
THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 9371 1 TMILESLAW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93715 

Re: 807 N. Ferger, Fresno, CA 
APN: 452-181-06 

Dear Mr. Garcia: 

TELEPHONE 

(559) 24 1-7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2020, is attached hereto as Exhibit 
One. In the fall of 2020 claimant received a Fresno County Secured Property Tax Detail report, attached 
as Exhibit Two, which includes a charge for FR REMOVE PUB NUIS in the amount of$404.20, a charge 
for FRESNO CITY WEED .in the amount of$675.98, and a charge for FR CITATION/PENALTY in the 
amount of $3 17 .50. A special assessment, attached as Exhibit Three, alleged to have the priority of a tax 
lien, was recorded on August 9, 2019 prior to the tax sale. A second special assessment, attached as 
Exhibit Three-A, alleged to have the priority of a judgment lien, was recorded on August 9, 2019 prior to 
the tax sale. On February 27, 2024, Claimant paid $2,792.75 to redeem the property (See Exhibit Four). 
Claimant requests a refund, in whole or in part, of each of the charges/special assessment liens specified 
above, and all penalties, interest, and/or costs associated with these charges on the "tax" bill. 

Claimant disputes his responsibility, in.whole or in part, for each of these charges/special assessments as 
each is null and/or invalid in that each violates state law and/or the principles oflien priority, or otherwise, 
was extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previous 
owner against whom it was imposed. 1 It has been represented to Claimant by the County of Fresno that 
it is not necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as the 
claim clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the 

1. Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exhibit Five), along with the response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, along with the 
opposit ions to the Demurrers filed against each such complaint in Fresno County Superior Court in Case No. 
22CECG01203, and Appellants Opening Brief filed in the Fifth District Court of Appeal case number F087585, including all 
the factual allegations, legal theories and analysis presented in said documents as if fully set forth herein, al l of which are 
included in the Appendix attached as Exhibit Seven. 



claim only involves nonvaluation issues in order to satisfy any procedural requirement. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney's 
fees pursuant to the California Code of Civil Procedure section 1021.5. 

~ rytruly ours, 'tf 
Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. On February 27, 2024 I paid the "taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July 3°, 2025 
at Fresno, California. 

B~ 



Recording requested by: 
!Fresno County Tax Collector 

When recorded mail to: 
Bryce D Hovannisian 
PO Box 3668 
Pinedale, CA 93650 

oc. rans. ax compu e on 
Located in City of FRESNO. 

1111 WJP.-mier1
1~

1U1!\~,w~i,m ,1v,,1i~11,~,~~liwi 11111 
2020-0050559 
FRESNO County Recorder 
Paul Dlct.os , CPA 
Wednesday, Apr 22, 2020 11 :39:14 RH 
Titles : I Pllges: 

Fees: 111. 00 CA S82 Fee : l'J.08 
Taxes: 13.28 
Total: 24 . 20 
FRESNO COUNTY TAX COLLEC OR 

va ue o prope 

TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 2007-08 
and for nonpayment were duly declared to be in default. DEFAULT# 07-09956 

Signature ofDeclarant 

This deed, between the Fresno County Tax Collector (SELLER) and Bryce D Hovaonisian; A married man as his sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 13-16, 2020 pursuant to a statutory power of sale in accordance 
with the provisions of Division 1, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 12,000 

No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to GRAHAM WILLIAM M 
described as follows: 452-181-06 

APN 452-181-06 MORE PARTICULARLY DESCRIBED AS LOT 9 lN BLOCK 2 OF MOUNT HOOD ADDITION TO 
FRESNO CITY, IN THE CITY OF FRESNO, COUNTY OF FRESNO, STATE OF CALIFORNIA, ACCORDING TO THE 
MAP THEREOF RECORDED IN BOOK 4 PAGE 12 OF RECORD OF SURVEYS, FRESNO COUNTY RECORDS. IN 
THE CITY OF FRESNO. 

Executed on 

4/22/2020 

A notary public or other officer completing this certi cate verifies only the identity of the individual who s igned the document to 
which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020, before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to 
me that be/she/they executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument 
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 

WITNESS my han: and official se~/ 

Signature~ JIM 
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RECORDING REQUESTED BY: 

City 0f Fresno 
Exempt From Fee Per GC Section 27388. • (a)(1). 
Expressly Exempt Under6103 and 27383. and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement 01v1s1on 
26CO Fresno Street, 3070 
Fresno, Cal fomia 93 721 -3605 
Fax 559 488-.078 

Ill! fWJ~ wr.~~'.fJ,.')~,~-.~ ~L,,,i,.,~~I~ Vi• 111il.~iv~ 11111 

2019-0089087 
FRESNO Count y Rec order 
Paul Di dos. CPA 

Friday , Aug 09 , 2019 01:44:27 PM 
r I t l es , t 

F ceg, 
CA S82 }:ee . 
Taxe5 : 
Tola I: 
CITY OF FRESNO I DARM 

Pag~:, : 4 

1
:10 . 00 
0 .~0 
0.00 
J8 0111 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 10 relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No 8-26, 
Ordinance No. 2008-26 relating to weed abatement, 1he city did, abate a nuisance on the real properties described in 
the allacl1111enl, and an adminislrat·ve hearing officer did on the 7'h and 81

" day of August, 2019, assess the costs of 
such abatement on the Subject Properties, and the assessment has not been paid. and the City of Fresno claims a 
lien on the Subject Properties (see attachment for amount assessed). The lien shall be on the proper1ies until the 
amount is paid, plus legal rate of interest to be accrued frorn the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien having lJeen created to collect for abatement costs 
shall have the priority of a tax lien and shall anach upon the recording of this Notice Tl1e Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §369"1 for unpaid delinquent assessments. 

Dated this _9"-·
1
_' __ day of _-'A--'-u=g,;,..;u=s:..;;t __ . 2019 

Oat~d 

A notary ptJblic or other officer completing !111s certificate verifies only the identity of the individual whc signed !he 
docurnent to vthich this certificate is attachcc; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

on_]J ({ ) I cL_. befote me, Q_it£1_fil!!1c1 Pa_::;_!!~_Ny_Lo .. !:t...P~Y.i!f, personally appea1ed ~J>.!.J!.L.Gi?..!.l!J.fill§. w110 proved to rne 0 11 
the bastS~isfactory evidence to be the person(6) whose name(s) is/are subscribed to tt1e within instrument and 
nc/mowiedged to me that he/~ executed the same in his.'herlthe-ir authorized capacity(ies) , and that by his/he-rllhe,r 
signature(s) on the instrument the person(s), or the entity upon behalf of which the person(s) acted executed the 1nstrumrrnt. 

I certify under PENAL TY O F PERJURY under the laws of the State of California that the foregoing paragraph is true 
anrl correct 

WITNESS my hand and o ff1c1al seal 

r, r: \ 
Signature\ .. .c ' 1 \ 1;- •. 
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RECORDING REQUESTED BY: 

City of Fresno 
Ex@rnpt From Fee Per GC Sect1on 27388 1 (;i)(1) 
Expressly Exempt Under 6103 and 27383. and 
27361 33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM • Code Enforceme1t DIVlSI0n 
2600 1-resno Street, 3010 
Fresno, Cal!fornia 93721-3605 
Fc1x (559) 488-1078 

I III w,rJ~,'I' ~,ii .i\~O►;\~~ 1~ U~f'1i•~ ~~L'IIJ,l~"f\iy>, 11 111 
2019-0089086 
FRESNO County Record•r 
Paul Oiclos , CPA 

Friday , Aug 09 . 2019 01:44:27 PM 
T !t.les I 
Fees : 
CA ssi Fee · 
fa><eS ' 
Tola I . 
Ct TY OF FRESNO/ OARn i

31 . 00 
0 00 
0 00 
J I .0e 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested ,n the City of Fresno by the provisions of Ariicle 3 of Chapter 1 relating to the issue 
of ci tations of the Fresno Mun,cipal Code, the city did, issue a citation to the reco1d owner(s) of the ·eal properties 
described in the attachment, for a violation oi the Fresno Municipal Code existing upon the Subject Properties. Tl,e 
reco1d owner(s) l:ave not paid lt1e penalties issued in the citations, and an administrative heanng officer did on the 
7

t h 
and 8'h day of August 2019; assess these unpaid penalties on t~1e Subject Properly. The assessment t1as not 

been paid, and the City of Fresno claims a lien on the Subject Property (see attachment for amount assessed) 
The lien shall be on the property until the amount is paid, plus legal rate of interest to be accrued from trie date of 
recording this lien, and any and all administrative costs to file and record tne lien Tne claimed lien havmg been 
assessed to collect for unpaid penalties shall have the prionty of a judgment lien and shall attac11 upon the recording 
of this Notice. 

Dated this 911
' day of _ Aug~ . 20·19 

Date(l. By -jdl- ;J ~~ )_, 
John Giannella, Housing Program Superv1s01 

1 CODE ENFORCEMENT DIVISION 
\ 

~---- - -- ---- ---·-- --
.A. notary p1..blic or o:her officer completing this certificate verif;es orly the identity of the ind,vdual who signed the 
dOCltment to which this certificate is attached, and not the trl1thfulness. accuracy, or validity of that document 

ST ATE OF CALIFORNIA ss 
COUNTY OF FRESNO 

On r (, jc, I.L(:\ _. before me, Cll[!_St1_nt1_f'as,lla~. Notary Pub 1c, personally appeared John G,~11<!. who proved to me on 
the bns,s of ta11sfactory evidence to be the pcrson(s) whose n.:1rnc(s) is/ar.o subscribed to the within instrument ond 
acknow,edged to me that he/sne,they executed the same in h1s,her/lhe1r authorized capac1ty(1es), and that by h1s/h8'/the1r 
signature(s) on 11,e instrument the person(s), or tre entity upon be:ialf of which the person(s) acted. executed the instrument 

I certify under PENALTY OF PFRJURY under the laws of the State or California that the foregoing paragraph 1s true 
and correct 

Wll NESS my hand and othc1al sea 

Signature("~- _l_\,~·- \ 
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ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA 
P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 • PHONE: (559) 600-3482 

PARCELNO. 452 -181- 0 6 -1 

ORIGINAL 
ASSESSEE 
NAME& 
ADDRESS 

SITUS 

GRAHAM WILLIAM M 
PO BOX 3668 
PINEDALE CA 93650 

807 N FERGER FRESNO 

CURRENT 
OWNER 
NAME& 

ADDRESS 

HOVANNISI AN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

TAX- DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX - DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 
AMOUNT 

I 
DATE 

I 
DEFAULT NO. DATE 

1,936.90 06/30/21 20-04921 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 24338 
21-22 PAID 
22-23 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 2 0-21 BOTH 1,751.78 175.12 
21-22 PAID 
22-23 PAID 

TOTAL I 1 ,751. 78 I 175 . 12 I 

INCLUDES CREDIT FOR 

REDEMPTION SCHEDUL E 

IN TRUST 

JUL 
AUG 
SEP 
OCT 
NOV 
DEC 

REDEMPTION AMOUNT 

23 2 ,608.81 
23 2,635.09 
23 2 ,661.37 
23 2,687 .64 
23 2,713.92 
23 2, 740.20 

JAN 
FEB 
MAR 
APR 
MAY 
JUN 

24 
24 
24 
24 
24 
24 

REDEMPTION AMOUNT 

2 ,766 .47 
2,792.75 
2 ,819 .03 
2,845. 30 
2,871.58 
2 ,897 .86 

RECORD OF INSTALLMENT PAYMENTS 

COLL. NO. 

FCAC-344 (10/16/) 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED 

I 
DOCUMENT NO. 

REMARKS 

NET VALUE TRA 

2 4 338 5 - 001 
5-001 
5-001 

TAXES AND PENALTIES 
COST 

10 . 00 

10 .00 

I 
SUB-TOTAL 

1,936.90 

I 1,936.90 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF $ 

I TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

Oscar J. Garcia, C.P.A. 
Auditor-Controller/Treasurer-Tax Collector 

COPY 
COLL NO. DATE 

BY ________________ _ 

CURRENT TAXES NOT INCLUDED 



FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN : 452-181-06 SUFFIX: DEFAULT NUMBER : 20-04921 

PAYEE NAME: 

ADDR1: 

ADDR2 : 

BRYCE D HOVANNISIAN 

PO BOX 3668 

PINEDALE CA 93650 

EFFECTIVE PAYMENT DATE: 02/27/24 
BY: 44 

AMOUNT : 

(45218106000□049212 □□□224 □ 00 □ 279275000□000□□□ 4 

2,792.75 



THOMAS V. MILES 
ATTORNEY AT LAW 
5607 N. FRUIT AVE. 

FRESNO, CALIFORNIA 937 1 1 

February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93721 

Mr. Oscar J. Garcia, C.P .A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93715 

Re: 807 N. Ferger, Fresno, CA 
APN: 452-181-06 

Dear Sirs: 

TMILESLAW@AOL.COM 
TELEPHONE (559) 31 3-6354 

My client, Bryce D. Hovannisian, purchased the property located at 807 N. Ferger, Fresno, CA 
(APN: 452-1 81-06), a vacant lot, at a tax default sale conducted by the County of Fresno in 
March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July l, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessments: 

FR Citation/Penalty 
FR-Remove Public Nuisance 
Fresno City Weed 

$317.50 
$404.20 
$675.00 

The citation and penalties, and the assessed costs for removal of the public nuisance and weed 
abatement, were services provided to the previous property owner who lost the property at the 
tax sale. The Notices of Special Assessments upon which these portions of the Tax bill are 
based, were recorded on August 9, 2019 and are attached. Of note, the special assessment 
authorizing the Citation/Penalty portion of the tax bill is characterized as having a priority of a 
judgment lien, and the special assessment authorizing the Public Nuisance and Weed billings is 
characterized as allegedly having the priority of a tax lien. 



·In oecemberof2020 . 
2021 tax bill was due' :1or ~o tl1e dat~ the first installment of the J ~ 
th~ contested, erronedus y;~ent/ubmitted ~ayment for the ad valo~;~ It 2020 through June 30, -
re1ected and returned to ' I ~n awful special assessments but his t ~ ax actually owed, less 

my c ient by the Fresno County Tax' C 11 en er of payment was 
. o ector. 

My client is not responsible for th 
e assessment liens for the follow· 

I mg reasons· 
• !he March 2020 tax sale • 

extinguished the special asses:e~~~-subse uent Tax Deed issued b the Coun of Fresno 

Regardless of the characterization of the S . I 
assessments were extinguished by the C pec!a Assessments as tax liens or not the special 
Deed,_ and should not be included in my ~ri:t~,s :x s~le and the County's issuan~e of the Tax 
Taxation Code section 3712 the Tax D d n s x blll. Pursuant to California Revenue and 
encumbrances of any kind e;isting ber. ee thconv,eys title to the purchaser free and clear of all 
and T t· c :1ore e sa e None of the t t d • 

. axa IOn ode section 3712 (a) throu h 3712. h ~ a e exceptions in Revenue 
sect10n 3712 (a) exception the . I g ( ) apply to this case. With respect to the 
~n two installments) which, bec~!c~~e ass~ssme~ts are fixed 1 iens ( e~en though they can be paid 
installments which accrue as an installr!~~r t~ ~ sale, and are not hens _for p~riodic 
secured roll after the time of the I h an o1 become payable at vanous times upon the 
to this exception.· With respect t~at:e(su\ as ; 7~~o(t)assessm~nt), and a~·e therefore not subject 
the sale demonstrati . sec ion exception, no taxmg agency objected to 

. ng its lack of consent, and therefore this exception does not apply With 
re~iect_to the section 3712 (c)exception, the City of Fresno which recorded the lien d~es not 
co ect_ its own taxes and therefore this exception does not apply. None of the remaining 
exceptwns apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
p~rchaser free of all encumbrances of any kind including the assessment liens recorded by the 
City of Fre~no before the sale. Accordingly, being charged for liens that have been extinguished, 
regardless if they were characterized as "tax liens," is erroneous and unlawful, and these 
amounts must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
38773.1 or 38773.5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City of L.A. (1998) 66 Cal. App. 41

h 586, Kahan v. City of 



Richmond (2019) 3 5 Cal. A . 51h 72 I · · . . . 
a judgment lien, without th/:equired s.ta!tty d1~rhup~ th1hs bal~n~e by g1vmg what is essentially 
tax liens. oiy au onty, t e pnonty normally accorded only to 

Government Code section 38773 1 ll l • 1 • 
and related d . . . • a o~s a egis ative body, such as a city, to collect abatement 

a ~m1strat1ve costs by a nuisance abatement lien. If certain procedures are 
followed, se~tion 38773. l allows a nuisance abatement lien to be recorded on the subject 
property ~htch shall have the force, effect, and priority of a judgment lien. In this fashion, if the 
property 1s sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773.5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not~ tax lien the kind of which could possibly survive a tax _sale and the 
Tax Deed issued under Revenue and Taxation Code section 3712. As such, the continued effort 
to collect these liens from my client who purchased this property at a tax sale, and holds a Tax 

Deed, is erroneous and unlawful. 

3. The S ecial Assessment which has the riorit of a • ud ment lien was ex tin uished b the tax 

sale and the Tax Deed. 

. ll d "t liens " it certainly extinguished any 
Even if the Tax Deed did not extingmsh the a ege_ . ax f . ~dgment lien pursuant to Revenue 
special assessment or e~cumbrance that h~s tf e ~;1:t~eory ~~~st, the recorded special assessment 
and Taxation Code section 3712. Accord mg y' . . h d and the tax bill is overstated, and 
that has the priority of a judgment lien has be_en extmg~1s e ' 
is being erroneously or illegally assessed agamst my client. . 

. ent liens are erroneously or illegally lev1ed after 
For the above stated reasons, the special assess: rent requests that a meeting be scheduled 
the tax sale and the issuance of the Tax Deed. y c -~le resolution to this matter, as well as the 
with you to discuss these matters and ex_plore a f~::1 ecial assessment liens which are . 
28 other related matters where the tax bill conta psoon as possible to schedule a meeting. 
erroneously or illegally levied. Please contact me as 

Very truly yours, 

Thomas V. Miles 

r 

---



Recording requested bv· 
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. , resno County Tax Collector 

When recorded mail to: 
Bryce D Hovannisian 
PO Bo13668 
Pinedale, CA 93650 
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0-0050559 
~!~fNoO,Colunly Recorder 

•C OSI , CPA 

~;t~::~d~y , Apr 22, 2020 11 :39:14 AN 
Fees: Pagea ; 1 

CA S82 Fee , 111. Be 
Taxes : • e .ee 
Tot s! : 23 ,29 
FRESNO COUNTY TAX COLLEC i: ,ze 

Located in City of FRESNO. 

TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

0~ ;hich the legally levied taxes were a lien for FISCAL YEAR 2007 08 
an or nonpayment were duly declared to be io default. DEFAULT# 0;-09956 

Signature ofDcclarant 

This deed, between the Fresno County Tax Collector (SELLER) an . 
separate property; Sole Owner (PURCHASER) d Bryce D Hovaanislan; A married man as his sole and 
ctveys to the PURCHASER the real property described herein which I 
t e SELLER sold to the PURCHASER at a public auction beld on 
~arch 13-16_, ~020 pursuant to a statutory power of sale in accordance 
WI~ the _prov1s1ons of Division I, Part 6, Chapter 7 of the 
Cahfom1a Revenue aod Taxation Code, for the sum of 

No trucing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to GRAHAM WILLIAM M 

12,000 

described as follows: 
452-181-06 

APN 452-181-06 MORE PARTICULARLY DESCRIBED AS LOT 9 IN BLOCK 2 OF MOUNJ;' HOOD ADDITION TO 
FRESNO CITY, IN THE CITY OF FRESNO, COUNTY OF FRESNO, STATE OF CALfFORNIA, ACCORDING TO THE 
MAP THEREOF RECORDED IN BOOK 4 PAGE 12 OF RECORD OF SURVEYS, FRESNO c;:ouNTY RECORDS. IN 
TIIE CITY OF FRESNO. 

Executed on 

4/22/2020 

A notary public or other officer completing this certi cate verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020. before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfactory evidence to be the person(s) whose naroe(s) is/are subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument 
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 

WITNESS my hand and ~fficial s1. 
Signature /1/lbJ4 I~ 
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388. • (a)(1}. 
Expressly Exempt Under 6103 and 27383. and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement DIvIs1on 
26CO Fresno Street, 30/0 
f rE:1s110, Cal fornia 9372 1-3605 
fax 559 488-~078 

1111 WJr.1!f.M ~v.~~:,,i'~v.,~ tHM!rl~~I~ 1,:111
1~ 1~i.1l, 11111 

2019-0089087 
FRESNO Counly Recorder 
Paul D 1clos, CPA 

Friday Aug 09 , 2019 01 :44 :27 PM 
Tl t I*" . l 

Fee&. 
CA S82 J:ee 
Tai<es . 
Tolo I · 
CITY OF FRESNO I DARM 

Page" 'I 

I
J0 .00 
0 00 
0 .00 
J8 0'1 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the aJthority vested In the City of Fresno by the provisions of Ari1cle 17 of Chapter 12 relating to sign 
regulations, A rt icle 6 of Chapter 10 relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
re,atIng to housing regulations and to dangerous buildi1 g ordinance of the Fresno Municipal Code and 6111 No B-26, 
Ordinance No 2008-26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the allact)n 11::lnl, and a11 admirnstrat·ve heaiing office, ditl on the 7'h and 8th day of August, 2019, c:1s::;ess lhe costs of 
such abatement on the Subject Properties, and the assessment has not been paid. and the City or Fresno claims a 
hen on the Subject Properties (see attachment for amount assessed). The lien shall be on the properties until the 
amount Is paid, plus legal rate of interest to be accrued frorn tt1e date of recording this lien, and any and all 
administrative costs to file and record the lien The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien ano shall attach upor the recording of this Notice The SubJect Property may be 
sold after 3 years pursuant to Revenue and Tax Code §369 I for unpaid delinquent assessments. 

Dated this _9.;;;..'_" __ day or --'A-'-u=g-"'u=s'-'t __ . 2019 

0y ' ( ~~-Jd) _ ..... - --
l 

ohn G1annelta, f lousing Program Supervisor 
CODE ENFORCEMENT 0I1/IStON 

[
A~ot-;ry ;ub~; other officer completing tl11s certificate verifies only the ide;:;-i•ty of the ~dividual whc signed t11e 
document to which this certificate is attachcc: and not the 1nithfulness, occuracy, or validity of that document 
-- - - - - - - - - -

STATE OF C/\LIF'ORNIA 
COUNl"Y OF FRESNO 

Ori-.::..? I ( f J 11__. before me, Cl11~ l111c1 Po:;i!@::, N<Jlo1 LP11t> 1c, personally appeaIed JJUn § 1cJ..!]11~.\.!d, wI10 proveu to me 011 
the bc1~ atisfactory evidence to be the person{s) whose name(s) is/are subscnoed to tt1e within instrument and 
acknowledged to me that hc/sho,they executed the same in h1sther/lhe;r authorized capoc1ty(1es), and that by h1s/her/the,r 
s1gnature(s) on the instrument the person(s). or tre entity upon behalf of which the person(s) acted executed the mslrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct 

WITNESS my hand and official seal 

S,gnatwe( -\, \ 1' ' l 
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RECORDING REQUESTED BY: 

City of Fresno 

Exempt Fro11 Fee Per GC Sect·on 27388 1 (a)(1) 
Expressly Exempt Under 6103 and 27383 and 
27361 33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM • Code Enforceme,t O1v1s1on 
2600 Fresno Street. 3010 
Fresno, California 93 721 -3605 
Fax (55~) 488-1078 

1111 fl)f,1P,'M1 ~Al ,k'~D►:\~H 1"1U~t,J,Jl.~~L:,/,ILV\ivl, 11111 
2019-0089086 
FRESNO C t. Paul 0 · otun y Reeord•r 

1C os , CPA 

Friday , Aug 09, 2019 01:44:27 PM 
T;tles I 
Fees ; 
CA S82 Fee · 
Ta~es · 
Tota l 
CtTY OF FRESNO / OARl'l 

f 
31 .00 
0 ~0 0 .,., 

~J t. oe 

NOTICE OF SPECIAL ASSESSMENT 

Pur~uant to the authority vested ,n u,e City of Fresno by the provisions of Article 3 of Chapter 1 relatin3 to the issue 
of citations of the Fresno Municipal Code, the ci'.y dtd, issue a citation to the record owner(s) of the ·eal properties 
described in the attachment. for a violation of the Fresno Municipal Code ex.sting upon the Subject Propert es. -he 
reco1d owner (s) I ave not paid the penalties issued in the citations, and an admirnstrative hearing officer did on the 
7th and 8th day of August 2019; assess these unpaid penalties on the SubJect P·operty. Tne assessment has not 
been paid, and the City of Fresno dai"TIS a lien on the Subject Property (see attachment for amount assessed). 
The lien shall be on the prooe1y until the amount is paid, plus legal rate of interest to be accrued from the date of 
re::ordtng this hen, and any and all administrative costs to flle and record the lien Tne claimed lien having been 
assessed to collect for unpaid penalties shall have the priority of a judgment hen and shall attach upon the recording 

of th,s Notice. 

Dated this 9th day of August , 2019 

Da~d __ g_t~~~ J_t_9_ By_ 

I 

.,,. 
IJ I.. 

L / V 

Jot-n G1annet\a, Housing Program Superv,so, 
CODE ENFORCEMEl'IT DIVISION 

..--------------------- -., - I the ident;y of the ,nd1v1dual who signed the 
A notary pl.blic or o:her officer completing this ce:iflc~~; v~r\;~~,~:e~s accuracy, or vohdtly of that document 
document to which this cer\lhcate ts attacheo an no .c ,n 

STATE OF CALIFOR\IIA l ss 
COUN fY OF FRESNO 

' 
~ 

ic ersonall appeared John G1annella, wno proved lo me on 

On 
< ( c, \ (,\ be!ore me. Christina PaS_.!lla~ No!ary Pub • P - Y b"'-cr1bed to \re within instrument ard 

-' _ - 1- -· - . mes 1s1are SJ "' 
the bas.Jof ohsfactory evidence to be the pe1son(s) whose~~ he~/t~eir authorized capac1ty(1es). and that by h1s/her/1h01r t 
acknow edged to me that he/sneithey executed the same tn t 'b ,alf o' vm1ch the person(s) acted. executed the instcumf'n 
signature(s) on the instrument the person(s), or tt'e ent ty upon e -

. PFNALTY OF PERJURY under the laws of the State or California ihal the foregoing paragraph is true 
I certify under 
ard correct 

W!l NESS my hand a'1d of\t;ll s~a 

S1gnatureC_ \ __ _1___:::.... -

( t•~l\t :S.\ 11A ,lU. '.,, • 
·~n 1ry ,'\I«,:: ~ 4 1\lt, ,h , 

t , ..... ,,,i .,. ,,, 
<crl'\fl'W,,~o ' ,121'- IJJ 

F\tf(C'fiffi t • f)I' .., l 1 ~t/l 
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Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 

Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 

2 

_J 
\ 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 9371 1 TMILESLAW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

Re: 1314 S. Fourth, Fresno, CA 
APN: 470-261-03 

Dear Mr. Garcia: 

TELEPHONE 

(559) 241 -7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2020, is attached hereto as Exhibit 
One. In the fall of 2020 claimant received a Fresno County Secured Property Tax Detail report, attached 
as Exhibit Two, which includes a charge for FR REMOVE PUB NUIS in the amount of $1 ,027.78, and a 
charge for FR CIT A TI ON/PENALTY in the amount of$317 .50. A special assessment, attached as Exhibit 
Three, alleged to have the priority of a tax lien, was recorded on February 14, 2020 prior to the tax sale. 
A second special assessment, attached as Exhibit Three-A, alleged to have the priority of a judgment lien, 
was recorded on February 14, 2020 prior to the tax sale. On February 27, 2024, Claimant paid $2,641.24 
to redeem the property (See Exhibit Four). Claimant requests a refund, in whole or in part, of each of the 
charges/special assessment liens specified above, and all penalties, interest, and/or costs associated with 
these charges on the "tax" bill. 

Claimant disputes his responsibility, in whole or in part, for each of these charges/special assessments as 
each is null and/or invalid in that each violates state law and/or the principles oflien priority, or otherwise, 
was extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previous 
owner against whom it was imposed. 1 It has been represented to Claimant by the County of Fresno that 
it is not necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as the 

I. Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exhibit Five), along with the response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, along with the 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Court in Case No. 
22CECG0 1203, and Appellants Opening Brief filed in the Fifth District Court of Appeal case number F087585, including all 
the factual allegations, legal theories and analysis presented in said documents as if fully set forth herein, all of which are 
included in the Appendix attached as Exhibit Seven. 



claim clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the 
claim only involves nonvaluation issues in order to satisfy any procedural requirement. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney' s 
fees pursuant to the California Code of Civil Procedure section 1021.5. 

~ "71 
Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. On February 27, 2024 I paid the "taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July 3v, 2025 
at Fresno, California. 

Bry~ 



Recording requested by: 
Fresno County Tax Collector 

When recorded mail to: 
Bryce D Hovannisiao 
PO Box 3668 
Pinedale, CA 93650 

oc. rans. ax compu e on 
Located in City of FRESNO. 

va ueo 

1111 ~P.11(~~~ ~4"1.'M•~~ ~: ~il.(if!''~ .a·,~ If.Iii 11111 
2020-0050591 
FRESNO County Recorder 
Paul D.tct.0111, CPA 
Wednesday , Apr 22, 2020 11 :39:14 AM 
;~:;;•: t IP11gea : t 
CA S82 Fee· 11.19 
Ta><ea · • e.ee 
Total : 12 .88 
FRESNO COUNTY TAX COLLEC ~l ·85 

Signature ofDeclarant 
TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 2011-12 
and for nonpayment were duly declared to be in default. DEFAULT# 11-04246 

This deed, between the Fresno County Tax Collector (SELLER) and Bryce D Hovannisian; A married man as his sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 13-16, 2020 pursuant to a statutory power of sale in accordance 
with the provisions of Division I, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 11,300 

No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to PAREDES CAESAR 
described as follows: 470-261-03 

APN 470-261-03 MORE PARTICULARLY DESCRIBED AS LOT 1 IN BWCK 10 OF CEDAR PARK, IN THE CITY OF 
FRESNO, COUNTY OF FRESNO, STATE OF CALIFORNIA, AS PER MAP RECORDED FEBRUARY 3, 1915, IN BOOK 
7 PAGE 63 OF PLATS, FRESNO COUNTY RECORDS. EXCEPTING THEREFROM THE NORTH 80 FEET THEREOF. 
IN THE CITY OF FRESNO. 

Executed on / 
4/22/2020 By-1_~__,_z.._..:~'-'--...,_-1-_ ...u..J<C-~­

Oscar 

A notary public or other officer completing this c rti te verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020, before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument 
the person(s), or the entity upon behalf of which the persoo(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 

WITNESS my hand and official seal. 

SigaaMe 11~ l1dM 
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RECORDING REQUEST ED BY; 

City of f:" resno 
Exernpt From Fee Per GC Section 27388.1 (a)(1), 
Expressly Exempt Under 6103 and 27383 and 
27361 33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement 01v1sion 
2600 Fresno Street, 3070 
Fresno. California 9372·1 3605 
Fax. 559 488- • 078 

7 
1111 HJ~.,.~1

11r ~~ W~~, :~1!,,~~t.•(\~11.U,N11 :~,'i~f i 'i't. 11111 
2020- 0019542 
FRESNO County Recorder 
Paul Oictos, CPR 
Fr 1dey, Feb 14 , 2020 10:53 :t6 AM 
Tltles · I 
Fees : 
CA SB2 Fee: 
Tax es : 
Tot a l : 
CI TY 01' FRESNO 

Pages: 4 

1
38 .00 
0 00 
0 00 
JG .00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 10 relating to t11e abatement of public nuisances. Article 3 and 4 of Chapter 11 
relating ti,:, I 1uusi11g regulations anu lo dangerous building ordinance of the Fresno Municipal Code and Bill No. s .. 26, 
Ordinance No. 2008-26 relating lo weect abalernenl. the city uid, abate a nuisance on U1e real properties describecl 111 
the attachment, and an administrative t1earing officer did on l t)e 1 zth and ·t 3th day of February, 2020, assess the 
costs of such abatement on tl)e Subject Proper1ies, and the assessment has not been paicl and the City of Fresno 
claims a lien on the Subject Properties (see attachment for amount assessed). Tl1e lien shall be on tl1e properties 
until the amount Is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien havrng been created to collect for abatement costs 
shall h ave the priority of a tax lien and snail attach upon the recording of this Notice. n,e SubIect Property may be 
sold after 3 years pursuant to Revenue aml 1 ax Code §3691 for unpaid delinquent assessments. 

Dated this 14'h clay of -"""F""'ec..cb;..r_u=a=r~y __ . 2020 

Dated 

j1 //' 
/ (j "'{--C,t kvu' , / / 11.,.L j 

.rt---:------ ---
Ol)n G,anne:la, Housing Program Supe1visor 

CODE ENFORCEMENT DIVISION 

A notary public or other officer cornpleting this certificate verilies only !he 1.Jent1ly of rJ, e indiv.dual who signed ll,e 
document :o which this certd1cate 1s attached; and not the truthfulness, accuracy, or validity of that document 

·-------------------------. -·•·- - • 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

On .- ·: I ~{/ _, before 17e, <;;amille f3 Lllno. Notary F~\1bllc. per:;onal'y appea1 ecJ Jq[111 G_1,11t11ett~. wllo proved to me on the 
bas1~ I S· lisfc1<;lu1y evidence to l)e !ht:: µer son{s} who:,e; naine/6) 1s/c:1re Sl,bscnbec to Iii<:: w1 l11111 u1~11 ument and acknowIed9ed 
m me that he/shelihey executed the same in histher/lheiF authorized caoacity(1es), ?lnd thal by his/l=ler/the-11 signature(s) on the 
instrument the person(s). or the entity upon bel1aif of which the person(&) acted . executed the instrument 

I certify under PENA L TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct 

WITNESS ~ 'o"1cial seal 

Signature ~q C'i._/' 
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RECORDING REQUESTED BY: 3 
C1tv of Fresno 
Exernot F rorn Fee Per GC Seciion 27388.1 (a)(1) 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City oi Fresno 
DARM - Code Enforcement Divi:srun 
2600 Ft'esno Street. 3070 
Fresno. Caiifo·nia 93721-3605 
Fax. (550) ~88 1078 

1111 wir .. ~in:41.~t~ ',\~N•~ ~:~w1~1tJ1&~r .. ~,liY~1 11111 

2020-0019543 
~RESNO Counly Recorder 
Paul Oiclos , CPA 
Frid&y , Feb 14. 2020 10:53:26 RM 
TI li es : 1 

Fee!! : 
CA S82 Fe" : 
Ta><etr>: 
Total : 
CITY OF FRE~NO 

PaQes: 3 

1
30 00 
0 .00 
0.ll0 
30 .00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 3 of Chapter 1 relating to the issue 
of c itations of the Fresno Municipal Code, the city did. issue a citation lo the record owner(s) of the real properiies 
described in the attachment, for a vio!ation of the Fresno Municipal Code existing upon the Subject Properties. The 
record owner(s) have not paid the penalties issued in the citations, and an administrative hearing officer did on the 
1 t'' and 13

111 
day of February 2020; assess these unpaid penalties on the Subject Property. The assessment has 

not been paid, and the City of Fresno claims a lien on the Subject Property (see attachment for amount assessed) 
The lien shall be on the prope1iy until the amount is paid, pll1S legal rate of rnterest to be accrued from the date of 

recording this lien, and any and all administrative costs to file and record the lien The claimed lien having been 
assessed to collect for unpaid penalties shall have the priority of a judgment lien and shall attach upon the recording 
of this Notice. 

Dated thrs 141h day of February , 2020 

John Giannetta, Housing Program Supe1v.sor 
CODE ENFORCFlvlENT nlVISION 

--------------- - -

A notary public or other officer completing this certificate ven:1es only the identity of the indiViCJual who signed the 
docLJment to whict, this ce1iif1cate is attached; and nol thP. trnthfulness, accuracy, or validity of tiial document 

STATE OF CALIFORNIA ss 
COUNTY or FRESNO 

011 Jl. /; 1;/2/1.) , before me. Camille R Luna, Notary Public . personally appeared J.Qhn G1c1nneJ1g. who proved to me on the 
nasrs of satisfactory evidence to be lhP nerson{s ) whose name(s) is/;m i subscriilec! to the wtllun 1nslrument and acknowledgecl 
to me that he/she/\hey executed the same rn h1s/t:ier/theiF authorized capacity(ras). and that by t11s/he-1/thaiF s1qnatu1e(sl 011 the 
instrument the person{s1. or the en:1ty upon behalf of which lhe person(s) acted. executed tne instrument 

I certify under PENAL TY OF PER.:URY under the laws of the State of California that the foregoing paragraph is true 
and correct. 

WITNESS my t1ancJ and off1c1a1 seal 
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ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
470-26 1-03 - 7 

P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 • PHONE: (559) 600-3482 

ORIGINAL 
ASSESSEE 
NAME & 
ADDRESS 

SITUS 

PAREDES CAESAR 
PO BOX 3668 
PINEDALE CA 93650 

1314 S FOURTH FRESNO 

CURRENT 
OWNER 
NAME& 
ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

TAX - DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX - DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 

AMOUNT 

I 
DATE 

I 
DEFAULT NO. DATE 

1,831. 42 06/30/21 20 - 0561 9 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20 - 21 22954 
21-22 PAID 
22 - 23 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20 - 21 BOTH 1,655 . 88 165.54 
21-22 PAID 
22 - 23 PAID 

TOTAL I 1,655.88 I 165.54 I 

REDEMPT ION SCHEDULE 

INCLUDES CREDIT FOR IN TRUST 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

JUL 23 2,467.37 JAN 24 2,616 - 40 
AUG 23 2,492.21 FEB 24 2,641.24 
SEP 23 2 , 517.05 MAR 24 2,666.08 
OCT 23 2 , 541.88 APR 24 2,690 . 91 
NOV 23 2,566 . 72 

MAY 24 2,715.75 
DEC 

23 2,591.56 
JUN 

24 2,740.59 

RECORD OF INSTALLMENT PAYMENTS 
REDEMPTION AMOUNT 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED 

I 
REMARKS 

NETVALUE TRA 

22954 5-001 
5 -001 
5-478 

TAXES AND PENALTIES 

COST 

1 0.00 

10 . 00 

I 
SUB-TOTAL 

1,831.42 

I 1,831.42 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

DOCUMENT NO. 

I TOTAL 

COLL.NO. DATE 
START DATE 

% PRINCIPAL INTEREST TOTAL 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF$ 

FCAC-344 (10/16/) 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J. Garcia, C.P.A. 
Auditor-ControllerfTreasurer-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 



FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 470 - 261-03 SUFFIX : DEFAULT NUMBER: 20-05619 

PAYEE NAME: 

ADDR1: 

ADDR2: 

BRYCE D HOVANNISIAN 

PO BOX 3668 

PINEDALE CA 93650 

EFFECTIVE PAYMENT DATE: 02/27/24 
BY : 44 

AMOUNT: 

C470261030□□ 0 □ 56192□□□224□□□□264 12 4 □□□□ 0□00006 

2,641.24 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 

FRESNO, CALIFORNIA 937 1 1 

February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93721 

Mr. Oscar J. Garcia, C.P .A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93715 

Re: 1314 S. Fourth, Fresno, CA 
APN: 470-261-03 

Dear Sirs: 

TMILESLAW@AOL.COM 
TELEPHONE (559) 31 3-6354 

My client, Bryce D. Hovannisian, purchased the property located at 1314 S. Fourth, Fresno, CA 
(APN: 470-261-03), a vacant lot, at a tax default sale conducted by the County of Fresno in 
March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessments: 

FR Citation/Penalty 
FR-Remove Public Nuisance 

$313.74 
$1,027.78 

The citation and penalties, and the assessed costs for removal of the public nuisance, were 
services provided to the previous property owner who lost the property at the tax sale. The 
Notices of Special Assessments upon which these portions of the Tax bill is based were recorded 
on February 14, 2020, and are attached. Of note, the special assessment authorizing the 
Citation/Penalty portion of the tax bill is characterized as having a priority of a judgment lien, 
and the special assessment authorizing the Public Nuisance and is characterized as allegedly 
having the priority of a tax lien. 
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RECORDING REQUESTED BY; 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(, j . 
Expressly Exempt Under 6103 and 27383 and 
27361 33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno. Ca11roniia 93721 3605 
Fax. 559 488- • 078 

~ 
1111 wJr J ~

1~r wlJ1' Ii~~. :~1~i ~,~.,'\~ l' ~ u,1
~

1 I:~ r,yi i1•}, 11111 

2020-0019542 
FRESNO Count.y Recorder 
Pau l Dtctos , CPR 
Fr i day, Feb l4 , 2020 10 :53:26 AM 
T1tles · 1 

Fees : 
CA S82 Fee : 
Ta>Ces : 
Total : 
CITY 01" FRESNO 

Pages : 4 

1
38 .00 
0 00 
0 00 

$36 . 00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter ·12 relating to sign 
regulations, Article 6 of Chapter ·10 relating to tt1e abatemen1 of public nuisances. Article 3 and 4 of Chapter 11 
relating lo I HJL1si11g ,egulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. 8"26, 
Ordinance No. 2008-26 relating to weed abatement. the city uid, abate a nuisance on t11e real properties described 1n 

tr1e attachment, and a1 administrative hearing otficer did on trle ·1 zth and 13th day of February, 2020, assess the 
costs of such abatement on tt,e Subject Properties, and the assessment has not been paid. and n,e City of Fresno 
claims a lien on the Subject Properties (see attachment for amount assessed). n,e lien shall be on the properties 
until the amount 1s patd , plus legal rate of interest to be accrued from the date of recording t1·11s lien. and any and all 
administrative costs to file and record the lien. Tt1e claimed lien l1av1ng been created to coilect for abatement costs 
shall have the priority of a tax 11en and snail attach upon the recor(l tng of this Notice. n1e Sub1ect Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments. 

Dated this ·1 4"' day of - -'-F-=e..=cb.;_;:ru=a'-'-ry,.__ . 2020 . / I.' 

