Recording Dist: 302 - Kenai .
7/19/2005 3:16 PM Pages: 1 of 3

LM

COVENANTS, CONDITIONS & RESTRICTIONS

Kalifonsky Meadow Subdivision
Situated in the NEY NW% SE% E%: SW'4 82 NW4
Section 29, TSN R11W, S.M.,, AK
According to Plat Number 2005-43 Kenai Recording District

PXOPprr >

RESUBDIVISION

The area of lots herein described shall not be reduced in size by subdivision to
create parcels not less than 5 acres in size.

LAND USE, BUILDING TYPE AND BUILDING SETBACKS

No lot shall be used except for single family residential purposes. No building
shall be erected, altered, placed or permitted to remain on any lot other than one detached
single-family dwelling. Other detached structures such as guest cabins, greenhouses,
garages, and work studios may be constructed so long as they do not encroach the
screening easements.

Structures are prohibited within the northern % of Tracts C, D, E and F. Hayfields
and other similar cultivation is allowed within this area.

DWELLING SIZE AND CONSTRUCTION

The minimum permitted dwelling size for the ground floor area of the main
structure, exclusive of one (1) story open porches and garages shall not be less than nine
hundred (900) square feet. The exterior of the dwelling must be complete in one (1) year
from the start of construction.

ANIMALS

No animals, livestock or poultry of any kind shall be raised, bred, allowed to free
range, or be kept on any lot for any commercial purpose. No more than two (2) dogs shall
be allowed on any lot.

AUTOMOBILES

No vehicle may be abandoned or allowed to remain on any lot or street offsetting
any lot for more than seven (7) days if it is not in good operating condition. No heavy
equipment may be parked on any lot or street except during a time that it is working in
that subdivision. No lot or street may be used for the storage of any equipment, material
or merchandise used or to be sold in a trade or business.

WELL AND SEPTIC

Well and septic should be installed as recommended in the wastewater site plan
for the subdivision submitted to the Kenai Peninsula Borough in accordance to Alaska
Department of Environmental Conservation regulations.

GARBAGE AND REFUSE DISPOSAL

No lot shall be used or maintained as a dumping ground for rubbish, trash,
garbage or other waste. All such matter shall be kept in sanitary containers. All
incinerators or other equipment for the storage or disposal of such materials shall be kept
in a clean and sanitary condition.

ASGO00331




O | O

COVENANTS, CONDITIONS & RESTRICTIONS
KALIFONSKY MEADOW SUBDIVISION

VEGETATION SCREENING
Vegetation Screening easements will be fifteen (15) feet from all lot lines.
NUISANCE

No noxious or offensive activity shall be carried on upon any lot, nor shall
anything be done thereon which may become an annoyance or nuisance to the
neighborhood. No auto repair shops will be allowed.

SIGNS

No sign of any kind shall be displayed to the public view on any lot except one
(1) professional sign of not more than eight (8) square foot, one (1) sign of not more
than eight (8) square feet advertising the property for sale or rent, or signs used by a
builder to advertise the property during the construction and sales period.

SELECTIVE CLEARING OF LOTS

Clearing on all lots shall be selective and not cover more than fifty percent
(50%) of the gross lot area, with the remaining area left in its natural state.

TREES

No trees may be removed from any lot except those trees necessary for clearing
a construction site for a dwelling to be constructed on that lot. It is the intent of this
provision that ali persons purchasing a lot shall do their utmost to maintain the trees
and the natural wooded surroundings of their properties. In the event of the excess
removal of trees on any lot, the owner shall be responsible, at his own expense, for
replanting and maintaining live trees.

TERMS

These covenants are to run with the land and shall be binding on all parties and
all persons claiming under them for a period of twenty (20) years from the date these
covenants are recorded, after which time said covenants shall be antomatically extended
for successive periods of ten (10) years unless all the current owners of the subdivision
lots, agree to change said covenants in whole or in part.

ENFORCEMENT

Enforcement shall be by proceedings at law or in equity against any person or
persons violating or attempting to violate any covenant either to restrain violations or to
recover damages.

SEVERABILITY

Invalidation of any one of these covenants by judgment or court order shall in
no wise affect any of the other provisions which shall remain in full force and effect.

? BT

2006-006732-0




COVENANTS, CONDITIONS & RESTRICTIONS
KALIFONSKY MEADOW SUBDIVISION

The foregoing restrictions and conditions for building and use in the named subdivision
are hereby declared and adopted by the owner of the subdivision, and all easements
created, granted and reserved are declared to be the act of the owner and all conditions
on purchase and ownership of property in the subdivision shall be deemed and
considered as covenants running with the land. .

IN WITNESS WHEREOF, the undersigned, being the declarant herein, has hereunto
executed thij laration in this_&277A __day of June, 2005

DWY Tagui Mary J eannie% ragui 75
State of Alaska
Third Judicial District

THIS IS TO CERTIFY that on this & 7#~day of June, 2005, before me, the
undersigned, duly commissioned and sworn, personally appeared DAVID N. YRAGUI
and MARY JEANNE YRAGUI to me known to be the persons described in and who
executed the above and foregoing instrument and acknowledged to me that he/she
signed and sealed the same freely and voluntarily for the uses and purposes therein.
WITNESS my Hand and Official Seal the day and year mentioned on the certificate
above written.

My Commission Expires: a’l/??/ 7

EFICIAL SEAL
STP?TE OF ALASKA
KIMBERLIE CORESON
NOTARY PUBLIC
My Comm. Exp.: 02[22

ﬁm\/ ESSSSSSSSS SSESSSEESSSES
7 ﬁﬁ
A

otary’ in and for Alaska

Return to:

David N. and Mary Jeanne Yragui
P.O. Box 1290

Kenai, AK 99611

ST TR—
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COVENANTS, CONDITIONS & RESTRICTIONS

Kalifonsky Meadow Subdivision
Situated in the NE% NW% SEY% EY% SWY% S NWY
Section 29, TSN R11W, S.M., AK
According to Plat Number 2005-43 Kenai Recording District

RESUBDIVISION

The area of lots herein described shall not be reduced in size by subdivision to
create parcels not less than 5 acres in size.

LAND USE, BUILDING TYPE AND BUILDING SETBACKS

No lot shall be used except for single family residential purposes. No building
shall be erected, altered, placed or permitted to remain on any lot other than one detached
single-family dwelling: Other detached structures such as guest cabins, greenhouses,
garages, and work studios may be constructed so long as they do not encroach the
screening easements.

Structures are prohibited within the northern % of Tracts C, D, E and F. Hayfields
and other similar cultivation is allowed within this area.

DWELLING SiZE AND CONSTRUCTION

The minimum permitted dwelling size for the ground floor area of the main
structure, exclusive of one (1) story open porches and garages shall not be less than nine
hundred (900) square feet. The exterior of the dwelling must be complete in one (1) year
from the start of construction.

ANIMALS

No animals, livestock or poultry of any kind shall be raised, bred, allowed to free
range, or be kept on any lot for any commercial purpose. No more than two (2) dogs shall
be allowed on any lot.

AUTOMOBILES

No vehicle may be abandoned or allowed to remain on any lot or street offsetting

any lot for more than seven (7) days if it is not in good operating condition. No heavy
equipment may be parked on any lot or street except during a time that it is working in
that subdivision. No lot or street may be used for the storage of any equipment, material
or merchandise used or to be sold in a trade or business.

WELL AND SEPTIC

Well and septic should be installed as recommended in the wastewater site plan
for the subdivision submitted to the Kenai Peninsula Borough in accordance to Alaska
Department of Environmental Conservation regulations.

GARBAGE AND REFUSE DISPOSAL

No lot shall be used or maintained as a dumping ground for rubbish, trash,
garbage or other waste. All such matter shall be kept in sanitary containers. All
incinerators or other equipment for the storage or disposal of such materials shall be kept
in a clean and sanitary condition,

NUISANCE

No noxious or offensive activity shall be carried on upon any lot, nor shall
anything be done thereon which may become an annoyance or nuisance to the
neighborhood. No auto repair shops will be allowed.

R e
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COVENANTS, CONDITIONS & RESTRICTIONS
KALIFONSKY MEADOW SUBDIVISION

SIGNS

No sign of any kind shall be displayed to the public view on any lot except one (1)
professional sign of not more than eight (3) square foot, one (1) sign of not more than
eight (8) square feet advertising the property for sale or rent, or signs used by a builder to
advertise the property during the construction and sales period.

TERMS

These covenants are to run with the land and shall be binding on all parties and all
persons claiming under them for a period of twenty (20) years from the date these
covenants are recorded, after which time said covenants shall be automatically extended
for successive petiods of ten (10) years unless all the current owners of the subdivision
lots, agree to change said covenants in whole or in part.

ENFORCEMENT

Enforcement shall be by proceedings at law or in equity against any person or
persons violating or attempting to violate any covenant either to restrain violations or to
recover damages.

SEVERABILITY

Invalidation of any one of these covenants by judgment or court order shall in no
wise affect any of the other provisions which shall remain in full force and effect.

The foregoing restrictions and conditions for building and use in the named subdivision
are hereby declared and adopted by the owner of the subdivision, and all easements
created, granted and reserved are declared to be the act of the owner and all conditions on
purchase and ownership of property in the subdivision shall be deemed and considered as
covenanis ¢ with the land.

INAN HEREOF, the undersigned, being the declarant herein, has hereunto

e declaration in this day of June, 2005

David ‘ﬁ Yragui Mary Jeann@€ 'LY‘ ragui ;. 2
State of Alaska:

Third Judicial District

. November FHn, 2006
THIS IS TO CERTIFY that on this day of June;—2665; before me, the
undersigned, duly commissioned and sworn, personally appeared DAVID N. YRAGUI
and MARY JEANNE YRAGUI to me known to be the persons described in and who
executed the above and foregoing instrument and acknowledged to me that he/she signed
and sealed the same freely and voluntarily for the uses and purposes therein. WITNESS
my Hand and Official Seal the day and year mentioned on the certificate above written.

%ﬁsl nExplres % //7'9 bl 1 9
W:\/ :

I*éotary infand for Alaska

OFFICIAL SEAL
STATE OF ALASKA
KIMBERLIE CORESON
NOTARY PUBLIC
My Comm. Exp.: 02/22/09

Return to:

David N. and Mary Jeanne Yragui
P.O. Box 1290

Kenai, AK 99611

. . nmummu %
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Price per Acre Comparison

A very popular way to compare land values is to do a simple Price per Acre calculation. Simply
stated this is the assessed value divided by the acreage. This will work just fine if the properties
you are comparing are exactly the same size and have the exact same influences, otherwise you

are just comparing apples to oranges.

Below is a sample comparison of 2 parcels that have the same acreage, with different influences.

5.0 AC Base ' $ 50,000
Gravel Maint S -
ElecYes S -
Gas No $ (10,000)

View Limited S 12,000

Land Value S 52,000
Price/AC S 10,400

5.0 AC Base S 50,000
Paved S 5,000
ElecYes S -

Gas Yes S -

View Good S 25,000
Waterfront Pond | $§ 25,000
Land Value $105,000
Price/AC S 21,000

Below is a sample comparison of 2 parcels that have the same influences, with different acreages.

5.0 AC Base $ 50,000
Paved 'S 5,000
ElecYes S -
Gas Yes 'S -
View Good S 25,000

Waterfront Pon¢ $ 25,000

Land Value ' $105,000
Price/AC S 21,000

10.0 AC Base $ 70,000
Paved S 7,000
ElecYes S -

Gas Yes S -

View Good S 35,000
Waterfront Pond | $§ 35,000
Land Value S 147,000
Price/AC S 14,700
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Definitions

Assessment progressivity (regressivity). An appraisal bias such that higher value properties are
appraised higher (lower) than low-value properties. See also price-related differential.

Coefficient of dispersion (COD). The average deviation of a group of numbers from the median
expressed as a percentage of the median. In ratio studies, the average percentage deviation from the
median ratio. Acceptable range: Land under 30%, residential under 20%.

Coefficient of variation (COV). The standard deviation expressed as a percentage of the mean.
Acceptable range: 1.25 of the COD.

Mean: The result of adding all the values of a variable and dividing by the number of values. For example,
the arithmetic mean of 3, 5, and 10 is 18 divided by 3, or 6. Also called the arithmetic mean.

Median. The midpoint or middle value when a set of values is ranked in order of magnitude; if the
number of values is even, the midpoint or average of the two middle values. Acceptable range: 90% to
110%

Price-related differential (PRD). The mean divided by the weighted mean. The statistic has a slight bias
upward. Price-related differentials above 1.03 tend to indicate assessment regressivity; price-related
differentials below 0.98 tend to indicated assessment progressivity. Acceptable range: 0.98 to 1.03.

Progressivity. See assessment progressivity (regressivity)
Regressivity. See assessment progressivity (regressivity)

Standard deviation (St. Dev). The statistical calculated from a set of number by subtracting the mean
from each value and squaring the remainders, adding together these squares, dividing by the size of the
sample less one, and taking the square root of the result. When the data are normally distributed, one can
calculate the percentage of observations within any number of standard deviations of the mean from
normal probability table. When the data are not normally distributed, the standard deviation is less
meaningful and should be used with caution.

Weighted mean; weighted average (wtd mean). An average in which the observations are weighted
based on some criterion. In ratio studies, the weighted mean is a calculated by weighting the ratios based
on their sale prices. A shortcut method is to sum the appraisals or assessments, sum of the sales prices,
and divided the first result by the second. (International Association of Assessing Officers, 1990)

References

International Association of Assessing Officers. (1990). Property Appraisal and Assessment
Administration. Chicago: International Association of Assessing Officers.

8/19/2020
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Influence Definitions

View

¢ None: No view other than immediate
surroundings, could have a view if trees on
adjoining properties were removed.

e Limited: Less than 45° viewable unobstructed,
greater than 45° view angle with obstructions,
mountain top view, view from 2" story, able to
view beyond adjacent lots, overlooking an area
that would provide increased viewing
opportunities for wildlife (rule of thumb, distance
greater than football field).

e Good: 45°-90° view, unobstructed view, at least 1
feature, mountain, river, lake, inlet etc. Able to
view beyond adjacent lots. (River, Lake and Inlet
frontage property will always have at least a Good
or Excellent View)

e  Excellent: 90° or greater view, unobstructed, 2 or
more features.

