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2025 Board of Equalization

Formal Appeal
Appeal # 062
Account Number 56611B04L008
Owner LARES SAMUEL & KAYLA
Map Number HO16

Appraiser BUDDY EVELAND
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. OWNER NAME:_samuel & Kayla Lares

BOE HEARING APRIL 23, 2025
APPEAL #062 - LARES

ASSESSMENTS24
MATANUSKA-SUSITNA BOROUGH
350 E. Dahlia Avenue * Palmer, AK 99645 FEB 2 8 ?_025
Ph. (907) 861-8640 - www.matsugov.us

NOTICE OF APPEAL TO THE BOARD OF EQUALIZATION
Must be postmarked or delivered by February 28, 2025 or within 30 days of adjusted assessment notice
mailing.

ACCOUNT NO: _56611B04L008
Note: A separate form is required for each appeal; do not submit multiple account numbers on the same

form.

Value from Assessment Notice: Land_45 000 ; Buildings_542 200 : Total 587 200
Owner’s Estimate of Value: Land_45000 ; Buildings_482 200 ; Total _527 200
Property Market Data:

a. What was the purchase price of your property? 419.000

b. What year did you purchase your property? 2017

c. Was any personal property included in the purchase? Yes No _y

E=>If so, please itemize:

d. Date property was last offered for sale: 2qg17 Price asked: 459 0o
e. Type of mortgage: FHA
f. Has a fee appraisal been done on the property within the past 5 years? ___Yes _x No

= If yes, please attach a copy.

Property Inventory Data:

a. Have improvements been made since taking ownership? Yes No _x
= If yes, please describe:

Why are you appealing your assessed property value?

[y My property value is excessive.

[C] My property value is unequal to similar properties.

[] My property was valued improperly (fraud or using an unrecognized appraisal method).
[] My property has been undervalued.

The above are the only grounds for adjustment allowed by Alaska Statute 29.45.210(b). (See attached.)

Please provide specific reasons and evidence supporting the item(s) checked above:
_l have attached a market analysis we had done on our property in 2021

Please check here if you have attached additional information to support your appeal.

[IPlease check here if you intend to submit additional evidence within the required time limit.
(See Page 3, ltem #5 regarding the required time limit.)

10. Commercial Property Owners: Please include Attachment A.

Appeal Form & Instructions, page 1 of 5
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Attachment A
Income Producing Property

Income producing commercial property is developed with the intent to produce net income to the owner.
In order for a protest or appeal to be adequately considered the income and expense generated by the
property should be analyzed. The information listed below is appropriate for an analysis of the property.

Income and expense from a business is not appropriate unless the property is the business, such as
rental apartments, hotels, retail shopping buildings, etc.

The following information is requested for analysis. The information may be submitted in another form
such as IRS filings or financial statements.

Account Number: 566118041008
1) Rent roll including unit identification, size, and rent.

2)

INCOME
Rental income $56,430
Common area fees, if any
Utilities
Other income

EXPENSE
Insurance $2,940
Repairs $15,000
Maintenance $7,538.13
Employment taxes
Management fee $5,643
Water
Sewer
Gas $2,237.84
Electricity $900.83
Other - describe HOA $394.06

Denali Refuge $1,964.48

Appeal Form & Instructions, Page 3 of §
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Comparable Market Analysis
4900 S Mainsail Ave, Wasilla, AK, 99623

Prepared for Samuel & Kayla Lares—Sunday, December 19, 2021

Evelyn Rohr, GRI
DBL Eagle Real Estate & Inv., LTD
800 N Hyer Spur Rd 5N E
Wasilla, AK 99687
erchr@mtaonline.net
907-232-2920

COMMENTS

Active and pending comps are very limited at this time with 3 total on the market excluding new construction. Values range from $415,000 to
$424,900. There were 17 sales within the past year of somewhat similar properties. Sales prices range from $380,000 to $524,000. Dus to
the limited number of somewhat similar comps currently on the market, values are based primarily on sold comps. Land adjustments have
been made on location.

Information for the subject was taken frorn the prior MLS.

5059 Reliance sale information was for Statistics only with limited information provided. Previous MLS show 8 beds 4 bath with a 4 car
garage.

This report is niot an appraisel end is not intended to meet the requirements set out in the Uniform Standards of Appraisal Praclice. If an appraisai is desired, the

sewvices of a licensed appraiser should be obtained.
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A
4900 'S Malnsall Avs  Wasilla AK 99623
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CMA Prepared for Samuel & Kayla Lares by Evelyn Rohr

Comparable Properties

Subject

4900 S Mainsail Ave
Wasilla AK 99623

20-16932

5383 W Adventurer
Boulevard
Wasilla AK

BOE HEARING APRIL 23, 2025

4900 S Wialnsall Ave , Wpilla AK 99623

21-12346

21-18012

4865 Rellance Road
Wasilla AK

5069 W Rellance Road
Wasilla AK

Distance From S
List Pﬁce
On'gih'a_JlLlst Price
Sold Pnce .
Sams i
Status Date

Agent Days on Mq:'kaf

0207]2021

PR

Adjustment

Beds .
éaihs
SF-Res
SF-Lot
Garagé'# )
Year Built

Location

Adjusted Price

$474,000

$458,000

$516,000

$448,000

Price Per SF-Res

108.28

$111.30

$131.80

$106.67

Evelyn Rohr | 907-357-1770 | erohr@mtaonline.net

Page 3of8



BOE HEARING APRIL 23, 2025

CMA Prepared for Samuel & Kayla Lares by Evelyn Rohr 4900 S Wrainsail Aus ), Wigsitia AK 99623

Subject 21-16352 21-16603 2117106

4900 S Mainsail Ave
Wasilla AK 89623

9649 W Schulz Drive

Wasllla AK

4825 S Dollar Road

Wasilla AK

Distarice From Subject

List Price

Original.List Price .~ .

Sold Price
‘Status. :
S;ta.lug Date

'Age'nt Day.s onMékét' :

11/01/2021

Adjustment

Bédsf‘- :
Baths
SF-Res”
SF-Lat
‘Chrage #
Year Built
Garage

Location

+25000

Adjusted Price

$474,000

$459,000

$461,000

Price Per SF-Res

109.29

$133.04

$107.41

cvelyn Rohr | 807-357-1770

erohr@mtaonline.net

Page 4 of 8
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Price Analysis

Summary of Closed Listings
Total Adjusted

MLS # List Price ADOM Sold Date Sold Price Adjustments Price

™ - T et Pope T g.-‘. R Ay m iy RO
21-13012[6060 W, Wasi R e ieRsRoz] (St 00h ofs435500
20- 16932 5383 W Adventurer Boulevard Wasﬂla AK $465,000 $458,000

TTRe Tt

$489,000]7

LT Al

0612021

P “r.x —u X

20| 02/04/2021 $45? 009
i m-:;-i kil ""H

el

2?-12346 4865 Rellance Road Wasllla AK

Summary of Pending Listings

Total Adjusted

MLS # Addrass List Price Adjustments Price
g £ T R £ ;,_:_‘ 1 .;_"'J'::f'-l'.""" iy SR pe M)
2116603 .|4825 § Dolar Roaid, Wa - RRSE 000 I 14000 | s45000

21-17106 |1525N Fancrful P!ace Wastlla AK

21-1635Z: {9849 W Schulz Dnve. Wasﬂla,AK 5

$415,000 $486,000] $4561,000
g (ot s YA LA R L N

£ $424 - $21,000[$445,900

o RO vt il |
S an

oz ‘f,.m.._ﬁx!r 1:&1*!21 W

Low, Average, Median, and High Comparisons
Closed Pendmg Qverall

Low .-
Average
Median -

High $516,000

Overall Market Analysis (Unadjusted)

Status # LlstVol Avg. Last Price Satd Vol AVg Sold Price Avg SalleIst Price Avg. SF-Res Avg. LlstSISF-Res Avg. Sold $/SF-Res Avg. ADOM
Closed |3|1:471:080) 7/ %.470.33 ) : ' €
Pending |3 1.554.900 .
Overall [512,665,900

Evelyn Rohr | 907-357-1770 | erohr@mtaonline.net Page 50f 8
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Comparison Based on SF-Res

) Price Per
MLS # Address Adjusted Price SF-Res
21-16603 - - L ) ‘ 4 e e
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21446352 9 o pr‘veﬁr Vasifia AK
21-18012 5089 W Rellance Road, Wasilla AK

20-16932
21-12346
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Listing Price Recommendation

Low. ., ‘:'
High

Recommended

Evelyn Rohr | 807-357-1770 | erohr@mtaonline.net Page 7 of 8
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ndjustments for Comparable #21-16603 (Map Number 1)

* Description Value $415,000
Garage TR prTRd ; 3 59y
Year Built
Location
Final Adjusted Value

"~ s434,000
q'“;';«\.tz'ﬁ. k‘“?' '&WWQE R :

B $459,000

———

Description Valuo

Description Value $415,000
Garage -~ T : ; g i S S T RIS T 7

Year Built
Location’; " .-
Final Adjushad Value

Description
SFRes ¢ il

Description Value $424,900
Garage

Year Built ~ . .
Final Adjusted Value

Description

Description ‘ Value
Year Built . gl : Vi s By

) > RO
Prlco Per calculaﬁons for COMpara #21 -1 801 2 (Map

Description
SF-Res - i

Description
Year Built

Description
SFRes T rn n

$515,000
AR U 656,060,

Description
Year Built &, . oy

Description
SF-Res ', . - IR

Evelyn Rohr | 807-357-1770 | erohr@mtaonline.net Page 8 of 8




BOE HEARING APRIL 23, 2025
APPEAL #062 - LARES

12 OF 24
=
a MATANUSKA-SUSITNA BOROUGH
| }:N Department of Finance
_\'f'. »;, Division of Assessment
'; ) \m 350 East Dahlia Avenue * Palmer, AK 99645
i Phone (907) 861-8642 * Fax (907) 861-8693
www.matsugov.us

Tos 2025 Board of Equalization
Thru: Art Godin, Acting Assessor
From: Buddy Eveland, Appraiser I1I
Re: Appeal #062

Property Owner: Samuel & Kayla Lares
Account/Legal: 56611B04L008

Map No.: HO 16

Date of Appraisal: 1/1/2025

Hearing Date: 4/23/2025

2025 Assessed Value: Improvements: $542,200
Land: $45,000

Total: $587,200

Purpose of Report:

e Validation of the 2025 assessed value of the subject property generated by the mass
appraisal process and confirmed using ratio studies.