JI' , 
Dated 8

'
1
~:nedi~i:, :::;:.:,~:!!L / 

(flooE ENFORCEMENT DIVISION 

A notary public 01 other officer completing this certificate verilies only the iuentily of tt1e ind,v.dual who signed the 
document ,o which this cert1iicate 1s attached: and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

' ,,,, , 

011 ., ·, / ' t' __ . before r'le, ypmjllft f3 Ll_1na. Nqt,11y p_ubl1\':. pe1:;onaly appeared J9!1t1 G_,,!1 •nett~, who proved to me on the 
bas,s Is· 11sr,1c\01y evidence lo be lht:: person(s) wi10s1;; naine(s) 1s/are SL,bscribeo to lite w,tli111 1n:,truine11t and acknowiedgccl 
to ine that he/sl'leM1ey executed the sarne in his/herl-theif authorized capacity(1es), and that by his/tier/the-If signature(s) on !he 
instrument t11e person(s1. or the entity upon bel1alf of which the person(s) acted. executed the instrument 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct 
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RECORDING REQUESTED BY: 3 
City of Fresno 
Exemot From Fee Per GC Section 27388. t (a)(1 ) 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City oi F1esno 
DARM • Code Enforcernenl Divis1u11 
2600 Fresno Street, 3070 
Fresno, Caufo·nia 93721-3605 
Fax. (559) -188 1078 

1111 ,w .. w~ vAI,11:M~ 'il~H\~ 1:1:t1Wi1~1, ~1,.._~,li1~1 11111 

2020-0019543 
F'RESNO Count.y Raeorder 
Paul Dlc:los , CPA 
Friday , Feb 14 , 2020 10:53:26 AM 
Tille,: : 1 

Fe eB: 
CA 582 Fee ; 
T ax111>: 
Tota I : 
ClTY OF FRESNO 

PaQ«S; 3 

!30 00 
0 .00 
0 .00 

$30 .00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 3 of Chapter 1 relating to the issue 
of cita t:ons of the Fresno Municipal Code, the city did, issue a citation to the record owner(s) of the real properties 
described in the attachment, for a violation of the Fresno Municipal Code existing upon the Subject Properties. The 
record owner(s) have not paid the penalties issued in the citations, and an administrative hearing officer did on the 
1 ih and 131

h day of February 2020; assess these unpaid penalties on the Subject Property. The assessment has 
not been paid, and the City of Fresno claims a hen on the Subject Prope,iy (see attachment for amount assessed) 
The lien shall be on the prope,iy until the arnounl is paid , pllJS legal rate of 1nteres\ to be accrued from the date of 

recording this lien, and any and all administrative costs to file and record the lien The claimed lien having been 
assessed to collect for unpaid penalties shall have the priority of a judgment lien and shall attach upon the recording 
of this Notice. 

Dated thrs 141h day of February , 2020 

il✓~ ) 
John Giannetta, Housing Program Superv sor 
COOE ENFORC:EMENT nP/ISION 

r 
A not; ~- pob:ic or other officer completing this c~rtificate ven'ies only t11e identity of the indiv1duai-:v~o signed the .. l 
document !o which this certificate is attached; and not the truthfolness. accuracy, o r validity of tnat document 

··--------- - - -- - --- ~-- --

STATE OF CALIFORNIA ss 
COUNTY or F RESNO 

On .. :z.,/ ; ,;j.{J , before me, Camille R Luna Notary Pubhc. personally appeared ~ohn G.@nneJill.. who proved to rne on the 
nasIs nr satigfactory evidence to be the person(s) whose narne(s) is/are subscriber! to the w1t~11n Instwment and acknowledged 
to me that he/sl'le/lhey executed the same in h1s/t.ier/theiF authorized capacity(,es}. and that by his/herllheiF s1gnatu:e(sl 011 the 
instrument the person(s1, or the en:Ity upon behalf cf which the person(s) acted. executecl ti)e inslrurnent 

I certify under PENAL TY OF PERvURY under the laws of tre State of California that the foregoing paragraph is true 
and correct. 

WITNESS my '1ancJ and ot'IcIaI seal. 

, ~ Signature_ ((' ~ ~£/11/t / 
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Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 

Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 

2 

_J 
\ 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 9371 1 TMILESLAW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
228 1 Tulare Street, Room 105 
Fresno, California 93715 

Re: 1915 S. Hazelwood, Fresno, CA 
APN: 471-185-10 

Dear Mr. Garcia: 

TELEPHO NE 

(559) 24 1-7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subj ect property, recorded on April 22, 2020, is attached hereto as Exhibit 
One. In the fall of 2020 claimant received a Fresno County Secured Property Tax Detail report, attached 
as Exhibit Two, which includes a charge for FR REMOVE PUB NUIS in the amount of $624.20, a chare 
for FR STRUCT DEMOL in the amount of $795.00, and a charge for FR CITATION/PENALTY in the 
amount of $317.50. A special assessment, attached as Exhibit Three, alleged to have the priority of a tax 
lien, was recorded on November 8, 2019 prior to the tax sale. A second special assessment, attached as 
Exhibit Three-A, alleged to have the priority of a judgment lien, was recorded on November 8, 2019 prior 
to the tax sale. On February 27, 2024, Claimant paid $3,129.88 to redeem the property (See Exhibit Four). 
Claimant requests a refund, in whole or in part, of each of the charges/special assessment liens specified 
above, and all penalties, interest, and/or costs associated with these charges on the "tax" bill. 

Claimant disputes his responsibility, in whole or in part, for each of these charges/special assessments as 
each is null and/or invalid in that each violates state law and/or the principles ofl ien priority, or otherwise, 
was extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previous 
owner against whom it was imposed. 1 It has been represented to Claimant by the County of Fresno that 
it is not necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as the 

I. Claimant incorporates by th is reference the letter of February 16, 2022 (attached as Exhibit Five), a long with the response 
dated March 14 , 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, along with the 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Cou11 in Case No. 
22CECG0 1203, and Appellants Opening Brief filed in the Fifth District Court of Appeal case number F087585, including a ll 
the factual allegations, legal theories and analysis presented in said documents as if fully set forth herein, all of which are 
included in the Appendix attached as Exhibit Seven. 



claim clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the 
claim only involves nonvaluation issues in order to satisfy any procedural requirement. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney's 
fees pursuant to the California Code of Civil Procedure section 1021.5. 

:;:;;;'jJ 
Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. On February 27, 2024 I paid the "taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July ~ ~ 2025 
at Fresno, Californi 



Recording requested by: 
Fresno County Tax Collector 

When recorded mail to: 
Bryce D Hovanni.siao 
PO Box 3668 
Pinedale, CA 93650 

oc. rans. ax compu e oo 
Located in City of FRESNO. 
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2020-0050581 
FRESNO County Recorder 
Paul Dlclos, CPA 
Wednesday , Apr 22, 2020 11:39:14 AM 
Titles: 1 Pa;aa: 

Fess: 111 .10 CA SB2 Fea : 1 .ee 
Taxes: 18 .80 
Total: 31 se 
FRESNO COUNTY TAX COU.EC OR. 

Signature of Declarant 

TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 2010-11 
and for nonpayment were duly declared to be in default. DEFAULT# 10-05127 

This deed, between the Fresno County Tax Collector (SELLER) and Bryce D Hovanni.sian; A married man as his sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held oo 
March 13-16, 2020 pursuant to a statutory power of sale in accordance 
with the provisions of Division I, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 17,700 

No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to SANDOVAL JESS R & HOPE R 
described as follows: 471-185-10 

APN 471-185-10 MORE PARTICULARLY DESCRIBED AS LOTS 29 AND 30 IN BLOCK 6 OF HOMEWOOD AS PER 
MAP RECORDED IN BOOK 7 PAGE 15 OF PLATS FRESNO COUNr RECORD IN THE CITY OF FRESNO. 

Executed oo 

4/22/2020 

A notary public or other officer completing this certi ca verifies only the identity of the indjvidual who signed the document to 
which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020, before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by bis/her/their signature(s) on the instrument 
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 

WITNESS mj r:and official ~ea!. /4 ., - . , 

Signature !I/ J} 1-ut; f (/(AAJ 
' 
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-RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee PerGC Section 21:~881 (a)(1): 
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2019-0135016 
Expressly Exempt Uno er 6103 a11cl ?i' 383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, Califo'nia 9372'1-360!) 
Fax· 559 488-1078 

FRESNO County Recorder 
Paul Diclos , CPA 

Friday , Nov 08, 2019 01:50 :42 PM 
T It les l 

Fe .. s : 
CA S82 Fee: 
T>><es • 
Total : 
CITY OF FRESNO 

Pag~ s : 4 

1
30.00 
0 ,00 
0 .00 
30 .00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City or Fresno by the provisions of Article 17 of Chapter 1? relating to sign 
regulations. Article 6 of Chapter 1 O relating to the abatement of public nuisances. Article 3 ,rncl 4 of Chapter 1 ·t 
relating to housing regula tions and to dangerous building ordinance of the Fresno Municipal Code and Gill No. 8 -26. 
Ordinance No. 2008-26 relating to weed c.1b ;::itement. the city did, abate a nuisance on thP. real properties described in 
the attachment, and an administrative hearing officer did on the 6111 and 11

" day of November, 2019, asc;ess the 
costs of such abatement on the Subject Properties, and the assessment has not been paid , and the City of Fresno 
claims a lien on the Subject Properties (see attachment for amou nt assessed). The lien shall be on the properties 
until the amount 1s paid , plus legal rate of interest to be accrued from the elate of recording this lien, and any and all 
admin istrative costs to file and record the lien. The claimed lien having been created to collect ior abatement costs 
shall have the pnor,ty of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pLIrsuant lo Revonue and T ..:ix Code §3591 for unpaid delinquent assessrnents . 

Dated ll7 is _8_1_" _ _ day of __ N_ o_ve_m_ b_o_r_ 

. / 

Dated _JL/ 8 / ; q 
I I 

, 2019 /,d . ;·< I, /' ? I (, • ) 

"' ff?c,, , ~ !,?~-- -
1/,lohn Giannetta. Housing Program Suoervisor 

/ • CODE ENFOf~CEMENT DIVISION 

not~~ public ~r other officer com0e!ing lhi~~rtif; ate venfiP.s only the ·idEH~tity of the inclividual who ~1g; ecl the 
cument lo wh,ch this certificate is attachP.d arid no; the truthfulness. accuracy. o· v<1lid1ty of tl1at document 

-- --- --- ---·· - ·--· ·- -

S f'ATE OF CALIFORNIA. 
COUNTY OF FRESNO 

I r//1/i' •. 
On ,J J !' / . before me W.J.!l~;:11:i:iJ;.J3:l.!.1~r,_,tl<.Jlc1tY..£.ubl.!f, person::11ly appeared Joli.Q G1aJ.lQ!ill.f!. who proved to me or the 
b::is is of satisfactory evidP.nce to be the person(&) whose na'Tle(s) 1si,m, subscnhed ta thP within instrument an1J ;:ir;knowledgcd 
to rne tha t he/she/lney executed tha same in his/her/ their at,thor:zed capac11y(ies), and that hy h1sl i:ler/their s1gnc1ture(s) or. the 
instrument the porson(s). or the entity upon behalf of which the person(s) acted, executed 1he instrument 

I certify under PENAL TY OF PERJUr~Y under the laws of the State of California that tile foregoing paragraph is true 
and correct. 

WITNESS rny hard and official seal 

Wll llAM F.. RYMR 
COMM. #2166349 z 

Notary Public • C.lirornln ~ 
r,~nQ Counly -

~ Comm. Exei!!s Oct \' 20cJ) r 
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RECORDING REQUESiED BY: 

C11y of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)( 1) 
Expressly Exen1pt U11dt:!r 0103 and 27383, and 
27361-33 

WHEN RECORDED MAIL TO 
City of Fresno 
nARM - Code Enforcemeni O1v1sion 
2600 Fresno Street. 3070 
Fresno. California 93721-3605 
Fax: (559) 488-1078 
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2019-0135015 
FRESNO Counl y Recorder 
Paul Oiclos , CPA 

Friday , Nov 08, 2019 01 :50:42 PM 
T!t les : I 

Fees : 
CA S02 Fee . 
lax es : 
Tot a I ; 
CITY OF FRESNO 

Pages · 2 

I2J ~0 
0 . 03 
e . 00 
23 .00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 3 of Chapter 1 relating to. the issue 
of citations of the Fresno Municipal Code. the city did , issue a citatron to the record owrer(s) of the real properties 
described in the attachment, for a violation of the Fresno Municipal Code existing upon the Sub1ect Properties. The 
record owner(s) have not paid the penalties issued ,n the citations , and an adm1nistraltve 1-iearinq officer did on the 
6

1h 
and 7'11 day of November 2019: assess these unpaid penalties on the Subject Property. The assessrnent has 

not beeri paid, and the City of Fresno claims a lien on the SubJect Property (see attachment for amount assessed) 
The lien shall be on the property until the amount is paid. plus legal rate of interest lo be accrued from the date of 

recording this lien, and any anei all administrative costs to file and record the lien The claimed lien having been 
assessed to collect for unpaid penalties shall havP. the priority of a judgment lien and shall attach upon the recording 
of this Notice. 

Dated this --=a'--·n_ day of 

I 

Dated _LL/JL1-L q 
I f 

Nove_mher_ . 2019 _ 

/' J ' J\ 
By. J UJA 4~~/U _ ·1 John G1annetta, Housing Program Supervisor 

,1 CODE ENFORCEMENT DIVISION 
I , 

[ 
A notary public or other officer completing ',his certificate ve·ifies ~nlyt!1e 1de"'l\ity of th~ 11d1v1dual who signed tl!e 
doc;urnent to which this certIhca:e is attached. and not the truthfulness. accuracy, or validity oi :hat '.iocument - - -- -- -

STATE OF CALIFORNIA ) ss 
COUNTY OF FRF.SNO l 

I I 
On ' . before ,ne 'NllhR1n i l~yner Nuta,y Pubhc. personally appeared John G1ann~llcl, who proved to me en tne 
basis of satisfactory evidence to be the person(s) whose name(s) 1s/are subscribed to the wi:lun irstrumeni and acknowleclgeo 
to me tt,.it hc/&he/tt.1ey executeo the same 111 his/her/their authorized capacity(,e~i. and that tJy his1he,/t!'leir s1gnature(s) co t·1e 
instrument the person(s), or the e"ltity upon behalf of whct1 the person(s; acted. execulec the insirument 

I certify under Pl::NAL rY 01- PERJURY under the laws of the State of Cal!fornra tr,ai the foregoing paragraph Is true 
and correct. 

WI r NESS rny '1c1ncl and ofhc1,11 s~"' 

S 1gn.:iturc /,,/ ,//.' ', '
11 
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ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA 
PARCEL NO. 4 71-18 5- 1-0 -9 

P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 • PHONE: (559) 600-3482 

ORIGINAL 
ASSESSEE 
NAME & 

ADORESS 

SITUS 

SA."IDOVAL JESS R & HOPER 
PO BOX 3668 
PINEDALE CA 93650 

1915 S HAZELWOOD BLVD FRESNO 

CURRENT 

OWNER 
NAME& 

ADORESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

TAX - DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX - DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 
AMOUNT 

I 
DATE 

I 
DEFAULT NO. DATE 

2,171.62 06/30/21 20-05652 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 16537 
21 - 22 PAID 
22-23 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20-21 BOTH 1,965.14 196. 48 
21-22 PAID 
22-23 PAID 

TOTAL I 1,965.14 I 196.48 I 

REDEMPTION SCHEDULE 
INCLUDES CREDIT FOR IN TRUST 

JUL 23 
AUG 23 
SEP 23 
OCT 23 
NOV 23 DEC 

23 

COLL. NO. 

FCAC-344 (10/16/) • 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

2,923.54 JAN 24 3,100 . 41 
2,953.02 FEB 24 3,129.88 
2,982.50 MAR 24 3,159 . 36 
3,011.97 APR 24 3,188 . 84 
3 , 041.45 MAY 24 3,218.31 
3,070.93 

JUN 
24 3,247.79 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED 

I 
DOCUMENT NO. 

REMARKS 
NET VALUE TRA 

16537 5 - 001 
5-001 
5-478 

TAXES ANO PENALTIES 
COST 

10.00 

10.00 

I 
SUB-TOTAL 

2,171.62 

I 2,171.62 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I ')(, I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF$ 

I TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL NO. 

Oscar J. Garcia, C.P.A. 
Auditor-Controllerffreasurer-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 



FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 471-185-10 SUFFIX: DEFAULT NUMBER: 20-05652 

PAYEE NAME: 

ADDR1: 

ADDR2: 

BRYCE D H0VANNISIAN 

PO BOX 3668 

PINEDALE CA 93650 

EFFECTIVE PAYMENT DATE: 02/27/24 
BY: 44 

AMOUNT : 

(471185100000056522000224000031298800000000001 

3,129.88 



THOMAS V . MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 

FRESNO, CALIFORNIA 9371 1 

February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93 721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93 715 

TMILESLAW@AOL.COM 
TELEPHONE (559) 31 3·6354 

Re: 1915 S. Hazelwood, Fresno, CA 
APN: 471-185-10 

Dear Sirs: 

My client, Bryce D. Hovannisian, purchased the property located at 1915 S. Hazelwood, Fresno, 
CA (APN: 471-185-10), a vacant lot, at a tax default sale conducted by the County of Fresno in 
March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessments: 

FR Citation/Penalty 
FR-Remove Public Nuisance 
FR Struct Demo! 

$317.50 
$624.20 
$795.00 

The citation and penalties, and the assessed costs for removal of the public nuisance and 
structure demolition, were services provided to the previous property owner who lost the 
prope11y at the tax sale. The Notices of Special Assessments upon which these portions of the 
Tax bill are based were recorded on November 8, 2019, and are attached. Of note, the special 
assessment authorizing the Citation/Penalty portion of the tax bill is characterized as having a 
priority of a judgment lien, and the special assessment authorizing the public nuisance and 
structure demolition billings is characterized as allegedly having the priority of a tax lien. 



In December of 2020, prior to the date the first installment of the July 1, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 
the contested, erroneous, and unlawful special assessments, but his tender of payment was 
rejected and returned to my client by the Fresno County Tax Collector. 

My client is not responsible for the assessment liens for the following reasons: 

1. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessments. 

Regardless of the characterization of the Special Assessments as tax liens or not, the special 
assessments were extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client' s tax bill. Pursuant to California Revenue and 
Taxation Code section 3712, the Tax Deed conveys title to the purchaser free and clear of all 
encumbrances of any kind existing before the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3712 (a) exception, the special assessments are fixed liens (even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as flood assessment), and are therefore not subject to 
this exception. With respect to the section 3712 (b) exception, no taxing agency objected to the 
sale demonstrating its lack of consent, and therefore this exception does not apply. With respect 
to the section 3712 ( c )exception, the City of Fresno which recorded the lien does not collect its 
own taxes and therefore this exception does not apply. None of the remaining exceptions apply. 
Whereas none of the exceptions apply, the Tax Deed conveys title to the purchaser free of all 
encumbrances of any kind including the assessment liens recorded by the City of Fresno before 
the sale. Accordingly, being charged for liens that have been extinguished, regardless if they 
were characterized as "tax liens," is erroneous and unlawful, and these amounts must be 
removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25831, to be Iiened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
3 8773. I or 3 8773 .5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real prope1ty are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City of L.A. (1998) 66 Cal. App. 4th 586, Kahan v. City of 



Richmond (2019) 35 Cal. App. 5•h 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 

Government Code section 38773.1 allows a legislative body, such as a city, to collect abatement 
and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773.1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the force, effect, and priority of a judgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the prope1ty 
owner/seller. Alternatively, Government Code section 38773.5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3712. As such, the continued effort 
to collect these liens from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

3. The Special Assessment which has the priority of a judgment lien was extinguished by the tax 
sale and the Tax Deed. 

Even if the Tax Deed did not extinguish the alleged "tax liens," it certainly extinguished any 
special assessment or encumbrance that has the priority of a judgment lien pursuant to Revenue 
and Taxation Code section 3712. Accordingly, at the very least, the recorded special assessment 
that has the priority of a judgment lien has been extinguished, and the tax bill is overstated, and 
is being erroneously or illegally assessed against my client. 

For the above stated reasons, the special assessment liens are erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



Recording requested by: 
Fresno County Tax Collector 

When recorded mail to: 
Bryce D Hovannilliao 
PO Box3668 
Pinedale, CA 93650 

oc. rans. ax compu e on 
Located in City of FRESNO. 
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TaKea: 19.89 
Total: 31.89 
FRESNO COUNTY TAX COUEC OR 

Signature ofDeclarant 

TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 2010-11 
and for nonpayment were duly declared to be in default. DEFAULT # 10-05127 

This deed, between the Fresno County Tax Collector (SELLER) and Bryce D Hovannisian; A married man as bis sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 13-16, 2020 pursuant to a statutory power of sale in accordance 
with the provisions of Division!, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 17,700 

No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to SANDOVAL JESS R & HOPE R 
described as follows: 471-185-10 

APN 471-185-10 MORE PARTICULARLY DESCRIBED AS LOTS 29 AND 30 IN BLOCK 6 OF HOMEWOOD AS PER 
MAP RECORDED IN BOOK 7 PAGE 15 OF PLATS FRESNO COUNr RECORD IN THE CITY OF FRESNO. 

Executed on 
',,t-

4/22/2020 By_--l.--,,,t.'--t>:z!::c:~~,:...:.-.J.--1--=-.f../L_ 
Oscar J. 

A notary public or other officer completing this certi ca verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020, before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by bis/her/their signature(s) on the instrument 
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL1Y OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 

WITNESS m?J(d and official ~ea!. /4 ,, . . , 
Signature // f!lhlu //{/1/!AJ • 
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-RECORDING REQUESTED BY: 

Cuy of Fresno 
Exempt From Fee Per GC Section ;2/J8l3 1 (a}{1); 
Expressly Exempt Unoer G·103 :111d 2/383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno. Califo•nia 93721-360:i 
Fax· 559 488-1078 
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0 00 
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NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 1? relating to sign 
regulations. Article 6 of Chapter 10 relating to the abaternent of public nuisances. Article 3 and 4 of (;hapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. 8 -26. 
Ordinance No. 2008-26 relating to weed ab.=itemeni. the city did. abate a nuisance on th!'! re e11 properties described m 
the attachment, and an administrative hearing officer did on the 61

" and 7'11 clay of November, 2019, assess the 
costs of such abatement on the Subiecf Properties, and the assessment has not been paid, and the City of Fresno 
claims a lien on the Subject Properties (see attachment for amount assessed). The lien shall be on the properties 
until the amount 1s paid, pfus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid de!1nquent assessments. 

Dated t11is 8111 day of __HQ_vembcr 

I 

Dated _lL) 8 / 1 q 
1/ 

. 2019 

1/4 . /./ 
1 I ( .._ : ,, 

By /2cv,_ -Lc;vv./4/4'1?{/ 
//John Giannetta. Housing Program Suoervisor 

/ : CODE ENFOf~CEMENT DIVISION 

o tary publtc ~~thP.r offir.f?r co1~;~ring th1;-~ertif~c,1te venfiP.s on~he io~~ily of the ino1vid~;;l who s1gne.fl !lie 
ument lo wh,ch this certificate is cittached and not the truthfulness, accuracy. o· validity of that doc,1ment 
---- --- -- ---~- -· - ·- - . -

STATE OF CALIF0RNl.4. 
COUNTY OF FRESNO 

011 / « f /~' ~ . before me ~YJllia1_,:,_i;._Bvner c.NoJa£yJ:ubl1f , personally appeared Jol1n G,enne!la. who proved to me or the 
b::isis oi;atisfactory evidenr.e to be l hE> r erson(s) whose na-m,(s) 1s1are subscribed to thP withm instn1men1 am! ;:ir.knowledged 
to rne that he/she/lhey executed the sarne 1n h:slherltheir authorized capac1ty(ies). and that by h1s/l~er/lhe1; s1gnature(s) on the 
instrument the pcrson(s), or the entity upon behalf of which the person(s} acted. executed the instrurnent 

I certify under PENAL TY OF PERJUf~Y under the laws of the State of California t11at tl1e foregoing paragraph is true 
and correct. 

WITNESS rny hard and official seal 

WILLIAM E. RVHEI! 
COMM. 12166349 z 

llotnry f'ubllc • Clli!ornl& ~ 
1",~soo Cotmty _. 

i,,, Comm. E:cphs.Otl l , ~ r 
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RECORDING REQUESTED BY: 

Cny of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1) 
Expressly Exempt Urider 6103 and 27383, and 
27361 .33 

WHEN RECORDED MAIL TO 
City of Fresno 
OARM - Code Enforcement Division 
2600 Fresno Stree1. 3070 
Fresno. California 93721-3605 
Fax: (559) 488-1078 
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Taxes : 
Total : 
Ct TV OF FRESNO 
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1
2.3 00 
0 . 0a 
0 .00 
23 .00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 3 of Chapter 1 relating to the issue 
of citations of the Fresno Municipal Code. the city did, issue a citation to the record owr,er(s) of the real properties 
described in the attachment. for a violation of the Fresno Murncipal Code existing upon the Sub1ect Properties. The 
record owner(s) have not paid the penalties issued in the citations, and an adm1nistrat1ve nearing officer did on the 
6th amt 7th day of November 2019: assess these unpaid penalties on the Subject Property. n,e assessment has 
not beer paid, and the City of Fresno claims a lien on the Subiect Prope1iy (see attachmen t for amount assessed) 
The lien shall be on the property until the amount is paid. plus legal rate of interest to be accrued from the date of 

recording this lien and any an<i all administrative costs to file and record the lien The claimed hen having been 
assessed to collect for unpr1id penalties shall h,'lVP. the priority of a judgment lien and shall attar.h upon the recording 
of this Notice 

Dated this a·n day of 

I 

Dated _/_J}j_L[j 
, I 

Novemher_ . 2019 

I j-~ /') j t (,I J 
Bv. _if v tA _AtvvtA.~ /I)_ -

' 1 John Giannetta. Housing Program Suoervisor 
{/ CODE ENFORCEMENT DIVISION 

l
-A notary public or othe; officer completing this certi'1cate ve·ifies only the 1deitily of tht= nd1v1dual who s1gn~tJ tne 

document to whicn this cert1fica:e l5 attached. and not the truthfulness. accuracy, or validity oi that document 
- - - -- - -

STATE OF CALIFORNIA ) ss 
COUNTY OF FRi=SNO ) 

I ( 

On . before me w,111r1111 I Hyncr Nutary Public. personally appeared John G1a11n~ttc1, wro proved to me en tne 
basis of satisfactory evidence to be the person(s) whose narne(s) 1s/are subscribed to tt1e wi(llin i11st1umcm and <.1cknowledgeo 
to me that t1c/she/lJ:ley executec-1 the same In his/1:\er/lheir authori:wd capacity(ie-si. and th;it lJy h1s1he,/their srgnature{s) un t·1e 
instrument the person(s). 01 the e"ltity upon behalf of whch the person(s) acted. execulec tile instrt.,ment 

I cert,ty under Pl::NAL TY 01- PE:RJURY under the laws of the Stale of California that the foregoing paragraph Is true 
and correct. 

WI l NESS my h,,n<J and o(liClnl Sb-II 
I l , I 

S,gn.:ilurc / .,,/,/,//. ·• ·' ', 
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Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 

Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 

2 

_J 
\ 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 9371 1 TMILESLAW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

Re: 1645 S. Third, Fresno, CA 
APN: 471-103-06 

Dear Mr. Garcia: 

TELEPHONE 

(559) 241-7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2020, is attached hereto as Exhibit 
One. In the fall of 2020 claimant received a Fresno County Secured Property Tax Detail report, attached 
as Exhibit Two, which includes a charge for FR REMOVE PUB NUIS in the amount of $394. 76, a charge 
for FRESNO CITY WEED in the amount of$899.00, and a charge for FR CITATION/PENALTY in the 
amount of $3 17.50. A special assessment, attached as Exhibit Three, alleged to have the priority of a tax 
lien, was recorded on August 9, 2019 prior to the tax sale. A second special assessment, attached as 
Exhibit Three-A, alleged to have the priority of a judgment lien, was recorded on August 9, 2019 prior to 
the tax sale. On March 28, 2025, Claimant paid $3,224.16 to redeem the property (See Exhibit Four). 
Claimant requests a refund, in whole or in part, of each of the charges/special assessment liens specified 
above, and all penalties, interest, and/or costs associated with these charges on the "tax" bill. 

Claimant disputes his responsibility, in whole or in patt, for each of these charges/special assessments as 
each is null and/or invalid in that each violates state law and/or the principles oflien priority, or otherwise, 
was extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previous 
owner against whom it was imposed. 1 It has been represented to Claimant by the County of Fresno that 
it is not necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as the 
claim clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the 

1. Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exhibit Five), a long with the response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, a long with the 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Cou1t in Case No. 
22CECG01203, and Appellants Opening Brief filed in the Fifth District Court of Appeal case number F087585, including all 
the factual allegations, legal theories and analysis presented in said documents as if fully set fo1th herein, all of which are 
included in the Appendix attached as Exhibit Seven. 



claim only involves nonvaluation issues in order to satisfy any procedural requirement. 

After redemption of the property, on or about April 15, 2025, Claimant received a tri-fold mailing from 
the County of Fresno which included a check in the amount of $43.12 referenced by "ACT 04/22/20 1645 
S. Third FR." A copy of the tri-fold mailing is attached as Exhibit Eight. There is no explanation as to 
the basis for this payment or the method of calculation. This check has not been cashed. Claimant hereby 
requests an explanation for this payment and the method of calculation. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney's 
fees pursuant to the California Code of Civil Procedure section 1021.5. 

~ ';/) 
Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. I am an officer in JJD Management 
Associates and authorized to pay bills on properties it manages. On March 28, 2025 I paid the "taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July 3°, 2025 
at Fresno, California. 

Bt!Jt[ 



Recording requested by: 
Fresno County Tax Collector 

When recorded mail to: 
Bryce D Hovannisian 
PO Box3668 
Pinedale, CA 93650 
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2020-0050629 
FRESNO County Recorder 
Paul Diotos, CPA 
Wednesday, Apr 22, 2020 11:39:14 AN 
Titles: 1 Pages: 

Fee■ : 111.80 
CA S82 Fee: 0.el!! 
Taxes: 12 .10 
Tahl: 23. 1e 
FR~SNO COUNTY TAX COLLEC DR 

va uc o prope oc. rans. ax compu e on 
Located in City of FRESNO. ~/t-

Signaturc ofDeclarant 
TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legaUy levied taxes were a lien for FISCAL YEAR 2013-14 
and for nonpayment were duly declared to be in default. DEFAULT# 13-04103 

This deed, between the Fresno County Tax Collector (SELLER) and Bryce D Hovannisian; A married man as his sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 13--16, 2020 pursuant to a statutory power of sale in accordance 
with the provisions of Division I, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 10,600 

No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to 8268 LLC 
described as follows: 471-103-06 

APN 471-103-06 MORE PARTICULARLY DESCRIBED AS LOTS TWENTY-ONE (21) ANDTWENTY-TWO (22) IN 
BLOCK FIVE (5) OF DEAN PARK ACCORDING TO TIIE MAP THEREOF RECODED IN BOOK 7 PAGE 29 OF PLATS 
ON RECORD TN THE OFFICE OF THE COUNTY RECORDER OF SAID FRESNO COUNTY.EXCEPTING 
THEREFROM THE EAST FORTY (40) FEET. IN THE CITY OF FRESNO. 

E.xecutcd on f 
4/22/2020 

A notary public or other officer completing this cc ficate verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020, before me, Natalie Nino, deputy County Clerk. personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument 
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 

WITNESS myh ·, 

Signature 
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1 ); 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: 559 488-1078 

1111 fl/f JM!1 ~~~~l'Jlk'l.li~~I~ ~LM!r~ ~~ Im& ~U~i'M 11111 
i2019-0089087 

FRESNO Counly Recorder 
Paul IHc::t.03, CPA 
Friday, Aug 1219, 2019 01:44:27 PM 
Title": I 

F&GB: 
CA SB2'Fm .. : 
Taxel9: 
Tot.al: 

., CITY OF FRESNO / DARM 

Pages: 4 

1
38.00 
0.0l!l 
0.00 
38,©0 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 10 relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. B-26, 
Ordinance No. 2008-26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the 7'h and 8111 day of August, 2019, assess the costs of 
such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno claims a 
lien on the Subject Properties (see attachment for amount assessed). The lien shall be on the properties until the 
amount is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments. 

Dated this ~9~th __ day of __ A~u~g~u~s~t __ , 2019 

Dated: .(a / q_ I l '1 
ohn Giannetta, Housing Program Supervisor 

CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

On_u+-Y--'--''---' before me, Christina Pasillas, Notary Public, personally appeared John Giannetta, who proved to me on 
the bas· o satisfactory evidence to be the person(s) whose name(s) is/ara subscribed to the within instrument and 
acknowledged to me that he/sl=left+ley executed the same in his/A0flti=leiF authorized capacity(ies), and that by his/Mf.ltheiF 
signature(s) on the instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 



6476- 6892-

Public 6868-Public Sec:unad 
APN; Str;; Dir Property Address Nuisance NnisanC€ Propertym 

Enforcem Con tr Co.st emoffitle 

eat Sean:h 
47813415 2225 s GENEVA AVE 329.00 

15221112 837 N GLENN AVE 669.10 

45910434 3079 E GRAl'ff A VE 253.76 

460131Gl 3902 E GRANT AVE 248.00 

46017106 4T,:,() E GRANT AVE 317.00 

47130243 2074 s HAYSTON AVE 447.12 

47110304 1640 s HAZELWOOD BLVD 3,990.68 

47118510 1915 s HAZELWOOD BLVD 303.60 

45322410 4487 E HEDGES AVE 443.95 

46526102 8 E KEARNEY BLVD 433.64 

45319111 3495 E LAMONAAVE 562.90 

47020227 3653 E LIBERTY AVE 4,238.40 

47909415 2429 S LOTUSAVE 562.90 

47018302 3232 E LOW'EAVE 392.02 

48003018 2534 s M.APLEAVE 373.50 

50807005S 5205 N MARKET ST 263.00 

46017421 4765 E MCKENZIE A VE 605.17 

46125311 3637 E MONOST 87260 

46018503 3220 E NEVADA.A.VE 394.05 

45405231 4188 E OLIVE AVE 323.00 

40922112 6135 N ORCHARD ST 486.00 203.00 

47112120 3643 E ORLEANS A VE I 946.75 

47112112 3737 E ORLEA"JS A VE 269.00 

48028214 2485 S PAGEAVE l 740.00 2M.20 

430374!)2 4835 E PICOAVE 260.00 

44721215 2320 N PRJCEAVE 334.00 

44311307 i134 w PRINCETO:s.i A VE 4.50.78 

4612J203 416 S RECREATION AVE «i.361 

43013041 4522 E SAN GABRIEL A VE I 1,657.08 

46412128 220 w SAN JOAQU1N ST ' 326.CC 

51011014 5807, W SHAW AVE 2,200.60 

44507111 3243 E SfMPSON A VE 4,000.92 

47103412 14251 s THJRD5T 516.56 

47!103-ll6 1645! 5 THlRDST 394.76i 

45229101 1404 E TI-!OMAS A VE 460.42 886.00 975.10 

45429204 4014j E TUR."1ERAVE 565.00 

-16125415 V ACA.."JT LOT 266.00 

45223318 VACANTLOT 43465 

w 

6970-

Wee-cl Total Amt 

Abateme Unpaid 
Case; 

nt 

329.00 ElB--07703 

891.17 1,56-0.27 El8--03113/E19-03197 

253.76 E19-02061 

I 248.00 CE17-372 

317.00 E19-00052 

506.00 953.12 El 8-00236,'El 9-03436 

3,990.68 E19-01832 

303.60 El&-00378 

443.95 CE18-1659 

433.64 E19-0l279 

562.90 E13-04854 

4,238.40 E18-00074 

562.90 E19-03806 

392..02 CE17-7175 

373.50 El&-0772•1 

263.00 CEl0-15741 

605.17 E19-{)0240 

872.60 CE14-4329 

501.411 895.46 E19--03195 

323.00 El9-03401 

689.00 CElB-1206 

946.75tCE10-13100 

269.00 ElB-07222 

1,024.20 CEIG-4667 

I 260.00IE19-04647 

334.00 E19-00256 

4.50.78!CE17-11720 

441.36 CE17-9964 

1,657.08 ElB-04153 

326.00 EJB-04102 

2,200.60 CE17-260 

4,000.92 E19-02874 

516.56 E19-00012 

899.0C• 1,293.76 E18--07S19 

2,321.52 E19-03368 

565.00 CE17-14661 

266.00 E19-03251 

794.24 1,228.89 E19-03122 

Page 2 of3 

I 
! Owner's Name 

I 
JOHNSON DER?-,iOINE 

R J INVL"'TMENTS & MANAGEMENT' LLC 

LlGITT-HOUSE RECOVE.ll.Y PROGRA,\1 INC 

TR.lSKA RUDY JR 
FLORES RUBEN 

DA VlS LILI T % D DA VJS 

RODRJGUEZ DA VlD 

SANDOVAL JESS R & HOPER 

MOUA HF.RH & IA 

DE MADERA. INC 

SOUZA MlCHAEL F 

RODRJGUEZ JENNIE 

BERN1CE MAYS 

SALAZAR FRA.i'\/K H & AG.A.PIT AR 

MENDOZA ELOY 

RJCODELIA 

CHAVEZPJANC 

1OLIVIE AND LOUISE CVRLJAK 

DAVENPORT EDWARD &: OLEAN 

4188 OUVEAVENTJE LLC 

NIXON CAROLYN 

INDYMAC BANK F S B 

PORRAS LUPE DA VILA MAYORGA GLORIA M 

A YL WA.RD SCOTr T 

HOFFYh'\l BRL"'-''\J 

MC ELHA'\JEY LA'.VRENCE L 

RENNA JOSEPH J TRUSTEE 

GOMEZ ENRIQUE GOMEZ DANIEL ITAL 

NGUYEN JOHN QUANG & VAN HAI 

AGUTI..AR FLOR.ENG.A RAMJREZ 

SJERRA l..lONEL & ROMONA 

LEERUTHLYN 

SAAD BEN OTH.MA:'-JE 

8268 LLC 

MORA BALTAZAR 

DONALD HANSEN 

RAMIREZ Rt.JBEN & SON!A 

Al..BRAE EQU1TIES LLC 

I 

0 
0 
0 

~ 
0 __. 
<O 
b 
0 
0) 

<O 
0 
0) 

-..J 

-0 
lll 
co 
CD 
w 
0 ....., 
.i,,. 



RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1) 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax:(559)488-1078 

Foel';; 
CA 682 Fae; 
Tnx.,a: 
Tot.al: 
l:!]"V. O_F' -~SNO I OARrJ_. 

Pages; 3 

1
31 ,00 
l!.00 
0.00 
31.00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 3 of Chapter 1 relating to the issue 
of citations of the Fresno Municipal Code, the city did, issue a citation to the record owner(s) of the real properties 
described in the attachment, for a violation of the Fresno Municipal Code existing upon the Subject Properties The 
record owner(s) have not paid the penalties issued in the citations, and an administrative hearing officer did on the 
1th and 8th day of August 2019; assess these unpaid penalties on the Subject Property. The assessment has not 
been paid, and the City of Fresno claims a lien on the Subject Property (sea attachment for amount assessed). 
The lien shall be on the property until the amount is paid, plus legal rate of interest to be accrued from the date of 
recording this lien, and any and all administrative costs to file and record the lien. The claimed lien having been 
assessed to collect for unpaid penalties shall have the priority of a judgment lien and shall attach upon the recording 
of this Notice. 

Dated this 9th day of August , 2019 

Dated: e /.<t I I q 

STATE OF CALIFORNIA ) ss 
COUNTY OF FRESNO ) . h . . II a eared John Giannettg,_ who proved to me on 
On ¼ /<>i \ ~ before me, Christina Pasillas, Notary Public, f~~na ~ug~cribed to the within instrument and . 
thebasis of tisfact~ry evidence to be the Pt~~(s~a~~~~ ~~:F~h~if6:thorized capacity(ies), and that by his~eFl:efr- t 
acknowledged to me that he/;f'e/tRey execu e the tity upon behalf of which the person(s) acted, executed the ms umen. 
signature(s) on the instrument the person(s), or e en . 

. PENALTY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
l certify under . 
and correct. 

CHRISTINA PASILLAS 
Notary Public - California 

fre,no Covnty 
commission B 2214727 

My Comm. Expires act I 5, 2021 



6475-

APNt Sir; Dir Property Address Citations/ 

Penalties 

40922112 6135 N ORCHARD Sf S18,102.00 

44721215 2320 N PRICE AVE 780.00 

46123203 416 s RECREATION A VE 768.75 

4..%122!8S 2824 E SUSSEX WAY 253.75 

4711!1306 1645 s Tffi"RD ST 257.50 

454..22507 4339 E THOMAS AVE 257.50 

4542.9204 4014 E 11.JR.NER A VE 2,215.00 

45223318 VA.CA!\., LCY!' 257.50 

48713003 4024 E VINE AVE 253.75 

45429115 3915 E 1,VHITE A VE 515.00 

46.308201 155 s WILLOW AVE 257.50 

45227304 510 N YOSEMITE A VE 257.50 

47 ' i TOTAL 48,157.00 

w 

Total 

Releases 
Penalties 

Case: 
Amount 
Unpaid 

60.00 18,162.00 CE18-1206 

60.00 840.00 El9•00256 

60.00 828.75 CE17-9964 

60.00 313.75 E19-0i916 

60.00 317.50 ElS-07819 

60.00 317.50 El9--02617 

60.00 2,275.00 CE17-14661 

60.00 317.50 El9-03122 

60.00 313.75 El9--03697 

60.00 575.00 El9-00117 

60.00 317.50 El9-01964 

60.00 317.50 El&-03156/El 9--03264 

2,820.00 50,977.00 

Page 2 of 2 

Owner's Name 

NIXON CAROLYN 

MC El.HANEY LA WREN CE L 

GOMEZ ENRJQUE GOMEZ DA.NIEL ETAL 

BREWER FREDDIE LEE SR & DIANE BREWER FREDDIE L JR 
8268LLC 

SOURIY A.l\'YONG 01.rn-w 
DONALD HANSEN 

ALBRAE EQl.JITIBS LLC 

RODRIGUEZ DO1'.flNGO & AURELIA 

CATA:'-JOTHOMASJR 

JACKSON PENNY M 

MCGLOTIITN TIYEONDREA 

0 
0 
0 
=l:t: 
N 
0 
-' 
(0 

6 
0 
0) 
(0 
0 
0) 
CJ) 

L) 
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<O 
(P 

(;) 
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FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 471-103-06 SUFFIX: DEFAULT NUMBER: 20-05637 

PAYEE NAME: 

ADDR1: 

ADDR2: 

JJD MANAGEMENT ASSOCIATES 

2975 E BELMONT AVE 

FRESNO CA 93701 

EFFECTIVE PAYMENT DATE: 03/28/25 
BY: 41 

AMOUNT: 

C4711 □ 3 □ 6 □□□□□ 56372 □□□ 325 □□□□322416 □ DDD □□□ D □ Db 

3,224.16 



ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
471-103-06 -6 P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 • PHONE: (559) 600-3482 

ORIGINAL 
ASSESSEE 
NAME& 
ADDRESS 

SITUS 

8268 LLC 
PO BOX 3668 
PINEDALE CA 93650 

1645 S THIRD FRESNO 

CURRENT 
OWNER 
NAME& 
ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

TAX- DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX - DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 

AMOUNT DATE DEFAULT NO. DATE 

1,992.56 I 06/30/21 I 20-05637 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 14008 
21-22 PAID 
22-23 PAID 
23-24 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20-21 BOTH 1,802_38 180.18 
21-22 PAID 
22-23 PAID 
23-24 PAID 

TOTAL I 1,802.38 I 180.18 I 

REDEMPTION SCHEDULE 
INCLUDES CREDIT FOR IN TRUST 

JUL 24 
AUG 24 
SEP 24 
OCT 24 
NOV 24 
DEC 

24 

COLL. NO. 