Street Access

e Paved Access: Paved road & government
maintained.

e Gravel Maintained: Gravel road & maintained by
the borough or another organized entity.

e Gravel Unmaintained: Gravel road but is not
maintained by the borough (check Arcmap),
could be maintained by the subdivision, HOA or
private owner(s).

e Trail: No longer used. If can be driven to year
round, use gravel unmaintained, otherwise platted.

e  Platted: Road platted but not built.

e Limited/NA: Section line easement. No platted
access. To include water, beach only access.

Utilities

e Gas & Electric Yes/No: To be considered as
having gas & electric utilities must be at the
property, directly across the street from property
(not paved), or on the same side of the road and
1 lot away or less than 300 feet away. If street is
paved & influence is across the road, parcel to be
marked at not having service available.

e  Public/Community Water & Sewer: Service is
provided by municipality or by HOA. City lots are
presumed to have this service though certain
subdivision do not and need private well/septic
influence. If only 1 of the services is available,
mark Yes. Add well or septic if necessary for
service not available. If street is paved & influence
is across the road, parcel to be marked at not
having service available.

Water Front

e Ocean: Fronts on major body of Saltwater, Cook
Inlet, Kachemak Bay, Resurrection Bay.

e River: Fronts on a major navigable river, Kenai
River, Kasilof River.

e Lake: Fronts on major lake, big enough to get a
float plane on & off (approx. 3000') Mackey Lake,
Longmere Lake, Island Lake.

e Pond/Stream/Canal: Fronts on smaller body of
water, may be a fair size, but typically not able to
get float plane on/off. Arc Lake, Sport Lake, Echo
Lake. Not generally navigable by boat. Funny
River, Deep Creek, Anchor River, Swanson River.

e  Steep: Topography that is greater than usual
incline/decline, making access & building difficult.
At least 15 feet in elevation change and no less
than 45% average slope (4.5 feet vertical per 10
feet horizontal)

e Ravine: Ravine or swale, a long deep hollow in
the surface with wall height of at least 15 feet and
average slope of 500% (5 feet vertical per 1 foot
horizontal)

e  Other: Any additional topographical feature that
would have an influence on property, value.

Topo features not described in the form.

e  Wetlands: Water within 1 foot of the surface is
considered wetlands. A Typical indicator of
wetlands is scrubby black spruce.

Protective CCR's / HOA: Covenants, Conditions &
Restrictions for individual subdivisions, Homer Owners
Association. Check S Drive or Contact title company.

Airstrip: Private dirt/grass/gravel strip, off strip access.
Airstrip Improved: Gravel/ Paved, maintained, lights.

Agriculture Rights: Restrictions on property, limiting
use of property or portion of property to agriculture use.

Easement: Description of a typical easements. Such as
Overhead Power Line, Gas Line or other. Typical
easements would include utility easements for providing
utilities to local subdivision. Usually the front 10’-20" of
the property.

Other: Other features not mentioned in form, describe
in notes section.

Notes Section: Further description of influences or
describe influences not accounted for in input sheet.
Example, a Power Line easement running across property.
Private Boat launch for subdivision.

For any properties that are not typical and fall outside of these parameters, See land appraiser for final determination.
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AS 29.45.110. Full and True Value.

(a) The assessor shall assess property at its full and true value as of January 1 of the assessment year,

except as provided in this section, AS 29.45.060 , and 29.45.230. 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.

AS 29.45.130. Independent Investigation

(a)

(b)

(@]

The assessor is not bound to accept a return as correct. The assessor may make an independent
investigation of property returned or of taxable property on which no return has been filed. In either
case, the assessor may make the assessor's own valuation of the property subject to an ad valorem
tax and this valuation is prima facie evidence of the value of the property.

For investigation, the assessor or the assessor's agent may enter real property during reasonable
hours to examine visible personal property and the exterior of a dwelling or other structure on the
real property. The assessor or the assessor's agent may enter and examine the interior of a dwelling
or other structure or the personal property in it only (1) if the structure is under construction and not
yet occupied; (2) with the permission of a person in actual possession of the structure; or (3) in
accordance with a court order to compel the entry and inspection. The assessor or the assessor's
agent may examine all property records involved. A person shall, on request, furnish to the assessor
or the assessor's agent assistance for the investigation and permit the assessor or the assessor's
agent to enter a dwelling or other structure to examine the structure or personal property in it
during reasonable hours. The assessor may seek a court order to compel entry and production of
records needed for assessment purposes.

An assessor may examine a person on oath. On request, the person shall submit to examination at a
reasonable time and place selected by the assessor.

KPB 5.15.070. Board of equalization — Hearing procedure.

(h)

Access to property. If an appellant has refused or failed to provide the assessor, or designee, full
access to property or records related to assessment of the property, the appellant is precluded from
offering evidence on the issue or issues affected by that lack of access. Before a ruling is issued on
the admissibility of such evidence, the appellant shall be provided with a reasonable opportunity by
the presiding officer to present its case as to why this sanction should not be imposed, and the
assessor shall have a reasonable opportunity to respond.

MARKET VALUE

The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other precisely
revealed terms, for which the specified property rights should sell after reasonable exposure in an open and
competitive market under all condition's requisite to a fair sale, with the buyer and seller each acting
prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress. (Appraisal
of Real Estate 11th Edition - Appraisal Institute)
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BURDEN OF PROOF

The appellant has the burden of proving or providing any information to show that the assessed values are
excessive, improper or unequal. The assessor is accorded broad discretion in deciding among the recognized
valuation methods. The assessor’s choice of one recognized method of valuation overanother is simply the
exercise of a discretion committed to the assessor by law.

*A borough has discretion to appraise, by whatever recognized method of valuation it chooses, so long as there is
no fraud or clear adoption of a fundamentally wrong principle of valuation. Hoblit vs. Greater Anchorage Area
Borough, Sup. Ct. Op. No. 636 (File No. 1214), 473 P.2d 630 (Alaska 1970).

The assessing department is concerned not only with market value, but also with equity of assessment,
which means: making sure that every property is assessed at the same level as all others with respect to
market value. For this reason, the assessor uses a broad scope in its approach to value, using overall
trends to value all properties in a given market area. In contrast, a private appraisal is only concerned
with estimating the value of a single property.

PRICE PAID AVG 1,200 SQFT HOME IN KENAI

$300,000 140.0%
$267,000
. 130.0%
$250,000 $242,500 1124.7%
$225,000
120.0%
$200,000 TEYT oo
i 100.0% R s
: & Z
& $150,000 N\ 100.0% &
n , - ‘ 0%
w w
- -
& ' &
00 DO > D0 90.0%
$100,000
84.3% 80.0%
$50,000
70.0%
5 60.0%
1 2 3 4 5
mmm SALES PRICE $242,500 $199,000 $267,000 $225,000 $180,500
= ASSESSED $225,000 $225,000 $225,000 $225,000 $225,000
—8-RATIO 92.8% 113.1% 84.3% 100.0% 124.7%
~@~MEDIAN 100% 100% 100% 100% 100%
PROPERTIES

i SALES PRICE  mmmm ASSESSED =@=RATIO =@=MEDIAN
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KENAI PENINSULA BOROUGH
Assessin g Real Property Assessment Valuation Appeal
Analysis and Recommendation

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05524128
REPRESENTATIVE: DAVID YRAGUI

TOTAL ACREAGE: 25.36

PHYSICAL ADDRESS(ES) / LOCATION: NONE
KALIFORNSKY

LEGAL DESCRIPTION:

T5N R 1T1W SEC 29 SEWARD MERIDIAN KN 2008009 KALIFONSKY
MEADOW SUB NO 3 TRACT D4

2026 NOTICED VALUES
RAW LAND $6,800.00
TOTAL IMPROVEMENTS: N/A
ASSESSED VALUE TOTAL: $6,800.00
EXEMPTIONS: N/A

The Kenai Peninsula Borough (KPB) Assessing Department uses a Market Adjusted Cost Approach to value residential
structures for assessment purposes. This Cost Approach is derived from the property description, quality, size, and
features, and is based upon replacement cost of new, less deprecation (RCN-D). That value is then adjusted by a
statistically tested market adjustment.

According to Property Assessment Valuation, the first step in developing a cost approach is to estimate the land value
at its highest and best use. KPB does this by reviewing, analyzing, and statistically testing reported land sales in a
given market area. That updated land value is then combined with the value of all improvements; the sum of the two
(s the assessed value. This application is in accordance with Alaska State Statute AS 29.45.110.

ADMINISTRATIVE SUMMARY

Subject property is a 25.36-acre parcel in the K-Beach market area (#125). Land influences are platted access, limited
view, no electric or gas utility access. Currently 25.36-acres are being classified as remaining land type based on
restrictive CCR's. These Restrictive CCR's state that structures are prohibited within the northern 34 of Tracts C, D, E,
and F. Hay fields and other similar cultivation is allowed in this area. Highest and best use of the parcel is residential.
Subject property was inspected on 04/14/26, by Appraiser Windsor. After the inspection and review, no changes
were made to the influences or values. For the K-Beach market area (#125), 26 sales from the last three years were
analyzed. The resulting analysis indicated an increase to the land model was needed.

Land K Beach Market 125
« 26 sales in last 3 years with a median ratio for 82.91%

+ COD: 18.56 « PRD: 1.05
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APPELLANT: KALIFONSKY MEADOWS LLC
REPRESENTATIVE: DAVID YRAGUI

PROPERTY DETAILS

LAND DETAILS

See definitions section of packet

- WETLANDS
- View Limited
- Platted

- ElecNo

- GasNo

PROPERTY RECORD CARD(s)

IMPROVEMENT TYPE
BUILDING TYPE
YEAR BUILT

TOTAL SQ. FT

KPB PARCEL ID: 05524128
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KENAI PENINSULA BOROUGH

Assessing Real Property Assessment Valuation Appeal
Reconciliation and Final Value Conclusion

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05524128
REPRESENTATIVE: DAVID YRAGUI

LEGAL DESCRIPTION: T 5N R 11W SEC 29 SEWARD MERIDIAN KN 2008009 KALIFONSKY MEADOW SUB NO 3 TRACT
D4

2026 RECOMMENDED VALUE

LAND: $6,800
IMPROVEMENTS: 0
TOTAL: $6,800

ASSESSOR'S RECOMMENDATION

1. Subject property is valued uniformly and equitably with the parcels located within the same market area.

2. The Assessing Department reviewed all physical characteristics of the subject property to ensure all data was
accurately captured. Influences are applied correctly and uniformly to the subject property.

3. The Assessing Department uses standardized mass appraisal procedures and techniques to specify and calibrate
market models which are applied uniformly to value property within the borough. The modeled values are
statistically tested to ensure a level of accuracy and equity of assessment that meets the guidelines established by

the Alaska Association of Assessing Officers and the International Association of Assessing Officers, and in
compliance with Alaska State Statute.

BOARD ACTION

LAND: IMPROVEMENTS: TOTAL:
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KENAI PENINSULA BOROUGH
Assessing

Real Property Assessment Valuation Appeal
Subject Photos

KPB PARCEL ID: 05524128
055-241-28

4/14/2026 HW
VIEW1

055-241-28
4/14/2026 HW
VIEW2
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KENAI PENINSULA BOROUGH

2026
Assessi n g Real Property Assessment Valuation Appeal
Subject Photos
KPB PARCEL ID: 05524128
A0:4ZAM Tue Apr 14 A s Gy
¢ Back Assessing Offline 055-241-28 ly
4/14/2026 HW
: GFS _r-'.::..::l-'l'li.ll- L . o GPS
y H,{,ri‘ 'f‘_ *:p F;’:?J f

PIN: 05524128

Area 25,8 @0
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2026 LAND RATIO STUDY K-BEACH

Ratio Sum 21 Excluded
Mean 80.53%|Earliest Sale 2/6/2023 # of Sales 26
Median 82.91%|Lates Sale 8/1/2025 Total AV $ 999,900
Wtd Mean 76.38% Outlier Information Total SP $ 1,309,100
PRD 1.05 Range 1.5 Min 10.51%
CcoD 18.56%| Lower Limit 22.93% Max 111.75%
St. Dev 0.2115| Upper Limit 141.10% Min Sale $ 19,500
cov 26.27% Max Sale $ 160,000
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Mrk Area Sale Date

125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125

11/1/2024
9/12/2023
8/3/2023
2/5/2025
2/5/2025
8/1/2025
8/23/2024
12/11/2023
3/28/2023
7/9/2025
8/31/2023
9/27/2023
7/9/2024
1/24/2025
5/22/2024
11/17/2023
9/6/2024
8/7/2023
6/5/2024
6/28/2023
3/8/2023
2/6/2023
8/9/2024
8/1/2025
3/19/2024
7/15/2024

LRSN
15067
15086
94049
104607
104610
104612
104614
15654
15665
16080
16107
82684
90459
16888
16896
16897
16897
16948
17031
107804
108143
17978
17985
18278
37317
37317

PIN

05501151
05501170
05506029C005
05506029C051
05506029C054
05506029C074
05506029C076
05514029
05514041
05522140
05522205
05524107
05524119
05528237
05528245
05528246
05528246
05529065
05531047
05532072
05533135
05545019
05545026
05553009
13134081
13134081

2026 LAND RATIO STUDY

Total Acres
1.19
0.92
0.00
0.00
0.00
0.00
0.00
4.47

40.00
0.97
1.03
8.10
5.41
1.06
1.03
1.10
1.10
2.99
1.63
1.07
1.27
0.95
0.92
0.96
0.92
0.92

Year
2024
2023
2023
2025
2025
2025
2024
2023
2023
2025
2023
2023
2024
2025
2024
2023
2024
2023
2024
2023
2023
2023
2024
2025
2024
2024

Wrk Sh Val

RV RV RV R VR Vo R Vo Vo SR Vol Vo R Vo SR Vo Rk Vo R VR VR VSRR Vo R VR Vo Vo R Vo R Vo SR Vo SRR Vo SR Vo SR Vo SRR V)

94,500
82,100
30,700
28,700
28,700
25,400
26,100
16,900
8,200
26,700
25,900
68,500
69,600
16,600
21,800
28,000
28,000
178,800
29,500
12,200
26,700
26,500
19,600
30,600
24,800
24,800

