
Board of Equalization

Kenai Peninsula Borough

Meeting Agenda

144 North Binkley Street

Soldotna, AK 99669

Barbara Belluomini, Chair

Brent Johnson, Vice Chair

Dale Bagley

Tyson Cox

Steve Ford

Wenda Kennedy

Brett DeMeter

Betty J. Glick Assembly Chambers9:00 AMWednesday, May 26, 2021

Zoom ID:  97523449103 Passcode: 214316  https://zoom.us/j/97523449103?

pwd=T05YMDhtTGZpQUhhYmFmMEVvTkRYdz09

CALL TO ORDER

ROLL CALL

SWEAR-IN ASSESSORS, APPELLANTS AND WITNESSES

APPEALS

Appellant: Paul Kissner

Parcel No.: 17523022

Appellant’s Exhibits pages: APP1 - APP2

Assessor’s Exhibits pages: ASG3 - ASG24

Legal Description(s): T 6S R 13W SEC 18 Seward Meridian HM 

0700402 W R BELL SUB 1970 ADDN LOT 9 BLK 3

Reason for Appeal: Excessive and Unequal

• Appellant’s Presentation (15 minutes)

• Assessor’s Presentation (15 minutes)

• Rebuttal by Appellant (Time reserved)

• Rebuttal by Assessor (Time reserved)

• Sur Rebuttal by Appellant (Time reserved)

DELIBERATIONS [Clerk’s Note: Deliberations may be held in public 

or in adjudicative session.]

BOE 

2021-401
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May 26, 2021Board of Equalization Meeting Agenda

Kissner Appellant's Exhibits

Kissner Assessor's Exhibits

Attachments:

Appellant: Morgan Barrowcliff, Authorized Agent

Parcel No.: 18103029

Owner: Homer Spit Properties, LLC

Appellant’s Exhibits pages: APP1 - APP7

Assessor’s Exhibits pages: ASG8 - ASG32

Legal Description(s): T 06S R 13W SEC 35 Seward Meridian HM 

2020037 HOMER SPIT PROPERTIES 2019 REPLAT LOT 2

Reason for Appeal: Excessive

• Appellant’s Presentation (15 minutes)

• Assessor’s Presentation (15 minutes)

• Rebuttal by Appellant (Time reserved)

• Rebuttal by Assessor (Time reserved)

• Sur Rebuttal by Appellant (Time reserved)

DELIBERATIONS [Clerk’s Note: Deliberations may be held in public 

or in adjudicative session.]

BOE 

2021-402

Homer Spil Properties Appellant's Exhibits

Homer Spit Properties Assessor's Exhibits

Attachments:

Appellant: Dawn Button

Parcel No.: 11914005

Appellant’s Exhibits pages: APP1 - APP7 

Assessor’s Exhibits pages: ASG8 - ASG32 

Legal Description(s): T 5N R 3W SEC 34 Seward Meridian SW 

0800016 ALASKA STATE LAND SURVEY 79-126 TRACT B

Reason for Appeal: Excessive

• Appellant’s Presentation (15 minutes)

• Assessor’s Presentation (15 minutes)

• Rebuttal by Appellant (Time reserved)

• Rebuttal by Assessor (Time reserved)

• Sur Rebuttal by Appellant (Time reserved)

BOE 

2021-403
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http://kpb.legistar.com/gateway.aspx?M=F&ID=1927676b-d6ce-478b-8e33-c4259265fd8b.pdf
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DELIBERATIONS [Clerk’s Note: Deliberations may be held in public 

or in adjudicative session.]

Button Appellant's Exhibits

Button Assessor's Exhibits

Attachments:

Appellant: Marilyn Every

Parcel No.: 01302202

Appellant’s Exhibits pages: APP1 - APP4

Assessor’s Exhibits pages: ASG5 - ASG38

Legal Description(s): T 08N R 11W SEC 24 Seward Meridian KN 

2019081 ROMY’S CORNER SUB TRACT 2

Reason for Appeal: Excessive

• Appellant’s Presentation (15 minutes)

• Assessor’s Presentation (15 minutes)

• Rebuttal by Appellant (Time reserved)

• Rebuttal by Assessor (Time reserved)

• Sur Rebuttal by Appellant (Time reserved)

DELIBERATIONS [Clerk’s Note: Deliberations may be held in public 

or in adjudicative session.]

BOE 

2021-404

Every Appellant's Exhibits

Every Assessor's Exhibits

Attachments:

Appellant: Richard Thayer

Parcel No.: 15706343

Appellant’s Exhibits pages: APP1 - APP55

Assessor’s Exhibits pages: ASG56 - ASG134

Legal Description(s): T 1S R 14W SEC 35 Seward Meridian HM 

0910071 NINILCHIK RIVER ESTATES SUB ADDN NO 1 LOT 

1-A LYING N OF STEELHEAD RIDGE RD

Reason for Appeal: Excessive and Unequal

• Appellant’s Presentation (15 minutes)

• Assessor’s Presentation (15 minutes)

BOE 

2021-405
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http://kpb.legistar.com/gateway.aspx?M=F&ID=142e966e-a267-459b-9289-e04f728d050e.pdf
http://kpb.legistar.com/gateway.aspx?M=F&ID=248055ac-6397-4405-876f-bda73928d25d.pdf
http://kpb.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=23694
http://kpb.legistar.com/gateway.aspx?M=F&ID=68b22eaf-cf04-4a4c-8d17-47df764e61e5.pdf
http://kpb.legistar.com/gateway.aspx?M=F&ID=20f9cd0f-7fe5-44bb-888e-f51ce76f143f.pdf
http://kpb.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=23695
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• Rebuttal by Appellant (Time reserved)

• Rebuttal by Assessor (Time reserved)

• Sur Rebuttal by Appellant (Time reserved)

DELIBERATIONS [Clerk’s Note: Deliberations may be held in public 

or in adjudicative session.]

Thayer Appellant's Exhibits

Thayer Assessor's Exhibits

Attachments:

Appellant: Andrew and Rosemary Von Ruden

Parcel No.: 17203536, 17203538, 17203539

Appellant’s Exhibits pages: APP1 - APP45 

Assessor’s Exhibits pages: ASG46 - ASG65 

Legal Description(s): T 5S R 10W SEC 28 Seward Meridian HM 

2014016 TRIPLE CROWN ESTATES NO 2 PHASE 2 LOT 4 

BLOCK 4

T 5S R 10W SEC 28 Seward Meridian HM 2014016 TRIPLE 

CROWN ESTATES NO 2 PHASE 2 LOT 6 BLOCK 4

T 5S R 10W SEC 28 Seward Meridian HM 2014016 TRIPLE 

CROWN ESTATES NO 2 PHASE 2 LOT 7 BLOCK 4

Reason for Appeal: Excessive

• Appellant’s Presentation (15 minutes)

• Assessor’s Presentation (15 minutes)

• Rebuttal by Appellant (Time reserved)

• Rebuttal by Assessor (Time reserved)

• Sur Rebuttal by Appellant (Time reserved)

DELIBERATIONS [Clerk’s Note: Deliberations may be held in public 

or in adjudicative session.]

BOE 

2021-406

Von Ruden Appellant's Exhibits

Von Ruden Assessor's Exhibits

Attachments:

ADJOURN
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Tax Year 2021 
Real Property Assessment Valuation Appeal 

Kenai Peninsula Borough 
Office of ihe Borough Clerk 

144 N. Binkley Street 
Soldotna, Alaska 99669-7599 

Phone: (907) 714-2160 
Toil Free: 1-800-478-4441 

Applications must be postmarked or received at the Office of the Borough Clerk or 
authorized office in HomerorSewardby:5:1»p.m. onmardt31, :2021. 

Filing Fee: Must be included with this appeal form. 

For Commercial Property: Please include Attachment A 

Less than $1 00,000 

$100,000 to $499,999 

$500,000 to $1,999,999 

$2,000,000 and higher 

RECEIVED 

MAR l 2 2021 ,. 

Borough Clerk's Office 
Kenai Peninsula Borough 

For Official Use Only 

Fees Received:$. 30 ,QQ 
0 Cash 

~ Check# (oQ l{ I 
payable to Kenai Peninsula Borough 

CREDIT CARDS NOT ACCEPTED FOR FILING FEES 

$30 

$TOO 

$200 

$1,000 

Per KPB 5.12.050(8), if the appeal is withdrawn before evidence is due, or if the appellant or agent of the appellant is present 
for the appellanfs hearing before the BOE or participates telephonically pursuant to KPB 5.12.060(D then the filing fee shall 
be fully refunded within 30 days after the hearing date. 

Account I Parcel Number: t 7~·~~0~~ NOTE: A SEPARATE FORM IS REQUIRED FOR EACH PARCEL. 

Property Owner: ~f\v \ cuvJ (Se((\ \<lSSN~R 
Legal Description: IT415~ I Sw.sec.l8 6eoo"'~d met i J,~l\\ HA1o7oo'll>~ we P£1/S'vhtq 71> Lotq ISlK-3 
Physical Address of Property: sq~ A \?,'Nt W'A'/ 

\ I 
Contact information for all correspondence relating to this appeal: 

---- 1~~~ S~~e," ~\Q_~tte&s t~- :IvNev'lv,A~~ ~qBo ( Maifing Address: 

Phone (daytime): q01..- 5':>... ~ _ad(p l I Phone (evening): C\ D 1~ S ';l3 .. q \Co [ 
Email Address: l?t\V\ ct ~,S5~t.L.@ v\(\lA-\\1 (DfVJ 1jl I AGREE TO BE SERVED VIA EMAIL 

'· v 'Iiiio 

Value from Assessment Notice:$ <:\ s J () 0 0 Appellant's Op~ion of Value:$ L e ~5> ·i'n~ N 1 6;/ t)() () 
Year Property was Purchased: }q 11 Price Paid:$ I ~DO ft?~\0')(... 
Has the property been appraised by a private fee appraiser within the past 3-years? Yes 0 No Qg 
Has property been advertised FOR SALE within the past 3-years? Yes 0 No 181 
Comparable Sales: PARCB_NO. ADDRESS DATE OF SALE SALEPRfCE 

Page 1 of2 S:\WPWIN\DATA \TEMPLATES\Applicalion REAL PROPERlY ASSESSMENT VALUATION APPEAL mlt.docx 
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THE ONLY GROUNDS FOR APPEAL ARE: UNEQUAl. EXCESSIVE. IMPROPER, OR UNDER VAWAnON OF THE PROPERTY (KPB 5.12.050 
(E)). Mark reason for appeal and provide a detailed explanation below foryourappeal to be valid. (Attach additional sheets 
as necessary) . , 1 

00 My property value is excessive. (Overvalued) 

0 My property was valued incorrectly. (Improperly) 

0 My property has been undervalued. 

The following are NOT grounds for appeal: 

...,The taxes are too high. 

jgl My property value is unequal to similar properties. 

· ...,The value changed too much in one year. 
' "".You cannot afford the taxes. 

**THE APPEllANT BEARS THE BURDEN Of PROOF (AS 29.45.210{b}}-

Check ffle following st~tffmf· appies·ro yourmfmrt{ons: 

0 I intend to submit additional evidence within the required time limit of 15 days prior to the hearing date. 

131 My appeal is complete. I have provided all the evidence that I intend to submit and request that my appeal 
be reviewed based on the evidence submitted. 

Checkibefofim!Ing ~·Hmfappfies·fo who k·fiing·fhls appeaf: 

I8J I am the owner of record for the account/parcel number appealed. 

0 I am the attorney for the owner of record for the account /parcel number appealed. 

D The owner of record for this account is a business, -trust or other entity for which I am an owner or officer, 
trustee, or otherwise authorized to act on behalf of the entity. I have attached written proof of my authority 
to act on behalf of this entity (i.e., copy of articles of incorporation or resolution which designates you as an 
officer, written authorization from an officer of the company, or copy from trust document identifying you as 
trustee). If you are not listed by name as the owner of record for this account, this is REQUIRED for confirmation 
of your right to appeal this account. 

D The owner of record is deceased and 1 am the personal representative of fhe estate. I have attached written 
proof of my authority to act on behalf of this individual and/or his/her estate (i.e., copy of recorded persona/ 

. representative documentation). If you are not lis'ted by name as the owner of record for this account, this is 
REQUIRED for confirmation of your right to appeal this account. 

D I am not file~ cfreeord forthis account, but I wish to appeal on behalf oftheowner~ f have affached a 
notarized Power of Attorney document signed by the owner of record. If you are not listed by name as the 
owner of record for this account, this is REQUIRED for confirmation of your right to appeal this account. 

Date I 

--4---L-'~=---...t._.;._----,~"""-L--'--.:..-""-/-~/ 5')~~ 

Page 2 of2 S:\WPWIN\DATA \TEMPLATES\Application REAL PROPERlY ASSESSMENT VALUATION APPEAL mlt.docK REVISED: 1/20/2021 TS 
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ASSESSOR’S DESCRIPTION 

ANALYSIS AND RECOMMENDATION 

S:\APPEAL\2021_Appeals\KISSNER_17523022\01_KISSNER NARRATIVE.docx  

 

 

LAND USE AND GENERAL DESCRIPTION  

1)  Utilities  

Electricity:  Yes Gas:      Yes 

Water:        None Sewer:  None 

  

2)  Site Improvements:  

Street:    Gravel Unmaintained 

 

 

3)  Site Conditions  

Topography:  Sloping Drainage:  Typical 

View:   Excellent Easements:  Typical for the Kenai Peninsula Borough 

  

 

HIGHEST AND BEST USE:  As Currently Improved ZONING:  None 

 

 

APPELLANT:  Kissner, Paul & Jeri PARCEL NUMBER:  175-230-22      

PROPERTY ADDRESS OR GENERAL 

LOCATION: 

Homer, Alaska 

LEGAL DESCRIPTION: T 6S R 13W SEC 18 Seward Meridian  HM  0700402  

W R BELL SUB 1970 ADDN LOT 9 BLK 3 

ASSESSED VALUE TOTAL: $95,000 

RAW LAND: $95,000 

SWL (Sewer, Water, Landscaping): $            

IMPROVEMENTS $             

ADDITIONS $             

OUTBUILDINGS: $             

LAND SIZE  1.03 Acres  

Assessor's Exhibits ASG 3 7
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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 improvement; the sum of the two is the 

assessed value. This application is in accordance with State of Alaska AS 29.45.110. 

 

Land Comments: 

 

The subject property is a 1.03 acre parcel with an excellent view, electric and gas utility, 

gravel unmaintained road, with no public water or sewer utility.   

 

A physical inspection of the land was conducted and the current land model was reviewed 

by land appraiser, Matt Bruns.  Upon review, the subject property is being valued fairly and 

equitably with surrounding like-kind properties, all influences are correctly applied and no 

appropriate value changes were indicated. 

 

For the Homer market area (#210), 123 sales from the last three years were analyzed. The 

median ratio for all of the sales is 91.27% and Coefficient of Dispersion (COD) is 17.38%. 

All ratios are within acceptable ranges as set by International Association of Assessing 

Officers (IAAO).   

 

 

 
 

The adjoining properties that the appellant mentioned all have the same view classification 

of excellent. Driveways and water & sewer are items that are valued as improvements when 

they are found to be installed on the property.  Landscaping in not a feature that is 

currently valued by the Assessing Department. All three properties are being valued the 

same, the only difference is the properties on Miller Lane have gravel maintained access. 

 

References 

International Association of Assessing Officers. (1996). Property Assessment Valuation 

Second edition. Chicago: International Association of Assessing Officers. 

 

 

 

 

Assessor's Exhibits ASG 4 8



S:\APPEAL\2021_Appeals\KISSNER_17523022\01_KISSNER NARRATIVE.docx 

The Assessing Department requests the Board of Equalization uphold their value 

recommended below based on the following findings: 

1. Subject property is currently valued uniformly and equitably with the surrounding

parcels.

2. Influences are applied correctly and uniformly to the subject properties.

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 State Statutes.

4. The Assessing Department reviewed all physical characteristics of the subject

property to ensure all data was accurately captured.

ASSESSOR'S RECOMMENDATION: 

LAND:  ________________   IMPROVEMENTS:  _________________  TOTAL: _______________ 

RECONCILIATION AND FINAL VALUE CONCLUSION 

APPELLANT:  Kissner, Paul & Jeri 

PARCEL NUMBER:  175-230-22 

T 6S R 13W SEC 18 Seward Meridian  HM  0700402  W R BELL 

SUB 1970 ADDN LOT 9 BLK 3 

LEGAL DESCRIPTION: 

TOTAL:  $95,000 

BOARD ACTION:   

Assessor's Exhibits ASG 5 9



SUBJECT PHOTOS 
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SUBJECT PHOTOS 
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LAND SALES RATIO STUDY

Ratio Sum 115.65 Excluded 0
Mean 94.02% Earliest Sale 11/9/2017 # of Sales 123

Median 91.27% Latest Sale 10/12/2020 Total AV 10,460,100$     
Wtd Mean 91.57% Total SP 11,422,674$     

PRD: 1.03 Range 1.5 Minimum 39.27%
COD: 17.38% Lower Boundary 47.24% Maximum 147.25%

St. Dev 0.2093 Upper Boundary 139.12% Min Sale Amt 10,000$           
COV: 22.26% Max Sale Amt 740,000$         

Outlier Information
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1/5/2021 Prepared by the Kenai Peninsula Borough Assessing Department

210 UPDATED
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LAND SALES RATIO STUDY

Ratio Sum 115.65 2.93 Excluded 0
Mean 94.02% Earliest Sale 11/9/2017 # of Sales 123 New Val

Median 91.27% Latest Sale 10/12/2020 Total AV 10,460,100$      1
Wtd Mean 91.57% Total SP 11,422,674$      

PRD: 1.03 Range 1.5 Minimum 39.27%
COD: 17.38% Lower Boundary 47.24% Maximum 147.25%

St. Dev 0.2093 Upper Boundary 139.12% Min Sale Amt 10,000$             1/1/2020
COV: 22.26% Max Sale Amt 740,000$           0

No Time Adj
NBH

neighborhood pxfer_date lrsn PIN Total Acres Current Land Val Sale Price LandType SaleCd 2020 Cert Land Ratio
210 4/25/19 57974 17305443 1.24 38,200$             39,900$            2 V $37,700 95.74%
210 11/15/18 57977 17305446 1.21 37,900$             31,000$            2 V $37,500 122.26%
210 10/25/19 81670 17307107 1.68 53,000$             44,000$            2 C $52,600 120.45%
210 2/26/19 82602 17307108 1.66 52,900$             47,600$            2 V $52,400 111.13%
210 9/19/19 82224 17307113 3.76 40,000$             45,000$            2 V $39,600 88.89%
210 8/31/18 58031 17308005 1.46 125,000$           120,000$          2 C $123,900 104.17%
210 3/6/20 58034 17308008 1.11 116,400$           113,500$          2 C $115,300 102.56%
210 4/23/19 58038 17308012 1.31 124,200$           109,500$          2 C $123,100 113.42%
210 8/30/19 58046 17308020 1.06 115,100$           130,000$          2 C $114,000 88.54%
210 12/9/19 58047 17308021 1.27 120,600$           158,000$          2 Z $119,500 76.33%
210 10/11/18 58058 17308032 1.21 23,300$             25,000$            2 C $23,000 93.20%
210 5/11/18 58062 17308036 1.42 107,200$           76,500$            2 Z $103,400 140.13%
210 8/9/18 58285 17324112 1.08 7,900$               10,000$            2 C $7,800 79.00%
210 1/9/18 58324 17324151 1.55 80,800$             85,000$            2 V $80,100 95.06%
210 4/15/20 58819 17359302 0.48 83,100$             86,000$            2 C $82,100 96.63%
210 5/25/18 58821 17359304 0.53 85,200$             68,500$            2 C $84,200 124.38%
210 3/2/18 58835 17359414 0.54 83,400$             78,000$            2 C $82,700 106.92%
210 8/17/20 58854 17359433 0.91 83,500$             97,550$            2 C $82,700 85.60%
210 2/5/19 58866 17359445 0.65 89,700$             69,000$            2 V $88,900 130.00%
210 10/12/20 59187 17369001 1.03 46,700$             45,000$            2 C $46,300 103.78%
210 9/25/20 59195 17369010 2.39 45,200$             40,000$            2 V $44,800 113.00%
210 6/25/18 59410 17402306 0.92 58,000$             45,000$            2 C $57,400 128.89%
210 6/27/18 59411 17402307 1.06 60,100$             50,000$            2 C $59,600 120.20%
210 7/9/20 59434 17403001 1.64 111,300$           109,000$          2 V $110,200 102.11%
210 2/27/20 104589 17403034 3.33 123,200$           143,000$          2 Z $122,000 86.15%
210 9/11/20 59482 17404030 4.90 52,900$             38,000$            2 C $52,400 139.21%
210 8/29/18 59577 17405216 1.86 84,700$             92,800$            2 Z $83,900 91.27%
210 11/13/17 98087 17405901 0.97 76,700$             79,000$            2 V $75,900 97.09%
210 2/15/19 98096 17405910 0.51 64,800$             79,900$            2 V $64,200 81.10%
210 4/30/18 98110 17405924 1.14 106,600$           130,000$          2 V $105,600 82.00%
210 11/9/17 98117 17405931 0.97 76,700$             79,900$            2 C $75,900 95.99%
210 1/17/20 82934 17406301 1.38 78,400$             102,000$          2 V $105,500 76.86%
210 6/26/19 59703 17408006 3.92 121,300$           132,500$          2 Z $83,600 91.55%
210 5/3/19 101294 17409030 1.04 52,000$             50,000$            2 V $51,500 104.00%
210 10/22/19 59792 17411218 1.19 83,500$             70,500$            2 Z $82,800 118.44%
210 12/20/18 59807 17411306 1.00 46,400$             40,500$            2 C $45,900 114.57%
210 12/1/17 94709 17412029 0.99 51,400$             56,400$            2 V $50,900 91.13%
210 4/16/18 59852 17413023 0.73 68,900$             141,000$          2 Z $68,200 48.87%
210 7/30/18 82870 17421040 93.95 629,800$           640,000$          2 C $626,700 98.41%
210 5/14/18 60251 17427002 0.55 58,700$             50,000$            2 C $58,100 117.40%
210 11/6/19 60265 17427016 0.61 58,900$             40,000$            2 V $67,200 147.25%
210 4/5/19 60331 17429410 1.17 101,800$           80,000$            2 C $100,900 127.25%
210 10/22/19 60683 17445016 0.97 51,100$             41,000$            2 Z $50,600 124.63%
210 11/8/19 91997 17501065 3.46 99,500$             70,000$            2 V $98,600 142.14%
210 7/30/19 92000 17501068 4.11 91,500$             86,000$            2 C $90,500 106.40%
210 10/25/19 60785 17502059 1.26 82,100$             60,000$            2 C $75,900 136.83%
210 4/11/19 61028 17508110 4.65 161,300$           205,000$          2 C $121,800 78.68%
210 2/20/19 61204 17510208 0.31 60,800$             59,200$            2 C $60,200 102.70%
210 2/14/20 106812 17510253 25.56 438,800$           465,000$          2 C $199,400 94.37%
210 12/19/17 61222 17510310 0.24 56,800$             65,000$            2 V $56,300 87.38%
210 3/29/18 61240 17510328 0.25 57,400$             49,999$            2 C $57,000 114.80%
210 2/20/18 61246 17510334 0.28 47,400$             45,000$            2 C $46,800 105.33%
210 4/10/18 61266 17510354 0.31 60,800$             63,000$            2 C $60,200 96.51%
210 4/24/19 61312 17511302 0.23 35,100$             40,000$            2 V $34,800 87.75%
210 12/10/19 61341 17511415 0.23 38,600$             45,000$            2 C $38,300 85.78%
210 4/19/18 61396 17512402 0.23 35,100$             48,000$            2 C $34,800 73.13%
210 4/20/18 61819 17524017 2.46 125,600$           120,000$          2 C $124,300 104.67%
210 6/22/18 61820 17524018 2.13 127,300$           125,000$          2 C $126,100 101.84%
210 4/4/18 61880 17524155 0.37 43,800$             61,500$            2 C $33,500 71.22%
210 7/27/18 61947 17526020 0.42 41,100$             40,000$            2 C $40,700 102.75%
210 6/25/18 94008 17527039 0.25 35,900$             52,500$            2 C $35,600 68.38%
210 6/21/19 106001 17527048 0.32 38,300$             56,251$            2 C $37,900 68.09%
210 6/25/18 91922 17529066 2.00 42,000$             75,000$            2 C $41,500 56.00%
210 12/28/17 62083 17701001 45.00 814,300$           740,000$          2 C $267,500 110.04%
210 6/28/19 62185 17702046 0.83 46,600$             66,700$            2 Z $46,200 69.87%
210 8/28/19 105949 17702104 0.46 96,800$             109,000$          2 C $95,900 88.81%
210 12/11/18 105950 17702105 0.31 87,400$             100,000$          2 C $86,500 87.40%
210 7/14/20 105951 17702106 0.26 83,500$             104,000$          2 V $82,600 80.29%
210 5/24/19 105953 17702108 0.33 88,800$             105,000$          2 C $87,900 84.57%
210 6/18/19 105954 17702109 0.52 99,800$             105,000$          2 C $98,900 95.05%
210 6/24/20 105958 17702113 0.36 90,900$             109,000$          2 C $89,900 83.39%
210 1/25/19 105959 17702114 0.26 83,500$             94,000$            2 C $82,600 88.83%
210 8/24/20 105960 17702115 0.30 86,700$             104,000$          2 V $85,800 83.37%
210 4/30/19 105961 17702116 0.48 98,000$             100,000$          2 V $96,800 98.00%
210 11/15/19 105962 17702117 0.39 92,700$             99,000$            2 V $91,800 93.64%
210 5/29/19 105963 17702118 0.34 89,500$             90,000$            2 C $88,600 99.44%