Providing Outstanding Borough Services to the Matanuska-Susitna Community.
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Introduction:

The subject property in Settlers Bay #1 subdivision at 4900 S Mainsail Avenue.

o The subject is an average quality two-story four plex, built in 2005 with a detached four-
bay garage.

o The structure has 5,040 square feet of living area that has four two-bedroom units. The
property also has a 1,152 square foot detached garage.

Basis of the Appeal:

Excessive [ Unequal [ Improper [ Undervalued

Concerns brought forth by the appellant:

e Owner selected Property value is excessive.

e The property owner also supplied a Comparative Market Analysis dated 12/19/2021.
Discussion:

e An expanded search was necessary due to limited sales around the subject.

e The Matsu Borough has supplied four comparable sales that support the 2025 assessed

value.

Comparable Sales:

Sale Indicated
Comparable Sales Price Sale Date Value
1. 53372B02L031 $550,000 4-5-2022 $675,200
2. 56420B02L010 $785,000 5-2-2023 $787,200
3. 55309B04L006B $577,500 10-8-2024 $629,800
4. 55309B04L006A $572,500 4-26-2024 $650,900

Assessed

Subject Property Value
56611B04L008 $587,200

Providing Outstanding Borough Services to the Matanuska-Susitna Community.
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Comparable Sales Summary:

e Sale #1 & #2 both are fourplexes located out Knik Goose Bay Road like the subject and
have garages available. These two fourplexes both have two two-bedroom units and two
three-bedroom units that have superior finishes to the subject.

e Sale#3 & #4 are both similar in quality to the subject with the same number of bedrooms
as the subject but do not have garages available.

e Sale #3 is the newest sale and has the least amount of time adjustment.

Comments on basis for appeal:

e Property value is excessive. The Matsu Borough has supplied four comparable sales that
support the assessed value of the subject property.

e The property owner supplied a 2021 Comparative Market Analysis. This has a
recommended value of $474,000 as of 12/19/2021 and when time adjusted 10% a year it
supports the current assessed value.

Case facts:

e The Matsu Borough has supplied comparable sales that support the 2025 assessed value.

The Matsu Borough has supplied paired sales analysis that supports the increase in the
market over time.

e The assessed value generated by the mass appraisal process of the subject is supported by
the MSB comparative market analysis. '

Conclusion:

e The property owner has not supplied any evidence to indicate that the assessed value is
excessive.

e The comparable sales indicate that the subject is not overvalued and is equitable with
similar four-plex properties.

Recommendation:

e Uphold the 2025 Assessed Value Land: $45,000
Improvements: $542,200

Total: $587,200

Providing Outstanding Borough Services to the Matanuska-Susitna Community.
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Attachments:

Comp Spreadsheet

Comp Pictures

Map of Comps & subject (Zoom out)
Map of Comps & subject (Zoom in)
Multifamily paired sales

Providing Outstanding Borough Services to the Matanuska-Susitna Community.



APPELLANT'S NAME Samuel & Kayla Lares
ADDRESS 4900 S MAINSAIL AVE
SUBDIVISION SETTLERS BAY #1
ACCOUNT_NO. 566118041008
MAP HO 16
ASSESSED_VALUE/SALES_PRICE $587,200
SALE_DATE 1/1/2025
LAND_ASSESSED_VALUE 545,000
SITE_(ACRES) 0.95
AREA KNIK-GOOSE BAY AREA
STYLE W/GARAGE
DESIGN(STYLE) TWO-STORY
AGE 2005
LIVING_UNITS 4
GROSS_LIVING_AREA 5,040
GARAGE 1,152
CARPORT 0
# OF_BEDROOMS 8
#_OF_BUILDINGS 1
HEATING_FUEL_TYPE 0
GROSS_MO_RENT $5,840
GRM 110
PRICE_PER_WEIGHTED_UNIT $97,867
PRICE_PER_BEDROOM 573,400
PRICE_PER_SQFT $116.51
COUNT GRADE
EFF 0 0
1BR 0 0
2BR 4 AVERAGE
3BR 0 0
4BR 0 0
ADJUSTMENTS
TIME_AD)
LOCATION
DESIGN
GARAGE
GRADE
AGE_

GROSS_LIVING_AREA_
GARAGE_AREA
CARPORT_AREA
AMENITIES

OTHER

NET_AD]_%
GROSS_AD)_%

ADJUSTED_SALE_PRICE_OF_COMPARABLES

INDICATED_VALUES

ADJ_PRICE_PER_UNIT_(WEIGHTED)

ADJ_PRICE_PER_BEDROOM

ADJ_PER_SQFT

TIME_ADI_GRM
$106,000 Value Per Unit (Weighted)
$79,800 Value by Bedroom
$156 Value by sqgft
127, Value by adj GRM

Subject Assessed Value

$636,000
$638,400
$786,240
$741,680
$587,200

COMP #1
6402 S WASSIM CIR
TIMRICK
533728021031
ocC 4
$550,000
4/5/2022
$42,000
0.98
KNIK-GOOSE BAY AREA
W/GARAGE
TWO-STORY
2005
4
4,484
1404
0
10
1
0
$6,191
89
$84,615
$55,000
$122.66
COUNT GRADE
0 0
0 0
2 SUPERIOR
2 SUPERIOR
0 0

$151,000

S0

($25,800)

S0

S0

S0

S0

22.76%

32.15%

$675,200

$103,877

$67,520

$150.58

113

COMP #2

5930 W BINNACLE DR
BIRCH HAR EST #2
56420B02L010

HO 16

$785,000

5/2/2023

$32,000

0.92

KNIK-GOOSE BAY AREA
W/GARAGE
TWO-STORY

2014

4

5,054

1066

0

10

1

0

$7,120

110

$120,769

578,500

$155.32

COUNT GRADE
0 0

0 0

2 SUPERIOR
SUPERIOR
0

o~

$131,200

S0
($87,800)
(541,229)

S0
S0
S0

0.28%
33.15%
$787,200

$121,108
$78,720
$155.76
129

COMP #3

233 £ STONEHAVEN CIR
EVON WOOD DIV | RSB B/4 L/6
55309B04L006B

WA 6

$577,500

10/8/2024

540,000

1.38

SCHROCK RD AREA
WO/GARAGE
TWO-STORY

2002

4

3,584

0
0
8
1
0

54,642
124
$96,250
$72,188
$161.13
GRADE
0

0
SIMILAR
0

0

COUNT

(=R = =]
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COMP #4

225 E STONEHAVEN CIR

JN WOOD DIV | RSB B/4 L/6

55309B04L006A

WA 6

$572,500

4/26/2024

$40,000

1.39

SCHROCK RD AREA

WO/GARAGE

TWO-STORY

2002

4

3,584

0

0

8

1

0

54,642

123

$95,417

$71,563

$159.74

COUNT GRADE

0 0

0 0

4 SIMILAR

0 0

0 0
$13,400
$30,000
$8,864
S0
S0
S0
9.05%
9.05%
$629,800
$104,967
$78,725
$175.73
127

$39,200

$30,000

59,176
S0
S0
S0

13.69%
13.69%
$650,900

$108,483
$81,363
$181.61
132
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Account # Address Sale Price Sale date date diff Annual % chng _

57361000L003A 1031 S Caulkins Street 967,500 2/23/2024 9.1 101% 11%
1031 S Caulkins Street 481,250 1/6/2015

53053000L006 12300 E Drift Lane 1,800,000 1/6/2025 783 75% 10%
12300 E Drift Lane 1,030,000 10/3/2017

56040B02L002 1565 N Lakeview Drive 582,000 1/5/2024 2.8 29% 11%
1565 N Lakeview Drive 450,000 3/8/2021

55577000L002 1855 N Silver Pond Circle 525,000 1/28/2025 5.4 47% 9%
1855 N Silver Pond Circle 356,500 8/16/2019

52496000L008C 200 Vincent Circle 515,000 3/1/2023 35 61% 17%
200 Vincent Circle 320,000 8/8/2019

55873B02L003 2843 S Avalon Circle 1,000,000 8/6/2024 4.8 53% 11%
2843 S Avalon Circle 655,000 9/20/2019

55342B01L003 3452 S Vale Avenue 925,000 1/28/2025 10.2 71% 7%
3452 S Vale Avenue 539,545 10/30/2014

57401000L004 3700 S Lansing Road 880,000 3/31/2023 4.6 44% 10%
3700 S Lansing Road 609,999 8/3/2018

57351000L008 3803 S Lance B Circle 920,000 5/10/2024 3.4 58% 17%
3803 S Lance B Circle 582,000 12/2/2020

55851B05L005A 4561 W Sprucewood Drive 882,000 10/6/2023 14.3 100% 7%
4561 W Sprucewood Drive 440,000 6/10/2009

56611B02L046 4575 S Binnacle Drive 872,500 2/24/2023 7.8 48% 6%
4575 S Binnacle Drive 588,500 5/4/2015

57473B01L016 4645 W Amanda Drive 750,000 10/15/2024 5.0 62% 12%
4645 W Amanda Drive 463,000 9/24/2019

53052B04L017 5185 N Monte Carlo Lane 675,000 7/10/2023 312 38% 12%
5185 N Monte Carlo Lane 488,000 5/5/2020

56001B08L015 5765 E Bogard Road 510,000 3/26/2023 4.9 47% 10%
5765 E Bogard Road 346,000 4/11/2018

56420B02L010 5930 W Binnacle Drive 785,000 5/2/2023 7.6 37% 5%
5930 W Binnacle Drive 575,000 9/23/2015

55554B02L001 620 W Roy Road 719,000 5/2/2023 13.2 78% 6%
620 W Roy Road 404,900 2/11/2010

10.06%

Median 9.98%
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2025 Board of Equalization

Formal Appeal
Appeal # 100
Account Number 52166B02L003
Owner RIEDER SUSANNE
Map Number ARS8

Appraiser JEN BUSWELL
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APPEAL #100 - REIDER
F 19

FEB 28 27
MATANUSKA-SUSITNA BOROUGH

350 E. Dahlia Avenue * Palmer, AK 99645 RECEIVED
Ph. (907) 861-8640 « www.matsugov.us

NOTICE OF APPEAL TO THE BOARD OF EQUALIZATION _
Must be postmarked or delivered by February 28, 2025 or within 30 days of adjusted assessment notice
mailing.