Sale Price

145,000
140,000
35,300
29,900
29,900
32,000
25,000
27,000
78,000
39,300
33,500
75,000
118,100
20,000
32,000
35,000
37,600
160,000
35,000
20,000
25,000
32,000
19,500
35,000
25,000
25,000

LandType
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20

SaleCd
C

OO0 0000000000 NOONOOOOOONDO

RATIO
65.17%
58.64%
86.97%
95.99%
95.99%
79.38%

104.40%
62.59%
10.51%
67.94%
77.31%
91.33%
58.93%
83.00%
68.13%
80.00%
74.47%

111.75%
84.29%
61.00%

106.80%
82.81%

100.51%
87.43%
99.20%
99.20%
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APPEAL HISTORY FOR PARCEL 055-241-28

APPEAL YEAR: 2010

Appeal Type/Status
Appraiser

Date Filed
INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
PKNIGHT 03/25/2010 6,000 5,000 -1,000 -17% Informal Adjustment
Summary:
APPEAL YEAR: 2015
Appeal Type/Status
Appraiser Date Filed
BOE APPEAL BOE - Closed Appealed Value Result Value Difference % Chg Value Change Reason
LCRANE 03/23/2015 7,600 0 7,600 0%
Summary:
APPEAL YEAR: 2018
Appeal Type/Status
Appraiser Date Filed
INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
DMUELLER 03/30/2018 7,600 7,600

0 0% Informal Adjustment

Summary: DAVID YRAGUI IN OFFICE REGARDING MULTIPLE PINS STATES BOROUGH HAS PARCELS ASSESSED
90% WETLANDS BUT PARCELS ARE NOT WETLANDS ACCORDING TO ARMY CORP OF ENGINEERS WETLANDS
DELENEATION REPORT. TOLD HIM PLANNING IS WORKING ON IT AND NOT OUR CALL WE CANNOT MAKE
WETLANDS MAPS. NO CHANGE

APPEAL YEAR: 2022

Appeal Type/Status

Appraiser Date Filed
INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
WANDERSON 03/16/2022 7,600 6,800 -800 -11% Informal Adjustment
Summary: LAND VALUE ISSUE
APP: ADJUSTED FOR RESTRICTIVE CCRS
APPEAL YEAR: 2024
Appeal Type/Status
Appraiser Date Filed
BOE APPEAL BOE - Closed Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 04/02/2024 6,800 0 6,800 0%
Summary:

APPEAL YEAR: 2026

Appeal Type/Status

Appraiser Date Filed

ASG00358



APPEAL HISTORY FOR PARCEL 055-241-28

BOE APPEAL Open Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 03/27/2026 6,800 0 6,800 0%
Summary:

ASG00359



2005-006732-0

Recording Dist: 302 - Kenai .
7/19/2005 3:16 PM Pages: 1 of 3

LM

COVENANTS, CONDITIONS & RESTRICTIONS

Kalifonsky Meadow Subdivision
Situated in the NEY NW% SE% E%: SW'4 82 NW4
Section 29, TSN R11W, S.M.,, AK
According to Plat Number 2005-43 Kenai Recording District

PXOPprr >

RESUBDIVISION

The area of lots herein described shall not be reduced in size by subdivision to
create parcels not less than 5 acres in size.

LAND USE, BUILDING TYPE AND BUILDING SETBACKS

No lot shall be used except for single family residential purposes. No building
shall be erected, altered, placed or permitted to remain on any lot other than one detached
single-family dwelling. Other detached structures such as guest cabins, greenhouses,
garages, and work studios may be constructed so long as they do not encroach the
screening easements.

Structures are prohibited within the northern % of Tracts C, D, E and F. Hayfields
and other similar cultivation is allowed within this area.

DWELLING SIZE AND CONSTRUCTION

The minimum permitted dwelling size for the ground floor area of the main
structure, exclusive of one (1) story open porches and garages shall not be less than nine
hundred (900) square feet. The exterior of the dwelling must be complete in one (1) year
from the start of construction.

ANIMALS

No animals, livestock or poultry of any kind shall be raised, bred, allowed to free
range, or be kept on any lot for any commercial purpose. No more than two (2) dogs shall
be allowed on any lot.

AUTOMOBILES

No vehicle may be abandoned or allowed to remain on any lot or street offsetting
any lot for more than seven (7) days if it is not in good operating condition. No heavy
equipment may be parked on any lot or street except during a time that it is working in
that subdivision. No lot or street may be used for the storage of any equipment, material
or merchandise used or to be sold in a trade or business.

WELL AND SEPTIC

Well and septic should be installed as recommended in the wastewater site plan
for the subdivision submitted to the Kenai Peninsula Borough in accordance to Alaska
Department of Environmental Conservation regulations.

GARBAGE AND REFUSE DISPOSAL

No lot shall be used or maintained as a dumping ground for rubbish, trash,
garbage or other waste. All such matter shall be kept in sanitary containers. All
incinerators or other equipment for the storage or disposal of such materials shall be kept
in a clean and sanitary condition.

ASG00360
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COVENANTS, CONDITIONS & RESTRICTIONS
KALIFONSKY MEADOW SUBDIVISION

VEGETATION SCREENING
Vegetation Screening easements will be fifteen (15) feet from all lot lines.
NUISANCE

No noxious or offensive activity shall be carried on upon any lot, nor shall
anything be done thereon which may become an annoyance or nuisance to the
neighborhood. No auto repair shops will be allowed.

SIGNS

No sign of any kind shall be displayed to the public view on any lot except one
(1) professional sign of not more than eight (8) square foot, one (1) sign of not more
than eight (8) square feet advertising the property for sale or rent, or signs used by a
builder to advertise the property during the construction and sales period.

SELECTIVE CLEARING OF LOTS

Clearing on all lots shall be selective and not cover more than fifty percent
(50%) of the gross lot area, with the remaining area left in its natural state.

TREES

No trees may be removed from any lot except those trees necessary for clearing
a construction site for a dwelling to be constructed on that lot. It is the intent of this
provision that ali persons purchasing a lot shall do their utmost to maintain the trees
and the natural wooded surroundings of their properties. In the event of the excess
removal of trees on any lot, the owner shall be responsible, at his own expense, for
replanting and maintaining live trees.

TERMS

These covenants are to run with the land and shall be binding on all parties and
all persons claiming under them for a period of twenty (20) years from the date these
covenants are recorded, after which time said covenants shall be antomatically extended
for successive periods of ten (10) years unless all the current owners of the subdivision
lots, agree to change said covenants in whole or in part.

ENFORCEMENT

Enforcement shall be by proceedings at law or in equity against any person or
persons violating or attempting to violate any covenant either to restrain violations or to
recover damages.

SEVERABILITY

Invalidation of any one of these covenants by judgment or court order shall in
no wise affect any of the other provisions which shall remain in full force and effect.

? C i
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COVENANTS, CONDITIONS & RESTRICTIONS
KALIFONSKY MEADOW SUBDIVISION

The foregoing restrictions and conditions for building and use in the named subdivision
are hereby declared and adopted by the owner of the subdivision, and all easements
created, granted and reserved are declared to be the act of the owner and all conditions
on purchase and ownership of property in the subdivision shall be deemed and
considered as covenants running with the land. .

IN WITNESS WHEREOF, the undersigned, being the declarant herein, has hereunto
executed thij laration in this_&277A __day of June, 2005

DWY Tagui Mary J eannie% ragui 75
State of Alaska
Third Judicial District

THIS IS TO CERTIFY that on this & 7#~day of June, 2005, before me, the
undersigned, duly commissioned and sworn, personally appeared DAVID N. YRAGUI
and MARY JEANNE YRAGUI to me known to be the persons described in and who
executed the above and foregoing instrument and acknowledged to me that he/she
signed and sealed the same freely and voluntarily for the uses and purposes therein.
WITNESS my Hand and Official Seal the day and year mentioned on the certificate
above written.

My Commission Expires: a’l/??/ 7

EFICIAL SEAL
STP?TE OF ALASKA
KIMBERLIE CORESON
NOTARY PUBLIC
My Comm. Exp.: 02[22

ﬁm\/ ESSSSSSSSS SSESSSEESSSES
7 ﬁﬁ
A

otary’ in and for Alaska

Return to:

David N. and Mary Jeanne Yragui
P.O. Box 1290

Kenai, AK 99611

Mclane Jobs\survey tools \cersdoc
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COVENANTS, CONDITIONS & RESTRICTIONS

Kalifonsky Meadow Subdivision
Situated in the NE% NW% SEY% EY% SWY% S NWY
Section 29, TSN R11W, S.M., AK
According to Plat Number 2005-43 Kenai Recording District

RESUBDIVISION

The area of lots herein described shall not be reduced in size by subdivision to
create parcels not less than 5 acres in size.

LAND USE, BUILDING TYPE AND BUILDING SETBACKS

No lot shall be used except for single family residential purposes. No building
shall be erected, altered, placed or permitted to remain on any lot other than one detached
single-family dwelling: Other detached structures such as guest cabins, greenhouses,
garages, and work studios may be constructed so long as they do not encroach the
screening easements.

Structures are prohibited within the northern % of Tracts C, D, E and F. Hayfields
and other similar cultivation is allowed within this area.

DWELLING SiZE AND CONSTRUCTION

The minimum permitted dwelling size for the ground floor area of the main
structure, exclusive of one (1) story open porches and garages shall not be less than nine
hundred (900) square feet. The exterior of the dwelling must be complete in one (1) year
from the start of construction.

ANIMALS

No animals, livestock or poultry of any kind shall be raised, bred, allowed to free
range, or be kept on any lot for any commercial purpose. No more than two (2) dogs shall
be allowed on any lot.

AUTOMOBILES

No vehicle may be abandoned or allowed to remain on any lot or street offsetting

any lot for more than seven (7) days if it is not in good operating condition. No heavy
equipment may be parked on any lot or street except during a time that it is working in
that subdivision. No lot or street may be used for the storage of any equipment, material
or merchandise used or to be sold in a trade or business.

WELL AND SEPTIC

Well and septic should be installed as recommended in the wastewater site plan
for the subdivision submitted to the Kenai Peninsula Borough in accordance to Alaska
Department of Environmental Conservation regulations.

GARBAGE AND REFUSE DISPOSAL

No lot shall be used or maintained as a dumping ground for rubbish, trash,
garbage or other waste. All such matter shall be kept in sanitary containers. All
incinerators or other equipment for the storage or disposal of such materials shall be kept
in a clean and sanitary condition,

NUISANCE

No noxious or offensive activity shall be carried on upon any lot, nor shall
anything be done thereon which may become an annoyance or nuisance to the
neighborhood. No auto repair shops will be allowed.

R e
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COVENANTS, CONDITIONS & RESTRICTIONS
KALIFONSKY MEADOW SUBDIVISION

SIGNS

No sign of any kind shall be displayed to the public view on any lot except one (1)
professional sign of not more than eight (3) square foot, one (1) sign of not more than
eight (8) square feet advertising the property for sale or rent, or signs used by a builder to
advertise the property during the construction and sales period.

TERMS

These covenants are to run with the land and shall be binding on all parties and all
persons claiming under them for a period of twenty (20) years from the date these
covenants are recorded, after which time said covenants shall be automatically extended
for successive petiods of ten (10) years unless all the current owners of the subdivision
lots, agree to change said covenants in whole or in part.

ENFORCEMENT

Enforcement shall be by proceedings at law or in equity against any person or
persons violating or attempting to violate any covenant either to restrain violations or to
recover damages.

SEVERABILITY

Invalidation of any one of these covenants by judgment or court order shall in no
wise affect any of the other provisions which shall remain in full force and effect.

The foregoing restrictions and conditions for building and use in the named subdivision
are hereby declared and adopted by the owner of the subdivision, and all easements
created, granted and reserved are declared to be the act of the owner and all conditions on
purchase and ownership of property in the subdivision shall be deemed and considered as
covenanis ¢ with the land.

INAN HEREOF, the undersigned, being the declarant herein, has hereunto

e declaration in this day of June, 2005

David ‘ﬁ Yragui Mary Jeann@€ 'LY‘ ragui ;. 2
State of Alaska:

Third Judicial District

. November FHn, 2006
THIS IS TO CERTIFY that on this day of June;—2665; before me, the
undersigned, duly commissioned and sworn, personally appeared DAVID N. YRAGUI
and MARY JEANNE YRAGUI to me known to be the persons described in and who
executed the above and foregoing instrument and acknowledged to me that he/she signed
and sealed the same freely and voluntarily for the uses and purposes therein. WITNESS
my Hand and Official Seal the day and year mentioned on the certificate above written.

%ﬁsl nExplres % //7'9 bl 1 9
W:\/ :

I*éotary infand for Alaska

OFFICIAL SEAL
STATE OF ALASKA
KIMBERLIE CORESON
NOTARY PUBLIC
My Comm. Exp.: 02/22/09

Return to:

David N. and Mary Jeanne Yragui
P.O. Box 1290

Kenai, AK 99611

. . nmummu %
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Price per Acre Comparison

A very popular way to compare land values is to do a simple Price per Acre calculation. Simply
stated this is the assessed value divided by the acreage. This will work just fine if the properties
you are comparing are exactly the same size and have the exact same influences, otherwise you

are just comparing apples to oranges.

Below is a sample comparison of 2 parcels that have the same acreage, with different influences.

5.0 AC Base ' $ 50,000
Gravel Maint S -
ElecYes S -
Gas No $ (10,000)

View Limited S 12,000

Land Value S 52,000
Price/AC S 10,400

5.0 AC Base S 50,000
Paved S 5,000
ElecYes S -

Gas Yes S -

View Good S 25,000
Waterfront Pond | $§ 25,000
Land Value $105,000
Price/AC S 21,000

Below is a sample comparison of 2 parcels that have the same influences, with different acreages.

5.0 AC Base $ 50,000
Paved 'S 5,000
ElecYes S -
Gas Yes 'S -
View Good S 25,000

Waterfront Pon¢ $ 25,000

Land Value ' $105,000
Price/AC S 21,000

10.0 AC Base $ 70,000
Paved S 7,000
ElecYes S -

Gas Yes S -

View Good S 35,000
Waterfront Pond | $§ 35,000
Land Value S 147,000
Price/AC S 14,700

ASGO00365



Definitions

Assessment progressivity (regressivity). An appraisal bias such that higher value properties are
appraised higher (lower) than low-value properties. See also price-related differential.