Outlier Information
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LAND SALES RATIO STUDY

neighborhood pxfer_date lrsn PIN Total Acres Current Land Val Sale Price LandType SaleCd 2020 Cert Land Ratio
210 12/21/18 105964 17702119 0.40 93,400$             100,000$          2 C $92,500 93.40%
210 8/21/20 105965 17702120 0.34 89,500$             95,000$            2 V $88,600 94.21%
210 6/24/20 90443 17705311 0.20 27,100$             52,500$            2 C $26,900 51.62%
210 5/3/19 62337 17705403 0.46 42,100$             45,000$            2 C $41,700 93.56%
210 12/9/19 62447 17709207 0.52 41,200$             55,000$            2 C $40,900 74.91%
210 11/21/19 62464 17710114 0.14 34,000$             39,700$            2 Z $33,700 85.64%
210 6/6/19 62876 17717318 1.90 91,400$             103,500$          2 C $90,500 88.31%
210 4/12/19 62892 17717417 0.32 38,300$             55,000$            2 C $37,900 69.64%
210 5/31/19 62906 17717431 0.96 40,800$             59,500$            2 C $40,400 68.57%
210 9/24/18 62925 17717612 0.32 38,300$             48,500$            2 Z $37,900 78.97%
210 5/31/19 62942 17717807 0.49 42,800$             109,000$          2 C $42,400 39.27%
210 4/20/18 63292 17730105 1.65 101,600$           125,000$          2 C $100,500 81.28%
210 8/9/18 63338 17730231 0.37 43,800$             34,000$            2 C $43,300 128.82%
210 3/30/18 63375 17730277 0.28 33,300$             35,000$            2 C $32,900 95.14%
210 7/18/18 63440 17732019 0.23 38,600$             40,000$            2 C $38,300 96.50%
210 4/24/18 63470 17901024 2.33 41,700$             53,000$            2 C $41,300 78.68%
210 2/20/20 63475 17901029 14.84 172,100$           268,000$          2 C $128,500 64.22%
210 3/6/18 63478 17902005 30.00 119,700$           110,000$          2 C $118,600 108.82%
210 2/28/19 63503 17902046 1.39 64,500$             75,000$            2 C $63,900 86.00%
210 2/4/20 63504 17902048 1.75 113,200$           125,000$          2 C $82,600 90.56%
210 8/6/20 88634 17902105 0.23 45,600$             85,000$            2 C $45,200 53.65%
210 6/28/19 88638 17902109 0.29 67,100$             72,000$            2 C $66,600 93.19%
210 7/8/19 88639 17902110 0.29 67,100$             130,000$          2 C $66,600 51.62%
210 6/8/18 88641 17902112 0.46 54,700$             62,000$            2 C $54,200 88.23%
210 7/10/18 88642 17902113 0.39 52,400$             58,900$            2 C $51,900 88.96%
210 6/28/19 88643 17902114 0.38 52,000$             63,650$            2 C $51,600 81.70%
210 6/26/20 88644 17902115 0.36 51,400$             64,966$            2 C $50,800 79.12%
210 6/19/20 88654 17902125 0.46 75,800$             110,000$          2 C $75,100 68.91%
210 8/23/18 88654 17902125 0.46 75,800$             87,000$            2 C $75,100 87.13%
210 9/20/19 88655 17902126 0.46 96,800$             99,000$            2 C $95,900 97.78%
210 6/13/19 92332 17902134 0.38 92,000$             119,900$          2 C $91,300 76.73%
210 4/23/18 92336 17902138 0.46 75,800$             61,000$            2 V $75,100 124.26%
210 5/18/18 92337 17902139 0.46 75,800$             90,000$            2 C $75,100 84.22%
210 5/18/18 92338 17902140 0.46 75,800$             90,000$            2 C $75,100 84.22%
210 6/17/20 92341 17902143 0.36 51,400$             45,000$            2 C $70,400 114.22%
210 5/18/20 92342 17902144 0.42 53,400$             65,000$            2 V $52,900 82.15%
210 3/15/18 92346 17902148 0.34 70,000$             88,000$            2 C $69,300 79.55%
210 2/28/20 63551 17903021 4.85 85,400$             95,000$            2 V $123,000 89.89%
210 5/13/19 63599 17904004 0.54 43,000$             30,000$            2 C $42,600 143.33%
210 8/7/20 63641 17906302 0.63 50,300$             41,358$            2 Z $72,300 121.62%
210 6/14/19 63999 17919301 1.63 131,600$           165,000$          2 C $130,300 79.76%
210 7/20/18 64135 17924011 0.92 30,200$             36,500$            2 C $30,600 82.74%
210 1/22/18 64166 17927002 0.24 28,400$             27,500$            2 C $28,200 103.27%
210 4/19/18 104567 17927023 0.26 36,300$             42,000$            2 C $35,900 86.43%
210 8/13/18 91113 17930043 0.47 38,100$             44,500$            2 Z $37,700 85.62%
210 8/12/19 97009 17936026 2.19 174,200$           300,000$          2 V $172,500 58.07%
210 9/14/18 64454 17938017 0.53 48,100$             55,000$            2 V $47,500 87.45%
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APPEAL HISTORY FOR PARCEL  175-230-22

Date Filed
Appeal Type/Status
Appraiser

APPEAL YEAR:  2019

03/26/2019 97,700 94,100 -3,600 Informal AdjustmentLCRANE -4%

Summary:  

BOE APPEAL  Withdrawn - Formal % Chg Value Change ReasonDifferenceResult ValueAppealed Value

Date Filed
Appeal Type/Status
Appraiser

APPEAL YEAR:  2020

03/19/2020 94,100 75,000 -19,100 Informal AdjustmentLCRANE -20%

Summary:  

BOE APPEAL  Withdrawn - Formal % Chg Value Change ReasonDifferenceResult ValueAppealed Value

Date Filed
Appeal Type/Status
Appraiser

APPEAL YEAR:  2021

03/12/2021 95,000 0 95,000LCRANE 0%

Summary:  

BOE APPEAL  BOE - Scheduled % Chg Value Change ReasonDifferenceResult ValueAppealed Value
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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. 
 

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

 

5.0 AC Base 50,000$     5.0 AC Base 50,000$    

Gravel Maint ‐$           Paved 5,000$      

Elec Yes ‐$           Elec Yes ‐$          

Gas No (10,000)$   Gas Yes ‐$          

View Limited 12,000$     View Good 25,000$    

Waterfront Pond 25,000$    

Land Value 52,000$     Land Value 105,000$ 

Price/AC 10,400$     Price/AC 21,000$    

5.0 AC Base 50,000$     10.0 AC Base 70,000$    

Paved 5,000$       Paved 7,000$      

Elec Yes ‐$           Elec Yes ‐$          

Gas Yes ‐$           Gas Yes ‐$          

View Good 25,000$     View Good 35,000$    

Waterfront Pond 25,000$     Waterfront Pond 35,000$    

Land Value 105,000$  Land Value 147,000$ 

Price/AC 21,000$     Price/AC 14,700$    
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    8/19/2020 

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. 

 

 

 

Assessor's Exhibits ASG 24 28



Tax Year 2021 
Real Property Assessment Valuation Appeal 

Kenai Peninsula Borough 
Office of the Borough Clerk 

144 N. Binkley Street 
Soldotna, Alaska 99669-7599 

Phone: (907) 71 4-21 60 
Toll Free: 1-800-478-4441 

Applications must be postmarked or received at the Office of the Borough Clerk or 
authorized office in Homer or Seward by: 5:00p.m. on March 31 , 2021 . 

Filing Fee: Must be included with this appeal form. 

For Commercial Property: Please Include Attachment A 

Less than $100,000 

$100,000 to $499,999 

$500,000to $1.999,999 

$2.000,000 and higher 

RECEIVED 

MAR 312021 
KPB-HOMER 

For Official Use Only 

Fees Received : $ I 1o l»o. 00 

0 Cash 

rp Check# Y>~ 
poyoble to Kenai PeniniUio Borough 

CREDIT CARDS NOT ACCEPTED FOR flUNG FEES 

$30 

$100 

$200 

$1.000 

Per KPB 5.1 2.050(8), if the appeal is withdrawn before evidence is due. or if the appellant or agent of the appellant is present 
for the appellant's hearing before the BOE or participates telephonically pursuant to KPB 5.l 2.060(T) then the filing fee shall 
be fully re funded within 30 days o tter the hearing date. 

-

Account I Parcel Number: 18 103029 NOTE: A SEPARATE FORM IS REQUIRED FOR EACH PARCEL 

Property Owner: Homer Spit Properties 

Legal Description: T06S R 13W SEC 35 SEWARD MERIDIAN HM 2020037 HOMER SPIT PROPERTIES 2019 REPLAT LOT 2 

Physical Address of Property: 
l 

3232 Homer Spit Road Homer, AK 99603 ! 

Contact information for all correspondence relating to this appeal: 

Mailing Address: 3232 Homer Spit Road Homer. AK 99603 
! 

(907) 399-3180 
1 

Phone (evening): {907) 399-3180 Phone (daytime}: 

Emo~ Address: admin@homerspitproperties.com {8J l AGRff 10 BE SERVED 

Value from Assessment once: $ 7,643,200.00 Appellant's Opinion of Value: $ 4,144.402.00 
Yeot Property was Purchased: _2_00_1 _ ___ ___ Price Paid: $ 2,072.201 .7 6 

Has the property been appraised b y a priva te fee appraiser withi the past 3-yeors? 

Has property bee adverfued FOR SAl£ · h. fhe past 3-yeors~ 

Comparable Soles: PARCH. NO. ADDRESS ---

I none in the area 

-- -

Page 1 o 2 

YesO o l}g 

YesO No Qg 

OAfEOF SJ\!..E j 

I 
I 
I 

1\B 

SALE i"i!ia 

I 
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THE ONLY GROUNDS FOR APPEAL ARE: UNEQUAL, EXCESSIVE, IMPROPER, OR UNDER VALUATION OF THE PROPERTY (KPB 5.12.050 
(E)) . Mark reason for appeal and provide a detailed explanation below for your appeal to be valid. (Attach additional sheets 
as necessary) 

[BJ My property value is excessive. (Overvalued) 

0 My property was valued incorrectly. (Improperly) 

0 My property has been undervalued . 

0 My property value is unequal to similar properties. 

y ou mus prov1 'fl e spec1 c reasons an d 'd prov1 e ev1 ence suppo 

The following are NOT grounds for appeal: 

... The taxes are too high . 

._The value changed too much in one year. 

._You cannot afford the taxes. 

rti th 't ng e1 erne h k d b ec e a ove. 

Attached on seperate page 
' 

•• THE APPELLANT BEARS THE BURDEN OF PROOF (AS 29.45.210(b}) •• 

Check the following statement that applies to your intentions: 

0 I intend to submit additional evidence within the required time limit of 15 days prior to the hearing date. 

!B) My appeal is complete. I have provided all the evidence that I intend to submit, and request that my appeal 
be reviewed based on the evidence submitted. 

Check the following statement that applies to who is filing this appeal: 

0 I am the owner of record for the account/parcel number appealed. 

0 I am the aHorney for the owner of record for the account/parcel number appealed. 

~ The owner of record for this account is a business, trust or other entity for which I am on owner or officer, 
trustee, or otherwise authorized to act on behalf of the entity. I have attached written proof of my authority 
to oct on behalf of this entity (i.e .. copy of articles of incorporation or resolution which designates you as an 
officer. written authorization from an officer of the company, or copy from trust document identifying you as 
trustee) . If you are not listed by nome as the owner of record for this account, this is REQUIRED for confirmation 
of your right to appeal this account. 

0 The owner of record is deceased and i am the personal representative of the estate. I have attached written 
proo of my authority to ac on behalf of this individual and/or his/her estate (i.e., copy of recorded personal 
representative documentation). If you are not listed by nome as the owner of record for this account, this is 
REQUIRED for confirmation of your right to appeal this account. 

0 I om not the owner of record for this account. but I wish to appeal on b ehalf of the owner. I have o1tached a 
notarized Power of Attorney document signed by the owner of record. If you ore not listed by nome as the 
owner of record for this account. this is REQUIRED for confirmation of your right to appeal this account. 

Oath of Appe ant I hereby affirm tho the foregoing information and any additional information that I submit is 
true and correct. 

3-31 --zoz.t 
Doe 

oge2of2 
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-
I, Steve Vogler give Morgan Barrowcliff the authority to act on behalf of Homer Spit Properties LLC to 
appeal the Kenai Peninsula Borough assessed values of our properties. 

steveVogler ~~~~ / '()/?m 
Signature: ,~ v~ 
Date: / ~3\ ... 2...\ 

237 E Fireweed Ln #200, Anchorage, AK 99503 
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TilE STATE 

o~ASKA 
Depattment cf Commen:e, Cammunity, and &OilOIIlic Developrnenl 
Dfvism of Cmpomtions, Business. and Professjooal Ucensing 
PO Box 110806, Juneau. AK 99811..()806 
(907} 465-2550. Emai: mrporations@ala.!JJV 
Website: corporations.alaska.gov 

Domestic Limited Liability Company 

2021 Biennial Report 
For Ute period ending December 31. 2020 

Due Date: This report along with its fees are due by January 2, 2021 

Fees: H postmarked before February 2, 2021, the fee is 100.00. 
If postmarked on or after February 2, 2021 then this report is delinquent and the fee is $137.50. 

Entity Name: HOMER SPIT PROPERTIES, llC 

Entity Number: 728510 

Home Country: UNITED STATES 

Home State/Prov.: ALASKA 

Registered Agent information cannot be changed on this form. Per 
Alaska Statutes, to update or change the Registered Agent 
information this entity must submit the Statement of Change form 
for this entity type along with its filing fee. 

Name: STEPHEN R VOGLER 

Physical Address: CPA firm providing services to the entire 
State of Alaska, Anchorage, AK 99503 

Physical Address: 4347 RENDEZVOUS CIR. ANCHORAGE. 
AK99504 

Mailing Address: 237 E FIREWEED 1#200, ANCHORAGE, 
AK99503 

Mailing Address: 237 E FIREWEED #200, ANCHORAGE, 
AK 99503 

Officials: The following is a complete list of officials who will be on record as a result of this filing. 

• Provide all officials and required information. Use only the titles provided. 
• Mandatory Members: this entity must have at least one (1) Member. A Member must own a%. In addition, this entity must provide 

all Members who own 5% or more of the entity. A Member may be an individual or another entity. 
• Manager: If the entity is manager managed (per its articles or amendment) then there must be at least (1) Manager provided. A 

Manager may be a Member if the Manager also owns a% of the entity. 

R 
E 

Full Legal Name Complete Mailing Address %Owned ~ 

I THE ENGLISH BAY CORPORATION 1237 E FIREWEED #200, ANCHORAGE, AK 99503 1100.00 X 

H neceaaary, attach a list of additional officers on a separate 8.5 X 11 sheet of paper. 

Purpose: ANY LAWFUL 

NAICS Code: 531120 - LESSORS OF NONRESIDENTIAL BUILDINGS (EXCEPT MINIWAREHOUSES) 

New NAICS Code (optional): 

This form is for use by the named entity only. Only persons who are authorized by the above Official(s) of the named entity may make 
changes to it. If you proceed to make changes to this form or any information on it, you will be certifying under penalty of perjury that you 
are authorized to make those changes, and that everything on the form is true and correct. In addition, persons who fi le documents with 
the commissioner that are known to the person to be false in material respects are guilty of a class A misdemeanor. Continuation means 

Entity#: 728510 Page 1 of 2 
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Morgan Barrowcliff with Homer Spit Marine Terminal(which is owned by Homer Spit 
Properties) spoke with Scott Romain about HSPMT's property values and the concern for our 

properties being overvalued in April of 2020. Morgan expressed that we are not disputing 2020 
values as we were late, but wanted to start the discussion early for the 2021 valuation. After 

speaking with Scott it appeared we were on our way to a productive resolution to our property value 
concerns. 

Approximately 8 months later our persistence finally paid off and we were pleased that we 
got an in-person meeting with Les Crane on November 4th , 2020. We went over our concerns of the 

property being overvalued giving examples of other properties on the spit, zoning limitations, price 
paid for the property, rates being set by the city of Homer, the lay of the land, and the cost of dredge 

maintenance and coastal erosion. Morgan informed Les of data that HSPMT put together pertaining 
to every property on the Homer Spit, its values, whether it was private, city, business, or 

state-owned, and how many acres each parcel was. Les requested this information on November 

5th, 2020. We were assured that they would go over our information and get back in touch with us 
soon. We assumed this would be a cognitive report going over the data and talking points we had 

addressed in the meeting. 

After many more calls to the borough, nearly a year after our initial call of concern, on March 

2nd, 2021 we received an email from Les. We were beyond disappointed with the apathetic 
response to our inquiry. Not because of the results but the disregard for most of the talking points we 

discussed. It was then clear that our inquiry was neglected without even looking into our concerns. 
We were presented with a pamphlet and a generic slide show. The pamphlet was comparing prices 

per acre with apples and oranges and the slide show was comparing large property values to buying 
soda in bulk. We also received some data from Les about property values on the spit and how we 

fall right in with the median value. This was informative however appeared to further prove Morgan's 

point that the property was overvalued as we should be far below the median value because of the 
large parcel size and the limitations on zoning. After the disappointing email , Morgan again reached 

out to Les asking for some data going over the concerns we had discussed and how the borough is 
getting our values. 

Les got bad< to us on March 16th, 2021 with a spreadsheet on property sales between 
03/18/2015 and 08/31/2020 and a couple of different graphs. Unfortunately, all of these properties 

are Marine Commercial zoned (MC). MC zoned properties can accommodate many more business 
ventures than Marine Industrial {MI) zoned properties. Values of properties should reflect zoning 

restrictions, regulations, and the size of parcels. Les also mentioned in his last email on Mard116th, 
2021, wlf you have any other concerns, I would suggest you file a formal appeal as the March 31sl 

deadline is rapidly approaching, this will allow us adequate time to address your concerns· . 

This may come off as nagging, but the board needs to know how some taxpayers are being 
treated. Remember, this process started in April of 2020, got pushed out over and over, and finally 

received an apathetic response dose to a year later on the day lhe borough's generic assessments 
were due. Then we received an email say'ng we need to put together an official appeal as our 

deadline, by law, is in a couple of weeks. None of our concems were addressed or answered in an 
entire year other than the one spreadsheet we sent in. And now we have to come up with proof of 

why our property is overvalued in 2 weeks. This is frustrating and disturbing as we are extremely 

busy this time of year vm· ch is why aU of this was started in April 2020. 
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Homer Spit Properties(HSPMT) is zoned for Marine Industrial which has many more 
limttations on how the property can be used and further developed in comparison to Marine 
Commercial or commercial property. According to the city of Homer Zoning Map, there are no other 
commercial-owned Ml properties in the City of Homer, or on the Kenai Peninsula according to zoning 
maps of Kenai, Soldotna, and Seward. This means that Homer Spit Properties 91.38 acres are 
unique in valuation and we have no data to make comparisons off of. This shouldn't mean that the 
borough can come up with an astronomically high value that Homer Spit Properties can't prove 
otherwise. 

The value of a commercial property is largely detennined by the income potentials that a 
property has. Again this property is zoned Marine Industrial which is the most restrictive commercial 
zoning in Homer. This proves that Ml zoned property is worth far less than Marine Commercial or 
commercially zoned property. In the Marine Industrial business, HSPMT's direct competition is the 
City of Homer and most of our rates are set by what the City of Homer is charging. This puts HSPMT 
in a tight spot with having restrictive business opportunities with most of the rates pre-determined by 
the very entity that is restricting business opportunities. 

The next point to focus on is the business of Marine Industrial zones and the key features of 
the property that create value for this line of business. With the assumption that the borough 
assessing department would be the professionals in this department and with the latest frustration 
with lack of timeliness and professionalism in our dealing with the Kenai Borough Assessing 
Department, it is obvious that this needs to be brought up in more detail. Some people that don't 
know this business might look at HSPMT's property and see incredible income potentials thinking 
about condos or a big dock with ships and cranes like you would see at many busy ports. This 
property cannot be developed to support those infrastructures. Firstly, all 91 .38 acres are zoned 
under Marine Industrial meaning HSPMT can not put up hotels, condos, rentals, restaurants, and 
many more things that are allowed on Marine Commercial or general commercial property. This may 
be obvious to some that have looked into the zoning codes for Homer, but what may not be so 
obvious, especially at high tide, is that HSPMT is surrounded by miles of mudflats. There will never 
be big docks, fish processing plants, big ships, or large commercial freighting operations on this 
property. We have a shallow water barge basin that is only usable on half of the large tides. It might 
be brought up that there are areas that have shallow water concerns just like HSPMTs property and 
this may be true, however, it is important to remember that the City of Homer offers the same 
services provided here, at the same rate, at a harbor or dock that is either not in the mudflat or is 
dredged annually with taxpayer's dollars. The barge basin could be dredged out to maintain a more 
workable depth for vessels but even if the income was there to support the half-million-dollar annual 
dredge maintenance it is not feasible. Permitting would never be allotted to dredge a channel 
through the mile-long, city-owned, mudflat to get the vessels into the basin. 
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Another subject that needs to be addressed is what Homer Spit Properties paid for the 
property. The true value of any property is what someone is willing to pay for it. We have a true value 

of what this property was purchased for in 2001 in an open market. This is somewhat convoluted 
because it was in 2001 and we only have access to the purchase price for the entire property, not 
the one specified lot. Regardless, we can still make some educated assessments as to what this 
specific parcel was worth per acre in 2001 and what it is assessed at per acre today. Homer Spit 
Properties purchased all of the property in 2001 for $3,173,965.00 for 80.81 acres. I am leaving a 
9. 7-acre parcel that is valued at next to nothing out of both figures. The 2001 value per acre is 
$39,276. The assessed value today is 9,926,700 which comes out to $122,839 per acre. This is 3.12 
times higher than what it was purchased for in 2001 . I don't have definitive values on the average 
commercial property increase but as far as I can tell 3.12 times appears to be higher than the 
average by about a multiple of 1 or more. Yes, we understand that there has been property that has 
multiplied substantially since 2001 but it looks to be more on residential property and has some 
unique qualities. Also keep in mind that in the Acercer we are talking about approximately Acercer 
are water or mudflat. 

The last point we have time to put in here is the changes to the property since the date of 
purchase. The erosion on the northeastern beach which is approximately 5,000 ft has eroded about 

20ft in the last 20 years. Our 12 acer barge basin was at-20ft when we purchased the property and 
is currently at 0 to 2 ft elevation. This means it has filled in approximately 20ft since 2001 . This 
makes the basin worth substantially less than the date of purchase. 

I wish we had more time to go into more details proving the reasons we believe our property is 
grossly overvalued but we are flat out of time and don't have the luxury to push this out for an entire 

year. 
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ASSESSOR’S DESCRIPTION 

ANALYSIS AND RECOMMENDATION 

S:\APPEAL\2021_Appeals\HOMER SPIT PROPERTIES_18103029\01_HOMER SPIT PROPERTIES_18103029 

NARRATIVE.docx 

LAND USE AND GENERAL DESCRIPTION 

1) Utilities

Electricity:  Yes Gas:      Yes 

Water:  Public Sewer:  Public 

2) Site Improvements:

Street:

3) Site Conditions

Topography:  Level Drainage:  Adequate 

View:  Excellent Easements:  Typical for the Kenai Peninsula Borough 

HIGHEST AND BEST USE:  As Currently Improved ZONING:  Marine 

Industrial 

APPELLANT:  Homer Spit Properties PARCEL NUMBER:  181-030-29   

PROPERTY ADDRESS OR GENERAL 

LOCATION: 

3232 Homer Spit Road, Homer, AK  99603 

LEGAL DESCRIPTION: T 06S R 13W SEC 35 Seward Meridian HM 2020037 

HOMER SPIT PROPERTIES 2019 REPLAT LOT 2 

ASSESSED VALUE TOTAL: $7,643,200 

RAW LAND: $7,346,400 

IMPROVEMENTS $296,800 

TOTAL BUILDING SQUARE FEET:   6,000 

LAND SIZE  52.76 Acres 
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INTRODUCTION 

 

The property is located on the Homer Spit.  It includes a salt water lagoon/basin.  It is 

operated as the Homer Spit Marine Terminal.  According to social media they specialize in 

”Terminal Operation, Warehousing, Freight Forwarding, Indoor/Outdoor storage, Cargo 

Checking, Heavy Equipment for Fright Handling, Boat Haul out and Storage, Large Vessel 

Haul Out, Marine Vessel Support, Vessel Moorage, and more.”    

 

The warehouse was built in 1980.  It is 6,000 square feet plus a finished divided mezzanine. 

There is a commercial scale and scale shack.  On the basin is a sheet pile dock and two 

shipping containers. 

 

INSPECTION 

 

The last inspection was performed by Land Appraiser Les Carne and Senior Appraiser Bill 

Anderson on November 4, 2020.  

 

LAND COMMENTS 

 

Subject property is a 52.76 acre parcel located on the Homer Spit.  Subject property has 

natural gas and electric utility, public water/sewer, paved access, and ocean frontage with 

an excellent view.  This parcel was part of a re-plat in 2020. 