FCAC-344 (10/16/) 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

3,007.88 JAN 25 3,170_09 
3,034.91 FEB 25 3,197_13 
3,061.95 MAR 25 3,224.16 
3,088_98 APR 25 3,251.20 
3,116.02 MAY 

25 3,278_23 JUN 
3,143.05 25 3,305.27 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED 

I 
DOCUMENT NO. 

REMARKS 

NET VALUE TRA 

14008 5-001 
5-001 
5-001 
5-001 

TAXES AND PENALTIES 
COST 

10_00 

10_00 

I 
SUB-TOTAL 

1,992.56 

I 1,992.56 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF$ 

I TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J. Garcia, C.P.A. 
Auditor-ControllerfTreasurer-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 

FRESNO, CALIFORNIA 9371 1 

February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93 721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93715 

Re: 1645 S. Third, Fresno, CA 
APN: 471-103-06 

Dear Sirs: 

TMI LESLAW@AOL.COM 
TELEPHONE (559) 31 3-6354 

My client, Bryce D. Hovannisian, purchased the property located at 1645 S. Third, Fresno, CA 
(APN: 471-103-06), a vacant lot, at a tax default sale conducted by the County of Fresno in 
March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessments: 

FR Citation/Penalty 
FR-Remove Public Nuisance 
Fresno City Weed 

$317.50 
$394.76 
$899.00 

The citation and penalties, and the assessed costs for removal of the public nuisance and weed 
abatement, were services provided to the previous property owner who lost the property at the 
tax sale. The Notices of Special Assessments upon which these portions of the Tax bill are 
based, were recorded on August 9, 2019 and are attached. Of note, the special assessment 
authorizing the Citation/Penalty portion of the tax bill is characterized as having a priority of a 
judgment lien, and the special assessment authorizing the Public Nuisance and Weed billings is 
characterized as allegedly having the priority of a tax lien. 



In December of 2020, prior to the date the first installment of the July 1, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 
the contested, erroneous, and unlawful special assessments, but his tender of payment was 
rejected and returned to my client by the Fresno County Tax Collector. 

My client is not responsible for the assessment liens for the following reasons: 

1. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessments. 

Regardless of the characterization of the Special Assessments as tax liens or not, the special 
assessments were extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3 712, the Tax Deed conveys title to the purchaser.free and clear of all 
encumbrances C?f any kind existing before the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3712 (a) exception, the special assessments are fixed liens (even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3 712 ( c )exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances qf any kind including the assessment liens recorded by the 
City of Fresno before the sale. Accordingly, being charged for liens that have been extinguished, 
regardless if they were characterized as "tax liens," is erroneous and unlawful, and these 
amounts must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
38773.1 or 38773.5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City qf L.A. (1998) 66 Cal. App. 4th 586, Kahan v. City qf 



Richmond (2019) 35 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 

Government Code section 38773.1 allows a legislative body, such as a city, to collect abatement 
and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773.1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the force, effect, and priority of a judgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773.5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
'judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3712. As such, the continued effort 
to collect these liens from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

3. The Special Assessment which has the priority of a judgment lien was extinguished by the tax 
sale and the Tax Deed. 

Even if the Tax Deed did not extinguish the alleged "tax liens," it certainly extinguished any 
special assessment or encumbrance that has the priority of a judgment lien pursuant to Revenue 
and Taxation Code section 3712. Accordingly, at the very least, the recorded special assessment 
that has the priority of a judgment lien has been extinguished, and the tax bill is overstated, and 
is being erroneously or illegally assessed against my client. 

For the above stated reasons, the special assessment liens are erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 





Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 

Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 
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I Check No. 077164021 -1-I ,I 
Aor/10/2025 ...... 

Check Date: I Invoice Date \ Voucher ID l Fund I Organization l Paid Amount -
Invoice Number Apr/07/2025 02583042 1150 NONE $43,12 

-APN471-103-06 W 

' Description: 
FR l ACT 04/22/20 1645 S THIRD 

L 

I \ 
I 
:, 

,, 

Ii\ 
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' 

'11 
';1 -· 

_ _., 

'J 
11 

II ,. 
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., 
' 
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., 

.I 
Vendor Number Vendor Name 

TGEN HOVANNISIAN BRYCE D 

' - Check Number Date I I Total Amount Total Paid Amount 11 

i 077164021 Apr/10/2025 I I $43.12 $43.12 

ANY QUESTIONS REGARDING THE ABOVE ITEMS SHOULD BE ADDRESSED TO: 
COUNTY OF FRESNO, AUDITOR-CONTROLLER/TREASURER - TAX COLLECTOR P.O. BOX 1247, FRESNO, CA. 93715-1247 

917Li-20 

c:-· .-.. · -- mT@~ITJriJ:J'i'Jirf@TNfrnIT/31D]]Tm!X§E§1'@IwJS~W[~ffi'.t[f[fl:\'ffl'l~1Tliil];7~'1lTuflfil.1@5!I~Il~~]Ti:r~~~ •• • • •• ·-1 
f~ro!~~'.k~1· STAT~''op CALIFORNIA 11 ' Date Apr/10/2025 077164021 
2035 Fresno Street CQUr,JTY OF FRESN • '11111

' 

:;:~;i1';~~
3721 

,. dl1i'F~'ESNO, CALIFOR, f 
::!1·'•.: ,,,, ill 

Pay To The 
Order Of 

HOVANN/SIAN BRYCE D 

.... FORTY-THREE AND 12/100 DOLLAR**"• 

PO BOX3668 
PINEDALE, CA 93650 

0 9 70000 :1811D 

$43.12** 

Authorized Signature 
VOID SIX MONTHS AFTER DATE ISSUED 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 9371 1 TMILESLAW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

Re: 1715 W. Dudley, Fresno, CA 
APN: 449-130-10 

Dear Mr. Garcia: 

TELEPHOI\.::: 

(559) 24 1-7(00 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his a:torneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2022, is attached hereto as Exhibit 
One. In the fall of 2020 claimant received a Fresno County Secured Property Tax Detail report, attached 
as Exhibit Two, which includes a charge for FR STRUCT DEMOL in the amount of$263.00. A special 
assessment, attached as Exhibit Three, alleged to have the priority of a tax lien was recorded on February 
14, 2020 prior to the tax sale. On March 28, 2025 Claimant paid $1 ,764.90 to redeem the property (See 
Exhibit Four). Claimant requests a refund, in whole or in part, of the charge/special assessrr.:ent lien 
specified above, and all penalties, interest, and/or costs associated with this charge on the "tax" bill. 

Claimant disputes his responsibility, in whole or in part, for this charge/special assessment, as it is null 
and/or invalid in that it violates state law and/or the principles of lien priority, or otherwise, was 
extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previocs owner 
against whom it was imposed.1 It has been represented to Claimant by the County of Fresno that it is not 
necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as tbe claim 
clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that tbe claim 
only involves nonvaluation issues to satisfy any procedural requirement. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extingui3hed, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek atorney' s 

I. Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exhibit Five), along with the response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and t1e 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, along with th:: 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Court in Case No. 
22CECG0 1203, and Appellants Opening Brief filed in the Fifth District Cou1t of Appeal case number F087585, inducting all 
the factual allegations, legal theories and analysis presented in said documents as if fully set forth herein, all of which are 
included in the Appendix attached as Exhibit Seven. 



fees pursuant to the California Code of Civil Procedure section 1021.5. 

Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. I am an officer in JJD Mar.agement 
Associates and authorized to pay bills on properties it manages. On March 28, 2025 I paid the '':axes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is tr-1e of my 
own knowledge, except as to those matters which are therein alleged on information and belief, :md as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July Jo, 2025 
at Fresno, California. 

Brye~ 



~ R~cording requested by: 
Fresno County Tax Collector Q-- Ill! fiJP.-tJ1i.,r,.,-Uk 11.lr~l1JH~A'ff 1~

1~fJ~iwi ll 111 
I 

•'w'ben recorded mail to: 
Bryce D Hovannisian 
PO Box 3668 
Pinedale, CA 93650 

oc. rans. ax compu e on 
Located in City of FRESNO. 

va ue o prope 

2020-0050573 
FRESNO Counly Recorder 
Paul Diclos, CPA 
Wednesd•y, Apr 22, 2020 11:39:14 AM 
T.ltles: 1 Pages: 2 

Fees: 114.0e CA SB2 Foe: 0.00 
Taxe■ : 38.8~ 
Total: 50 .B!l 
FRESNO COUNTY TAX COLLEC OR 

TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 2009-10 
and for nonpayment were duly declared to be in default. DEFAULT# 09-05091 

Signature ofDec!arant 

This deed, between the Fresno County Tax Collector (SELLER) and Bryce D Hovannisian; A married man as his sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 13-16, 2020 pursuant to a statutory power of sale in accordance 
with the provisions of Division I, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 33,200 

No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to QUI LAM 
described as follows: 

See Attachment A ( 
Executed on 

4/22/2020 

449-130-10 

A notary public or other officer completing this ce cate verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020, before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument 
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. • 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 



DOC #2020-0050573 Page 2 of 2 

Attacltment A 
.I 

APN 449-130-10 MORE PARTICULARLY DESCRIBED AS THE EAST HALF OF THE FOLLOWING DESCRIBED 
PROPERTY; THAT PORTION OF LOT 77 OF ROEDING'S VILLA COLONY, ACCORDING TO THE MAP THEREOF 
RECORDED IN BOOK 2, PAGE 43 OF RECORD OF SURVEYS, RECORDS OF FRESNO COUNTY, DESCRIBED AS 
FOLLOWS: BEGINNING AT THE NORTHEAST CORNER OF SAID LOT 77; THENCE SOUTH 00 6 1/2' WEST ALONG 
THE EAST LINE OF SAID LOT 77 A DISTANCE OF 658.93 FEET TO A POINT, SAID POINT BEING NORTH 00 6 1/2' 
EAST A DISTANCE OF 658.93 FEET FROM THE SOUTH LINE OF SECTION 31, TOWNSHIP 13 SOUTH, RANGE 20 
EAST, M.D.B. & M.; TIIENCE NORTH 85 DEGREES 58 3/4' WEST 327.14 FEET; THENCE NORTH O DEGREES IO' 
EAST A DISTANCE OF 659.03 FEET TO THE NORTH LINE OF SAID LOT 77; THENCE SOUTH 89 DEGREES 58' 
EAST A DISTANCE OF 326.55 FEET ALONG THE NORTH LINE OF SAID LOT 77 TO THE NORTHEAST CORNER 
THEREOF; EXCEPT THE NORTH 30 FEET THEREOF FOR ROAD PURPOSES. IN THE CITY OF FRESNO. 

-



A uili tu.E-C o.n trullc r 

'frcaswci;-]'a.x Collc~tor 

Prorierty T;n Puyilrn11t:, 

I' 

FRESNO COUNTY SECURED PROPERTY TAX DETAILS 
FISCAL YEAR 2020 

JULY 1, 2020 • JUNE 30, 2021 

', li 



RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1); 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAJL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: 559 488-1078 

1111 f#Fmrll'ilr~ ~R1i,:~1~i:n,~V1l\~1~r.1~11:~r.iltliwi 11111 
20--0019542 

FRESNO County RecordlBf"' 
Paul D!ctom, CPA 
Fr!day, Feb 14, 2020 10:63:26 At'! 
TH !em: 1 
Feoa: 
CA SB2 Foo: 
Taxefl: 
Total: 
CITY OF FRESNO 

Pagea: 4 

1
36.00 
0.00 
0.00 
aa.00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 10 relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. 8-26, 
Ordinance No, 2008-26 relating to weed abatement, the city did, abate a nuisance on tf1e real properties described in 
the attachment, and an administrative hearing officer did on the 12th and 13th day of February, 2020, assess the 
costs of such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno 
claims a lien on the Subject Properties (see attachment for amount assessed). The lien shall be on the properties 
until the amount is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments. 

Dated this 14 u, dayof_~F~e=b~ru=a=ry,___,2020 

ohn Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to whic.h this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

On..u::..::;_:,_.LJJ."-"''---' before me, Camille R. Luna, Notary Public, personally appeared John Giannetta, who proved to me on the 
basis f isfactory evidence to be the person(s) whose name(s) is/aFe subscribed to the within instrument and acknowledged 
to me that he/she/tJ:Jey executed the same in his/ooFAftetf authorized capacity(ies), and that by his/l=!eFJtl:leir signature(s) on the 
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 

WITNESS my hand and official seal. 

Signature~ 
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44203013 
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44913010 

4%02206 

45811205 

' 45107109 

45320l!4 

46713401 

¥-729107 

31364111S 

45426319 

4550jl405 

47026103 

43325310 

47919113 

Str; 

2034 

216 

4474 

913 

1625 

444 

4406 

327 

3893 

2654 

3437 

4085 

1227 

2036 

224 

751 
1632 

4630 
403 

378 

3131 

3235 

3833 

1815 

305 

1715 

3535 

461 

1515 

1323 

151 

4.310 

553 

548 

4842 
1314 

2309 

327 

Dir Property Address 

E ACACTAAVE 

E AMADORST 

N AUGUSTA ST 

BST 

BST 

S BACKERAVE 

E BALLAVE 

W BELMONT A VE 

E BRALY AVE 

N BRAWLEY AVE 

E BUTLER A VE 

E BUTLERAYE 

E BYRDAVE 

E CAillORNIA A VE 

5 jCALLJSCH ST F 

S CEDARAVE 

5 i GJ.ESTNUr A VE 121 

E iQ1LJRG! A VE 

W . Ofu"R0-1 RD 

N CLARKST 

E !CLAY AVE 

w ,CUNTONAVE102 

E Cl..lNlDN A VE 

E COR..'\!ELL /\ VE 

W DAKCTTAAVE 

W _DUDLEY AVE 

N DUKEAVE 

j N DURANT WAY 

N EFFIE ST 

)N EIGHn-lST 

I FST 

E FAIRFAXAVEl+ 

S FILBERT A VE 

N FISHERST 

E FLORADORA A VE 

S FOURJHST 

W GARLAND AVE 

E GARRETT A VE 

6476- 6892-
686&-

Public Secured 
6970-Weed Total Amt Public 

Case: 
Owner's Name 

Nuisance Property/De Nuisance Abatement Unpaid En.forcem mo/Tille ContrCost 

Af!ATEMENT ASSESSMENT SCHEDULED TO BE PLACED ONTO FYW-21 TAX ROLL 

!El!hlk.He~£ conducteg_QP. fr/mum/. 12 !?lid Ji;,_2[!J9)_ C\I 

ent Search 
$161.00' S161.00 ElB--01242 

NEWPORT BEACH HOLDINGS UC 5958.87 $1,236.08 E19-06865 
TAYLOR MATTIE LNING 1RUST Pl1XJNTON WEWNGTON ETAL 

5277.21 

5263.00 S263.00 El9--12063 
ANDERSON DELORES A 

S1,140.53 £19--04158 
ALVARADO JOSIE ESPARAZA MICKEY ETAL 

$1,140.53 

5354.47 E19-08238 
WILSON GEORGE W LIFE ESTATE% W LEWIS 

5354.47 

S505.70 S505.70 El9-1U46 
NELSON JASON WIWAM 

I 

$4,131.55 El9-02802 
DAMAsco ANTONIO & SUSAN 

I $3,10828 $1,023.27 

53,666.14 E19-04074 
SPIRIT OF WOMAN OF CALIFORNIA INC 

I $1,616.86 $2,049.28 

S329.00 $329.00 E19-07355 
GARRISON HENRY L 

S266.00 S266.00 CE13-2D42 
ADAMS VALERIE 

$266.00 S266.00 E19-00868 
MENCHACA ELIZABETH MARIE 5422.30 $1,212.00 S1,634.30 E19-01&93 
GARCIA RAY & DEBBIE $1,392.40 S1,392-40 CElS-6923 
EASLEY MARGARET 

S1,449.75 51,449.75 E19--07494 
SCHERR mFAN EXECUTOR S653.00 $653.00 El9-06587 
RESERVE APARTMEITT HOMES FRESNO LLC $3,408.93 $20,517.79 $23,926.72 CE18-1072 RAUL GOMEZ 

$284.00 S284.00 E19-03864 
CYPRESS POINT PARTNERS LP 5534.00 $203.00 S737.00 I E19--09764 
ALFONSO M LEANOS & ABRAHAM REYES LEANOS $339.40 $953.0S $1,292.48 j E19--06369 
GONZALES RALPH & MARGARET CONCH OLA JESSE $345.22 $501.00 5846.22 l £19-09201 
FERNANDEZ FELICIANO & PAULA $2,506.20 $2,50520 i E19--00750 
MOHAMMED JOH JD A TRS S187.00 S187.00I E19--00578 
PEREZ MAURICIA S 1RUSTEE S2n.oo S272.00 E19-08212 
GONZAL£SJOSEPH L 1RUSTEEGONZALE5 U.DYDJ $386.78 5386.78 E19-05754 
HONGTHAMALY KESONE 

$536.15 $536.15 E19-10794 AGUILAR JUAN C 
$263.00 5263.00• ElS-05659 QUI I.AM 

$754.24 5754.24 E19-07666 
KEY-PRESSON ARLEEN C7RUSTEE S968.00 $968.GO E19--05983 
BORREGO BENJAMIN D & ROSEMARY S734.08 $734.08 CElS-1566 
SYMONDS STTVEN PAUL TRUSTEE 

$2,014.27 E19--06720 DEFEHRJACK 
S2,G!4.27 

S362.47 $362.47 E19--08276 OCONNOR MICHAEL 
$518.11 S2C-6.00 S724-11 El9--10707 CORNEJO ANA MARIA 

$287.48 E19--10316 
HOPPER ROBERT JOSHUA & WENDY MARrE E 

$287.48 

$345.00 5345.00 E19-07953 SHARMA ROHIT A 
$309.00 El9-10434 MADEL PEDRO 

$309.00 

S1,027.79 Sl,027.79 El9-08135 PAREDES CAESAR 
$1,450.55 $1,450.55 El9--02533 

FRANCIS PllAR PALOMARES 
I 

$907.93 $7,414-43 CE09-4998 
J BROWN AC & YUBA 

l S6,.506.50 

Paga 1 of3 



FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 449-130-10 SUFFIX: DEFAULT NUMBER: 20-04726 

PAYEE NAME: JJD MANAGEMENT ASSOCIATES 

ADDR1: 2975 E BELMONT AVE 

ADDR2: FRESNO CA 93701 

EFFECTIVE PAYMENT DATE: 03/28/25 AMOUNT: 1,764.90 
BY: 41 

C44913 □ 1 □□□□□□ 47262 □□□ 325 □□□□ 17649 □□□□□□□□□□□ 4 



ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 • PHONE: (559) 600-3482 

ORIGINAL 

ASSESSEE 

NAME& 

ADDRESS 

SITUS 

QUI LAM 
PO BOX 3668 
PINEDALE CA 93650 

1715 W DUDLEY FRESNO 

CURRENT 

OWNER 

NAME& 

ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

449-130-10 -8 

TAX - DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX - DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 
AMOUNT DATE DEFAULT NO. DATE 

1,088.24 I 06/30/2l I 20-04726 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 46343 
21-22 PAID 
22-23 PAID 
23-24 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20-21 BOTH 980.24 98.00 
21-22 PAID 
22-23 PAID 
23-24 PAID 

TOTAL I 980.24 I 98.00 I 

REDEMPTION SCHEDULE 
INCLUDES CREDIT FOR IN TRUST 

JUL 24 
AUG 24 
SEP 24 
OCT 24 
NOV 
DEC 24 

24 

COLL. NO. 

FCAC-344 (10/16/) 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

1,647.27 JAN 25 1,735.49 
1,661.97 FEB 25 1,750.19 
1,676.68 MAR 25 1,764.90 
1,691.38 APR 25 1,779.60 

MAY 
1,706.08 JUN 25 1,794.30 
1,720.79 25 1,809.01 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED 

I 
DOCUMENT NO. 

REMARKS 
NET VALUE TRA 

46343 5-599 
5-599 
5-518 
5-518 

TAXES AND PENALTIES 
COST 

10.00 

10.00 

I 
SUB-TOTAL 

1,088.24 

I 1,088.24 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF$ 

I TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J. Garcia, C.P.A. 
Auditor-Controller/Treasurer-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 



February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93 721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93 715 

THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 

FRESNO, CALIFORNIA 937 1 1 

TMILESLAW@AOL.COM 
TELEPHONE (559) 31 3-6354 

Re: 1715 W. Dudley, Fresno, CA 
APN: 449-130-10 

Dear Sirs: 

My client, Bryce D. Hovannisian, purchased the property located at 1715 W. Dudley, Fresno, 
CA (APN: 449-130-10), a vacant lot, at a tax default sale conducted by the County of Fresno in 
March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessment: 

FR Structure Demolition $263.00 

The assessed costs for the structure demolition were services provided to the previous property 
owner who lost the property at the tax sale. The Notices of Special Assessment upon which this 
portion of the Tax bill is based, was recorded on February 14, 2020 and is attached. Of note, the 
special assessment authorizing the Structure Demolition billing is characterized as allegedly 
having the priority of a tax lien. 

In December of 2020, prior to the date the first installment of the July 1, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 
the contested, erroneous, and unlawful special assessment, but his tender of payment was 
rejected and returned to my client by the Fresno County Tax Collector. 



My client is not responsible for the assessment lien for the following reasons: 

1. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessment. 

Regardless of the characterization of the Special Assessment as a tax lien or not, the special 
assessment was extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3712, the Tax Deed conveys title to the purchaserfi·ee and clear qfall 
encumbrances qfany kind existing before the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3712 (a) exception, the special assessments are fixed liens (even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3 712 ( c )exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances (~j'any kind including the assessment lien recorded by the 
City of Fresno before the sale. Accordingly, being charged for a lien that has been extinguished, 
regardless if it was characterized as a "tax lien," is eIToneous and unlawful, and the amount 
must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
3 8773 .1 or 3 8773 .5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City (~fl.A. (1998) 66 Cal. App. 4th 586, Kahan v. City of 
Richmond (2019) 35 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 

Government Code section 38773.1 allows a legislative body, such as a city, to collect abatement 



and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773 .1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the force, ~/feet, and priority of a judgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773.5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3712. As such, the continued effort 
to collect this lien from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

For the above stated reasons, the special assessment lien is erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 

Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 

2 

_J 
\ 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 93711 TMILESLAW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

Re: 708 N. Fifth, Fresno, CA 
APN: 454-193-10 

Dear Mr. Garcia: 

TELEPHONE 

(559) 241 -7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refw1d of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2020, is attached hereto as Exhibit 
One. In the fall of 2020 claimant received a Fresno County Secured Property Tax Detail report, attached 
as Exhibit Two, which includes a charge for FR REMOVE PUB NUIS in the amount of$312.74, a charge 
for FRESNO CITY WEED in the amount of$588.70, and a charge for FR CITATION/PENALTY in the 
amount of $317 .50. A special assessment, attached as Exhibit Three, alleged to have the priority of a tax 
lien, was recorded on August 9, 2019 prior to the tax sale. A second special assessment, attached as 
Exhibit Three-A, alleged to have the priority of a judgment lien, was recorded on August 9, 2019 prior to 
the tax sale. On March 28, 2025, Claimant paid $2,785.42 to redeem the property (See Exhibit Four). 
Claimant requests a refund, in whole or in part, of each of the charges/special assessment liens specified 
above, and all penalties, interest, and/or costs associated with these charges on the "tax" bill. 

Claimant disputes his responsibility, in whole or in part, for each of these charges/special assessments as 
each is null and/or invalid in that each violates state law and/or the principles of lien priority, or otherwise, 
was extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previous 
owner against whom it was imposed. 1 It has been represented to Claimant by the County of Fresno that 
it is not necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as the 
claim clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the 

I. Claimant incorporates by this reference the letter of February 16, 2022 ( attached as Exhibit Five), along with the response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City ofFresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, along with the 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Court in Case No. 
22CECG0 I 203, and Appellants Opening Brief filed in the Fifth District Court of Appeal case number F087585, including all 
the factual a llegations, legal theories and analysis presented in said documents as if fully set forth herein, a ll of which are 
included in the Appendix attached as Exhibit Seven. 



claim only involves nonvaluation issues in order to satisfy any procedural requirement. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney's 
fees pursuant to the California Code of Civil Procedure section 1021.5. 

Very truly yours, 

~f/f 
Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. I am an officer in JJD Management 
Associates and authorized to pay bills on properties it manages. On March 28, 2025 I paid the "taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July Jo, 2025 
at Fresno, California. 

Bry~ 



Recording requested by: 
Fresno County Tax Collector 

When recorded mail to: 
Bryce D Hovannisiaa 
PO Box3668 
Pinedale, CA 93650 

oc. rans. ax compu e on 
Located in City of FRESNO. 

1111 ,w.,,niw, ~1~~1.1\~11~~r -~~~u,~1·1~1u 11111 

2020-0050554 
FRESNO Caunly Racordar 
Paul Di~tos, CPA 
Wednesday, Apr 22, 2020 11:39:14 AM 
Titles: 1 Pa9•9: 

Fees: 111.'"' CA SBZ Fao: 0,00 
Taxae: 13.7a 
Total: 24.7a 
FRESNO COUNTY TAX COLLEC OR 

Signature of Declarant 
TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied wees were a lien for FISCAL YEAR 2006-07 
and for nonpayment were duly declared to be in default. DEFAULT# 06-09087 

This deed, between the Fresno County Tax Collector (SELLER) and Bryce D Hovannisian; A married man as his sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 13-16, 2020 pursuant to a statutory power of sale in accordance 
with the provisions of Division l, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of I 2,500 

No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grant~ to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to VALLEY CA PIT AL INVESTMENT INC 
described as follows: 454-19~10 

APN 454-193-10 MORE PARTICULARLY DESCRIBED AS THE NORTH 15 FEET OF TBEWEST 103.8 FEET OF LOT 
12 AND TIIB WEST 103.8 FEET OF LOT 13 IN BLOCK 2 OF BELMONT HEIGHTS, IN TifE CITY OF FRESNO, 
COUNTY OF FRESNO, STATE OF CALIFORNIA, ACCORDING TO TEE MAP THEREOF RECORDED IN BOOK 4, 
PAGE 20 OF RECORD OF SURVEYS, FRESNO COUNTY RECORDS. IN THE CITY OF FRESNO. 

Executed on ) 
4/22/2020 

A notary public or other officer completing this certifi te verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020, before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of sa!isfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument 
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument 

I cenify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 

WITNESS my hand and official seal. 

Signature !ltltri!a /2d1A) 
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1 ); 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: 559 488-1078 

1111 W)F,i1VJl7~f,i.ir(,lk1)J;~d1~~1J1,1t1~~:ic !i/111\J~lili 11111 
2019-0089087 
FRESNO County Recordar 
Paul Dtct.os, CPA 
Frlday, Aug 09, 2019 01:44:27 PM 
T.ltleOJ: l Puges: 4 

Fen: 138.00 CA SB2 ·i=.,.,: 0. 0111 
Taxe!'l: 0.0111 
Total: 38 .©0 

.. c;rv ~!:._£.R~~~ I D~ _ 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 10 relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. B-26, 
Ordinance No. 2008-26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the ,'hand atti day of August, 2019, assess the costs of 
such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno claims a 
lien on the Subject Properties (see attachment for amount assessed). The lien shall be on the properties until the 
amount is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax Hen and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments. 

Dated this _9c.,.th __ day of _-'-A"""'u=g=u=s~t __ , 2019 

Dated: .e I q, I ( "7 
ohn Giannetta, Housing Program Supervisor 

CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the1~:v~~u~~7~~c~i~!~ the 
document to which this certificate is attached; and not the truthfulness, accuracy, ~~ v __ 8_1___;_ _________ ~ 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

. all a eared John Giannetta who proved to me on 
On Q-/0 II q_, before me, Christina Pasillas, Notary Pub~~r:~~~ ~u~~cribed to the within instrument.and . 
theba~~factory evidence to be the person(s) who~e ~~R~J.ieif autlloriZed capacity(ies), and that by h1s/~i:Mei~ 
acknowledged to me that he/sl:leAA&y executed the sa~tye m behalf of which the person(s) acted, executed the instrument. 
signature(s} on the instrument the person(s}, or the en I upon . 

PENALTY OF P
ERJURY under the laws of the State of California that the foregoing paragraph is true 

I certify under 
and correct. 

CflHISTlNA PASILLAS 

@ Not~ryl'\lbl,c-C~llfornla 

i •. -t Cornf~~~~~~7m7 
MyComn1,Ei<plresOct 1',,202 



APN, Str: Dir Property Address 

45916104 357 N ABBY ST i 
4591612i 367 N ABBY ST ! 

47017223 4ml E ALTA AVE \ 

49611508 5856 E A. 'JDREWS A VE ! 

40905201S 6114 N ANGUS ST 

42823318 1929 E ASh'l../1...1\/ AVE 

48118108S 4879 E ATCHISON ST 

46716603 745 BST 

46715504 1129\ BSTREET 

46108221 211 s BACKER AVE 

568273()6S 9723 N BACKER AVE 

46121223 4561 E BALCH AVE 

47026215 3437 E BUTLER.AVE I 
48038205 4735\ E BYRD AVE 

4ll023526 2428! S CEDAR AVE 

4683mo6 I 173lj S CHERRY AVE 

15917126 378\ N O....ARKST 

46303025 360--371) S CLOVISAVE 

l 47132201 2036 S DEARING AVE 

I 45921228 208 N ECHOAVE 

45227116 624j N EO!OAVE 

I 45219113 712 N ECHO AVE 

f 45916322 3341 N EFFIE ST 

j ?6813208 30701 E EL MONTE WAY 

47819130 2341 S ELMAVE 

47819132 2.345 S ELM AVE 

47921110 25791 S ELMA VE 

48025402 4620 E EUGENlA A VE 

43517428 1544j E FEDORA AVE 

45911314 322iN FERGERAVE 

45218106 807 N FERGERAVE 

45419310 './QS! N FIFrHST 

45418125 700 N FIRSTST 

46829319 447 FULTON ST 

481181295 4827 E GEARYST 

481181265 4S37 E GF..ARYST 

~ 

ABATEMUv'T ASSESSMENT SCHEDULED TO BE PLACW ONTO FY20-21 TAX ROLL 

rPubJicII_earitt1<_coiui._ucted on Auv,st 7 and 8, 2019) 
6476- 6892-

Public 6868-Pnblic Secured 
6970--

Nuisance Nnisance Property/D 
Weed Total Amt 

O,,s,e; Owner's Name 
Enforcem Con tr Cost emo/Title 

Abafeme Unpaid 

ent Search 
nt 

543_82 543.82 El&-035[)3 SA VELAN D MICHAEL 

434.11 -134.11 El8-03505 MILLER DEBORAH LYNN 

749.19 I 463.00 1,212.19 E18--00094/El 9-03437 /PERALTA FR.ANOS G 

461.87 200.00 661.87 El9--0(½58 LEON GENARO 

1,70.10 1,740.10 El9-02233 MTI<OW PAUL & MARJL YN 

822.20 I 822.20 CEJS--8215 ZUNIGA ADALBERTO 

360.35 360.35 El&-06212 VANG GIA.I YI&: YING HER 

450.77 1,438.79 1,889-56 El 9--03261 BROWN CEClL & CALUE L 

212.25 212.25 El8--03560 11,iARITNEZ HERlvfENEGILOO 

2,710.18 2,710.:.8 ElS-06930 KORNOFF JOYCE A 

323.00 323.00 E19--04783 HINHH!EN 

739.15 739.15 El9-04576 KNiGHT NOLAJE.AN ,FJELDS DA YID ET AL 

2,372.20 2,372.20 El9--00868 ELIZABETI-f MENQLl\CA 

547.46 I 547.46 ElS-02324 JAi',,!KE 

302.59 1,216.00 1,518.59 El9--03440 'DAVISC&NELLIE 

478.00 478.00 CE'.3-7052 TRUONG NGOCMAI H 

402.,7 402.17 El9-03389 FERN AN DEZ FELlCIAl'\JO & PA ULA 

1,460.81 1,160.81 El9-00367 CENTRAL CINEMA LIMITED P ARTNERSHIT' % D J EDWARDS 

478.00 478.00 CEll-7325 RODRIGUEZ HELEN 

281.00 394.00 675.00 E19--03202 TORRES PAUL V & GRACE 

1,155.00 1,48420 2,639.20 E18--07177 WOOSLEY CHARLES 

416.38 416.3-S El9-03199 FUNT BOYD AL VIN & ARLENE MARIE 

224.CO 224.00 ElS...04759 RENDON HOLDINGS LLC 

329.00 329.00 El&-04326 MURRIETTA STEPHANIE GAYLE 

438.71 I 438.71 El9--03137 PRIEST TONY S SR 

518.90 518.9J E19--03136 PRIEST TONY S SR 

891.40 891.40 CEIS-8149 J. GUADALUPE & GLOR[A MlCHEL 

1,281.29 203.CO 1,484.29 CElS...2373 SERVANTES JACK & SALLY GARCIA 

916.00 1,121.00 2,037.00 EI9-02499 FGV Fresno LI' 

241.00 241.00 CE16-m6 RAYMOND 5CHMIDT 

40420 575_99 1,080.19 El9--03201 GRAHA!vl \\'ILLIAM M 
312.74 5-SS.70 901.44 E19--03093 VALLE\'. CAPITAL INVESTMENT iNC 

1,041.00 483.00 1,524.00 CE1&-24.50/El9-03371 CUSTOM BlffLDING LLC 

356.49 4o3.86/ 820.35 E19--03252 BOYAJ!AN BERT TRUSTEE 

338.36 338.36 £19-01932 RAMIREZ HUMBERTO 

267.18 267.18 El9-02286 VOHAJTHANH 
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1) 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: (559) 488-1078 

llll 1Wrm1~\rl W ,h;lr:\~H !'-:I ~IU',16•~ ~~~Nl+IMU 11111 
2019--0089086 
FRESNO Counly Recorder 
Paul Diclos, CPA 

Friday, Aug 09, 2019 01:44:27 PM 
Tltles: I 
Foes; 
CA S82 Fee: 
Tnxes: 
Tot.al: 

.~!TV OF FRESNO/ DARM 
• - ------ . . . -

Pages; 3 

1
31.00 
0.00 
0.00 
31,00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 3 of Chapter 1 relating to the issue 
of citations of the Fresno Municipal Code, the city did, issue a citation to the record owner(s) of the real properties 
described in the attachment, for a violation of the Fresno Municipal Code existing upon the Subject Properties. The 
record owner(s) have not paid the penalties issued in the citations, and an administrative hearing officer did on the 
7th and 8th day of August 2019; assess these unpaid penalties on the Subject Property. The assessment has not 
been paid, and the City of Fresno claims a lien on the Subject Property (soo attachment for amount assessed). 
The lien shall be on the property until the amount is paid, plus legal rate of interest to be accrued from the date of 
recording this lien, and any and all administrative costs to file and record the lien. The claimed lien having been 
assesse<i to collect for unpaid penalties shall have the priority of a judgment lien and shall attach upon the recording 
of this Notice. 

Dated this 9th day of August , 2019 

By:-14~~~1...:.~::::<-::~~~~~====---­
John Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA ss 
COUNTY OF FRESNO 

On_ ¼ 0\ \ , before me, Christina Pasillas, Notary Public, personally appeared John Giannetta, who proved to me on 
the basis of atisfactory evidence to be the person(s) whose name(s) is/ar-e subscribed to the within instrument and 
acknowledged to me that he/6fle/tl=ley executed the same in his/J:1ef/their authorized capacity(ies), and that by his/fler./tflcir 
signature(s) on the instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 

WITNESS my hand and o cial seal. 

Signaturei~~._,;;J.S:=~~===-l 

CHRISTINA PASILLAS 
Notary Public -C.,llfornia ::; 

Frewi County ": 
Commi,~on 12214727 

My Comm. Expire, Oct 15, 2021 



APN# Str: 

43334225 

4%11508 

48118108S 

46716603 

47806318 

47026212 

45915201 

46839050 

48023526 

45917126 

47127139 

45921228 

45219113 

45125406 

/ 46415311 
47819130 [ 

47819132 

43622215 

45218106 

45419310 

47111313 

47118207 

45418125 

46829319 

481181265 

45915102 

452211i2 i 
45910313 

42413335 

46526102 

41.208123 

47803046 

46018503 

46023312 

46524407 

N 

Dir 

1926 w 
5856 E 

4879 E 

745 

2155 s 
3451 E 

385 N 

222 s 
2428 s 
378 N 

3815 E 

208 N 
712 N 

1293 N 

319 w 
2341 s 

CITATIQNS AEiSESSMEl'iT SCHEDULED TO BE PLACED 01'iTO FY 20-21 TAX ROLL 

(Public Jie(lring Cond~cte,d g!LJl.ugust 7 and 8, 2019) 

6475-
Total 

Property Address Citation.si ReJea.,es 
Penalties 

Case; Owner's Name 
Amount 

Penalties 
Unpaid 

Al'slJREWS A VE 253.75 60.00 313.75 E19-01641 SALGUERO L.\URA 
Ai'WREWS AVE 7,650.00 60.00 7,710.00 El 9-0J458 LEON GENARO 

ATCH1SONST 818.75 60.00 878.75 El8-06212 VANG CHAJ YI & YING HER 
BST 253.75 60.00 313.75 El9-03261 BROVvN CECIL & CA.LUE L 

BARDELL ST 507.50 60.00 567.50 ElB-07769 WASHINGTON NATHANIEL 

BUTI..ERAVE 2.:,7.50 60.00 317.50 E19-01274 ANTA.RAMIAN PERRY A 

CAL.\ VERAS ST 261.25 60.00 321.25 El9-01791 A&A HOLDINGS & INVESTMENTS LLC 

CALUSCHST 800.00 60.00 ~1.00 El8-05050 RESERVE APARTMENT HOMES FRESNO LLC 
CEDAR AVE 253.75 60.00 313.75 E19-03440 DA v1S C & NELLIE 

CLARKST 253.75 60.00 3i3.75 El9-03389 FERNAi\i'DEZ FEUCLL,NO & PA ULA 

DWIGHfWAY 2,537.50 60.00 2,597.50 CE15-7237 RUJZ EDUARDO 

ECHO AVE 253.75 60.00 313.75 El9-03202 TORRES PAUL V & GRACE 

ECHO AVE 257.50 60.00 317.50 E19-03199 FUNT BOYD AL VIN & ARLENE MARIE 

ECHO AYE I 785.00 60.00 845.00 ElS-00130 ELIZONDO FE...~.NANDO PAUL 

EDEN AVE ! 257.50 60.00 317.50 El9-00287 MAX½'ELL VERONICA 

ELMA VE 257.50 60.00 317.50 £19-03137 PRIEST TONY S SR 

2345! S ElMAVE 257.50 60.00 317.50 E19-03136 PRIEST TONY S SR 

3335 E FARRINAYE 522.50 60.00 582.50 £19-01844 ANDERSON EDWARD R & SALLY M 

807 N FERGERAVE 257.50 w.ool 317.50 El9-03201 GRAHAM WILLIA,\1 M 

708 N FIFTH ST 257.50 60.00 317.50 E19·03093 VALLEY CAJ'IT AL INVESTME1'i'T INC 

1749 S FIFrrlST 265.00 60.00 325.00 E19-0ll71 RAMIREZ IRMA G 

1840 S F[FTI! Sf : 261.25 60.00 32125 E 19-0v"77D AREVALO JESUS HERNANDEZ ARE'/ ALO MARIA CONSUELO 

700 N FJRSTST 257.50 60.00 317.50 CE18-2450iE19--03371 CUSTOM BUILDING LLC 

447 FULTON ST 253.75 60.00 313.75 E19--03252 BOY AJIA. "l BERT TRUSTEE 

4837 E GEARYST 257.50 60.00 317.50 £19-02286 VO HAI 1HANH 

389 N GLENNAVE 261.25 60.00 32125 El9-02352 SOLIS ADAM M & VIRGINIA H 

837 N GLENNAVE 257.50 60.00 317.50 El 8-031 13/El 9-Q3 l 97 R J INYESTMENTI & MA..NAGEMENT LLC 

2945 E GRANTAVE 2,900.00 60.0:) 2,960.00 CEl&-13524 JEBIA.!'1 ANTONIO & THERESA 

3023 w HOLLA.NlJ A VE 257.50 60.00 317.50 El9-00804 AGUIRRE SANTOS 

8 E KEA.Ri'\JTI BLVD 253.75 60.00 313.75 El9-01279 DE MADERA L"1C 

2464 N MARKSAVE 511.25 60.00 571.25 El9-01489 CONNELLY THOMAS A & MARGARET A TRS EMF LLC 

2302 S MARTIN L lJTHER KING JR 515.00 60.00 575.00 E18-05202 KING OF KINGS COMMUNITY CENTER 

3220 E NEVADAAVE 257.50 60.00 317.50 E19-Q3195 DAVENPORT EDWARD & OLEAN 

4546 E NEVADAAVE 265.00 60.00 325.00 E19-01072 PK.\..J\JLUC 

454 E OLEANDER AYE 253.75 60.00 313.75 CE17-8711 GONZALEZ BERTHA ALFARO 
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FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 
FUND: C SECURED PRIOR YEARS FINAL PAYMENT 
APN: 454-193-10 SUFFIX: DEFAULT NUMBER: 20-05035 

PAYEE NAME: JJD MANAGEMENT ASSOCIATES 

ADDR1: 2975 E BELMONT AVE 

ADDR2: FRESNO CA 93701 

EFFECTIVE PAYMENT DATE: 03/28/25 AMOUNT: 2,785.42 BY: 41 

C4541931 □□□□□□ 50352 □□□ 325 □□□□ 2785420 □□□□□□□□□ 5 



ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
454-193-10 -7 P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 • PHONE: (559) 600-3482 

ORIGINAL 
ASSESSEE 
NAME& 
ADDRESS 

SITUS 

VALLEY CAPITAL INVESTMENT INC 
PO BOX 3668 
PINEDALE CA 93650 

708 N FIFTH FRESNO 

CURRENT 
OWNER 
NAME& 
ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

TAX - DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX - DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 
AMOUNT 

I 
DATE 

I 
DEFAULT NO. DATE 

1,720_66 06/30/21 20-05035 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 25500 
21-22 PAID 
22-23 PAID 
23-24 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20-21 BOTH 1,555-20 155_46 
21-22 PAID 
22-23 PAID 
23-24 PAID 

TOTAL I 1,555.20 I 155-46 I 

REDEMPTION SCHEDULE 
INCLUDES CREDIT FOR IN TRUST 

JUL 24 
AUG 24 
SEP 24 
OCT 24 
NOV 
DEC 

24 
24 

COLL. NO. 