Coefficient of dispersion (COD). The average deviation of a group of numbers from the median
expressed as a percentage of the median. In ratio studies, the average percentage deviation from the
median ratio. Acceptable range: Land under 30%, residential under 20%.

Coefficient of variation (COV). The standard deviation expressed as a percentage of the mean.
Acceptable range: 1.25 of the COD.

Mean: The result of adding all the values of a variable and dividing by the number of values. For example,
the arithmetic mean of 3, 5, and 10 is 18 divided by 3, or 6. Also called the arithmetic mean.

Median. The midpoint or middle value when a set of values is ranked in order of magnitude; if the
number of values is even, the midpoint or average of the two middle values. Acceptable range: 90% to
110%

Price-related differential (PRD). The mean divided by the weighted mean. The statistic has a slight bias
upward. Price-related differentials above 1.03 tend to indicate assessment regressivity; price-related
differentials below 0.98 tend to indicated assessment progressivity. Acceptable range: 0.98 to 1.03.

Progressivity. See assessment progressivity (regressivity)
Regressivity. See assessment progressivity (regressivity)

Standard deviation (St. Dev). The statistical calculated from a set of number by subtracting the mean
from each value and squaring the remainders, adding together these squares, dividing by the size of the
sample less one, and taking the square root of the result. When the data are normally distributed, one can
calculate the percentage of observations within any number of standard deviations of the mean from
normal probability table. When the data are not normally distributed, the standard deviation is less
meaningful and should be used with caution.

Weighted mean; weighted average (wtd mean). An average in which the observations are weighted
based on some criterion. In ratio studies, the weighted mean is a calculated by weighting the ratios based
on their sale prices. A shortcut method is to sum the appraisals or assessments, sum of the sales prices,
and divided the first result by the second. (International Association of Assessing Officers, 1990)

References

International Association of Assessing Officers. (1990). Property Appraisal and Assessment
Administration. Chicago: International Association of Assessing Officers.
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Influence Definitions

View

¢ None: No view other than immediate
surroundings, could have a view if trees on
adjoining properties were removed.

e Limited: Less than 45° viewable unobstructed,
greater than 45° view angle with obstructions,
mountain top view, view from 2" story, able to
view beyond adjacent lots, overlooking an area
that would provide increased viewing
opportunities for wildlife (rule of thumb, distance
greater than football field).

e Good: 45°-90° view, unobstructed view, at least 1
feature, mountain, river, lake, inlet etc. Able to
view beyond adjacent lots. (River, Lake and Inlet
frontage property will always have at least a Good
or Excellent View)

e  Excellent: 90° or greater view, unobstructed, 2 or
more features.

Street Access

e Paved Access: Paved road & government
maintained.

e Gravel Maintained: Gravel road & maintained by
the borough or another organized entity.

e Gravel Unmaintained: Gravel road but is not
maintained by the borough (check Arcmap),
could be maintained by the subdivision, HOA or
private owner(s).

e Trail: No longer used. If can be driven to year
round, use gravel unmaintained, otherwise platted.

e  Platted: Road platted but not built.

e Limited/NA: Section line easement. No platted
access. To include water, beach only access.

Utilities

e Gas & Electric Yes/No: To be considered as
having gas & electric utilities must be at the
property, directly across the street from property
(not paved), or on the same side of the road and
1 lot away or less than 300 feet away. If street is
paved & influence is across the road, parcel to be
marked at not having service available.

e  Public/Community Water & Sewer: Service is
provided by municipality or by HOA. City lots are
presumed to have this service though certain
subdivision do not and need private well/septic
influence. If only 1 of the services is available,
mark Yes. Add well or septic if necessary for
service not available. If street is paved & influence
is across the road, parcel to be marked at not
having service available.

Water Front

e Ocean: Fronts on major body of Saltwater, Cook
Inlet, Kachemak Bay, Resurrection Bay.

e River: Fronts on a major navigable river, Kenai
River, Kasilof River.

e Lake: Fronts on major lake, big enough to get a
float plane on & off (approx. 3000') Mackey Lake,
Longmere Lake, Island Lake.

e Pond/Stream/Canal: Fronts on smaller body of
water, may be a fair size, but typically not able to
get float plane on/off. Arc Lake, Sport Lake, Echo
Lake. Not generally navigable by boat. Funny
River, Deep Creek, Anchor River, Swanson River.

e  Steep: Topography that is greater than usual
incline/decline, making access & building difficult.
At least 15 feet in elevation change and no less
than 45% average slope (4.5 feet vertical per 10
feet horizontal)

e Ravine: Ravine or swale, a long deep hollow in
the surface with wall height of at least 15 feet and
average slope of 500% (5 feet vertical per 1 foot
horizontal)

e  Other: Any additional topographical feature that
would have an influence on property, value.

Topo features not described in the form.

e  Wetlands: Water within 1 foot of the surface is
considered wetlands. A Typical indicator of
wetlands is scrubby black spruce.

Protective CCR's / HOA: Covenants, Conditions &
Restrictions for individual subdivisions, Homer Owners
Association. Check S Drive or Contact title company.

Airstrip: Private dirt/grass/gravel strip, off strip access.
Airstrip Improved: Gravel/ Paved, maintained, lights.

Agriculture Rights: Restrictions on property, limiting
use of property or portion of property to agriculture use.

Easement: Description of a typical easements. Such as
Overhead Power Line, Gas Line or other. Typical
easements would include utility easements for providing
utilities to local subdivision. Usually the front 10’-20" of
the property.

Other: Other features not mentioned in form, describe
in notes section.

Notes Section: Further description of influences or
describe influences not accounted for in input sheet.
Example, a Power Line easement running across property.
Private Boat launch for subdivision.

For any properties that are not typical and fall outside of these parameters, See land appraiser for final determination.
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AS 29.45.110. Full and True Value.

(a) The assessor shall assess property at its full and true value as of January 1 of the assessment year,

except as provided in this section, AS 29.45.060 , and 29.45.230. 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.

AS 29.45.130. Independent Investigation

(a)

(b)

(@]

The assessor is not bound to accept a return as correct. The assessor may make an independent
investigation of property returned or of taxable property on which no return has been filed. In either
case, the assessor may make the assessor's own valuation of the property subject to an ad valorem
tax and this valuation is prima facie evidence of the value of the property.

For investigation, the assessor or the assessor's agent may enter real property during reasonable
hours to examine visible personal property and the exterior of a dwelling or other structure on the
real property. The assessor or the assessor's agent may enter and examine the interior of a dwelling
or other structure or the personal property in it only (1) if the structure is under construction and not
yet occupied; (2) with the permission of a person in actual possession of the structure; or (3) in
accordance with a court order to compel the entry and inspection. The assessor or the assessor's
agent may examine all property records involved. A person shall, on request, furnish to the assessor
or the assessor's agent assistance for the investigation and permit the assessor or the assessor's
agent to enter a dwelling or other structure to examine the structure or personal property in it
during reasonable hours. The assessor may seek a court order to compel entry and production of
records needed for assessment purposes.

An assessor may examine a person on oath. On request, the person shall submit to examination at a
reasonable time and place selected by the assessor.

KPB 5.15.070. Board of equalization — Hearing procedure.

(h)

Access to property. If an appellant has refused or failed to provide the assessor, or designee, full
access to property or records related to assessment of the property, the appellant is precluded from
offering evidence on the issue or issues affected by that lack of access. Before a ruling is issued on
the admissibility of such evidence, the appellant shall be provided with a reasonable opportunity by
the presiding officer to present its case as to why this sanction should not be imposed, and the
assessor shall have a reasonable opportunity to respond.

MARKET VALUE

The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other precisely
revealed terms, for which the specified property rights should sell after reasonable exposure in an open and
competitive market under all condition's requisite to a fair sale, with the buyer and seller each acting
prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress. (Appraisal
of Real Estate 11th Edition - Appraisal Institute)
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BURDEN OF PROOF

The appellant has the burden of proving or providing any information to show that the assessed values are
excessive, improper or unequal. The assessor is accorded broad discretion in deciding among the recognized
valuation methods. The assessor’s choice of one recognized method of valuation overanother is simply the
exercise of a discretion committed to the assessor by law.

*A borough has discretion to appraise, by whatever recognized method of valuation it chooses, so long as there is
no fraud or clear adoption of a fundamentally wrong principle of valuation. Hoblit vs. Greater Anchorage Area
Borough, Sup. Ct. Op. No. 636 (File No. 1214), 473 P.2d 630 (Alaska 1970).

The assessing department is concerned not only with market value, but also with equity of assessment,
which means: making sure that every property is assessed at the same level as all others with respect to
market value. For this reason, the assessor uses a broad scope in its approach to value, using overall
trends to value all properties in a given market area. In contrast, a private appraisal is only concerned
with estimating the value of a single property.

PRICE PAID AVG 1,200 SQFT HOME IN KENAI

$300,000 140.0%
$267,000
. 130.0%
$250,000 $242,500 1124.7%
$225,000
120.0%
$200,000 TEYT oo
i 100.0% R s
: & Z
& $150,000 N\ 100.0% &
n , - ‘ 0%
w w
- -
& ' &
00 DO > D0 90.0%
$100,000
84.3% 80.0%
$50,000
70.0%
5 60.0%
1 2 3 4 5
mmm SALES PRICE $242,500 $199,000 $267,000 $225,000 $180,500
= ASSESSED $225,000 $225,000 $225,000 $225,000 $225,000
—8-RATIO 92.8% 113.1% 84.3% 100.0% 124.7%
~@~MEDIAN 100% 100% 100% 100% 100%
PROPERTIES

i SALES PRICE  mmmm ASSESSED =@=RATIO =@=MEDIAN
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KENAI PENINSULA BOROUGH
Assessin g Real Property Assessment Valuation Appeal
Analysis and Recommendation

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05524130
REPRESENTATIVE: DAVID YRAGUI

TOTAL ACREAGE: 5.0

PHYSICAL ADDRESS(ES) / LOCATION: 50152 BUOY AVE
KALIFORNSKY

LEGAL DESCRIPTION:

T 5N R 11W SEC 29 SEWARD MERIDIAN KN 2008009 KALIFONSKY
MEADOW SUB NO 3 TRACT E2

2026 NOTICED VALUES
RAW LAND $50,600.00
TOTAL IMPROVEMENTS: N/A
ASSESSED VALUE TOTAL: $50,600.00
EXEMPTIONS: N/A

The Kenai Peninsula Borough (KPB) Assessing Department uses a Market Adjusted Cost Approach to value residential
structures for assessment purposes. This Cost Approach is derived from the property description, quality, size, and
features, and is based upon replacement cost of new, less deprecation (RCN-D). That value is then adjusted by a
statistically tested market adjustment.

According to Property Assessment Valuation, the first step in developing a cost approach is to estimate the land value
at its highest and best use. KPB does this by reviewing, analyzing, and statistically testing reported land sales in a
given market area. That updated land value is then combined with the value of all improvements; the sum of the two
(s the assessed value. This application is in accordance with Alaska State Statute AS 29.45.110.

ADMINISTRATIVE SUMMARY

Subject property is a 5.0-acre parcel in the K-Beach market area (#125). Land influences unmaintained, limited view,
electric and gas utility access and CCR'’s. Currently 1-acre is being valued as usable and 4-acres as a remaining land
type. Highest and best use of the parcel is residential. Subject property was inspected on April 13, 2026, by Appraiser
Windsor. After the inspection and review, no changes were made to the file. For the K-Beach market area (#125), 26
sales from the last three years were analyzed. The resulting analysis indicated an increase to the land model was
needed.

Land K Beach Market 125

« 26 sales in last 3 years with a median ratio for 82.91% < COD: 18.56 « PRD: 1.05
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APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05524130
REPRESENTATIVE: DAVID YRAGUI

PROPERTY DETAILS
LAND DETAILS

See definitions section of packet

- ElecYes

- GasYes

- WETLANDS

- Unmaintained/Trail
- CCR'SNEW

- View Limited

PROPERTY RECORD CARD(s)

IMPROVEMENT TYPE
BUILDING TYPE
YEAR BUILT

TOTAL SQ. FT
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KENAI PENINSULA BOROUGH

Assessing Real Property Assessment Valuation Appeal
Reconciliation and Final Value Conclusion

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05524130
REPRESENTATIVE: DAVID YRAGUI

LEGAL DESCRIPTION: T 5N R 11W SEC 29 SEWARD MERIDIAN KN 2008009 KALIFONSKY MEADOW SUB NO 3 TRACT
E2

2026 RECOMMENDED VALUE

LAND: $50,600
IMPROVEMENTS: 0
TOTAL: $50,600

ASSESSOR'S RECOMMENDATION

1. Subject property is valued uniformly and equitably with the parcels located within the same market area.

2. The Assessing Department reviewed all physical characteristics of the subject property to ensure all data was
accurately captured. Influences are applied correctly and uniformly to the subject property.

3. The Assessing Department uses standardized mass appraisal procedures and techniques to specify and calibrate
market models which are applied uniformly to value property within the borough. The modeled values are
statistically tested to ensure a level of accuracy and equity of assessment that meets the guidelines established by

the Alaska Association of Assessing Officers and the International Association of Assessing Officers, and in
compliance with Alaska State Statute.