 

The current land model was reviewed by Land Appraiser, Matt Bruns.  These properties are 

being valued fairly and equitably with surrounding like-kind properties. 

 

For commercial properties in the Homer market area (#210), 17 sales from the last five 

years were analyzed. The median ratio for all of the sales is 90.00% and Coefficient of 

Dispersion (COD) is 17.77, these ratios are within acceptable ranges as set by International 

Association of Assessing Officers (IAAO).   
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APPRAISAL OF COMMERCIAL PROPERTIES 

 

In the appraisal industry there are three recognized approaches to value; the cost, the 

income, and the sales comparison approach.  All three approaches, when properly used, 

will produce acceptable results.  The sales comparison approach is reliant upon market 

sales activity to estimate value.  The income approach relies on income and expense data, 

as well as capitalization rates derived from the market to estimate value.  Due to the lack 

of available market information available to the Kenai Peninsula Assessing Department for 

all property types, it is difficult to equitably establish commercial and industrial type values 

using these two methods.   

 

Assessors throughout the nation have diminished this obstacle through the use of 

computerized appraisal models that contain building cost data, which has been calibrated 

to the local area.  The rate tables can be re-calibrated as construction costs and the market 

changes, thereby uniformly and equitably re-valuing all eligible properties at the same 

time. 

 

“ProVal Commercial” is the appraisal model that the Kenai Peninsula Borough uses to value 

all commercial properties.  ProVal Commercial has “Marshall and Swift” cost data built into 

its valuation system.  ProVal provides appraisal staff with a complete and accurate estimate 

of value by calculating the replacement cost new for the existing structure and site 

improvements (including direct costs, indirect costs, and entrepreneurial profit) and then 

deducting all measurable depreciation for physical deterioration, functional and economic 

obsolescence.  When the appraiser enters measurable factors including gross building 

area, quality/grade, construction class, exterior wall height, mechanical facilities, interior 

finish, number of stories, effective age and other pertinent data pertaining to the 

structure’s make-up, the valuation model will calculate the replacement cost new less 

depreciation (RCNLD).  Since there is only one set of rates for the computer to use, there 

is assurance that all similar structures are uniformly and equitably valued.  

 

When verified market data is available, staff will also use the comparable sales approach 

and the income approach as a check, since the RCNLD value generated by ProVal is only 

one of the accepted approaches to value.   

 

All full and true values assessed on commercial improvements within the Kenai Peninsula 

Borough are reconciled on the cost approach.   
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(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 AS 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.

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 over another 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).

AS 29.45.110. FULL AND TRUE VALUE 
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The Assessing Department requests the Board of Equalization uphold their value 

recommended below based on the following findings: 

 

1. Subject properties are currently valued uniformly and equitably with the 

surrounding parcels. 

2. Influences are applied correctly and uniformly to the subject properties.  

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 State Statutes. 

4. The Assessing Department reviewed all physical characteristics of the subject 

property to ensure all data was accurately captured.   

 

 

ASSESSOR'S RECOMMENDATION:   

 

 

 

LEGAL DESCRIPTION: 

 

 

 

BOARD ACTION:   

 

LAND:  _________________     IMPROVEMENTS:  __________________  TOTAL:  _________________ 

 

RECONCILIATION AND FINAL VALUE CONCLUSION 

APPELLANT:  Homer Spit Properties 

PARCEL NUMBER:  181-030-29      

T 06S R 13W SEC 35 Seward Meridian HM 2020037 HOMER SPIT 

PROPERTIES 2019 REPLAT LOT 2 

TOTAL:  $ 7,643,200 
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LAND SALES RATIO STUDY

Ratio Sum 14.37 Excluded 0
Mean 84.51% Earliest Sale 3/18/2015 # of Sales 17

Median 90.00% Latest Sale 8/31/2020 0.00 2,011,000$       
Wtd Mean 66.59% Total SP 3,020,100$       

PRD: 1.27 Range 1.5 Minimum 45.20%
COD: 17.11% Lower Boundary 30.10% Maximum 126.94%

St. Dev 0.2138 Upper Boundary 133.64% Min Sale Amt 49,000$           
COV: 25.30% Max Sale Amt 1,429,400$       

Outlier Information
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LAND SALES RATIO STUDY

Ratio Sum 14.37 5.46 Excluded 0
Mean 84.51% Earliest Sale 3/18/2015 # of Sales 17 New Val

Median 90.00% Latest Sale 8/31/2020 Total AV 2,011,000$        1
Wtd Mean 66.59% Total SP 3,020,100$        

PRD: 1.27 Range 1.5 Minimum 45.20%
COD: 17.11% Lower Boundary 30.10% Maximum 126.94%

St. Dev 0.2138 Upper Boundary 133.64% Min Sale Amt 49,000$             1/1/2020
COV: 25.30% Max Sale Amt 1,429,400$        0

No Time Adj

neighborhood pxfer_date lrsn PIN Total Acres Current Land Val Sale Price LandType SaleCd 2020 Cert Land Ratio
210 4/8/15 61136 17510034 1.39 152,000$           130,000$          6 V $152,000 116.92%
210 12/29/15 61488 17514118 0.22 75,200$             100,000$          6 C $75,200 75.20%
210 8/20/18 61705 17519014 6.51 685,800$           1,429,400$       6 Z $685,800 47.98%
210 4/30/15 62852 17717204 0.32 64,800$             67,000$            6 C $64,800 96.72%
210 8/7/15 62857 17717209 0.41 82,000$             90,700$            6 C $82,000 90.41%
210 3/18/15 92330 17730133 0.38 66,400$             80,000$            6 C $66,400 83.00%
210 2/4/20 63329 17730222 1.23 79,100$             175,000$          6 C $79,100 45.20%
210 2/27/18 104800 17908054 1.07 86,400$             135,000$          6 V $86,400 64.00%
210 10/12/18 104801 17908055 1.08 86,500$             92,500$            6 C $86,500 93.51%
210 10/10/18 104802 17908056 1.08 86,500$             92,500$            6 C $86,500 93.51%
210 3/23/18 104804 17908058 1.08 86,500$             90,000$            6 C $86,500 96.11%
210 3/6/20 107199 17908065 1.07 86,400$             96,000$            6 C $86,400 90.00%
210 8/31/20 107200 17908066 1.08 86,500$             97,000$            6 C $86,500 89.18%
210 6/19/20 107207 17908073 1.08 86,500$             96,000$            6 C $86,500 90.10%
210 4/24/20 63978 17918314 0.24 62,200$             95,000$            6 V $62,200 65.47%
210 5/24/19 64003 17919401 0.24 76,000$             105,000$          6 V $76,000 72.38%
210 3/23/15 64042 17920216 0.24 62,200$             49,000$            6 V $62,200 126.94%

Outlier Information
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Crane, Les

From: Crane, Les
Sent: Tuesday, March 2, 2021 9:46 AM
To: 'admin@homerspitmarineterminal.com'; 'morgan@homerspitmarineterminal.com'
Cc: Romain, Scott
Subject: Homer Spit Properties
Attachments: Homer Spit Road Property Tax Assessment.xlsx; Price_AC_Comp_Apple-Orange.pdf; 

Land Basics.pdf

Good morning Morgan & Alyssa, 
 
My apologies for taking so long to get back with you regarding your questions, we had all of our end of the year 
deadlines we needed to get through. 
 
In looking at the information you provided, I did notice a couple of things.  The first item was that you did not have a 
land value for parcel #181‐034‐49 which is the condo’s located at the end of the spit.  While the underlying parcel that 
those condo sit on does not have a land value associated with it, instead the value of the land has been portioned out to 
each individual condo.  I have added those values back into the spreadsheet for you. 
 
The other item that I noticed is the way that you were calculating your “average price per acre”, you were taking the 
sum total of your acreage and then the sum total of the assessed value to get an average.  This is a common mistake 
when people are making these types of calculations. To get accurate numbers, you need to break down each parcel 
individually on a price per acre value.  After doing the calculations this way, the overall median ratio for all 172 parcels is 
$139,243 and an average of $237,857.  When we filter the data down to just the business & private property types (40 
properties), the median remains the same at $139,243 and the average drops to $126,005.  If we further filter the 
parcels down to just Homer Spit owned properties, the median again remains the same at $139,243 and the average 
drops to $101,129.  If we go back to just the business & private properties and remove Homer Spit properties, the 
median remains the same at $139,243 and the average is $131,282.   
 
In the world of assessing, we are more concerned with the median values, as it is less effected by extreme outliers at 
either the low or high ends of the spectrum.  As you can see in the previous numbers, the median remained constant 
but the average changed drastically depending on the data. I’ve also attached a short write up going over the basics of 
how our land values are calculated for your reference. 
 
Based on the information that I see, it appears that the Homer Spit Properties, LLC properties are being fairly and 
equitably with like kind properties located on the Homer Spit.  I did make some adjustments to the properties when the 
new plat was submitted, accounting for wetlands portions of the properties.  The new property assessments should be 
in your mailbox this week, if you have any questions give us a call or e‐mail us. 
 
 
Les Crane 
Appraisal System Analyst 
AAAO LEVEL III Appraiser 
Certification #278 
 

 

Assessor's Exhibits ASG 25 53



1

Crane, Les

From: Crane, Les
Sent: Tuesday, March 16, 2021 4:49 PM
To: 'morgan@homerspitmarineterminal.com'
Cc: Romain, Scott
Subject: Homer Spit Properties LLC
Attachments: 2021_RS_210_COMMERCIAL.pdf

Hello Morgan,  
 
I’ve attached a list of commercial land sales you requested,  these were used in the development of commercial land 
values for the Homer market area.  
 
State statue AS 29.45.110(a) requires that property be assessed at its full and true value which is the estimated price the 
property would bring in an open market transaction, under the then prevailing market conditions.  Based on our ratio 
study of commercial properties (attached) we are at a median ratio of 90%, well under 100% of market value. 
 
If you have any other concerns, I would suggest you file a formal appeal as the March 31st deadline is rapidly 
approaching, this will allow us adequate time to address your concerns. 
 
Let us know if you have any further questions. 
 

Les Crane 
Appraisal System Analyst 
AAAO LEVEL III Appraiser 
Certification #278 
 

 
PUBLIC RECORDS LAW DISCLOSURE: This email and responses to this email may be subject to provisions 
of Alaska Statutes and may be made available to the public upon request. 
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Average 236,837$           30.26 237,857$          

Median 151,200$           1.00 Parcel Count 139,243$          

Sum 40,735,900$       5204.98 172 40,911,359$     

Address Land Value Acerage Type $/AC Notes City Owned Property 5,041.97 acres

18103446 169,900$           0.11 City 1,544,545$       Private Owned Property 21.97 acres

18103103 203,000$           0.23 Business 882,609$          26 Business Owned Property 127.83 acres

18103118 132,300$           0.15 City 882,000$          State Owned Property 13.21 acres

18103119 139,200$           0.18 City 773,333$          HSPMT 91.38 acres

18103443 139,200$           0.18 City 773,333$          

18103415 53,600$             0.07 State 765,714$          

18103235 140,100$           0.19 City 737,368$          

18103449 2,437,800$        3.41 Business 714,897$          Condo's

18103431 140,300$           0.2 City 701,500$          

18103318 209,500$           0.3 City 698,333$          

18103319 210,900$           0.31 City 680,323$          

18103320 210,900$           0.31 City 680,323$          

18103321 210,900$           0.31 City 680,323$          

18103244 143,600$           0.22 City 652,727$          

18103250 143,600$           0.22 City 652,727$          

18103251 143,600$           0.22 City 652,727$          

18103252 143,600$           0.22 City 652,727$          

18103306 186,500$           0.29 City 643,103$          

18103309 144,500$           0.23 City 628,261$          

18103417 188,000$           0.31 Business 606,452$          

18103236 145,100$           0.24 City 604,583$          

18103243 146,400$           0.26 City 563,077$          

18103448 221,500$           0.43 City 515,116$          

18103316 148,900$           0.29 City 513,448$          

18103442 148,900$           0.29 City 513,448$          

18103322 149,100$           0.3 City 497,000$          

18103317 149,100$           0.3 Business 497,000$          

18103260 223,600$           0.46 City 486,087$          

18103254 150,200$           0.31 City 484,516$          

18103444 150,200$           0.31 City 484,516$          

18103218 151,200$           0.32 City 472,500$          

18103233 151,200$           0.32 City 472,500$          

18103234 151,200$           0.32 City 472,500$          

18103238 151,200$           0.32 City 472,500$          

18103239 151,200$           0.32 City 472,500$          

18103240 151,200$           0.32 City 472,500$          

18103241 151,200$           0.32 City 472,500$          

18103242 151,200$           0.32 City 472,500$          

18103245 151,200$           0.32 City 472,500$          

18103245 151,200$           0.32 City 472,500$          

18103247 151,200$           0.32 City 472,500$          

18103248 151,200$           0.32 City 472,500$          
18103249 151,200$           0.32 City 472,500$          
18103253 151,200$           0.32 City 472,500$          
18103237 151,800$           0.33 City 460,000$          
18103425 228,300$           0.52 City 439,038$          
18103255 152,500$           0.35 City 435,714$          
18103445 152,500$           0.35 City 435,714$          
18101033 155,000$           0.38 State 407,895$          
18103104 98,900$             0.31 State 319,032$          
18103477 162,500$           0.52 City 312,500$          
18103478 163,200$           0.53 City 307,925$          
18103256 153,200$           0.5 City 306,400$          
18103432 164,900$           0.57 City 289,298$          
18103307 246,600$           0.88 City 280,227$          
18103441 165,300$           0.6 City 275,500$          
18103408 22,000$             0.08 Business 275,000$          
18103421 167,200$           0.63 City 265,397$          
18103221 168,000$           0.65 City 258,462$          
18103231 168,400$           0.66 City 255,152$          
18103222 168,800$           0.67 City 251,940$          
18103223 168,800$           0.67 City 251,940$          
18103224 168,800$           0.67 City 251,940$          
18103225 168,800$           0.67 City 251,940$          
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18103226 168,800$           0.67 City 251,940$          
18103227 168,800$           0.67 City 251,940$          
18103228 168,800$           0.67 City 251,940$          
18103229 168,800$           0.67 City 251,940$          
18103451 169,100$           0.68 City 248,676$          
18103302 126,300$           0.51 City 247,647$          
18103426 255,800$           1.09 City 234,679$          
18103305 223,300$           0.99 City 225,556$          
18103304 227,500$           1.08 City 210,648$          
18103397 177,000$           0.93 City 190,323$          
18103259 211,200$           1.12 City 188,571$          
18103308 265,200$           1.43 City 185,455$          
18103419 267,300$           1.49 City 179,396$          
18103303 269,000$           1.58 Business 170,253$          
17922007 132,000$           0.81 Business 162,963$          
18103418 237,800$           1.47 City 161,769$          
18103447 274,900$           1.83 City 150,219$          
18103105 239,900$           1.6 City 149,938$          
18103395 186,900$           1.31 Business 142,672$          
18103216 726,900$           5.22 City 139,253$          
18103402 408,000$           2.93 City 139,249$          
18103028 3,776,300$        27.12 Business 139,244$          Barge Basin
18103011 2,019,000$        14.5 Business 139,241$          Building side of RV Park
18103026 3,753,900$        26.96 Business 139,240$          Boat storage, storage & building lot
18103116 2,390,700$        17.17 City 139,237$          
18103117 1,569,100$        11.27 City 139,228$          
18103450 460,800$           3.31 Business 139,215$          
18101019 110,700$           0.8 Private 138,375$          
18103101 244,900$           1.82 City 134,560$          
18103301 248,000$           1.98 City 125,253$          
18103102 260,600$           2.1 City 124,095$          
18103324 191,300$           1.59 City 120,314$          
18103452 92,700$             0.79 City 117,342$          
18103108 417,900$           3.72 City 112,339$          
18103230 194,900$           1.78 City 109,494$          
18103203 1,281,800$        11.91 City 107,624$          
18101034 196,600$           1.87 Business 105,134$          
18103404 221,100$           2.23 City 99,148$            
18103232 206,200$           2.08 City 99,135$            
18103009 535,300$           5.4 Business 99,130$            Triangle lot RV
18103027 216,100$           2.18 Business 99,128$            Ice Rink
18103220 495,600$           5 City 99,120$            
18103403 346,900$           3.5 City 99,114$            
18101035 254,800$           2.7 Business 94,370$            
18102017 502,800$           5.52 Business 91,087$            Back Beach Lot
18103479 119,500$           1.52 Business 78,618$            
18107005 106,700$           1.37 City 77,883$            
18107005 106,700$           1.37 City 77,883$            
17922011 97,800$             1.3 Business 75,231$            
18103401 136,300$           2.52 City 54,087$            
18101023 160,500$           3 City 53,500$            
18101017 34,700$             0.68 Private 51,029$            
18101021 130,900$           2.7 Private 48,481$            
18103001 143,600$           3.1 Private 46,323$            
18101015 41,500$             0.94 Private 44,149$            
18101008 176,900$           4.6 City 38,457$            
18101007 174,700$           6.47 City 27,002$            
18102007 114,200$           4.29 Private 26,620$            
18102001 94,600$             3.94 City 24,010$            
18101030 188,000$           10.3 State 18,252$            
18102009 104,800$           9 City 11,644$            
18102004 73,000$             6.9 City 10,580$            
18103214 459,000$           72.94 City 6,293$              
18102018 91,500$             19.66 City 4,654$              
18102005 78,700$             17.46 City 4,507$              
18102019 110,900$           25.81 City 4,297$              
18103106 2,100$               0.5 Business 4,200$              
18101025 179,600$           51.47 City 3,489$              
18101011 2,600$               0.77 City 3,377$              
18103412 1,800$               0.56 Business 3,214$              
18101010 2,600$               0.81 City 3,210$              
18101014 2,600$               0.82 City 3,171$              
18103413 1,600$               0.53 Business 3,019$              
18102011 2,000$               0.7 City 2,857$              
18103411 1,800$               0.64 Business 2,813$              
18101018 2,500$               0.9 Private 2,778$              
18103024 2,600$               1 Private 2,600$              
18101020 2,500$               1 Private 2,500$              
18103023 2,500$               1 Private 2,500$              
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18101012 2,800$               1.2 City 2,333$              
18103022 2,500$               1.08 Private 2,315$              
18101013 3,000$               1.32 City 2,273$              
18101009 3,000$               1.44 City 2,083$              
18101016 3,000$               1.48 Private 2,027$              
18102003 1,900$               1.02 City 1,863$              
18101024 3,800$               2.16 City 1,759$              
18101022 3,500$               2 Private 1,750$              
18103007 4,000$               2.62 Business 1,527$              
18102010 5,100$               3.9 City 1,308$              
18103113 5,000$               4.19 City 1,193$              
18102113 5,000$               4.19 City 1,193$              
18103004 5,600$               4.79 City 1,169$              
18101001 1,100$               1 Private 1,100$              
18101002 3,900$               3.72 City 1,048$              
18101027 2,100$               2.15 State 977$                 
18102006 6,800$               7.5 City 907$                 
18103002 6,800$               7.51 City 905$                 
18101006 4,400$               5.03 City 875$                 
18101003 4,400$               5.05 City 871$                 
18103010 8,100$               9.7 Business 835$                 Beach Lot
18103006 8,100$               10 City 810$                 
18101005 4,800$               5.98 City 803$                 
18101004 4,800$               6.07 City 791$                 
18102002 5,200$               7.1 City 732$                 
18101028 7,400$               12.87 Business 575$                 
18102014 10,400$             25.19 City 413$                 
18101026 6,400$               19.23 City 333$                 
18107001 154,100$           4573 City 34$                   
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Property   Tax   Proposal   
05/15/2020   

Alyssa   Veldkamp   
Homer   Spit   Properties   LLC     
3232   Homer   Spit   Road   
Homer,   AK   99603   

Overview   
This  document  is  a  summarization  of  the  compilation  of  information  and  data  that  has  been                               

acquired  from  the  Kenai  Peninsula  Borough  Parcel  Viewer  and  the  Kenai  Peninsula  Borough   Real                             
Property  Ownership  and   Assessment  site  to  provide  factual  information  in  regards  to  Homer  Spit                             
Properties  annual  property  taxes  and  how  they  weigh  comparatively  to  other  properties  on  the                             
Homer   Spit.        

Goals   
1. Decrease   overinflated   property   taxes   for   Homer   Spit   Properties   for   the   year   2021.   

2. Establish   a   correct   property   value   for   all   of   the   Homer   Spit   Properties   parcels.   

Specifications   
There  are  a  total  of  one  hundred  seventy-two  parcels  that  make  up  the  Homer  Spit.                               

Twenty-six  of  these  parcels  are  business  owned,  fourteen  are  privately  owned,  and  one  hundred                             
thirty-two  are  city  and  state  owned.  To  break  this  down  even  further,  the  Homer  Spit  comprises                                 
5,204.98  acres.  Business  owned  property  consists  of  127.83  acres,  private  owned  consists  of  21.97                             
acres  and  the  City  of  Homer  &  state  owned  consists  of  5,041.97  acres.  This  means  that  there  is  a                                       
total  of  149.8  acres  that  pay  annual  property  taxes  to  the  Kenai  Peninsula  Borough.  Homer  Spit                                 
Properties  is  61%  of  the  property  (including  private  and  business)  that  pays  property  taxed  on  the                                 
Homer   Spit.     

The  total  value  of  property  on  the  Homer  Spit  according  to  the  Kenai  Peninsula  Borough  is                                 
$38,298,100.  The  total  value  of  the  property  that  has  annual  property  taxes  paid  upon  it  is                                 
$13,705,508.  Homer  Spit  Properties  owns  91.38  acres  at  a  value  of  $10,811,500  according  to  the                               
Kenai  Peninsula  Borough.  The  rest  of  the  annual  taxed  property  is  58.42  acres  and  is  valued  at                                   
$2,894,000.  This  means  that  the  average  value  of  business  and  privately  owned  property  comes  out                               
to  $49,537.83  per  acre.  The  average  value  of  Homer  Spit  Properties  property  per  acre  is  $118,313.64.                                 
This   is   2.388   times   more   than   the   average   business   &   private   property.     

By  the  year  2021,  it  should  be  realistic  to  go  through  this  data,  come  up  with  accurate                                   
appraisals  for  all  7  properties  owned  by  Homer  Spit  Properties  and  adjust  the  annual  property  taxes                                 
accordingly.  A  difference  of  238.8%  for  the  average  property  tax  amount  is  completely  unacceptable                             
and   needs   to   be   adjusted.     
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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. 
 

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

 

5.0 AC Base 50,000$     5.0 AC Base 50,000$    

Gravel Maint ‐$           Paved 5,000$      

Elec Yes ‐$           Elec Yes ‐$          

Gas No (10,000)$   Gas Yes ‐$          

View Limited 12,000$     View Good 25,000$    

Waterfront Pond 25,000$    

Land Value 52,000$     Land Value 105,000$ 

Price/AC 10,400$     Price/AC 21,000$    

5.0 AC Base 50,000$     10.0 AC Base 70,000$    

Paved 5,000$       Paved 7,000$      

Elec Yes ‐$           Elec Yes ‐$          

Gas Yes ‐$           Gas Yes ‐$          

View Good 25,000$     View Good 35,000$    

Waterfront Pond 25,000$     Waterfront Pond 35,000$    

Land Value 105,000$  Land Value 147,000$ 

Price/AC 21,000$     Price/AC 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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Tax Year 2021 
Real Property Assessment Valuation Appeal 

Kenai Peninsula Borough 
Office of the Borough Clerk 

144 N. Binkley Street 
Soldotna, Alaska 99669-7599 

Phone: (907) 714-2160 
Toll Free: 1-800-478-4441 

Applications must be postmarked or received at the Office of the Borough Clerk or 
authorized office in Homer or Seward by: 5:00p.m. on March 31, 2021. 

Filing Fee: Must be included with this appeal form . 

For Commercial Property: Please Include AHachment A 

rt ECE ! V ED 

MAR 2 2 ivt.l 

Bor?ugh Cleric's Office 
Kenai Peninsufa Borough 

For Official Use Only 

Fees Received: $'-'-----

0 Cash 

~;a~:~~~! KQn~rff2fs~ 
CREDIT CARDS NOT ACCEPTED FOR FILING FEES 

FILING FEE BASED ON TOTAL ASSESSED VALUE PER PARCEL 

- (Each parcel/account appealed must be-Occompcmied by a sepamte-f~liA§-fee-eAd-form)-

Assessed Value from Assessment Notice Filing Fee 

Less than $1 00.000 $30 

$100.000 to $499,999 $100 

$500.000 to $1 .999.999 $200 

$2,000,000 and higher $1 ,000 

Per KPB 5.12.050(6), if the appeal is withdrawn before evidence is due. or if the appellant or agent of the appellant is present 
for the appellant's hearing before the BOE or participates telephonically pursuant to KPB 5.12.060(1) then the filing fee shall 
be fully refunded within 30 days after the hearing date. 

Account I Parcel Number: 11914005 NOTE: A SEPARATE FORM IS REQUIRED FOR EACH PARCEL. 