1. OWNER NAME: SMSO( f’lI/IQ Ql 600@/

2. ACCOUNT NO: KEALE
Note: A separate form is requnred for each appeal, do not submit multiple account numbers on the same
form. THoO

3. Value from Assessment Notice: Land YRQMOR ; Buildings_/ 2(?0 0 : Total 25000

0

4. Owner’s Estimate of Value: Land Z : 00 ; Buildings_£0 VY 250 ; Total ‘5}/00
5. Property Market Data: ~ 4

a. What was the purchase price of your property? ‘@' 50 Q9 CL{)PI‘OX_

b. What year did you purchase your property? /4‘7@ N

c. Was any personal property included in the purchase? Yes No X

—>1f so, please itemize:

. Date property was last offered for sale: A / a Price asked:
e. Type of mortgage: n /ﬂ/
f. Has a fee appraisal been done on the property within the past 5 years? __ Yes i No

—> |f yes, please attach a copy.
6. Property Inventory Data: S
a. Have improvements been made since taking ownership?  Yes No

= If yes, please describe: Sm = lZﬂSfZMi!QZE g%& b & (f[%b’l/l//s}lﬁd,

7. Why are you appealing your assessed property value?
E My property value is excessive.
My property value is unequal to similar properties.

My property was valued improperly (fraud or using an unrecognized appraisal method).
[] My property has been undervalued.

The above are the only grounds for adjustment allowed by Alaska Statute 29.45.210(b). (See attached.)

8. Please provide specific reasons and evidence supporting the item(s) checked above:

L bllding on dhg pippirs s Ny Simpke + basie
Hur haveYpesn np  damsés 67 /mm«@m%f mad
dor ol eay 1guears or Since Hu mmmwﬂ plav,
@/ﬁ budIdH 07 ol norease Bles s P due
(otlaamly hDt gushiied. M N WM/QMH%

9. D Please check hered(you have a@ched additional information to support your appeal.

¥ IPlease check here if you intend to submit additional evidence within the required time limit.
(See Page 3, ltem #5 regarding the required time limit.) ff ru? wested

10. Commercial Property Owners: Please include Attachment A.
"
this seems a_rondo
q'sgeosf ment of Hus

preperty

Appeal Form & Instructions, page 1 of §
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11. Check the appropriate blank:
a. | am the owner of record for the account number appealed.

b. 1 am the attorney for the owner of record for the account number appealed.

c. The owner of record for this account is a business, trust or other entity for which [ am
an owner or officer, trustee, or otherwise authorized to act on behalf of the entity. | 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 | am the personal representative of the estate. |
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.

e. | am not the owner of record for this account, but | wish to appeal on behalf of the
owner. | 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.

12. Signed Statement of Appeal to the MSB Board of Equalization (BOE):

| hereby appeal the determination of assessed value of the aforementioned property to the
Matanuska-Susitna Borough Board of Equalization. My appeal is based on the grounds identified
in Item #7 of this appeal form. | have discussed opinions,of value with an appraiser representing
the Assessment Division. Appraiser's name: <QM,{/\/\

| understand that | bear the burden of proof for this appeal and that | must provide evidence to
support my appeal. | also understand that all documentation that will be used to support my appeal
should be submitted within 15 days of the close of the appeal period or as provided in (MSB
3.15.225(E)(5)). | further warrant that all statements contained in this appeal form and its

Q’?achments are true to the best of my knowledge. _
}Q ugaune. Riedes

Signature Printed Name
Po Bat oy Sewasd M 9ol
Mailing address City State Zip

Q7 362 0Blo

Phone Ntﬂmber(s - Requested for use by appraiser attempting resolution of this appeal and/or by BOE Clerk.

W QMW\WL\O(MMW\@ U Q hoo. com

E-mail address -- Requested for use by appraiser ﬁttémptmg‘resoluhon of this appeal and/or by BOE Clerk.
MUST BE FILED BY FEBRUARY 28, 2025 OR WITHIN 30 DAYS OF ADJUSTED ASSESSMENT NOTICE.

BEFORE YOU FILE:

Did you remember to include your attachments? Attachments may include such items as an appraisal of your property,
valuation information regarding similar properties in your area, Attachment A (for commercial properties), or other
additional information to support your appeal.

Did you provide the required documentation to prove your right of appeal for this property? (See ltem #11 above.)

Appeal Form & Instructions, Page 2 of 5



BOE HEARING APRIL 23, 2025
APPEAL #100 - REIDER
4 OF 19

MATANUSKA-SUSITNA BOROUGH
Department of Finance

Division of Assessment
350 East Dahlia Avenue ® Palmer, AK 99645
Phone (907) 861-8642 © Fax (907) 861-8693
wWww.matsugov.us

To: 2025 Board of Equalization
Thru: Art Godin, Acting Assessor
From: Jennifer Buswell, Appraiser
Re: Appeal #100

Property Owner: Susanne Rieder
Account/Legal: 52166B02L003

Map No.: AR 8

Date of Appraisal: 1/1/2025

Hearing Date: 4/10/2025

2025 Assessed Value: Improvements: $17,600
Land: $7,400
Total: $25,000

Purpose of Report:

e Validation of the 2025 assessed value of the subject property generated by the mass
appraisal process and confirmed using ratio studies.

Zroviding Outstanding Borough Services to the Matanuska-Susitna Community.
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Introduction:

o The subject property is a remote property on Bench Lake on the east side of the
Matanuska River in area of Matanuska Glacier.

e The subject is a cabin that was built in 2010 and has an effective age of 2010. Subject
sets on 4.63acre.
The structure has 192 square foot of living area.
The structure is constructed with log.

Basis of the Appeal:

Excessive Unequal Improper [ Undervalued

Concerns brought forth by the appellant:

Owner states Property value is excessive & improperly valued.

® The property owner states on his appeal, “That the building is very simple and basic.
There have been no changes or improvements made for at least 10 years or since the
original day of build finish. A 7-fold increase of building value is certainly not justified.
There is no power/electricity. This seams a random assessment of this property.”

Discussion:

* An expanded comparable search was necessitated due to a lack of comparable sales in the
subject neighborhood. This expanded search included remote properties of Mat-Su
Borough, with water frontage and no road access.

e Mat-Su Borough provides four comparable properties in support of the current assessed
value of the subject. All comparable were chosen from areas that compete with the
subject on the open market. Comparative analysis is summarized as follows.

e The property owner stated that she would visit the property and send photos of its current
condition. However, no photos have been submitted at the time of this report.

Providing Outstanding Boroughi Services to the Matanuska-Susitna Community.
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Comparable Sales:

Sale Indicated
Comparable Sales Price Sale Date Value
1. 56502000T00G $35,000 6/5/2024 $30,800
2. 56397000T097 $50,000 12/6/2024 $35,500
3. 4U04591000L16 $65,000 11/3/2023 $54,700
4. 523830000000 $54,000 12/13/2022 $62,200

Assessed

Subject Property Value
52166B02L.003 $25,000

Comparable Sales Summary:

o Sale #1 is located at Township Road, Skwetna, AK. This comparable sold on 6/5/2024
for $35,000. Quality and condition are similar to the subject. This comparable contains
38 less square feet of living area than the subject. The structure is situated on a 5-acre
lot, lake frontage, location is similar to that of the subject.

e Sale #2 is located at Trapper Lake, Caswell area, AK. This comparable sold on 12/6/2024
for $50,000. Quality is similar to that of the subject and condition is similar. Living area
contains 248 square feet more than the subject. The heating system is similar to the
subject’s. The structure is situated on a 4.29-acre lot on the lake.

o Sale #3 is located at Susitna Lake, Lake Louise, AK. This comparable sold on 11/3/2023
for $65,000. Quality is inferior to the subject and condition is similar. Square feet of

living area is 64 square feet more than the subject. The structure is situated on a 4.56-acre
lot that fronts the lake.

e Sale #4 is located at Chinilna River, Talkeetna, AK. This comparable sold on 12/13/2022
for $54,00. Quality and condition are similar to the subject. This comparable contains 144
square feet more than the subject. Heating system is similar to the subject. Location is
similar, the structure is situated on a 4.59-acre lot on the river.

Providing Outstanding Borough Services to the Matanuska-Susitna Community.



BOE HEARING APRIL 23, 2025
APPEAL #100 - REIDER
7 OF 19

Sales Analysis Ratio

® An assessment of the ratio analysis (below) for remote cabins located near the Matanuska
Glacier shows an average assessed ratio of 44%.This indicates that on average the remote
cabins in this area are assessed at 44% of the full market value.

e Comp A, as part of the sales analysis, is located on the same lake as the subject property

Assessed Ratio Analysis of remote cabins in Matanuska Glacier area

A/S RATIO COMP | TAXID SALE DATE | SALE PRICE | ASSESSEDVALUE | A/S RATIO
CompA 52166B03L009 2/6/2018 $95,000 $66,800 70%
CompB 55333000L003 7/8/2016 $115,000 $64,100 56%
CompC 120N07EQ7A014 5/9/2024 $260,000 $118,200 45%
CompD 54782000L004 6/11/2019 $99,000 $38,100 38%
CompE 120NO6E23A011 9/10/2019 $64,000 $25,400 40%
CompF 120NO6E18D003 6/7/2023 $335,000 $76,800 23%
Comp G 54782000L003 3/23/2018 | $115,000 $41,100 36%
44% MEAN

40% MEDIAN

Comments on basis for appeal:

e Completion was added to this cabin as shown in the imagery, including roofing, flooring
and walls. The previous valuation was only for the foundation and some framing of the
cabin as shown in the attached picture taken from the air.

e All comparable properties are off-grid and lack road access.

Case facts:

e The property owner has not submitted any information indicating that the subject is
overvalued.

e The ratio analysis of remote cabins in the Matanuska Glacier indicate that remote cabins
in this area are not overvalued.

e The assessed value generated by the mass appraisal process of the subject is supported by
the MSB four cabins in the comparative market analysis.

Providing Outstanding Borough Services to the Matanuska-Susitna Community.
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Conclusion:

e The comparable sales indicate that the subject is not overvalued and is equitable with
other remote cabins in the MSB.

Recommendation:
e Uphold the 2025 Assessed Value Land: $7,400
Improvements: $17,600
Total: $25,000
Attachments:
Comp Spreadsheet
Comp Pictures

Map of Comps & subject (Zoom out)
Map of Comps & subject (Zoom in)
Assessed Ratio Analysis map

Providing Outstanding Borough Services to the Matanuska-Susitna Community.



APPELLANT'S NAME
ADDRESS
SUBDIVISION
ACCOUNT_NO.