BOARD ACTION

LAND: IMPROVEMENTS: TOTAL:
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KENAI PENINSULA BOROUGH
ASSQSSl n g Real Property Assessment Valuation Appeal

Subject Photos

KPB PARCEL ID: 05524130

055-241-30
41372026 HW
VIEW1

055-241-30
41372026 HW
VIEW2
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KENAI PENINSULA BOROUGH

2026
ASSGSSI n g Real Property Assessment Valuation Appeal
Subject Photos
KPB PARCEL ID: 05524130

AATAM Mon Agr 13 o G2 BEL
¢ Back Assessing Offline 2524130

4/14/2026 HW

PIN: 05524130

Aray 5.0 e
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2026 LAND RATIO STUDY K-BEACH

Ratio Sum 21 Excluded
Mean 80.53%|Earliest Sale 2/6/2023 # of Sales 26
Median 82.91%|Lates Sale 8/1/2025 Total AV $ 999,900
Wtd Mean 76.38% Outlier Information Total SP $ 1,309,100
PRD 1.05 Range 1.5 Min 10.51%
CcoD 18.56%| Lower Limit 22.93% Max 111.75%
St. Dev 0.2115| Upper Limit 141.10% Min Sale $ 19,500
cov 26.27% Max Sale $ 160,000
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Mrk Area Sale Date

125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125

11/1/2024
9/12/2023
8/3/2023
2/5/2025
2/5/2025
8/1/2025
8/23/2024
12/11/2023
3/28/2023
7/9/2025
8/31/2023
9/27/2023
7/9/2024
1/24/2025
5/22/2024
11/17/2023
9/6/2024
8/7/2023
6/5/2024
6/28/2023
3/8/2023
2/6/2023
8/9/2024
8/1/2025
3/19/2024
7/15/2024

LRSN
15067
15086
94049
104607
104610
104612
104614
15654
15665
16080
16107
82684
90459
16888
16896
16897
16897
16948
17031
107804
108143
17978
17985
18278
37317
37317

PIN

05501151
05501170
05506029C005
05506029C051
05506029C054
05506029C074
05506029C076
05514029
05514041
05522140
05522205
05524107
05524119
05528237
05528245
05528246
05528246
05529065
05531047
05532072
05533135
05545019
05545026
05553009
13134081
13134081

2026 LAND RATIO STUDY

Total Acres
1.19
0.92
0.00
0.00
0.00
0.00
0.00
4.47

40.00
0.97
1.03
8.10
5.41
1.06
1.03
1.10
1.10
2.99
1.63
1.07
1.27
0.95
0.92
0.96
0.92
0.92

Year
2024
2023
2023
2025
2025
2025
2024
2023
2023
2025
2023
2023
2024
2025
2024
2023
2024
2023
2024
2023
2023
2023
2024
2025
2024
2024

Wrk Sh Val

RV RV RV R VR Vo R Vo Vo SR Vol Vo R Vo SR Vo Rk Vo R VR VR VSRR Vo R VR Vo Vo R Vo R Vo SR Vo SRR Vo SR Vo SR Vo SRR V)

94,500
82,100
30,700
28,700
28,700
25,400
26,100
16,900
8,200
26,700
25,900
68,500
69,600
16,600
21,800
28,000
28,000
178,800
29,500
12,200
26,700
26,500
19,600
30,600
24,800
24,800

Sale Price

145,000
140,000
35,300
29,900
29,900
32,000
25,000
27,000
78,000
39,300
33,500
75,000
118,100
20,000
32,000
35,000
37,600
160,000
35,000
20,000
25,000
32,000
19,500
35,000
25,000
25,000

LandType
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20

SaleCd
C

OO0 0000000000 NOONOOOOOONDO

RATIO
65.17%
58.64%
86.97%
95.99%
95.99%
79.38%

104.40%
62.59%
10.51%
67.94%
77.31%
91.33%
58.93%
83.00%
68.13%
80.00%
74.47%

111.75%
84.29%
61.00%

106.80%
82.81%

100.51%
87.43%
99.20%
99.20%
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APPEAL HISTORY FOR PARCEL 055-241-30

APPEAL YEAR: 2010
Appeal Type/Status

Appraiser Date Filed

INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
PKNIGHT 03/25/2010 29,600 33,200 3,600 12% Informal Adjustment
Summary:

APPEAL YEAR: 2015

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL BOE - Closed Appealed Value  Result Value Difference % Chg Value Change Reason
LCRANE 03/23/2015 26,100 0 26,100 0%

Summary:

APPEAL YEAR: 2018

Appeal Type/Status

Appraiser Date Filed

INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
DMUELLER 03/30/2018 26,100 26,100 0 0% Informal Adjustment

Summary: DAVID YRAGUI IN OFFICE REGARDING MULTIPLE PINS STATES BOROUGH HAS PARCELS ASSESSED
90% WETLANDS BUT PARCELS ARE NOT WETLANDS ACCORDING TO ARMY CORP OF ENGINEERS WETLANDS
DELENEATION REPORT. TOLD HIM PLANNING IS WORKING ON IT AND NOT OUR CALL WE CANNOT MAKE

WETLANDS MAPS. NO CHANGE

APPEAL YEAR: 2022
Appeal Type/Status

Appraiser Date Filed
INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
BANDERSON 03/16/2022 64,800 0 64,800 0% Main Roll Certification
Summary: LAND VALUE ISSUE
APP: REVIEWED, NO CHANGE WARRENTED.
BOE APPEAL BOE - Closed Appealed Value Result Value Difference % Chg Value Change Reason
BANDERSON 03/31/2022 64,800 0 64,800 0%
Summary:

APPEAL YEAR: 2023

Appeal Type/Status

Appraiser Date Filed

ASGO00387



APPEAL HISTORY FOR PARCEL 055-241-30

BOE APPEAL BOE - Closed

Appealed Value Result Value Difference

% Chg Value Change Reason

HWINDSOR 04/10/2023

Summary:

77,500 0 77,500

0%

APPEAL YEAR: 2024

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL BOE - Closed

Appealed Value Result Value Difference

% Chg Value Change Reason

HWINDSOR 04/02/2024

Summary:

89,200 0 89,200

0%

APPEAL YEAR: 2025

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL BOE - Closed

Appealed Value Result Value Difference

% Chg Value Change Reason

HWINDSOR 03/30/2025

Summary:

90,700 49,700 -41,000

-45% Board of Equalization

APPEAL YEAR: 2026

Appeal Type/Status

Appraiser Date Filed

BOE APPEAL Open

Appealed Value Result Value Difference

% Chg Value Change Reason

HWINDSOR 03/27/2026

Summary:

50,600 0 50,600

0%

ASG00388
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Recording Dist: 302 - Kenai .
7/19/2005 3:16 PM Pages: 1 of 3
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COVENANTS, CONDITIONS & RESTRICTIONS

Kalifonsky Meadow Subdivision
Situated in the NEY NW% SE% E%: SW'4 82 NW4
Section 29, TSN R11W, S.M.,, AK
According to Plat Number 2005-43 Kenai Recording District

PXOPprr >

RESUBDIVISION

The area of lots herein described shall not be reduced in size by subdivision to
create parcels not less than 5 acres in size.

LAND USE, BUILDING TYPE AND BUILDING SETBACKS

No lot shall be used except for single family residential purposes. No building
shall be erected, altered, placed or permitted to remain on any lot other than one detached
single-family dwelling. Other detached structures such as guest cabins, greenhouses,
garages, and work studios may be constructed so long as they do not encroach the
screening easements.

Structures are prohibited within the northern % of Tracts C, D, E and F. Hayfields
and other similar cultivation is allowed within this area.

DWELLING SIZE AND CONSTRUCTION

The minimum permitted dwelling size for the ground floor area of the main
structure, exclusive of one (1) story open porches and garages shall not be less than nine
hundred (900) square feet. The exterior of the dwelling must be complete in one (1) year
from the start of construction.

ANIMALS

No animals, livestock or poultry of any kind shall be raised, bred, allowed to free
range, or be kept on any lot for any commercial purpose. No more than two (2) dogs shall
be allowed on any lot.

AUTOMOBILES

No vehicle may be abandoned or allowed to remain on any lot or street offsetting
any lot for more than seven (7) days if it is not in good operating condition. No heavy
equipment may be parked on any lot or street except during a time that it is working in
that subdivision. No lot or street may be used for the storage of any equipment, material
or merchandise used or to be sold in a trade or business.

WELL AND SEPTIC

Well and septic should be installed as recommended in the wastewater site plan
for the subdivision submitted to the Kenai Peninsula Borough in accordance to Alaska
Department of Environmental Conservation regulations.

GARBAGE AND REFUSE DISPOSAL

No lot shall be used or maintained as a dumping ground for rubbish, trash,
garbage or other waste. All such matter shall be kept in sanitary containers. All
incinerators or other equipment for the storage or disposal of such materials shall be kept
in a clean and sanitary condition.

ASG00389
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COVENANTS, CONDITIONS & RESTRICTIONS
KALIFONSKY MEADOW SUBDIVISION

VEGETATION SCREENING
Vegetation Screening easements will be fifteen (15) feet from all lot lines.
NUISANCE

No noxious or offensive activity shall be carried on upon any lot, nor shall
anything be done thereon which may become an annoyance or nuisance to the
neighborhood. No auto repair shops will be allowed.

SIGNS

No sign of any kind shall be displayed to the public view on any lot except one
(1) professional sign of not more than eight (8) square foot, one (1) sign of not more
than eight (8) square feet advertising the property for sale or rent, or signs used by a
builder to advertise the property during the construction and sales period.

SELECTIVE CLEARING OF LOTS

Clearing on all lots shall be selective and not cover more than fifty percent
(50%) of the gross lot area, with the remaining area left in its natural state.

TREES

No trees may be removed from any lot except those trees necessary for clearing
a construction site for a dwelling to be constructed on that lot. It is the intent of this
provision that ali persons purchasing a lot shall do their utmost to maintain the trees
and the natural wooded surroundings of their properties. In the event of the excess
removal of trees on any lot, the owner shall be responsible, at his own expense, for
replanting and maintaining live trees.

TERMS

These covenants are to run with the land and shall be binding on all parties and
all persons claiming under them for a period of twenty (20) years from the date these
covenants are recorded, after which time said covenants shall be antomatically extended
for successive periods of ten (10) years unless all the current owners of the subdivision
lots, agree to change said covenants in whole or in part.

ENFORCEMENT

Enforcement shall be by proceedings at law or in equity against any person or
persons violating or attempting to violate any covenant either to restrain violations or to
recover damages.

SEVERABILITY

Invalidation of any one of these covenants by judgment or court order shall in
no wise affect any of the other provisions which shall remain in full force and effect.

BT
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COVENANTS, CONDITIONS & RESTRICTIONS
KALIFONSKY MEADOW SUBDIVISION

The foregoing restrictions and conditions for building and use in the named subdivision
are hereby declared and adopted by the owner of the subdivision, and all easements
created, granted and reserved are declared to be the act of the owner and all conditions
on purchase and ownership of property in the subdivision shall be deemed and
considered as covenants running with the land. .

IN WITNESS WHEREOF, the undersigned, being the declarant herein, has hereunto
executed thij laration in this_&277A __day of June, 2005

DWY Tagui Mary J eannie% ragui 75
State of Alaska
Third Judicial District

THIS IS TO CERTIFY that on this & 7#~day of June, 2005, before me, the
undersigned, duly commissioned and sworn, personally appeared DAVID N. YRAGUI
and MARY JEANNE YRAGUI to me known to be the persons described in and who
executed the above and foregoing instrument and acknowledged to me that he/she
signed and sealed the same freely and voluntarily for the uses and purposes therein.
WITNESS my Hand and Official Seal the day and year mentioned on the certificate
above written.

My Commission Expires: a’l/??/ 7

EFICIAL SEAL
STP?TE OF ALASKA
KIMBERLIE CORESON
NOTARY PUBLIC
My Comm. Exp.: 02[22

ﬁm\/ ESSSSSSSSS SSESSSEESSSES
7 ﬁﬁ
A

otary’ in and for Alaska

Return to:

David N. and Mary Jeanne Yragui
P.O. Box 1290

Kenai, AK 99611

Mclane Jobs\survey tools \cersdoc
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COVENANTS, CONDITIONS & RESTRICTIONS

Kalifonsky Meadow Subdivision
Situated in the NE% NW% SEY% EY% SWY% S NWY
Section 29, TSN R11W, S.M., AK
According to Plat Number 2005-43 Kenai Recording District

RESUBDIVISION

The area of lots herein described shall not be reduced in size by subdivision to
create parcels not less than 5 acres in size.

LAND USE, BUILDING TYPE AND BUILDING SETBACKS

No lot shall be used except for single family residential purposes. No building
shall be erected, altered, placed or permitted to remain on any lot other than one detached
single-family dwelling: Other detached structures such as guest cabins, greenhouses,
garages, and work studios may be constructed so long as they do not encroach the
screening easements.

Structures are prohibited within the northern % of Tracts C, D, E and F. Hayfields
and other similar cultivation is allowed within this area.

DWELLING SiZE AND CONSTRUCTION

The minimum permitted dwelling size for the ground floor area of the main
structure, exclusive of one (1) story open porches and garages shall not be less than nine
hundred (900) square feet. The exterior of the dwelling must be complete in one (1) year
from the start of construction.

ANIMALS

No animals, livestock or poultry of any kind shall be raised, bred, allowed to free
range, or be kept on any lot for any commercial purpose. No more than two (2) dogs shall
be allowed on any lot.

AUTOMOBILES

No vehicle may be abandoned or allowed to remain on any lot or street offsetting

any lot for more than seven (7) days if it is not in good operating condition. No heavy
equipment may be parked on any lot or street except during a time that it is working in
that subdivision. No lot or street may be used for the storage of any equipment, material
or merchandise used or to be sold in a trade or business.

WELL AND SEPTIC

Well and septic should be installed as recommended in the wastewater site plan
for the subdivision submitted to the Kenai Peninsula Borough in accordance to Alaska
Department of Environmental Conservation regulations.

GARBAGE AND REFUSE DISPOSAL

No lot shall be used or maintained as a dumping ground for rubbish, trash,
garbage or other waste. All such matter shall be kept in sanitary containers. All
incinerators or other equipment for the storage or disposal of such materials shall be kept
in a clean and sanitary condition,

NUISANCE

No noxious or offensive activity shall be carried on upon any lot, nor shall
anything be done thereon which may become an annoyance or nuisance to the
neighborhood. No auto repair shops will be allowed.

R e
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COVENANTS, CONDITIONS & RESTRICTIONS
KALIFONSKY MEADOW SUBDIVISION

SIGNS

No sign of any kind shall be displayed to the public view on any lot except one (1)
professional sign of not more than eight (3) square foot, one (1) sign of not more than
eight (8) square feet advertising the property for sale or rent, or signs used by a builder to
advertise the property during the construction and sales period.

TERMS

These covenants are to run with the land and shall be binding on all parties and all
persons claiming under them for a period of twenty (20) years from the date these
covenants are recorded, after which time said covenants shall be automatically extended
for successive petiods of ten (10) years unless all the current owners of the subdivision
lots, agree to change said covenants in whole or in part.