Property Owner: Dawn Button 

Legal Description : T SN R 3W SEC 34 SEWARD MERIDIAN SW 0800016 ASLS 79-126 TRACT B 

Physical Address of Property: 37 628 SNUG HARBOR ROAD 

Contact information for all correspondence relating to this appeal : 

Mailing Address: 20341 PHILADELPHIA WAY, EAGLE RIVER, AK 99577 

Phone (daytime) : (907) 351-5817 I Phone (evening) : (907) 351-581 7 

Email Address: sunrisenot@gmail.com ~ I AGREE TO BE SERVED VIA EMAIL 

Value fmm hsemnent Nofice: $ \65, 6 00 Appellant's op;n;o:f' Value: $ I 001 DCO 
Year Property was Purchased: _ _,N....:...t/-+Pr....o~------- Price Paid: $ --~-~~L:...Jfl-+-------
Has the property been appraised by a private fee appraiser within the past 3-years? 

Has property been advertised FOR SALE within the past 3-years? 

Comparable Sales: PARCEL NO. ADDRESS 

YesD No~ 

Yes D No 181 
DATE OF SALE SALE PRICE 

Page 1 of 2 S:\WPWIN\DATA\TEMPLATES\Ap p licotion REAL PROPERTY ASSESSMENT VALUATION APPEAL mlt.docx 

Appellant's Exhibits APP 1 61



THE ONLY GROUNDS FOR APPEAL ARE: UNEQUAL, EXCESSIVE, IMPROPER, OR UNDER VALUATION OF THE PROPERTY (KPB 5.12.050 
(E)) . Mark reason for appeal and provide a detailed explanation below for your appeal to be valid. (Attach additional sheets 
as necessary) 

~ My property value is excessive . (Overvalued) 

D My property was valued incorrectly. (Improperly) 

D My property has been undervalued. 

The following are NOT grounds for appeal: 

'-The taxes are too high. 

D My property value is unequal to similar properties. 

'-The value changed too much in one year. 
'-You cannot afford the taxes. 

'fi You must provide spec11c reasons an d prov ld eev ld ence suppo mg e 1 em c ec e a ove. rf th 't h k d b 

Please see attached. 

•• THE APPELLANT BEARS THE BURDEN OF PROOF (AS 29.45.210(b}} •• 

Check the following statement that applies to your Intentions: 

0 I intend to submit additional evidence within the required time limit of 15 days prior to the hearing date. 

IR! My appeal is complete. I have provided all the evidence that I intend to submit, and request that my appeal 
be reviewed based on the evidence submitted. 

Check the following statement that applies to who Is filing this appeal: 

!RI I am the owner of record for the account/parcel number appealed. 

0 I am the attorney for the owner of record for the account/parcel number appealed . 

0 The owner of record for this account is a business, trust or other entity for which I am an owner or officer, 
trustee, or otherwise authorized to act on behalf of the entity. I have attached written proof of my authority 
to act on behalf of this entity (i.e., copy of articles of incorporation or resolution which designates you as an 
officer, written authorization from an officer of the company, or copy from trust document identifying you as 
trustee) . If you are not listed by name as the owner of record for this account, this is REQUIRED for confirmation 
of your right to appeal this account. 

0 The owner of record is deceased and I am the personal representative of the estate . I have attached written 
proof of my authority to act on behalf of this individual and/or his/her estate (i.e., copy of recorded personal 
representative documentation). If you are not listed by name as the owner of record for this account, this is 
REQUIRED for confirmation of your right to appeal this account. 

0 I am not the owner of record for this account, but I wish to appeal on behalf of the owner. I have attached a 
notarized Power of Attorney document signed by the owner of record. If you are not listed by name as the 
owner of record for this account, this is REQUIRED for confirmation of your right to appeal this account. 

Oath of Appellant: I hereby affirm that the foregoing information and any additional information that I submit is 
true and correr_t...--... 

Page 2 of 2 S:\WPWIN\ DATA\TEMPLATES\Ap p licolion REAL PROPERTY ASSESSMENT VALUATION APPEAL m lt.docx REVISED: l /20/202 1 TS 
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March 17,2021 

Kenai Pe~insula Borough 
Office of the Borough Clerk 
144 Binkley Street 
Soldotna, AK 99669-7599 

RE: Overvalued Property Appeal 

Parcel: 11914005 
LD: T 5N R 3W SEC 34 Seward Meridian SW o8ooo16 ASLS 79-126 Tract B 

The subject property consists of just under 112 acre and a rustic, original (1950s) dry, one
room "cabin". Drainage issues caused by former road maintenance crew(s) have degraded 
the property by causing excessive run-off and sediment accumulation, killing approximately 
15 mature and sapling spruce and approximately 20 mature and sapling birch. Drainage 
issues have been exacerbated by recent Snug Harbor Road "improvements", scrubbing all 
vegetation in one area where there is a natural spring, and creating issues of icing and 
erosion in the driveway, where the design was implemented to slope the road toward Kenai 
Lake. These issues have been brought to the attention of officials at the borough, state and 
federal levels prior to, during and after construction, which had little to no impact. In 
addition, considering the location and proximity to Kenai Lake, I believe it would be 
extremely difficult if not impossible to located a desirable location for both water and sewer. 

There are currently two properties listed on MLS in Cooper Landing: A nearly three-acre 
parcel with a rustic structure and a partial view of Kenai River listed at $185,000; and a just 
over 1/2 acre parcel located in Caribou Heights Circle listed at $6,500. I am unable to 
located a comparable property that has recently sold. 

Thank you for taking into account the above while reconsidering the property value. 

As a side note, the property was purchased in the 1960s and I have no record of the price at 
that time. 
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ASSESSOR’S DESCRIPTION 

ANALYSIS AND RECOMMENDATION 

S:\APPEAL\2021_Appeals\BUTTON_11914005\01_BUTTON NARRATIVE.docx  

 

 

LAND USE AND GENERAL DESCRIPTION  

1)  Utilities  

Electricity:  Yes Gas:      No 

Water:         None Sewer:  None 

  

2)  Site Improvements:  

Street:  Paved       

 

 

3)  Site Conditions  

Topography:  Sloping Drainage:  Adequate 

View:  Excellent Easements:  Typical for the Kenai Peninsula Borough 

  

 

HIGHEST AND BEST USE:  Residential ZONING:  None 

 

APPELLANT:  Button, Dawn PARCEL NUMBER:  119-140-05      

PROPERTY ADDRESS OR GENERAL 

LOCATION: 

37628 SNUG HARBOR RD COOPER LANDING AK 

LEGAL DESCRIPTION: T 5N R 3W SEC 34 Seward Meridian SW 0800016 

ALASKA STATE LAND SURVEY 79-126 TRACT B 

ASSESSED VALUE TOTAL: $155,800 

RAW LAND: $153,500 

SWL (Sewer, Water, Landscaping): $            

IMPROVEMENTS $             

ADDITIONS $             

OUTBUILDINGS: $2,300  GPO 

TOTAL ABOVE GRADE FLOOR AREA: Card One   0  Sq. Ft.  

TOTAL FINISHED LIVING AREA: Card One   0  Sq. Ft. 

Card One, First Level        Sq. Ft. Card One, Second Level        Sq. Ft. 

Card One, Basement Unfin.        Sq. Ft. Card One, Basement Finished        Sq. Ft. 

LAND SIZE  0.43 Acres GARAGE        Sq. Ft. 
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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 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 State of Alaska AS 29.45.110. 

 

LAND COMMENTS 

 

Subject property is a 0.43 acre parcel located in the Cooper Landing area. The parcel has 

an excellent view, lake frontage, paved access, electric utility, and no natural gas. 

 

The current land model was reviewed by Land Appraiser, Matt Bruns.  These properties are 

being valued fairly and equitably with surrounding like-kind properties. 

 

For the 2021 assessment year, the KPB Assessing Department updated the land values in 

the Cooper Landing area (2012 was the last time the land model was updated).  Values 

were trended up in 2019 based on reported sales data. For the Cooper Landing market 

area (#410), 24 sales from the last five years were analyzed. The median ratio for all of the 

sales is 89.91% and Coefficient of Dispersion (COD) is 16.07. All ratios are within acceptable 

ranges as set by International Association of Assessing Officers (IAAO).   
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IMPROVEMENT COMMENTS 

 

A complete inspection of the property was performed on 4/16/2021 by Bill Anderson, 

Appraiser III, and Tom Johnson, Appraiser I. The Appellant indicated that her primary 

concern was the improvement done to Snug Harbor Road, including the road easement. 

She further stated that she had brought her concerns to Federal, State, and Borough 

agencies. The disturbance of foliage from road improvements appeared to be limited to 

the road easement. The improvement on the property is an older out-building which was 

determined to have a $500 salvage value since it is still being used by the owner. 

 

 

References 

International Association of Assessing Officers. (1996). Property Assessment Valuation 

Second edition. Chicago: International Association of Assessing Officers . 
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The Assessing Department requests the Board of Equalization uphold their value 

recommended below based on the following findings: 

 

1. Subject property is currently valued uniformly and equitably with the surrounding 

parcels. 

2. Influences are applied correctly and uniformly to the subject properties.  

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 State Statutes. 

4. The Assessing Department reviewed all physical characteristics of the subject 

property to ensure all data was accurately captured.  

 

 

ASSESSOR'S RECOMMENDATION:  

 

 

 

LEGAL DESCRIPTION: 

 

 

 

BOARD ACTION:   

 

LAND:  ________________   IMPROVEMENTS:  _________________  TOTAL: ________________ 

 

RECONCILIATION AND FINAL VALUE CONCLUSION 

APPELLANT:  Button, Dawn 

PARCEL NUMBER:  119-140-05      

T 5N R 3W SEC 34 Seward Meridian SW 0800016 ALASKA STATE 

LAND SURVEY 79-126 TRACT B 

TOTAL:  154,000   
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SUBJECT PHOTOS 
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SUBJECT PHOTOS 
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SUBJECT MAP 
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2021  34336 Card R01

119-140-05

37628 SNUG HARBOR RD

KENAI PENINSULA BOROUGH ASSESSING DEPARTMENT

ADMINISTRATIVE INFORMATION
DESCRIPTION:

ACRES:  0.43LEGAL

BUTTON DAWN M
20341 PHILADELPHIA WAY
EAGLE RIVER, AK  99577-8475

PRIMARY OWNER

EXEMPTION  INFORMATION

LAND DATA AND CALCULATIONS

VALUATION RECORD

TAG:  

Property Class: 

Neighborhood: 

 Residential Accessory Bldg

MEMOS
Building Notes
10/18 ERS NO CHANGE
Land Notes
10/18 ERS KENAI LAKE

190 Residential Accessory Bldg

T 5N R 3W SEC 34 Seward Meridian  SW  0800016  ALASKA STATE 
LAND SURVEY 79-126 TRACT B

410 Moose Pass - Cooper Landing

Community  Y N View   N  L  G  E

Gas CCRs Paved Grv Maint Grv Unmain

Electric HOA PLAT TRAIL NONE

Public H20 Hwy Fnt

Public Sewer Ocean River Lake

LAND TYPE OTHER: Pond Dedicated Boat Launch

TOPO Ravine

Easement Other

RR#20

Steep Other Wetlands

Street Access 

LAND INFLUENCES

Airstrip

For Sale

Ag Right WATERFRONT

Total
Improvements
Land

Assessment Year

 153,500
 2,300

Worksheet2016

 114,300

2017

 111,500
 2,800

 114,200  130,500

2018

 111,500
 2,700

 114,000  130,600
 2,500

 111,500  128,200
 2,400

 128,200
 2,300

2019 2020

 155,800

$ or %InfluenceCode - Description ValueExtValueMethodType Use AdjAmtAcres BaseRate AdjRate

G  175Waterfront Lake 0.43  108,140  108,140  46,500  81,375Residential Rural/Res T 49  User Definable Land Formula  153,500

A  50View Excellent  23,250

R  5Paved  2,325

O Gas No

X Elec Yes

 153,500 ASSESSED LAND VALUE (Rounded) :  106,950

67 - KPB ROAD MAINTENANCE

03/26/2021 Last inspected 10/01/2018  by ERS;   Code:  M ;  Data Entry by  MIS 

ORIGINAL
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2021
119-140-05

SPECIAL FEATURES SUMMARY OF IMPROVEMENTS

Description

03 FINISHLO  320  4.93

03 WDSTOVE  1  700.00

PHYSICAL CHARACTERISTICS
Style: N/A

Occupancy:

Story Height:

Finished Area:
Attic: None

ROOFING
Material:

Type:

Framing:

Pitch:

NONE

NONE

Not available

Std for class

EXTERIOR COVER

FLOORING

INTERIOR

Description

EXT FEATURES

INTERIOR WALLS

HEATING AND PLUMBING

Quality Class/Grade

GRADE ADJUSTED VALUE (rounded)

DORMERS

FOUNDATION
Footing:

Walls:

N/A

N/A

lrsn:  34336

 0
119-140-05 R01

Grade
Pys

Depr

Loc

Adj

Eff 

Const RDF
LWStory 

or HtImprovement
Yr.Blt. 

Const
Count

Base

Rate

Adj

Rate

Size/

Area

Comp

Value

%

Comp Value
Obs

Depr

Fnc 

Depr

03 MACHINE 10.00 Avg  1955  1980  31.37  16  320  10,740  79  100  2,300 26.44  0  0  20  0

TOTAL IMPROVEMENT VALUE (for this card)  2,300

Primary Heat:  Undefined

2-Fixt.Baths:   

3-Fixt.Baths: 

4-Fixt.Baths: 

5-Fixt.Baths: 

Kit sink:     

Water Htr: 

Extra fix:        

TOTAL fix:    

 0

 0

Frame/Siding/Roof/Dorme

Loft/Cathedral

Interior finish

Basement finish

Heating

Plumbing

Fireplaces/woodstoves

Other (Ex.Liv, AC, Attic, ...)

TOTAL INT  0

 0  0

 0  0

 0

 0

 0  0

 0

 0

 0  0

 0

 0

 0

 0

 0

GARAGES

Att Garage

Att Carport

Bsmt Garages

Ext Features

 0

 0

 0

 0

 0TOTAL GAR/EXT FEAT

R01

 0

 0

 0

Construction floor ValueFinAreaBaseArea

TOTAL BASE

SUB-TOTAL  0

None

03/26/2021 Last inspected 10/01/2018  by ERS;   Code:  M ;  Data Entry by  MIS 
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KENAI PENINSULA BOROUGH FIELD APPRAISAL DATA FORM 

Parcel# I , /'tt, D _Cd# / of L lnspDate '1-t�·2o21 Appraiser'D4;-�I \i,J 
STR. OVERRIDE VALUE �t' 

Redraw: y lffi - Reinspect: Y /N) Yr. --'I'll•··-··· • I ... ........ ··----···- .. 
Property Class Occupancy Type: /' 

VA 100 Condo 140 l.Sfngle Family Condo Material: QuallV. 
I/ VA(Lnd lmpJ105 AB 190 ../ Duplex Townhouse Frame Cabin G 

....._
RS 110 CMVC 300 Triplex Log ./P VG ....._
RS 112 CM(Lndlmp) 305 4-6 Family Yr Bit Mas I/ L EX 

RC 120 CM 350 Multi-family EffYr 
/

F HVI ....._
MH 130 LH VA600 Other PcLComp. AV HVII 
MH (only) 131 LH (Lndlmp) 605 Extra Living Unit. / 
MH 132 Other Designed Converted / 

.,,. 
Foundation Roof Roof Material /Heat Plumblna 

Footlnas Tvoe Built up Hot-Water kitcher water htr 
Normal for class Gable CompSh to 235 .,,,'f.Jo Heat 2-fix 4-fixture
Piers - no wall Gambrel CompSh 240-260 / ,,, Radiant CeilinQ 3-fix 5-fixture
Mono slab Flat or Shed Como Roll / Radiant Floor Extra fixtures
None A-Frame Metal / Electric BB No Plumblng
Foundation Walls Comolex 0th�/ Forced Air SDeClal Features
Formed Concrete $Hake-sh med Space Heater Elevator (Stops) 
Piers - no wall Pitch / Wood shingles Sauna Bath (Interior)
Chemonite Low to 4/12 / Features - Basement & Monitor Whirlpool
Cinder block Med 5/12 -8/12 / Bsmt Garage 1C 2C 3C Fireplaces
Mono slab - no wall High 9/12 & up/ Egress Win # Monitor Fireplace M G

None / MH Found. (Lin Ft) ELEV Wood Stove
1:h r1:1 :10R DEX""AIL INTEKIUt UC IAIL 

Ext. Cover 1 1.5 1.75 /2 A Donners: FloorTvne 1 1.5 1.75 2 A Interior Walls 1 1.5 1.75 2 A 

None / Shed Plywood (OWJ) Norm. for dass 
Alum or Steel ,, Gable Slab None , 
Board & Batten V Other Log 
Log Rustic / ElectrlcltY: Finish 1 1.5 1.75 2 A Panel A G

Log Solid II None None Plywood 
Plvwood (OSsf Base Allowance Sheetrock 
Stucco / Basement: Concrete Celllnc1 Finish 1 1.5 1.75 2 A 

T1-11 Economy Wall Carpet Norm. for class 
Vinyl/ Ceramic Tile Suspended 
Woad Cover Vinyl Acoustic Tile 
Mij�onry Veneer Hard Wood Plywood 
1--!ardi-Plank Pergo or Equal Sheetrock 

Wood 
SWL LAND INFLUENCES Same 

Cistern Private Septic Community y N View N L G E Street Access 
Septic(3-4plex) Sand Point Gas CCRs Airstrip Paved Grv Maint Grv Unmain 
Crib Spring Electric (ROA Ag Rights .. PLAT Limited/ NA 
Septic (dup) Private Waler Public H20 '" �"'� N" � a--- Water Front

Sep(Holding)Tk Public Sewer Ea'8m'ent•" '1:>ther• Ocean River Lake 
LT# I RC#2 RR#20 Olher# TOPO Steep Ravine Other Wetlands Pond Dedicated BOAT Launch 

LAND NOTES: 

ADDITIONS/ STAND,., ·-- STRUCTURES 
Code Qual Yr Bit EffYr Roof Mal Heat Ext Cover Size Value 

/-::'.:I. 
DE-LETE ALL EXISTING OUTBUILDINGS? <....:£.o' N 

Code Qual Yr Bit Eff Yr Size Value Features 
Drive 

f.:._ i:=> ,.... � {'15 S /9,m lb �Zn s�o-

NOTES: 

f)nit� '� �l..:>c.... � ,,a...L V7A i._ 

CJ-

S:\Les Crane\Forms\Les-FieldApprForm.xls 2/8/2021 81



2021  34336 Card R01

119-140-05

37628 SNUG HARBOR RD

KENAI PENINSULA BOROUGH ASSESSING DEPARTMENT

ADMINISTRATIVE INFORMATION
DESCRIPTION:

ACRES:  0.43LEGAL

BUTTON DAWN M
20341 PHILADELPHIA WAY
EAGLE RIVER, AK  99577-8475

PRIMARY OWNER

EXEMPTION  INFORMATION

LAND DATA AND CALCULATIONS

VALUATION RECORD

TAG:  

Property Class: 

Neighborhood: 

 Residential Accessory Bldg

MEMOS
Building Notes
04/21 BA/TJ SALVAGE VALUE ONLY
Land Notes
10/18 ERS KENAI LAKE

190 Residential Accessory Bldg

T 5N R 3W SEC 34 Seward Meridian  SW  0800016  ALASKA STATE 
LAND SURVEY 79-126 TRACT B

410 Moose Pass - Cooper Landing

Community  Y N View   N  L  G  E

Gas CCRs Paved Grv Maint Grv Unmain

Electric HOA PLAT TRAIL NONE

Public H20 Hwy Fnt

Public Sewer Ocean River Lake

LAND TYPE OTHER: Pond Dedicated Boat Launch

TOPO Ravine

Easement Other

RR#20

Steep Other Wetlands

Street Access 

LAND INFLUENCES

Airstrip

For Sale

Ag Right WATERFRONT

Total
Improvements
Land

Assessment Year

 153,500
 500

Worksheet2016

 114,300

2017

 111,500
 2,800

 114,200  130,500

2018

 111,500
 2,700

 114,000  130,600
 2,500

 111,500  128,200
 2,400

 128,200
 2,300

2019 2020

 154,000

$ or %InfluenceCode - Description ValueExtValueMethodType Use AdjAmtAcres BaseRate AdjRate

G  175Waterfront Lake 0.43  108,140  108,140  46,500  81,375Residential Rural/Res T 49  User Definable Land Formula  153,500

A  50View Excellent  23,250

R  5Paved  2,325

O Gas No

X Elec Yes

 153,500 ASSESSED LAND VALUE (Rounded) :  106,950

67 - KPB ROAD MAINTENANCE

04/29/2021 Last inspected 04/16/2021  by BATJ;     ;  Data Entry by  Jenny Desk change  4/21/2021  by AW

RECOMMENDED
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2021
119-140-05

SPECIAL FEATURES SUMMARY OF IMPROVEMENTS

Description

03 FINISHLO  320  0.00

03 WDSTOVE  1  0.00

PHYSICAL CHARACTERISTICS
Style: N/A

Occupancy:

Story Height:

Finished Area:
Attic: None

ROOFING
Material:

Type:

Framing:

Pitch:

NONE

NONE

Not available

Std for class

EXTERIOR COVER

FLOORING

INTERIOR

Description

EXT FEATURES

INTERIOR WALLS

HEATING AND PLUMBING

Quality Class/Grade

GRADE ADJUSTED VALUE (rounded)

DORMERS

FOUNDATION
Footing:

Walls:

N/A

N/A

lrsn:  34336

 0
119-140-05 R01

Grade
Pys

Depr

Loc

Adj

Eff 

Const RDF
LWStory 

or HtImprovement
Yr.Blt. 

Const
Count

Base

Rate

Adj

Rate

Size/

Area

Comp

Value

%

Comp Value
Obs

Depr

Fnc 

Depr

03 MACHINE 10.00 Avg  1955  1980  16  320  0  0  100  500 0  0OVERRIDE  20  0

TOTAL IMPROVEMENT VALUE (for this card)  500

Primary Heat:  Undefined

2-Fixt.Baths:   

3-Fixt.Baths: 

4-Fixt.Baths: 

5-Fixt.Baths: 

Kit sink:     

Water Htr: 

Extra fix:        

TOTAL fix:    

 0

 0

Frame/Siding/Roof/Dorme

Loft/Cathedral

Interior finish

Basement finish

Heating

Plumbing

Fireplaces/woodstoves

Other (Ex.Liv, AC, Attic, ...)

TOTAL INT  0

 0  0

 0  0

 0

 0

 0  0

 0

 0

 0  0

 0

 0

 0

 0

 0

GARAGES

Att Garage

Att Carport

Bsmt Garages

Ext Features

 0

 0

 0

 0

 0TOTAL GAR/EXT FEAT

R01

 0

 0

 0

Construction floor ValueFinAreaBaseArea

TOTAL BASE

SUB-TOTAL  0

None

04/29/2021 Last inspected 04/16/2021  by BATJ;     ;  Data Entry by  Jenny Desk change  4/21/2021  by AW
83



Mean 90.20% Excluded 0
Median 89.81% Earliest Sale 3/17/2015 # of Sales 24

WtdMean 87.58% Latest Sale 10/29/2020 Total AV 2,924,900$ 
PRD: 1.03 Total SP 3,339,800$ 
PRB: -0.03 Range 1.5 Minimum % 61.51%
COD: 16.07 Lower Boundary 26.94% Maximum % 132.64%

St.Dev 0.1855 Upper Boundary 149.86% Min Sale Amt 47,200$      
COV: 20.57 Max Sale Amt 369,700$    

Outlier Information

0%

20%

40%

60%

80%

100%

120%

140%

0 2 4 6 8 10 12 14 16

RA
TI

O

ACRES

SALES RATIO
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NBH SALE DATE PIN ACRES LAND VAL SALE $ RATIO
410 8/14/2015 11902038 0.67 152,000$        114,600$        132.64%
410 1/18/2017 11904008 0.5 129,900$        208,000$        62.45%
410 6/17/2019 11912418 13.52 334,300$        369,700$        90.42%
410 6/22/2015 11906011 1.1 74,300$          107,600$        69.05%
410 9/4/2015 11907013 1.61 206,600$        216,400$        95.47%
410 7/15/2015 11907113 4.03 112,000$        107,000$        104.67%
410 11/4/2015 11907118 3.92 110,900$        94,100$          117.85%
410 11/27/2015 11907119 4.24 114,000$        159,500$        71.47%
410 7/24/2017 11907132 5.68 126,300$        125,000$        101.04%
410 9/20/2016 11907162 2.79 89,500$          123,500$        72.47%
410 1/5/2017 11910028 0.61 171,000$        278,000$        61.51%
410 2/16/2016 11913012 1.39 80,600$          92,100$          87.51%
410 10/13/2017 11915004 1.3 226,100$        211,700$        106.80%
410 11/9/2016 11915006 4.51 164,100$        185,700$        88.37%
410 8/19/2016 11917004 0.65 177,500$        210,700$        84.24%
410 4/9/2019 11919001 0.91 60,500$          83,800$          72.20%
410 1/20/2016 11920013 0.98 62,100$          83,100$          74.73%
410 11/22/2017 11922014 0.34 44,900$          47,200$          95.13%
410 3/17/2015 11924029 3.5 92,100$          98,700$          93.31%
410 11/9/2018 11926023 0.8 57,800$          50,000$          115.60%
410 5/10/2016 11927005 1 62,500$          82,800$          75.48%
410 7/31/2015 11928026 1.57 73,200$          64,900$          112.79%
410 7/10/2015 11930137 2.51 94,900$          105,700$        89.78%
410 10/29/2020 11907130 3.61 107,800$        120,000$        89.83%

85



Date Time Name of 

Contact 

Account 

# 

Contact # Comments / Notes 

4/13/21 10:02 
AM 

Button 

Dawn 

119-140-

05 

(907) 351-5817 CALLED DAWN TO SET INSP. 4/16/21 @ 11:00 

4/23/21 10:42 
AM 

Button 

Dawn 

119-140-

05 

(907) 351-5817 Will move forward with Appeal. 
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QUITCLAIM DEED 

I, DEANNA M. BUITON, a married woman of Anchorage, Alaska, and GRANTOR herein, for and 
in consideration of the sum of One Dollar, paid in hand, and of other good and valuable consideration, 
the receipt of which is hereby acknowledged, hereby CONVEYS AND QUITCLAIMS to DAWN M. 
BUITON of Anchorage, Alaska, all of my RIGHT, TITLE AND INTEREST which I have, if any, in 
the following described real estate, to include all hereditam�nts, tenements and ot�er improvements 
situate thereupon, 'Dt:illf.J,.JA M. Bu ,u,,.J · f'T0!5 1112£11C e,J..11/J #"1�f /INC:H l'+K. 9� 

l)Aw,,i e;u rro"1 pc 6::JX Jo I w 'J Z- f:t/\lC if HG 91510 
TRACT B OF ALASKA STATE LAND SURVEY NO. 79-126, A PORTION OF TRACT B, 
U.S. SURVEY SIOS, LOCATED WITHIN PROTRACTED SECTION 34, TOWNSHIPS 
NORTII, RANGE 3 WEST, SEWARD MERIDIAN, CONTAINING 0.43 ACRES, MORE 
OR LESS, ACCORDING TO THE SURVEY PLAT FILED rN THE SEWARD 
RECORDING DISTRICT ON OCTOBER 21, 1980 AS PLAT NO. 80-16. 