MAP

SALE_PRICES
$/GROSS_LIV_AREA
LAND_ASSESSED_VALUE
SALE_DATE
SALES/FINANCING_CONC
TIME

LOCATION
SITE_(ACRES)

VIEW

DESIGN(STYLE)
CONST_TYPE
CONST_QUAL

AGE

CONDITION
GROSS_LIVING_AREA
BASEMENT_UNFINISHED
BASEMENT_FINISHED
BATHS

HALF_BATHS
JACUZZI/SAUNA
FUCTIONAL_UTILITY
HEATING_FUEL_TYPE
GARAGE

CARPORT
PORCH/DECK
FIREPLACE
WOODSTOVE
PAVED_DRIVEWAY

OUTBUILDINGS / WELL & SEPTIC

OTHER
NET_ADJUSTMENT_$
NET_ADJ_%
GROSS_ADJ_%

ADJUSTED_SALE_PRICE_OF_COMPARABLES

SUBJECT_ASSESSED_VALUE

SUSANNE REIDER
BENCH LAKE AREA

52166B02L003
AR 8

$7,400
1/1/2025

BENCH LAKE AREA
4.63

CABIN
LOG
AVERAGE
2010

S

192

WOOoD

$0

$25,000

COMP 1
SKWETNA AREA Pic

ASLS 71-049 Map
56502000T00G Srch

BLS

$35,000

$227.00

$17,500

6/5/2024

BULCHITNA LK AREA

S0

5.00 (510,100)

CABIN
FRAME
INFERIOR
2003

S

154

$3,300
51,225

61,330
S0
$0
S0
S0
$0

S0

50

S0

S0

S0

S0

S0

S0

50
-$4,245
-12.1%
45.6%
$30,800

COMP 2

CASWELL AREA Pic
{APPER LK AK SM TR ASLS 71-19 Map

563970007097 Srch

CA 4
$50,000
$114.00
$23,100

12/6/2024

TRAPPER LK AREA
4.29

CABIN
LOG
INFERIOR
1980

S

440

(=1 =le -]

WOOD

48

(==

S0

o O o o

S0

(515,700)

$2,900
$7,500

(58,680)
S0
S0
S0
$0
0]

S0

S0

S0
(5480)
S0

S0

S0

S0

S0
-614,460
-28.9%
70.5%
$35,500

COMP 3

LAKE LOUISE AREA Pic

BOE HEARING APRIL 23, 2025

U.S. SURVEY 4591 Map
4U04591000L16 Srch

TY 14
$65,000
$254.00
$25,900

11/3/2023

TYONE LK AREA
4.56

CABIN
FRAME
INFERIOR
1990

$2,400

(518,500)

$3,100
$6,740

(52,240)
0]
S0
SO
S0
$0

S0

S0

S0

50

S0
($1,000)

$0
(5800)

$0
-$10,300
-15.8%
53.5%
$54,700

APPEAL #100 - REIDER

9 OF 19

COMP 4
TALKEETNA AREA Pic

ASLS 80-056 Map
5.2383E+11 Srch
CH 16
$54,000
$161.00
$7,300

12/13/2022

CHASE AREA
4.59

CABIN
FRAME
INFERIOR
1985

S

336

O o0 o0 oo

WOOD

238

o o

$0

o O o0 o

$5,800

$100

$2,200
$7,475

(55,040)
50
S0
50
50
S0

S0

S0

S0
($2,380)
S0

S0

S0

S0

S0
$8,155
15.1%
42.6%
562,200
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Subject - Current Imagery
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Susitna Lake
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the Malanuska-Susitna Borough GIS Division at
9078617858

only. The
Borough makes no express or impliad warranties with

map of the sultability of the map for any particular purpose

Property Address

APPEAL #7100 - REIDER
Vicinity Map 17 OF 19

Tyvone Lake

Tvone
Lake
|

DK¢

Lake
|

Susitna Lake
|
|

ASR Accecementc Nivicinn: 4/2 /2078

4U04591000L16

0 250 500

N

Daog A

l!-
|




BOE HEARING APRIL 23, 2025

7  APPEAL#100 - REIDER

menyyhp 18 OF 19
i
— /
i S !

\\/ . Chunilna

/ ¢ Creek >

\Chunilna |
( \ Creek

Property Address

% Riyer s

Shasi,
i e

500

250

This map I solely for Informational purpases onty. The
Barough makes no express of implied warranties with
respect ta the character, function, or capabiiities. of the

map or the suitabliity of the map for any particular purpose.
ihose originally Intended by the Borough. For

90T-861-7858

523830000000

MER Accocementc Nivicinn: 4/2/7N78



BOE HEARING APRIL 23, 2025
APPEAL#100 - REIDER
19 OF 19

‘ - Comp #G

Lake
Buck
Lake
Upper
Bonnie Lake Bonnie
— Lk P =
T e ~Long Lake
Glenn' Hwy - -
Matanuska -
River.
Comp A
This map is solely for informational purpases anly. The - ]
e Assessed Ratio Analysis 0 ' 5
Eﬁ%ﬁ'ﬁ%ﬂﬁ 52166B02L003 l - 1 |
the Matanaska-Sustna Borough GIS Division at M]]es

MSR Accpcementc Nivicinn: 4/7 /7028




BOE HEARING APRIL 17, 2025
APPEAL #116 - BAUER
10F 19

2025 Board of Equalization

Formal Appeal
Appeal # 116
Account Number 59082000L063
Owner BAUER PAUL A JR
Map Number CA2

Appraiser Jacque Malette / Charley Spannagel
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MATANUSKA-SUSITNA BOROUGH E @ IEZ(ﬂFv E

350 E. Dahlia Avenue » Palmer, AK 99645
Ph. (907) 861-8640 - www.matsugov.us MAR 03 2025

NOTICE OF APPEAL TO THE BOARD OF EQUALIZATIQ
Must be postmarked or delivered by February 28, 2025 or within 30 days
mailing.

OWNER NAME:_ Paul A Baueh

ACCOUNT NO: _540x2.Qoo\L0b>

Note: A separate form is required for each appeal; do not submit multiple account numbers on the same
form.

Value from Assessment Notice: Land [;0,200 : Buildings 30,300 : Total A\,400
Owner’s Estimate of Value: Land 59,0C0 ; Buildings_d, 000 ; Total 85 ,0c0
Property Market Data: Cy

a. What was the purchase price of your property? “axnd 93 000 6“‘\6‘”5 4,000
b. What year did you purchase your property? A0

c. Was any personal property included in the purchase? Yes No K

C—=>If so, please itemize:

d. Date property was last offered for sale: N\ Price asked: N | @
e. Type of mortgage: No Most o\ac\€,
f. Has a fee appraisal been done on the property within the past 5 years? __ Yes _ﬁ No

= I yes, please attach a copy.

Property Inventory Data:

a. Have improvements been made since taking ownership?  Yes i No
—> If yes, please describe: \({ERICh S*O\mnc,\ O\ \ \M?CC\Z)

\neomplede werick e\ YaloN

Why are you appealing your assessed property value?

[ ] My property value is excessive.

X My property value is unequal to similar properties.

[ My property was valued improperly (fraud or using an unrecognized appraisal method).

] My property has been undervalued.

The above are the only grounds for adjustment allowed by Alaska Statute 29.45.210(b). (See attached.)

Please provide specific reasons and evidence supporting the item(s) checked above:
CompaRalles qiven by Tac.a ue Malette Nave addihon

tems hat ww\ cabin’ dpes h ot nave. Txamgles: seglic
Wood Qosihs, Squnee fostage 15 no¥ the Same as quc
cabon, cobws also are Skiated , dgilled well's pnot
in_ Ouk_distaict '

[] Please check here if you have attached additional information to support your appeal.

[IPlease check here if you intend to submit additional evidence within the required time limit.
(See Page 3, ltem #5 regarding the required time limit.)

10. Commercial Property Owners: Please include Attachment A.

Appeal Form & Instructions, page 1 of 5
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“11. Check the appropriate blank:

/ a. | am the owner of record for the account number appealed.

W ]F\ b. | am the attorney for the owner of record for the account number appealed.

N1& c. The owner of record for this account is a business, trust or other entity for which [ am

an owner or officer, trustee, or otherwise authorized to act on behalf of the entity. | 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.

N }ﬂ d. The owner of record is deceased and | am the personal representative of the estate. |

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.

N x & e.lam not the owner of record for this account, but | wish to appeal on behalf of the

owner. | 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.

12. Signed Statement of Appeal to the MSB Board of Equalization (BOE):

| hereby appeal the determination of assessed value of the aforementioned property to the
Matanuska-Susitna Borough Board of Equalization. My appeal is based on the grounds identified
in Item #7 of this appeal form. | have discussed opinions of value with an appraiser representing
the Assessment Division. Appraiser's name:_-JaC 9 \C Maletfi e

| understand that | bear the burden of proof for this appeal and that | must provide evidence to
support my appeal. | also understand that all documentation that will be used to support my appeal
should be submitted within 15 days of the close of the appeal period or as provided in (MSB
3.15.225(E)(5)). | further warrant that all statements contained in this appeal form and its

/jttachments are true to the best of my knowledge.

QNQW Paw) A BAuer

Signature Printed Name
Loy Easywoed CT Archorace AK SEER
Mailing address City - State Zip

a1 - A52-9807 (Cell)  901-338-8056 (Vandline)

Phone Number(s) ~ Requested for use by appraiser attempting resolution of this appeal and/or by BOE Clerk.

O bauee @ Qlaskan. com

E-mail address - Requested for use by appraiser attempting resolution of this appeal and/or by BOE Clerk.

MUST BE FILED BY FEBRUARY 28, 2025 OR WITHIN 30 DAYS OF ADJUSTED ASSESSMENT NOTICE.

BEFORE YOU FILE:

Did you remember to include your attachments? Attachments may include such items as an appraisal of your property,
valuation information regarding similar properties in your area, Attachment A (for commercial properties), or other
additional information to support your appeal.

Did you provide the required documentation to prove your right of appeal for this property? (See Item #11 above.)

Appeal Form & Instructions, Page 2 of 5
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‘Date of Appraisal:
Hearing Date:

2025 Assessed Value:

Purpose of Report:
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MATANUSKA-SUSITNA BOROUGH

Department of Finance

Division of Assessment
350 East Dahlia Avenue ® Palmer, AK 99645
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Improvements: $30,900
Land: $60,500

Total: $91,400

e Validation of the 2025 assessed value of the subject property generated by the mass
appraisal process and confirmed using ratio studies.

Providing Outstanding Borowgh Services to the Matanuska-Susitna Community.
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Introduction:

The subject property is located at 49743 S Leopold Lane. In the gated community of
Preserve at Sheep Creek condos in the Caswell Lakes area.

The subject is an average log cabin home with a year built and effective age of 2012.
Subject sets on 1.59-acre river front property with no well or septic.

The structure has 620 square feet of living area.

The structure has metal roof, 3-sided log with cedar shakes with vinyl windows.

The subject has oil heat.

Basis of the Appeal:

[J Excessive X Unequal [J Improper [ Undervalued

Concerns brought forth by the appellant:

Owner states Property value is unequal in value.