ENFORCEMENT

Enforcement shall be by proceedings at law or in equity against any person or
persons violating or attempting to violate any covenant either to restrain violations or to
recover damages.

SEVERABILITY

Invalidation of any one of these covenants by judgment or court order shall in no
wise affect any of the other provisions which shall remain in full force and effect.

The foregoing restrictions and conditions for building and use in the named subdivision
are hereby declared and adopted by the owner of the subdivision, and all easements
created, granted and reserved are declared to be the act of the owner and all conditions on
purchase and ownership of property in the subdivision shall be deemed and considered as
covenanis ¢ with the land.

INAN HEREOF, the undersigned, being the declarant herein, has hereunto

e declaration in this day of June, 2005

David ‘ﬁ Yragui Mary Jeann@€ 'LY‘ ragui ;. 2
State of Alaska:

Third Judicial District

. November FHn, 2006
THIS IS TO CERTIFY that on this day of June;—2665; before me, the
undersigned, duly commissioned and sworn, personally appeared DAVID N. YRAGUI
and MARY JEANNE YRAGUI to me known to be the persons described in and who
executed the above and foregoing instrument and acknowledged to me that he/she signed
and sealed the same freely and voluntarily for the uses and purposes therein. WITNESS
my Hand and Official Seal the day and year mentioned on the certificate above written.

%ﬁsl nExplres % //7'9 bl 1 9
W:\/ :

I*éotary infand for Alaska

OFFICIAL SEAL
STATE OF ALASKA
KIMBERLIE CORESON
NOTARY PUBLIC
My Comm. Exp.: 02/22/09

Return to:

David N. and Mary Jeanne Yragui
P.O. Box 1290

Kenai, AK 99611

. . nmummu %
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Price per Acre Comparison

A very popular way to compare land values is to do a simple Price per Acre calculation. Simply
stated this is the assessed value divided by the acreage. This will work just fine if the properties
you are comparing are exactly the same size and have the exact same influences, otherwise you

are just comparing apples to oranges.

Below is a sample comparison of 2 parcels that have the same acreage, with different influences.

5.0 AC Base ' $ 50,000
Gravel Maint S -
ElecYes S -
Gas No $ (10,000)

View Limited S 12,000

Land Value S 52,000
Price/AC S 10,400

5.0 AC Base S 50,000
Paved S 5,000
ElecYes S -

Gas Yes S -

View Good S 25,000
Waterfront Pond | $§ 25,000
Land Value $105,000
Price/AC S 21,000

Below is a sample comparison of 2 parcels that have the same influences, with different acreages.

5.0 AC Base $ 50,000
Paved 'S 5,000
ElecYes S -
Gas Yes 'S -
View Good S 25,000

Waterfront Pon¢ $ 25,000

Land Value ' $105,000
Price/AC S 21,000

10.0 AC Base $ 70,000
Paved S 7,000
ElecYes S -

Gas Yes S -

View Good S 35,000
Waterfront Pond | $§ 35,000
Land Value S 147,000
Price/AC S 14,700

ASGO00394



Definitions

Assessment progressivity (regressivity). An appraisal bias such that higher value properties are
appraised higher (lower) than low-value properties. See also price-related differential.

Coefficient of dispersion (COD). The average deviation of a group of numbers from the median
expressed as a percentage of the median. In ratio studies, the average percentage deviation from the
median ratio. Acceptable range: Land under 30%, residential under 20%.

Coefficient of variation (COV). The standard deviation expressed as a percentage of the mean.
Acceptable range: 1.25 of the COD.

Mean: The result of adding all the values of a variable and dividing by the number of values. For example,
the arithmetic mean of 3, 5, and 10 is 18 divided by 3, or 6. Also called the arithmetic mean.

Median. The midpoint or middle value when a set of values is ranked in order of magnitude; if the
number of values is even, the midpoint or average of the two middle values. Acceptable range: 90% to
110%

Price-related differential (PRD). The mean divided by the weighted mean. The statistic has a slight bias
upward. Price-related differentials above 1.03 tend to indicate assessment regressivity; price-related
differentials below 0.98 tend to indicated assessment progressivity. Acceptable range: 0.98 to 1.03.

Progressivity. See assessment progressivity (regressivity)
Regressivity. See assessment progressivity (regressivity)

Standard deviation (St. Dev). The statistical calculated from a set of number by subtracting the mean
from each value and squaring the remainders, adding together these squares, dividing by the size of the
sample less one, and taking the square root of the result. When the data are normally distributed, one can
calculate the percentage of observations within any number of standard deviations of the mean from
normal probability table. When the data are not normally distributed, the standard deviation is less
meaningful and should be used with caution.

Weighted mean; weighted average (wtd mean). An average in which the observations are weighted
based on some criterion. In ratio studies, the weighted mean is a calculated by weighting the ratios based
on their sale prices. A shortcut method is to sum the appraisals or assessments, sum of the sales prices,
and divided the first result by the second. (International Association of Assessing Officers, 1990)

References

International Association of Assessing Officers. (1990). Property Appraisal and Assessment
Administration. Chicago: International Association of Assessing Officers.
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Influence Definitions

View

¢ None: No view other than immediate
surroundings, could have a view if trees on
adjoining properties were removed.

e Limited: Less than 45° viewable unobstructed,
greater than 45° view angle with obstructions,
mountain top view, view from 2" story, able to
view beyond adjacent lots, overlooking an area
that would provide increased viewing
opportunities for wildlife (rule of thumb, distance
greater than football field).

e Good: 45°-90° view, unobstructed view, at least 1
feature, mountain, river, lake, inlet etc. Able to
view beyond adjacent lots. (River, Lake and Inlet
frontage property will always have at least a Good
or Excellent View)

e  Excellent: 90° or greater view, unobstructed, 2 or
more features.

Street Access

e Paved Access: Paved road & government
maintained.

e Gravel Maintained: Gravel road & maintained by
the borough or another organized entity.

e Gravel Unmaintained: Gravel road but is not
maintained by the borough (check Arcmap),
could be maintained by the subdivision, HOA or
private owner(s).

e Trail: No longer used. If can be driven to year
round, use gravel unmaintained, otherwise platted.

e  Platted: Road platted but not built.

e Limited/NA: Section line easement. No platted
access. To include water, beach only access.

Utilities

e Gas & Electric Yes/No: To be considered as
having gas & electric utilities must be at the
property, directly across the street from property
(not paved), or on the same side of the road and
1 lot away or less than 300 feet away. If street is
paved & influence is across the road, parcel to be
marked at not having service available.

e  Public/Community Water & Sewer: Service is
provided by municipality or by HOA. City lots are
presumed to have this service though certain
subdivision do not and need private well/septic
influence. If only 1 of the services is available,
mark Yes. Add well or septic if necessary for
service not available. If street is paved & influence
is across the road, parcel to be marked at not
having service available.

Water Front

e Ocean: Fronts on major body of Saltwater, Cook
Inlet, Kachemak Bay, Resurrection Bay.

e River: Fronts on a major navigable river, Kenai
River, Kasilof River.

e Lake: Fronts on major lake, big enough to get a
float plane on & off (approx. 3000') Mackey Lake,
Longmere Lake, Island Lake.

e Pond/Stream/Canal: Fronts on smaller body of
water, may be a fair size, but typically not able to
get float plane on/off. Arc Lake, Sport Lake, Echo
Lake. Not generally navigable by boat. Funny
River, Deep Creek, Anchor River, Swanson River.

e  Steep: Topography that is greater than usual
incline/decline, making access & building difficult.
At least 15 feet in elevation change and no less
than 45% average slope (4.5 feet vertical per 10
feet horizontal)

e Ravine: Ravine or swale, a long deep hollow in
the surface with wall height of at least 15 feet and
average slope of 500% (5 feet vertical per 1 foot
horizontal)

e  Other: Any additional topographical feature that
would have an influence on property, value.

Topo features not described in the form.

e  Wetlands: Water within 1 foot of the surface is
considered wetlands. A Typical indicator of
wetlands is scrubby black spruce.

Protective CCR's / HOA: Covenants, Conditions &
Restrictions for individual subdivisions, Homer Owners
Association. Check S Drive or Contact title company.

Airstrip: Private dirt/grass/gravel strip, off strip access.
Airstrip Improved: Gravel/ Paved, maintained, lights.

Agriculture Rights: Restrictions on property, limiting
use of property or portion of property to agriculture use.

Easement: Description of a typical easements. Such as
Overhead Power Line, Gas Line or other. Typical
easements would include utility easements for providing
utilities to local subdivision. Usually the front 10’-20" of
the property.

Other: Other features not mentioned in form, describe
in notes section.

Notes Section: Further description of influences or
describe influences not accounted for in input sheet.
Example, a Power Line easement running across property.
Private Boat launch for subdivision.

For any properties that are not typical and fall outside of these parameters, See land appraiser for final determination.
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AS 29.45.110. Full and True Value.

(a) The assessor shall assess property at its full and true value as of January 1 of the assessment year,

except as provided in this section, AS 29.45.060 , and 29.45.230. 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.

AS 29.45.130. Independent Investigation

(a)

(b)

(@]

The assessor is not bound to accept a return as correct. The assessor may make an independent
investigation of property returned or of taxable property on which no return has been filed. In either
case, the assessor may make the assessor's own valuation of the property subject to an ad valorem
tax and this valuation is prima facie evidence of the value of the property.

For investigation, the assessor or the assessor's agent may enter real property during reasonable
hours to examine visible personal property and the exterior of a dwelling or other structure on the
real property. The assessor or the assessor's agent may enter and examine the interior of a dwelling
or other structure or the personal property in it only (1) if the structure is under construction and not
yet occupied; (2) with the permission of a person in actual possession of the structure; or (3) in
accordance with a court order to compel the entry and inspection. The assessor or the assessor's
agent may examine all property records involved. A person shall, on request, furnish to the assessor
or the assessor's agent assistance for the investigation and permit the assessor or the assessor's
agent to enter a dwelling or other structure to examine the structure or personal property in it
during reasonable hours. The assessor may seek a court order to compel entry and production of
records needed for assessment purposes.

An assessor may examine a person on oath. On request, the person shall submit to examination at a
reasonable time and place selected by the assessor.

KPB 5.15.070. Board of equalization — Hearing procedure.

(h)

Access to property. If an appellant has refused or failed to provide the assessor, or designee, full
access to property or records related to assessment of the property, the appellant is precluded from
offering evidence on the issue or issues affected by that lack of access. Before a ruling is issued on
the admissibility of such evidence, the appellant shall be provided with a reasonable opportunity by
the presiding officer to present its case as to why this sanction should not be imposed, and the
assessor shall have a reasonable opportunity to respond.

MARKET VALUE

The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other precisely
revealed terms, for which the specified property rights should sell after reasonable exposure in an open and
competitive market under all condition's requisite to a fair sale, with the buyer and seller each acting
prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress. (Appraisal
of Real Estate 11th Edition - Appraisal Institute)
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BURDEN OF PROOF

The appellant has the burden of proving or providing any information to show that the assessed values are
excessive, improper or unequal. The assessor is accorded broad discretion in deciding among the recognized
valuation methods. The assessor’s choice of one recognized method of valuation overanother is simply the
exercise of a discretion committed to the assessor by law.

*A borough has discretion to appraise, by whatever recognized method of valuation it chooses, so long as there is
no fraud or clear adoption of a fundamentally wrong principle of valuation. Hoblit vs. Greater Anchorage Area
Borough, Sup. Ct. Op. No. 636 (File No. 1214), 473 P.2d 630 (Alaska 1970).

The assessing department is concerned not only with market value, but also with equity of assessment,
which means: making sure that every property is assessed at the same level as all others with respect to
market value. For this reason, the assessor uses a broad scope in its approach to value, using overall
trends to value all properties in a given market area. In contrast, a private appraisal is only concerned
with estimating the value of a single property.

PRICE PAID AVG 1,200 SQFT HOME IN KENAI

$300,000 140.0%
$267,000
. 130.0%
$250,000 $242,500 1124.7%
$225,000
120.0%
$200,000 TEYT oo
i 100.0% R s
: & Z
& $150,000 N\ 100.0% &
n , - ‘ 0%
w w
- -
& ' &
00 DO > D0 90.0%
$100,000
84.3% 80.0%
$50,000
70.0%
5 60.0%
1 2 3 4 5
mmm SALES PRICE $242,500 $199,000 $267,000 $225,000 $180,500
= ASSESSED $225,000 $225,000 $225,000 $225,000 $225,000
—8-RATIO 92.8% 113.1% 84.3% 100.0% 124.7%
~@~MEDIAN 100% 100% 100% 100% 100%
PROPERTIES

i SALES PRICE  mmmm ASSESSED =@=RATIO =@=MEDIAN
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KENAI PENINSULA BOROUGH
Assessin g Real Property Assessment Valuation Appeal

Analysis and Recommendation

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05524131
REPRESENTATIVE: DAVID YRAGUI

TOTAL ACREAGE: 25.36

PHYSICAL ADDRESS(ES) / LOCATION: NONE
KALIFORNSKY
LEGAL DESCRIPTION:

T 5N R 11W SEC 29 SEWARD MERIDIAN KN 2008009 KALIFONSKY
MEADOW SUB NO 3 TRACT E4
2026 NOTICED VALUES
RAW LAND $6,800.00
TOTAL IMPROVEMENTS: N/A
ASSESSED VALUE TOTAL: $6,800.00
EXEMPTIONS: N/A

The Kenai Peninsula Borough (KPB) Assessing Department uses a Market Adjusted Cost Approach to value residential
structures for assessment purposes. This Cost Approach is derived from the property description, quality, size, and
features, and is based upon replacement cost of new, less deprecation (RCN-D). That value is then adjusted by a
statistically tested market adjustment.

According to Property Assessment Valuation, the first step in developing a cost approach is to estimate the land value
at its highest and best use. KPB does this by reviewing, analyzing, and statistically testing reported land sales in a
given market area. That updated land value is then combined with the value of all improvements; the sum of the two
(s the assessed value. This application is in accordance with Alaska State Statute AS 29.45.110.