SUBJECT TO: 

PLATIED EASEMENTS AND RESERVATIONS. 

A RESERVE OF THE UNITED STATES, ITS PERMITTEES OR LICENSEES, THE 
RIGHT TO ENTER UPON, OCCUPY AND USE FOR POWER PURPOSES, SUBJECT TO 
SECTION 24 OF THE FEDERAL POWER ACT OF JUNE 10, 1920 (41 U.S. STAT. 1075), 
ANY PART OR ALL OF THE LANDS BETWEEN MEAN LOW-WATER STAGE OF 
KENAI LAKE AND AN ELEVATION OF 6 FEET ABOVE SAID MEAN LOW WATER 
STAGE SUBJECT TO THE STIPULATION THAT

.t 
IF AND WHEN THE LANDS ARE 

REQUIRED IN WHOLE OR IN PART, FOR POWEK DEVELOPMENT PURPOSES, ANY 
STRUCTIJRES OR IMPROVEMENTS PLACED THEREON WHICH ARE FOUND TO 
OBSTRUCT OR INTERFERE WITH SUCH DEVELOPMENT SHALL BE REMOVED OR 
RELOCATED WITHOUT EXPENSE TO THE UNITED STATES OR THE STATE OF 
ALASKA, THEIR PERMITTEES OR LICENSEES AND A FURTHER STIPULATION AS 
TO THE LANDS, BETWEEN MEAN LOW-WATER STAGE OF THE LAKE AND AN 
ELEVATION OF 6 FEET ABOVE THE MEAN LOW-WATER STAGE THAT THE 
UNITED STATES OR THE STATE OF ALASKA, THEIR PERMITTEES OR 
LICENSEES SHALL NOT BE LIABLE FOR ANY DAMAGES TO IMPROVEMENTS OR 
STRUCTURES PLACED THEREON RESULTING FROM THE CONSTRUCTION, 
OPERATION OR MAINTENANCE OF ANY POWER PROJECT WORKS AUTHORIZED 
BY THE UNITED STATES. 

TITLE VI OF THE CIVIL RIGHTS ACT OF 1964. 

ALL OTHER RESTRICTIONS AND EXCEPTIONS OF RECORD 

SAID REAL PROPERTY being situate in the Third Judicial District of the State of Alaska and further 
being the same real property conveyed to Grantor by Patent of the State of Alaska dated January 8, 
1981, and recorded at Book 22, Page 299, Seward Recording District, State of Alaska.--------

.a this glh day of February, 2000. 

STATE OF ALASKA 

:ss : ·��:::..·: . . ·.-.... :L' ... ·< � :. , ·. ,; .. . , 
THIRD JUDICIAL DISTRICT ) ·,:\".:' ·,:. '.'.,, ';; ;· �·:,3-b'i.'.; ./ 

� 

::·.��: .... ,,,; .• �,,,,\\\\
1
•' 

BEFORE ME at Anchorage, Alaska lhis 8� day ofF appeared Deanna M. Button."� perspn°know11 to me and to me 
known as the Gnntor whose name appcan on this Deed. and/\ 

0
�-� execulion of this Deed as her free and volun1ary act upon 

the premises and for lhc pwposcs stated therein. frU ' 

0 0 21 b 500 
a FEB zq P 12: .. �-� Y:-::"".' -: .\...l Y" �

I SEWARD 
1 

RECJOING DISTRICT 

·�-- ,, 
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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. 
 

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

 

5.0 AC Base 50,000$     5.0 AC Base 50,000$    

Gravel Maint ‐$           Paved 5,000$      

Elec Yes ‐$           Elec Yes ‐$          

Gas No (10,000)$   Gas Yes ‐$          

View Limited 12,000$     View Good 25,000$    

Waterfront Pond 25,000$    

Land Value 52,000$     Land Value 105,000$ 

Price/AC 10,400$     Price/AC 21,000$    

5.0 AC Base 50,000$     10.0 AC Base 70,000$    

Paved 5,000$       Paved 7,000$      

Elec Yes ‐$           Elec Yes ‐$          

Gas Yes ‐$           Gas Yes ‐$          

View Good 25,000$     View Good 35,000$    

Waterfront Pond 25,000$     Waterfront Pond 35,000$    

Land Value 105,000$  Land Value 147,000$ 

Price/AC 21,000$     Price/AC 14,700$    

90



 

 

 

 

 

 

 

(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. 

 

 

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 over another 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). 

 

  

AS 29.45.110. FULL AND TRUE VALUE 

91
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    8/19/2020 

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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Tax Year 2021 
Real Property Assessment Valuation Appeal 

Kenai Peninsula Borough 
Office of the Borough Clerk 

144 N. Binkley Street 
Soldotna , Alaska 99669-7599 

Phone: (907) 714-2160 
Toll Free: 1-800-478-4441 

Applications must be postmarked or received at the Office of the Borough Clerk or 
authorized office in Homer or Seward by: 5:00p.m. on March 31 , 2021. 

Filing Fee: Must be included with this appeal form. 

For Commercial Property: Please include Attachment A 

RECEIVED 

APR 0 1 2021 

Borough Clerk's Office 
Kenai Peninsula Borough 

CREDIT CARDS NOT ACCEPTED FOR FILING FEES 

FILING FEE BASED ON TOTAL ASSESSED VALUE PER PARCEL 
(Each parcel/account appealed must be accompanied by a separate filing fee and form) 

Auessed Vqlue from Assessment Notice .,.... Filing Fee ~"·_.,_ 

Less than $1 00,000 $30 

$100,000 to $499,999 $100 

$500,000 to $1.999,999 $200 

$2,000,000 and higher $1,000 

Per KPB 5.12.050(B), if the appeal is w ithdrawn before evidence is due, or if the appellant or agent of the appellant is present 
for the appellant's hearing before the BOE or participates telephonically pursuant to KPB 5.12.060(T) then the filing fee shall 
be fully re funded within 30 days after the hearing date. 

Account I Parcel Number: NOTE: A SEPARATE FORM IS REQU IRED FOR EACH PARCEL. 

Property Owner: 

Legal Description: 

Physical Address of Property: 

Contact information for a ll correspondence relating to this appeal: 

Mailing Address: 

Phone (daytime): 

Email Address: 0 I AGREE TO BE SERVED VIA EMAIL 

Value from Assessment Notice: $__,_/<_V==o'-:..---r-t_6_U_ LJ ___ Appe llant's Opinion of Value: $ ..,---r-----:------

Year Property was Purchased: 
7 

Price Paid: $ - ro/.? ' C" s/e /9- d 
Has the property been appraised by a private fee appraiser within the past 3-years? 

Has property been advertised FOR SALE within the past 3-years? 

Comparable Sales: PARCEL NO. ADDRESS 

I 

Yes 0 No(@" 

Yes 0 No 0' 
DATE OF SALE 

Page 1 o f 2 S:\WPWIN\DATA\ TEMPLATES\Application REAL PROPERTY ASSESSMENT VALUATION APPEAL mlt.docx 

SALE PRICE 

Appellant's Exhibits APP 1 93



THE ONLY GROUNDS FOR APPEAL ARE: UNEQUAL, EXCESSIVE, IMPROPER, OR UNDER VALUATION OF THE PROPERTY (KPB 5.12.050 
(E)). Mark reason for appeal and provide a detailed explanation below for your appeal to be valid. (Attach additional sheets 
as necessary) 

~My property value is excessive. (Overvalued) 

0 My property was valued incorrectly. (Improperly) 

0 My property has been undervalued. 

The following are NOT grounds for appeal: 

•The taxes are too high. 

0 My property value is unequal to similar properties. 

•The value changed too much in one year. 
•You cannot afford the taxes. 

'd You mus prov1 T e spec1 1c reasons an d prov1 e ev1 ence supportmg the 1tem chec ed above. 'd 'd k 

I 

**THE APPELLANT BEARS THE BURDEN OF PROOF (AS 29.45.210(b)) ** 

Check the following statement that applies to your intentions: 

Ill I intend to submit additional evidence within the required time limit of 15 days prior to the hearing date. 

D My appeal is complete. I have provided all the evidence that I intend to submit, and request that my appeal 
be reviewed based on the evidence submitted. 

Check the following statement that applies to who is filing this appeal: 

!iJ I am the owner of record for the account/parcel number appealed. 

D I am the attorney for the owner of record for the account/parcel number appealed . 

D The owner of record for this account is a business, trust or other entity for which I am an owner or officer, 
trustee, or otherwise authorized to act on behalf of the entity. I have attached written proof of my authority 
to act on behalf of this entity (i .e ., copy of articles of incorporation or resolution which designates you as an 
officer, written authorization from an officer of the company, or copy from trust document identifying you as 
trustee). If you are not listed by name as the owner of record for this account, this is REQUIRED for confirmation 
of your right to appeal this account. 

D The owner of record is deceased and I am the personal representative of the estate . I have attached written 
proof of my authority to act on behalf of this individual and/or his/her estate (i.e., copy of recorded personal 
representative documentation). If you are not listed by name as the owner of record for this account, this is 
REQUIRED for confirmation of your right to appeal this account. 

D I am not the owner of record for this account, but I wish to appeal on behalf of the owner. I have attached a 
notarized Power of Attorney document signed by the owner of record. If you are not listed by name as the 
owner of record for this account, this is REQUIRED for confirmation of your right to appeal this account. 

Oath of Appellant: I hereby affirm that the foregoing information and any additional information that I submit is 
true and correct . 

Date 
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Tax Year 2021 
Real Property Assessment Valuation Appeal 

Kenai Peninsula Borough 
Office of the Borough Clerk 

144 N. Binkley Street 
Soldotna, Alaska 99669-7599 

Phone: (907) 714-2160 
Toll Free: 1-800-478-4441 

Applications must be postmarked or received at the Office of the Borough Clerk or 
authorized office in Homer or Seward by: 5:00p.m. on March 31 , 2021. 

Filing Fee: Must be included with this appeal form . 

For Commercial Property: Please include Attachment A 

RECEIVED 

APR 0 1 2021 

Bor?ugh _Clerk's Office 
Kena• Penmsu!a 8orough 

For O fficial Use Only 

payable to Kenai Peninsula Borough 

CREDIT CARDS NOT ACCEPTED FOR FILING FEES 

FILING FEE BASED ON TOTAL ASSESSED VALUE PER PARCEL 
(Each parcel/account appealed must be accompanied by a separate filing fee and form) 

Assessed Value from Assessment Notice ' ··='" Filing Fee . ....,.,. -:-

Less than $100.000 $30 

$1 00,000 to $499,999 $100 

$500,000 to $1 .999.999 $200 

$2.000,000 and higher $1 .000 

Per KPB 5.12.050(B), if the appeal is withdrawn before evidence is due. or if the appellant or agent of the appellant is present 
for the appellant's hearing before the BOE or participates telephonically pursuant to KPB 5.12.060(T) then the filing fee shall 
be fully refunded within 30 days after the hearing date. 

Account I Parcel Number: NOTE : A SEPARATE FORM IS REQUIRED FOR EACH PARCEL. 

Property Owner: 

Legal Description : 

Physical Address of Property: 

Contact information for all correspondence relating to this appeal: 

Mailing Address: 

Phone (daytime): 

Email Address: 0 I AGREE TO BE SERVED VIA EMAIL 

Value from Assessment Notice: $ /0 g) Cf D 0 Appellant's Opinion of Value: $ ---,-,,....._--.,------

Year Property was Purchased: .- Price Paid: $ !--/l&,;;e,rle:./..;.../ e d 
Has the property been appraised by a private fee appraiser within the past 3-years? Yes 0 No r&:f 
Has property been advertised FOR SALE within the past 3-years? Yes 0 No E:J 
Comparable Sales: PARCEL NO. ADDRESS DATE OF SALE SALE PRICE 
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THE ONLY GROUNDS FOR APPEAL ARE: UNEQUAL, EXCESSIVE, IMPROPER, OR UNDER VALUATION OF THE PROPERTY (KPB 5.12.050 
(E)) . Mark reason for appeal and provide a detailed explanation below for your appeal to be valid . (Attach additional sheets 
as necessary) 

)Q. My property value is excessive. (Overvalued) 

0 My property was valued incorrectly. (Improperly) 

0 My property has been undervalued. 

The following are NOT grounds for appeal: 

• The taxes are too high. 

0 My property value is unequal to similar properties. 

• The value changed too much in one year. 
• You cannot afford the taxes. 

You must provide specific reasons and provide evidence supporting the item checked above. 

** THE APPELLANT BEARS THE BURDEN OF PROOF (AS 29.45.210(b)) ** 

Check the following statement that applies to your intentions: 

~ I intend to submit additional evidence within the required time limit of 15 days prior to the hearing date. 

0 My appeal is complete . I have provided all the evidence that I intend to submit, and request that my appeal 
be reviewed based on the evidence submitted. 

Check the following statement that applies to who is filing this appeal: 

ilJ I am the owner of record for the account/parcel number appealed . 

0 I am the attorney for the owner of record for the account/parcel number appealed. 

0 The owner of record for this account is a business, trust or other entity for which I am an owner or officer, 
trustee, or otherwise authorized to act on behalf of the entity. I have attached written proof of my authority 
to act on behalf of this entity {i.e., copy of articles of incorporation or resolution which designates you as an 
officer, written authorization from an officer of the company, or copy from trust document identifying you as 
trustee) . If you are not listed by name as the owner of record for th is account, this is REQUIRED for confirmation 
of your right to appeal this account. 

0 The owner of record is deceased and I am the personal representative of the estate . I have attached written 
proof of my authority to act on behalf of this individual and/or his/her estate {i.e., copy of recorded personal 
representative documentation). If you are not listed by name as the owner of record for this account, this is 
REQUIRED for confirmation of your right to appeal this account. 

D I am not the owner of record for this account, but I wish to appeal on behalf of the owner. I have attached a 
notarized Power of Attorney document signed by the owner of record. If you are not listed by name as the 
owner of record for this account, this is REQUIRED for confirmation of your right to appeal this account. 

Oath of Appellant: I hereby affirm that the foregoing information and any additional information that I submit is 
true and correc . 

01/ ~If< 7/~tJ~ I 
Date 
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ASSESSOR’S DESCRIPTION 

ANALYSIS AND RECOMMENDATION 
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LAND USE AND GENERAL DESCRIPTION  

1)  Utilities  

Electricity:  Yes Gas:      No 

Water:         Private Well Sewer:  Private Septic 

  

2)  Site Improvements:  

Street:    PAV 

 

 

3)  Site Conditions  

Topography:  Rolling Drainage:  Adequate 

View:  Limited Easements:  Typical for the Kenai Peninsula Borough 

  

 

HIGHEST AND BEST USE:  As Currently Improved ZONING:  None 

 

 

APPELLANT:  EVERY, MARILYN PARCEL NUMBER:  013-022-02      

PROPERTY ADDRESS OR GENERAL 

LOCATION: 

58132 KENAI SPUR HWY 

LEGAL DESCRIPTION: T 08N R 11W SEC 24 Seward Meridian KN 2019081 

ROMY'S CORNER SUB TRACT 2 

ASSESSED VALUE TOTAL: $268,900 

RAW LAND: $108,900 

SWL (Sewer, Water, Landscaping): $12,500 WELL, SEPTIC, DRIVE 

IMPROVEMENTS $138,200  R01 

ADDITIONS $             

OUTBUILDINGS: $9,300  POLE BLD, BARN, GPO 

TOTAL ABOVE GRADE FLOOR AREA: Card One   3,200  Sq. Ft.  

TOTAL FINISHED LIVING AREA: Card One   3,200  Sq. Ft. 

Card One, First Level  2,080 Sq. Ft. Card One, Second Level  1,120 Sq. Ft. 

Card One, Basement Unfin.  2,080 Sq. Ft. Card One, Basement Finished        Sq. Ft. 

LAND SIZE  36.13 Acres GARAGE        Sq. Ft. 
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In addition to the improved parcel listed above, the following narrative is for all of the 

parcels listed below: 

 

NAME PIN LEGAL LAND 

VALUE 

IMP 

VALUE  

TOTAL 

VALUE 

ACREAGE INFLUENCES         

Every, 

Marilyn 

01302027 T 8N R 11W SEC 24 

Seward Meridian  KN 

SW1/4 NORTH OF NORTH 

KENAI ROAD 

 $105,500   $ 0  $105,500 

70.00 ELEC YES, GAS NO, LIMITED VIEW, GRAVEL MAINTAINED ACCESS, EASEMENT, 

WETLAND 

EVERY, 

Marilyn 

01302202 T 08N R 11W SEC 24 

Seward Meridian  KN  

2019081  ROMY'S 

CORNER SUB TRACT 2 

 $108,900   $160,000 $268,900 

36.13 ELEC YES, GAS NO, LIMITED VIEW, PAVED ACCESS, WATERFRONT POND 

 

 

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 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 State of Alaska AS 29.45.110. 

 

Land Comments: 

 

Subject properties range from 36 to 70 acre parcels located in the Nikiski market area. The 

influences for each parcel are listed in the above table. 

 

The current land model was reviewed by Land Appraiser, Matt Bruns.  These properties are 

being valued fairly and equitably with surrounding like-kind properties. 

 

For the 2021 assessment year, the KPB Assessing Department updated the land values in 

the Nikiski area; 2013 was the last time land values were updated in these market areas. 

Over the last three years, 116 sales were analyzed to update the land model. The median 

ratio for all of the sales is 90.00% and Coefficient of Dispersion (COD) is 18.64. All ratios 
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are within acceptable ranges as set by International Association of Assessing Officers 

(IAAO). 

   

 
 

Improvement Comments: 

 

A complete inspection of the property was performed on 4/16/2021 by Bill Anderson, 

Appraiser III, and Tom Johnson, Appraiser I. The inspection resulted in the following 

changes; the overall construction grade was lowered from Fair Plus (F+) to Fair (F) to reflect 

the quality of the home compared to other like-kind properties. The effective year was 

kept at 1985 to reflect the deferred maintenance and overall condition of the dwelling. 

The Subject structure is a 1.5 level over basement with a finished attic. The attic finish was 

adjusted to 20%. The percent complete of the home was lowered from 84% to 79% 

complete to reflect earthquake damage to the sheetrock, foundation, and interior and 

exterior areas of the home that are unfinished, including some plumbing leaks. A pole 

building and a general-purpose outbuilding (GPO) were removed due to condition.  

 

The sales ratio study for the market area 140 shows a median ratio of 98.27%, indicating 

the properties are being appropriately assessed according to the IAAO standards. 

 

 
 

References 

International Association of Assessing Officers. (1996). Property Assessment Valuation 

Second edition. Chicago: International Association of Assessing Officers . 
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The Assessing Department requests the Board of Equalization uphold their value 

recommended below based on the following findings: 

 

1. Subject properties are currently valued uniformly and equitably with the 

surrounding parcels. 

2. 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 State Statutes. 

4. The Assessing Department reviewed all physical characteristics of the subject 

properties to ensure all data was accurately captured.  

 

 

ASSESSOR'S RECOMMENDATION:  

 

 

 

LEGAL DESCRIPTION: 

 

 

NAME PIN LEGAL  TOTAL VALUE  

ACREAGE Board 

Action: 

    

EVERY, 

Marilyn 

01302027 T 8N R 11W SEC 24 Seward Meridian  KN 

SW1/4 NORTH OF NORTH KENAI ROAD 

$105,500 

70 Board Action: 

Every, 

Marilyn 

01302202 T 08N R 11W SEC 24 Seward Meridian  KN  

2019081  ROMY'S CORNER SUB TRACT 2 

$245,100 

36.13 Board Action: 

 

RECONCILIATION AND FINAL VALUE CONCLUSION 

APPELLANT:  EVERY, MARILYN 

PARCEL NUMBER:  013-022-02      

T 08N R 11W SEC 24 Seward Meridian KN 2019081 ROMY'S 

CORNER SUB TRACT 2 

TOTAL:  SEE BELOW   
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SUBJECT PHOTOS 
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SUBJECT PHOTOS 
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SUBJECT PHOTOS 
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SUBJECT PHOTOS 
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SUBJECT PHOTOS 
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SUBJECT PHOTOS 
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SUBJECT PHOTOS 
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SUBJECT PHOTOS 
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NBH # 140 HT SFR POST
RATIO SUM: 72.23 2.88 # OF SALES: 72

MEAN: 100.32% Earliest Sale 12/4/2017 TOTAL AV: 16,410,400$     
MEDIAN: 98.27% Latest Sale 10/22/2020 TOTAL SP: 16,443,125$     

WTD MEAN: 99.80% MINIMUM: 76.50%
PRD: 100.52% Range 1.5 MAXIMUM: 134.30%
COD: 7.58% Lower Boundary 75.34% MIN SALE AMT: 80,000$            

St. Dev: 9.75% Upper Boundary 124.21% MAX SALE AMT: 499,000$          
COV: 9.72%

Outlier Information
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RATIO STUDY

RATIO SUM: 72.23 # OF SALES: 72 SALE DATE: 2021
MEAN: 100.32% Earliest Sale 12/4/2017 TOTAL AV: 16,410,400$    

MEDIAN: 98.27% Latest Sale 10/22/2020 TOTAL SP: 16,443,125$    HOUSE TYPE: SFR
WTD MEAN: 99.80% MINIMUM: 76.50% MKT AREA: 140

PRD: 100.52% Range 1.50 MAXIMUM: 134.30% POST
COD: 7.58% Lower Bounda 75.34%IN SALE AMT: 80,000$           