The property owner states on his appeal “comparable’ s given by Jacque Malette have
additional items that my cabin does not have. Examples: septic, wood posts, square
footage is not the same as our cabins, cabins also are skirted and drilled well’s, not in our
district”.

Discussion:

Mat-Su Borough staff researched sale of comparable properties with an emphasis on
cabins of similar age, quality, and size, in the Caswell Lakes area.

Mat-Su Borough provides four comparable properties that support the current assessed
value of the subject. All comparables were chosen from areas that compete with the
subject on the open market. Comparative analysis is summarized as follows.

Providing Outstanding Borough Services to the Matanuska-Susitna Community.
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Comparable Sales:
Sale Indicated
Comparable Sales Price Sale Date Value
1. 53260B01L003 $180,000 11-05-2024 $221,400
2. 59082000L072 $50,500 7-7-2023 $101,700
3. 59082000L005 $135,000 9-6-2024 $174,100
4. 54968B02L014 $100,000 10-28-2024 $120,000
Assessed

Subject Property Value
59082000L.063 $91,400

Comparable Sales Summary:

e Sale#l is located at 49526 S Denali View Dr. in the Caswell Lakes area. This
comparable sold on 11/5/2024 for $180,000. Quality and condition are similar to the
subject. This comparable contains 164 more square feet of living area than the subject
with a well. The structure is situated on a 0.96-acre lot.

e Sale #2 is located at 49587 S Hunter Dr. in the gated community of Preserve at Sheep
Creek same as the subject. This comparable sold on 7/07/2023 for $50,500. Quality and
condition are similar to the subject. Living area contains 476 square feet less than the
subject with no well or septic. The structure is situated on a 1.51-acre lot.

e Sale #3 is located at 49421 S Noah’s Dr. gated community of Preserve at Sheep Creek
same as the subject. This comparable sold on 9/26/2024 for $135,000. Quality is and
condition are similar to that of the subject. Living area contains 236 square feet less than
the subject with no well or septic, the heating system is similar to the subject. The
structure is situated on a 1-acre lot.

o Sale #4 is located at 51905 S Woodland Way in the gated community of Eagle’s Nest in
the Caswell lakes area. This comparable sold on 10/28/2024 for $100,000. Quality is and
condition is similar to the subject. Living area contains 44 square feet less than the
subject, which does have a well and septic, the heating system is similar. The structure is
situated on a 2.36-acre lot.

Providing Outstanding Borough Services to the Matanuska-Susitna Community.
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Land Analysis
Time Time Adjusted
Parcel Number Acres Sale Date Sale Price Adjusted Sale Price
Sales Price Per Acre
1 | 56777B04L010 1.19 8/31/2020 $80,000 $90,200 $75,798
2 | 56777B04L007 1.21 11/23/2022 $100,000 $106,250 $87,810
3 | 592270000014 1.3 7/20/2022 $79,000 $84,728 $65,175
4 | 59227000L015 1.46 7/20/2022 $74,000 $79,365 $54,360
5 | 590820001040 1.53 8/27/2024 $72,000 §72,720 $47,529
6 | 590820000034 1.56 8/8/2018 $53,750 $63,963 $41,002
7 | 55843B02L.013 1.64 10/29/2021 $57,500 $62,963 $38,392
8 | 55843B021L019 1.69 6/7/2024 $59,000 $59,885 $35,435
9 | 59082000L.068 1.72 6/30/2021 $50,000 $55,125 $32,049
. Assessed Assessed Value
Subject Property Value Per Acre
590820001063 1.59 $60,500 $38,050
Time Adjusted Sale Price Per Acre
$100,000
$90,000 =
$80,000
o]
@ $70,000 .
< 460,000 :
& -9
g $50,000 e
S se0000 5? ..... ®.q.
& $30,000 Subject Property g
$20,000
$10,000
$0
1 1.1 1.2 1.3 1.4 1.5 16 1.7 1.8
Acres

e All comparable land sales are river front properties within the same general area with
road access and electricity to the property.

e The assessed value of the land for the subject property is supported by the land sales

analysis.

Providing Outstanding Borough Services to the Matanuska-Susitna Community.
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Comments on basis for appeal:

The Mat-Su Borough staff has provided four comparable sales that indicate the property
is not valued unequal.

The Mat-Su Borough staff provided examples of cabin sales to the appellant in the
Caswell lakes area, which were not meant to be used as comparable’ s.

Alaska state court decisions (Per State Assessor training packet page 31) indicate unequal
is “to show that an assessment is unequal, the appellant must show that there are other
properties in the same class as the property being appealed and that there is no basis that
would justify different valuations of the property” No evidence has been provided to
indicate the property is valued unequal.

Case facts:

The assessed value generated by the mass appraisal process of the subject is supported by
the Mat-Su Borough comparative market analysis.

The property owner has not supplied any evidence to indicate that the assessed value of
the property is unequal.

Both the improvement and land comparables indicate the subject assessed value is not
unequal or excessive.

Conclusion:

The property owner has not supplied any evidence to indicate that the assessed value is
unequal or excessive.

The comparable sales indicate that the subject is not unequal and is equitable with other
cabin structures in the Mat-Su Borough.

The comparable land sales indicate that the subject property is valued equitably.

Recommendation:

e Uphold the 2025 Assessed Value Land: $30,900

Improvements: $60,500

Total: $91,400

Providing Outstanding Borough Services to lfie Matanuska-Susitna Community.
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Attachments:

Comp Spreadsheet

Comp Pictures

Map of Comps & subject (Zoom out)
Map of Comps & subject (Zoom in)
Map of Land Comps & subject

Providing Outstanding Borough Services to the Matanuska-Susitna Community.
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COMP #4
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Comp #2
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2025 Board of Equalization

Formal Appeal
Appeal # 126
Account Number 55934B03L001A
Owner PCFI GROUP HOLDINGS LLC
Map Number PA12

Appraiser Buddy Eveland



BOE HEARING APRIL 23, 2025
PPEAL #126 - PCFI
TS MATANUSKA-SUSITNA BOROUGH Pp(‘ ,)}g\ ASSESSMENP

350 E. Dahlia Avenue * Palmer, AK 99645 0
Ph. (907) 861-8640 - www.matsuqgov.us MAR U4 2025

W

NOTICE OF APPEAL TO THE BOARD OF EQUALIZATION

Must be postmarked or delivered by February 28, 2025 or within 30 days of adjusted assessment notice

mailing.

1. owNErNAME: W lLLIAWM MeC RAN
2. ACCOUNTNO:__ 559344 B @3L g 1A

Note: A separate form is required for each appeal; do not submit multiple account numbers on the same

form. 174,200 42,672,000 $2,846,200
3. Value from Assessment Notice: Land__ ; Buildings ; Total
4. Owner’s Estimate of Value: Land " 74:29€ - Blildings 1991, 150 . 14942, 15,350
5. Property Market Data:

a. What was the purchase price of your property? 4 124,000

b. What year did you purchase your property? 20| 3

c. Was any personal property included in the purchase? Yes ___ No _\/

—=>If s0, please itemize: N/ A

BOE#/Zé

d. Date property was last offered for sale: N' / A Price asked: {\,l / A
e. Type of mortigage: FNB A laska Commereial Propen +y
f. Has a fee appraisal been done on the property within the past 5 years? _V;'Yes _No

> |f yes, please attach a copy.
6. Property Inventory Data:
a. Have improvements been made since taking ownership?  Yes \/ No_
—> If yes, please describe: Ro.lev S i eplaccA Si cil'm:. fe\'\clcecl

Rgu""lnq Y‘C\‘ac{’d P‘DC\ maq repla( :-(] H‘énl(Ev/S Yrﬁ\ ‘ﬁch[

7. Why are you appealing your assessed property value?
My property value is excessive, and imApPv op€v.
[1 My property value is unequal to similar properties.
[] My property was valued improperly (fraud or using an unrecognized appraisal method).
[[1 My property has been undervalued.

The above are the only grounds for adjustment allowed by Alaska Statute 29.45.210(b). (See attached.)

8. Please provide specific reasons and evidence supporting the item(s) checked above:
CKCQSSI\I‘E 2022 APV was ﬁ(.‘(wii“"‘:cs ILI "70 'ha d‘f("t‘(“ N )JA i‘fé Li&[}(ﬂzi{«.i Valu€. 2023 A‘IPV u{st‘d

exeessive FO22 APY (nod AA;qg“ed 2022 value) Mc-tl-l.wlq 2023 APV Lxcesswr 201 n.d 2025 APVg
algs Excessive because 4 Zu.& @vvor. 2022~ 2bz"u APVs rate A inevease alis Excessive 1w
seﬂmo\ ot lﬂq‘n interest vates and limiked saleg (-ifI‘f'Z Hoo~> 4235, 200> #2027, ?_'.:.o:). 2022~2024 NOL
avr{-ﬁeﬂll«o7 fp"l’“ B0 CAP PV 82,065 ,Sop 75 % CAP PYH 2,235,200 Avg: $2,15,350

"?"

9. [MPlease check here if you have attached additional information to support your appeal.

[IPlease check here if you intend to submit additional evidence within the required time limit.
(See Page 3, Item #5 regarding the required time limit.)

For Office Use Only : Rcv’ d By

10. Commercial Property Owners: Please include Attachment A.

Appeal Form & Instructions, page 1 of 5
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11. Check the appropriate blank: 3 OF 30

a. | am the owner of record for the account number appealed.
b. | am the attorney for the owner of record for the account number appealed.

c. The owner of record for this account is a business, trust or other entity for which | am
an owner or officer, trustee, or otherwise authorized to act on behalf of the entity. | 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 fo appeal this account.

d. The owner of record is deceased and | am the personal representative of the estate. |
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). /f 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.

e. | am not the owner of record for this account, but | wish to appeal on behalf of the
owner. | 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.

12. Signed Statement of Appeal to the MSB Board of Equalization (BOE):

| hereby appeal the determination of assessed value of the aforementioned property to the
Matanuska-Susitna Borough Board of Equalization. My appeal is based on the grounds identified
in Item #7 of this appeal form. | have discussed opinions of value with an appraiser representing
the Assessment Division. Appraiser's name;_{\R- BuD HILTY

| understand that | bear the burden of proof for this appeal and that | must provide evidence to
support my appeal. |also understand that all documentation that will be used to support my appeal
should be submitted within 15 days of the close of the appeal period or as provided in (MSB
3.15.225(E)(5)). | further warrant that all statements contained in this appeal form and its

ttachments @reru the best of my knowledge.
/L7¢wa; flia.. Wictiam MeCraY

Signature Printed Name
2181 Paces LoskouT Lane TLANTA | & A 30339
Mailing address City State Zip

Go'71-230-582%

Phone Number(s) - Requested for use by appraiser attempting resolution of this appeal and/or by BOE Clerk.