FCAC-344 (10/16/) 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

2,598_79 JAN 25 2,738-76 
2,622 _ 12 FEB 25 2,762_09 
2,645_45 MAR 25 2,785_42 
2,668_78 APR 25 2,808_74 

MAY 2,692_10 
JUN 25 2,832.07 

2,715-43 25 2,855-40 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED 

I 
REMARKS 

NET VALUE TRA 

25500 5-923 
5-923 
5-923 
5-923 

TAXES AND PENALTIES 
COST 

10_00 

10_00 

I 
SUB-TOTAL 

1,720_66 

I 1,720_66 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF$ 

DOCUMENT NO. 

I TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J_ Garcia, C.P-A. 
Auditor-Controller/Treasurer-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 

'\~ 

;_,-. 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 
FRESNO, CALIFORNIA 9371 1 

February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93 721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93715 

Re: 708 N. Fifth, Fresno, CA 
APN: 454-193-10 

Dear Sirs: 

TMILESLAW@AOL.COM 
TELEPHONE (559) 31 3-6354 

My client, Bryce D. Hovannisian, purchased the property located at 708 N. Fifth, Fresno, CA 
(APN: 454-193-10), a vacant lot, at a tax default sale conducted by the County of Fresno in 
March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessments: 

FR Citation/Penalty 
FR-Remove Public Nuisance 
Fresno City Weed 

$317.50 
$312.74 
$588.70 

The citation and penalties, and the assessed costs for removal of the public nuisance and weed 
abatement, were services provided to the previous property owner who lost the property at the 
tax sale. The Notices of Special Assessments upon which these portions of the Tax bill are 
based, were recorded on August 9, 2019 and are attached. Of note, the special assessment 
authorizing the Citation/Penalty portion of the tax bill is characterized as having a priority of a 
judgment lien, and the special assessment authorizing the Public Nuisance and Weed billings is 
characterized as allegedly having the priority of a tax lien. 



In December of 2020, prior to the date the first installment of the July 1, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 
the contested, erroneous, and unlawful special assessments, but his tender of payment was 
rejected and returned to my client by the Fresno County Tax Collector. 

My client is not responsible for the assessment liens for the following reasons: 

1. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessments. 

Regardless of the characterization of the Special Assessments as tax liens or not, the special 
assessments were extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3712, the Tax Deed conveys title to the purchaser.free and clear ofall 
encumbrances of any kind existing bef<Jre the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3 712 (a) exception, the special assessments are fixed liens ( even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3 712 ( c )exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances cf any kind including the assessment liens recorded by the 
City of Fresno before the sale. Accordingly, being charged for liens that have been extinguished, 
regardless if they were characterized as "tax liens," is erroneous and unlawful, and these 
amounts must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has !:,Yfanted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
38773.1 or 38773.5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City of L.A. ( 1998) 66 Cal. App. 4th 586, Kahan v. City of 



Richmond (2019) 35 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 

Government Code section 38773.1 allows a legislative body, such as a city, to collect abatement 
and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773.1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the force, effect, and priority of a judgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773.5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3712. As such, the continued effort 
to collect these liens from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

3. The Special Assessment which has the priority of a judgment lien was extinguished by the tax 
sale and the Tax Deed. 

Even if the Tax Deed did not extinguish the alleged "tax liens," it certainly extinguished any 
special assessment or encumbrance that has the priority of a judgment lien pursuant to Revenue 
and Taxation Code section 3712. Accordingly, at the very least, the recorded special assessment 
that has the priority of a judgment lien has been extinguished, and the tax bill is overstated, and 
is being erroneously or illegally assessed against my client. 

For the above stated reasons, the special assessment liens are erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 
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Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 

2 

_J 
\ 



THOMAS V. MILES 
ATTORN EY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 9371 1 TMILESLAW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93715 

Re: 208 N. Echo, Fresno, CA 
APN: 459-212-28 

Dear Mr. Garcia: 

TELEPHONE 

(559) 241-7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2020, is attached hereto as Exhibit 
One. In the fall of 2020 claimant received a Fresno County Secured Property Tax Detail repo11, attached 
as Exhibit Two, which includes a charge for FR REMOVE PUB NUIS in the amount of $281.00, a charge 
for FR STRUCT DEMOL in the amount of $394.00, and a charge for FR CITATION/PENALTY in the 
amount of $3 13.74. A special assessment, attached as Exhibit Three, alleged to have the priority of a tax 
lien, was recorded on August 9, 2019 prior to the tax sale. A second special assessment, attached as 
Exhibit Three-A, alleged to have the priority of a judgment lien, was recorded on August 9, 2019 prior to 
the tax sale. On March 28, 2025, Claimant paid $1,962.22 to redeem the property (See Exhibit Four). 
Claimant requests a refund, in whole or in part, of each of the charges/special assessment liens specified 
above, and all penalties, interest, and/or costs associated with these charges on the "tax" bill. 

Claimant disputes his responsibility, in whole or in part, for each of these charges/special assessments as 
each is null and/or invalid in that each violates state law and/or the principles oflien priority, or otherwise, 
was extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previous 
owner against whom it was imposed. 1 It has been represented to Claimant by the County of Fresno that 
it is not necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as the 
claim clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the 

I. Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exhibit Five), along with the response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, along with the 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Court in Case No. 
22CECG0 1203, and Appellants Opening Brief filed in the Fifth District Court of Appeal case number F087585, including all 
the factual a llegations, legal theories and analysis presented in said documents as if fully set forth herein, all of which are 
included in the Appendix attached as Exhibit Seven. 



claim only involves nonvaluation issues in order to satisfy any procedural requirement. 

After redemption of the property, on or about April 15, 2025, Claimant received a tri-fold mailing from 
the County of Fresno which included a check in the amount of $33.44 referenced by "ACT 04/22/20 208 
N. Echo FR." A copy of the tri-fold mailing is attached as Exhibit Eight. There is no explanation as to 
the basis for this payment or the method of calculation. This check has not been cashed. Claimant hereby 
requests an explanation for this payment and the method of calculation. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney' s 
fees pursuant to the California Code of Civil Procedure section 1021.5. 

Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. I am an officer in JJD Management 
Associates and authorized to pay bills on properties it manages. On March 28, 2025 I paid the "taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July 3o, 2025 
at Fresno, California. 

Bryc«iit= 
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TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 2006-07 
!llld for nonpayment were duly declared to be in default. DEFAULT# 06-09403 

~ 
Signature of Declarant 

This deed, between the Fresno County Tax Collector (SELLER) and Bryce D Hovannlsian; A married man as his sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 13-16, 2020 pursuant to a statutory power of sale in accordance 
with the provisions of Division 1, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 4,400 

No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to TORRES PA UL V & GRACE I 
described as follows: 459-212-28 

APN 459-212-28 MORE PARTICULARLY DESCRIBED AS LOTS 22 AND 23 IN BLOCK 2 OF GRIFFITH'S SECOND ADDITION PER 
PLAT BOOK 1, PAGE 9, FRESNO COUNTY RECORDS. EXCEPTING THEREFROM THE EAST 70 FEET. ALSO EXCEPTING 
THEREFROM THAT PORTION DESCRIBED AS BEGINNING AT THE NORTHWEST CORNER OF SAID LOT 22, THENCE 
ALONG THE NORTH LINE OF SAID LOT 22, SOUTH 89 DEGREES 42'38" EAST, 16.37 FEET; THENCE SOUTH 56 DEGREES 
02'20" WEST, 19.81 FEET TO THE WEST LINE OF SAID LOT 22; THENCE ALONG SAID WEST LINE NORTH O DEGREES 18' 55" 
EAST, 1 l.lS FT TO THE POINT OF BEGINNING. IN TIJE CITY OF ~SNO. 

Executed on / 

4/22/2020 By C).fJ...t..dL.11~ _ L~ 
Oscar J. Garcia, CPA, Fresna Cou y Tax Collector 

A notary public or other officer completing this ce ficate verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020, before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARClA, CPA, who proved to me on 
the basis of satisfactory evidence to be the pcrson(s) whose name(s) is/are subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument 
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument, 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1 ); 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: 559 488-1078 

IIII PI/Pm1M"l~Lfi~~:1k')JJVm,~f/pt,1,1r~~~ lwl~i!a~~ 11111 

12019--0089087 
FRESNO Counly Recorder 
Paul D!cloa, CPA 
Fridmy, Aug 09, 2019 01:44:27 PM 
T1lle51: I Pngem: 'I 

F<Uim : 138 • 00 
CA SB2 ·F., .. : 0. 00 
Truces: 0. 00 
Total : 38. 00 

, CITY ~~R§_~~ I DA_R_M __ 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 10 relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. B-26, 
Ordinance No. 2008~26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the 7"1 and 8th day of August, 2019, assess the costs of 
such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno claims a 
lien on the Subject Properties (see attachment for amount assessed). The lien shall be on the properties until the 
amount is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments. 

Dated this _9~th 
__ day of __ A_u~g~u_st~-• 2019 

Dated: .e I q_ / 1 °J 
ohn Giannetta, Housing Program Supervisor 

CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNJA 
COUNTY OF FRESNO 

On C?:.·L9j I q , before me, Christina Pasillas, Nota1;1 Public, personally appeared John Giannetta, who proved to me on 
the bas· o satisfactory evidence to be the person(s) whose name(s) is/ara subscribed to the within instrument and 
acknowledged to me that he/sheltlley executed the same in his/l-1efAlIBir- authorized capacity(ies), and that by his/hef/tooiF 
signature(s) on the instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. \ 

' 111, e e ,.. ,... a e. ,o;, '""' 1• e e I 
rniii'i;r1NA PASILLAS 

Notary Public - California ,, 
:, • • FielnOCounty ,: 
,, Commi1~on 12214777 • 

MyComm.E,plre<..(kt 15,2021 



APN; Str:r Dir Prop<>rty Addiess 

45916104 357 N ABBY ST 

4591612] 367 N ABBY ST 

47017223 4775 E ALTAAVE 

49611508 5856 E A"/DREWSAVE 

40905201S 6114 N ANGUS ST 

42823318 1929 E !ASHLAN AVE 

481181085 4879 E iATCHJSON ST 

46716603 745 \BST 

46715504 1129 'BSTREET 

46108221 211 s BACKER AVE 

56827306S 9723 N BACKER AVE 

46121223 4561 E BALCH AVE 

47026215 3437 E BUTLER AVE 

4SD38205 41"35 E l.lYRDAVE 

4802.3526 2428 5 CEDAR AVE 

46830306 1731 s CHERRY AVE 

45917126 378j N CLARK5f 

46303025 1360-370 s CLOVIS AVE 

47132207 I 2036 S DEARING A VE 

4.5921228 208 N ECHO AVE 

45227116 624 N ECEOAVE 

45219113 712 N ECHO AVE 

~5916322 334 N EFFIE ST 

4681320B 3070 E ELMO1"1EWAY 

47819130 2341 S EL\.! AVE 

47819132 2345 S EL'v!AVE 

47921110 2579 S EL\.!AVE 

48025402 4620 E EUGENIA AVE 

43517428 1544 E FEDORA.AVE 

45911314 322 N FERGERAVE 

45218106 807 N FERGERAVE 

45419310 708 N FITTHST 

45418125 700 N FIRSr5f i 
46829319 447 FULTON Sf I 

48118129S 4827 E GE.ARYST ! 
481181265 4837 E GF.ARY5f I 

~ 

ABATJ;MEI\'TMSESSMENT-2CHEJll.ILEJJ T_Q IJE PUCE]) Oi\iTO_lY_l0-)1 TAX RQL_L 
-µ,,;,lie Hearinv conducted on Au<'"-<t 7 and 8 2019) 
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Case~ 0....-ner's Name 
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543.82 543.82 EJB--03503 SA VB.AND 1'-DCHAEL 

434.11 434.11 ElB--03505 MILLER DEBORAH LYNN 

749.19 463.00 1,212.19 El 8--00094iEl 9-03437 PERALTA FRANOS G 

461.87 200.CO 661.87 E19-00458 LEON GENARO 

1,740.10 1,740.10 E19-02233 MIKOW PAUL & MARILYN 

822.20 822.20 CEJS-8215 ZUNIGA ADALBERTO 

361).35 360.35 EJB--06212 VANG CHAI YI & YJNG HER 

450.77 1,438.79 1,889.56 EJ9-03261 BROWN CECH.&: CALLIE L 

212.25 212.25 EJS-03560 MARTINEZ HERMENEGrLDO 

2,710.18 2,710.18 E!S-06930 KOR.."IOFF JOYCE A 

I 323.00 32300 E19-04783 HINH HIEN 

739.15 739.15 E19-o4576 KNIGHT NOLAJ11AN ,FlELDS DAVID ETAL 

2,372.20 2,372.20 EJ9-00868 ELIZABETH MENQ-lACA 

547.46 547.46 El8-02324 JAMKE 

302.59 1,216.00 1,518.59 El9-03440 DA VIS C & NELLIE 

478.00 478.00 CE13--7052 TRUONG NGOCMAI H 

402.17 402.17 El9-03389 FERNANDEZ FELICIANO & PAULA 

1,460.81 1,460.81 Ei9-00367 CENTRAL CINEMA LIMITED PARINERSHil' % DJ EDWARDS 

478.00 478.00 CEJl-7325 RODRIGFEZ HELEN 

28,.00 3%00 675.00f E19--03202 TORRF.S PAUL V & GRACE 

1,155.00 1,-1-8420 2.639.20 E;s--07177 WOOSLEY CHARLES 

416.38 416.38 E19-03199 FUNT BOYD ALVIN & ARLENE MARIE 

224.00 224.00 El&-04759 REKDON HOLDINGS LLC 

329.00 329.00 El&-04326 MlJRRf6TT A STEPHANTE GAYLE 

•138.71 438.71 EJ9-03137 PRJESTTONYSSR 

518.90 518.90 E19-03136 PRIEST TONY S SR 

891.40 891AO CElS-8149 J. GUADALUPE & GLORI..4. MJCHEL 

1,281.29 203.00 1,484.29 G,18--2373 SERVANTES JACK & SALLY CAROA 

916.00 1,121.00 2,037.00 El9-D2499 FGV Fresno Ll' 

241.CO 241.00 CE16-7176 RAYMOND SCH.',IlDT 

40420 675.99 l,080.i9 E19--03201 GRAHA.\.! WILUAM M 
312.74 588.70 901.44 E19-03093 VALLEY CAPITAL ~t.SrMENT INC 

1,041.00 483.00 1,524..00 CE18-2.450/E19-03371 CUSTOM BlJ!l.DING LLC 

356.49 463.86 820.35 E19-03252 l.lOYAJ!AN BERTTRUSTEE 

338.36 338.36 E19-0l932 RAMffiEZ HUMBERTO 

267.18 267.18 E19-02286 VO HAJTHA."IH 
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1) 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: (559)488-1078 

1111 A!JPJ~il'W .~~~:\liM«i!tf~r',.i•l?~~b'fll+IMili II Ill 
2019--0089086 
FRESNO Col.!l1ty Recorder 
Paul Dicta$, CPA 
Friday, At.lg 09, 2019 01:44:27 PM 
Tltles: 1 
Fee~: 
CA S82 Fee; 
Taxes: 
Total; 

. ~!TY 0~ -~SNO / _ DARf'!. _ 

j31.00 
0.00 
0.00 
31 .00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 3 of Chapter 1 relating to the issue 
of citations of the Fresno Municipal Code, the city did, issue a citation to the record owner(s) of the real properties 
described in the attachment, for a violation of the Fresno Municipal Code existing upon the Subject Properties. The 
record owner(s) have not paid the penalties issued in the citations, and an administrative hearing officer did on the 
?'hand 8th day of August 2019; assess these unpaid penalties on the Subject Property. The assessment has not 
boon paid, and the City of Fresno claims a lien on the Subject Property (sea attachment for amount assessed). 
The lien shall be on the property until the amount is paid, plus legal rate of interest to be accrued from the date of 
recording this lien, and any and all administrative costs to file and record the lien. The claimed lien having been 
assessed to collect for unpaid penalties shall have the priority of a judgment lien and shall attach upon the recording 
of this Notice. 

Dated this 9th day of August , 2019 

John Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA ss 
COUNTY OF FRESNO 

On_=-il--'-1--'--+---' before me, Christina Pasillas, Notary Public, personally appeared John Giannetta, who proved to me on 
the basis of tisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and 
acknowledged to me that he/shell-Rey executed the same in his/hef!tfleif authorized capacity(ies), and that by his!ltef!lflaiF 
signature(s) on the instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PEI\JAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 

WITNESS my hand and o 
I a, a-,._ e a- e n 11> e e • •, 

CHRISTINA PASILLAS ~ Notary Public - c,llforni, L 
Fr"'1l0 County . ii 

Comrnl,~on 12214717 • 
My Comm. Expires O<:t 15, 1021 



APN~ Str# 

43334225 1926 

4%11508 5856 

48118108S 4879 

46716603 745 

47806318 2155 

47026212 3451 

45915201 385 

46839050 222 

i 48023526 2428 

45917126 378 

47127139 3815 

45921228 208 

45219113 712 

45125406 1293 

46415311 319 

4781912-0 I 2341 

47819132 2345 

43622215 3335 

45218106 807 

45419310 708 

47111313 1749 

47118207 184-0 

45418125 700 

46629319 447 

481181265 4837 

45915102 389 

45221112 ! 837 

45910313 2945 

42413335 3023 

46526102 8 
44208123 2464 

47803046 2302 

~-~ 46018503 3220 

46023312 4546 

46524407 454 

N 

CITAIJQ]'1_S A~SESS.MENT SCHEDULE[)_ TO BE PLACED ONTO FY 20-21 TAX ROLL 

{EHl>lkJiearin!l Cond1;cte~_o11 August 7 and 8, 2019) 

6475· 
Total 

Dir Property Address Citatiorui Releases 
Penalties 

Case; Owner's Name 
Pen21ties 

Amount 

Unpaid 
w A.NDREWS A VE 253.75 60.00 313./:, E19-01541 SALGUERO LAURA 

E ANDREWS AVE 7,650.00 60.00 7,710.00 El9-00458 LEON GENARO 

E ATCHISON ST 818.75 60.00 878.75 ElS--06212 V A.1\lG CB.Al Y1 & YING HER 

BST 253.75 60.00 313.75 El9-03261 BROW"N CECIL & CALUE L 

s BARDELL ST 507.50 60.00 567.50 El8--07769 WASHINGTON N ATHANlEI. 

E BUTLER.A.VE 2.:,7.50 60.00 317.50 El9-01274 ANTARA.MIAN PERRY A 

N CALAVERAS ST 261.25 60.00 321.25 El9-01791 A&A. HOLDINGS & Il\TI/ESTMENTS LLC 

s CALlJSCHST 800.00 60.00 860.00 ElB-05050 RESERVE AP AR1MENT HOMES FRESNO LLC 

S CEDARAVE 253.T:i 60.00 313.75 El9-03440 DA V-!S C & NELLrE 

N CLARK ST 253.75 60.00 313.75 El9-03389 FERNANDEZ FELICIANO & PAULA 

E DWIGHfWAY 2,537.50 60.00 2,597.50 CE15-7237 RUIZ EDUARDO 

N . ECHO AVE 253.75 60.00 313.75 E19--03202 TORRES PAUL V & GRACE 

N ECHO AVE 257.50 60.00 317.50 £19-03199 FLINT BOYD ALVIN & ARLEN"'E J;,1AR.TE 

N ECHO AVE 785.00 60.00 845.00 ElB-00130 ELIZONDO FERNA.t'IDO PAUL 

w EDS"-/ AVE 257.50 60.00 317.50 El9-00287 MAXWELL VERONICA 

S !ELMAVE 257.50[ 60.00 317.50 El9-03137 PRlESTTONY S SR 

s ELMA\/E 257.50 60.00 317.50 £19-03136 PRlESTTONY S SR 

E FARR]]\; AVE 522.50 60.00 582.50 £19--01844 A1\!DERSON EDWARD R & SALLY M 

N FERGERAVE 257.50 60.00 317.50 £19-03201 GRAHAM WILLIAM M 

N FIFTH ST 257.50 60.00 317.50 E19·03093 VALLEY CAPITAL INYESTh1ENT INC 

s FIFTH ST 265.00 60.00 325.00 E19-01171 RAMlREZ IR,\1A G 

s FIFTH ST 261.25 60.00 32115 E 19--00'770 AREVALO JESUSHERNA1'<1JEZ AREVALO MARiA CONSUELO 

N FlRSTSf 257.50 60.00 317.50 CE18·2450/El 9--03371 CUS1DM BUILDING LLC 

FULTON ST 253.75 60.00 313.75 El9-03252 BOYAJ1A.N BERT TRUSTEE 

E GEARYST 257.50 60.00 3!750 E19-02286 VO HAITHANl--f 

N GLENN AVE 261.25 60.00 32125 £19-02352 SOUS ADAM M & VIRGINIA H 

N GLENN AVE 2:,7.50 60.0J 317.50 El8-03113/E19--03197 R J INVESTMENTS & MANAGEMENT LLC 

E GRA!\'T AVE 2,900.00 60.00 2,960.00 CEl&-13524 JEBIAN ANTON1O & THERESA 

w HOLI.Af-.'D A VE 257.50 60.00 317.50 El9--00804 AGUIRRE SA.NTOS 

E KEARNEY BLVD 253.75 60.00 313.75 El9-01279 DE MADERA INC 

N MARKS AVE 511.25 60.00 571.25 E19-01489 CONNELLY THOMAS A & MARGARET A TRS EMF LLC 

S MARTIN LUTHER KING JR 515.00 60.00 575.00 El8-052G2 KING OF KINGS COMMUNITY CENTER 

E NEVADA.A.VE 257.50 60.00 317.50 El9-03195 DA VENI'ORT EDWARD & OLEAN 

E NEVADAAv"'E 265.00 60.00 325.00 El9-01072 Pl-1-\..l\/ LUC 

E OLEANDER AVE 253.75 60.00 313.T:i CE17-8711 GONZALEZ BERTHA ALFARO 
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FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 459-212-28 SUFFIX: DEFAULT NUMBER: 20-05204 

PAYEE NAME: JJD MANAGEMENT ASSOCIATES 

ADDR1: 2975 E BELMONT AVE 

ADDR2: FRESNO CA 93701 

EFFECTIVE PAYMENT DATE: 03/28/25 AMOUNT: 1,962.22 
BY: 41 

C459212280000052042000325000019622200000000004 



ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 

P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 

ORIGINAL 
ASSESSEE 
NAME& 
ADDRESS 

SITUS 

TORRES PAUL V & GRACE I 

PO BOX 3668 
PINEDALE CA 93650 

208 N ECHO FRESNO 

PHONE: (559) 600-3482 

CURRENT 
OWNER 
NAME& 
ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

459-2l2-28 -5 

TAX - DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX - DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 

AMOUNT DATE DEFAULT NO. DATE 

1,210.52 I 06/30/21 I 20-05204 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 7050 
21-22 PAID 
22-23 PAID 
23-24 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20-21 BOTH 1,091.42 109.10 
21-22 PAID 
22-23 PAID 
23-24 PAID 

TOTAL I 1,091.42 I 109.10 I 

REDEMPTION SCHEDULE 

INCLUDES CREDIT FOR IN TRUST 

JUL 24 
AUG 24 
SEP 24 
OCT 24 
NOV 
DEC 24 

24 

COLL. NO. 

FCAC-344 (10/16/) 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

1,831.25 JAN 25 1,929.48 
1,847.62 FEB 25 1,945.85 
1,864.00 MAR 25 1,962.22 
1,880.37 APR 25 1,978.59 

MAY 
1,896.74 JUN 25 1,994.97 
1,913.11 25 2,011.34 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED 

I 
DOCUMENT NO. 

REMARKS 
NET VALUE TRA 

7050 5-150 
5-150 
5-150 
5-150 

TAXES AND PENALTIES 
COST 

10.00 

10.00 

I 
SUB-TOTAL 

1,210.52 

I 1,210.52 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF$ 

I TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J. Garcia, C.P.A. 
Auditor-Controller!Treasu rer-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 
FRESNO, CALIFORNIA 937 1 1 

February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93 721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93 715 

Re: 208 N. Echo, Fresno, CA 
APN: 459-212-28 

Dear Sirs: 

TMILESLAW@AOL.COM 
TELEPHONE (559) 31 3-6354 

My client, Bryce D. Hovannisian, purchased the property located at 208 N. Echo, Fresno, CA 
(APN: 459-212-28), a vacant lot, at a tax default sale conducted by the County of Fresno in 
March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessments: 

FR Citation/Penalty 
FR-Remove Public Nuisance 
FR Struct Demol 

$313.74 
$281.00 
$394.00 

The citation and penalties, and the assessed costs for removal of the public nuisance and 
structure demolition, were services provided to the previous property owner who lost the 
property at the tax sale. The Notices of Special Assessments upon which these portions of the 
Tax bill are based were recorded on August 9, 2019, and are attached. Of note, the special 
assessment authorizing the Citation/Penalty portion of the tax bill is characterized as having a 
priority of a judgment lien, and the special assessment authorizing the public nuisance and 
structure demolition billings is characterized as allegedly having the priority of a tax lien. 



In December of 2020, prior to the date the first installment of the July I, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 
the contested, erroneous, and unlawful special assessments, but his tender of payment was 
rejected and returned to my client by the Fresno County Tax Collector. 

My client is not responsible for the assessment liens for the following reasons: 

I. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessments. 

Regardless of the characterization of the Special Assessments as tax liens or not, the special 
assessments were extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3712, the Tax Deed conveys title to the purchaser.free and clear a.fall 
encumbrances (?fany kind existing before the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3712 (a) exception, the special assessments are fixed liens (even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3 712 ( c )exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances (?fany kind including the assessment liens recorded by the 
City of Fresno before the sale. Accordingly, being charged for liens that have been extinguished, 
regardless if they were characterized as "tax liens," is erroneous and unlawful, and these 
amounts must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for ce1iain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
3 8773. I or 3 8773 .5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real prope1iy are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Lrnac v. City o.f L.A. (1998) 66 Cal. App. 4th 586, Kahan v. City (d° 



Richmond (2019) 3 5 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 

Govermnent Code section 38773.1 allows a legislative body, such as a city, to collect abatement 
and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773.1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the force, effect, and priority ofajudgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773.5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3712. As such, the continued effort 
to collect these liens from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

3. The Special Assessment which has the priority of a judgment lien was extinguished by the tax 
sale and the Tax Deed. 

Even if the Tax Deed did not extinguish the alleged "tax liens," it certainly extinguished any 
special assessment or encumbrance that has the priority of a judgment lien pursuant to Revenue 
and Taxation Code section 3712. Accordingly, at the very least, the recorded special assessment 
that has the priority of a judgment lien has been extinguished, and the tax bill is overstated, and 
is being erroneously or illegally assessed against my client. 

For the above stated reasons, the special assessment liens are erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 

Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 

2 

_J 
\ 



APN459-212-28 YY Apr/07/2025 0258303 33.44 

Description: 
ACT 04/22/20 208 N ECHO FR 

Vendor Number Vendor Name 
l 

I 
TGEN HOVANNISIAN BRYCE D 

:1 Check Number Date I Total Amount Total Paid Amount 
077164017 Apr/10/2025 I $33.44 $33.44 

ANY QUESTIONS REGARDING THE ABOVE ITEMS SHOULD BE ADDRESSED TO; 
·: COUNTY OF FRESNO, AUDITOR-CONTROLLER/TREASURER - TAX COLLECTOR P.O. BOX 1247, FRESNO, CA. 93715-1247 

·_'i 

Pay To The 

Order Of 
HOVANN/SIAN BRYCE D 

''*'THIRTY-THREE AND 44/100 DOLLAR" .. 

PO BOX 3668 
PINEDALE, CA 93650 

917416 

$33.44"" 

Authorized Signature 
VOID SIX MONTHS AFTER DATE ISSUED 

0 g 70000 =!,R,11° 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO. CALIFORNIA 9371 1 TMILESLAW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93715 

Re: 461 N. Durant, Fresno, CA 
APN: 458-112-05 

Dear Mr. Garcia: 

TELEPHONE 

(559) 241-7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2020, is attached hereto as Exhibit 
One. In the fall of 2020 claimant received a Fresno County Secured Property Tax Detail repmi, attached 
as Exhibit Two, which includes a charge for FR REMOVE PUB NUIS in the amount of $968.00, and a 
charge for FR CIT A TI ON/PENAL TY in the amount of$321.24. A special assessment, attached as Exhibit 
Three, alleged to have the priority of a tax lien, was recorded on February 14, 2020 prior to the tax sale. 
A second special assessment, attached as Exhibit Three-A, alleged to have the priority of a judgment lien, 
was recorded on February 14, 2020 prior to the tax sale. On March 28, 2025, Claimant paid $2,674.93 to 
redeem the property (See Exhibit Four). Claimant requests a refund, in whole or in part, of each of the 
charges/special assessment liens specified above, and all penalties, interest, and/or costs associated with 
these charges on the "tax" bill. 

Claimant disputes his responsibility, in whole or in part, for each of these charges/special assessments as 
each is null and/or invalid in that each violates state law and/or the principles oflien priority, or otherwise, 
was extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previous 
owner against whom it was imposed. 1 It has been represented to Claimant by the County of Fresno that 
it is not necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as the 
claim clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the 

I. Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exhibit Five), a long with the response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, a long with the 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Court in Case No. 
22CECG0 1203, and Appellants Opening Brief filed in the Fifth District Court of Appeal case number F087585, including al l 
the factual allegations, legal theories and analys is presented in said documents as if fully set forth herein, a ll of which are 
included in the Appendix attached as Exhibit Seven. 



claim only involves nonvaluation issues in order to satisfy any procedural requirement. 

After redemption of the property, on or about April 15, 2025, Claimant received a tri-fold mailing from 
the County of Fresno which included a check in the amount of $52.46 referenced by "ACT 04/22/20 461 
N. Durant Way FR." A copy of the tri-fold mailing is attached as Exhibit Eight. There is no explanation 
as to the basis for this payment or the method of calculation. This check has not been cashed. Claimant 
hereby requests an explanation for this payment and the method of calculation. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney' s 
fees pursuant to the California Code of Civil Procedure section 1021.5. 

Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. I am an officer in JJD Management 
Associates and authorized to pay bills on properties it manages. On March 28, 2025 I paid the "taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July 3o , 2025 
at Fresno, California. 

/2fit: 
Bryce D. Hovannisian 
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TAX COLLEC OR 

TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 2009-10 
and for nonpayment were duly declared to be in default DEFAULT # 09-05462 

~~-
Signature ofDeclar.mt 

This deed, between the Fresno County Tax Collector (SELLER) and Bryce D Hovannisian; A married man as his sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 13-16, 2020 pursuW1t to a statutory power of sale in accordance 
with the provisions of Division 1, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 9,900 

No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to BORREGO BENJAMIN D & ROSEMARY 
described as follows: 458~112-05 
APN 458-112-05 MORE PARTICULARLY DESCRIBED AS THE SOUTH 46 U3 FEET OFLOT 22 OF BERRYHlLL TRACT, 
ACCORDING TO THE MAP RECORDED IN BOOK 7 PAGE 13 OF PLATE, RECORDS OF FRESNO COUNTY, EXCEPT THAT 
PORTION DEEDED TO HIE STATE OF CALIFORNIA BY DEED RECORDED MARCH 26. 1954 IN BOOK 3451 PAGE 13 OF 
OFFICIAL RECORDS, DESCRIBED AS FOLLOWS:BEGINNING AT THE SOUTHWEST CORNER OF SAID LOT, THENCE ALONG 
THE WEST LINE OF SAID LOT NORTH O DEGREES 19'31' WEST 43.76 FEET; THENCE SOUTH 30 DEGREES 32'30 EAST 50.52 
FEET, TO THE SOUTH LINE OF SAID LOT; THENCE ALONG SAID SOUTH LINE SOUI'H 89 DEGREES 25'45'WEST 25.43 FEET 
TO THE POINT OF BEGINNING. IN THE CITY OF FRESNO. (' 

Executed on 
4/22/2020 ',f_L,/,Al, 

-+-:-:,,LP,,o<:t.....<:::.,~'-'--/-,-,'-----1,<'l,"'-'=,-

A notary public or other officer completing this certi ate verifies only the identity of the individual who signed the document to 
which this certificate is attached, W1d not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020, before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in his/her/their authorized capacity(ics), and that by his/her/their signature(s) on the instrument 
the person(s), or the entity _upon behalf of which the person(s) acted, executed the instrument, 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct 

..... 
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DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
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Fax: 559 488-1078 
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0.00 
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NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 10 relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. B-26, 
Ordinance No. 2008-26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the 1 t" and 1 at" day of February, 2020, assess the 
costs of such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno 
claims a lien on the Subject Properties (see attachment for amount assessed). The lien shall be on the properties 
until the amount is paid, plus legal rate of interest to be accrued from the date of recording this lien. and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments. 

Dated this 14th 

Dated: Z. f '-/ !2 0 

day of _...:.F---=e=b.:..;ru=a::.:..ry..___, 2020 

ohn Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identrty of the individual who signed the 
document to whic.h this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

On ~;2£) , before me, Camille R. Luna, Notary Public, personally appeared John Giannetta, who proved to me on the 
basisf ·~isfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged 
to me that he/she/they executed the same in his/i=leF.41=\eiF authorized capacity(ies), and that by his/i=lei=At!air signature(s) on the 
instrument the person(s), or the entity upon behalf of which the person(&) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 

WITNESS my hand and official seal. 

Signature~ 
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APN3 

42710309 

46519".>03 

42811328 

46716406 

46516518 

46122129 

46022718 

45613117 

47119211 I 

44203013 

47()26215 

47028514 

47916214 

47809s12 I 
46839030 

47007139 

47109219 

48025202 

47711302 

45917126 

45402118 

¥.241103 

44531318 

44503109 

43505110 

44913010 

4%02206 

45811205 

45107109 

45320114 

46713401 

441"29107 

31364111S 

45426319 
455094()5 

47026103 

43325310 

47919113 

Str; 

2034 

216 

4474 

913 

1625 

444 

4406 

327 

3893 

2654 

3437 

4085 

1227 

2038 

224 

751 

1632 

4630 

403 

378 

3131 

3235 

3333 

1815 

305 

1715 

3535 

461 

1515 

1323 

151 

4310 

553 

548 

4842 

1314 

2309 

327 

Dir Property Address 

E ACAOAAVE 

E A.J>,!ADORST 

N AUGUSTA ST 

BST 

BST 

S BACKERAVE 

E BAU.AVE 

W jBELMONT AVE 

E jBRALYAVE 

N !BRAWLEY AVE 

E JBU!l.ERAVt 

E BUTLER AVE 

E BYRD AVE 

E CALIFORNIA A VE 

s CALUSCHSfF 

s CEDAR AVE 

s GIEsrNUT A VE 121 

E CHURCHAVE 

w GillRO·IRD 

N CLARK ST 

E CLAY AVE 

w CUNroN AVE 1D2 

E CUNroNAVE 

! E CORNEU.AVE 

w DAKOTAAVE 

w DUDLEY AVE 

N DUKE AVE 

N mmANTWAY 

N EFFIE ST 

N EIGHTH ST 

FST 

E FAIRFAXAVEl+ 

S FILBERT A VE 

N FISHERST 

E FLORADORA A VE 

S FOURIHST 

w GARLAND AVE 

E GARRETT A VE 

ABATEMENT ASSESSMENT SCHEDUUD TO BE PLACED Ol-tTO FY20-21 TAX ROU 
N 

IPul lie Heilrinv ,..,,.,1,,,.+od n: Felmum1 12 mul 13 2019) 
6476- 6892-
Public 

6868-
Se=nd 

Nuisanc,a 
Public 

Property/De 
6970-Weed Total Amt 

Case; Owner's Nnme 
En..-'orcem 

Nuisance 
mo/Title 

Abatement Unpaid 
ContrCost 

Search ent 

S161.00 I S161.00 E18---01242 NEWPORT BEACH HOLDINGS UC 

5277.21 $958.87[ $1,236.08 E19-0686S TAYLOR MA117E LiVING TRUST PILKJNTON WEWNGTON ITAL 
$263.00 S263.00 El9-12063 ANDERSON DELORES A 

$1,140.53 $1,140.53 E19-04158 ALVARADO JOSIE ESPARAZA MICKEY ITAL 
$354.47 $354.47 E19-08238 WILSON GEORGE W LIFE ESTATE% W LEWIS 

$505.70 5505.70 E19-1124li NElSON JASON WIWAM 

$3,10828 $1,02327 $4,131.55 ElS-02802 DAMASCO ANTONIO & SUSAN 

I I 51,616.86 $2,04928 $3,666.14 E19-04074 SPiRIT Of WOMAN OF CALIFORNIA INC 

$329.00 $329.00 E19-073SS GARRISON HENRY L 

5266.00 S266.00 CE13-2042 ADAMS VALERIE 

5266.00 5266.00 E19-00l!68 MENCHACA ELIZABETH MARIE 

I $422.30 $1,212.00 $1,634.30 El9-018.93 GARCIA RAY & DEBBIE 

$1,392.40 Si,392.40 CE15-6923 EASLEY MARGARET 

I ! $1,449.75 $1,449.75 E1~494 SCHERR STEFAN EXECUTOR 
$653.00 5653.00 E19-06587 RESERVE APARTMENT HOMES FRESNO LLC 

$3,4-08.93 $20,517.79 $23,926.72 CE18-1072 RAUL GOMEZ 

5284.00 S284.00 E19-03864 CYPRESS POINT PARTNERS LP 

$534.00 $203.00 S737.00 £19-09764 ALFONSO M LEANOS & ABRAHAM REY ES LEANOS 

$339.40 $953.08 $1,292.48 E19--06369 GONZALES RALPH & MARGARET CONCH OLA JESSE 

S:½5.22 S501.00 S84622j E19-09201 FERNANDEZ FELICIANO & PAULA 

$2,506.20 $2,50620 ElS-00750 MOHAMMED JOH ID A TRS 

$187.00 5187.00 ElS--00578 PEREZ MAURICIA S TRUSTEE 

5272.00 S272.00 El9-08212 GONZALES JOSEPH L TRUSTEE GONZALES UOYD J 

$386.78 5386.78 E19-05754 HDNGTHAMALY KESONE 

$536.15 $536.15 ElS-10794 AGUILAR JUAN C 

$263.00 $263.00 ElS-06659 QUI LAM 

ST~4 $;:,424 El9-07666 KEY-PRESSON ARLEEN (TRUSTEE 

$96.3.0D S968.m E19--05983 BORREGO BENJAMIN D & ROSEMARY 

5734.08 $734.08 CE18-1566 SYMONDS STEVEN PAUL TRUSTEE 

$2,01427 52,014.27 E19-05720 DE FEHR JACK 

! $362.47 $362.47 E19-0S276 OCONNOR MICHAEL 

$518.11 S206.00 $724.11 £19-10707 , CORNEJO ANA MARIA 
$287.48 $287.48 El9--10316 HOPPER ROBERT JOSHUA & WENDY MARIE E 

$345.00 $345.00 E19-07953 SHARMA ROHIT A 
$309.00 $309.00 ElS-10434 MACIEL PEDRO 

S1,D27.79 $1,027.79 ElS-08135 PAREDES CAESAR 

$1,45055 $1,450.55 ElS-02533 FRANCIS PILAR PALOMARES 

S6,506.50 $907.93 $7,414.43 CE09-4998 BROWN AC & YUBA 
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RECORDING REQUESTED BY: 3 
City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1) 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: (559) 488-1078 
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THla61: 1 

FeeJD: 
CA SB2 FH: 
TaxW!I: 
Tot.al: 
CITV OF FR'ESNO 

Pagea: 3 

H
0.0fl 
'0(1) 
,l!llll 
0.00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 3 of Chapter 1 relating to the issue 
of citations of the Fresno Municipal Code, the city did, issue a citation to the record owner(s) of the real properties 
described in the attachment, for a violation of the Fresno Municipal Code existing upon the Subject Properties. The 
record owner(s) have not paid the penalties issued in the citations, and an administrative hearing officer did on the 
1 :zt11 and 13th day of February 2020; assess these unpaid penalties on the Subject Property. The assessment has 
not been paid, and the City of Fresno claims a lien on the Subject Property (see attachment for amount assessed). 
The lien shall be on the property until the amount is paid, plus legal rate of interest to be accrued from the date of 

recording this lien, and any and all administrative costs to file and record the lien. The claimed lien having been 
assessed to collect for unpaid penalties shall have the priority of a judgment lien and shall attach upon the recording 
of this Notice. 