St. Dev: 0.0975 Upper Bounda 124.21%AX SALE AMT: 499,000$         
COV: 9.72% $

PIN AREA IMPS LAND AV SP RATIO HTYPE DATE QUAL
01214115 140 128,800$ 7,700$ 136,500$ 142,000$ 96.13% 11 8/15/2018 A+
01217033 140 126,900$ 21,600$ 148,500$ 155,000$ 95.81% 25 9/12/2018 A
01228005 140 248,900$ 9,000$ 257,900$ 265,000$ 97.32% 11 2/11/2020 A
01238026 140 431,100$ 25,200$ 456,300$ 499,000$ 91.44% 11 4/30/2019 VG
01241007 140 194,300$ 8,800$ 203,100$ 167,000$ 121.62% 11 2/16/2018 A
01241026 140 230,700$ 8,900$ 239,600$ 256,000$ 93.59% 61 2/28/2018 A
01241028 140 162,200$ 8,700$ 170,900$ 197,000$ 86.75% 11 3/16/2020 A
01241051 140 152,000$ 11,400$ 163,400$ 170,000$ 96.12% 11 5/21/2019 A
01302042 140 69,200$ 12,500$ 81,700$ 80,000$ 102.13% 11 9/3/2019 F
01302102 140 121,500$ 16,600$ 138,100$ 155,000$ 89.10% 11 9/14/2018 A
01320061 140 189,300$ 9,300$ 198,600$ 195,000$ 101.85% 11 3/2/2020 A+
01322013 140 274,500$ 10,700$ 285,200$ 317,500$ 89.83% 11 7/10/2020 A
01326013 140 165,200$ 12,500$ 177,700$ 152,500$ 116.52% 11 8/15/2018 F+
01327016 140 321,500$ 21,000$ 342,500$ 326,526$ 104.89% 11 12/22/2017 G
01334019 140 229,700$ 23,300$ 253,000$ 269,500$ 93.88% 15 1/3/2020 A
01334052 140 470,500$ 34,800$ 505,300$ 445,000$ 113.55% 11 11/2/2018 A+
01338002 140 256,000$ 15,200$ 271,200$ 354,500$ 76.50% 41 10/16/2020 G+
01342004 140 130,000$ 9,900$ 139,900$ 140,000$ 99.93% 11 10/4/2019 A
01345017 140 106,800$ 9,600$ 116,400$ 100,000$ 116.40% 11 5/8/2020 F+
01348020 140 193,500$ 9,000$ 202,500$ 205,000$ 98.78% 41 12/14/2017 A
01348023 140 223,800$ 13,600$ 237,400$ 249,900$ 95.00% 15 4/29/2019 G
01351008 140 143,000$ 19,800$ 162,800$ 163,000$ 99.88% 41 6/29/2018 A
01354012 140 232,400$ 32,000$ 264,400$ 284,000$ 93.10% 45 1/22/2020 A+
01355010 140 287,200$ 19,500$ 306,700$ 301,000$ 101.89% 41 6/28/2019 A
01355017 140 260,100$ 32,200$ 292,300$ 297,900$ 98.12% 21 4/5/2019 A
01358024 140 397,100$ 21,200$ 418,300$ 425,000$ 98.42% 11 6/1/2020 G
01362006 140 312,000$ 20,700$ 332,700$ 295,000$ 112.78% 11 1/9/2018 G
01366008 140 268,900$ 24,300$ 293,200$ 264,900$ 110.68% 11 4/23/2019 A+
01368001 140 349,200$ 39,500$ 388,700$ 330,000$ 117.79% 11 4/27/2020 A+
01370084 140 342,300$ 34,700$ 377,000$ 335,000$ 112.54% 21 4/15/2020 G
01370098 140 143,600$ 28,800$ 172,400$ 192,500$ 89.56% 11 2/15/2018 F+
01410007 140 212,500$ 8,200$ 220,700$ 215,000$ 102.65% 21 12/20/2019 A+
01412007 140 222,500$ 17,600$ 240,100$ 220,000$ 109.14% 11 3/2/2018 A
01413147 140 223,400$ 12,800$ 236,200$ 229,000$ 103.14% 31 11/27/2019 A+
01413170 140 182,500$ 6,900$ 189,400$ 179,000$ 105.81% 41 3/10/2020 A
01413256 140 128,200$ 22,200$ 150,400$ 145,000$ 103.72% 41 10/8/2019 F+
01416052 140 216,800$ 9,200$ 226,000$ 214,000$ 105.61% 11 3/2/2020 A
01419034 140 199,200$ 11,000$ 210,200$ 187,000$ 112.41% 11 3/31/2020 A
01419037 140 207,200$ 13,600$ 220,800$ 205,500$ 107.45% 11 6/19/2018 G
01419039 140 169,700$ 15,000$ 184,700$ 195,000$ 94.72% 31 7/31/2018 A
01423015 140 144,000$ 7,500$ 151,500$ 160,000$ 94.69% 41 7/3/2019 A
01426013 140 254,000$ 19,400$ 273,400$ 295,000$ 92.68% 31 10/29/2018 G
01427010 140 251,500$ 14,500$ 266,000$ 243,000$ 109.47% 11 8/12/2019 A
01431005 140 248,000$ 21,100$ 269,100$ 316,000$ 85.16% 11 3/25/2020 A+
01432006 140 188,800$ 8,800$ 197,600$ 190,000$ 104.00% 61 3/27/2018 A
01511036 140 264,300$ 20,200$ 284,500$ 247,500$ 114.95% 21 8/2/2019 A
01511040 140 203,600$ 25,200$ 228,800$ 225,000$ 101.69% 11 10/22/2020 A
01516114 140 190,500$ 9,300$ 199,800$ 206,000$ 96.99% 11 10/31/2019 A+
01516121 140 148,900$ 8,900$ 157,800$ 149,000$ 105.91% 11 12/4/2017 G
01516128 140 167,100$ 9,200$ 176,300$ 180,000$ 97.94% 11 7/2/2019 G
01516130 140 158,300$ 8,900$ 167,200$ 189,999$ 88.00% 11 8/21/2020 G
01517218 140 167,100$ 10,000$ 177,100$ 195,000$ 90.82% 11 5/29/2020 A+
01517340 140 254,200$ 11,300$ 265,500$ 280,000$ 94.82% 21 4/28/2020 A
01519119 140 116,100$ 13,900$ 130,000$ 142,500$ 91.23% 41 6/17/2019 F+
01519255 140 251,000$ 10,100$ 261,100$ 260,000$ 100.42% 31 4/24/2019 A
01521008 140 208,800$ 8,800$ 217,600$ 234,500$ 92.79% 31 1/7/2020 A
01521011 140 240,500$ 8,800$ 249,300$ 230,000$ 108.39% 31 7/30/2019 A+
01522006 140 171,400$ 41,200$ 212,600$ 192,000$ 110.73% 15 9/3/2019 A
01524022 140 145,900$ 15,300$ 161,200$ 188,000$ 85.74% 11 3/22/2019 A
01524042 140 186,200$ 16,300$ 202,500$ 210,000$ 96.43% 11 8/22/2018 G
01524051 140 244,900$ 8,800$ 253,700$ 259,000$ 97.95% 11 6/28/2019 G
01525016 140 231,000$ 8,500$ 239,500$ 236,500$ 101.27% 31 7/26/2019 A
01525024 140 202,700$ 9,200$ 211,900$ 216,500$ 97.88% 11 6/29/2018 G
01525036 140 180,000$ 23,800$ 203,800$ 219,000$ 93.06% 11 9/27/2019 A+

Outlier Info

2.88
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RATIO STUDY

PIN AREA IMPS LAND AV SP RATIO HTYPE DATE QUAL
01702009 140 191,000$ 24,200$ 215,200$ 223,000$ 96.50% 21 12/19/2018 A
01702009 140 191,000$ 24,200$ 215,200$ 243,000$ 88.56% 21 3/6/2020 A
01702033 140 237,700$ 12,400$ 250,100$ 269,500$ 92.80% 31 1/24/2020 A
01711144 140 207,900$ 8,800$ 216,700$ 225,000$ 96.31% 11 8/25/2020 A+
01725123 140 143,700$ 9,700$ 153,400$ 159,900$ 95.93% 11 5/15/2018 A+
01725505 140 189,000$ 7,000$ 196,000$ 179,000$ 109.50% 11 8/16/2019 A
01725545 140 249,900$ 9,100$ 259,000$ 260,000$ 99.62% 11 2/26/2019 A+
01726505 140 106,900$ 27,400$ 134,300$ 100,000$ 134.30% 11 4/17/2020 A
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Mean 90.81% 3.00 Excluded 0
Median 90.00% Earliest Sale 9/6/2017 # of Sales 116

WtdMean 87.27% Latest Sale 9/4/2020 Total AV 2,291,000$ 
PRD: 1.04 Total SP 2,625,291$ 
PRB: 0.01 Range 1.5 Minimum % 45.45%
COD: 18.64 Lower Boundary 26.22% Maximum % 140.81%

St.Dev 0.2117 Upper Boundary 153.47% Min Sale Amt 3,000$        
COV: 23.31 Max Sale Amt 198,000$    

Outlier Information

0%

20%

40%

60%

80%

100%

120%

140%

160%

0 20 40 60 80 100 120

RA
TI

O

ACRES

SALES RATIO

Assessor's Exhibits ASG 31 123



NBH SALE DATE PIN ACRES LAND VAL SALE PRICE RATIO
140 9/24/2018 01201012 4.93 53,300$           42,400$          125.71%
140 11/8/2019 01203026 5.14 22,400$           16,681$          134.28%
140 1/23/2019 01204015 0.19 3,400$             3,000$            113.33%
140 7/8/2019 01211112 1.07 7,700$             12,000$          64.17%
140 11/1/2017 01214118 1.02 7,900$             12,500$          63.20%
140 10/16/2017 01214138 0.92 7,500$             11,200$          66.96%
140 8/21/2018 01235005 1.59 10,400$           14,900$          69.80%
140 6/10/2019 01235007 1.23 8,800$             10,500$          83.81%
140 6/12/2018 01236002 1.43 7,400$             8,900$            83.15%
140 8/14/2018 01236006 1.45 7,500$             8,900$            84.27%
140 3/8/2019 01236013 1.42 7,400$             8,000$            92.50%
140 10/17/2018 01236038 1.48 9,900$             12,950$          76.45%
140 4/23/2018 01236039 1.96 11,700$           13,000$          90.00%
140 12/29/2017 01242019 1.96 9,000$             9,000$            100.00%
140 12/19/2017 01243107 0.95 20,000$           44,000$          45.45%
140 11/9/2018 01301015 40 64,800$           70,000$          92.57%
140 9/27/2017 01309119 1.57 22,400$           45,000$          49.78%
140 5/29/2018 01309274 0.95 8,900$             11,500$          77.39%
140 9/9/2019 01309275 1.3 13,000$           16,200$          80.25%
140 1/8/2018 01314010 1.49 14,500$           16,320$          88.85%
140 6/8/2020 01314051 29.45 53,900$           53,000$          101.70%
140 3/12/2019 01314131 1.17 4,500$             6,200$            72.58%
140 8/22/2018 01314306 22.71 50,900$           60,000$          84.83%
140 7/18/2018 01317015 0.93 18,000$           20,000$          90.00%
140 11/12/2019 01317023 1.4 23,200$           19,500$          118.97%
140 8/22/2018 01320014 0.7 3,300$             3,300$            100.00%
140 5/19/2020 01320161 0.92 7,500$             12,000$          62.50%
140 11/20/2017 01321432 0.92 7,500$             6,500$            115.38%
140 5/29/2020 01321442 0.92 7,500$             8,500$            88.24%
140 9/3/2019 01321525 0.92 11,900$           15,000$          79.33%
140 12/9/2019 01321538 0.92 13,600$           15,000$          90.67%
140 10/17/2017 01321549 0.92 7,500$             6,500$            115.38%
140 7/3/2018 01321612 96.42 178,400$         198,000$        90.10%
140 3/18/2019 01321616 2.42 13,300$           11,500$          115.65%
140 10/25/2019 01321635 2.42 13,300$           11,500$          115.65%
140 1/8/2019 01321651 2 6,300$             7,000$            90.00%
140 11/27/2018 01321652 2.26 6,800$             6,000$            113.33%
140 10/13/2017 01321654 2.3 6,800$             6,000$            113.33%
140 6/25/2019 01321655 2.31 6,800$             7,500$            90.67%
140 9/14/2017 01321655 2.31 6,800$             6,000$            113.33%
140 2/25/2019 01321831 2.22 6,700$             8,638$            77.56%
140 5/2/2019 01324014 0.93 8,800$             12,000$          73.33%
140 8/15/2018 01329004 9.12 8,700$             12,000$          72.50%
140 6/25/2019 01330057 2.39 10,100$           9,999$            101.01%
140 2/25/2019 01332033 1 6,000$             6,400$            93.75%
140 10/24/2017 01334049 1.13 9,900$             9,000$            110.00%
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NBH SALE DATE PIN ACRES LAND VAL SALE PRICE RATIO
140 7/13/2018 01335011 8.98 48,000$           52,000$          92.31%
140 6/8/2018 01336010 1.96 10,400$           8,000$            130.00%
140 1/19/2018 01336012 1.26 9,000$             7,750$            116.13%
140 8/30/2018 01336013 1.12 8,300$             14,000$          59.29%
140 8/21/2018 01336033 0.92 5,700$             7,000$            81.43%
140 12/12/2018 01337031 1.06 14,700$           14,000$          105.00%
140 4/2/2018 01338007 2.07 14,200$           15,000$          94.67%
140 7/8/2020 01339004 3.24 12,100$           12,100$          100.00%
140 7/31/2018 01340037 0.93 19,800$           16,000$          123.75%
140 11/1/2019 01343011 1.39 11,200$           13,000$          86.15%
140 10/4/2018 01344005 10.04 51,400$           52,500$          97.90%
140 5/7/2019 01348016 1.26 9,000$             8,000$            112.50%
140 10/7/2019 01350037 1.76 14,800$           15,400$          96.10%
140 5/4/2018 01351020 4.54 19,400$           16,500$          117.58%
140 3/1/2019 01359006 2.27 12,800$           17,500$          73.14%
140 9/6/2017 01359021 2.08 14,300$           25,000$          57.20%
140 8/7/2020 01364009 2.33 38,300$           27,200$          140.81%
140 9/29/2017 01370206 4.64 47,400$           78,800$          60.15%
140 10/29/2019 01373119 1.28 13,400$           9,700$            138.14%
140 3/12/2020 01373130 1.04 6,100$             9,800$            62.24%
140 6/12/2019 01373201 0.99 10,500$           9,700$            108.25%
140 8/26/2020 01373308 1.07 6,200$             9,800$            63.27%
140 8/11/2020 01373309 1.09 6,300$             9,800$            64.29%
140 1/9/2018 01408012 0.85 8,300$             6,400$            129.69%
140 2/15/2018 01412006 0.62 16,900$           17,500$          96.57%
140 9/28/2018 01412017 1.25 25,700$           30,000$          85.67%
140 9/18/2019 01412017 1.25 25,700$           38,000$          67.63%
140 2/15/2018 01413308 4.09 18,200$           15,000$          121.33%
140 7/26/2018 01413311 4.13 21,500$           17,500$          122.86%
140 7/24/2018 01413327 8.24 17,900$           25,000$          71.60%
140 2/19/2019 01413328 8.24 17,900$           29,000$          61.72%
140 8/21/2018 01413429 1 9,200$             10,029$          91.73%
140 1/3/2020 01418069 60 124,300$         128,000$        97.11%
140 2/28/2020 01418208 1.27 17,100$           17,500$          97.71%
140 3/28/2019 01418303 2.27 6,800$             11,000$          61.82%
140 11/14/2019 01418312 4.34 10,000$           11,000$          90.91%
140 9/26/2019 01418320 4.77 10,600$           10,000$          106.00%
140 8/9/2019 01419012 8.73 30,400$           36,000$          84.44%
140 3/16/2020 01420006 9.98 12,800$           11,900$          107.56%
140 9/28/2018 01426005 1.83 11,900$           13,500$          88.15%
140 2/3/2020 01428018 1.28 9,600$             11,000$          87.27%
140 4/13/2020 01431026 0.96 15,300$           20,000$          76.50%
140 2/28/2018 01501009 0.73 11,000$           18,000$          61.11%
140 2/24/2020 01508005 0.38 5,400$             5,500$            98.18%
140 9/29/2017 01508024 0.81 35,600$           40,500$          87.90%
140 2/2/2018 01510011 0.37 6,100$             6,000$            101.67%
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NBH SALE DATE PIN ACRES LAND VAL SALE PRICE RATIO
140 9/21/2017 01511004 1.37 48,800$           35,000$          139.43%
140 10/2/2019 01511004 1.37 48,800$           61,000$          80.00%
140 9/9/2019 01511021 0.4 23,300$           26,000$          89.62%
140 9/9/2019 01511023 0.4 23,300$           26,000$          89.62%
140 4/15/2020 01518005 4.13 21,500$           24,500$          87.76%
140 9/24/2019 01519215 1.27 10,600$           9,500$            111.58%
140 6/7/2018 01519254 1.09 9,700$             11,000$          88.18%
140 5/21/2019 01524066 1.05 11,400$           15,225$          74.88%
140 1/3/2019 01524067 1.05 11,400$           15,499$          73.55%
140 5/18/2020 01702002 5 21,800$           22,500$          96.89%
140 11/21/2017 01702105 7.65 45,900$           45,000$          102.00%
140 1/17/2019 01703025 1 13,600$           14,400$          94.44%
140 3/5/2020 01708080 1.17 25,800$           39,000$          66.15%
140 8/16/2018 01711139 1.21 10,300$           9,000$            114.44%
140 7/11/2018 01724109 1.03 16,900$           35,000$          48.29%
140 3/15/2019 01726527 1.39 27,400$           38,400$          71.35%
140 8/2/2019 01726555 1.57 30,900$           29,900$          103.34%
140 10/26/2018 01726557 1.3 24,300$           22,900$          106.11%
140 7/16/2019 01726558 1.27 24,300$           27,900$          87.10%
140 11/7/2019 01726571 2.26 33,800$           49,900$          67.74%
140 6/30/2020 01726576 1.29 24,100$           42,900$          56.18%
140 9/4/2020 01726588 2.65 37,100$           49,900$          74.35%
140 1/8/2020 01727046 3.26 21,700$           24,000$          90.42%
140 5/24/2019 01732901 42.4 36,900$         50,000$         73.80%

*Moved from #180 Market Area to #140 Market Area
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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. 
 

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

 

5.0 AC Base 50,000$     5.0 AC Base 50,000$    
Gravel Maint ‐$           Paved 5,000$      
Elec Yes ‐$           Elec Yes ‐$          
Gas No (10,000)$   Gas Yes ‐$          
View Limited 12,000$     View Good 25,000$    

Waterfront Pond 25,000$    

Land Value 52,000$     Land Value 105,000$ 
Price/AC 10,400$     Price/AC 21,000$    

5.0 AC Base 50,000$     10.0 AC Base 70,000$    
Paved 5,000$       Paved 7,000$      
Elec Yes ‐$           Elec Yes ‐$          
Gas Yes ‐$           Gas Yes ‐$          
View Good 25,000$     View Good 35,000$    
Waterfront Pond 25,000$     Waterfront Pond 35,000$    

Land Value 105,000$  Land Value 147,000$ 
Price/AC 21,000$     Price/AC 14,700$    
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(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. 

 

 

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 over another 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). 

 

  

AS 29.45.110. FULL AND TRUE VALUE 
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    8/19/2020 

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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Tax Year 2021 
Real Property Assessment Valuation Appeal 

Kenai Peninsula Borough 
Office of the Borough Clerk 

144 N. Binkley Street 
Soldotna, Alaska 99669-7599 

Phone: (907) 714-2160 
Toil Free: 1-800-478-4441 

Applications must be postmarked or received at the Office of the Borough Clerk or 
authorized office in Homer or Seward by: 5:00p.m. on March 31, 2021. 

Filing Fee: Must be fncluded with thfs appeal form . 

For Commercial Property: Please Include Attachment A 

RECEIVED 

APR 0 1 2021 

Borough Clerk's Office 
Kenai Peninsula Borough 

For Official Use Only 

Fees Received: $ I ro G 
0 _9J'sh 
uY Check #- 1: 0( (p 

payable to Kenai Peninsula Borough 

CREDIT CARDS NOT ACCEPTED FOR FILING FEES 

FILING FEE BASED ON TOTAL ASSESSED VALUE PER PARCEL 

..,,__,,.., - t~Eh pa_p:ettac~.ount oppealed..,rr;rosf be accompanleti"Qy a separate-f.ijng fee and j orm) 
- ~· . ·,. - .,.. - ~.. .... ~ .,. .,.. .. -,., ... ·" f-~'-- ..;, .. ..!: ~ 

" II •c .... \'II 

Assessed Value from Assessment Notice Fling Fee 

Less than $1 00,000 $30 

$100,000 to $499,999 _($109)_ -
$500,000 to $! ,999,999 $200 

$2.000,000 and higher $1 ,000 

Per KPB 5. 12.050{B), if the appeal is withdrawn before evidence is due, or if the appellant or agent of the appellant is present 
or the appellant's hearing before the BOE or participates telephonically pursuant to KPB 5.12.060{1) then the filing fee shall 
e fully refunded within 30 days after the hearing date. 

Account I Parcel Number: !1170b?4? NOTE: A SEPARATE fORM IS REQUIRED FOR EACH PARCEL. 

Property Owner: R.t£..-l.f ~v w T~'{~ 
Legal Description : T L$ (2...tlfW Sf:C-.30 5eW H-eruDLAJ..l l+-t-1 ot{oo~ L Nftf;Su.& AvvJJ No l !..oT t- A 

Physical Address of Property: l£;1<6 ~ ~'f~&.L-~AO R.t D l,'E- fLo N 1/J IL-ctkk L Ak- qq(,31_ 

Contact information for all correspondence relating to this appeal: . 
Mailing Address: p.-o. BoX ~2-<b \ 
Phone {daytime): tf o1 - ?ol - b~ 7 b I Phone {evening): 1 o1-1 ot -h<gr:; b 
Email Address: r- w +h"'-'f -e.r- Q_ t:\ c.i • n e..t )ij l AGREE TO BE SERVED V1A EM All 

.... .... 

Value from Assessment Notice: $ l 'UJ I <b1)0 Appellant's Opinion of Value: $ l 0± 1 '? 0 0 
Year Property was Purchased : __ U;-'-o __ "b::;__ ____ Price Paid: $ _...:~_:1_..,_St..:():...J1)"--------
Has the property been appraised by a private fee appraiser within the past 3-years? 

Has property been advertised FOR SALE wtthin the post 3-yeors? 

Comparable Sales: PARCEL NO. ADDRESS 

(;~7 ?;z.oo1 &~ttl~~ kVEr 

tc7'l tfq, ool t 11 '2-'7 Cl!.kfZ; ~hJ (2..okrJ 

l tM o I v~ I ~ 1 bttt; Kt K &L« K. 

Yes 0 No.tf 

Yes 0 No,M' 
DATE OF SALE SALE PRICE 

l71, 00'0 ~ t~z /1-0ttJt 
1tjttOOO v{tt( -zo~er 
l1..L1,ooo b l4{'L02-0 

Page 1 of 2 5:\ WPWIN\ DATA\TEMPLATES\ Applicalion REAL PROPERTY ASSESSMENT VALU ATION APPEAL mlt.docx 
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THE ONLY GROUNDS FOR APPEAL ARE: UNEQUAL, EXCESSIVE, IMPROPER, OR UNDER VALUATION OF THE PROPERTY (KPB 5.12.050 
(E)). Mark reason for appeal and provide a detailed explanation below for your appeal to be valid. (Attach additional sheets 
as necessary) 

~ My property value is excessive. (Overvalued) 

0 My property was valued incorrectly. (Improperly) 

0 My property has been undervalued. 

JSQ My property value is unequal to similar properties. 

The following are NOT grounds for appeal: 

..,.The taxes are too high . 

..,. The value changed too much in one year. 
~oo-You cannot afford the taxes. 

the Item checked above. 

**THE APPELLANT BEARS THE BURDEN OF PROOF (AS 29.45.210(b)) ** 

Check the following statement that applies to your intentions: 

~ intend to submit additional evidence within the required time Omit of 1 5 days prior to the hearing dote. 

0 My appeal is complete. I have provided all the evidence that I intend to submit, and request that my appeal 
be reviewed based on the evidence submitted. 

Check the following statement that applies to who Is filing this appeal: 

{l( 1 am the owner of record for the account/parcel number appealed. 

0 I am the attorney for the owner of record for the account/parcel number appealed. 

0 The owner of record for this account is a business, trust or other entity for which I am on owner or officer, 
trustee, or otherwise authorized to act on behalf of the entity. I have attached written proof of my authority 
to act on behalf of this entity (i.e., copy of articles of incorporation or resolution which designates you as an 
officer, written authorization from an officer of the company, or copy from trust document identifying you as 
trustee).lf you are not listed by name as the owner of record for this account, this is REQUIRED for confirmation 
of your right to appeal this account. 

0 The owner of record is deceased and I am the personal representative of the estate. I have attached written 
proof of my authority to act on behalf of this individual and/or his/her estate (i.e., copy of recorded personal 
representative documentation). Jf you are not listed by name as the owner of record for this account, this is 
REQUIRED for confirmation of your right to appeal this account. 

D I am not the owner of record for this account, but I wish to appeal on behalf of the owner. I have attached a 
notarized Power of Attorney document signed by the owner of record. If you are not listed by name as the 
owner of record for this account, this is REQUIRED for confirmation of your right to appeal this account. 

Oath of Appellant: I hereby affirm that the foregoing information and any additional information that I submit is 
true and correct. 

Signature of Appellant I Agen I Representative Date 

(4~ W · "T~~ 
Printed Name of Appellant I Agent I Representative 
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ASSESSOR’S DESCRIPTION 

ANALYSIS AND RECOMMENDATION 
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LAND USE AND GENERAL DESCRIPTION  

1)  Utilities  

Electricity:  Yes Gas:      No 

Water:         Private Well Sewer:  Private Septic 

  

2)  Site Improvements:  

Street:    Gravel Unmaintained  

 

 

3)  Site Conditions  

Topography:  Flat Drainage:  Adequate 

View:  None Easements:  Typical for the Kenai Peninsula Borough 

  

 

HIGHEST AND BEST USE:  As Currently Improved ZONING:  None 

 

 

APPELLANT:  Richard Thayer PARCEL NUMBER:  157-063-43      

PROPERTY ADDRESS OR GENERAL 

LOCATION: 

15784 Steelhead Ridge Road, Ninilchik, AK 99639 

LEGAL DESCRIPTION: T 1S R 14W SEC 35 Seward Meridian HM 0910071 

NINILCHIK RIVER ESTATES SUB ADDN NO 1 LOT 1-A 

LYING N OF STEELHEAD RIDGE RD 

ASSESSED VALUE TOTAL: $120,800 

RAW LAND: $15,100 

SWL (Sewer, Water, Landscaping): $10,500 Private Septic($6,500) Private Well($4,000) 

IMPROVEMENTS $89,400  Dwelling($84,100) Drive($2,000) 

ADDITIONS $             

OUTBUILDINGS: $5,800  General Purpose Outbuilding  

TOTAL ABOVE GRADE FLOOR AREA: Card One   672  Sq. Ft.  

TOTAL FINISHED LIVING AREA: Card One   672  Sq. Ft. 

Card One, First Level  672 Sq. Ft. Card One, Second Level        Sq. Ft. 

Card One, Basement Unfin.        Sq. Ft. Card One, Basement Finished        Sq. Ft. 