Wi lllawmsinmone _/l_ & q¢ . net
E-mail address -- Requested for use by appraiser attempting resolution of this appeal and/or by BOE Clerk.
MUST BE FILED BY FEBRUARY 28, 2025 OR WITHIN 30 DAYS OF ADJUSTED ASSESSMENT NOTICE.

BEFORE YOU FILE:

Did you remember to include your attachments? Attachments may include such items as an appraisal of your property,
valuation information regarding similar properties in your area, Attachment A (for commercial properties), or other
additional information to support your appeal.

Did you provide the required documentation to prove your right of appeal for this property? (See item#11 above.)

Appeal Form & Instructions, Page 2 of 5
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Attachment A 4 OFs0

Income Producing Property

Income producing commercial property is developed with the intent to produce net income to the owner.
In order for a protest or appeal to be adequately considered the income and expense generated by the
property should be analyzed. The information listed below is appropriate for an analysis of the property.

Income and expense from a business is not appropriate unless the property is the business, such as
rental apartments, hotels, retail shopping buildings, etc.

The following information is requested for analysis. The information may be submitted in another form
such as IRS filings orfinancial statements. )

Account Number: 25 a3 4 B QS o ks Ef’ ¢ A

1) Rent roll including unit identification, size, and rent.
2)

INCOME |

Rental income SEEL

Common area fees, if any FNANC (AL
Utilities STATEMENTS
Other income 2028 S04

EXPENSE

Insurance

Repairs

Maintenance

Employment taxes

Management fee

Water

Sewer

Gas

Electricity

Other - describe

Appeal Form & Instructions, Page 3 of 5
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HMATANUSKA-SUSITNA BOROUGH RSO,
350 E. DAHLIA AVE 2026 REAL PROPERTY ASSESSMENT NOTICE Felo e
PALMER, AK 99645 PEREGRINE

WWW.MATSUGOV.US/MYPROPERTY/ ADDRESS SERVICE REQUESTED
il 00 A 000 O O 0 A
95934B03L001A LEGAL DESCRIPTION OF REAL PROPERTY APPRAISED
LOT SIZE COPE RSB B/3 L/1-3&&10-12&4A BLOCK 3 LOT 1A
2.00 1633 S CHUGACH ST
Land Value . Building Value Exemption or Deferment Taxable Value

s 174,200 s 2,672,000 5 s 2,846,200
PHONE: APPEAL MUST BE FILED BY ASSESSMENT YEAR

(907) 861-8642 02/28/2025 2025

[MPORTANT
PLEASE READ REVERSE SIDE 077522

T R A LU TR T L LR U R R TR T R A
PCFI GROUP HOLDINGS LLC

2786 PACES LOOKOUT LN SE 703t
ATLANTA GA 30339-1852




Cash Flow
Jack White Real Estate

Properties: 2424 - 1633 S. Chugach Street Palmer, AK 99645
Date Rangem@ ‘

Accounting Basis: Cash LA

Additional Cash GL Accounts: None

GL Account Map: None - use master chart of accounts

Level of Detail: Detail View

Include Zero Balance GL Accounts: No

i

BOE HEARING APRIL 23, 2025
APPEAL #126 - PCFI
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% of Fiscal Year T6

:Account Name ' Selected Period % of Selected Period,  Fiscal Year To Date Date
Operating Income & Expense _, |
Income C
Rent ; ' 24,601.04 9252 278,671.19 9272
Subsidy Rent 1,540.00 579 16,605.00 552
OTHER INCOME
Laundry Income 448.50 1.69 4,574.00 152
Late Fee 0.00 0.00 694.50 0.3
Total OTHER INCOME 448.50 1.68 5,268.50 1.75
Total Operating Income 26,589.54 100.00 300,544.69 100.00
Expense '
JANITORIAL
Unit Cleaning 475.00 1.79 10,637.17 354
Unit Clean Out &/Or Trash 0.00 0.00 180.00 0.06
Removal :
Total JANITORIAL 475.00 1.79 10,817.17 3.60
BUILDING MAINTENANCE
Door Repair ’ 000 0.00 154456 051
Keys, Locks & Hardware 0.00 0.00 42499 0.14
Supplies & Materials 0.00 0.00 107.34 0.04
General Maintenance 72027 271 23,250.06 7.74
Flood/Water Mitigation 0.00 0.00 147.50 0.05
Heating Repair 2,603.27 979 12,689.75 42
Plumbing Repair 169.95 064 3,050.43 1.01
Appliance Repair 0.00 0.00 3,517.89 117
Appliance Replacement 0.00 0.00 2,163.99 0.72
Carpet/Vinyl Replacement 0.00 0.00 9,904.79 330
Flooring Replacement 0.00 000 11,565.54 385
Blind/Drapery Replacement 0.00 0.00 169.44 0.06
Painting Interior 0.00 0.00 8,848.00 294
Glass/Screen/Window 0.00 0.00 2,502.03 083
Replacement
Mold Consliting & Resolution 0.00 0.00 34573 012
Appliances/Small Tools and 0.00 0.00 2,369.60 0.79
Equipment Purchases
Total BUILDING MAINTENANCE 3,493.48 1314 82,601.84 27.48
GROUNDS MAINTENANCE
Landscaping 0.00 0.00 3,170.00 1.06
Property Pick Up/Trash Disposal 0.00 0.00 2,101.50 0.70
Snow Removal 1,720.00 6.47 6,300.75 210
Created on 04/05/2024 Page 1
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" Account Name Selected Period % of Selected Period  Fiscal YearToDate 7+ ' 1o Yoo 1O
Total GROUNDS 1,720.00 6.47 11,672.25 385
MAINTENANCE
UTILITIES
Electricity 264.00 099 2,846.30 085
Natural Gas 979.21 368 10,708.11 35
Water & Sewer 1.884.78 709 27.846.20 9.7
Total UTILITIES 3,127.99 11.76 41,400.61 13.78
GENERAL EXPENSES
Management Fee 1,300.75 493 1513325 5.04
Leasing Fees 250.00 094 3,500.00 1.16
Accounting Fees 240.00 090 2,880.00 0%
Sales Tax on Services 3.8 0.14 447.36 0.15
Taxes & Licenses 826.40 N 8,603.57 286
Total GENERAL EXPENSES 2,663.43 10.02 30,564.18 10.17
NON-OPERATING EXPENSES
Collections 0.00 0.00 52.50 0.02
Total NON-OPERATING 0.00 0.00 52.50 0.02
EXPENSES
Total Operating Expense 11,479.91 4317 177,008.55 58.90
NOI - Net Operating Income 15,109.63 §6.83 123,536.14 41.10
Total Income 26,589.54 100.00 300,544.69 100.00
Total Expense 11,479.91 4317 177,008.55 .58,90
Net Income 15,109.63 56.83 123,536.14 41.10
Other items
Prepaid Rent 1,010.9% 9,006.26
Owner Distribution -14,899.63 -129,944 14
Net Other ltems -13,888.67 -120,937.88
Cash Flow 1,220.96 2,588.28
Beginning Cash 14,966.30 13,589.00
Beginning Cash + Cash Flow 16,187.26 16,187.26
Actual Ending Cash 16,187.26 16,187.26

Created on 04/05/2024 . Page 2
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Cash Flow
Jack White Real Estate
Properties: 2424 - 1633 S. Chugach St. Palmer, AK 99645
Owned By: PCFI| Group Holdings LLC
Date Range(12/01/2022 to 12/31/2022)
Accounting Basis: Cash
GL Account Map: None - use master chart of accounts
Level of Detail: Detail View
Include Zero Balance GL Accounts: No o L
Account Name Selecteci F:erlod o % of Selected Pé;;;{_ l:ls::;i;ear Td Date [_"—/:of Fiscal Year To Data_]
Operating Income &
Expense
Income
Rent 23,888.00 92.50 273,743.55 93.93
Subsldy Rent 1,312.00 5.08 10,218.00 351
EXPENSE
REIMBURSEMENT
Tenant Charge 0.00 0.00 400.00 0.14
General Repairs/
Maintenance
Total EXPENSE 0.00 0.00 400.00 0.14
REIMBURSEMENT
OTHER INCOME
Laundry Income 475.50 1.84 542111 1.86
Interest Income 0.00 0.00 154.14 0.05
Late Fee 150.00 0.58 1,500.00 0.51
Total OTHER INCOME 625.50 242 7,075.25 243
Total Operating Income 25,825.50 100.00 291,436.80 100.00
Expense
JANITORIAL
Campet Cleaning 0.00 0.00 154.50 0.05
Unit Cleaning 480.28 1.86 4,603.85 1.58
Unit Clean Out &/Or 0.00 0.00 1,121.05 0.38
Trash Removal
Window Washing 0.00 0.00 795.00 0.27
Total JANITORIAL 480.28 1.86 6,674.40 229
BUILDING
MAINTENANCE
Door Repair 0.00 0.00 1,574.16 0.54
Keys, Locks & 0.00 0.00 331.16 0.11
Hardware
Supplies & Materials 0.00 0.00 905.05 0.31
General Maintenance 391.76 152 11,968.97 411
Flood/Water 0.00 0.00 1,611.20 0.55
Mitigation
Heating Repair 756.00 293 3,033.35 1.04
Plumbing Repair 0.00 0.00 3,245.21 111
Appliance Repair 502.64 1.95 2,782.56 0.95
Appliance 0.00 0.00 2,683.32 0.92
Replacement
Carpet/Vinyl 0.00 0.00 6,071.65 208
Replacement
Blind/Drapery 0.00 0.00 304.50 0.10