ADMINISTRATIVE SUMMARY

Subject property is a 25.36-acre parcel in the K-Beach market area (#125). Land influences are platted access, limited
view, no electric or gas utility access. Currently 25.36-acres are being classified as remaining land type based on
restrictive CCR's. These Restrictive CCR's state that structures are prohibited within the northern 34 of Tracts C, D, E,
and F. Hay fields and other similar cultivation is allowed in this area. Highest and best use of the parcel is residential.
Subject property was inspected on 04/21/26, by appraisal staff. After the inspection and review, no changes were
made to the influences or values. For the K-Beach market area (#125), 26 sales from the last three years were
analyzed. The resulting analysis indicated an increase to the land model was needed.

Land K Beach Market 125

« 26 sales in last 3 years with a median ratio for 82.91% « COD: 18.56 « PRD: 1.05
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APPELLANT: KALIFONSKY MEADOWS LLC
REPRESENTATIVE: DAVID YRAGUI

PROPERTY DETAILS

LAND DETAILS

See definitions section of packet

- WETLANDS
- View Limited
- Platted

- ElecNo

- GasNo

PROPERTY RECORD CARD(s)

IMPROVEMENT TYPE
BUILDING TYPE
YEAR BUILT

TOTAL SQ. FT

KPB PARCEL ID: 05524131
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KENAI PENINSULA BOROUGH

Assessing Real Property Assessment Valuation Appeal
Reconciliation and Final Value Conclusion

APPELLANT: KALIFONSKY MEADOWS LLC KPB PARCEL ID: 05524131
REPRESENTATIVE: DAVID YRAGUI

LEGAL DESCRIPTION: T 5N R 11W SEC 29 SEWARD MERIDIAN KN 2008009 KALIFONSKY MEADOW SUB NO 3 TRACT
E4

2026 RECOMMENDED VALUE

LAND: $6,800
IMPROVEMENTS: 0
TOTAL: $6,800

ASSESSOR'S RECOMMENDATION

1. Subject property is valued uniformly and equitably with the parcels located within the same market area.

2. The Assessing Department reviewed all physical characteristics of the subject property to ensure all data was
accurately captured. Influences are applied correctly and uniformly to the subject property.

3. The Assessing Department uses standardized mass appraisal procedures and techniques to specify and calibrate
market models which are applied uniformly to value property within the borough. The modeled values are
statistically tested to ensure a level of accuracy and equity of assessment that meets the guidelines established by

the Alaska Association of Assessing Officers and the International Association of Assessing Officers, and in
compliance with Alaska State Statute.

BOARD ACTION

LAND: IMPROVEMENTS: TOTAL:
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KENAI PENINSULA BOROUGH
Assessing

2026
Real Property Assessment Valuation Appeal

Subject Photos

ZA8PM Tue Agr 21

¢ Assessing Moblle Map

KPB PARCEL ID: 05524131

055-241-31

4/21/2026 KO
VIEW

055-241-31
4/22/2026 KO
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2026 LAND RATIO STUDY K-BEACH

Ratio Sum 21 Excluded
Mean 80.53%|Earliest Sale 2/6/2023 # of Sales 26
Median 82.91%|Lates Sale 8/1/2025 Total AV $ 999,900
Wtd Mean 76.38% Outlier Information Total SP $ 1,309,100
PRD 1.05 Range 1.5 Min 10.51%
CcoD 18.56%| Lower Limit 22.93% Max 111.75%
St. Dev 0.2115| Upper Limit 141.10% Min Sale $ 19,500
cov 26.27% Max Sale $ 160,000
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Mrk Area Sale Date

125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125
125

11/1/2024
9/12/2023
8/3/2023
2/5/2025
2/5/2025
8/1/2025
8/23/2024
12/11/2023
3/28/2023
7/9/2025
8/31/2023
9/27/2023
7/9/2024
1/24/2025
5/22/2024
11/17/2023
9/6/2024
8/7/2023
6/5/2024
6/28/2023
3/8/2023
2/6/2023
8/9/2024
8/1/2025
3/19/2024
7/15/2024

LRSN
15067
15086
94049
104607
104610
104612
104614
15654
15665
16080
16107
82684
90459
16888
16896
16897
16897
16948
17031
107804
108143
17978
17985
18278
37317
37317

PIN

05501151
05501170
05506029C005
05506029C051
05506029C054
05506029C074
05506029C076
05514029
05514041
05522140
05522205
05524107
05524119
05528237
05528245
05528246
05528246
05529065
05531047
05532072
05533135
05545019
05545026
05553009
13134081
13134081

2026 LAND RATIO STUDY

Total Acres
1.19
0.92
0.00
0.00
0.00
0.00
0.00
4.47

40.00
0.97
1.03
8.10
5.41
1.06
1.03
1.10
1.10
2.99
1.63
1.07
1.27
0.95
0.92
0.96
0.92
0.92

Year
2024
2023
2023
2025
2025
2025
2024
2023
2023
2025
2023
2023
2024
2025
2024
2023
2024
2023
2024
2023
2023
2023
2024
2025
2024
2024

Wrk Sh Val

RV RV RV R VR Vo R Vo Vo SR Vol Vo R Vo SR Vo Rk Vo R VR VR VSRR Vo R VR Vo Vo R Vo R Vo SR Vo SRR Vo SR Vo SR Vo SRR V)

94,500
82,100
30,700
28,700
28,700
25,400
26,100
16,900
8,200
26,700
25,900
68,500
69,600
16,600
21,800
28,000
28,000
178,800
29,500
12,200
26,700
26,500
19,600
30,600
24,800
24,800

Sale Price

145,000
140,000
35,300
29,900
29,900
32,000
25,000
27,000
78,000
39,300
33,500
75,000
118,100
20,000
32,000
35,000
37,600
160,000
35,000
20,000
25,000
32,000
19,500
35,000
25,000
25,000

LandType
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20
20

SaleCd
C

OO0 0000000000 NOONOOOOOONDO

RATIO
65.17%
58.64%
86.97%
95.99%
95.99%
79.38%

104.40%
62.59%
10.51%
67.94%
77.31%
91.33%
58.93%
83.00%
68.13%
80.00%
74.47%

111.75%
84.29%
61.00%

106.80%
82.81%

100.51%
87.43%
99.20%
99.20%
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APPEAL HISTORY FOR PARCEL 055-241-31

APPEAL YEAR: 2010

Appeal Type/Status
Appraiser

Date Filed
INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
PKNIGHT 03/25/2010 6,000 5,000 -1,000 -17% Informal Adjustment
Summary:
APPEAL YEAR: 2015
Appeal Type/Status
Appraiser Date Filed
BOE APPEAL BOE - Closed Appealed Value Result Value Difference % Chg Value Change Reason
LCRANE 03/23/2015 7,600 0 7,600 0%
Summary:
APPEAL YEAR: 2018
Appeal Type/Status
Appraiser Date Filed
INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
DMUELLER 03/30/2018 7,600 7,600

0 0% Informal Adjustment

Summary: DAVID YRAGUI IN OFFICE REGARDING MULTIPLE PINS STATES BOROUGH HAS PARCELS ASSESSED
90% WETLANDS BUT PARCELS ARE NOT WETLANDS ACCORDING TO ARMY CORP OF ENGINEERS WETLANDS
DELENEATION REPORT. TOLD HIM PLANNING IS WORKING ON IT AND NOT OUR CALL WE CANNOT MAKE
WETLANDS MAPS. NO CHANGE

APPEAL YEAR: 2022

Appeal Type/Status

Appraiser Date Filed
INFORMAL Appealed Value Result Value Difference % Chg Value Change Reason
WANDERSON 03/16/2022 7,600 6,800 -800 -11% Informal Adjustment
Summary: LAND VALUE ISSUES
APP: ADJUSTED FOR RESTRICTIVE CCRS
APPEAL YEAR: 2024
Appeal Type/Status
Appraiser Date Filed
BOE APPEAL BOE - Closed Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 04/02/2024 6,800 0 6,800 0%
Summary:

APPEAL YEAR: 2026

Appeal Type/Status

Appraiser Date Filed

ASG00415



APPEAL HISTORY FOR PARCEL 055-241-31

BOE APPEAL Open Appealed Value Result Value Difference % Chg Value Change Reason
HWINDSOR 03/27/2026 6,800 0 6,800 0%
Summary:

ASGO00416



2005-006732-0

Recording Dist: 302 - Kenai .
7/19/2005 3:16 PM Pages: 1 of 3

LM

COVENANTS, CONDITIONS & RESTRICTIONS

Kalifonsky Meadow Subdivision
Situated in the NEY NW% SE% E%: SW'4 82 NW4
Section 29, TSN R11W, S.M.,, AK
According to Plat Number 2005-43 Kenai Recording District

PXOPprr >

RESUBDIVISION

The area of lots herein described shall not be reduced in size by subdivision to
create parcels not less than 5 acres in size.

LAND USE, BUILDING TYPE AND BUILDING SETBACKS

No lot shall be used except for single family residential purposes. No building
shall be erected, altered, placed or permitted to remain on any lot other than one detached
single-family dwelling. Other detached structures such as guest cabins, greenhouses,
garages, and work studios may be constructed so long as they do not encroach the
screening easements.

Structures are prohibited within the northern % of Tracts C, D, E and F. Hayfields
and other similar cultivation is allowed within this area.

DWELLING SIZE AND CONSTRUCTION

The minimum permitted dwelling size for the ground floor area of the main
structure, exclusive of one (1) story open porches and garages shall not be less than nine
hundred (900) square feet. The exterior of the dwelling must be complete in one (1) year
from the start of construction.

ANIMALS

No animals, livestock or poultry of any kind shall be raised, bred, allowed to free
range, or be kept on any lot for any commercial purpose. No more than two (2) dogs shall
be allowed on any lot.

AUTOMOBILES

No vehicle may be abandoned or allowed to remain on any lot or street offsetting
any lot for more than seven (7) days if it is not in good operating condition. No heavy
equipment may be parked on any lot or street except during a time that it is working in
that subdivision. No lot or street may be used for the storage of any equipment, material
or merchandise used or to be sold in a trade or business.

WELL AND SEPTIC

Well and septic should be installed as recommended in the wastewater site plan
for the subdivision submitted to the Kenai Peninsula Borough in accordance to Alaska
Department of Environmental Conservation regulations.

GARBAGE AND REFUSE DISPOSAL

No lot shall be used or maintained as a dumping ground for rubbish, trash,
garbage or other waste. All such matter shall be kept in sanitary containers. All
incinerators or other equipment for the storage or disposal of such materials shall be kept
in a clean and sanitary condition.

ASG00417
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COVENANTS, CONDITIONS & RESTRICTIONS
KALIFONSKY MEADOW SUBDIVISION

VEGETATION SCREENING
Vegetation Screening easements will be fifteen (15) feet from all lot lines.
NUISANCE

No noxious or offensive activity shall be carried on upon any lot, nor shall
anything be done thereon which may become an annoyance or nuisance to the
neighborhood. No auto repair shops will be allowed.

SIGNS

No sign of any kind shall be displayed to the public view on any lot except one
(1) professional sign of not more than eight (8) square foot, one (1) sign of not more
than eight (8) square feet advertising the property for sale or rent, or signs used by a
builder to advertise the property during the construction and sales period.

SELECTIVE CLEARING OF LOTS

Clearing on all lots shall be selective and not cover more than fifty percent
(50%) of the gross lot area, with the remaining area left in its natural state.

TREES

No trees may be removed from any lot except those trees necessary for clearing
a construction site for a dwelling to be constructed on that lot. It is the intent of this
provision that ali persons purchasing a lot shall do their utmost to maintain the trees
and the natural wooded surroundings of their properties. In the event of the excess
removal of trees on any lot, the owner shall be responsible, at his own expense, for
replanting and maintaining live trees.

TERMS

These covenants are to run with the land and shall be binding on all parties and
all persons claiming under them for a period of twenty (20) years from the date these
covenants are recorded, after which time said covenants shall be antomatically extended
for successive periods of ten (10) years unless all the current owners of the subdivision
lots, agree to change said covenants in whole or in part.

ENFORCEMENT

Enforcement shall be by proceedings at law or in equity against any person or
persons violating or attempting to violate any covenant either to restrain violations or to
recover damages.

SEVERABILITY

Invalidation of any one of these covenants by judgment or court order shall in
no wise affect any of the other provisions which shall remain in full force and effect.

? BT
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COVENANTS, CONDITIONS & RESTRICTIONS
KALIFONSKY MEADOW SUBDIVISION

The foregoing restrictions and conditions for building and use in the named subdivision
are hereby declared and adopted by the owner of the subdivision, and all easements
created, granted and reserved are declared to be the act of the owner and all conditions
on purchase and ownership of property in the subdivision shall be deemed and
considered as covenants running with the land. .

IN WITNESS WHEREOF, the undersigned, being the declarant herein, has hereunto
executed thij laration in this_&277A __day of June, 2005

DWY Tagui Mary J eannie% ragui 75
State of Alaska
Third Judicial District

THIS IS TO CERTIFY that on this & 7#~day of June, 2005, before me, the
undersigned, duly commissioned and sworn, personally appeared DAVID N. YRAGUI
and MARY JEANNE YRAGUI to me known to be the persons described in and who
executed the above and foregoing instrument and acknowledged to me that he/she
signed and sealed the same freely and voluntarily for the uses and purposes therein.
WITNESS my Hand and Official Seal the day and year mentioned on the certificate
above written.

My Commission Expires: a’l/??/ 7

EFICIAL SEAL
STP?TE OF ALASKA
KIMBERLIE CORESON
NOTARY PUBLIC
My Comm. Exp.: 02[22

ﬁm\/ ESSSSSSSSS SSESSSEESSSES
7 ﬁﬁ
A

otary’ in and for Alaska

Return to:

David N. and Mary Jeanne Yragui
P.O. Box 1290

Kenai, AK 99611

T
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COVENANTS, CONDITIONS & RESTRICTIONS

Kalifonsky Meadow Subdivision
Situated in the NE% NW% SEY% EY% SWY% S NWY
Section 29, TSN R11W, S.M., AK
According to Plat Number 2005-43 Kenai Recording District

RESUBDIVISION

The area of lots herein described shall not be reduced in size by subdivision to
create parcels not less than 5 acres in size.

LAND USE, BUILDING TYPE AND BUILDING SETBACKS

No lot shall be used except for single family residential purposes. No building
shall be erected, altered, placed or permitted to remain on any lot other than one detached
single-family dwelling: Other detached structures such as guest cabins, greenhouses,
garages, and work studios may be constructed so long as they do not encroach the
screening easements.