LAND SIZE  1.37 Acres GARAGE  672 Sq. Ft. 
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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 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 State of Alaska AS 29.45.110. 

 

 

LAND COMMENTS 
 

The subject property is a 1.37 acre parcel with no view, electric utility, gravel unmaintained 

access, covenants, conditions & restrictions (CCRs), and no natural gas utility. 

 

A physical inspection of the land was completed by the Assessing Department and the 

current land model was reviewed by land appraiser, Matt Bruns.  Upon review, the subject 

property is being valued fairly and equitably with surrounding like-kind properties. All 

influences are correctly applied and no appropriate value changes were indicated. 

 

For the Ninilchik market area (#310), 47 sales from the last three years were analyzed. The 

median ratio for all of the sales is 92.13% and Coefficient of Dispersion (COD) is 23.70%. 

All ratios are within acceptable ranges as set by International Association of Assessing 

Officers (IAAO).  
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IMPROVEMENT COMMENTS 
 

A physical inspection of the land and improvements were performed by Paul Story, 

Appraiser, and Stephen Carmichael, Appraiser II. The house type is a cottage with an 

attached garage on the lower level. The year built is 2010 with an effective age of 2014.  

The attached garage has no heat, and the cottage portion has an insufficient electric space 

heater.  

 

Upon inspection minor changes were made including the percent complete, to reflect the 

lack of heat in the home, primary heat system, no heat in the garage, and the exterior 

cover. These changes resulted in a $3,300 deduction in value.  

 

The subject property was inspected and adjusted for current condition, which is reflected 

in the assessor’s recommended value.  This value is found to be fair and equitable with 

like-kind properties in the subject's market area.   

 

The assessments for the years 2013, 2014, 2018, and 2019 were informally appealed. The 

subject property was also appealed in 2020 and that value was settled in the favor of the 

appellant for one year due to COVID-19, as reflected in our evidence packet. The subject 

property was again appealed for the 2021 appeal period. 

 

For the Ninilchik market area (#310), and specifically for the house type of cabins & 

cottages, eight sales from the last three years were analyzed. The median ratio for all of 

the sales is 93.93%, and Coefficient of Dispersion (COD) is 12.63%. All ratios are within 

acceptable ranges as set by International Association of Assessing Officers (IAAO).   

 

 
 

 

References 

International Association of Assessing Officers. (1996). Property Assessment Valuation 

Second edition. Chicago: International Association of Assessing Officers. 
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The Assessing Department requests the Board of Equalization uphold their value 

recommended below based on the following findings: 

1. Subject properties are currently valued uniformly and equitably with the

surrounding parcels.

2. Influences are applied correctly and uniformly to the subject properties.

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 State Statutes.

4. The Assessing Department reviewed all physical characteristics of the subject

property to ensure all data was accurately captured.

ASSESSOR'S RECOMMENDATION: 

LEGAL DESCRIPTION: 

BOARD ACTION:   

LAND:  ________________   IMPROVEMENTS:  _________________  TOTAL: ________________ 

RECONCILIATION AND FINAL VALUE CONCLUSION 

APPELLANT:  Richard Thayer 

PARCEL NUMBER:  157-063-43     

T 1S R 14W SEC 35 Seward Meridian HM 0910071 NINILCHIK 

RIVER ESTATES SUB ADDN NO 1 LOT 1-A LYING N OF STEELHEAD 

RIDGE RD 
TOTAL:  117,500 
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NBH # 310 HT CAB-COTT POST
RATIO SUM: 7.96 12/1/2017 2.40 # OF SALES: 8

MEAN: 99.55% Earliest Sale 1/31/2018 TOTAL AV: 1,029,000$       
MEDIAN: 93.93% Latest Sale 6/24/2020 TOTAL SP: 1,036,600$       

WTD MEAN: 99.27% MINIMUM: 84.88%
PRD: 100.29% Range 1.5 MAXIMUM: 135.68%
COD: 12.63% Lower Boundary 51.42% MIN SALE AMT: 43,000$            

St. Dev: 17.46% Upper Boundary 146.26% MAX SALE AMT: 213,000$          
COV: 17.54%

Outlier Information
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RATIO STUDY

RATIO SUM: 7.96 12/1/2017 2.40 # OF SALES: 8 SALE DATE: 2021
MEAN: 99.55% Earliest Sale 1/31/2018 TOTAL AV: 1,029,000$      

MEDIAN: 93.93% Latest Sale 6/24/2020 TOTAL SP: 1,036,600$      HOUSE TYPE: CAB-COTT
WTD MEAN: 99.27% MINIMUM: 84.88% MKT AREA: 310

PRD: 100.29% Range 1.50 MAXIMUM: 135.68% POST
COD: 12.63% Lower Boundary 51.42% MIN SALE AMT: 43,000$           

St. Dev: 0.1746 Upper Boundary 146.26% MAX SALE AMT: 213,000$         
COV: 17.54% ‐$                           263,000$        

PIN AREA IMPS LAND AV SP RATIO HTYPE DATE QUAL

15701033 310 22,300$                       14,200$             36,500$                     43,000$            84.88% 71 1/31/2018 F

15721022 310 136,100$                     72,600$             208,700$                  213,000$         97.98% 72 2/3/2020 A

15723109 310 91,200$                       34,100$             125,300$                  138,000$         90.80% 73 5/8/2019 A‐
15901081 310 137,100$                     32,500$             169,600$                  125,000$         135.68% 72 6/24/2020 A‐
15901111 310 118,900$                     19,900$             138,800$                  156,600$         88.63% 72 9/28/2018 A

15945007 310 94,300$                       17,200$             111,500$                  129,000$         86.43% 72 11/13/2018 A

15949007 310 71,200$                       15,000$             86,200$                     75,000$            114.93% 72 9/6/2019 F

18532007 310 138,600$                     13,800$             152,400$                  157,000$         97.07% 72 8/23/2019 A

Outlier Info
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LAND SALES RATIO STUDY

Ratio Sum 44.14 Excluded 0
Mean 93.91% Earliest Sale 11/7/2017 # of Sales 47

Median 92.13% Latest Sale 7/15/2020 Total AV 1,594,100$       
Wtd Mean 89.71% Total SP 1,776,882$       

PRD: 1.05 Range 1.5 Minimum 23.41%
COD: 23.70% Lower Boundary 31.51% Maximum 193.20%

St. Dev 0.3181 Upper Boundary 150.15% Min Sale Amt 5,000$             
COV: 33.88% Max Sale Amt 330,000$         

Outlier Information
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LAND SALES RATIO STUDY

Ratio Sum 44.14 2.69 Excluded 0

Mean 93.91% Earliest Sale 11/7/2017 # of Sales 47 New Val

Median 92.13% Latest Sale 7/15/2020 Total AV 1,594,100$        1

Wtd Mean 89.71% Total SP 1,776,882$        

PRD: 1.05 Range 1.5 Minimum 23.41%

COD: 23.70% Lower Boundary 31.51% Maximum 193.20%

St. Dev 0.3181 Upper Boundary 150.15% Min Sale Amt 5,000$               1/1/2020

COV: 33.88% Max Sale Amt 330,000$           0

No Time Adj

NBH

neighborhood pxfer_date lrsn PIN Total Acres Current Land Val Sale Price LandType SaleCd 2020 Cert Land Ratio
310 2/25/20 47347 15701207 2.35 16,700$             17,000$            20 C $16,700 98.24%

310 8/14/18 98643 15703098 16.71 79,800$             50,000$            20 C $79,800 159.60%

310 3/18/19 47667 15706402 1.00 12,800$             29,700$            20 Z $12,800 43.10%

310 9/23/19 47677 15706412 1.20 14,000$             13,250$            20 C $14,000 105.66%

310 6/25/20 47680 15706415 1.28 14,600$             20,000$            20 C $14,600 73.00%

310 8/14/18 47687 15706422 2.50 20,800$             25,500$            20 Z $20,800 81.57%

310 8/15/19 47817 15710034 1.25 7,200$               15,000$            20 C $7,200 48.00%

310 1/8/18 47819 15710036 1.25 4,800$               20,500$            20 C $4,800 23.41%
310 3/31/20 48108 15719031 0.55 7,700$               10,000$            20 C $7,700 77.00%

310 6/21/19 48118 15720006 2.30 17,600$             18,000$            20 C $17,600 97.78%

310 8/22/19 48124 15720012 3.12 58,500$             63,500$            20 Z $58,500 92.13%

310 10/29/18 48246 15723120 1.00 34,100$             47,400$            20 Z $34,100 71.94%

310 6/3/19 48275 15724014 1.65 15,700$             32,000$            20 C $15,700 49.06%

310 8/5/19 48309 15725004 1.99 50,700$             52,500$            20 Z $50,700 96.57%

310 3/25/20 48317 15725012 1.30 24,500$             23,000$            20 C $24,500 106.52%

310 8/14/18 48329 15726006 7.53 39,300$             35,500$            20 Z $39,300 110.70%

310 10/30/18 95272 15901136 2.35 78,100$             84,100$            20 V $78,100 92.87%

310 6/21/19 92865 15901257 1.36 31,700$             32,500$            20 C $31,700 97.54%

310 8/6/19 92892 15901284 1.56 28,800$             31,000$            20 V $28,800 92.90%

310 6/14/19 48472 15901302 10.00 38,500$             43,000$            20 C $38,500 89.53%

310 6/8/20 48528 15901440 1.68 18,700$             18,000$            20 C $18,700 103.89%

310 7/19/19 48791 15908011 57.00 139,200$           223,000$          20 V $139,200 62.42%

310 11/7/17 92016 15911139 3.87 21,800$             25,000$            20 V $21,800 87.20%

310 9/20/19 48865 15911202 50.00 327,400$           330,000$          20 C $327,400 99.21%

310 2/23/18 49161 15915057 1.01 10,700$             9,000$              20 C $10,700 118.89%

310 5/7/20 49743 15930027 1.38 3,800$               5,000$              20 C $3,800 76.00%

310 8/24/18 101177 15930125 4.13 22,600$             35,000$            20 Z $22,600 64.57%

310 5/25/18 49852 15935002 18.20 28,700$             32,000$            20 V $28,700 89.69%

310 6/12/20 88820 15936031 1.19 12,500$             16,932$            20 C $12,500 73.82%

310 5/29/20 90037 15936056 0.92 10,900$             11,900$            20 V $10,900 91.60%

310 11/18/19 90038 15936057 1.36 13,400$             10,100$            20 C $13,400 132.67%

310 3/27/20 49881 15938005 8.66 22,300$             12,500$            20 V $22,300 178.40%

310 7/11/18 49932 15942006 1.42 12,800$             12,500$            20 Z $12,800 102.40%

310 1/29/18 50024 15944008 2.17 47,300$             48,200$            20 Z $47,300 98.13%

310 10/30/18 50038 15944022 2.21 20,500$             16,500$            20 C $20,500 124.24%

310 7/19/19 50125 15947004 2.18 21,500$             18,000$            20 C $21,500 119.44%

310 8/3/18 50147 15947026 0.66 37,100$             33,500$            20 C $37,100 110.75%

310 7/27/18 50317 15953003 2.40 28,300$             20,500$            20 Z $28,300 138.05%

310 5/13/19 50344 15954006 6.60 48,300$             25,000$            20 V $48,300 193.20%
310 11/25/19 50395 15956115 8.70 42,500$             80,000$            20 V $42,500 53.13%

310 6/28/19 50434 15958006 1.00 5,700$               6,500$              20 Z $5,700 87.69%

310 8/29/19 50447 15959007 0.95 17,300$             19,000$            20 C $17,300 91.05%

310 7/10/19 50492 15959052 0.94 13,700$             17,500$            20 C $13,700 78.29%

310 1/3/19 50523 15961015 1.13 15,200$             15,800$            20 V $15,200 96.20%

310 1/10/20 50537 15961029 1.01 14,300$             17,000$            20 C $14,300 84.12%

310 7/15/20 83020 18532070 1.76 19,200$             27,000$            20 C $19,200 71.11%

310 9/14/18 81673 18532071 1.83 22,500$             28,000$            20 C $22,500 80.36%

Outlier Information

1/5/2021 Prepared by the Kenai Peninsula Borough Assessing DepartmentAssessor's Exhibits ASG 76 206
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APPEAL HISTORY FOR PARCEL  157-063-43

Date Filed
Appeal Type/Status
Appraiser

APPEAL YEAR:  2013

03/07/2013 84,800 77,800 -7,000 Informal AdjustmentSFORD -8%

Summary:  WHY DID VALUE CHANGE
UPDATED INFO W/OWNER

INFORMAL  % Chg Value Change ReasonDifferenceResult ValueAppealed Value

Date Filed
Appeal Type/Status
Appraiser

APPEAL YEAR:  2014

03/12/2014 82,400 74,600 -7,800 Informal AdjustmentSFORD -9%

Summary:  HOMEOWNER SAYS VALUES ARE TOO HIGH-HAS COMPARED OTHER PROPERTIES CLOSE. HOME NOT 
FINISHED.
APPRAISER REVIEWED, COMPARED TO NEIGHBORS-OK. CHANGED OMPLETE.

INFORMAL  % Chg Value Change ReasonDifferenceResult ValueAppealed Value

Date Filed
Appeal Type/Status
Appraiser

APPEAL YEAR:  2018

03/02/2018 86,600 86,600 0 Informal AdjustmentDMUELLER 0%

Summary:  OWNER WANTS EXPLANATION FOR INCREASE IN ASSESSED VALUE.  REVIEWED 17 SALES IN HIS 
NEIGHBORHOOD AND EXPLAINED STATUTES.  OWNER OK WITH VALUES. NO CHANGE MADE.

INFORMAL  % Chg Value Change ReasonDifferenceResult ValueAppealed Value

Date Filed
Appeal Type/Status
Appraiser

APPEAL YEAR:  2019

03/15/2019 104,800 104,800 0 Informal AdjustmentDMUELLER 0%

Summary:  OWNER HAS REVIEWED AND UNDERSTANDS WHERE SOME OF THE INCREASES ARE BUT WOULD LIKE 
HELP WITH A FEW MORE QUESITONS.
APPR. DISCUSSED CHANGE IN %COMPLETE AND ADDITION OF GPA. NO CHANGE.

INFORMAL  % Chg Value Change ReasonDifferenceResult ValueAppealed Value

Date Filed
Appeal Type/Status
Appraiser

APPEAL YEAR:  2020

03/26/2020 121,100 121,100 0 Informal AdjustmentSCARMICHAEL 0%

Summary:  OWNER: PROPERTY HAS SEEN AN INCREASE OVER THE LAST FEW YEARS. WOULD LIKE TO KNOW 
WHY. APPR: WENT OVER FILE. EMAILED SALES. MAY APPEAL. NO CHANGE.

INFORMAL  % Chg Value Change ReasonDifferenceResult ValueAppealed Value
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APPEAL HISTORY FOR PARCEL  157-063-43

03/30/2020 121,100 97,200 -23,900 Informal AdjustmentSCARMICHAEL -20%

Summary:  

BOE APPEAL  Withdrawn - Formal % Chg Value Change ReasonDifferenceResult ValueAppealed Value

Date Filed
Appeal Type/Status
Appraiser

APPEAL YEAR:  2021

03/15/2021 120,800 120,800 0 Informal AdjustmentSCARMICHAEL 0%

Summary:  OWNER WANTS INFO ON SALES USED FOR VALUATION.  WENT OVER CMA AND SALES STUDY, 
EXPLAINED DIFFERENCES IN VALUE ON PROPERTIES.  NO CHANGE.

INFORMAL  % Chg Value Change ReasonDifferenceResult ValueAppealed Value

04/01/2021 120,800 0 120,800PSTORY 0%

Summary:  

BOE APPEAL  BOE - Scheduled % Chg Value Change ReasonDifferenceResult ValueAppealed Value
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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. 
 

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

 

5.0 AC Base 50,000$     5.0 AC Base 50,000$    

Gravel Maint ‐$           Paved 5,000$      

Elec Yes ‐$           Elec Yes ‐$          

Gas No (10,000)$   Gas Yes ‐$          

View Limited 12,000$     View Good 25,000$    

Waterfront Pond 25,000$    

Land Value 52,000$     Land Value 105,000$ 

Price/AC 10,400$     Price/AC 21,000$    

5.0 AC Base 50,000$     10.0 AC Base 70,000$    

Paved 5,000$       Paved 7,000$      

Elec Yes ‐$           Elec Yes ‐$          

Gas Yes ‐$           Gas Yes ‐$          

View Good 25,000$     View Good 35,000$    

Waterfront Pond 25,000$     Waterfront Pond 35,000$    

Land Value 105,000$  Land Value 147,000$ 

Price/AC 21,000$     Price/AC 14,700$    
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(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. 

 

 

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 over another 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). 

 

  

AS 29.45.110. FULL AND TRUE VALUE 
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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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From: Erik Bakke

To: Blankenship, Johni

Cc: Andy Von Ruden

Subject: Re: <EXTERNAL-SENDER>Re: Notice of Appeal Hearing Date

Date: Thursday, May 13, 2021 3:43:15 PM

Attachments: image001.png
2019 Petition to Vacate.pdf

CAUTION:This email originated from outside of the KPB system. Please use caution when
responding or providing information. Do not click on links or open attachments unless you
recognize the sender, know the content is safe and were expecting the communication.

Johni,

The only thing I'd like to add is the previous petition to vacate that ROW in May of 2019.
There's presently an ACS cable in the ROW. A suitable replacement easement for that cable
was never filed, and so the petition ultimately expired and the ROW is still in place. I've
attached the previous petition here. There is some overlapping content.

We've spent the past two years on-and-off, trying to convince ACS to release their objection to
the vacation petition so that it may be refiled. We successfully reached a verbal agreement, but
have since been unable to make any progress getting something in writing. But even if the 60
ROW is vacated (and that is by no means certain at this point) it will be replaced by a 10 or 15'
wide utility easement as no one is willing to put forth the enormous pile of cash required to
relocate that cable.

Regards,
Erik
715.222.4147

Also - just so we have it in writing here. Andy has granted me power of attorney for this
matter, and I'll be handling it on his behalf.

On Thu, May 13, 2021 at 1:44 PM Blankenship, Johni <JBlankenship@kpb.us> wrote:

Erik, the original submissions are attached for your ready reference.

 

Thank you, Johni

 

From: Erik Bakke <bakkeerik@gmail.com> 
Sent: Thursday, May 13, 2021 1:00 PM
To: Blankenship, Johni <JBlankenship@kpb.us>
Subject: <EXTERNAL-SENDER>Re: Notice of Appeal Hearing Date

 

CAUTION:This email originated from outside of the KPB system. Please use caution when
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responding or providing information. Do not click on links or open attachments unless you
recognize the sender, know the content is safe and were expecting the communication.

 

Johni,

 

Do you happen to have a digital copy of his original submission?

 

Erik

 

On Thu, Apr 29, 2021 at 4:13 AM Andy Von Ruden <avonruden@gmail.com> wrote:

 

---------- Forwarded message ---------

From: Blankenship, Johni <JBlankenship@kpb.us>

Date: Wed, Apr 28, 2021 at 9:10 PM
Subject: Notice of Appeal Hearing Date
To: avonruden@gmail.com <avonruden@gmail.com>
Cc: Wilcox, Adeena <AWilcox@kpb.us>

 

Good evening, see the attached notice of real property valuation appeal
hearing date and related deadlines. Please let me know if you have any
questions or concerns.

 

Thank you,

 

Johni Blankenship, MMC

Borough Clerk

(907) 714-2162 direct
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Conditions: 

1. Consent by the KPB Assembly 

2. Provide documentation the utility easements requested by the utility providers have been 

granted, and the easements are acceptable to the utility providers. 

a. Retain the 10-foot utility easement per Book 70 Page 141 HRD as requested by Homer Electric 

Association. 

b. Work with ACS to grant a public utility easement sufficient to encompass the existing buried ACS 

cable. 

3. The Planning Department is responsible for recording Planning Commission Resolution 2019-16, 

which will finalize the proposed right-of-way easement vacation. 

4. Provide a sketch clearly depicting the right-of-way easement to be vacated to be attached to and 

become part of Planning Commission Resolution 2019-16.   

5. The petitioners will provide the recording fee for the Planning Commission Resolution and the 

sketch to the Planning Department. 

 

In accordance with AS 29.40.140, no vacation of a Borough right-of-way and/or easement may be made 

without the consent of the Borough Assembly.  The proposed vacation will be forwarded to the Borough 

Assembly.  The Assembly shall have 30 calendar days from the date of approval (May 13, 2019) in which to 

veto the Planning Commission decision.  If the Planning Director receives no veto within the specified 

period, the Assembly shall be considered to have given consent to the vacation.  

 

Please contact the Borough Clerk’s office (907-714-2160 or 1-800-478-4441 toll-free within the borough) 

for additional information. 

  

This notice and unapproved minutes of the subject portion of the meeting were sent May 15, 2019 to: 

 

 

Triple Crown Investments LLC 

5243 Kachemak Dr., Ste A 

Homer, AK 99603-9478 

 

 

Erik and Amanda Bakke 

PO Box 15375 

Fritz Creek, AK 99603-6375 
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Planning Commission UNAPPROVED Minutes  May 13, 2019 

 

Kenai Peninsula Borough Page 6 

 

PUBLIC COMMENT / PRESENTATIONS / COMMISSIONERS 
 
Vice Chairman Ruffner opened the meeting for public comment for items not on the agenda.  Seeing and 
hearing no one public comment was closed and meeting continued. 
 
PUBLIC HEARINGS 
 
AGENDA ITEM F. PUBLIC HEARINGS 
 
1. Vacate the 60-foot-wide public access easement running south approximately 1,450 feet from 

Triple Crown Road to Scott Avenue as granted on the Right-of-Way Easement, recorded at Book 
69, Page 420, Homer Recording District.  
Said public access easement is within or adjacent to the Triple Crown Road right-of-way, the Scott 
Road right-of-way, Lots 3, 4, 6, 7, and 8, Block 4 and Lots 1 and 4, Block 3, Triple Crown Estates 
No. 2 Phase 2 (Plat HM 2014-16);  
Location:  off Triple Crown Road, Fritz Creek area within the SE ¼ of Section 28, Township 5 South, 
Range 10 West, Seward Meridian, Kenai Peninsula Borough, Alaska. KPB File 2019-044V. 

  
Staff Report given by Scott Huff       PC Meeting:  5/13/19 
 
Purpose as stated in petition:   An alternative functional access was dedicated by the plats of Triple Crown 
Estates No. 2 Phase 1 (HM 2007-26) and Triple Crown Estates No. 2 Phase 2 (HM 2014-16). The portion 
of the easement through Phase 1 plat was vacated by KPB Planning Commission Resolution 2008-24. This 
petition asks to vacate the portion of the easement through the Phase 2 plat. An existing HEA buried 
transmission line through Phase 2 is still active and will remain in place until the transmission line is 
relocated. 
 
Petitioners:  Triple Crown Investments, LLC of Homer, Alaska and Erik Bakke of Fritz Creek, Alaska 
 
Notification:   Public notice appeared in the May 2, 2019 issue of the Homer News as a separate ad.  The 
public hearing notice was published in the May 9 issue of the Homer News as part of the Commission’s 
tentative agenda. 
 
Seven certified mailings were sent to owners of property within 300 feet of the proposed vacation. One 
receipt was returned when the staff report was prepared. 
 
Public hearing notices were sent by regular mail to five owners within 600 feet of the proposed vacation. 
 
Sixteen public hearing notices were emailed to agencies and interested parties.   
 
Public hearing notices were emailed or made available to nine KPB staff/Departments via a shared 
database.   
 
Notices were mailed to the Homer Post Office and Homer Community Library with a request to be posted 
in public locations.  
 
The notice and maps were posted on the Borough bulletin board and Planning Department public hearing 
notice web site. 
 
Comments Received: 
 
Homer Electric Association:   HEA has no objection to the proposed vacation of the public access easement 
so long as the 10-foot easement at Book 70 Page 141 HRD is retained. 
 
KPB Addressing:  No addresses have been assigned.  Existing street names are correct. 
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Kenai Peninsula Borough Page 7 

 

KPB Planner:  No local option zone or material site issues. 
 
KPB River Center:  The proposed vacation is not within a mapped flood hazard zone, and it is not affected 
by the Habitat Protection District. 
 
KPB Roads Department:  No comments. 
 
State Parks:  No comments. 
 
Statement of Objection: 
 
ACS objects to the proposed vacation.  ACS has buried cable within the right-of-way easement.  A Public 
Utility Easement will need to be granted to cover our existing cable. 
 
Staff Discussion: 
 
Triple Crown Road has been dedicated atop the southern portion of the right-of-way easement proposed 
to be vacated.   Vacation of the right-of-way easement will not affect the existing fee right-of-way Triple 
Crown Road. 
 
Findings: 

1. Triple Crown Road, a 60-foot wide fee right-of-way, serves the block in lieu of the right-of-way 
easement proposed to be vacated. 

2. Lots 4, 6, and 7 (HM 2014-46), through which the right-of-way easement proposed to be 
vacated crosses, all front KPB maintained Triple Crown Road. 

3. Lot 8 (HM 2014-46), through which the right-of-way easement proposed to be vacated 
crosses, fronts Triple Crown Road and Scott Avenue. 