Dated this 14th day of 

Dated: 2 /t 'i /2 0 

February , 2020 

John Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA ss 
COUNTY OF FRESNO 

On t£/;1fa/J , before me. Camille R. Luna, Notary Public, personally appeared John Giannetta, who proved to me on the 
basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged 
to me that he/she/they executed the same in his/Ref/tJ::ie.if authorized capacity(ies), and that by his/AeF/theif signature(s) on the 
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. , 
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APN, 

46519303 

46716406 

46516518 

47119211 

47809512 

47711302 

45917126 

45402118 

49602206 

45811205 

313641115 

405141185 

45509405 

47026103 

46615314 
481181305 
43311303 

40767111 

44319320 
47125302 

47909207 

45507307 

31075108 

47818216 

478254.10 
47722271 

46111105 

46130218 
43325217 

47023104 
45215522. 

30311113 

31625315 

31329224 

48003018 
46718414 

Str; 

216 

913 

1625 

3893 

2038 

403 

378 

3131 

3535 

461 
553 

1547 

4842 

1314 

1302 

4825 
1547 

6713 
1246 
2010 

2428 

4840 

3447 

2316 

2384 
265 

3443 

4729 

3652 

4616 

2215 

422 

5749 

5738 

2534 
1028 

CITATIONS_A.SSESSMENT SCHEDULED TO BE PLACED ONTO FY 20--21 TAX ROLL ~ 

il'MlllJc He@'ing Conducted on Feb-rut:.ry 12 and 13, 2020) 

6475-
Total 

Dir Property Address Citations/ Release, 
Penalties 

Case# Owner's Name 
Penalties 

Amount 

Unpaid 
E AMADOR ST $261.25 $60.00 $321.25 E19-06865 TAYLOR MATTIE LJVING TRUST PILKINTON WELLINGTON ETAL 

BST $257.50 $60.00 $317.50 E19--04158 ALVARADO JOSIE ESPARAZA MICKEY ITAL 
BST $261.25 $60.00 $321.25 E19-08238 WILSON GEORGE W LIFE ESTATE% W LEWIS 

E BRALY AVE $257.50 $60.00 $317.50 E19-07355 GARRISON HEN RY L 
E CALIFOR.N1A A VE $257.50 $60.00 $317.50 E19-07494 SCHERR STEFAN EXECUTOR 
w CHURCH RD $257.50 $60.00 $317.50 E19-06369 GONZALES RALPH & MARGARET CONCHOLAJESSE 
N CLARK ST $253.75 $60.00 $313.75 E19-09201 FERNANDEZ FELICIANO & PAULA 
E CLAY AVE $9,888.00 $60.00 $9,948.00 E19-00750 MOHAMMED JOHID A TRS 
N DUKEAVE $1,765.00 $60.00 $1,825.00 E19-07666 KEY-PRESSON ARLEEN C TRUSTEE 
N DURf""'\fI WAY $261.25 $60.00 $321.25 E19-05983 BORREGO BENJAMIN D & ROSEMARY 
s FILBERT AVE $253.75 $60.00 $313.75 E19-10316 HOPPER ROBERT JOSHUA & WENDY MARIE E 
w FIR AVE $253.75 $60.00 $313.75 E19-07017 DAVIS CARL M 
E FLORADORAAVE $253.75 $60.00 $313.75 E19-10434 MACIEL PEDRO 
s FOlJRTHST $253.75 $60.00 $313.75 E19--08135 PAREDES CAESAR 

FULTON ST $253.75 $60.00 $313.75 E19-11359 LONGS DRUGS STORES CALIFORNIA INC 
E GEARYST $1,030.00 $60.00 $1,090.00 ElB--06159 ASHFORD CURTIS M JONES JOHN W & VIVIAN A 
w HA.l\-fPTON WAY $253.75 $60.00 $313.75 E19-05388 FLORES DAVID M 
N HARRlSONAVE $713.50 $60.00 $773.50 E19-01773 WICHMAN DANIEL & HARPER JOHN T 
w HARVARD AVE $257.50 $60.00 $317.50 E19--05703 ROJO JESUS SALVADOR 
s HAZELWOOD BLVD $257.50 $60.00 $317.50 E19-02056 BENITEZ ANDREW SR & MARY HELEN 
s HOLLY AVE $257.50 $60.00 $317.50 ElS-07241 GOMEZ MARIA D 

E HOME AVE $470.00 $60.00 $530.00 E18--00109 MAGDALENO MARIA E 

N HORNET AVE $522.50 $60.00 $582.50 E19-04774 ZABALZA ELISEO AJR 

s IVY AVE $5,374.75 $60.00 $5,434.75 CE17-13890 WHITE FLOYD L WHITE JAMES P ITAL 

s IVY AVE $253.75 $60.00 $313.75 E19-04021 !BARRA JOSE DE JESUS 
E JENSE.t"\/ AVE $257.50 $60.00 $317.50 E19-06359 WILLIAMS MARY A 
E KERCKHOFF A VE $1,015.00 $60.00 $1,075.00 E19--04285 CAMPBELL JAMES ALLAN & MICHA ELLE D TRS 
E KINGS CANYON RD $3,00724 $60.00 $3,067.24 CE18-1221/E19--09036 CHOV HENG TRUSTEE YOU KHLOEUNG 
N LAFAYETTE A VE $253.75 $60.00 $313.75 E19-06879 STEVENS MALCOLM G & BRENDA K 
E LANEAVE $813.00 $60.00 $873.00 ElB-07036 GUZMAN ALBERTO NUNEZ MERCEDES R DE 
E LEWISAVE $257.50 $60.00 $317.50 E19-08088 FERNANDEZ LORETO & HILDA 

w LOCUST AVE 5257.50 $60.00 $317.50 E19--05461 HIGGASON SHALYS LANAE 
E WRENAAVE $257.50 $60.00 $317.50 E19-10515 URBINA EMANUEL T & THELIV'tA L 
E MADISON A VE $257.50 $60.00 $317.50 E19-08695 MARTIN JUSTIN M 
S MAPLEAVE $526.25 560.00 $586.25 ElB--07724 MENDOZA ELOY 

MAYORAVE $261.25 $60.00 $321.25 E19-06461 JUAREZ SOPHIA A 
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FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 458-112-05 SUFFIX: DEFAULT NUMBER: 20-05134 

PAYEE NAME: JJD MANAGEMENT ASSOCIATES 

ADDR1: 2975 E BELMONT AVE 

ADDR2: FRESNO CA 93701 

EFFECTIVE PP,.YMENT DATE: 03/28/25 AMOUNT: 2,674.93 
BY: 41 

C458112 □ 5 □□□□□ 51342 □□□ 325 □□□□ 267493□□□□□□□□□□ 4 



ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
458-112-05 -0 P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 • PHONE: (559) 600-3482 

ORIGINAL 
ASSESSEE 
NAME& 
ADDRESS 

SITUS 

BORREGO BENJAMIN D & ROSEMARY 
PO BOX 3668 
PINEDALE CA 93650 

461 N DURANT WAY FRESNO 

CURRENT 
OWNER 
NAME& 
ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

TAX - DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX - DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 
AMOUNT DATE DEFAULT NO. DATE 

1,652.20 I 06/30/21 I 20-05134 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 14042 
21-22 PAID 
22-23 PAID 
23-24 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20-21 BOTH 1,492.94 149.26 
21-22 PAID 
22-23 PAID 
23-24 PAID 

TOTAL I 1,492.94 I 149.26 I 

REDEMPTION SCHEDULE 
INCLUDES CREDIT FOR IN TRUST 

JUL 24 
AUG 24 
SEP 24 
OCT 24 
NOV 
DEC 24 

24 

COLL. NO. 

FCAC-344 (10/16/) 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

2,495.78 JAN 25 2,630.14 
2,518.17 FEB 25 2,652.54 
2,540.56 MAR 25 2,674.93 
2,562.96 APR 25 2,697.32 

MAY 
2,585.35 JUN 25 2,719.72 
2,607.75 25 2,742.11 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED 

I 
DOCUMENT NO. 

REMARKS 

NET VALUE TRA 

14042 5-448 
5-448 
5-516 
5-516 

TAXES AND PENALTIES 
COST 

10.00 

10.00 

I 
SUB-TOTAL 

1,652.20 

I 1,652.20 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I 
% 

I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF$ 

I 
TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J. Garcia, C.P.A. 
Auditor-Controllerrrreasurer-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 



February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93715 

Re: 461 N. Durant, Fresno, CA 
APN: 458-112-28 

Dear Sirs: 

THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 

FRESNO, CALIFORNIA 937 1 1 

TMILESLAW@AOL.COM 

TELEPHONE (559) 31 3-6354 

My client, Bryce D. Hovannisian, purchased the property located at 461 N. Durant, Fresno, CA 
(APN: 458-112-28), a vacant lot, at a tax default sale conducted by the County of Fresno in 
March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessments: 

FR Citation/Penalty 
FR-Remove Public Nuisance 

$321.24 
$968.00 

The citation and penalties, and the assessed costs for removal of the public nuisance, were 
services provided to the previous property owner who lost the prope1iy at the tax sale. The 
Notices of Special Assessments upon which these portions of the Tax bill is based were recorded 
on February 14, 2020, and are attached. Of note, the special assessment authorizing the 
Citation/Penalty p01iion of the tax bill is characterized as having a priority of a judgment lien, 
and the special assessment authorizing the Public Nuisance and is characterized as allegedly 
having the priority of a tax lien. 



In December of 2020, prior to the date the first installment of the July 1, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 
the contested, erroneous, and unlawful special assessments, but his tender of payment was 
rejected and returned to my client by the Fresno County Tax Collector. 

My client is not responsible for the assessment liens for the following reasons: 

1. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessments. 

Regardless of the characterization of the Special Assessments as tax liens or not, the special 
assessments were extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3712, the Tax Deed conveys title to the purchaser.free and clear of all 
encumbrances cl any kind existing before the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3712 (a) exception, the special assessments are fixed liens (even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3 712 ( c )exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances of any kind including the assessment liens recorded by the 
City of Fresno before the sale. Accordingly, being charged for liens that have been extinguished, 
regardless if they were characterized as "tax liens," is erroneous and unlawful, and these 
amounts must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpri01iy status in Government Code sections 
3 8773 .1 or 3 8773 .5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City of L.A. (1998) 66 Cal. App. 4th 586, Kahan v. City of 



Richmond (2019) 3 5 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 

Government Code section 38773.1 allows a legislative body, such as a city, to collect abatement 
and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773.1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the force, effect, and priority of a judgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773.5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its 'judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3 712. As such, the continued effort 
to collect these liens from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

3. The Special Assessment which has the priority of a judgment lien was extinguished by the tax 
sale and the Tax Deed. 

Even if the Tax Deed did not extinguish the alleged "tax liens," it certainly extinguished any 
special assessment or encumbrance that has the priority of a judgment lien pursuant to Revenue 
and Taxation Code section 3712. Accordingly, at the very least, the recorded special assessment 
that has the priority of a judgment lien has been extinguished, and the tax bill is overstated, and 
is being erroneously or illegally assessed against my client. 

For the above stated reasons, the special assessment liens are erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 

Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 

2 

_J 
\ 
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:;heck Date: A r/10/2025 
Invoice Number 
APN458-112-05 YY 

Description: 
ACT 04/22/20 461 N DURANT WAY 

: 
:1 Vendor Number 

J 
TGEN 

0 u 

Invoice Date Voucher ID Fund 

Apr/07/2025 02583033 1150 NONE mount i 

$52.46 ! 

FR 

Vendor Name 
HOVANNISIAN BRYCE D 

Check Number Date l I Total Amount Total Paid Amount 

'.1 
077164016 Apr/10/2025 I I $52.46 $52.46 

ANY QUESTIONS REGARDING THE ABOVE ITEMS SHOULD BE ADDRESSED TO: 
COUNTY OF FRESNO, AUDITOR-CONTROLLER/TREASURER· TAX COLLECTOR P.O. BOX 1247, FRESNO, CA. 93715-1247 

11 917415 

Pay To The 

Order Of 
HOVANNISIAN BRYCE D 

"'*FIFTY-TWO AND 46/100 DOLLAR*"'* 

PO BOX 3668 
PINEDALE, CA 93650 

$52.46** 

Authorized Signature 
VOID SIX MONTHS AFTER DATE ISSUED 

n c;i ?nnnn :i.Au0 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 9371 1 TMILESL.AW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93715 

Re: 2215 E. Lewis, Fresno, CA 
APN: 452-155-22 

Dear Mr. Garcia: 

TELEPHON :C: 

(559) 24 1-70Cl0 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2020, is attached hereto as Exhibit 
One. In the fall of 2020 claimant received a Fresno County Secured Prope1ty Tax Detail report, attached 
as Exhibit Two, which includes a charge for FR REMOVE PUB NUIS in the amount of $355.62, and a 
charge for FR CITATION/PENAL TY in the amount of$317.50. A special assessment, attached as 3 xhibit 
Three, alleged to have the priority of a tax lien, was recorded on February 14, 2020 prior to the tax sale. 
A second special assessment, attached as Exhibit Three-A, alleged to have the priority of a judgment lien, 
was recorded on February 14, 2020 prior to the tax sale. On March 28, 2025, Claimant paid $1,765.81 to 
redeem the property (See Exhibit Four). Claimant requests a refund, in whole or in part, of each of the 
charges/special assessment liens specified above, and all penalties, interest, and/or costs associated with 
these charges on the "tax" bill. 

Claimant disputes his responsibility, in whole or in part, for each of these charges/special assessrr_ents as 
each is null and/or invalid in that each violates state law and/or the principles of lien priority, or othzrwise, 
was extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previous 
owner against whom it was imposed. 1 It has been represented to Claimant by the County of Fremo that 
it is not necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as the 
claim clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate ~hat the 

I. Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exhibit Five), along with the response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and th:: 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, along with the 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Court in Case No. 
22CECG0 1203, and Appellants Opening Brief filed in the Fifth District Court of Appeal case number F087585, inch1ding all 
the factual allegations, legal theories and analysis presented in said documents as if fully set forth herein, all of which are 
included in the Appendix attached as Exhibit Seven. 



claim only involves nonvaluation issues in order to satisfy any procedural requirement. 

After redemption of the property, on or about April 15, 2025, Claimant received a tri-fold mailing from 
the County of Fresno which included a check in the amount of$137.72 referenced by "ACT 04/22/20 2216 
E. Lewis FR." A copy of the tri-fold mailing is attached as Exhibit Eight. There is no explanation as to 
the basis for this payment or the method of calculation. This check has not been cashed. Claimant hereby 
requests an explanation for this payment and the method of calculation. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transfe1Ted special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney's 
fees pursuant to the California Code of Civil Procedure section 1021.5. 

~µ~ 
Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. I am an officer in JJD Manc.gement 
Associates and authorized to pay bills on properties it manages. On March 28, 2025 I paid the "taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July J'D, 2025 
at Fresno, California. 



Recording requested by: 
Fresno County Tax Collector 

When recorded mail to: 
Bryce D Hovannisian 
PO Box3668 
Pinedale, CA 93650 

oc. rans. ax compu e on 
Located in City of FRESNO. 
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2020-0050552 
FRESNO Counly Recorder 
Paul Oiclos, CPR 
Wednesday, Apr 22, 2020 11:39:14 AN 
Titles: 1 Pagos: 

Feaa: !11.00 CA SB2 Fee: ~.00 
Texe~: 11.S:S 
Tota!: 22,85 
FRESNO COUNTY TA~ COLl.~C OR 

va ue o prope 

~~ 
Signature ofDeclarant 

TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied tax.es wen: a lien for FISCAL YEAR 2006--07 
and for nonpayment were duly declared to be in default. DEFAULT# 06-08834 

This deed, between the Fresno County Tax Collector (SELLER) and Bryce D Hovannisian; A married man as his sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 13-16, 2020 pursuant to a statutory power of sale in accordance 
with the provisions of Division I, Part 6, Chapter 7 of the 
Califomia Revenue and Taxation Code, for the sum of 10,400 

No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to FERNANDEZ LORETO & HILDA 
described as follows: 452-155-22 

APN 452-155-22 MORE PARTICULARLY DESCRIBED AS LOTS 17 AND 18 IN BlOCK 9 OF KLEINHURST 
ACCORDING TO THE MAP THEREOF RECORDED JUNE 8, 1910, IN BOOK 5 PAGE 48 OF RECORD OF SURVEYS, 
FRESNO COUNTY RECORDS. IN THE CITY OF FRESNO. 

Executed on 

4/22/2020 

A notary public or other officer completing this cert ficate crifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020, before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/ber/their signature(s) on !he instrument 
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 

WITNESS my hand and official seal. 

Signature /1tthdu ~ 
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1 ); 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: 559 488-1078 

1111 r#~mrlf~ U:Rl11:~,~~l~V\~l1.1r,~r11:~~.Vilili 11111 
2020-0019542 
FRESNO County Rmeordffl" 
Paul Dictom, CPA 
Friday, Feb 14, 2020 10:53:26 Al'I 

T .It !em: 1 

Flll(llll; 
CA SB2 Foer: 
TnxeG: 
Tot.al: 
CITY OF FRESNO 

Pagea: 4 

1
36.00 
0.00 
0.00 
36.00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 10 relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. B-26, 
Ordinance No. 2008-26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the 12'h and 13th day of February, 2020, assess the 
costs of such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno 
claims a lien on the Subject Properties (see attachment for amount assessed). The lien shall be on the properties 
until the amount is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments. 

Dated this 14th 
day of --"F""'e'-'b~ru=a"""ry..___, 2020 

ohn Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

On.J.£.+:---'+'c.__,;:'-----' before me, Camille R. Luna, Notary Public, personally appeared John Giannetta, who proved to me on the 
basis f isfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged 
to me that he/she/they executed the same in his/~ authorized capacity(ies), and that by his/1:leFltReir signature(s) on the 
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 

WITNESS my hand and official seal. 

Signature~ 
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Dir Property Address Nuisance 

Enfo:rcem 

ent 
s GEARHARTST 

E GEARY ST 

s HAZELWOOD BLVD 

E HOME AVE 

E !l.!lNOIS A VE 

E ILUNOISAVE 

s !VY AVE 

E JENSEN AVE 

E KEAP,..\.'EY BLVD 

w K" ... ARNEY BL VD 

E KERCKHOFF A VE 

E KlNGS CANYON RD 

E LAMONAAVE i 
E L/\NEAVE I 

E LANS!NGWAY 

N LliANNAAVE 

E LEWJSAVE 

E LIBERTY AVE 

N LORNA AVE 

S WTUSAVE 

E WWEAVE 

E W,ADISON A VE 

E MADISON A VE 

S MAPLEAVE 

MAYOR AVE 

E NINADAAVE 

E NEVADAAVE 

S NIG!OLAS A VE I 
E OLEANDER A VE 

E OUVEAVE 

E OUVEAVE 

E ONE!LAVE 

E PiNEAVE 

S POPPY AVE 

E PRESIWICK A VE 

S PRlCEAVE 

S ROSEAVE 

E SA.WLE A VE 
N SANDAUAVE 

N SHERM.AN ST 

OJ\ 
6892· ! 6868-- I Seemed ! Public 657D-Weed Total Amt 

j Property/De Case; Owner's Name Nuisance 
mo/I1Ue 

Abatement Unpaid 

ContrCoat 
Search 

$868.00 S953.00 $1,821.00 E19--11357 RODRIGUEZ ALBERTO JR 
S330.39 $330.39 El8--06159 ASHFORD CURTlS M JONES JOHN W & VNIAN A 
$369.26 S947.00 $1,316.26 E19-02056 BENITTZ ANDREW SR & MARY HELEN 

$611.94 $611.94 E19--08320 BRUMBAUGH HAZEL 
$228.16' $228.16 ElS-09459 BARRERA JAVIER & MARIA DEL CARMEN 

$319.00 $203.00 $-522.00 E19--11875 RASCON MARIA O DEL<\ ROSA CARLOS 
$¥.:,.70 $445.70 E19--04021 IBARRAJOSE DE JESUS 
$303.47 $1,075.29 Sl,378.76 ! E19-06359 WILLIAMS MARY A 

$985.20 $985.20) E19-01279 DE MADERA INC 

$436.98 $436.98 ! E19--04666 ATAMIAN HAIG C 

$2.3285 $252.85 E194:l42BS CAMPBELL JAMES AUAN & MICHAELLE DTRS 

5571.71 $571.71 CE18--1221/E19--09036 CHOY HENG TRUSTEE YOU KHLOEUNG 

S169.62 $200.00 $369.62 E13--04854 SOUZA MICHAEL F 

S239.13 $239.13 E19-04S35 AGUIRRE JUAN & SANDRA 

$384.00 $384.00 E19-04110 VOTUYETVAN 

5164.00 $164.00 El!t-11174 DUNNING SHERRY 

$355.62 $355.62 El.9--08088 FERNANDEZ t.ORETO & HILDA 

$2,919.37 $640.00 $3,559.37 E18-00074 RODRIGUEZ JENNIE 

$313.64 $313.64 E18-01635 CAVAZ.OS ENRIQUE JR 

$963.53 $963.53 E19-03806 BERNICE MAYS 

5323.00 $323.00 E19-08347 GARClA PHIUP R 

$6,593.471 $32,937.88 $39,536.35 E19--04921 CUDE CHARLES 

$488.70 $488.70 E19--08695 MARTINJUST!N M 

S944.44 $944.44 E1&-0n24 MENDOZA ELOY 

$34127 $1,415.16 $1,756.43 El9-06461 JUAREZSOPHIAA 

$308.68 $308.68 E19--08079 BRYANTDALEJ &JACQUELYN 8 

S181.80 $181.80 E19-03158 LEANOS AJR DE PERALES M GONZALEZ 

$375.44 $375.44 El9-08132 RODRIGUEZ CESAR 

51,021.21 $1,021.21 CElS-1140 BROWN EARL W & PLEAS P 

$941.70 $941.70 E19-09189 SANCHEZ LENARD J & GLOR!A A 

$1,362.41 $200.00 $1,56241 E19-02820 PAMMAGUR.Jff 

$428.56 $1,483.00 $1,911.56 E19--04719 WHITE CURTIS F WHITT JOYFUL 

i $326.00 $326.00 E19--11256 ALVAREZ DORA E & OMAR 

$372.74) $944.71 $1,317.45 E19-07398 RIVERA WIWAM & MARGARET 

$329.00 5329.00 CE17-13603 LAWRENCE LOGAN K & JAMIE L 

$373.64 I 5373.64 El.9-09608 ROSAS JOSEFINA & RUBEN SAENZ 

I $2%.'XJ 52%.90 E19-07011 ABBS IRENE 

$428.68 $428.68 E19--04570/E19--11125 EVANS MINNIE 
$644.76 $644.76 E19--08354 HER NJNG PIA & MEE VANG 

S327.06 5327.06 E19--03978 HOULT DANIEL 

Page 2 of 3 
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NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 3 of Chapter 1 relating to the issue 
of citations of the Fresno Municipal Code, the city did, issue a citation to the record owner(s) of the real properties 
described in the attachment, for a violation of the Fresno Municipal Code existing upon the Subject Properties. The 
record owner(s) have not paid the penalties issued in the citations, and an administrative hearing officer did on the 
12'11 and 13th day of February 2020; assess these unpaid penalties on the Subject Property. The assessment has 
not been paid, and the Crty of Fresno claims a lien on the Subject Property (see attachment for amount assessed). 
The lien shall be on the property until the amount is paid, plus legal rate of interest to be accrued from the date of 

recording this lien, and any and all administrative costs to file and record the lien. The claimed lien having been 
assessed to collect for unpaid penalties shall have the priority of a judgment lien and shall attach upon the recording 
of this Notice. 

Dated this 14th day of 

Dated: 

February , 2020 

John Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA ss 
COUNTY OF FRESNO 

on.fl/11,fa.tJ , before me, Camille R. Luna, Notary Public, personally appeared John Giannetta, who proved to me on the 
basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged 
to me that he/sl=le/tJ:ley executed the same in his/l=lef/tl=leil: authorized capacity(ies), and that by his/heF/theiF signature(s) on the 
instrument the person(s), or the entity upon behatf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 1 
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APN# 

46519303 

46716406 

46516518 

47119211 

47809512 

47711302 

45917126 

45402118 

49602206 

45811205 

313641115 

405141185 

45509405 

47026103 

46615314 

4811813DS 
43311303 
40767111 
44319320 

47125302 
47909207 

45507307 

31075108 

47818216 

47825210 

47722271 

46111105 
46130218 
43325217 

47023104 

45215522 

30311113 

31625315 

31329224 

48003018 
46718414 

Str; 

216 

913 

1625 

3893 

2038 

403 

378 
3131 

3535 

461 

553 

1547 

4842 
1314 

1302 

4825 
1547 

6713 
1246 

2010 
2428 

4840 

3447 

2316 

2384 

265 

3443 
4729 

3652 

4616 

2215 

422 

5749 

5738 

2534 
1028 

CITATIONS ASSESSMENT SCHEDULED TO BE PLACED ONTO FY 20-21 TAX ROLL r-
(Public Hearing Conducted on February 12 and 13, 2020) 

6475-
Total 

Dir Property Address Citatiorui/ Releases 
Penalties 

Case • Owner's Name 
Amount 

. 
Penalties 

Unpaid 
E A.MADOR ST $261.25 $60.00 $321.25 E19-06865 TAYLOR MATTIE LIVING TRUST PILKINTON WELLINGTON ITAL 

BST $257.50 $60.00 $317.50 E19-04158 ALVARADO JOSIE ESPARAZA MICKEY ITAL 
BST $261.25 $60.00 $321.25 E19-08238 WILSON GEORGE W UFE ESTATE% W LEWIS 

E BRALY AVE $257.50 $60.00 $317.50 E19-07355 GARRISON HENRY L 
E CALIFORNIA AVE $257.50 $60.00 $317.50 E19-07494 SCHERR STEFAN EXECUTOR 
w CHURCH RD $257.5{] $60.00 $317.50 E19-06369 GONZALES RALPH & MARGARET CONCHOLAJESSE 
N CLARK ST $253.75 $60.00 $313.75 E19-09201 FERNANDEZ FELICIANO & PAULA 
E CLAY AVE $9,888.00 $60.00 $9,948.00 E19--00750 MOHAMMED JOHID A TR5 
N DUKE AVE $1,765.00 $60.00 $1,825.00 E19-07666 KEY-PRESSON ARLEEN CTRUSTEE 
N DURANT WAY $26125 $60.00 $321.25 E19-05983 BORREGO BENJAMIN D & ROSEMARY 
5 FILBERT AVE $253.75 $60.00 $313.75 E19-10316 HOPPER ROBERT JOSHUA & WENDY MARIE E 
w FIR AVE $253.75 $60.00 $313.75 E19-07017 DAVIS CARL M 
E FLORADORA A VE $253.75 $60.00 $313.75 E19-10434 MACIEL PEDRO 
5 FOURTIIST $253.75 $60.00 $313.75 E19-08135 PAREDES CAESAR 

FULTON ST $253.75 $60.00 $313.75 E19-11359 LONGS DRUGS STORES CALIFORNIA INC 
E GEARY ST $1,030.00 $60.00 $1,090.00 ElB-06159 ASHFORD CURTIS M JONES JOHN W & VIVIAN A 
w HAMPTON WAY $253.75 $60.00 $313.75 E19-05388 FLORES DAVID M 
N HARRJSON AVE $713.50 $60.00 $773.50 E19-0lm WICHMAN DANIEL & HARPER JOHN T 
w HARVARD AVE $257.50 $60.00 $317.50 E19-05703 ROJO JESUS SALVADOR 
s HAZELWOOD BL VD $257.50 $60.00 $317.50 E19-02056 BENITEZ ANDREW SR & MARY HELEN 
5 HOLLY AVE $257.50 $60.00 $317.50 E18-07241 GOMEZ MARIA D 
E HOME AVE $d..70.00 $60.00 $530.00 ElS-00109 MAGDALENO MARIA E 
N HORNET AVE $522.50 $60.00 $582.50 E19-04774 ZABALZA ELISEO AJR 

5 IVY AVE $5,374.75 $60.00 $5,434.75 CE17-13890 WHfTE FLOYD L WHfTE JAMES P ITAL 
S IVY AVE $253.75 $60.00 $313.75 E19-04021 !BARRA JOSE DE JESUS 
E JENSEN AVE $257.5{] $60.00 $317.50 E19-{)6359 WILLIAMS MARY A 
E KERCKHOFF A VE $1,015.00 $60.00 $1,075.00 E19-04285 CAMPBELLJAMES ALLAN & MICHAELLE D TRS 
E KINGS CANYON RD $3,00724 $60.00 $3,067.24 CEl&-1221/El 9-09036 CHOV HENG TRUSTEE YOU KHLOEUNG 
N LAPA YITrE A VE $253.75 $60.00 $313.75 E19-06879 STEVENS MALCOLM G & BRENDA K 
E LA.."l'EAVE $813.00 $60.00 $873.00 E18-07036 GUZMAN ALBERTO NUNEZ MERCEDES R DE 
E LEWIS AVE $257.50 $60.00 $317.50 E19·08088 FERNANDEZ LORETO & HILDA 
w LOCUST AVE $257.50 $60.00 $317.50 E19-05461 HIGGASON SHAL VS LANAE 
E l.DRENAAVE $257.50 $60.00 $317.50 E19-10515 URBINA EMANUEL T & THELMA L 
E MADJSONAVE $257.50 $60.00 $317.50 E19-08695 MARTIN JUSTIN M 
S MAPLEAVE $526.25 $60.00 $586.25 El&-07724 MENDOZA ELOY 

MAYOR AVE $26125 $60.00 $321.25 E19--06461 JUAREZ SOPHIA A 
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FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 452-155-22 SUFFIX: DEFAULT NUMBER: 20-04914 

PAYEE NAME: JJD MANAGEMENT ASSOCIATES 

ADDR1: 2975 E BELMONT AVE 

ADDR2: FRESNO CA 93701 

EFFECTIVE PAYMENT DATE: 03/28/25 AMOUNT: 1,765.81 
BY: 41 

C4S21SS22000004914200032SDODD176S8100000000006 



ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 • PHONE: (559) 600-3482 

ORIGINAL 

ASSESSEE 

NAME& 

ADDRESS 

SITUS 

FERNANDEZ LORETO & HILDA 
PO BOX 3668 
PINEDALE CA 93650 

2215 E LEWIS FRESNO 

CURRENT 

OWNER 

NAME& 

ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

452-155-22 -8 

TAX- DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX - DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 
AMOUNT DATE DEFAULT NO. DATE 

1,088.80 I 06/30/21 I 20-04914 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 21251 
21-22 PAID 
22-23 PAID 
23-24 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20-21 BOTH 980.76 98.04 
21-22 PAID 
22-23 PAID 
23-24 PAID 

TOTAL I 980.76 I 98.04 I 

REDEMPTION SCHEDULE 
INCLUDES CREDIT FOR IN TRUST 

JUL 24 
AUG 24 
SEP 24 
OCT 24 
NOV 
DEC 24 

24 

COLL. NO. 

FCAC-344 (10/161) 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

1,648.12 JAN 25 1,736.39 
1,662.83 FEB 25 1,751.10 
1,677.54 MAR 25 1,765.81 
1,692.25 APR 25 1,780.52 MAY 
1,706.96 JUN 25 1,795.23 
1,721.67 25 1,809.94 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED 

I 
DOCUMENT NO. 

REMARKS 
NET VALUE TRA 

21251 5-001 
5-001 
5-001 
5-001 

TAXES AND PENALTIES 
COST 

10.00 

10.00 

I 
SUB-TOTAL 

1,088.80 

I 1,088.80 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF $ 

I TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J. Garcia, C.P.A. 
Auditor-Controller/Treasurer-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 



February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93 715 

Re: 2215 E. Lewis, Fresno, CA 
APN: 452-155-22 

Dear Sirs: 

THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 

FRESNO, CALIFORNIA 937 1 1 

TMILESLAW@AOL.COM 
TELEPHONE (559) 31 3-6354 

My client, Bryce D. Hovannisian, purchased the property located at 2215 E. Lewis, Fresno, CA 
(APN: 452-155-22), a vacant lot, at a tax default sale conducted by the County of Fresno in 
March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessments: 

FR Citation/Penalty 
FR-Remove Public Nuisance 

$317.50 
$355.62 

The citation and penalties, and the assessed costs for removal of the public nuisance, were 
services provided to the previous property owner who lost the property at the tax sale. The 
Notices of Special Assessments upon which these portions of the Tax bill is based were recorded 
on February 14, 2020, and are attached. Of note, the special assessment authorizing the 
Citation/Penalty portion of the tax bill is characterized as having a priority of a judgment lien, 
and the special assessment authorizing the Public Nuisance and is characterized as allegedly 
having the priority of a tax lien. 



In December of 2020, prior to the date the first installment of the July 1, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 
the contested, erroneous, and unlawful special assessments, but his tender of payment was 
rejected and returned to my client by the Fresno County Tax Collector. 

My client is not responsible for the assessment liens for the following reasons: 

1. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessments. 

Regardless of the characterization of the Special Assessments as tax liens or not, the special 
assessments were extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3712, the Tax Deed conveys title to the purchaser_ji-ee and clear of all 
encumbrances (~fany kind existing before the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3712 (a) exception, the special assessments are fixed liens (even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3 712 ( c )exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances of any kind including the assessment liens recorded by the 
City of Fresno before the sale. Accordingly, being charged for liens that have been extinguished, 
regardless if they were characterized as "tax liens," is erroneous and unlawful, and these 
amounts must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
3 8773 .1 or 3 8773 .5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City of L.A. (1998) 66 Cal. App. 4th 586, Kahan v. City of 



Richmond (2019) 3 5 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 

Government Code section 3 8773 .1 allows a legislative body, such as a city, to collect abatement 
and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773.1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the force, effect, and priority qf'ajudgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773 .5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3 712. As such, the continued effort 
to collect these liens from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

3. The Special Assessment which has the priority of a judgment lien was extinguished by the tax 
sale and the Tax Deed. 

Even if the Tax Deed did not extinguish the alleged "tax liens," it certainly extinguished any 
special assessment or encumbrance that has the priority of a judgment lien pursuant to Revenue 
and Taxation Code section 3712. Accordingly, at the very least, the recorded special assessment 
that has the priority of a judgment lien has been extinguished, and the tax bill is overstated, and 
is being erroneously or illegally assessed against my client. 

For the above stated reasons, the special assessment liens are erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 

Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 

2 
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\ 



ivoice Number 
~PN452-155-22 YY 
escription: 
CT 04/22/20 2215 E LEWIS 

·----

Vendor Number 
TGEN 

Check Number Date 
077164013 Apr/10/2025 

FR 

Invoice Date Voucher ID ' Fund 
Apr/07/2025 02583030 1150 

Vendor Name 
HOVANNISIAN BRYCE D 

Total Amount 

$137.72 

Organization 
NONE 

Paid Amount 
$137.7 

Total Paid Amount 

$137.72 

'1 rlJ. I§ f o~77lrmiJi1@o.) [t~L1)};!2(9)]sfiJjL(oJ::t$,-·:'fi'.~'iT;f(ojr~ 1•'(i::t;':~fiff (l~i~Tij;I;:',;) iiI~,,cJ:: 1'.'\fl'ii,11__;(~(§;,)E~:L';,F]:: ::·~1~1-:i;Ti1 'i_, -· ---- I 

BMO BANK NA STATE OF CALIFORNIA Date Apr/10/2025 077164013 
1-800-488-2265 
2035FrcsnoStrocl COUNTY OF FRESNO 
Frosno, CA 93721 FRESNO, CALIFORNIA 
90-78/1211 

Pay To The 

Order Of 

HOVANNISIAN BRYCE D 

.... ONE HUNDRED THIRTY-SEVEN AND 72/100 DOLLAR* ... 

PO BOX 3668 
PINEDALE, CA 93650 

0 9 7 0 0 0 0 3i B 11° 

$137.721,-/, 

Authorized Signature 
VOID SIX MONTHS AFTER DATE ISSUED 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 937 1 1 TMILESLAW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93715 

Re: 510 N. Yosemite, Fresno, CA 
APN: 452-273-04 

Dear Mr. Garcia: 

T ELEPHONE 

(559) 241 -7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2020, is attached hereto as Exhibit 
One. In the fall of 2020 claimant received a Fresno County Secured Property Tax Detail report, attached 
as Exhibit Two, which includes a charge for FR REMOVE PUB NUIS in the amount of$667.70, a charge 
for FR CITY WEED in the amount of $604.46, and a charge for FR CIT A TI ON/PENAL TY in the amount 
of $317.50. A special assessment, attached as Exhibit Three, alleged to have the priority of a tax lien, was 
recorded on August 9, 2019 prior to the tax sale. A second special assessment, attached as Exhibit Three­
A, alleged to have the priority of a judgment I ien, was recorded on August 9, 2019 prior to the tax sale. On 
March 28, 2025, Claimant paid $3,858.90 to redeem the property (See Exhibit Four). Claimant requests 
a refund, in whole or in part, of each of the charges/special assessment liens, and all penalties, interest, 
and/or costs associated with these charges on the "tax" bill. 

Claimant disputes his responsibility, in whole or in part, for each of these charges/special assessments as 
each is null and/or invalid in that each violates state law and/or the principles oflien priority, or otherwise, 
was extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previous 
owner against whom it was imposed. 1 It has been represented to Claimant by the County of Fresno that 
it is not necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as the 
claim clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the 

1. Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exhibit Five), a long w ith the response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, a long with the 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Court in Case No. 
22CECG0 1203, and Appellants Opening Brief fi led in the Fifth District Cou1t of Appeal case number F087585, including all 
the factual allegations, legal theories and analys is presented in sa id documents as iffully set forth here in, all of which are 
included in the Appendix attached as Exhibit Seven. 



claim only involves nonvaluation issues in order to satisfy any procedural requirement. 

After redemption of the property, on or about April 15, 2025, Claimant received a tri-fold mailing from 
the County of Fresno which included a check in the amount of $202.04 referenced by "ACT 04/22/20510 
N. Yosemite FR." A copy of the tri-fold mailing is attached as Exhibit Eight. There is no explanation as 
to the basis for this payment or the method of calculation. This check has not been cashed. Claimant 
hereby requests an explanation for this payment and the method of calculation. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney's 
fees pursuant to the California Code of Civil Procedure section 1021.5. 

Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. I am an officer in JJD Management 
Associates and authorized to pay bills on properties it manages. On March 28, 2025 I paid the "taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July 3 C: 2025 
at Fresno, California. 

Bry4it2:M 



Recording requested by: 
Fresno County Tax Collector 1/JJ wiri1MD wr.~.,:~rlJ,\1~: r.:4,,~ ~ 11 ,,'Jrf:J~ iwi 11 ll I 
When recorded mail to: 
Bryce D Hovannisian 
PO Box 3668 
Piaedale, CA 93650 

oc. rans. ax compu e on 
Located in City of FRESNO. 

va ue o prope 

2020-0050589 
FRESNO Counly Recorder 
Pe.Lll D!ctoii, CPA 

Wednesday, Apr 22, 2020 11:39:14 AM 
Title .. : 1 ?ages: 

Faos: ill 00 CA SB2 Foe: 0.00 
Tax•s: 21.4~ 
Total: 32 45 
FRESNO COUNTY TAX COLLEC OR 0 

TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 2011-12 
and for nonpayment were duly declared to be in default. DEFAULT# 11-03642 

~~ 
Signature ofDeclarant 

This deed, between the Fresno County Tax Collector (SELLER) and Bryce D Hovanni~ian; A married man as his sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 13-16, 2020 pursuant to a statutory power of sale in accordance 
with the provisions of Division I, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 19,500 

No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County ofFresno, State of California, 
last assessed to MCGLOTHIN TIYEONDREA 
described as follows: 452-273--04 
APN 452-273-04 MORE PARTICULARLY DESCRIBED AS ALL THAT PORTION OF THE SOUTH 180 FEET OF LOT 32 OF 
BLOOMINGTON PARK TRACT, lNTHE CITY OF FRESNO, COUNTY OF FRESNO, STATE OF CALIFORNIA, ACCORDING TO 
THESUPPLEMENTAL MAP THEREOF RECORDED IN BOOK 2, PAGE 90 OF RECORD OF SURVEYS, INTHE OFFICE OF THE 
COUNTY RECORDER OF FRESNO COUNTY, LYING BETWEEN DRY CREEKCANAL AND THE EAST LINE OF YOSEMITE 
A VENUE, FORMERLY LA SIERRA DRIVE, AS SA IDA VENUE IS SHOWN UPON THE MAP OF AVONDALE, RECORDED IN 
BOOK 7, PAGE 28 OFREC0RD OF SURVEYS.EXCEPTING THEREFROM THE SOUTH 10 FEET GIVEN TO THE CITY FOR ROAD 
PURPOSES. IN THE CITY OF FRESNO. 

Executed on 

4/22/2020 By --:'i;-::;,-'-'1=--='--'"'-":'""'--..,_+--+----::-:,:rlh~ 
Oscar 

A notary public or other officer completing this certi.fic e verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020, before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in bis/her/their authorized capacity(ies), and that by hls/her/their signature(s) on the instrument 
the person(s), or the entity upon behalf of which the pcrson(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 

WITNESS my hand and official seal. 

SignatureJdllk!J; ~ 
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Property Tax Paynienis 
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FRESNO COUNTY SECURED PROPERTY TAX DETAILS 
FISCAL YEAR 2020 

JULY 1, 2020 - JUNE 30. 2021 
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J\_ 
RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1}; 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: 559 488-1078 

1111 fWJVJll~Wib~lk1~~d,~~~1llr'~l&d~ llll•l~IM 11111 
2019--0089087 
FRESNO Counly Recorder 
Paul D!clos, CPA 
Frid~y, Au~ 09, 2019 01:44:27 PM 
Tiile!i!: 1 Page..: 4 

F8<!tlll: 138.00 
CA 502 "F'"'": 0 . 011) 
Taxo,l!J: 0.00 
Total: 38 .00 

., c~TY ~J:..£R~~~ 1 o~~--

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 10 relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. B-26, 
Ordinance No. 2008-26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the 7th and 8th day of August, 2019, assess the costs of 
such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno claims a 
lien on the Subject Properties (see attachment for amount assessed). The lien shall be on the properties until the 
amount is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments. 