Structures are prohibited within the northern % of Tracts C, D, E and F. Hayfields
and other similar cultivation is allowed within this area.

DWELLING SiZE AND CONSTRUCTION

The minimum permitted dwelling size for the ground floor area of the main
structure, exclusive of one (1) story open porches and garages shall not be less than nine
hundred (900) square feet. The exterior of the dwelling must be complete in one (1) year
from the start of construction.

ANIMALS

No animals, livestock or poultry of any kind shall be raised, bred, allowed to free
range, or be kept on any lot for any commercial purpose. No more than two (2) dogs shall
be allowed on any lot.

AUTOMOBILES

No vehicle may be abandoned or allowed to remain on any lot or street offsetting

any lot for more than seven (7) days if it is not in good operating condition. No heavy
equipment may be parked on any lot or street except during a time that it is working in
that subdivision. No lot or street may be used for the storage of any equipment, material
or merchandise used or to be sold in a trade or business.

WELL AND SEPTIC

Well and septic should be installed as recommended in the wastewater site plan
for the subdivision submitted to the Kenai Peninsula Borough in accordance to Alaska
Department of Environmental Conservation regulations.

GARBAGE AND REFUSE DISPOSAL

No lot shall be used or maintained as a dumping ground for rubbish, trash,
garbage or other waste. All such matter shall be kept in sanitary containers. All
incinerators or other equipment for the storage or disposal of such materials shall be kept
in a clean and sanitary condition,

NUISANCE

No noxious or offensive activity shall be carried on upon any lot, nor shall
anything be done thereon which may become an annoyance or nuisance to the
neighborhood. No auto repair shops will be allowed.

R e
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COVENANTS, CONDITIONS & RESTRICTIONS
KALIFONSKY MEADOW SUBDIVISION

SIGNS

No sign of any kind shall be displayed to the public view on any lot except one (1)
professional sign of not more than eight (3) square foot, one (1) sign of not more than
eight (8) square feet advertising the property for sale or rent, or signs used by a builder to
advertise the property during the construction and sales period.

TERMS

These covenants are to run with the land and shall be binding on all parties and all
persons claiming under them for a period of twenty (20) years from the date these
covenants are recorded, after which time said covenants shall be automatically extended
for successive petiods of ten (10) years unless all the current owners of the subdivision
lots, agree to change said covenants in whole or in part.

ENFORCEMENT

Enforcement shall be by proceedings at law or in equity against any person or
persons violating or attempting to violate any covenant either to restrain violations or to
recover damages.

SEVERABILITY

Invalidation of any one of these covenants by judgment or court order shall in no
wise affect any of the other provisions which shall remain in full force and effect.

The foregoing restrictions and conditions for building and use in the named subdivision
are hereby declared and adopted by the owner of the subdivision, and all easements
created, granted and reserved are declared to be the act of the owner and all conditions on
purchase and ownership of property in the subdivision shall be deemed and considered as
covenanis ¢ with the land.

INAN HEREOF, the undersigned, being the declarant herein, has hereunto

e declaration in this day of June, 2005

David ‘ﬁ Yragui Mary Jeann@€ 'LY‘ ragui ;. 2
State of Alaska:

Third Judicial District

. November FHn, 2006
THIS IS TO CERTIFY that on this day of June;—2665; before me, the
undersigned, duly commissioned and sworn, personally appeared DAVID N. YRAGUI
and MARY JEANNE YRAGUI to me known to be the persons described in and who
executed the above and foregoing instrument and acknowledged to me that he/she signed
and sealed the same freely and voluntarily for the uses and purposes therein. WITNESS
my Hand and Official Seal the day and year mentioned on the certificate above written.

%ﬁsl nExplres % //7'9 bl 1 9
W:\/ :

I*éotary infand for Alaska

OFFICIAL SEAL
STATE OF ALASKA
KIMBERLIE CORESON
NOTARY PUBLIC
My Comm. Exp.: 02/22/09

Return to:

David N. and Mary Jeanne Yragui
P.O. Box 1290

Kenai, AK 99611

. . nmummu %

20060123530 ASqu421




Price per Acre Comparison

A very popular way to compare land values is to do a simple Price per Acre calculation. Simply
stated this is the assessed value divided by the acreage. This will work just fine if the properties
you are comparing are exactly the same size and have the exact same influences, otherwise you

are just comparing apples to oranges.

Below is a sample comparison of 2 parcels that have the same acreage, with different influences.

5.0 AC Base ' $ 50,000
Gravel Maint S -
ElecYes S -
Gas No $ (10,000)

View Limited S 12,000

Land Value S 52,000
Price/AC S 10,400

5.0 AC Base S 50,000
Paved S 5,000
ElecYes S -

Gas Yes S -

View Good S 25,000
Waterfront Pond | $§ 25,000
Land Value $105,000
Price/AC S 21,000

Below is a sample comparison of 2 parcels that have the same influences, with different acreages.

5.0 AC Base $ 50,000
Paved 'S 5,000
ElecYes S -
Gas Yes 'S -
View Good S 25,000

Waterfront Pon¢ $ 25,000

Land Value ' $105,000
Price/AC S 21,000

10.0 AC Base $ 70,000
Paved S 7,000
ElecYes S -

Gas Yes S -

View Good S 35,000
Waterfront Pond | $§ 35,000
Land Value S 147,000
Price/AC S 14,700

ASG00422



Definitions

Assessment progressivity (regressivity). An appraisal bias such that higher value properties are
appraised higher (lower) than low-value properties. See also price-related differential.

Coefficient of dispersion (COD). The average deviation of a group of numbers from the median
expressed as a percentage of the median. In ratio studies, the average percentage deviation from the
median ratio. Acceptable range: Land under 30%, residential under 20%.

Coefficient of variation (COV). The standard deviation expressed as a percentage of the mean.
Acceptable range: 1.25 of the COD.

Mean: The result of adding all the values of a variable and dividing by the number of values. For example,
the arithmetic mean of 3, 5, and 10 is 18 divided by 3, or 6. Also called the arithmetic mean.

Median. The midpoint or middle value when a set of values is ranked in order of magnitude; if the
number of values is even, the midpoint or average of the two middle values. Acceptable range: 90% to
110%

Price-related differential (PRD). The mean divided by the weighted mean. The statistic has a slight bias
upward. Price-related differentials above 1.03 tend to indicate assessment regressivity; price-related
differentials below 0.98 tend to indicated assessment progressivity. Acceptable range: 0.98 to 1.03.

Progressivity. See assessment progressivity (regressivity)
Regressivity. See assessment progressivity (regressivity)

Standard deviation (St. Dev). The statistical calculated from a set of number by subtracting the mean
from each value and squaring the remainders, adding together these squares, dividing by the size of the
sample less one, and taking the square root of the result. When the data are normally distributed, one can
calculate the percentage of observations within any number of standard deviations of the mean from
normal probability table. When the data are not normally distributed, the standard deviation is less
meaningful and should be used with caution.

Weighted mean; weighted average (wtd mean). An average in which the observations are weighted
based on some criterion. In ratio studies, the weighted mean is a calculated by weighting the ratios based
on their sale prices. A shortcut method is to sum the appraisals or assessments, sum of the sales prices,
and divided the first result by the second. (International Association of Assessing Officers, 1990)

References

International Association of Assessing Officers. (1990). Property Appraisal and Assessment
Administration. Chicago: International Association of Assessing Officers.

8/19/2020
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Influence Definitions

View

¢ None: No view other than immediate
surroundings, could have a view if trees on
adjoining properties were removed.

e Limited: Less than 45° viewable unobstructed,
greater than 45° view angle with obstructions,
mountain top view, view from 2" story, able to
view beyond adjacent lots, overlooking an area
that would provide increased viewing
opportunities for wildlife (rule of thumb, distance
greater than football field).

e Good: 45°-90° view, unobstructed view, at least 1
feature, mountain, river, lake, inlet etc. Able to
view beyond adjacent lots. (River, Lake and Inlet
frontage property will always have at least a Good
or Excellent View)

e  Excellent: 90° or greater view, unobstructed, 2 or
more features.

Street Access

e Paved Access: Paved road & government
maintained.

e Gravel Maintained: Gravel road & maintained by
the borough or another organized entity.

e Gravel Unmaintained: Gravel road but is not
maintained by the borough (check Arcmap),
could be maintained by the subdivision, HOA or
private owner(s).

e Trail: No longer used. If can be driven to year
round, use gravel unmaintained, otherwise platted.

e  Platted: Road platted but not built.

e Limited/NA: Section line easement. No platted
access. To include water, beach only access.

Utilities

e Gas & Electric Yes/No: To be considered as
having gas & electric utilities must be at the
property, directly across the street from property
(not paved), or on the same side of the road and
1 lot away or less than 300 feet away. If street is
paved & influence is across the road, parcel to be
marked at not having service available.

e  Public/Community Water & Sewer: Service is
provided by municipality or by HOA. City lots are
presumed to have this service though certain
subdivision do not and need private well/septic
influence. If only 1 of the services is available,
mark Yes. Add well or septic if necessary for
service not available. If street is paved & influence
is across the road, parcel to be marked at not
having service available.

Water Front

e Ocean: Fronts on major body of Saltwater, Cook
Inlet, Kachemak Bay, Resurrection Bay.

e River: Fronts on a major navigable river, Kenai
River, Kasilof River.

e Lake: Fronts on major lake, big enough to get a
float plane on & off (approx. 3000') Mackey Lake,
Longmere Lake, Island Lake.

e Pond/Stream/Canal: Fronts on smaller body of
water, may be a fair size, but typically not able to
get float plane on/off. Arc Lake, Sport Lake, Echo
Lake. Not generally navigable by boat. Funny
River, Deep Creek, Anchor River, Swanson River.

e  Steep: Topography that is greater than usual
incline/decline, making access & building difficult.
At least 15 feet in elevation change and no less
than 45% average slope (4.5 feet vertical per 10
feet horizontal)

e Ravine: Ravine or swale, a long deep hollow in
the surface with wall height of at least 15 feet and
average slope of 500% (5 feet vertical per 1 foot
horizontal)

e  Other: Any additional topographical feature that
would have an influence on property, value.

Topo features not described in the form.

e  Wetlands: Water within 1 foot of the surface is
considered wetlands. A Typical indicator of
wetlands is scrubby black spruce.

Protective CCR's / HOA: Covenants, Conditions &
Restrictions for individual subdivisions, Homer Owners
Association. Check S Drive or Contact title company.

Airstrip: Private dirt/grass/gravel strip, off strip access.
Airstrip Improved: Gravel/ Paved, maintained, lights.

Agriculture Rights: Restrictions on property, limiting
use of property or portion of property to agriculture use.

Easement: Description of a typical easements. Such as
Overhead Power Line, Gas Line or other. Typical
easements would include utility easements for providing
utilities to local subdivision. Usually the front 10’-20" of
the property.

Other: Other features not mentioned in form, describe
in notes section.

Notes Section: Further description of influences or
describe influences not accounted for in input sheet.
Example, a Power Line easement running across property.
Private Boat launch for subdivision.

For any properties that are not typical and fall outside of these parameters, See land appraiser for final determination.
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AS 29.45.110. Full and True Value.

(a) The assessor shall assess property at its full and true value as of January 1 of the assessment year,

except as provided in this section, AS 29.45.060 , and 29.45.230. 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.

AS 29.45.130. Independent Investigation

(a)

(b)

(@]

The assessor is not bound to accept a return as correct. The assessor may make an independent
investigation of property returned or of taxable property on which no return has been filed. In either
case, the assessor may make the assessor's own valuation of the property subject to an ad valorem
tax and this valuation is prima facie evidence of the value of the property.

For investigation, the assessor or the assessor's agent may enter real property during reasonable
hours to examine visible personal property and the exterior of a dwelling or other structure on the
real property. The assessor or the assessor's agent may enter and examine the interior of a dwelling
or other structure or the personal property in it only (1) if the structure is under construction and not
yet occupied; (2) with the permission of a person in actual possession of the structure; or (3) in
accordance with a court order to compel the entry and inspection. The assessor or the assessor's
agent may examine all property records involved. A person shall, on request, furnish to the assessor
or the assessor's agent assistance for the investigation and permit the assessor or the assessor's
agent to enter a dwelling or other structure to examine the structure or personal property in it
during reasonable hours. The assessor may seek a court order to compel entry and production of
records needed for assessment purposes.

An assessor may examine a person on oath. On request, the person shall submit to examination at a
reasonable time and place selected by the assessor.

KPB 5.15.070. Board of equalization — Hearing procedure.

(h)

Access to property. If an appellant has refused or failed to provide the assessor, or designee, full
access to property or records related to assessment of the property, the appellant is precluded from
offering evidence on the issue or issues affected by that lack of access. Before a ruling is issued on
the admissibility of such evidence, the appellant shall be provided with a reasonable opportunity by
the presiding officer to present its case as to why this sanction should not be imposed, and the
assessor shall have a reasonable opportunity to respond.

MARKET VALUE

The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other precisely
revealed terms, for which the specified property rights should sell after reasonable exposure in an open and
competitive market under all condition's requisite to a fair sale, with the buyer and seller each acting
prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress. (Appraisal
of Real Estate 11th Edition - Appraisal Institute)
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BURDEN OF PROOF

The appellant has the burden of proving or providing any information to show that the assessed values are
excessive, improper or unequal. The assessor is accorded broad discretion in deciding among the recognized
valuation methods. The assessor’s choice of one recognized method of valuation overanother is simply the
exercise of a discretion committed to the assessor by law.

*A borough has discretion to appraise, by whatever recognized method of valuation it chooses, so long as there is
no fraud or clear adoption of a fundamentally wrong principle of valuation. Hoblit vs. Greater Anchorage Area
Borough, Sup. Ct. Op. No. 636 (File No. 1214), 473 P.2d 630 (Alaska 1970).

The assessing department is concerned not only with market value, but also with equity of assessment,
which means: making sure that every property is assessed at the same level as all others with respect to
market value. For this reason, the assessor uses a broad scope in its approach to value, using overall
trends to value all properties in a given market area. In contrast, a private appraisal is only concerned
with estimating the value of a single property.
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