4. Sufficient rights-of-way exist to serve surrounding properties. 
5. No surrounding properties will be denied access. 
6. Per KPB imagery (2016) an improved roadway has been constructed wholly within Triple 

Crown Road right of way. 
7. Per KPB imagery, the right-of-way easement proposed to be vacated appears to have been 

abandoned within Lots 4, 6, and 7. 
8. Triple Crown Road was dedicated atop the southern portion of the right-of-way easement 

proposed to be vacated. 
9. Vacation of the right-of-way easement will not affect the existing fee right-of-way Triple Crown 

Road. 
10. HEA has no objection to the proposed vacation of the public access easement so long as the 

10-foot easement at Book 70 Page 141 HRD is retained. 
11. ACS objects to the proposed vacation due to an existing buried cable within the right-of-way 

easement.   
12. ACS requests that a public access easement be granted to cover the existing cable. 

 
STAFF RECOMMENDATION:  Based on the above findings, staff recommends approval of the vacation 
as petitioned, subject to: 
 

1. Consent by the KPB Assembly 
2. Provide documentation the utility easements requested by the utility providers have been 

granted, and the easements are acceptable to the utility providers. 
a. Retain the 10-foot utility easement per Book 70 Page 141 HRD as requested by 

Homer Electric Association. 
b. Work with ACS to grant a public utility easement sufficient to encompass the existing 

buried ACS cable. 
3. The Planning Department is responsible for recording Planning Commission Resolution 

2019-16, which will finalize the proposed right-of-way easement vacation. 
4. Provide a sketch clearly depicting the right-of-way easement to be vacated to be attached to 
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and become part of Planning Commission Resolution 2019-16.   
5. The petitioners will provide the recording fee for the Planning Commission Resolution and the 

sketch to the Planning Department. 
 
KPB 20.70.110: 
A vacation of a street right-of-way, public area, or public easement within the borough outside of 
the limits of cities may not be made without the consent of the borough assembly. The assembly 
shall have 30 calendar days from the date of approval in which to veto the planning commission 
decision. If no veto is received by the planning director within the specified period, the borough 
shall be considered to have given consent to the vacation. 
 
KPB 20.70.120: 
A. Denial of a vacation petition is a final act for which no further consideration shall be given 

by the Kenai Peninsula Borough.  
B. Upon denial by the planning commission, no reapplication or petition concerning the same 

vacation may be filed within one calendar year of the date of the final denial action except 
in the case where new evidence or circumstances exist that were not available or present 
when the original petition was filed. 

 
END OF STAFF REPORT 
 
Vice Chairman Ruffner opened public comment.  Seeing and hearing no one wishing to comment, Vice 
Chairman Ruffner closed public comment and discussion was opened among the Commission.  
 
MOTION: Commissioner Ecklund moved, seconded by Commissioner Whitney to approve the vacation of 
a 60 foot wide public access easement running south approximately 1, 450 feet from Triple Crown Road to 
Scott Avenue. 
 
MOTION AMENDMENT: Commissioner Ecklund moved, seconded by Commissioner Whitney to amend 
the motion to add per staff recommendations and compliance with borough code. 
  
MOTION PASSED: Seeing and hearing no discussion or objection the motion passed by unanimous 
consent. 
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)� PUBLIC HEARINGS

�� Vacate a 60 foot wide public access easement

running south from Triple Crown Road to

ScoWt Avenue.

KPB File 2019-044V

Petitioner: Triple Crown Investments, LLC
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��� 9DFDWLRQ�RI�WKH�ULJKW�RI�ZD\�HDVHPHQW�ZLOO�QRW�DIIHFW�WKH�H[LVWLQJ�IHH�ULJKW�RI�ZD\�7ULSOH�&URZQ�

5RDG��
����+($�KDV�QR�REMHFWLRQ�WR�WKH�SURSRVHG�YDFDWLRQ�RI�WKH�SXEOLF�DFFHVV�HDVHPHQW�VR�ORQJ�DV�WKH����

IRRW�HDVHPHQW�DW�%RRN����3DJH�����+5'�LV�UHWDLQHG��
����$&6�REMHFWV�WR�WKH�SURSRVHG�YDFDWLRQ�GXH�WR�DQ�H[LVWLQJ�EXULHG�FDEOH�ZLWKLQ�WKH�ULJKW�RI�ZD\�

HDVHPHQW����
����$&6�UHTXHVWV�WKDW�D�SXEOLF�DFFHVV�HDVHPHQW�EH�JUDQWHG�WR�FRYHU�WKH�H[LVWLQJ�FDEOH��

�
67$))�5(&200(1'$7,21���%DVHG�RQ�WKH�DERYH�ILQGLQJV��VWDII�UHFRPPHQGV�DSSURYDO�RI�WKH�YDFDWLRQ�
DV�SHWLWLRQHG��VXEMHFW�WR��
�

��� &RQVHQW�E\�WKH�.3%�$VVHPEO\�
��� 3URYLGH�GRFXPHQWDWLRQ�WKH�XWLOLW\�HDVHPHQWV�UHTXHVWHG�E\�WKH�XWLOLW\�SURYLGHUV�KDYH�EHHQ�JUDQWHG��

DQG�WKH�HDVHPHQWV�DUH�DFFHSWDEOH�WR�WKH�XWLOLW\�SURYLGHUV��
D�� 5HWDLQ�WKH����IRRW�XWLOLW\�HDVHPHQW�SHU�%RRN����3DJH�����+5'�DV�UHTXHVWHG�E\�+RPHU�

(OHFWULF�$VVRFLDWLRQ��
E�� :RUN�ZLWK�$&6�WR�JUDQW�D�SXEOLF�XWLOLW\�HDVHPHQW�VXIILFLHQW�WR�HQFRPSDVV�WKH�H[LVWLQJ�

EXULHG�$&6�FDEOH��
��� 7KH�3ODQQLQJ�'HSDUWPHQW�LV�UHVSRQVLEOH�IRU�UHFRUGLQJ�3ODQQLQJ�&RPPLVVLRQ�5HVROXWLRQ����������

ZKLFK�ZLOO�ILQDOL]H�WKH�SURSRVHG�ULJKW�RI�ZD\�HDVHPHQW�YDFDWLRQ��
��� 3URYLGH�D�VNHWFK�FOHDUO\�GHSLFWLQJ�WKH�ULJKW�RI�ZD\�HDVHPHQW�WR�EH�YDFDWHG�WR�EH�DWWDFKHG�WR�DQG�

EHFRPH�SDUW�RI�3ODQQLQJ�&RPPLVVLRQ�5HVROXWLRQ������������
��� 7KH�SHWLWLRQHUV�ZLOO�SURYLGH�WKH�UHFRUGLQJ�IHH�IRU�WKH�3ODQQLQJ�&RPPLVVLRQ�5HVROXWLRQ�DQG�WKH�

VNHWFK�WR�WKH�3ODQQLQJ�'HSDUWPHQW��
�

KPB 20.70.110: 

A vacation of a street right-of-way, public area, or public easement within the borough outside of 

the limits of cities may not be made without the consent of the borough assembly. The assembly 
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shall have 30 calendar days from the date of approval in which to veto the planning commission 

decision. If no veto is received by the planning director within the specified period, the borough 

shall be considered to have given consent to the vacation. 
�

KPB 20.70.120: 

A. Denial of a vacation petition is a final act for which no further consideration shall be given 

by the Kenai Peninsula Borough.  

B. Upon denial by the planning commission, no reapplication or petition concerning the same 

vacation may be filed within one calendar year of the date of the final denial action except 

in the case where new evidence or circumstances exist that were not available or present 

when the original petition was filed. 
�
(1'�2)�67$))�5(3257�
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Kenai Peninsula Borough Planning Commission Resolution 2019-16 Page 1 of 2 
 
 

 

 
 
 
 
 
 

KENAI PENINSULA BOROUGH PLANNING COMMISSION 
RESOLUTION 2019-16 

HOMER RECORDING DISTRICT 
 

Vacate the 60 foot wide public access easement running south approximately 1,450 feet from Triple Crown 
Road to Scott Avenue as granted on the Right-of-Way Easement, recorded at Book 69, Page 420, Homer 

Recording District, located within or adjacent to the Triple Crown Road right-of- way, the Scott Road right-of-
way, Lots 3, 4, 6, 7, and 8, Block 4 and Lots 1 and 4, Block 3, Triple Crown Estates No. 2 Phase 2 (Plat HM 
2014-16); within the SE1/4 of Section 28, T5S, R10W, S.M., Alaska, Fritz Creek, within the Kenai Peninsula 

Borough; KPB File 2019-044V 
 

WHEREAS, Triple Crown Investments, LLC of Homer, Alaska requested the vacation of the 60 foot wide 
public access easement running south approximately 1,450 feet from Triple Crown Road to Scott Avenue as 
granted on the Right-of-Way Easement, recorded at Book 69, Page 420, Homer Recording District, located  within 
or adjacent to the Triple Crown Road right-of- way, the Scott Road right-of-way, Lots 3, 4, 6, 7, and 8, Block 4 
and Lots 1 and 4, Block 3, Triple Crown Estates No. 2 Phase 2 (Plat HM 2014-16). 
 

WHEREAS, the north portion of the easement within Triple Crown Estates No. 2 Phase 1 (Plat HM 2007-
26) was vacated by KPB Planning Commission Resolution 2008-24 on June 23, 2008; and 

 
WHEREAS, no surrounding properties will be denied access; and 
 
WHEREAS, requests for utility easements have been submitted by Homer Electric Association and ACS; 

and 
 
WHEREAS, on May 13, 2019, the Kenai Peninsula Borough Planning Commission considered the 

background information, all comments received, and recommendations from KPB Planning Department staff 
regarding the proposed vacation; and 
 

WHEREAS, the easement was granted by recorded document, without the underlying transfer of 
ownership as in a platted right-of-way dedication; and 
 

WHEREAS, 20.70.140 of the Kenai Peninsula Borough Code of Ordinances authorizes the Planning 
Commission to accomplish vacations by Resolution. 
 
NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION OF THE KENAI PENINSULA 
BOROUGH: 
 
 Section 1.  That documentation from ACS and Homer Electric Association confirming utility easements 
required to SURWHFW� HDFK� FRPSDQ\¶V� H[LVWLQJ� IDFLOLWLHV� KDYH�EHHQ�JUDQWHG�KDV�EHHQ�SURYLGHG� WR� WKH�3ODQQLQJ�
Department. 
 
 Section 2.  That the 60-foot wide public access easement running south approximately 1,450 feet from 
Triple Crown Road to Scott Avenue as granted on the Right-of-Way Easement, recorded at Book 69, Page 420, 
Homer Recording District, located within or adjacent to the Triple Crown Road right-of- way, the Scott Road right-
of-way, Lots 3, 4, 6, 7, and 8, Block 4 and Lots 1 and 4, Block 3, Triple Crown Estates No. 2 Phase 2 (Plat HM 
2014-16), is hereby vacated. 
 

Section 3. That a sketch showing the location of the portion of the public access easement being vacated 
be attached to, and made a part of this resolution, becoming Page 2 of 2. 
 

Section 4. That this resolution is eligible for recording upon being signed by the Planning Commission 
chairperson and will be deemed void if not recorded within 90 days of adoption. 
 

Section 5.  That this Resolution becomes effective upon being properly recorded with petitioner being 
responsible for payment of recording fee. 
 
ADOPTED BY THE PLANNING COMMISSION OF THE KENAI PENINSULA BOROUGH ON THIS 13th DAY 

OF MAY, 2019. 

__________________________________________ 
Blair J. Martin, Chairperson 

      Planning Commission 
ATTEST:      
 
________________________________ 
Julie Hindman, Administrative Assistant 
Return to: 
Kenai Peninsula Borough Planning Department 
144 North Binkley Street 
Soldotna, Alaska 99669 
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ASSESSOR’S DESCRIPTION 

ANALYSIS AND RECOMMENDATION 

S:\APPEAL\2021_Appeals\VON RUDEN (ALL)\01_VON RUDEN NARRATIVE.docx 

 

 

LAND USE AND GENERAL DESCRIPTION  

1)  Utilities  

Electricity:  Yes Gas:      No 

Water:        None Sewer:  None 

  

2)  Site Improvements:  

Street:    Gravel Maintained 

 

 

3)  Site Conditions  

Topography:  Sloping Drainage:  Adequate 

View:  Limited  Easements:  Typical for the Kenai Peninsula Borough 

  

 

HIGHEST AND BEST USE:  As Currently Improved ZONING:  None 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

APPELLANT:  Von Ruden, Andrew  

PROPERTY ADDRESS OR GENERAL 

LOCATION: 

Fritz Creek/East End Road 

LEGAL DESCRIPTION: See Below 

ASSESSED VALUE TOTAL: $0 

RAW LAND: $      

SWL (Sewer, Water, Landscaping): $            

IMPROVEMENTS $             

ADDITIONS $             

OUTBUILDINGS: $             

LAND SIZE  See Below Acres  
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The Following narrative is for all of the parcels below: 
 

NAME PIN LEGAL DESC LAND 

VALUE  

IMP 

VALUE 

TOTAL 

VALUE 

ACREAGE INFLUENCES         

Von Ruden, 

Andrew 

17203536 T 5S R 10W SEC 28 Seward 

Meridian  HM  2014016  

TRIPLE CROWN ESTATES 

NO 2 PHASE 2 LOT 4 

BLOCK 4 

 $48,300   $ 0   $48,300  

2.08 ELEC YES, GAS NO, GOOD VIEW, GRAVEL MAINTAINED ACCESS 

Von Ruden, 

Andrew 

17203538 T 5S R 10W SEC 28 Seward 

Meridian  HM  2014016  

TRIPLE CROWN ESTATES 

NO 2 PHASE 2 LOT 6 

BLOCK 4 

 $46,300   $ 0  $46,300  

1.91 ELEC YES, GAS NO, GOOD VIEW, GRAVEL MAINTAINED ACCESS 

Von Ruden, 

Andrew 

17203539 T 5S R 10W SEC 28 Seward 

Meridian  HM  2014016  

TRIPLE CROWN ESTATES 

NO 2 PHASE 2 LOT 7 

BLOCK 4 

 $46,100   $ 0   $46,100  

1.89 ELEC YES, GAS NO, GOOD VIEW, GRAVEL MAINTAINED ACCESS 

 

 

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 State of Alaska AS 29.45.110. 

 

Land Comments: 

 

Subject properties range from 1.89 to 2.08 acre parcels located in the Fritz Creek area. The 

influences for each parcel are listed in the above table. 

 

A physical inspection of the land was conducted and the current land model was reviewed 

by land appraiser, Matt Bruns.  These properties are being valued fairly and equitably with 

surrounding like-kind properties. 

 

For the Fritz Creek/East End Road market area (#230), 53 sales from the last three years 

were analyzed. The median ratio for all of the sales is 90.51% and Coefficient of Dispersion 
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(COD) is 15.24%. All ratios are within acceptable ranges as set by International Association 

of Assessing Officers (IAAO).   

 

 
 

A search of KPB records shows that the appellant purchased the properties on 8/31/2020 

for $150,000 cash; this includes Lot 5 which was not appealed by the appellant.  Multi-lot 

sales are not generally used as a qualified sale for valuation purposes. The combined 

assessed values of all four lots is $123,500 for a sales ratio of 82.3%. 

 

Specific recommended value changes: 

 172-035-36 is a 2.08 acre parcel valued with a good view and no easement 

adjustment.  After inspection, it has been determined that an existing easement 

runs through the middle of this parcel and that the view is limited.  The department 

is recommending the parcel value be adjusted to account for this easement and 

the limited view, reducing the overall property value from $48,300 to $31,400. 

 172-035-38 is a 1.91 acre parcel valued with a good view and no easement 

adjustment.  After inspection, it has been determined that an existing easement 

runs through a corner of this parcel and that the view is limited.  The department 

is recommending the parcel value be adjusted to account for this easement and 

the limited view, reducing the overall property value from $46,300 to $39,400. 

 172-035-39 is a 1.89 acre parcel valued with a good view and no easement 

adjustment.  After inspection it has been determined that an existing easement 

runs through a portion of this parcel and that the view is limited.  The department 

is recommending the parcel value be adjusted to account for this easement and 

the limited view, reducing the overall property value from $46,100 to $32,300. 

 
References 

International Association of Assessing Officers. (1996). Property Assessment Valuation 

Second edition. Chicago: International Association of Assessing Officers. 
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The Assessing Department requests the Board of Equalization uphold their value 

recommended below based on the following findings: 

1. Subject properties are currently valued uniformly and equitably with the

surrounding parcels.

2. Influences are applied correctly and uniformly to the subject properties.

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 State Statutes.

4. The Assessing Department reviewed all physical characteristics of the subject

properties to ensure all data was accurately captured.

ASSESSOR'S RECOMMENDATION: 

LEGAL DESCRIPTION: 

NAME 

ACREAGE 

PIN LEGAL DESC TOTAL 

VALUE 

VON RUDEN, 

ANDREW 

17203536 T 5S R 10W SEC 28 Seward Meridian  HM  

2014016  TRIPLE CROWN ESTATES NO 2 

PHASE 2 LOT 4 BLOCK 4 

 $31,400 

2.08 Board Action: 

VON RUDEN, 

ANDREW 

17203538 T 5S R 10W SEC 28 Seward Meridian  HM  

2014016  TRIPLE CROWN ESTATES NO 2 

PHASE 2 LOT 6 BLOCK 4 

$39,400 

1.91 Board Action: 

VON RUDEN, 

ANDREW 

17203539 T 5S R 10W SEC 28 Seward Meridian  HM  

2014016  TRIPLE CROWN ESTATES NO 2 

PHASE 2 LOT 7 BLOCK 4 

$32,300 

1.89 Board Action: 

RECONCILIATION AND FINAL VALUE CONCLUSION 

APPELLANT:  Von Ruden, Andrew 

PARCEL NUMBER: See Below 

See Below 

TOTAL:   See Below 

BOARD ACTION:  See Below 
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LAND SALES RATIO STUDY

Ratio Sum 49.43 Excluded 0
Mean 93.27% Earliest Sale 11/15/2017 # of Sales 53

Median 90.51% Latest Sale 7/14/2020 Total AV 3,455,600$       
Wtd Mean 91.73% Total SP 3,767,050$       

PRD: 1.02 Range 1.5 Minimum 60.71%
COD: 15.24% Lower Boundary 45.25% Maximum 135.24%

St. Dev 0.1703 Upper Boundary 139.46% Min Sale Amt 28,000$           
COV: 18.26% Max Sale Amt 210,000$         

Outlier Information
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LAND SALES RATIO STUDY

Ratio Sum 49.43 2.66 Excluded 0
Mean 93.27% Earliest Sale 11/15/2017 # of Sales 53 New Val

Median 90.51% Latest Sale 7/14/2020 Total AV 3,455,600$        1
Wtd Mean 91.73% Total SP 3,767,050$        

PRD: 1.02 Range 1.5 Minimum 60.71%
COD: 15.24% Lower Boundary 45.25% Maximum 135.24%

St. Dev 0.1703 Upper Boundary 139.46% Min Sale Amt 28,000$             1/1/2020
COV: 18.26% Max Sale Amt 210,000$           0

No Time Adj
NBH

neighborhood pxfer_date lrsn PIN Total Acres Current Land Val Sale Price LandType SaleCd 2020 Cert Land Ratio
230 3/13/18 95612 17201025 4.54 30,700$             34,600$            20 Z $16,600 88.73%
230 7/6/18 55910 17202033 4.77 73,200$             102,500$          20 Z $67,700 71.41%
230 5/9/19 55912 17202035 4.78 73,200$             94,200$            20 C $67,800 77.71%
230 5/17/18 101238 17202058 4.78 65,900$             65,000$            20 V $61,000 101.38%
230 2/12/18 101239 17202059 4.60 64,600$             53,500$            20 Z $59,900 120.75%
230 1/25/19 55933 17202214 9.94 137,300$           115,000$          20 V $124,300 119.39%
230 7/20/18 93072 17203255 39.95 74,100$             86,000$            20 C $64,400 86.16%
230 7/24/18 96721 17203422 1.13 49,100$             55,000$            20 C $47,500 89.27%
230 1/30/18 102522 17203427 9.84 87,200$             85,000$            20 V $79,000 102.59%
230 3/29/19 89895 17203504 1.09 50,800$             46,000$            20 C $49,000 110.43%
230 1/17/19 89905 17203514 1.37 56,800$             42,000$            20 C $54,700 135.24%
230 6/6/19 89908 17203517 1.36 39,100$             37,000$            20 V $37,600 105.68%
230 12/29/17 89909 17203518 1.38 39,400$             37,000$            20 C $37,800 106.49%
230 7/13/20 101033 17203522 1.12 32,000$             45,000$            20 V $30,900 71.11%
230 5/6/19 102691 17203603 1.02 80,400$             90,000$            20 C $45,300 89.33%
230 10/3/19 102692 17203604 1.25 89,300$             90,000$            20 V $49,800 99.22%
230 6/20/19 102693 17203605 1.00 79,700$             90,000$            20 V $44,900 88.56%
230 5/14/18 56161 17205412 4.59 104,100$           84,000$            20 C $96,400 123.93%
230 7/30/18 93872 17205421 2.32 42,300$             42,500$            20 V $40,100 99.53%
230 2/27/20 105564 17206063 40.00 186,500$           200,000$          20 V $88,300 93.25%
230 5/29/19 56320 17210102 1.10 30,900$             35,000$            20 C $11,900 88.29%
230 11/29/17 56447 17211038 1.37 39,200$             48,750$            20 C $37,700 80.41%
230 10/1/19 98709 17212049 1.22 34,400$             42,600$            20 Z $33,200 80.75%
230 6/15/18 88296 17213337 2.57 74,100$             89,000$            20 C $69,800 83.26%
230 5/9/18 56605 17214009 4.35 69,900$             78,000$            20 Z $64,900 89.62%
230 10/24/18 56610 17214014 4.78 73,200$             85,500$            20 Z $67,800 85.61%
230 4/27/18 56611 17214015 4.78 73,200$             73,100$            20 Z $67,800 100.14%
230 7/19/19 56612 17214016 4.35 69,900$             93,000$            20 Z $64,900 75.16%
230 5/22/20 56645 17216010 9.08 109,000$           130,000$          20 C $99,000 83.85%
230 12/17/19 56647 17216012 9.55 91,100$             90,000$            20 V $82,600 101.22%
230 9/28/18 56656 17216021 4.60 30,900$             42,500$            20 V $28,600 72.71%
230 3/8/18 56675 17217025 1.65 43,000$             59,000$            20 Z $41,100 72.88%
230 1/6/20 56714 17219011 3.22 87,100$             78,000$            20 V $81,600 111.67%
230 6/27/19 56799 17221008 3.15 53,600$             55,900$            20 V $50,100 95.89%
230 6/7/19 56813 17221025 3.70 51,500$             56,900$            20 C $48,100 90.51%
230 4/25/19 56836 17221062 2.59 53,900$             55,000$            20 C $50,800 98.00%
230 8/3/18 56887 17223019 1.64 36,500$             34,200$            20 C $34,900 106.73%
230 4/5/19 56898 17223030 4.61 104,300$           85,000$            20 C $96,700 122.71%
230 10/28/19 88793 17223037 1.98 68,300$             112,500$          20 C $65,000 60.71%
230 1/8/18 56917 17224016 2.27 64,600$             67,500$            20 C $61,200 95.70%
230 12/22/17 91992 17224030 1.14 35,800$             35,000$            20 C $34,600 102.29%
230 4/11/19 57176 17232014 1.37 39,200$             50,000$            20 V $37,700 78.40%
230 6/4/20 57179 17232017 1.00 48,600$             57,000$            20 V $32,500 85.26%
230 6/14/19 57415 17241010 9.92 145,600$           125,000$          20 V $131,900 116.48%
230 10/19/18 57464 17243029 2.48 39,600$             46,000$            20 V $37,400 86.09%
230 2/8/19 57489 17245002 18.18 135,700$           210,000$          20 C $120,700 64.62%
230 5/20/20 57513 17245026 4.33 69,700$             70,000$            20 C $64,700 99.57%
230 7/14/20 82779 17245037 2.16 44,300$             69,000$            20 C $42,000 64.20%
230 6/3/20 89070 17245046 1.84 34,100$             45,000$            20 C $32,500 75.78%
230 11/15/17 57545 17246027 1.35 35,000$             36,000$            20 C $33,700 97.22%
230 6/15/18 57551 17246033 1.01 33,700$             28,000$            20 C $32,700 120.36%
230 11/13/19 88287 17246041 1.05 31,900$             45,000$            20 C $31,000 70.89%
230 3/29/19 57593 17248015 2.06 48,100$             45,300$            20 Z $45,600 106.18%

Outlier Information
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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. 
 

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

 

5.0 AC Base 50,000$     5.0 AC Base 50,000$    

Gravel Maint ‐$           Paved 5,000$      

Elec Yes ‐$           Elec Yes ‐$          

Gas No (10,000)$   Gas Yes ‐$          

View Limited 12,000$     View Good 25,000$    

Waterfront Pond 25,000$    

Land Value 52,000$     Land Value 105,000$ 

Price/AC 10,400$     Price/AC 21,000$    

5.0 AC Base 50,000$     10.0 AC Base 70,000$    

Paved 5,000$       Paved 7,000$      

Elec Yes ‐$           Elec Yes ‐$          

Gas Yes ‐$           Gas Yes ‐$          

View Good 25,000$     View Good 35,000$    

Waterfront Pond 25,000$     Waterfront Pond 35,000$    

Land Value 105,000$  Land Value 147,000$ 

Price/AC 21,000$     Price/AC 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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