Dated this -'9'-th __ day of --'A-'-u=g=u~s=t __ , 2019 

Dated: .e I q_ / ( °? 
ohn Giannetta, Housing Program Supervisor 

CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

On <r /Q I I i__, before me, Christina Pasillas, Notary Public, personally appeared John Giannetta, who proved to me on 
tho~tisfactory evidence to be the person(s) whose name(s) is/am subscribed to the within instrument and 
acknowledged to me that he/she/they executed the same in his/he#theiF authorized capacity(ies), and that by his/1:\eFJtfieiF 
signature(s) on the instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. \ 

Aftl":t®&..,,,.,.,.,., .. 111:-e,I 
CHRISTINA PASILLAS 

' Notary P\Jblic .. u!!l01 nla / 
;l Fresno Coun1y -:. 
~ Commis~on 12214 7U • 

My Comm. Expires Cxt l 5, 2021 

.,,,,,,,,. 



647€>- 6892-

Public 6&68-Publlc Secured 
6970-

APN ~ Sti1 Dir Property Add.ress Nuisance Nuisance 
Weed Total Amt 

Property/D ease; Owner's Name 
Enlorcem Contr Cost emo/riUe 

Abateme Unpaid 

ent Search 
nt 

46124410 3129 E 'VENTlJRA ST I 656.62 i 656.62 ElS-06277 FALLAJ·D AZIM 
48713003 4024 E YNEAVE 352.32 569.00 921.32 E19-D3697 RODRJGUEZ DOMINGO & AURELIA 
46010504 3230 E WASHINGTON AVE 257.001 257.00 ElS--07181 FLORES RAI-.10N 
46300201 155 s WU.LOW AVE 430.59\ 49024 920.83 E19-Dl%4 jACKSON PENN-Y M 

42428502 4580 N WOODSON AVE 870.80 870.80 E19--02347 STEPANYAN ANAff 
{-6418418 146 w WOODWARD A VE 2,407.98 2,4D7.98 Ei9-D!685 HENRY WILIJE & CT.ARA E 

4ill6i01 1645 w YALE AVE 329.00 329.00 E19-G3025 VEGA BRY A.?>.:. AARON 

\ 452273l¾ 510 N I YOSEMITE Av.; 667:Jl &'14.471 1).T.U8\E1&-0-3156{Ei9°J3264 ,MCGLOTHIN TIYEONDREA 

82 TOTAL 460.42 29,344.08 37,192.16 10,.584.87 78,081.53 
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1) 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: (559) 488-1078 

FRESNO County Rocordor 
Paul Diet.of!, CPA 
Friday, Aug 09, 2019 01:44:27 PN 
THlos: t 
Faee;: 
CA S82 Fae: 
Taxes: 
Tot.al: 
~!!Y_or= FR¥SNO I DARM 

Pogea: 3 

1
31 ,00 
0.00 
0.00 
31.00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 3 of Chapter 1 relating to the issue 
of citations of the Fresno Municipal Code, the city did, issue a citation to the record owner(s) of the real properties 
described in the attachment, for a violation of the Fresno Municipal Code existing upon the Subject Properties. The 
record owner(s) have not paid the penalties issued in the citations, and an administrative hearing officer did on the 
7th and 8th day of August 2019; assess these unpaid penalties on the Subject Property. The assessment has not 
been paid, and the City of Fresno claims a lien on the Subject Property (sea attachment for amount assessed). 
The lien shall be on the property until the amount is paid, plus legal rate of interest to be accrued from the date of 
recording this lien, and any and all administrative costs to file and record the lien. The claimed lien having been 
assessed to collect for unpaid penalties shall have the priority of a judgment lien and shall attach upon the recording 
of this Notice. 

Dated this 9th day of August , 2019 

By:-14"-1,,L.~:=__c~~~~~:::.:::.~::::::_ ___ _ 
John Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA ss 
COUNTY OF FRESNO 

On_~,___.,.___, before me, Christina Pasillas, Notary Public, personally appeared John Giannetta, who proved to me on 
the basis of tisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and 
acknowledged to me that he/6he/they executed the same in his/heF/theif authorized capacity(ies), and that by his/heF/theiF 
signature(s) on the instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PEl'JAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 

WITNESS my hand an~ 

SignatureG, ~ 



6475-
APN; Str; Dir Property Address Gtation.s./ 

Penalties 

40922112 6135 N ORCHARD Sf $18,102.00 

44n121s 2320 N PRICE AVE 780.00 

46123203 416 s RECREATION AVE 768.75 

436122185 I 2824 E SUSSEX WAY 253.75 

47110306 1645 S THIRDST 257.50 

45422507 4339 E THOMASAVE 257.50 

15429204 4014 E TURNERAVE 2,215.00 

45223318 VACANT LITT 257.50 

48713003 4024 E VJNEAVE 253.75 

45429115 3915 E ViHITEAVE 515.00 

463-08201 155 s WILLOW AVE 257.50 

45227.::H½ 510 N YOSEMITE A VE 257.50 

47 • TOTAL 48,157.00 

w 

Total 

Releases 
Penalties 

Case; 
;\mount 
Unoaid 

60.00 18,162.00 CElS-1206 

60.00 MO.DO EJ9-00256 

60.00 828.75 CE17-9%4 

60.00 313.75 E!9-01916 

60.00 317.50 El8-07819 

60.00 317.50 E19-02617 

60.00 2,275.00 CE17-14661 

60.00 317.50 El9-03122 

60.00 313.75 El9-03697 

60.00 575.00 El9-00117 

60.00 317.50 El9-01964 

6000 317.50 E18--CGi56/E19-03264 

2,820.00 50,977.00 

Page 2 of 2 

Owner's Name 

NIXON CAROLYN 

MC ELHAi''iEY LA YiR.E."-iCE L 

GOMEZ ENRIQUE GOMEZ DANJEL ETAL 

BREWER FREDD[E LEE SR & DIANE BREWER FREDD[E L JR 
8268LLC 

SOURIY A.1\i-YONG OUTHAI 

DONALD HANSEN 

ALBRAE EQlJIBES LLC 

RODRJGUEZ DOMINGO & AURELIA 

CATANO THOMAS JR 
JACKSON PENNY M 

MCGLOU-DN TIYEONDREA 
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FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 452-273-04 SUFFIX: DEFAULT NUMBER: 20-04945 

PAYEE NAME: JJD MANAGEMENT ASSOCIATES 

ADDR1: 2975 E BELMONT AVE 

ADDR2: FRESNO CA 93701 

EFFECTIVE PAYMENT DATE: 03/28/25 AMOUNT: 3,858.90 
BY: 41 

C452273040000049452000325000038589000000000002 



ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 • PHONE: (559) 600-3482 

ORIGINAL 
ASSESSEE 
NAME& 
ADDRESS 

SITUS 

MCGLOTHIN TIYEONDREA 
PO BOX 3668 
PINEDALE CA 93650 

510 N YOSEMITE FRESNO 

CURRENT 
OWNER 
NAME& 
ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

452-273-04 -5 

TAX - DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX - DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 

AMOUNT DATE DEFAULT NO. DATE 

2,385_92 I 06/30/21 I 20-04945 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 35404 
21-22 PAID 
22-23 PAID 
23-24 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20-21 BOTH 2,159_98 215.94 
21-22 PAID 
22-23 PAID 
23-24 PAID 

TOTAL I 2,159-98 I 215.94 I 

REDEMPTION SCHEDULE 
INCLUDES CREDIT FOR IN TRUST 

JUL 24 
AUG 24 
SEP 24 
OCT 24 
NOV 
DEC 24 

24 

COLL. NO. 

FCAC-344 (10/16/) 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

3,599.70 JAN 25 3,794.10 
3,632.10 FEB 25 3,826_50 
3,664-50 MAR 25 3,858.90 
3,696.90 APR 25 3,891.30 MAY 
3,729.30 JUN 25 3,923_70 
3,761.70 25 3,956.10 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED 

I 
DOCUMENT NO. 

REMARKS 

NET VALUE TRA 

35404 5-150 
5-150 
5-150 
5-150 

TAXES AND PENALTIES 
COST 

10.00 

10.00 

I 
SUB-TOTAL 

2,385_92 

I 2,385_92 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF$ 

I TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J. Garcia, C.P.A. 
Auditor-Controller/Treasurer-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 

FRESNO, CALIFORNIA 9371 1 

February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93715 

TMILESLAW@AOL.COM 
TELEPHONE (559) 31 3·6354 

Re: 510 N. Yosemite, Fresno, CA 
APN: 452-273-04 

Dear Sirs: 

My client, Bryce D. Hovannisian, purchased the property located at 510 N. Yosemite, Fresno, 
CA (APN: 452-273-04), a vacant lot, at a tax default sale conducted by the County of Fresno in 
March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessments: 

FR Citation/Penalty 
FR-Remove Public Nuisance 
Fresno City Weed 

$317.50 
$667.70 
$604.46 

The citation and penalties, and the assessed costs for removal of the public nuisance and weed 
abatement, were services provided to the previous property owner who lost the property at the 
tax sale. The Notices of Special Assessments upon which these portions of the Tax bill are 
based, were recorded on August 9, 2019 and are attached. Of note, the special assessment 
authorizing the Citation/Penalty po1iion of the tax bill is characterized as having a priority of a 
judgment lien, and the special assessment authorizing the Public Nuisance and Weed billings is 
characterized as allegedly having the priority of a tax lien. 



In December of 2020, prior to the date the first installment of the July 1, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 
the contested, erroneous, and unlawful special assessments, but his tender of payment was 
rejected and returned to my client by the Fresno County Tax Collector. 

My client is not responsible for the assessment liens for the following reasons: 

1. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessments. 

Regardless of the characterization of the Special Assessments as tax liens or not, the special 
assessments were extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3712, the Tax Deed conveys title to the purchaser.free and clear c~f'all 
encumbrances of any kind existing before the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3712 (a) exception, the special assessments are fixed liens (even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3 712 ( c )exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances of any kind including the assessment liens recorded by the 
City of Fresno before the sale. Accordingly, being charged for liens that have been extinguished, 
regardless if they were characterized as "tax liens," is erroneous and unlawful, and these 
amounts must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
3 8773 .1 or 3 8773 .5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City c~l L.A. (1998) 66 Cal. App. 4th 586, Kahan v. City qj' 



Richmond (2019) 35 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 

Government Code section 38773.1 allows a legislative body, such as a city, to collect abatement 
and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773.1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the force, effect, and priority of a judgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773.5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its '~judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3 712. As such, the continued effort 
to collect these liens from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

3. The Special Assessment which has the priority of a judgment lien was extinguished by the tax 
sale and the Tax Deed. 

Even if the Tax Deed did not extinguish the alleged "tax liens," it certainly extinguished any 
special assessment or encumbrance that has the priority of a judgment lien pursuant to Revenue 
and Taxation Code section 3712. Accordingly, at the very least, the recorded special assessment 
that has the priority of a judgment lien has been extinguished, and the tax bill is overstated, and 
is being erroneously or illegally assessed against my client. 

For the above stated reasons, the special assessment liens are erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 

Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 
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:check Date: A r/10/2025 
' Invoice Number 

APN452-:273-04 UU 

Description: 

G) 

Invoice Date 

Apr/07/2025 

ACT 04/22120 510 N YOSEMITE FR 

\ 

_f-

Voucher ID 
02583031 

Fund 
1150 

Check No. 
Or anization 

NONE 

l ;-i --V-en_d_o_r_N_u_m_b-er------.-----------V-e_n_d_o_r_N_a_m_e __________ ----.-_______ _ 

~\ TGEN HOVANNISIAN BRYCE D 

'-\-I ___ C_h_e_c_k_N_u_m_b_e_r---+---□,---a-te---.----.-----T:--o_t_a,---1 A_m_o_u-nt------+--T-o_t_a_l -P-ai_d_A_m_o_u-nt-

!
1 

077164014 Apr/10/2025 $202.04 $202.04 

ANY QUESTIONS REGARDING THE ABOVE ITEMS SHOULD BE ADDRESSED TO: 
COUNTY OF FRESNO, AUDITOR-CONTROLLER/TREASURER -TAX COLLECTOR P.O. BOX 1247, FRESNO, CA. 93715-1247 

917413 

r-- •wT@DlJ0'.0WiJ.§1JUJ@~:fpJl1lr11w,,@-:--~1(@~i:l:(;h"1iffrmtuW~Ifilm~,@mm:smrr$1"::i1":ii ••• ••• 1 

BMOSANKN.A. 
1.aoo4ea.22ss STA,mC/f CALIFORNIA Date Apr/10/2025 077164014 
2035 Fresno Street C::,P,l!~/1-:Y OF FRESN,, 
Fresno, CA 93721 .:.11. • F.R. E;SNO, CALIFORN ' • 
90-78/1211 • • 'i:',;1;:: ''!ii:,. ,,. 

Pay To The 

Order Of 

HOVANN/SIAN BRYCE D 

.... TWO HUNDRED TWO AND 4/100 DOLLAR**** 

PO BOX 3668 
PINEDALE, CA 93650 

og ?nnnn =u:1.11° 

$202.04** 

Authorized Signature 
VOID SIX MONTHS AFTER DATE ISSUED 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 9371 1 TMILESLAW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

Re: 1323 N. Eighth, Fresno, CA 
APN: 453-201-14 

Dear Mr. Garcia: 

TELEPHONE 
(559) 24 1 -7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2022, is attached hereto as Exhibit 
One_ In the fall of 2020 claimant received a Fresno County Secured Property Tax Detail report, attached 
as Exhibit Two, which includes a charge for FR REMOVE PUB NUIS in the amount of $2,014.26. A 
special assessment, attached as Exhibit Three, alleged to have the priority of a tax lien was recorded on 
February 14, 2020 prior to the tax sale. On March 28, 2025 Claimant paid $4,054-29 to redeem the 
property (See Exhibit Four). Claimant requests a refund, in whole or in part, of the charge/special 
assessment lien specified above, and all penalties, interest, and/or costs associated with this charge on the 
"tax" bill. 

Claimant disputes his responsibility, in whole or in part, for this charge/special assessment, as it is null 
and/or invalid in that it violates state law and/or the principles of lien priority, or otherwise, was 
extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previous owner 
against whom it was imposed. ' It has been represented to Claimant by the County of Fresno that it is not 
necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as the claim 
clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the claim 
only involves nonvaluation issues to satisfy any procedural requirement 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 

1. Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exhibit Five), a long with the response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, a long with the 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Court in Case No. 
22CECGO 1203, and Appellants Opening Brief filed in the Fifth District Court of Appeal case number F087585, including all 
the factual a llegations, legal theories and analysis presented in said documents as if fully set forth herein, al l of which are 
included in the Appendix attached as Exhibit Seven. 



sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney's 
fees pursuant to the California Code of Civil Procedure section 1021.5. 

Thomas V. Miles 

VERJFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. I am an officer in JJD Management 
Associates and authorized to pay bills on properties it manages. On March 28, 2025 I paid the "taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of pe1jury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July Jv , 2025 
at Fresno, California. 

B~ 



Recording requested by: 
Fresno County Tax Collector 

When recorded mail to: 
Bryce D Hovannisian 
PO Box3668 
Pinedale, CA 93650 

1111 ~~~'Q~.n~k1\Y,:~rVf!ilt~l~1i~~,~ iii 11111 
2020-0050625 

oc. rans. ax compu e on 
Located in City of FRESNO. 

FRESNO Counly Recorder 
Paul Dictos, CPA 
Wednesdey, Apr 22, 2020 11:39:14 AM 
T Hles: 1 Pages: 

Feas: 111 l!ll!l 
CA SB2 FGa: 0,00 
Taxes: 18.70 
Total: $29 70 
FRESNO COUNTY TAA COLLECtOR. 

va ue o prope 

TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 2013-14 
and fornonpayment were duly declared to be in default. DEFAULT# 13-03544 

~A--
Signature ofDeclarant 

This deed, between the Fresno County Tax Collector (SELLER) and Bryce D Hovanni.sian; A married man as his sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 13-16, 2020 pursuant to a statutory power of sale in accordance 
with the provisions of Division 1, Part 6, Chapter 7 of the 
Califomia Revenue and Taxation Code, for the sum of 17,000 

No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to DE FEHR JACK 
described as follows: 453-201-14 

APN 453-201-14 MORE PARTICULARLY DESCRIBED AS THE NORTH 50 FEET OF THEEAST 110 FEET OF TI-IE 
SOUTH HALF OF LOT 10, HAYDEN PARK, IN TH.E CITY OF FRESNO, COUNTY OF FRESNO, STATE OF 
CALIFORNIA, ACCORDING TO THE MAP THEREOF RECORDED IN BOOI<: 5, PAGE 17 OF RECORD OF SURVEYS, 
FRESNO COUNTY RECORDS. IN THE CITY OF FRESNO. 

Executed on 

4/22/2020 

A nouuy public or other officer completing s c cate verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020, before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in his/her/their authorized capacity(ics), and that by his/her/their signature(s) on the instrument 
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

r certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1 ); 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: 559 488-1078 

1111 W)fe1lr~ ~"1~:~1~~,~'fl~jli1r,~~l1:~~1¥/ii11i 11111 
2020....,0019542 
FRESNO County Rmccrdl!!f' 
Pmul D!etom, CPA 
Friday, Feb 14, 2020 10:53:28 A§"! 
THlem: 1 
F,u,111: 
CA SB2 Foe.: 
Taxea: 
Toh,!: 
CITY OF FRESNO 

PngeB: I! 

1
38.l!ltl 
l!l.©0 
©.00 
38.01/J 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 10 relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. B-26, 
Ordinance No. 2008-26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the 12111 and 13th day of February, 2020, assess the 
costs of such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno 
claims a lien on the Subject Properties (see attachment for amount assessed). The lien shall be on the properties 
until the amount is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments. 

Dated this 14th day of __ F_e~b_ru~a_ry~-• 2020 

ohn Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

On _tJ/Ju/"1fJ , before me, Camille R. Luna, Notary Public, personally appeared John Giannetta, who proved to me on the 
bag,~evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged 
to me that he/sl:te/tf:le.y executed the same in his/i=lefAAetF authorized capacity(ies), and that by his/1:leFM!eir signature(s) on the 
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 

WITNESS my hand and official seal. 

Signature~ 

CAMILLE R. LUNA 
COMM. #2169328 :z 

Notary Public • California ~ 
Fresno County 

Comm. Ires OcL 24, 2020 
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N EfG!{THST 

FST 

E FA!RFAXAVEl+ 

S FILBERT A VE 

N FISHERST 

E FLORADORA A VE 

S FOURTHST 

w GARLAND AVE 

E GARRETT A VE 

ABATEMFJliT ASSESSMENT SCHEDULED TO BE PLACED ONTO FY 20-:.'.?1 TAX ROU 
C\\ 

(P,,j lie Hea-m1u •nntlurtPd on Feh-r.,~, 12 ;md 1.J, 2019) 
6476- 6892· 

Public 
6868--

Serured 
Nci!lanae 

Public 6970--Weed Total Amt 
Nuisance 

Property/De 
Abal.ement Unpaid 

Case; Owner's Name 
En.fotcem 

ContrCoot 
mo/Title 

ent Search I 
$161.00 $161.00 El&-01242 NEWPORT BEACH HOLDINGS U.C I 

$277.21 S958.87 $1,236.08 El'l--06865 TAYLOR MATTlE LNING TRUST PllXJNTON WEWNGT0N ITAL ! 

5263.00 S263.00 E19-12063 ANDERSON DELORES A 

$1,140.531 $1,140.53 ElS-04158 ALVARADO JOSIE ESPARAZA MICKEY ITAL 

S3S4.47 5354.47 E19-08238 WILSON GEORGE W UFE ESTATE% W LEWIS 

5505.70 S505.70 El9-11246 NELSON JASON WIWAM 

$3,10828 $1,02327 $4,,131.55 El9-02802 DAMASCO ANTONIO & SUSAN 

S1,616.86 $2,049.28 53,666.14 E19-04074 SPIRIT OF WOMAN OF CALIFORNIA INC 

5329.00 $329.00 E19-07355 GARRISON HENRY L 

I 5266.00 5266.00 CE13-2042 ADAMS VALERIE 

i $266.00 S266.00 E19-00868 MENCHACA ELIZABETJ-l MARIE 

$422.30 $1,212.00 $1,634.30 E19-01893 GARCIA RAY & DEBBIE 

$1,392.40 $1,392.40 CElS-6923 EASLEY MARGARET 
$1,449.75 $1,449.75 El9--0'7494 SCHERR STEFAN EXECUTOR 

$653.00 5653.00 E19-06587 RESERVE APARTMENT HOMES FRESNO LLC 

$3,408.93 $20,517.79 $23,926.72, CElS--1072 RAUL GOMEZ 

$284.00 5284.oo I E19-03854 CYPRESS POlt."f PARTNERS LP 

5534.00 5203.00 $737.00 E19-09764 ALFONSO M LEANOS & ABRAHAM REYES LEANOS 

5339.40 S953.08 $1,292.48 ! E19--06369 GONZALES RALPH & MARGARET CONCH OLA JESSE 

$345.22 $501.00 $84622 E19-09201 FERNANDEZ FELICIANO & PAULA 

$2,506.20 $2,50620 E1S-OJ750 MOHAMMEDJOHID A TRS 

$187.00 $187.00 E19--00578 PEREZ MAURICIA S TRUSTEE 

5272.00 5272.GO E19-08212 GONZALES JOSEPH L TRUSTEE GONZALES llOYD J 

$386.78 $386.78 E19-D5754 HONGTHAMALY KESONE 

$536.15 $536.15 ElS..10794 AGUILAR JUAN C 

$263.00 $263.00 El&-06659 QUI LAM 

$75-1.24 $754.24 E19-D7666 KEY-PRESSON ARLEEN C TRUSTEE 

$968.00 $968.00 EJ.9--05983 BORREGO BENJAMIN D & ROSEMARY 

$734.08 $734.08 CElS..1566 sYMONDS SITVEN PAUL TRUSTEE 

$2,014.27 $2,01427 E19--0572D \DE FEHR JACK 

S362.47 $362.47 El!HJS276 locONNOR MICHAEL 

$518.11 $206.00 $724.11 E19-10707 CORNEJO ANA MARIA 
$287.48 $287.48 E19-10316 HOPPER ROBERT JOSHUA & WENDY MARIE E 

$345.00 $345.00 El9-07953 I SHARMA ROHIT A 

$309.00 $309.00 E19-10434 MACIEL PEDRO 

$1,027.79 Sl,D27.79 E19-0813S PAREDES CAESAR 

$1,450.55 $1,450.55 E19-02533 FRANCIS PILAR PALOMARES 

$6,506.50 $907.93 $7,414.43 CE09-4998 BROWN AC & YUBA 
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FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 453-201-14 SUFFIX: DEFAULT NUMBER: 20-04993 

PAYEE NAME: JJD MANAGEMENT ASSOCIATES 

ADDR1: 2975 E BELMONT AVE 

ADDR2: FRESNO CA 93701 

EFFECTIVE PAYMENT DATE: 03/28/25 AMOUNT: 4,054.29 
BY: 41 

C453201140000049932000325000040542900000000001 



ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 • PHONE: (559) 600-3482 

ORIGINAL 
ASSESSEE 
NAME& 
ADDRESS 

SITUS 

DE FEHR JACK 
PO BOX 3668 
PINEDALE CA 93650 

1323 N EIGHTH FRESNO 

CURRENT 
OWNER 
NAME& 
ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

453-201-14 -0 

TAX- DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX - DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 
AMOUNT DATE DEFAULT NO. DATE 

2,507.02 I 06/30/21 I 20-04993 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 18416 
21-22 PAID 
22-23 PAID 
23-24 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20-21 BOTH 2,270.04 226.98 
21-22 PAID 
22-23 PAID 
23-24 PAID 

TOTAL I 2,270.04 I 226.98 I 

REDEMPTION SCHEDULE 
INCLUDES CREDIT FOR IN TRUST 

JUL 24 
AUG 24 
SEP 24 
OCT 24 
NOV 
DEC 24 

24 

COLL. NO. 

FCAC-344 (10/16/) 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

3,781.89 JAN 25 3,986.19 
3,815.94 FEB 25 4,020.24 
3,849.99 MAR 25 4,054.29 
3,884.04 APR 25 4,088.34 MAY 
3,918.09 JUN 25 4,122.39 
3,952.14 25 4,156.44 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

! 
DOCUMENT NO. DATE RECORDED 

I 
REMARKS 

NET VALUE TRA 

18416 5-507 
5-507 
5-507 
5-507 

TAXES AND PENALTIES 
COST 

10.00 

10.00 

I 
SUB-TOTAL 

2,507.02 

I 2,507.02 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF$ 

DOCUMENT NO. 

,. 
} 

I TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J. Garcia, C.P.A. 
Auditor-Controller/Treasurer-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AvE. 
FRESNO, CALIFORNIA 9371 1 

February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93 721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93715 

Re: 1323 N. Eighth, Fresno, CA 
APN: 453-201-14 

Dear Sirs: 

TMILESLAW@AOL.COM 
TELEPHONE (559) 31 3-6354 

My client, Bryce D. Hovannisian, purchased the property located at 1323 N. Eighth, Fresno, CA 
(APN: 453-201-14), a vacant lot, at a tax default sale conducted by the County of Fresno in 
March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessment: 

FR Remove Public Nuisance $2,014.28 

The assessed costs for the removal of public nuisance were services provided to the previous 
property owner who lost the property at the tax sale. The Notice of Special Assessment upon 
which this portion of the Tax bill is based, was recorded on February 14, 2020 and is attached. 
Of note, the special assessment authorizing the billing is characterized as allegedly having the 
priority of a tax lien. 

In December of 2020, prior to the date the first installment of the July 1, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 
the contested, erroneous, and unlawful special assessment, but his tender of payment was 
rejected and returned to my client by the Fresno County Tax Collector. 



My client is not responsible for the assessment lien for the following reasons: 

1. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessment. 

Regardless of the characterization of the Special Assessment as a tax lien or not, the special 
assessment was extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3712, the Tax Deed conveys title to the purchaser.free and clear a.fall 
encumbrances o,f any kind existing before the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3712 (a) exception, the special assessments are fixed liens (even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3 712 ( c )exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances (~{any kind including the assessment lien recorded by the 
City of Fresno before the sale. Accordingly, being charged for a lien that has been extinguished, 
regardless if it was characterized as a "tax lien," is erroneous and unlawful, and the amount 
must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25 831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
3 8773 .1 or 3 8773 .5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. lwac v. City o,fL.A. (1998) 66 Cal. App. 4th 586, Kahan v. City o,f 
Richmond (2019) 35 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 

Government Code section 38773 .1 allows a legislative body, such as a city, to collect abatement 



and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773. l allows a nuisance abatement lien to be recorded on the subject 
property which shall have the.force, ~[feet, and priority of a judgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773.5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3 712. As such, the continued effort 
to collect this lien from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

For the above stated reasons, the special assessment lien is erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 

Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 

2 

_J 
\ 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 9371 1 TMILESLAW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
228 1 Tulare Street, Room 105 
Fresno, California 93715 

Re: 913 B St., Fresno, CA 
APN: 467-164-06 

Dear Mr. Garcia: 

TELEPHON E 

(559) 241-7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2020, is attached hereto as Exhibit 
One. In the fall of2020 claimant received a Fresno County Secured Property Tax Detail report, attached 
as Exhibit Two, which includes a charge for FR REMOVE PUB NUIS in the amount of$1,140.52, and a 
charge for FR CITATION/PENALTY in the amount of$317.50. A special assessment, attached as Exhibit 
Three, alleged to have the priority of a tax lien, was recorded on February 14, 2020 prior to the tax sale. 
A second special assessment, attached as Exhibit Three-A, alleged to have the priority of a judgment lien, 
was recorded on February 14, 2020 prior to the tax sale. On March 28, 2025, Claimant paid $2,971.62 to 
redeem the property (See Exhibit Four). Claimant requests a refund, in whole or in part, of each of the 
charges/special assessment liens specified above, and all penalties, interest, and/or costs associated with 
these charges on the "tax" bill. 

Claimant disputes his responsibility, in whole or in part, for each of these charges/special assessments as 
each is null and/or invalid in that each violates state law and/or the principles oflien priority, or otherwise, 
was extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previous 
owner against whom it was imposed. 1 It has been represented to Claimant by the County of Fresno that 
it is not necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as the 
claim clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the 

I. Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exhibit Five), a long with the response 
dated March 14, 2022 from the Tax Collector (attached as Exh ibit Six) (no response from the City of Fresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, along with the 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Court in Case No. 
22CECG0 1203, and Appellants Opening Brief filed in the Fifth District Court of Appeal case number F087585, including all 
the factual a llegations, legal theories and analysis presented in said documents as if fully set forth herein, a ll of which are 
included in the Appendix attached as Exhibit Seven. 



claim only involves nonvaluation issues in order to satisfy any procedural requirement. 

After redemption of the property, on or about April 15, 2025, Claimant received a tri-fold mailing from 
the County of Fresno which included a check in the amount of $60.92 referenced by "ACT 04/22/20 913 
B FR." A copy of the tri-fold mailing is attached as Exhibit Eight. There is no explanation as to the basis 
for this payment or the method of calculation. This check has not been cashed. Claimant hereby requests 
an explanation for this payment and the method of calculation. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the pub! ic interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney's 
fees pursuant to the California Code of Civil Procedure section 1021.5. 

Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. I am an officer in JJD Management 
Associates and authorized to pay bills on properties it manages. On March 28, 2025 I paid the "taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of pe1jury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July 3v, 2025 a2itr 

,,Bryce D. Hovannisian 



Recording requested by: 
Fresno County Tax Collector 

When recorded mail to: 
Bryce D Hovannisian 
PO Box3668 
Pine<lale, CA 93650 

oc. rans. ax compu e on 
Located in City of FRESNO. 

1111 WJ~ .. IP»~itil~11
~
1fll~ N ~t flia'i+ffil-!N ~l\ili 11111 

2020-0050534 
FRESNO County Reoorder 
Paul Cictos, CPA 
Wednesday, Apr 22, 2020 11:39:14 AM 
Titles: 1 Pages: 
Fees: $11 00 
CA SB2 Fee: f0.00 
Tax<11s: 11 . 55 
Total: 22 55 
FRESNO COUNTY TAX COLL£C OR' 

propeny conveyc 

~~ 
Signature of Declarant 

TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 1994-95 
and for nonpayment were duly declared to be in default DEFAULT# 94--04841 

This deed, between the Fresno County Tax Col\ector (SELLER) and Bryce D Hovannisian; A married man as his sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March I 3-16, 2020 pursuant to a statutory power of sale in accordance 
with the provisions of Division 1, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 10,400 

No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to ALY ARADO JOSIE, ESPARAZA MICKEY ETAL 
described as follows: 

APN 467-164-06 MORE PARTICULARLY DESCRIBED AS FRESNO CITY LOTS 13 14 BLOCK 257 

Executed on 

b,:_:,,..~ui..,4-t---ii--=--1/1,~tL.!<G-, 

f 

~ 

467-164-06 

A notary public or other officer completing rtificatc verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the tru fulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020. before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument 
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 

WITNESS my hand and official seal. 

SignoMo /l!UWJ w 



Recording requested by: 
Fresno County Tax Collector 

When recorded mail to: 
Bryce D Hovannisian 
PO Box3668 
Pine<lale, CA 93650 

oc. rans. ax compu e on 
Located in City of FRESNO. 

1111 WJ~ .. IP»~itil~11
~
1fll~ N ~t flia'i+ffil-!N ~l\ili 11111 

2020-0050534 
FRESNO County Reoorder 
Paul Cictos, CPA 
Wednesday, Apr 22, 2020 11:39:14 AM 
Titles: 1 Pages: 
Fees: $11 00 
CA SB2 Fee: f0.00 
Tax<11s: 11 . 55 
Total: 22 55 
FRESNO COUNTY TAX COLL£C OR' 

propeny conveyc 

~~ 
Signature of Declarant 

TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 1994-95 
and for nonpayment were duly declared to be in default DEFAULT# 94--04841 

This deed, between the Fresno County Tax Col\ector (SELLER) and Bryce D Hovannisian; A married man as his sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March I 3-16, 2020 pursuant to a statutory power of sale in accordance 
with the provisions of Division 1, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 10,400 

No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to ALY ARADO JOSIE, ESPARAZA MICKEY ETAL 
described as follows: 

APN 467-164-06 MORE PARTICULARLY DESCRIBED AS FRESNO CITY LOTS 13 14 BLOCK 257 

Executed on 

b,:_:,,..~ui..,4-t---ii--=--1/1,~tL.!<G-, 

f 

~ 

467-164-06 

A notary public or other officer completing rtificatc verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the tru fulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020. before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument 
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 

WITNESS my hand and official seal. 

SignoMo /l!UWJ w 
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1 ); 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAJL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: 559 488-1078 
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2020-0019542 
FRESNO Ci::11.mly RrKJorder 
Paul Diolom, CPA 
Frlday, Feb 14, 2020 10:53:28 ~ 
THlem: 1 

Faem: 
CA SB2 Fe": 
T(ll{ras: 
Tot.al: 
CITY OF FRESNO 

Pagel'l: 4 

1
3{Ultl 
0.00 
0.00 
38.00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 10 relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. B-26, 
Ordinance No. 2008-26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the 1i11 and 13th day of February, 2020, assess the 
costs of such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno 
claims a lien on the Subject Properties (see attachment for amount assessed). The lien shall be on the properties 
until the amount is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments. 

Dated this 14 ~, day of __ F~e_b~ru~a~ry __ , 2020 

ohn Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to whic.h this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

On _;;J;u/'1fl , before me, Camille R. Luna, Notary Public, personally appeared John Giannetta, who proved to me on the 
ba~~evidence to be the person(s) whose name(s) is/aFe subscribed to the within instrument and acknowledged 
to me that he/she/tf:ley executed the same in his/her/their authorized capacity(ies), and that by his/l:l6f41:leir signature(s) on the 
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 

WITNESS my hand and official seal. 

Signature~ 
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Dir Property Aadress 

E ACAOAAVE 

E AMAOORST 

N AUGUSTA ST 

BST 

BST 

5 BACKERAVE 

E BALJ,AVE 

w BEL¼ONTAVE 

E BRALY AVE 

N BRAWLEY AVE 

E BUTLERAVE 

E BUTLERAVE 

,E BYRD AVE 

E CALIFORN1A A VE 

5 CALLISCH ST F 

S CEDARAVE 

5 G!ESTNUT A VE 121 

E CHURCT! A VE 

w 0-IURO-IRD 

N CLARK ST 
; E CLAY AVE 

w CLINTON AVE 102 

E CLINTON A VE 

E CORNEUAVE 

w DAKOTA AVE 

w DUDLEY AVE 

N DUKEAVE 

N DURANTWAY 

N EFFIEST 

N EIGHTHST 

FST 

E FAIRFAX AVE l+ 

S Fil..BERT A VE 

N f!SHE.RST 

E FLORADORA A VE 

5 FOUR1H5T 

W GARLAND A VE 

E GARRETT AVE 

ABAJF.MENT AS~ESSMENT SCHEDULED TO BE PLACED 0/1170 FY20-21 TAX RQLL 
N 

ro.,; lie He,,......" ·~,1.,,..,d an fr""'=• 12 and 13 2019) 
6476- 6892-

Public 
6868-

Public 
Serured 

Nu.isanc,, 
6970-Weed Total Amt 

Nuisance 
Property/De 

Abatement Unpaid 
Case: 0-V.'Iler's Name 

E.nfurcem mo/TiUe 
ContrCost 

Search enl 

S161.00 S161.00 E18-01242 NEWPORT BEACH HOLDINGS ll.C 

5277.21 S958.87 Sl,236.08 ElS-06865 TAYLOR MAmE LIVING TRUST PILl(JNTON WEWNGTON ITAL 
$263.00 S263.00 E19-12063 ANDERSON DELORES A 

$1,14']53 Sl,H0.53,E19-04158 AlVARADO JOSIE ESPARf.2A MICKEY ITAL 
S354-47 5354..47 El9-08238 WILSON GEORGE W LIFE ESTATE% W LEWIS 

$505.70 5505.70 E19-1124o NELSON JASON WILLIAM 

$3,108.28 $1,023.27 $4,131.55 El9-02802 DAMASCO ANTONIO & SUSAN 

51,616.86 $2,049.28 53,666.14 E19-04D74 SPIRIT OF WOMAN OF CALIFORNIA INC 

$329.00 S329.00 E19-07355 GARRISON HENRY L 

$266.00 5266.00/CE13-2042 ADAMS VALERIE 

$266.00 5266.00j E19-00868 MENCHACA EUZABITli MARIE 
5422.30 $1,212.00 $1,634.30 E19-01893 GARCIA RAY & DEBBIE 

' $1,392.40 $1,392.40 CElS-6923 EASLEY MARGARET 
51,449.75 51,449.75 El9-07494 SCHERR STEFAN EXECUTOR 

! $653.00 5653.00 El9-06587 RESERVE APARTMENT HOMES FRESNO LLC 

I $3,408.93 $20,517.79 523,926.72 CE18-1072 RAUL GOMEZ 

$284.00 S284.00 El9-03864 CYPRESS POINT PARTNERS LP 

i $534.00 $203.00 S737.00 E19-09764 ALFONSO M LEANOS & ABRAHAM REYES LEANOS 

$339.40 S953.08 $1,292.48 E19-06369 GONZALES RALPH & MARGARET CONCHOlA JESSE 

I $345.22 S.501.00 $846.22 El9-09201 FERNANDEZ FELICIANO & PAULA 

$2,506.20 $2,.50620 E19-00750 MOHAMMEDJOHIDA TRS 

$187.00 S187.00 El9-00578 PEREZ MAU RIC IA S TRUSTEE 

$27200 S272.00 E19-08212 GONZAL£5 JOSEPH L TRUSTEE GONZALES LLOYD J 

$386.78 $386.78 E19-05754 HONGTHAMALY KESONE 

$536.15 $536.15 E19-10794 AGUILAR JUAN C 

$263.00 $263.00 El&-06659 QUI lAM 

S'T:>4.24 S754.24 El9-07666 KEY-PRESSON ARLEEN C TRUSTEE 

$968.00 $%8.00 £19-05983 BORREGO BENJAMIN D & ROSEMARY 

$734.08 $734.08 CE18-1566 jSYMONDS STEVEN PAUL TRUSTEE 

$2,01427 $2,014.27 El.9-06720 DE FEHR JACK 

5362.47 $362.47 El.9--08276 OCONNOR MICHAEL 

$518.11 $206.00 $724.11 El9-10707 CORNEJO ANA MARIA 

S287.48 $287.48 E19-10316 HOPPER ROBERT JOSHUA & WENDY MARIE E 

$345.00 S345.00 £19-07953 SHARMA ROHrT A 

5309.00 5309.00 E19-10434 MACIEL PEDRO 

S1,Q27.79 Sl,027.79 E19-08135 PAREDES CAESAR 

$1,450.55 $1,450.55 E19-02533 FRANCIS PILAR PALOMARES 

S6,506.50 $907.93 $7,414.43 CE09-4998 BROWNAC&YUBA 

Page1of3 
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Exempt From Fee Per GC Section 27388.1 (a)(1 ); 
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27361.33 
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DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: 559 488-1078 
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Frlday, Feb 14, 2020 10:53:28 ~ 
THlem: 1 
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CA SB2 Fe": 
T(ll{ras: 
Tot.al: 
CITY OF FRESNO 

Pagel'l: 4 

1
3{Ultl 
0.00 
0.00 
38.00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 10 relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. B-26, 
Ordinance No. 2008-26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the 1i11 and 13th day of February, 2020, assess the 
costs of such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno 
claims a lien on the Subject Properties (see attachment for amount assessed). The lien shall be on the properties 
until the amount is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments. 

Dated this 14 ~, day of __ F~e_b~ru~a~ry __ , 2020 

ohn Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to whic.h this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

On _;;J;u/'1fl , before me, Camille R. Luna, Notary Public, personally appeared John Giannetta, who proved to me on the 
ba~~evidence to be the person(s) whose name(s) is/aFe subscribed to the within instrument and acknowledged 
to me that he/she/tf:ley executed the same in his/her/their authorized capacity(ies), and that by his/l:l6f41:leir signature(s) on the 
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 

WITNESS my hand and official seal. 

Signature~ 
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Exempt From Fee Per GC Section 27388.1 (a)( 1) 
Expressly Exempt Under 6103 and 27383, and 
27361,33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: (559) 488-1078 

1111 WJP.1~001mlll-'1\~N~ fa~t~iJili111l1C~r.i~llliYli 11111 
20 --0019543 
FRESNO Cwnlv Racorder 
Paul !Hctos, CP~ 
Friday, F@b 14, 2020 10:53:26 AM 
Tlt.l<1s: 1 
FeCJ11: 
CA SB2 FH: 
Ta><cw: 
Tot.al: 
CITV OF FRESNO 

Pages: 3 

H
0.l!l0 

e.00 
.00 
0.00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 3 of Chapter 1 relating to the issue 
of citations of the Fresno Municipal Code, the city did, issue a citation to the record owner(s) of the real properties 
described in the attachment, for a violation of the Fresno Municipal Code existing upon the Subject Properties. The 
record owner(s) have not paid the penalties issued in the citations, and an administrative hearing officer did on the 
12th and 13th day of February 2020; assess these unpaid penalties on the Subject Property. The assessment has 
not been paid, and the City of Fresno claims a lien on the Subject Property (see attachment for amount assessed). 
The lien shall be on the property until the amount is paid, plus legal rate of interest to be accrued from the date of 

recording this lien, and any and all administrative costs to file and record the lien. The claimed lien having been 
assessed to collect for unpaid penalties shall have the priority of a judgment lien and shall attach upon the recording 
of this Notice. 