Created on 01/03/2023 Page 1
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7~ CashFlow
Account Name Selected Period % of Selected Perlod Fiscal Year To Date % of Fiscal Year To Date
Replacement
Painting Interior 0.00 0.00 5,536.00 1.90
Glass/Screen/ 0.00 0.00 1,682.19 0.58
Window Replacement
Boiler Inspection 0.00 0.00 515.00 0.18
Total BUILDING 1,650.40 639 42,254.32 14.50
MAINTENANCE
GROUNDS
MAINTENANCE
Landscaping 0.00 0.00 2,865.00 1.02
Property Pick Up/ 0.00 0.00 1,275.59 0.44
Trash Disposal
Snow Removal 705.00 213 4,423.00 1.52
Total GROUNDS 705.00 273 8,683.5 297
MAINTENANCE
UTILITIES
Electricity 253.00 0.98 2,69280 0.92
Natural Gas 101722 394 10,517.97 361
Water & Sewer 0.00 0.00 26,851.46 8.21
Total UTILITIES 1,210.22 492 40,062.33 13.75
GENERAL EXPENSES
Management Fee 1,252.50 485 14,504.00 488
Leasing Fees 0.00 0.00 1,500.00 0.51
Accounting Fees 240.00 0.83 2,880.00 099
Sales Tax on 37.28 0.14 427.01 0.15
Services
Legal 0.00 0.00 735.00 0.25
Taxes & Licenses 676.89 262 8,318.70 2.85
Total GENERAL 2,208.67 8.54 28,364.71 9.73
EXPENSES
NON-OPERATING
EXPENSES
Coflections 0.00 0.00 4247 0.14
Total NON- 0.00 0.00 42247 0.14
OPERATING
EXPENSES
Expsense
NOI - Net Operating 19,512.93 7556 164,584,988 §8.61
Income
Total Income 25,825.50 100.00 291,436.80 100.00
Total Expense 6,312.57 2444 126,441.82 4339
Net income 19,612.93 75.56 164,934.98 §6.61
Other tems
Prepaid Rent -2,091.92 -3,101.83
Owmer Distribution -13,54293 -159,504.43
Net Other items -15,634.85 ~162,608.26

Created on 01/03/2023 Page 2



Cash Flow
Jack White Real Estate

Properties: 2424 - 1633 S. Chugach Street Palmer, AK 99645

Date Range{12/01/2024 to 12/31/2024
Accounting Basis: Cash
Additional Cash GL Accounts: None

GL Account Map: None - use master chart of accounts

Level of Detail: Detail View

Include Zero Balance GL Accounts: No

Account Name

Operating Income & Expense
Income
Rent
Subsidy Rent
OTHER INCOME
Laundry Income
Late Fee
Total OTHER INCOME
Total Operating Income
Expense
JANITORIAL
Unit Cleaning
Total JANITORIAL
BUILDING MAINTENANCE
Keys, Locks & Hardware
General Maintenance
Flood/Water Mitigation
Heating Repair
Plumbing Repair
Appliance Repair
Appliance Replacement
Carpet/Vinyl Replacement

Glass/Screen/Window
Replacement

Appliances/Small Tools and
Equipment Purchases

Total BUILDING MAINTENANCE
GROUNDS MAINTENANCE
Landscaping
Property Pick Up/Trash Disposal
Lot Sweeping
Snow Removal

Total GROUNDS
MAINTENANCE

UTILITIES
Electricity
Natural Gas
Water & Sewer

Total UTILITIES

Mo el b o P4 AT IAAAS

Selected Period

% of Selected Period

BOE HEARING APRIL 23, 2025
APPEAL #126 - PCFI

Fiscal Year To Date

10 OF 30

% of Fiscal Year To

Date

26,230.00 95.75 307,351.42 94 .41
1,015.00 3n 14,232.00 437
100.00 0.37 3,809.24 117
50.00 0.18 150.00 0.05
150.00 0.55 3,959.24 1.22
27,395.00 100.00 325,542.66 100.00
0.00 0.00 5,254.00 1.61
0.00 0.00 5,254.00 1.61
0.00 0.00 246.77 0.08
243.66 0.89 6,017.17 1.85
0.00 0.00 1,850.46 0.57
288.15 1.05 8,206.53 2.52
0.00 0.00 422339 1.30
240.38 0.88 1,889.15 0.58
000 0.00 2,048.68 0.63
0.00 0.00 915.08 0.28
000 000 720.95 0.22
0.00 0.00 627.76 0.19
77219 2.82 26,745.94 8.22
0.00 0.00 2,752.00 0.85
0.00 0.00 255.00 0.08
000 0.00 300.00 0.09
696.00 2.54 3,926.00 1.21
696.00 2.54 7,233.00 2.22
284.00 1.04 3,113.92 0.96
1,113.97 407 11,923.85 3.66
2,476.36 9.04 27.221.41 8.36
3,874.33 14.14 42,259.18 12.98



Cash Flow
Account Name

GENERAL EXPENSES
Management Fee
Leasing Fees
Accounting Fees
Sales Tax on Services
Taxes & Licenses

Total GENERAL EXPENSES
NON-OPERATING EXPENSES

Collections

Total NON-OPERATING
EXPENSES

Total Operating Expense

NOI - Net Operating Income

Total Income
Total Expense

Net Income
Other ltems
Prepaid Rent
Owner Distribution
Net Other Items
Cash Flow
Beginning Cash

Beginning Cash + Cash Flow
Actual Ending Cash

Fcemtad as AAMDINANE

BOE HEARING APRIL 23, 2025
APPEAL #126 - PCFI

1 .30
Selected Period % of Selected Period Fiscal Year To Date 0)" o?Euscal Yea!; 1;:
a
1,353.25 494 15,961.00 49)
0.00 0.00 750.00 0.23
240.00 0.88 2,880.00 0.88
37.28 0.14 447 36 0.14
811.90 2.96 9,246.68 2.84
2,44243 8.92 29,285.04 9.00
0.00 0.00 376.08 0.12
0.00 0.00 376.08 0.12
7,784.95 28.42 111,153.24 .44
19,610.05 71.58 214,389.42 65.86
27,395.00 100.00 325,542.66 160.00
7,784.95 28.42 111,153.24 34.14
19,610.05 74.58 214,389.42 65.86
-4,526.00 -1,126.80
-19,610.05 -214,599.42
+24,136.05 -215,726.22
-4,526.00 -1,336.80
19,376.46 16,187.26
14,850.46 14,850.46
14,850.46 14,850.46

[ YRR Y
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& MATANUSKA-SUSITNA BOROUGH ™" 257 s

Real Property Detail for Account: 55934B03L001A

Site Intormauor

| | 55934B03LO01A COPE RSB B/3 L/1-38&&10-1284A
40423 Paime-
S17NO2EC-
COPE RSB B/3 L/1-38&&10-1284A BLOCK 3
LOT 1A

1633 S Chugach St

Ownership
! PCFI GROUP HOLDINGS LLC
2786 PACES LOOKOUT LN SE ATLANTA GA
30339-1852
Appraisal Information Assessment
2025 $174,200.00 $2,672,000.00 $2,846,200.00 2025 $174,200.00
2024 $174,200.00 $2,409,800.00 $2,584,000.00 2024 $174,200.00
023 $174,200.00 $2,174,600.00 $2,348,800.00 2023 $174,200.00
Building Information
12
Standard Daylight Basement
Full Construction T Frame
2004 A
Concrete Block Bul $1423100
12
Standard an Daylight Basement
Full Frame
2004 Grad 14.1
Concrete Block silding £ $1423100
Wall P - Public Water Saptic P - Public Septic
Building Item Details
Tax/Billing Information Recorded Documents
2025 No 0012 2 5/31/2013 WARRANTY DEED (ALL TYPES)
2024 Yes 0012 11.748 $30356.83
2023 Yes 0012 11.396 $26766.92
Tax Account Status 2
Current $0.00 £0.00 $0.00
Land and Miscellaneous
2.00 2.00 Assembly District 002 £25-320 Palmer Fire Service is under the

Jurisdiction of the City of Palmer

' Total Assessed is net of exemptions and deferments.rest, penalties, and other charges posted after Last
Update Date are not reflected in balances

2 |f account is in foreclosure, payment must be in certified funds.

31 you reside within the city limits of Palmer or Houston, your exemption amount may be different.

$2,672,000.00 $2,846,200.00
$2,409,800.00 $2,584,000.00
$2,174,600.00 $2,348,800.00

Muilti-Family (5+)

Multi-Family (5+)

Palmer 2013-011892-0

$0.00 $0.00No

No Borough Road Service, for City of
Palmer road service info, call (907)745-

24NN
Last Updated: 2/28/2025 7:00:00 AM
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Department of Commerce, Community, and Economic Development

CORPORATIONS, BUSINESS & PROFESSIONAL

LICENSING

State of Alaska / Commerce / Corporations, Business, and Professional Licensing / Search & Database Download /

Corporations / Entity Details

ENTITY DETAILS

Name(s)

Type
Legal Name

Previous Legal Name

Entity Type:

Entity #:

Status:

AK Formed Date:
Duration/Expiration:
Home State:

Next Biennial Report Due:
Entity Mailing Address:

Entity Physical Address:

Registered Agent

Agent Name:
Registered Mailing Address:

Registered Physical Address:

Officials

AK Entity # Name

The William H. McCray, Jr. Trust
William H. McCray, Jr.

Name
PCFI Group Holdings, LLC
PCFI GROUP, LLC
Limited Liability Company
76150D
Good Standing
4/11/2002
Perpetual
ALASKA
1/2/2026
222 E. 7TH AVENUE SUITE # 306, ANCHORAGE, AK 99501

222 E. 7TH AVENUE SUITE # 306, ANCHORAGE, AK 99501

Law Offices of Christina M. Passard, P.C.
205 E BENSON BLVD STE 314, ANCHORAGE, AK 99503

205 E BENSON BLVD STE 314, ANCHORAGE, AK 99503

(JShow Former
Owned
100.00

Titles
Member

Manager



Filed Documents

Date Filed
4/11/2002

6/03/2004

2/08/2007

12/21/2010
12/21/2010
3/21/2011

10/13/2011
10/31/2013
11/29/2013
10/22/2015
10/16/2017
11/14/2018
12/05/2019
1212212021
12/18/2023
2/28/2024

Type

Creation Filing
Biennial Report
Biennial Report
Biennial Report
Biennial Report
Amendment
Biennial Report
Biennial Report
Agent Change
Biennial Report
Biennial Report
Agent Change
Biennial Report
Biennial Report
Biennial Report
Agent Change

BOE HEARING APRIL 23, 2025

APPEAL #126 - PCFI
14 OF 30

Filing

Click to View
Click to View
Click to View
Click to View
Click to View
Click to View
Click to View
Click to View
Click to View
Click to View
Click to View
Click to View
Click to View
Click to View
Click to View
Click to View

Certificate

Click to View

COPYRIGHT © STATE OF ALASKA - DEPARTMENT OF COMMERCE, COMMUNITY, AND ECONOMIC DEVELOPMENT -

CONTACT US
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Address

CORRENT
BEEMT Ll

1633 S. Chugach Street, Palmer, AK 99645

Unit
Al
A10
AN
A12
A2
A3
A4
A5
A6
A7
A8
A9
B1
B10
B1
B12
B2
B3
B4
BS
B6
B7
B8

B9

Rental Status ¢

Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied

Occupied

[Jvistarealestate.appfolio.com/oportal/prop«

rties

Move In Date &

03/30/2024
06/01/2023
08/22/2015
11/07/2020
01/02/2024
05/01/2023
04/01/2015
11/02/2015
08/25/2022
05/04/2023
08/01/2023
03/04/2024
07/11/2024
05/09/2023
09/21/2023
07/01/2024
06/18/2021
11/07/2022
06/24/2023
10/16/2023
12/04/2023
05/09/2023
04/01/2023