Dated this 14th dayof 

Dated: 2 /I '-f /2 0 
I 

February , 2020 

John Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verrfies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA ss 
COUNTY OF FRESNO 

onol/;r,/4.tJ , b_efore me, Camille R. Luna, Notary Public, personally appeared John _Gi_an_netta, who proved to me on the 
basis of satisfactory evidence to be the person(s) whose name(s) is/are subscnbed to the wIthIn instrument and acknowledged 
to me that he/sAe/tAey executed the same in his/lIBf/theif authorized capacity(ies), and that by his/her/tfleir signature(s) on the 
instrument the person(s), or the enttty upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 1 

CAMILLE R:LUNA 
COMM. #2169328 z 

Natnry Public • California ~ 
Fresno County 

Comm. Ires Oct. 24 2020 
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APN# 

46519303 

46716406 

46516518 

47119211 

47809512 

47711302 

45917126 

4.5402118 

49602206 

45811205 

31364111S 

40514118S 

45509405 

47026103 
46615314 

461181305 

43311303 

40767111 

44319320 

47125302 

47909207 

45507307 
..,31075108 

47818216 

47825210 

47722271 

46111105 

. 46130218 

43325217 

47023104 

45215522 

-'30311113 

31625315 
31329224 
48003018 
46718414 

Str.-

216 

913 

1625 

3893 

2038 

403 
378 

3131 

3535 

461 

553 

1547 

4842 

1314 

1302 

4825 

1547 

6713 

1246 

2010 

2428 

4840 
3447 

2316 

2384 

265 

3443 

4729 

3652 

4616 

2215 

422 
5749 

5738 

2534 
1028 

CITATIONS l,.SSESSMENf SCHEDULED TO BE PLACED ONTO FY 20-21 TAX ROLL r-
(Public Heflring Conducted on February 12 and 13, 2020) 

6475-
Total 

Dir Property Address Citations/ Releases 
Penalties 

Case# Owner's Name 
Penalties 

Amount 
Unpaid 

E AMADOR ST $261.25 $60.00 $321.25 E19-0686S TAYLOR MATTIE LIVING TRUST PILKINTON WELLINGTON ITAL 
BST $257.50 $60_00 $317.50 E19--04158 ALVARADO JOSIE ESPARAZA MICKEY ITAL 
BST $261.25 $60.00 $321.25 E19--08238 WILSON GEORGE W LIFE ESTATE% W LEWIS 

E BRALY AVE $25750 $60.00 $317.50 E19-07355 GARRISON HENRY L 
E CALIF0&\/1.A A VE $257.50 $60.00 $317.50 E19-07494 SCHERR STEFAN EXEClJTOR 
w CHURCHRD $257.50 $60.00 $317.50 E19-06369 GONZALES RALPH & MARGARET CONCHO LA JESSE 
N CLARK Sf $253.75 $60.00 $313.75 E19-09201 FERNANDEZ FELICIANO & PAULA 
E CLAY AVE 59,888.00 $60.00 $9,948.00 E19-00750 MOHAMMEDJOHID A TRS 
N DUKEAVE S1,765.00 S60.00 $1,825.00 E19-07666 KEY-PRESSON ARLEEN CTRUSTEE 
N DURA.NT WAY $26125 $6Q_(X) $321.25 E19--05983 BORREGO BENJAMIN D & ROSEMARY 

s FILBERT AVE $253.75 $60.00 $313.75 E19-10316 HOPPER ROBERT JOSHUA & WENDY MARIE E 
w FIR AVE $253.75 $60.00 $313.75 E19-07017 DAVISCARLM 
E FLORADORA A VE $253.75 $60.00 $313.75 E19-10434 MACIEL PEDRO 
s FOURTH ST $253.75 $60.00 $313.75 E19-D8135 PAREDES CAESAR 

FULTON ST $253.75 $60.00 $313.75 E19-11359 LONGS DRUGS STORES CALIFORNIA INC 
E GEARY ST $1,030.00 $60.00 S1,090.0Q ElB--06159 ASHFORD CURTIS M JONES JOHN W & VIVIAN A 
w HA..\-1PTON WAY $253.75 $60.00 $313-75 E19-05388 FLORES DAVID M 
N HARRISON A VE $713.50 $60.00 $773.50 E19-01773 WICHMAN DANIEL & HARPER JOHN T 
w HARVARD AVE $257.50 $60_00 $317.50 E19-05703 ROJO JESUS SALVADOR 

s HAZELWOOD BL VD $257.50 $60.00 $317.50 E19-02056 BENITEZ ANDREW SR & MARY HELEN 
S HOLLY AVE $257.50 $60.00 $317.50 ElS-07241 GOMEZ MARIA D 

E HOME AVE $470.00 $60.00 $530.00 ElB-00109 MAGDALENO MARIA E 

N HORNTIAVE $522.50 $60.00 $582.50 E19-04774 ZABALZA ELISEO A JR 
S IVY AVE $5,374.75 $60.00 $5,434.75 CE17-13890 WHITE FLOYD L WHITE JAMES P ITAL 
S IVY AVE $253.75 $60.00 $313.75 E19-04021 !BARRA JOSE DE JESUS 

E JENSENAVE $257.50 $60.00 $317.50 E19-06359 WILLIAMS MARY A 

E KERCKHOFF A VE $1,015_()0 $6Q_OO $1,075.00 E19-04285 CAMPBELL JAMES ALLAN & MICHAELLE DTRS 

E KINGS CANYON RD $3,00724 $60.00 $3,067.24 CE18-1221/E19-09035 CHOV HENG TRUSTEE YOU KHLOEUNG 

N LAFA YETIE A VE $253.75 $60.00 $313.75 E19--06879 STEVENS MALCOLM G & BRENDA K 

E LANEAVE $813.00 $60.00 $873_00 ElS-07036 GUZMAN ALBERTO NUNEZ MERCEDES R DE 

E LEWISAVE $257.50 $60_00 $317.50 E19-08088 FERNANDEZ LORETO & HILDA 

w LOCUST AVE $257.50 $60.00 $317.50 E19-05461 HIGGASON SHALYS LANAE 
E LORENAAVE $257.50 $60.00 $317.50 E19-10515 URBINA EMANUEL T & THELMA L 
E MADISON A VE $257.50 $60.00 $317.50 E19-08695 MARTIN JUSTIN M 
S MAPLEAVE $526.25 $60.00 $586.25 ElS-07724 MENDOZA ELOY 

MAYORAVE $261.25 $60.00 $321.25 E19-064-61 JUAREZ SOPHIA A 
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City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)( 1) 
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WHEN RECORDED MAIL TO 
City of Fresno 
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NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 3 of Chapter 1 relating to the issue 
of citations of the Fresno Municipal Code, the city did, issue a citation to the record owner(s) of the real properties 
described in the attachment, for a violation of the Fresno Municipal Code existing upon the Subject Properties. The 
record owner(s) have not paid the penalties issued in the citations, and an administrative hearing officer did on the 
12th and 13th day of February 2020; assess these unpaid penalties on the Subject Property. The assessment has 
not been paid, and the City of Fresno claims a lien on the Subject Property (see attachment for amount assessed). 
The lien shall be on the property until the amount is paid, plus legal rate of interest to be accrued from the date of 

recording this lien, and any and all administrative costs to file and record the lien. The claimed lien having been 
assessed to collect for unpaid penalties shall have the priority of a judgment lien and shall attach upon the recording 
of this Notice. 

Dated this 14th dayof 

Dated: 2 /I '-f /2 0 
I 

February , 2020 

John Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verrfies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA ss 
COUNTY OF FRESNO 

onol/;r,/4.tJ , b_efore me, Camille R. Luna, Notary Public, personally appeared John _Gi_an_netta, who proved to me on the 
basis of satisfactory evidence to be the person(s) whose name(s) is/are subscnbed to the wIthIn instrument and acknowledged 
to me that he/sAe/tAey executed the same in his/lIBf/theif authorized capacity(ies), and that by his/her/tfleir signature(s) on the 
instrument the person(s), or the enttty upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 1 

CAMILLE R:LUNA 
COMM. #2169328 z 

Natnry Public • California ~ 
Fresno County 

Comm. Ires Oct. 24 2020 
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FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 467-164-06 SUFFIX: DEFAULT NUMBER: 20-05499 

PAYEE NAME: JJD MANAGEMENT ASSOCIATES 

ADDR1: 2975 E BELMONT AVE 

ADDR2: FRESNO CA 93701 

EFFECTIVE PAYMENT DATE: 03/28/25 AMOUNT: 2,971.62 
BY: 41 

C467164060000054992000325000029716200000000005 



ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • 

ORIGINAL 
ASSESSEE 
NAME& 
ADDRESS 

SITUS 

ALVARADO JOSIE 
ESPARAZA MICKEY ETAL 
PO BOX 3668 
PINEDALE CA 93650 

913 B FRESNO 

FRESNO, CA 93715 • PHONE: (559) 600-3482 

CURRENT 
OWNER 
NAME& 
ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

467-l64-06 -6 

;..~ 

·,..,"'t 

TAX - DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX - DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 

AMOUNT DATE DEFAULT NO. DATE 

1,836.06 I 06/30/21 I 20-05499 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 15208 
21-22 PAID 
22-23 PAID 
23-24 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20-21 BOTH 1,660.10 165. 96 
21-22 PAID 
22-23 PAID 
23-24 PAID 

TOTAL I 1,660.10 I 165.96 I 

REDEMPTION SCHEDULE 
INCLUDES CREDIT FOR IN TRUST 

JUL 24 
AUG 24 
SEP 24 
OCT 24 
NOV 
DEC 24 

24 

COLL. NO. 

FCAC-344 (10/16/) 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

2,772.41 JAN 25 2,921.82 
2,797.31 FEB 25 2,946.72 
2,822.21 MAR 25 2,971.62 
2,847.12 APR 25 2,996.52 MAY 
2,872.02 JUN 25 3,021.43 
2,896.92 25 3,046.33 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED ~1 

REMARKS 

NET VALUE TRA 

15208 5-224 
5-224 
5-498 
5-498 

TAXES AND PENALTIES 
COST 

10.00 

10.00 

I 
SUB-TOTAL 

1,836.06 

I 1,836.06 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENAL TY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF$ 

DOCUMENT NO. 

I TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J. Garcia, C.P.A. 
Auditor-Controller/Treasurer-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 



FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 467-164-06 SUFFIX: DEFAULT NUMBER: 20-05499 

PAYEE NAME: JJD MANAGEMENT ASSOCIATES 

ADDR1: 2975 E BELMONT AVE 

ADDR2: FRESNO CA 93701 

EFFECTIVE PAYMENT DATE: 03/28/25 AMOUNT: 2,971.62 
BY: 41 

C467164060000054992000325000029716200000000005 



ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • 
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NET VALUE TRA 
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5-498 
5-498 

TAXES AND PENALTIES 
COST 

10.00 

10.00 

I 
SUB-TOTAL 

1,836.06 

I 1,836.06 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % I 
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TOTAL REDEMPTION AMOUNT AND INTEREST 
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TOTAL AMOUNT 
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I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF$ 

DOCUMENT NO. 

I TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J. Garcia, C.P.A. 
Auditor-Controller/Treasurer-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 



February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93715 

Re: 913 B. St., Fresno, CA 
APN: 467-164-06 

Dear Sirs: 

THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AvE. 

FRESNO, CALIFORNIA 937 1 1 

TMILESLAW@AOL.COM 
TELEPHONE (559) 31 3-6354 

My client, Bryce D. Hovannisian, purchased the property located at 913 B. St., Fresno, CA 
(APN: 467-164-06), a vacant lot, at a tax default sale conducted by the County of Fresno in 
March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessments: 

FR Citation/Penalty 
FR-Remove Public Nuisance 

$317.50 
$1,140.52 

The citation and penalties, and the assessed costs for removal of the public nuisance, were 
services provided to the previous property owner who lost the property at the tax sale. The 
Notices of Special Assessments upon which these portions of the Tax bill is based were recorded 
on February 14, 2020, and are attached. Of note, the special assessment authorizing the 
Citation/Penalty portion of the tax bill is characterized as having a priority of a judgment lien, 
and the special assessment authorizing the Public Nuisance and is characterized as allegedly 
having the priority of a tax lien. 



In December of 2020, prior to the date the first installment of the July 1, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 

the contested, erroneous, and unlawful special assessments, but his tender of payment was 
rejected and returned to my client by the Fresno County Tax Collector. 

My client is not responsible for the assessment liens for the following reasons: 

1. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessments. 

Regardless of the characterization of the Special Assessments as tax liens or not, the special 
assessments were extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3712, the Tax Deed conveys title to the purchaserfi·ee and clear ofall 
encumbrances r?fany kind existing before the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3712 (a) exception, the special assessments are fixed liens (even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3 712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3 712 ( c )exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances of any kind including the assessment liens recorded by the 
City of Fresno before the sale. Accordingly, being charged for liens that have been extinguished, 
regardless if they were characterized as "tax liens," is erroneous and unlawful, and these 
amounts must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25 831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
38773.1 or 38773.5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City of L.A. (1998) 66 Cal. App. 4°1 586, Kahan v. City of 



Richmond (2019) 3 5 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 

Government Code section 38773.1 allows a legislative body, such as a city, to collect abatement 
and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773.1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the.force, effect, and priority of a judgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773.5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary munidpal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3712. As such, the continued effort 
to collect these liens from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

3. The Special Assessment which has the priority of a judgment lien was extinguished by the tax 
sale and the Tax Deed. 

Even if the Tax Deed did not extinguish the alleged "tax liens," it certainly extinguished any 
special assessment or encumbrance that has the priority of a judgment lien pursuant to Revenue 
and Taxation Code section 3712. Accordingly, at the very least, the recorded special assessment 
that has the priority of a judgment lien has been extinguished, and the tax bill is overstated, and 
is being erroneously or illegally assessed against my client. 

For the above stated reasons, the special assessment liens are erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93715 

Re: 913 B. St., Fresno, CA 
APN: 467-164-06 

Dear Sirs: 

THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AvE. 

FRESNO, CALIFORNIA 937 1 1 

TMILESLAW@AOL.COM 
TELEPHONE (559) 31 3-6354 

My client, Bryce D. Hovannisian, purchased the property located at 913 B. St., Fresno, CA 
(APN: 467-164-06), a vacant lot, at a tax default sale conducted by the County of Fresno in 
March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessments: 

FR Citation/Penalty 
FR-Remove Public Nuisance 

$317.50 
$1,140.52 

The citation and penalties, and the assessed costs for removal of the public nuisance, were 
services provided to the previous property owner who lost the property at the tax sale. The 
Notices of Special Assessments upon which these portions of the Tax bill is based were recorded 
on February 14, 2020, and are attached. Of note, the special assessment authorizing the 
Citation/Penalty portion of the tax bill is characterized as having a priority of a judgment lien, 
and the special assessment authorizing the Public Nuisance and is characterized as allegedly 
having the priority of a tax lien. 



In December of 2020, prior to the date the first installment of the July 1, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 

the contested, erroneous, and unlawful special assessments, but his tender of payment was 
rejected and returned to my client by the Fresno County Tax Collector. 

My client is not responsible for the assessment liens for the following reasons: 

1. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessments. 

Regardless of the characterization of the Special Assessments as tax liens or not, the special 
assessments were extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3712, the Tax Deed conveys title to the purchaserfi·ee and clear ofall 
encumbrances r?fany kind existing before the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3712 (a) exception, the special assessments are fixed liens (even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3 712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3 712 ( c )exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances of any kind including the assessment liens recorded by the 
City of Fresno before the sale. Accordingly, being charged for liens that have been extinguished, 
regardless if they were characterized as "tax liens," is erroneous and unlawful, and these 
amounts must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25 831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
38773.1 or 38773.5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City of L.A. (1998) 66 Cal. App. 4°1 586, Kahan v. City of 



Richmond (2019) 3 5 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 

Government Code section 38773.1 allows a legislative body, such as a city, to collect abatement 
and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773.1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the.force, effect, and priority of a judgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773.5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary munidpal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3712. As such, the continued effort 
to collect these liens from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

3. The Special Assessment which has the priority of a judgment lien was extinguished by the tax 
sale and the Tax Deed. 

Even if the Tax Deed did not extinguish the alleged "tax liens," it certainly extinguished any 
special assessment or encumbrance that has the priority of a judgment lien pursuant to Revenue 
and Taxation Code section 3712. Accordingly, at the very least, the recorded special assessment 
that has the priority of a judgment lien has been extinguished, and the tax bill is overstated, and 
is being erroneously or illegally assessed against my client. 

For the above stated reasons, the special assessment liens are erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 

Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 
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THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 9371 1 TMILESLAW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93715 

Re: 745 B St., Fresno, CA 
APN: 467-166-03 

Dear Mr. Garcia: 

TELEPHONE 

(559) 241-7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2020, is attached hereto as Exhibit 
One. In the fall of 2020 claimant received a Fresno County Secured Property Tax Detail repo1t, attached 
as Exhibit Two, which includes a charge for FR REMOVE PUB NUIS in the amount of$450.76, a charge 
for FRESNO CITY WEED in the amount of$ l ,438. 78, and a charge for FR CIT A TI ON/PENALTY in the 
amount of $313.74. A special assessment, attached as Exhibit Three, alleged to have the priority of a tax 
lien, was recorded on August 9, 2019 prior to the tax sale. A second special assessment, attached as 
Exhibit Three-A, alleged to have the priority of a judgment lien, was recorded on August 9, 2019 prior to 
the tax sale. On March 28, 2025, Claimant paid $4,105.37 to redeem the property (See Exhibit Four). 
Claimant requests a refund, in whole or in part, of each of the charges/special assessment liens specified 
above, and all penalties, interest, and/or costs associated with these charges on the "tax" bill. 

Claimant disputes his responsibility, in whole or in part, for each of these charges/special assessments as 
each is null and/or invalid in that each violates state law and/or the principles of lien priority, or otherwise, 
was extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previous 
owner against whom it was imposed. 1 It has been represented to Claimant by the County of Fresno that 
it is not necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as the 
claim clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the 

I. Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exh ibit Five), along with the response 
dated March 14 , 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, along with the 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Court in Case No. 
22CECG0 1203, and Appellants Opening Brief filed in the Fifth District Court of Appeal case number F087585, including all 
the factual a llegations, legal theories and analysis presented in said documents as if fully set forth herein, all of which are 
included in the Appendix attached as Exhibit Seven. 



claim only involves nonvaluation issues in order to satisfy any procedural requirement. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney' s 
fees pursuant to the California Code of Civil Procedure section 1021.5. 

Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. I am an officer in JJD Management 
Associates and authorized to pay bills on properties it manages. On March 28, 2025 I paid the "taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July 3o, 2025 
at Fresno, California. 

Bryca) 



Recording requested by: 
Fresno County Tax Collector 

When recorded mail to: 
Bryce D Hovannisian 
PO Box3668 
Pinedale, CA 93650 

oc. rans. ax compu e on 
Located in City of FRESNO. 

va uc o prope 
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2020-0050542 
FRESNO Counly Recorder 
Paul DJclos, CPA 
Wednesday, Apr 22, 2020 11:39:14 Al1 
Titles: 1 Pages: 

F•es; 111.00 CA SB2 Fee: 0.0~ 
To.x-■: 11. :55 
Total: 22.S:5 
FRESNO COUNTY TAX COLLEC OR 

Signature ofDeclarant 
TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 2001-02 
and for nonpayment were duly declared to be in default. DEFAULT# 01-05539 

This deed, between the Fresno County Tax Collector (SELLER) and Bryce D Hovannisian; A married man as his sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 13-16, 2020 pursuant ro a statutory power of sale in accordance 
with the provisions of Division l, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 10,100 

No taxing agency objected to the sale. 
1n accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to BROWN CECIL & CALLIE L 
described as follows: 467-166--03 

APN 467-166-03 MORE PARTICULARLY DESCRIBED AS LOTS 5 AND 6 IN BLOCK 245, IN THE TOWN OF FRESNO, 
NOW CITY OF FRESNO, COUNTY OF FRESNO, STA TE OF CALIFORNIA, ACCORDING TO TlfE MAP THEREOF 
RECORDED IN BOOK 4, PAGE 2 OF PLATS, FRESNO COUNTY RECORDS. IN THE CITY OF FRESNO. 

Executed oo 

4/22/2020 

A notary public or other officer completing this cert cate verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020, before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfactory evidence to be the person(s) whose name(s) is/arc subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument 
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1 ); 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED 1\/fAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: 559 488-1078 
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12019-0089087 

FRESNO Couniy Recorder 
Paul Dicios, CPA 
Fr!dmy, Aug 09, 2019 01:44:27 PM 
T!Ue11: 1 Pages: 4 

Fees: 138.00 
CA SB2 'Fem: 0 .00 
Taxe~: 0.00 
Total: 38 .00 

, C~TY ~J:..£R_l=:_~i'!O I DA_R_M __ 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 10 relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. B-26, 
Ordinance No. 2008-26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the 7'n and 8th day of August, 2019, assess the costs of 
such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno claims a 
lien on the Subject Properties (see attachment for amount assessed). The lien shall be on the properties until the 
amount is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments. 

Dated this ---'9~th __ day of_--'A-'-u"-"g"-'l=lS=t _ _,, 2019 

Dated: .e I q_ I ( ~ 
ohn Giannetta, Housing Program Supervisor 

CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

On ctl9 I I q , before me, Christina Pasillas. Notary Public, personally appeared John Giannetta, who proved to me on 
the bas· of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and 
acknowledged to me that he/she/tMy executed the same in hiS/RBfllt:ieir authorize<l capacity(ies), and that by his/llerAheif 
signature(s) on the instrument the person(s), or the entity upon behalf of which the person(6) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. \ 

,w,111,:ee-eeeeem,meJ 
CHRl<;TINA PASILLAS J@:. Notdry l'ublic - C~lllornla : 

~ • ~: ,f Fresno County ': 

1 . Commission 122147,7 I 
' MyCornrn,ExplresCkt IS,2021 

&411?.WD mm •== 



APN; Sh-# Dir Property Address 

459i6104 357 N ABBY ST 

45916121 367 N ABBY ST 

471)17223 47i'5 E l,\LTAAVE 

49611508 5856 E ANDREWS A VE 

409052015 6114 N ANGUS ST 

i 4282.3318 1929 E ASHU1.:"i AVE 

48118108S 4879 E ATCHISON ST 

46716603 745 1BST 

I 46715504 1129 !BSTREET 

46108221 211 S BACKERAVE 

56827306S 972.3 N BACKER AVE 

I 46121m 4561 E BALCHAVE 

47026215 3437 E BUTLERAVE 

48038205 4735 E BYRDAVE 

48023526 2428 S CEDARAVE 

46830306 1731 S CHERRY AVE 

45917126 378\ N .Cl..ARKST 

46303025 36().370 s CLOVIS AVE 

47132207 2036 s Ou.ARING AVE 

45921228 208 N ECHO AVE 

45227116 624 N EOJOAVE 

45219113 712 N EO-!OAVE ! 
45916322 334 N EFF!EST 

46813208 3071) E ELMONTEWAY 

47819130 2341 s EL\,IAVE 

47819132 2345 S ELM AVE 

47921110 2579 S EL\,! AVE 

4802.5402 4620 E EUGENIA A VE 

43517428 1544 E FEDORA AVE 

45911314 322 N FERGERAVE 

45218106 807 N FERGERAVE 

45419310 708 N FIFTH ST 

45418125 700 N FIRST ST 

46829319 447 FULTON ST 

43118129S 4827 E GEARYST 

431181265 4837 E GEARYST 

N 

ABA_TWENT_ASSESSMEJl,T ~CHEDIJLEO TO J:3_'E PU CED QNTO FY 20-21 T~_JWLL 
Public Hearinv conducted on Au •«t 7 and 8 2019) 

6476- 6892-

Public 6868-Public Secured 
6971). 

Nuisance Nuisance Property/D 
Weed Total Amt 

Case~ Owner's Name 
Enfarcem Con tr Cast emoffitle 

Aba!eme Unpaid 

ent Search 
nt 

543.82 543.82 E 18--D35 03 SA VELAND MJCHAEL 

434.!1 434.11 E18--D3505 MILLER DEBORAH LYNN 

74.9.i9 463.00 1,212.19 ElS--00094/El 9-03437 !PERALTA FRANOS G 

I 4.61.87 200.GO 661.87 E19-DC½58 LEON GENARO 

1,740.10 1,74().10 E19-02233 /MIKOW PAUL & MARILYN 

822.20 822.20 CE15-il215 ZUNIGA ADALBERTO 

360.35 360.35 E18-06212 VANG CHAI Y1 & YlN G HER 

450.77 1,438.791 Ul89.56 619-03261 BROWN CECH, & CALLIE L 

l 212.25 21225 ElS-03560 \1ARTINEZ HER.¼ENEG!lJ)O 

i 2,710.18 2,710.18 EiS-06930 KO&"JOFF JOYCE A 

r 323.00 323.00 E19--04783 HINH HTEN 
! 739.15 739.15 E19--04576 KNIG!-IT NOL.\JEAN ,FlELDS DAVID ET AL 

2,372.20 2,37220 619-00868 EL!ZABETrl MENGIACA 

I 547.46 547.46 EJB-02324 JAMKE 

l 302.59 1,216.00 1,518.59 E19-03440 DA VIS C & NELLIE 

' 478.00 478.00 CE13--7052 TRUONG NGOCMAl H 

I 402.17 402.17 619-03389 FERNANDEZ FELJCIA,'\JO & PAULA 

I :,460.81 1,460.81 E19--00367 CENTRAL ClNE!vfA LIMITED PARTNERSHlP % DJ EDWARDS 

478.00 478.00 CEll-7325 RODRIGUEZ HELF.i'l 

281.00 3!M.OO 675.00 619-03202 TOR.JI.ES PAUL V & GRACE 

:,155.00 1,48420 2,639.20 618--07177 WOOSLEY CHARLES 

416.38 416.38 El9--03199 FLINT BOW ALVIN & ARLENE M.AR.,.'1: 

224.00 224.00 ElB--04759 RENDON HOLDINGS LLC 

329.00 329.00 ElB-04326 MURRIEIT A STEPHANIE GAYLE 

438.71 438.71 E19-03137 PRIEST TONY S SR 

518.90 518.90 E19-03136 PRIEST TONY S SR 

891.40 891.40 CEl.:>-81-19 j. GUADALUPE & GLORIA MJCHEL 

I 1,281.29 203.00 1,484.29 CE18--2373 SERVANTES JACK &SALLY CA..ll.CIA 

I 916.00 '1,121.00 2,037.00 El9-02499 FGV Fresno Ll' 

241.00 241.00 CE16-W6 RAYMOND SCHMIDT 

40420 675.99 1,080.19 E19-03201 GRAHA.lv! WILUA..M: M 
312.74 588.70 901.44 619-03093 VALLEY CA.PIT AL INV"tSTMENT INC 

1,041.00 483.00 1,524.00 CE18--24.50/E19-03371 CUSTOM BlHLDING LLC 

356.49 463.86 820.35 £19-03252 BOYAJL.\N BERT TRUSTEE 

' 338.36 338.36 E19-01932 RAMIREZ HUMBERTO 

I 267.18 267.18 619-02286 VOHAJTHANH 
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1) 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno StreeL 3070 
Fresno, California 93721-3605 
Fax: (559) 488-1078 
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Ta><aa: 
Total; 
~!!X_O~ -~SNO / __ OAR~ 

Pages: 3 

1
31 .00 
0.00 
0.00 
31 .0e,, 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 3 of Chapter 1 relating to the issue 
of citations of the Fresno Municipal Code, the city did, issue a citation to the record owner(s) of the real properties 
described in the attachment, for a violation of the Fresno Municipal Code existing upon the Subject Properties. The 
record owner(s) have not paid the penalties issued in the citations, and an administrative hearing officer did on the 
ih and 8th day of August 2019; assess these unpaid penalties on the Subject Property. The assessment has not 
been paid, and the City of Fresno claims a lien on the Subject Property (soo attachment for amount assessed). 
The lien shall be on the property until the amount is paid, plus legal rate of interest to be accrued from the date of 
recording this lien, and any and all administrative costs to file and record the lien. The claimed lien having been 
assessed to collect for unpaid penalties shall have the priority of a judgment lien and shall attach upon the recording 
of this Notice. 

Dated this 9111 day of August , 2019 

By:--14':.f,,L~'.'.:::-.C.~~~~:::!e~~:::__ ___ _ 
John Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA ) ss 
COUNTY OF FRESNO ) 

On Q l0i 113-, before me, Christina Pasillas, Notary Public, personally appeared John Giannetta, who proved to me on 
the~tisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and 
acknowledged to me that he/Sfla/tl=ley executed the same in his//:leF/tJ:ieif authorized capacity(jes), and that by his//:ler/tJ:\Bif 
signature(s) on the instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 

CHRISTINA PASILLAS 
Notary Public - California 

Fr= County 
Commk~on I 2214727 

MyComm.E,pire<Ocl 15.2021 



APN~ S1:r# 

43334225 

4%11508 

48118108S 

46716603 

47806318 

47026212 

45915201 

46839()5() 

48023526 

45917126 

47127139 

45921228 

45219113 

45125406 

46415311 

47819130 

47819132 

43622215 

45218106 

45419310 

47111313 

47118207 

45418125 

46829319 

48118126$ 

45915102 

.~ 45221112 1 

45910313 

42413335 
<f~\... 46526102 

4'1.208123 

47803046 

46018503 I 

46023312 

46524407 

N 

CTf_ATIQNS ,tSSESSMENT SCHEDULED TO BE PlACED ONTO FY 20-21 TAX ROLL 

(El;Jzlif}{earin_gj:;onducted on Aug11st 7 and 8, 2019) 

6475-
Total 

Dir Property Address Citations/ Releases 
Penalties 

Case; Owner's Name 
Penalties 

Amount 

Unpaid 
1926 w ANDREWS AVE 253.75 60.00 313.75 E19-01641 SALGUERO LAURA 

58561 E ANDREWS AVE 7,650.00 60.00 7,710.00 E19--00458 LEON GENARO 

4S79, E A TC!-DSON ST 818.75 60.00 878.75 ElS-06212 VANG CHA! Yl & YING HER 
745 jB5T 253.75 6Q_(X) 313.75 E.19-03261 BROi'lN CECIL & CALUE L 

2155 s BARDELL ST 507.50 60.00 567.50 El&--07769 WASHINGTON NATHANIEL 

3451 E BUTLER AVE 257.50 60.00 317.50 El9-01274 Al\:TARI\.MIAN PERRY A 

385 N CALAVERAS ST 261.25 60.00 321.25 E.19-01791 A&A HOLDINGS & Th,1'\,'ESfMEl'\J"TS LLC 

222 s CALUSCHST 800.00 60.00 860.00 El8-05050 RESERVE APARTMENT HOMES FRESNO LLC 

2428 s CEDAR AVE 253.75 60.00 313.75 E19-03440 DA VIS C & NELLIE 

378 N CLARK ST 253.75 60.00 313.75 E.19-03389 FER\lA.l>.JDEZ FELlCIANO & PAUL",. 

3815 E DYl'IGI-IT WAY 2,537.50 60.00 2,597.50 CEIS-7237 RUIZ EDUARDO 

208 N ECHO AVE 253.75 60.00 313.75 E.19-03202 TORRES PAUL V & GRACE 

712 N ECHO AVE 257.50 60.00 317.50 El9•03199 FUNT BOYD AL Ym & ARLEN'"E MARIE 

1293 N ECHO AVE 785.00 60.00 845.00 ElS-00130 ELIZONDO FERNA.!"100 PAUL 

319 w EDEN AVE 257.50 60.00 317.50 E.19-00287 MAXWELL VERONICA 

2341 5 ELM AVE 257.50 60.00 317.50 El9-03137 PRIF.ST TONY S SR 

2345 s EL'-iAVE 257.50 60.00 317.50 El9-03136 PRIF.ST TONY S SR 

3335 E FARRIN AVE 522.50 60.00 582.50 El9-01844 ANDERSON EDWARD R &SALLY M 
807 N FERGERAVE 257.50 60.00 317.50 El9-03201 GRAHA .. M WILI.l.MI M 
708 N FIFTH ST 257.50 60.00 317.50 El9-03093 VALLEY C.AJ'IT AL INVESTMENT INC 

1749 s FIFTH ST 265.00 60.00 325.00 El9-01171 RAMJREZ lRMA G 

1840 s FIFTH ST i 261.25 60.00 32125 El9-00770 AREVALO JESUS HERNANDEZ AREVAW MARJA CONSUELO 

700 N F!RSTST 257.50 60.00 317.50 CE18-2450/El9--03371 CUSTOM BUILDING LLC 

447 FULTON ST 253.75 60.00 313.75 E.19-03252 BOYAJIAN BERT TRUSTEE 

4837 E GEARYST 257.50 60.00 317.50 El9-02286 VOHAJTHANH 

389 N GLENN AVE 261.25 60.00 32125 El9-02352 SOUS ADAM M & VIRGINlA H 

837 N GLENN AVE 257.50 60.00 317.50 E18-03113/El9-03197 R J Th.'VFSTMENTS & /0.ANAGEMENT LLC 

2945 E GRANT AVE 2,900.00 60.00 2,960.00 CE16-13524 JEBIAN ANTOl\:1O & THERESA 

3023 w HOLLAND AVE 257.50 60.00 317.50 El9-00804 AG1JIRRE SANTOS 

8 E KEA.Rl\.TI BL VD 253.75 60.00 313.75 El9-01279 DE MADE.RA INC 

2464 N MARKS AVE 511.25 60.00 571.25 El9-01489 CONNELLY THOMAS A & MARGARET A TRS EMF LLC 

2302 s MARTIN LUTHER KlNG JR 515.00 60.00 575.00 E.18-05202 KING OF KINGS COMMUNITY CENTER 

3220 E NEVADAAVE 257.50 60.00 317.50 E.19-03195 DAVENPORT EDWARD & OLE.AN 

4546 E NEVADA.AVE 265.00 60.00 325.00 El9-01072 PHA,",[LUC 

454 E OLEANDERAVE 253.75 60.00 313.75 CEJ7-8711 GONZALEZ BERTHA ALFARO 

Page 1 of2 

i 

0 
0 
0 
'It 
N 

S· 
co 
0 
0 
co 
co 
0 
co 
0) 

"'() 
ru 
(Q 
(1) 

N 
0 ....., 
(,,) 



FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 467-166-03 SUFFIX: DEFAULT NUMBER: 20-05502 

PAYEE NAME: JJD MANAGEMENT ASSOCIATES 

ADDR1: 2975 E BELMONT AVE 

ADDR2: FRESNO CA 93701 

EFFECTIVE PAYMENT DATE: 03/28/25 AMOUNT: 4,105.37 
BY: 41 

C467166030000055022000325000041053700000000004 



ir 

ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 • PHONE: (559) 600-3482 

ORIGINAL 
ASSESSEE 
NAME& 
ADDRESS 

SITUS 

BROWN CECIL & CALLIE L 
PO BOX 3668 
PINEDALE CA 93650 

745 B FRESNO 

CURRENT 
OWNER 
NAME& 
ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

467-166-03 -1 

TAX - DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX - DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 
AMOUNT DATE DEFAULT NO. DATE 

2,538.66 I 06/30/21 I 20-05502 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 6094 
21-22 PAID 
22-23 PAID 
23-24 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20-21 BOTH 2,298.84 229.82 
21-22 PAID 
22-23 PAID 
23-24 PAID 

TOTAL I 2,298.84 I 229.82 I 

REDEMPTION SCHEDULE 
INCLUDES CREDIT FOR IN TRUST 

JUL 24 
AUG 24 
SEP 24 
OCT 24 
NOV 
DEC 24 

24 

COLL. NO. 

FCAC-344 (101161) 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

3,829.51 JAN 25 4,036.41 
3,863.99 FEB 25 4,070.89 
3,898.48 MAR 25 4,105.37 
3,932.96 APR 25 4,139.85 

MAY 
3,967.44 JUN 25 4,174.34 
4,001.92 25 4,208.82 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED 

I 
DOCUMENT NO. 

REMARKS 
NET VALUE TRA 

6094 5-224 
5-224 
5-224 
5-224 

TAXES AND PENALTIES 
COST 

10.00 

10.00 

I 
SUB-TOTAL 

2,538.66 

I 2,538.66 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF$ 

I 
TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J. Garcia, C.P.A. 
Auditor-Controller/Treasurer-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 

FRESNO, CALIFORNIA 93711 

February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93 721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93 715 

Re: 745 B. St., Fresno, CA 
APN: 467-166-03 

Dear Sirs: 

TMILESLAW@AOL.COM 
TELEPHONE (559) 31 3-6354 

My client, Bryce D. Hovannisian, purchased the property located at 745 B. St., Fresno, CA 
(APN: 467-166-03), a vacant lot, at a tax default sale conducted by the County of Fresno in 
March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessments: 

FR Citation/Penalty 
FR-Remove Public Nuisance 
Fresno City Weed 

$313.74 
$450.76 

$1,438.78 

The citation and penalties, and the assessed costs for removal of the public nuisance and weed 
abatement, were services provided to the previous property owner who lost the property at the 
tax sale. The Notices of Special Assessments upon which these portions of the Tax bill are 
based, were recorded on August 9, 2019 and are attached. Of note, the special assessment 
authorizing the Citation/Penalty portion of the tax bill is characterized as having a priority of a 
judgment lien, and the special assessment authorizing the Public Nuisance and Weed billings is 
characterized as allegedly having the priority of a tax lien. 



In December of 2020, prior to the date the first installment of the July 1, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 
the contested, erroneous, and unlawful special assessments, but his tender of payment was 
rejected and returned to my client by the Fresno County Tax Collector. 

My client is not responsible for the assessment liens for the following reasons: 

1. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessments. 

Regardless of the characterization of the Special Assessments as tax liens or not, the special 
assessments were extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3712, the Tax Deed conveys title to the purchaserfi-ee and clear a.fall 
encumbrances of any kind existing before the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3712 (a) exception, the special assessments are fixed liens (even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3 712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3 712 ( c )exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances of any kind including the assessment liens recorded by the 
City of Fresno before the sale. Accordingly, being charged for liens that have been extinguished, 
regardless if they were characterized as "tax liens," is erroneous and unlawful, and these 
amounts must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
3 8773 .1 or 3 8773 .5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City c4LA. (1998) 66 Cal. App. 4th 586, Kahan v. City of 



Richmond (2019) 35 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 

Government Code section 38773.l allows a legislative body, such as a city, to collect abatement 
and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773.1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the force, effect, and priority qf a judgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773.5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3712. As such, the continued effort 
to collect these liens from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

3. The Special Assessment which has the priority of a judgment lien was extinguished by the tax 
sale and the Tax Deed. 

Even if the Tax Deed did not extinguish the alleged "tax liens," it certainly extinguished any 
special assessment or encumbrance that has the priority of a judgment lien pursuant to Revenue 
and Taxation Code section 3712. Accordingly, at the very least, the recorded special assessment 
that has the priority of a judgment lien has been extinguished, and the tax bill is overstated, and 
is being erroneously or illegally assessed against my client. 

For the above stated reasons, the special assessment liens are erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 

Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 

2 
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THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 9371 1 TMILESLAW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93715 

Re: 2038 E. California, Fresno, CA 
APN: 478-095-12 

Dear Mr. Garcia: 

TELEPHONE 

(559) 241-7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2020, is attached hereto as Exhibit 
One. In the fall of 2020 claimant received a Fresno County Secured Property Tax Detail report, attached 
as Exhibit Two, which includes a charge for FRESNO CITY WEED in the amount of $1,447.74, and a 
charge for FR CIT A TI ON/PENAL TY in the amount of $317 .50. A special assessment, attached as Exhibit 
Three, alleged to have the priority of a tax lien, was recorded on February 14, 2020 prior to the tax sale. 
A second special assessment, attached as Exhibit Three-A, alleged to have the priority of a judgment lien, 
was recorded on February 14, 2020 prior to the tax sale. On March 28, 2025, Claimant paid $4,044.43 to 
redeem the property (See Exhibit Four). Claimant requests a refund, in whole or in part, of each of the 
charges/special assessment liens specified above, and all penalties, interest, and/or costs associated with 
these charges on the "tax" bill. 

Claimant disputes his responsibility, in whole or in part, for each of these charges/special assessments as 
each is null and/or invalid in that each violates state law and/or the principles oflien priority, or otherwise, 
was extinguished by the tax sale and/or transfetTed to the unsecured roll to be collected from the previous 
owner against whom it was imposed. 1 It has been represented to Claimant by the County of Fresno that 
it is not necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as the 
claim clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the 

I. Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exhibit Five), along with the response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, along with the 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Cou1t in Case No. 
22CECG0 1203, and Appellants Opening Brief filed in the Fifth District Court of Appeal case number F087585, including all 
the factual a llegations, legal theories and analysis presented in said documents as iffully set forth herein, all of which are 
included in the Appendix attached as Exhibit Seven. 



claim only involves nonvaluation issues in order to satisfy any procedural requirement. 

After redemption of the property, on or about April 15, 2025, Claimant received a tri-fold mailing from 
the County of Fresno which included a check in the amount of $222.36 referenced by "ACT 04/22/20 
2038E. California FR." A copy of the tri-fold mailing is attached as Exhibit Eight. There is no explanation 
as to the basis for this payment or the method of calculation. This check has not been cashed. Claimant 
hereby requests an explanation for this payment and the method of calculation. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transfened special assessment liens, they therefore involve important rights affecting the pub I ic interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney' s 
fees pursuant to the California Code of Civil Procedure section 1021.5. 

~ r4( 
Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. I am an officer in JJD Management 
Associates and authorized to pay bills on properties it manages. On March 28, 2025 I paid the "taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July 3z::>, 2025 
at Fresno, California. 

Bry4:l!t}= 



Recording requested by: 
Fresno County Tax Collector 

When recorded mail to: 
Bryce D Hovannisian 
PO Bo:x:3668 
Pinedale, CA 93650 
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Signature ofDeclarant 
TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 2007-08 
and for nonpayment were duly declared to be in default. DEFAULT# 07-11687 

This deed, between the Fresno County Tax Collector (SELLER) and Bryce D Hovannisiao; A mar.-ied man as bis sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 13-16, 2020 pursuant to a statutory power of sale in accordance 
with the provisions of Division l, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 12,500 

No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to SCHERR STEFAN EXECUTOR 
described as follows: 478-095-12 

APN 478-095-12 MORE PARTICULARLY DESCRIBED AS THE EAST IL\LF OF LOTS 1,2,3 AND 4 IN BLOCK 1 OF DALE 
ADDITION TO FRESNO, IN THE CITY OF FRESNO, COUNTY OF FRESNO, STATE OF CALIFORNIA, ACCORDING TO TIIE 
MAP THEREOF RECORDED IN BOOK 7 OF RECORD OF SURVEYS AT PAGE 15, FRESNO COUNTY RECORDS. IN THE CITY 
OF FRESNO. 

( 
Executed on 

A notary public or other officer completing this cert cate verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020, before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J, GARCIA, CPA, who proved to me on 
the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and aclmow!edged to 
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument 
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 

WITNESS my hand and official seal. 