03/29/2022

BOE HEARING APRIL 23, 2025
APPEAL #126 - PCFI

Lease End Date ¢

03/31/2025
01/01/2025
12/31/2025
08/31/2025
12/31/2024
04/30/2025
08/31/2025
08/31/2025
Month To Month
Month To Month
07/31/2025
03/31/2025
07/31/2025
06/30/2025
09/30/2025
06/30/2025
03/31/2025
03/31/2025
06/30/2025
10/31/2025
12/31/2024
Month To Month
03/31/2025

03/31/2025

1/1?(25

15 OF 30

Rental Amount ¢

$1,025.00
$1,325.00
$1,075.00
$1,250.00
$1,00.00
$1,225.00
$1,00.00
$1,250.00
$1,300.00
$995.00
$1,025.00
$1,100.00
$1,025.00
$1,250.00
$1150.00
$1,250.00
$1,025.00
$1,225.00
$1,050.00
$1,350.00
$1,175.00
$1,175.00
$1,025.00

$1,025.00
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To:

Thru:

From:

Re:

Property Owner:
Account/Legal:
Map No.:

Date of Appraisal:
Hearing Date:

2025 Assessed Value:

BOE HEARING APRIL 23, 2025
APPEAL #126 - PCFI
16 OF 30

MATANUSKA-SUSITNA BOROUGH
Department of Finance

Division of Assessment
350 East Dahlia Avenue ¢ Palmer, AK 99645
Phone (907) 861-8642 ¢ Fax (907) 861-8693

www.matsugov.us

2025 Board of Equalization

Art Godin, Acting Assessor

Buddy Eveland, Appraiser II1

Appeal #126

PCFI Group Holdings LLC

55934B03L0O01A

PA 12

1/1/2025

4/23/2025

Improvements: $2,672,000

Land: $174,200
Total: $2,846,200

Purpose of Report:

e Validation of the 2025 assessed value of the subject property generated by the mass
appraisal process and confirmed using ratio studies.

Providing Outstanding Borough Services to the Matanuska-Susitna Community.
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Introduction:

The subject property is located at 1633 S Chugach Street.

The subject consists of two average quality multifamily buildings, with daylight
basements with two stories above. Each building has eight two-bedroom units and four
three-bedroom units.

e Borough records show the construction of these two buildings started in 2004 and was
completed in 2005.

Basis of the Appeal:

Excessive [] Unequal [ Improper [J Undervalued

Concerns brought forth by the appellant:

Excessive 2022 appraised value was adjusted 14% to FNBA fee appraisal value.
The 2022 Board of Equalization adjustment that was applied for one year came off for
the 2023 tax year. The owner indicates that this is an error and that makes the 2023,2024,
and 2025 assessed values excessive.

e Excessive because of 2023 error. 2022-2025 APVs rate of increase also excessive in
setting of high interest rates and limited sales ($192,400-$235,200-$262,200).

o 2022-2024 NOI average $167,640; 8% CAP PV $2,095,500; 7.5% CAP PV $2,235,200
AVG: $2,165,350.

Discussion:

e A review of multifamily sales over the past two years was conducted. The sales included
were the most similar found for comparison.

e Owner supplied profit and loss statements for calendar years 2022,2023,2024 and
Capitalization rates of 8% and 7.5% respectively.

Providing Outstanding Borough Services to the Matanuska-Susitna Community.
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Comparable Sales Sale Price Sale Date Indicated Value
1. 53053000L006,7&8 $1,800,000 1/6/2025 $1,926,000
2. 57410001004 $1,575,000 11/1/2023 $1,512,800
Subject Property Assessed Value
55934B03L001A $2,846,200

Comparable Sales Summary:

Sale #1 Includes three parcels that include three separate four-plex’s each having four two-
bedroom units. These structures are considerably older than the subject and contain half as many
rentable units.

Sale #2 is newer than the subject and has twelve one-bedroom units, this is half as many rentable
units as the subject.

These sales are not directly comparable to the subject but when applying the gross rent multiplier
established by these sales, to the subject’s reported rents and adjusting for financing it more than
supports the current assessed value.

Capitalization Rates:

Calender Year Calender Year Calender Year
2024 2023 2022
NOI $214,389.42 $123,536.14 $126,441.82
Cap Rate

8.00%| $2,679,867.75 $1,544,201.75 $1,580,522.75
7.50%| $2,858,525.60 $1,647,148.53 $1,685,890.93
6.10%| $3,514,580.66 $2,025,182.62 $2,072,816.72
Assessed TaxYear 2025 TaxYear 2024 Tax Year 2023

Value $2,846,200 $2,584,000 $2,348,800

Capitalization Rates Summary:

The owner supplied profit and loss statements for 2022,2023, & 2024 and applied capitalization
rates of 8.0% and 7.5%. There is no source document for these cap rates.

Also reviewed expense ratios, 2022 was 43.39%, 2023 was 58.91% and 2024 was 34.12%. This
is reflected in the net operating income.

The Matsu Borough does not normally receive income and expense information on multifamily
properties and therefore uses the well established and excepted Gross Rent Multiplier income
approach method to value these properties. When applied correctly both the capitalization method
and GRM method will result in an accurate valuation.

Assessment values are set as of January first of each year, so using the NOI from 2024 and
applying a CAP rate of 7.5% or 6.1% ( published by J.P.Morgan/Chase National multifamily cap
rate) both support the 2025 assessed value.

Providing Outstanding Borough Services to the Matanuska-Susitna Community.
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Comments on basis for appeal:

e The owner indicates the property is valued excessive and improper. This multifamily property is
valued using the same methodology as other multifamily properties throughout the borough.

o The owner also mentioned that the 2022 BOE adjustment was removed in error. This was not
removed in error. These adjustments are only applied for one year unless there is something about
the property that is described incorrectly that makes it different than other similar properties in
the borough.

Case facts:

e The property owner has supplied a lot of useful information in the valuation of his property
including profit and loss statements for three years and a current rent role. When applying the
appropriate source cap rate the income and expense data supports the assessed value of the
subject.

e The assessed value generated by the mass appraisal process of the subject is supported by the
Matsu Borough evaluation of the information supplied by the owner.

Conclusion:

e The property is not valued improper or excessive based on other multifamily properties or
information provided.
The 2024 net operating income supports the 2025 assessed value.

Current rents multiplied by the gross rent multiplier established by the comparable sales support
the current assessed value.

Recommendation:
e Uphold the 2025 Assessed Value Land: $174,200
Improvements: $2,672,000
Total: $2,846,200
Attachments:
Comp Spreadsheet
Comp Pictures

Providing Outstanding Borough Services to the Matanuska-Susitna Community.
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Map of Comps & subject (Zoom out)
Map of Comps & subject (Zoom in)
Current rent role

The Role of cap rates in real estate

?row‘a’z’n;p Outstanding Borough Services to the Matanuska-Susitna Community.



APPELLANT'S NAME

PCFI GROUP HOLDINGS LLC

ADDRESS 1633 S CHUGACH ST
SUBDIVISION COPE RSB
ACCOUNT_NO. 55934B03LO01A
MAP PA 12
ASSESSED_VALUE/SALES_PRICE $2,846,200
SALE_DATE 1/1/2025
LAND_ASSESSED _VALUE $174,200
SITE_(ACRES) 2.00
AREA
STYLE WO/GARAGE
DESIGN(STYLE) DAYLIGHT BASEMENT
AGE 2005
LIVING_UNITS 24
GROSS_LIVING_AREA 22,368
GARAGE 0
CARPORT 0
#_OF_BEDROOMS 56
#_OF_BUILDINGS 2
HEATING_FUEL_TYPE 0
GROSS_MO_RENT $31,360
GRM 91
PRICE_PER_WEIGHTED_UNIT $74,900
PRICE_PER_BEDROOM 550,825
PRICE_PER_SQFT $127.24
COUNT GRADE
EFF 0 0
1BR 0 0
2BR 16 AVERAGE
3BR 8 AVERAGE
4BR 0 0
ADJUSTMENTS
TIME_AD)
LOCATION
DESIGN
CONDITION
GRADE
AGE_
GROSS_LIVING_AREA_
GARAGE_AREA
CARPORT_AREA
AMENITIES
OTHER
NET_ADJ_%
GROSS_ADJ_%
ADJUSTED_SALE_PRICE_OF_COMPARABLES
INDICATED_VALUES
ADJ_PRICE_PER_UNIT_(WEIGHTED)
ADJ_PRICE_PER_BEDROOM
ADJ_PER_SQFT
TIME_ADJ_GRM
$100,000 Value Per Unit (Weighted) $3,800,000
$80,000 Value by Bedroom $4,480,000
$162 Value by sgft $3,623,616
134 Value by adj GRM $4,202,240
.-7 Subject Assessed Value $2,846,200

COMP #1
E DRIFT LN

WILD ROSE EST
53053000L006,7,&8
PA12

$1,800,000
1/6/2025
$81,000

2.76

PALMER AREA
WO/GARAGE
TWO-STORY
1977

12

11,856

1440

0

24

3

0

$13,060

104

$112,500
$84,375

$180.00

COUNT GRADE
0 0
0 0
12 AVERAGE
0 0
0 0

COMP #2
900 N CHURCH RD
ALPENGLOW EST
574100000004

WA 12

$1,575,000

11/1/2023

$45,000

1.02

WASILLA AREA
WO/GARAGE
TWO-STORY

2020

12

8,720

0

0

12

1

0

$13,140

120

$105,000

$131,250

$180.62

COUNT GRADE
0 0

12 SUPERIOR

0
0
0

o oo

S0

$252,000
S0
($36,000)
S0

($90,000)
7.00%
21.00%

$1,926,000

$321,000
$80,250
$162.45
138

$184,300

(583,100)
($131,948)

S0
S0
S0

($31,500)
-3.95%
27.36%

$1,512,800

$100,853
$126,067
$173.49
134
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Subject
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Comparable #1 LO0O7

Compara

ble #1 L00S
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Subject"s Rents

Al $1,025
A2 $1,100
A3 $1,225
Ad $1,100
A5 $1,250
A6 $1,300
A7 $995
A8 $1,025
A9 $1,100
A10 $1,325
A11 $1,075
A12 $1,250
B1 $1,025
B2 $1,025
B3 $1,225
B4 $1,050
B5 $1,350
B6 $1,175
B7 $1,175
B8 $1,025
B9 $1,025
B10 $1,250
B11 $1,150
B12 $1,250
Total $27,495
GRM 134

$3,684,330
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