Signarure llflhiit ~ 
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1 ); 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
Clty of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: 559 488-1078 
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NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 1 0 relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. B-26, 
Ordinance No. 2008-26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the 12th and 13th day of February, 2020, assess the 
costs of such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno 
claims a lien on the Subject Properties (see attachment for amount assessed). The lien shall be on the properties 
until the amount is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments. 

Dated this 14°' 

Dated: Z. f '-/ I). 0 

day of _....;.F...,e=-=b"-'ru=a=ry.,___, 2020 

ohn Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed U1e 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

On..uc.~..LJ.J"-!::'---' before me, Camille R. Luna, Notary Public, personally appeared John Giannetta, who proved to me on the 
basis f s isfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged 
to me that he/slcie/t"1ey executed the same in his/l=larltReiF authorized capacity(ies), and that by his/1:ie#tf:lBir signature(s) on the 
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 

WITNESS my hand and official seal. 

Signature~ 

CAMILLE R. LUNA 
COMM. #2169328 :z 

Notary Public • California 23 
Frosno County 

Comm. Ires OcL 24, 2020 
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S16i.OO $161.00 E!&-01242 NEWPORT BEACH HOLDINGS U.C 
$277.21 S958.87 $1,236.08 Elg.{)6865 TAYLOR MATTIE LIVING TRUST PllXJNTON WEWNGTON ITAL 

$263.0C S263.00 El9-12063 ANDERSON DELORES A 
$1,140.53 Sl,140,53 E19--04158 ALVARADO JOSIE ESPARAZA MICKEY ITAL 
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$329.00 $329.00 E19-07355 GARRISON HENRY L 

$266.00 5266.00 CE13-2D42 ADAMS VALERIE 
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I $1,449.75 $1,449.75 E19--07494 SCHERR STEFAN EXECUTOR 

5653.00 5653.00 ElS-06587 RESERVE APAR1MENT HOMES FRESNO LLC 
$3,408.93 $20,517.79 $23,926.72 CEl&-1072 MULGOME2 

! $284.00 $284.00 E19-03864 CYPRESS POINT PARTNERS LP 
$534_00 $203.00 $737.00 E19--09754 ALFONSO M LEANOS & ABRAHAM REYES LEANOS 

$339.40 $953.08 $1,292.48 E19-06369 GONZALES RALPH & MARGARET CONCH OLA JESSE 

$345.22 $501.00 584622 E19-09201 FERNANDEZ FELICIANO & PAULA 
$2,506.20 $2,50620 E1~750 MOHAMMED JOH!D A TRS 

I $187.00 S187.00 E19--00578 PEREZ MAURICIA S TRUSTEE 

$272.00 S272.00 E19--08212 GONZALES JOSEPH L TRUSTEE GONZALES UOYD J 

$386.78 $386.78 E19--05754 HONGTHAMALY KESONE 

$536.15 $536.15 ElS-10794 AGUIIARJUAN C 

$263.00 $263.00, El&--06659 QUI LAM 
$754.24 $754.24 E19--07666 KEY-PRESSON ARLEEN C TRUSTEE 

$%8.00 $%8.00 E19--05983 BORREGO BENJAMIN D & ROSEMARY 

$734.08 $734.08 CE18-1566 SYMONDS STEVEN PAUL TRUSTEE 

$2,01427 $2,014.27 El9--06720 DEFEHRJACK 

5362.47 $362,47 E19-08276 OCONNOR MICHAEL 

$518.11 S206.00 $724.11 EJ.9..10707 CORNEJO ANA MARIA 
$287.48 $287.48 E19-10316 HOPPER ROBERT JOSHUA & WENDY MARIE E 

s:34.5,00 5.345.00 EJ.9..07953 SHARMA RO HIT A 

5309.00 5309.00 E19-10434 MACIEL PEDRO 

$1,D27.79 Sl,027.79 El9--08135 PAREDES CAESAR 

$1,450.55 S1,450.55 ElS--02533 FRANCIS PllAR PALOMARES 

$6,506.50 $907.93 $7,414-43 CE09-4998 BROWN AC & YUBA 
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NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 3 of Chapter 1 relating to the issue 
of citations of the Fresno Municipal Code, the city did, issue a citation to the record owner(s) of the real properties 
described in the attachment, for a violation of the Fresno Municipal Code existing upon the Subject Properties. The 
record owner(s) have not paid the penalties issued in the citations, and an administrative hearing officer did on the 
12th and 13th day of February 2020; assess these unpaid penalties on the Subject Property. The assessment has 
not been paid, and the Crty of Fresno claims a lien on the Subject Property (see attachment for amount assessed). 
The lien shall be on the property until the amount is paid, plus legal rate of interest to be accrued from the date of 

recording this lien, and any and all administrative costs to file and record the lien. The claimed lien having been 
assessed to collect for unpaid penalties shall have the priority of a judgment lien and shall attach upon the recording 
of this Notice. 

Dated this 14th day of 

Dated: 2 /t 'i (2 O 

February , 2020 

John Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA ) ss 
COUNTY OF FRESNO ) 

On <fl/;ifal} , before me, Camille R. Luna, Notary Public, personally appeared John Giannetta, who proved to me on the 
basis of satisfactory evidence to be the person(s) whose name(s) is/arB subscribed to the within instrument and acknowledged 
to me that he/sJ:ie/they executed the same in his/1:ieF/tooif authorized capacity(ies), and that by his/her/their signature(s) on the 
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of Calh'ornia that the foregoing paragraph is true 
and correct. 1 

p .CAMILLE°R.-LUNA
0 t 

COMM. #2169328 :z 
Notary Public • California ~ 

Fresno County 
Comm. Ires Oct. 24 2020 
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CITATIONS /1SSESSMENT SCHEDULED TO BE PLACED OJ\/TO FY 20-21 TAX ROLL ~ 
fEHlziic He1tring Conducted on February 12 and 13, 2020) 

6475-
Total 

Dix Property Address Citations/ Releases 
Penalties 

Case# O!,,,-:ner'sName 
Penalties 

Amount 

Unpaid 
E AMADORST $261.25 $60.00 532125 E19-06865 TAYLOR MATTIE UVING TRUST PILKINTON WELLINGTON ETAL 

BST $257.50 $60.00 5317.50 El9-04158 ALVARADO JOSIE ESPARAZA MICKEY ETAL 
BST $261.25 $60.00 5321.25 E19-08238 WILSON GEORGE W LIFE ESTATE% W LEWIS 

E BRALY AVE $257.50 $60.00 5317.50 E19-07355 GARRISON HENRY L 
E CALIFORNIA A VE $2.57.50 $60.00 5317.50 E19--07494 SCHERR STEFAN EXECUTOR 
w CHURCHRD $257.50 $60.00 5317.50 E19-D6369 GONZALES RALPH & MARGARET CONCHO LA JESSE 
N CLA,'U(ST $253.75 $60.00 5313.75 E19-09201 FERNANDEZ FELICIANO & PAULA 
E CLAY AVE S9,888.00 $60.00 $9,948.00 El9-00750 MOHAMMED JOHfD A TRS 
N DUKE AVE $1,765.00 $60.00 $1,825.00 E19--07666 KEY-PRESSON ARLEEN C TRUSTEE 
N DURANTWAY $26125 $60.00 $32125 E19-05983 BORREGO BENJAMIN D & ROSEMARY 
s FILBERT AVE $253.75 $60.00 $313.75 E19-10316 HOPPER ROBERT JOSHUA & WENDY MARIE E 
w FIR AVE $253.75 $60.00 $313.75 E19-07017 DAVISCARLM 
E FLORADORA A \,'E $253.75 $60.00 $313.75 E19-10434 MACIEL PEDRO 
s FOURTHST $253.75 $60.00 $313.75 E19-08135 PAREDES CAESAR 

FULTON ST $253.75 $60.00 $313.75 E19-11359 LONGS DRUGS STORES CALIFORNIA INC 
E GEARY ST $1,030.00 $60.00 $1,090.00. El&-06159 ASHFORD CURTIS M JONES JOHN W & VIVIAN A 
w HAMPTONWAY $253.75 $60.00 $313.75 E19-05388 FLORES DAVID M 
N HARRISON A VE $713.50 $60.00 $773.50 E19-01773 WICHMAN DANIEL& HARPER JOHN T 
w HARVARDAVE $257.50 $60.00 $317.50 E19-05703 ROJO JESUS SALVADOR 
s HAZELWOOD BL VD $257.50 $60.00 $317.50 E19-02056 BENITEZ ANDREW SR & MARY HELEN 

s HOLLY AVE $2.57.50 $60.00 $317.50 ElB-07241 GOMEZ MARIA D 

E HOME AVE $470.00 $60.00 $530.00 ElS--00109 MAGDALENO MARIA E 
N HORN"ETAVE $522.50 $60.00 $582.50 E19-04774 ZABAlZA ELISEO A JR 
S IVY AVE $5,374.75 $60.00 $5,434.75 CE17-13890 WHITE FLOYD L WHITE JAMES PETAL 
S IVY AVE $253.75 $60.00 5313.75 E19-04021 IBARRAJOSE DE JESUS 
E JENSENAVE $257.50 $60.00 $317.50 E19-06359 WILLIAMS MARY A 
E KERCKHOFF A VE $1,015.00 $60.00 $1,075.00 E19--04285 CAMPBELL JAMES ALLAN & MICHAELLE D TRS 
E KINGS CANYON RD $3,00724 $60.00 $3,067.24 CE18-1221/El9-09Cl36 CHOY HENG TRUSTEE YOU KHLOEUNG 

N LAFA YEITE A VE $253.75 $60.00 $313.75 EI9-06879 STEVENS MALCOLM G & BRENDA K 

E LANEAVE $813.00 $60.00 $873.00 E18-07036 GUZMAN ALBERTO NUNEZ MERCEDES R DE 
E LEWISAVE $257.50 $60.00 $317.50 E19-08088 FERNANDEZLORETO & HILDA 

w LOCUST AVE $257.50 $60.00 $317.50 E19-05461 HIGGASON SHALYS LANAE 
E WRENAAVE $257.50 $50.00 $317.50 E19-10515 URBINA EMANUEL T & THELMA L 
E MADISON A VE $257.50 $60.00 $317.50 E19-08695 MARTIN JUSTIN M 
S MAPLEAVE $526.25 S60.00 $58625 ElS-07724 MENDOZA ELOY 

MAYORAVE $261.25 560.00 $321.25 E19-06461 JUAREZ SOPHlA A 
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FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 478-095-12 SUFFIX: DEFAULT NUMBER: 20-05784 

PAYEE NAME: JJD MANAGEMENT ASSOCIATES 

ADDR1: 2975 E BELMONT AVE 

ADDR2: FRESNO CA 93701 

EFFECTIVE PAYMENT DATE: 03/28/25 AMOUNT: 4,044.43 
BY: 41 

C478 □ 9512 □□□□□ 57842 □□□ 325□□□□ 4 □ 4443□□□□□□□□□□ 6 



ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
478-095-12 -2 P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 

ORIGINAL 
ASSESSEE 
NAME& 
ADDRESS 

SITUS 

SCHERR STEFAN EXECUTOR 

PO BOX 3668 
PINEDALE CA 93650 

2038 E CALIFORNIA FRESNO 

PHONE: (559) 600-3482 

CURRENT 
OWNER 
NAME& 
ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

TAX- DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX - DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 

AMOUNT 

I 
DATE 

I 
DEFAULT NO. DATE 

2,500.90 06/30/21 20-05784 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 30000 
21-22 PAID 
22-23 PAID 
23-24 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20-21 BOTH 2,264.50 226.40 
21-22 PAID 
22-23 PAID 
23-24 PAID 

TOTAL I 2,264.50 I 226.40 I 

REDEMPTION SCHEDULE 
INCLUDES CREDIT FOR IN TRUST 

JUL 24 
AUG 24 
SEP 24 
OCT 24 
NOV 
DEC 24 

24 

COLL. NO. 

FCAC-344 (10/16/) 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

3,772.69 JAN 25 3,976.50 
3,806.66 FEB 25 4,010.47 
3,840.63 MAR 25 4,044.43 
3,874.60 APR 25 4,078.40 

MAY 
3,908.56 JUN 25 4,112.37 
3,942.53 25 4,146.34 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED 

I 
DOCUMENT NO. 

REMARKS 

NET VALUE TRA 

30000 5-882 
5-882 
5-882 
5-882 

TAXES AND PENALTIES 
COST 

10.00 

10.00 

I 
SUB-TOTAL 

2,500.90 

I 2,500.90 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF$ 

I TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J. Garcia, C.P.A. 
Auditor-Controllerrrreasurer-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 



February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93 721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93715 

THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 

FRESNO, CALIFORNIA 937 1 1 

TMILESLAW@AOL.COM 
TELEPHONE (559) 31 3·6354 

Re: 2038 E. California, Fresno, CA 
APN: 478-059-12 

Dear Sirs: 

My client, Bryce D. Hovannisian, purchased the property located at 2038 E. California, Fresno, 
CA (APN: 478-059-12), a vacant lot, at a tax default sale conducted by the County of Fresno in 
March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessments: 

FR Citation/Penalty 
Fresno City Weed 

$317.50 
$1,449.74 

The citation and penalties, and the assessed costs for weed abatement, were services provided to 
the previous property owner who lost the property at the tax sale. The Notices of Special 
Assessments upon which these po1iions of the Tax bill are based, were recorded on February 14, 
2020 and are attached. Of note, the special assessment authorizing the Citation/Penalty portion 
of the tax bill is characterized as having a priority of a judgment lien, and the special assessment 
authorizing the Weed billings is characterized as allegedly having the priority of a tax lien. 

In December of 2020, prior to the date the first installment of the July 1, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 



the contested, erroneous, and unlawful special assessments, but his tender of payment was 
rejected and returned to my client by the Fresno County Tax Collector. 

My client is not responsible for the assessment liens for the following reasons: 

1. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessments. 

Regardless of the characterization of the Special Assessments as tax liens or not, the special 
assessments were extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3 712, the Tax Deed conveys title to the purchaser.free and clear of all 
encumbrances of any kind existing before the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3712 (a) exception, the special assessments are fixed liens (even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3 712 ( c )exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances <~l any kind including the assessment liens recorded by the 
City of Fresno before the sale. Accordingly, being charged for liens that have been extinguished, 
regardless if they were characterized as "tax liens," is erroneous and unlawful, and these 
amounts must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpri01iy status in Government Code sections 
38773.1 or 38773.5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City <~l L.A. (1998) 66 Cal. App. 4th 586, Kahan v. City of 
Richmond (2019) 35 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 



tax liens. 

Government Code section 38773.1 allows a legislative body, such as a city, to collect abatement 
and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773.1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the force, effect, and priority of a judgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773.5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3712. As such, the continued effort 
to collect these liens from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

3. The Special Assessment which has the priority of a judgment lien was extinguished by the tax 
sale and the Tax Deed. 

Even if the Tax Deed did not extinguish the alleged "tax lien," it ce1iainly extinguished any 
special assessment or encumbrance that has the priority of a judgment lien pursuant to Revenue 
and Taxation Code section 3712. Accordingly, at the very least, the recorded special assessment 
that has the priority of a judgment lien has been extinguished, and the tax bill is overstated, and 
is being erroneously or illegally assessed against my client. 

For the above stated reasons, the special assessment liens are erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 

Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 
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---t· ck Dae. Apr/10/2025 

oice Number 
e 
1V 

,P 
e 

N478-095-12 XX 
scription: 

,- - • - -1 
~--~-----' 

0 

I 

T 04/22/20 2038 E CALIFORNIA 

I 
I 

,·1 
,i Vendor Number 

:1 TGEN 

I Check Number Date 

;\ 077164022 Apr/10/2025 
' 

------~-~-----·--.. ----·-r···-···-----

Voucher ID I Fund Invoice Date I 
1150. Apr/07/2025 02583043 

FR 

Vendor Name 
HOVANNISIAN BRYCE D 

I I Total Amount 

I I $222.36 

ANY QUESTIONS REGARDING THE ABOVE ITEMS SHOULD BE ADDRESSED TO: 

:,2U10A ' 
L------~ 

Check No. 077164022 
I ornanization I Paid Amount 

NONE $222.36 

,.,., 

Total Paid Amount 

$222.36 

COUNTY OF FRESNO, AUDITOR-CONTROLLER/TREASURER· TAX COLLECTOR P.O. BOX 1247, FRESNO, CA. 93715-1247 

Pay To The 

.Order Of 
HOVANNISIAN BRYCE D 

*'••rwo HUNDRED TWENTY-TWO AND 36/100 DOLLAR"·' 

PO BOX3668 
PINEDALE, CA 93650 

o ca ?nnnn :i.s:111" 

917Lt-21 

$222.36** 

L. 

I., ... 

Authorized Signature 
VOID SIX MONTHS AFTER DATE ISSUED 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 9371 1 TMILESL.AW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93715 

Re: 2111 S. Poppy, CA 
APN: 478-082-24 

Dear Mr. Garcia: 

TELEPHONE 

(559) 241-7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2020, is attached hereto as Exhibit 
One. In the fall of 2020 claimant received a Fresno County Secured Property Tax Detail report, attached 
as Exhibit Two, which includes a charge for FR REMOVE PUB NUIS in the amount of $392.94, a charge 
for FRESNO CITY WEED in the amount of $770.44, and a charge for FR CITATION/PENAL TY in the 
amount of $321.24. A special assessment, attached as Exhibit Three, alleged to have the priority of a tax 
lien, was recorded on August 9, 2019 prior to the tax sale. A second special assessment, attached as 
Exhibit Three-A, alleged to have the priority of a judgment lien, was recorded on August 9, 2019 prior to 
the tax sale. On March 28, 2025, Claimant paid $2,920.30 to redeem the property (See Exhibit Four). 
Claimant requests a refund, in whole or in part, of each of the charges/special assessment liens specified 
above, and all penalties, interest, and/or costs associated with these charges on the "tax" bill. 

Claimant disputes his responsibility, in whole or in part, for each of these charges/special assessments as 
each is null and/or invalid in that each violates state law and/or the principles oflien priority, or otherwise, 
was extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previous 
owner against whom it was imposed. 1 It has been represented to Claimant by the County of Fresno that 
it is not necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as the 
claim clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the 

I. Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exhibit Five), along with the response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, along with the 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Cou1t in Case No. 
22CECG0 1203, and Appellants Opening Brief fi led in the Fifth District Court of Appeal case number F087585, including all 
the factual allegations, legal theories and analysis presented in said documents as if fully set fo1th herein, all of which are 
included in the Appendix attached as Exhibit Seven. 



claim only involves nonvaluation issues in order to satisfy any procedural requirement. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney's 
fees pursuant to the California Code of Civil Procedure section 1021.5. 

Z~;f 
Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. I am an officer in JJD Management 
Associates and authorized to pay bills on properties it manages. On March 28, 2025 I paid the "taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July Jo , 2025 
at Fresno, California. 

B~ 



Recording requested by: 
Fresno County Tax Collector 

When recorded mail to: 

1111 wJr .. MtWi:J h.'.¥~~,11~ n ~~M ,~,~t mt,1wi 11111 
2020-0050566 

Bryce D Hovaunisian 
PO Box3668 
Pioedale, CA 93650 

oc. rans. ax compu e on 
Located in City of FRESNO. 

FRESNO County Recorder 
Paul Dictoa, CPR 
Wednesday, Apr 22, 2020 11:39:14 AM 
Tltl•s: 1 Pages: 1 
F•es: $11.09 
CA SB2 F••: ,8.00 
Tax-: 11.ISIS 
Total: 22,ISS 
FRESNO COUNTY TAX COLLEC OR 

TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 2007-08 
and for nonpayment were duly declared to be in default. DEFAULT# 07-11681 

~~ 
Signature of Dcclarant 

This deed, between the Fresno County Tax Collector (SELLER) and Bryce D Hovannisian; A married man as his sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURClli\SER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 13-16, 2020 pursuant to a statutory power of sale in accordance 
with the provisions of Division 1, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 10,l 00 

No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to PALMER ROSE, MARTIN GEORGE H 
described as follows: 478-082-24 

APN 478-082-24 MORE PARTICULARLY DESCRIBED AS LOTS 45 AND 46 IN BLOCK 3 OF DALE ADDffION 
ACCORDING TO MAP RECORDED IN BOOK 7 PAGE 15 OF RECORDS OF SURVEY FRESNO COUNTY RECORDS. 
IN THE CITY OF FRESNO. 

Executed on 

4/22/2020 

A notary public or other officer completing this c ifi te verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020, before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfacto,:y evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in his/her/their authorized. capacity(ies), and that by his/her/their signature(s) on the instrument 
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 

=sss ?T~T:: "~/A , ~ 
Signature_,_~.....c...=....,"-'-~-"'-:.+---/_//,V_~_ 
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1 ); 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: 559 488--1 0 78 

llll flVPJ~°t': ~lr.EIJk!\ ~~~tilf 1W11~~&)~~1'f 11"\iwi 11111 

2019-0135016 
FRESNO Ccunty Re=rder 

· Pau.d Di.ct.0111, CPA 
Friday, Nev 08, 2019 01:50:42 PM 
THl0101: 1 

. Feu: 
; CA SB2 Fa,o: 

Taxes: 
Tot.al: 
CITY OF FRESNO 

Pages: 4 

!30.110 
0,06 
fJ.00 
3(1).00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 1 0 relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. B-26, 
Ordinance No. 2008-26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the 6th and 1th day of November, 2019, assess the 
costs of such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno 
claims a lien on the Subject Properties (sea attachment for amount assessed). The lien shall be on the properties 
until the amount is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments. 

Dated this ~8~th 
__ day of __ N~o_v~e~m~b_e~r __ , 2019 

Dated: 11/Bh q 
I By;,-:--~--------------­

John Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document lo which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

On I t/<'f /t L , before me, William E. Ryner, Notary Public, personally appeared John Giannetta, who proved to me on the 
basis olsatisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged 
to me that he/she/tney executed the same in his/ooi;4!:Jeir. authorized capacity(ies), and that by his/l'lerAAeif signature(s) on the 
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 

WITNESS my hand and official seal. 

Signature 



5476-

Public 

APN: Str:: Du Property Address Nnis.ance 
Enfor.:em 

ent 

! 46713401 151 FST 

i 42422105 2602 w FAIRMONT AVE 102 S447.00 

45023103 993 N F Al<RlS A VE 

46011216 368 N FIFTH ST 

47118207 1840 s FIFTH ST 

44618106 1910 N FIRST ST 

41819110 5160 N FRF..SNOST 

I 4811813CS 4825 E :GEARYST 

! 45919201 3004 E GRANT AVE 

46014107 4302 E GRAlff AVE 

576312165 10090 N GROUSE RUN 

47110304 1640 s HAZELWOOD BLVD 

47118510 1915 s HAZELWOOD BLVD 

45311202 3514 E HOME AVE 

31075108 3447 N HORNET AVE 

44208226 2651 N HUGHES AVE 

42802218 2329 E INDL'.NM'OUS A VE 

46406011 2323 w KEA&\.'EY BLVD 

46111105 34-;3 E KERCKHOFF A VE 

31075744 3450 N LEANNA AVE 

,7020227 I 3853 E LlllERTY A VE 

47921407 ' 2572 s ULYAVE 
47909310 2442 s LOT"uS AVE I 
47028307 4141 E LYELL AVE I 
45909234 2735 E MADISON AVE 

46009119 4705 E !f.AD!SON A VE 

46125311 3637 E MONO ST 

4602il305 3736 E NEVADA AVE 

46024110 4641 E NEVADA AVE 

'17112112 3737 E ORLEANS AVE 

48028214 2485 s PAGE AVE I 
45914420 356 N PARK AVE 

44624310 2238 E PERALTA WAY 

4780$224 :nn s ·POPPY AVE 

46724206 819 POTI1.E AVE 

49603515 5855 E RAMONA WAY 

{7815326 2255 s ROSE AVE I 

46519516 121 E SAN JOAQUfN ST 5573.71 

44204002 3257 w SH!ElDS AVE 

31230015 4191 w SHlElDS AVE 

44504116 2401 E SIMPSON AVE 

6892-

TotaiAmt I 6868-
S=d 

6970-

Public Weed 
Property/De 

Nuisance 
mo/Titie 

Abateme Unpaid 

ConttCoot nt 
Searcli 
$1,390.78 $1,390.78 

$320.00 5767.00 

$7S1.78 5781.78 

$330.00 $330.00 

5269.0D S269.00 

5462..00 S462.00 
$319.84 $319.84 

S302.05 5302.06 

$960.31 S960.Jl 

$516.56 $516.56 

Si,031.471 5223.30 Sl,254.77 

$2.156.99 $2,156.99 

$320.60 $795.00 S1,115.60 

$3,178.0J 53,178.00 

$594.68 S594.68 

52,004.52 52,()04,52 

SS38.00 5538.00 

$10,871.51 $\O,S71.51 

$416.64 5416.64 

$493.81 $493.81 

$966.42 $966.42 

5397.00 $397.0C 
SI,249.66' $1,249.66 

$1,263.30 $1,263.30 

S323.00 S323.00 

57,404.02 $7,404.02 

$2,013.SS S22,749.45 S24,763.J3 

Sl,232.82 Sl.232.82 

52.23.44 5223.44 

5593.89 5593.89 

5689.30 $689.30 

5670.00 S670.0Q 

S323.00 S323.03 

$392.94 S770.+l Sl,!63..38 

$1,036.34 Sl,0&6.34 

S246.46 S246.45 

$1,25126 51,251.26 

$573.71 

$255.96 S255.96 

S300.00 S300.00 

Sl,079.39 Sl,079.39 

Page2of3 

Case: Owner's Name 

E19-08276 OCONNOR MICHAEL 

E19--04D87 HENRY SOSBY LEE% A BENARD 

E19-08679 HICKMAN, WILUAM 

E19--04186 HAYES ALUSON & LONNIE ABDAUAH 

E19-00770 AREVALO JESUS HERNANDEZ AREVALO N':ARIA CONSUELO 

E19-01020 TlJTIJOGLU SETRAK 

E18-03947 ?HAM NH UNG TTRUSTEE NGUYEN TH!EN C TRUSTEE 

ElB-06159 ASHFORD CURTIS M JONES JOHN W & VIVIAN A 

ElS-06308 RODRIGUEZ LU\S DIEGO LLANO 

E1~9l SANCHEZ SALVADOR 

E19-02891 SCROGGINS RANDALL L & DENISE G 

El!,-0183?. RODRIGUEZ DAVID 

E19-05582 SANDOVAL JESS R & HOPER 

El!,-08320 BRUMBAUGH HAZEL 

E19-04774 ZABALZA ELISEO A JR 

E19-00708 HENKEll ROBERT L TRUSTEE 

E19-06832. MARTINEZ ALONZO 

El9-04666 ATAJV\IAN HAJG C 

E19--04285 CAMPBELLJAMES ALLO.N & MICHAELLE D TRS 

El9--03232 DUNNING SHERRY 

ElS-00074 jRODRIGUEZ JENNIE 

E18-01146 BABCOCK ANN 

CE16-7944 GORDON DINAH 

E19-01689 HARDING LINDA 

ElS-05194 PREFERRED PROPERTY UC 

E19-04921 CUDE CHARLES 

CE14--4329 OllViE AND LOUISE CVRUAK 

E19-C8079 )aRYANT DALE J & JACQUELYN B 

E19-03158 i t.fANOS ALFONSO JR DE PERALES MA TEA GONZALEZ 

ElS-07222 PORRAS LUPE DAVILA MAYORGA GLORIA M 

CEl0-4667 AYLWARDSCDTTT 

ElS-05204 Stacey Falrchlld & Patricia A Gough 

Els--06562 DEBOER CHRISTOPHER E & SUSAN M 

E19--05672 t ?ALMER ROSE tv1AR11N GEORG: H 

£19-00200 MONTGOMERY MICHAEL J 

£19-0530:'> THOMAS TERRY S & TANYA M 

E:9-07011 ABBS !RENE 

£19--08887 SUCiO JUANITA PERALES 

E18-00442 SUNNYSIDE DEVELOPMENT PARTNERS LLC 

E18-06913 TATUM RONALD N TRUSTEE 

CE12·3463 KESWIO< INVESTMENT CORPORATION 

I 

0 
0 
() 
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0 
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RECORDING REQUESTED BY: 

Crty of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1) 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM •· Code Enforcement Division 
2600 Fresno Stree~ 3070 
Fresno, Calrfomia 93721-3605 
Fax: (559) 488-1078 

7-
( 1111 ~r~~~iiw,~~ :1~ii~ ~i,i~1it ~,i·,.~-~ 11 ~1-
2019-0135015 
FRESNO Cow,ty Rlll()Clf"dQ!"' 
Paul Diet.om, CPA 

Friday, Nov 08, 2019 01:50:42 PM 
• TH lea: 1 

Falilll: 
Cfl S82 F"'e: 
Taxes; 
Total: 

. CITY OF FR!iSNO 
'"~---~--- ' __ _ 

Pages: 2 

ff
3.00 
.00 
.00 

,3.00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 3 of Chapter 1 relating to the issue 
of cn:ations of the Fresno Municipal Code, the city did, issue a citation to the record owner(s) of the real properties 
described in the attachment, for a violation of the Fresno Municipal Code existing upon the Subject Properties. The 
record owner(s) have not paid the penalties issued in the citations, and an administrative hearing officer did on the 
6th and 7th day of November 2019; assess these unpaid penalties on the Subject Property. The assessment has 
not been paid, and the City of Fresno claims a lien on the Subject Property (sea attachment for amount assessed). 
The lien shall be on the property until the amount is paid, plus legal rate of interest to be accrued from the date of 

recording this lien, and any and all administrative costs to file and record the lien. The claimed lien having been 
assessed to collect for unpaid penalties shall have the priority of a judgment lien and shall attach upon the recording 
of this Notice. 

Dated this 8ui day of November , 2019 

Dated:__,fw...,/ 1-"-/ 8_/(.__q_ 
ri John Giannetta, Housing Program Supervisor 

CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA ) ss 
COUNTY OF FRESNO ) 

On /I (3/!9 , before me, William E. Ryner, Notary Public, personally appeared John Giannetta, who proved to me on the 
basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged 
to me that he/sl:!e/ti:iey executed the same in his/ReFlt/:leif authorized capacity(ies), and that by his/l'leFltheiF signature(s) on the 
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument 

I certrfy under PENAL TY OF PERJURY under the laws of the State of Calrfornia that the foregoing paragraph is true 
and correct. 

WITNESS my ha,,nd andf cial seal. 

Signature #~ ~· 
lmQ 
166349· :ic 

Camomla ~ 
I 2020 
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=!cl: 
0 
0 
0 
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APN; 

45405218 

45022111 

46519103 

46518409 

46715504 

31623071 

31249228 

47124117 

47132207 

47118207 

48118130S 

45919201 

47118510 

47125207 

46111105 
31075744 

40222067 

47112112 

47808224 

44721215 

49605515 

46412128 

44204002 

30311309 

45130419 

46521606 

45921235 

46518208 

28 

St:r.~ Dir 

1102 N 

929 N 

30 E 

47 E 

1129 

5710 E 

4056 w 
4760 E 

2036 s 
1840 s 
4825 E 
3004 E 

1915 s 
1960 s 
3443 E 
3450 N 

780 E 

3737 E 

2111 s 
2320 N 

5856 E 

220 w 
3257 w 
317 w 
1220 N 

1136 s 

153 E 

c-l 
CITATIONS ASSESSl'vfE"NT SCHEDULED TO BE PLACED ONTO FY 20-21 TAX ROLL 

(Public Hearing Conducted on November 6 and 7 2019) 
' 

64~ 
Total 

Penalties 
Property Address Citations/ Releases Caseg Owner's Name 

Penalties 
Amount 

Unpaid. 
lllli ST $261.25 $60.00 $321.25 E19--03996 GALVAN l\11GUEL VILLA JUAN MANUEL 
ADOLINcAVE $257.50 $60.00 $317.50 ElS-06888 OWENS LYNN DEE 
A\1ADORST $2::,0.00 $60.00 $310.00 E19--05920 COX RONALD V WATLEY KAY L COX ET AL 
A1'\1ADOR ST $261.25 $60.00 $32125 E19--05269 BROWN ELVIN 
BST $261.25 $60.00 $32125 E19--05391 MARTINEZ HER...MEl\fEGILDO 
BELG RA VIA A VE $767.04 $60,00 $827.04 E19--06174 CORRAL RUDY H & IBERESA B 
BROWN AVE $261.25 $60.00 $321.25 E19--03892 RARANG MARK 
CEffiAVE $253.75 $60,00 $313.75 E19-01627 JAMESCATATEA Y 
DEARING AVE $7,457.50 $60.00 $7,517.50 E19-00596 RODRIGUEZ HELEN RODRIGUEZ STEVEN JOSEPH & IRA LANE 
FIFTH ST $515.00 $60.00 $575.00 E19-00770 AREVALO JESUS HEfu"JANDEZ AREVALO lv1AR1A CONSUELO 

GEARY ST $1,030.00 $60.00 $1,090.00 ElB-06159 ASHFORD CURTIS M JONES JOHN W & VIVIAN A 

GRANT AVE $253.75 $60.00 $313.75 £19--06308 RODRIGUEZ Lu1S DIEGO LLANO 

HAZELWOOD BLVD $257.50 $60.00 $317.50 E19-05582 SA.1\JTIOV AL JESS R & HOPE R 

HAZELWOOD BLVD $253.75 $60.00 $313.75 E19-01445 PEREZ PA TRICIA 

KERCKHOFF A VE $77625 $68.00 $83625 E19-04285 CAMPBELL JAMES ALLAN & MICHAELLE D TRS 
LEA.i'\JNA AVE $765.00 $60.00 $825.00 E19--03232 DUNNING SHERRY 

NEES AVE $261.25 $60.00 $321.25 E19--00780 SEQUOIA-FRESNO JOINT VENTURE% T NAK..A. TA 
ORLEANS AVE $261.25 $60.00 $321.25 ElS--07222 PORRAS LUPE DAV1LA MAYORGA GLORIA M 

POPPY AVE 5261.25 $60.00 $321.25 E19-05672 PALMER ROSE MARTIN GEORGE H 

PRICE AVE $1,015.00 $60.00 $1,075.00 E19-00256 MCELHANEY LAWRENCE L 

R....t\MONAWA.Y $26125 $60.00 $321.25 E19--05305 THOMAS TERRY S & T Ai'JY A M 

SAN JOAQUIN ST $9,321.50 $60,00 $9,381.50 E18--04102 AGUILAR FLORENCL-\ RAMIREZ 

SHIELDS AVE $565.00 $60.00 $625.00 ElS--00442 SUNNYSIDE DEVELOPMENT PARTNERS LLC 

SPRUCE AVE $11,450.00 $60.00 $11,510.00 ElS-04419 HENSON FRED 

THESTAST $265.00 $60.00 $325.00 E19-03124 ALBRAE EQUITIES LLC 

TRINITY ST $261.25 $60.00 $321.25 E19-03542 MACK PAMELA ELAINE 

VACANTLOT S265.00 $60.00 $325.00 E19--03205 TORRES PAUL V 

WHITES BRIDGE A VE $261.25 $60.00 $321.25 E19--04890 TRAMMEL EGENGIA TRUSTEE 

Total $38,331.04 $1,680.00 $40,011.04 



FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 478-082-24 SUFFIX: DEFAULT NUMBER: 20-05778 

PAYEE NAME: JJD MANAGEMENT ASSOCIATES 

ADDR1: 2975 E BELMONT AVE 

ADDR2: FRESNO CA 93701 

EFFECTIVE PAYMENT DATE: 03/28/25 AMOUNT: 2,920.30 
BY: 41 

C478082240000057782□□□ 3250000292030000000 □ 0 □□ 7 



ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
478-082-24 -1 P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 • PHONE: (559) 600-3482 

ORIGINAL 
ASSESSEE 
NAME& 
ADDRESS 

SITUS 

PALMER ROSE 
MARTIN GEORGE H 
PO BOX 3668 
PINEDALE CA 93650 

2111 S POPPY FRESNO 

CURRENT 
OWNER 
NAME& 
ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

TAX - DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX - DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 
AMOUNT 

I 
DATE 

I 
DEFAULT NO. DATE 

1,804.26 06/30/21 20-05778 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 10107 
21-22 PAID 
22-23 PAID 
23-24 PAID 

YEAR INST. TAX PENALTY 

20-21 BOTH 1,631.18 163.08 
21-22 PAID 
22-23 PAID 
23-24 PAID 

TOTAL 1,631.18 163.08 

REDEMPTION SCHEDULE 
INCLUDES CREDIT FOR IN TRUST 

JUL 24 
AUG 24 
SEP 24 
OCT 24 
NOV 
DEC 24 

24 

COLL. NO. 

FCAC-344 (10/16/) 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

2,724.56 JAN 25 2,871.37 
2, 749. 03 FEB 25 2,895.83 
2,773.50 MAR 25 2,920.30 
2,797.96 APR 25 2,944.77 MAY 
2,822.43 JUN 25 2,969.24 
2,846.90 25 2,993.70 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED 

I 
DOCUMENT NO. 

REMARKS 

NET VALUE TRA 

10107 5-224 
5-224 
5-498 
5-498 

TAXES AND PENALTIES 
COST 

10.00 

10.00 

SUB-TOTAL 

1,804.26 

1,804.26 

REDEMPTION FEE 
REDEMPTION AMOUNT 

% 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF $ 

TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J. Garcia, C.P.A. 
Auditor-Controller/Treasurer-Tax Collector 

DATE 
BY __ c_o_P_Y _________ _ 

CURRENT TAXES NOT INCLUDED 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 

FRESNO, CALIFORNIA 9371 1 

February 816, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93 721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93715 

Re: 2111 S. Poppy, Fresno, CA 
APN: 478-082-24 

Dear Sirs: 

TMILESLAW@AOL.COM 
TELEPHONE (559) 31 3-6354 

My client, Bryce D. Hovannisian, purchased the property located at 2111 S. Poppy, Fresno, CA 
(APN: 478-082-24), a vacant lot, at a tax default sale conducted by the County of Fresno in 
March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessments: 

FR Citation/Penalty 
FR-Remove Public Nuisance 
Fresno City Weed 

$321.24 
$392.94 
$770.44 

The citation and penalties, and the assessed costs for removal of the public nuisance and weed 
abatement, were services provided to the previous property owner who lost the property at the 
tax sale. The Notices of Special Assessments upon which these portions of the Tax bill are 
based, were recorded on November 8, 2019 and are attached. Of note, the special assessment 
authorizing the Citation/Penalty portion of the tax bill is characterized as having a priority of a 
judgment lien, and the special assessment authorizing the Public Nuisance and Weed billings is 
characterized as allegedly having the priority of a tax lien. 



In December of 2020, prior to the date the first installment of the July 1, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 
the contested, erroneous, and unlawful special assessments, but his tender of payment was 
rejected and returned to my client by the Fresno County Tax Collector. 

My client is not responsible for the assessment liens for the following reasons: 

1. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessments. 

Regardless of the characterization of the Special Assessments as tax liens or not, the special 
assessments were extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3712, the Tax Deed conveys title to the purchaserfi·ee and clear a.fall 
encumbrances o_fany kind existing bef<Jre the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3712 (a) exception, the special assessments are fixed liens (even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3 712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3 712 ( c )exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances o_fany kind including the assessment liens recorded by the 
City of Fresno before the sale. Accordingly, being charged for liens that have been extinguished, 
regardless if they were characterized as "tax liens," is erroneous and unlawful, and these 
amounts must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
38773.1 or 38773.5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City <~f L.A. (1998) 66 Cal. App. 4th 586, Kahan v. City <~f 



Richmond (2019) 3 5 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 

Government Code section 38773.1 allows a legislative body, such as a city, to collect abatement 
and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773 .1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the.force, effect, and priority (~fa judgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773.5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3 712. As such, the continued effort 
to collect these liens from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

3. The Special Assessment which has the priority of a judgment lien was extinguished by the tax 
sale and the Tax Deed. 

Even if the Tax Deed did not extinguish the alleged "tax liens," it certainly extinguished any 
special assessment or encumbrance that has the priority of a judgment lien pursuant to Revenue 
and Taxation Code section 3712. Accordingly, at the very least, the recorded special assessment 
that has the priority of a judgment lien has been extinguished, and the tax bill is overstated, and 
is being erroneously or illegally assessed against my client. 

For the above stated reasons, the special assessment liens are erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



Thomas V. Miles, Esq. 
5607 North Fruit A venue 
Fresno, California 93711 
~mileslaw@aol.com 

·County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple.Properties 

Dear Mr. Miles: 

This office received your 29 letters, all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
prope1ties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the properties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
property taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing property taxes, including special 
assessments that are collected on the property tax roll, 1 _must.."pay first, litigate later."2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided.4 This office therefore does not consider prepayment allegations by a taxpayer that 

\ all or any part of a property tax or special assessment is unlawful or erron.eous. 

If your clients wish to challenge all or any prut of the prope1ty taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each • 
prope1ty that they own, including any penalties, costs, or charges resulting fro1n delinquent 
payment. Then your clients may file claims for refund. Revenue and Taxation Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Pait 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the same time and in the same manner as County taxes. (Rev. & Tax. Code,§ 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
1109, 1112-1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250, 262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (1999) 77 Cal.App.4th 644; 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60·0-1449 

Equal Employment Opportunity Employer 



r Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

sections 5097 and 5097.02 provide the time in which a refund claim must be filed and the 
information that must be included in order to constitute a valid claim. ' 

The Board of Supervisors has authorized this Office to receive, consider and act upon propeity 
tax refund claims. 5 You or your clients may submit prope1ty tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93715 

This office does not receive prope1ty tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, <' 

( \i.uv, :( l cv1 (fl /1-

Oscai J. Ga1c1:{ 9~ A 
Auditor-Controller/Treasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Prope1ties 

s Rev. & Tax. Code,§ 4804; Board Resolution No. 88-372 (July 26, 1988). 

2 

-



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 93711 TMILESLAW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

Re: 4024 E. Vine, CA 
APN: 487-130-03 

Dear Mr. Garcia: 

TELEPHONE 

(559) 241-7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2020, is attached hereto as Exhibit 
One. In the fall of 2020 claimant received a Fresno County Secured Property Tax Detail report, attached 
as Exhibit Two, which includes a charge for FR REMOVE PUB NUIS in the amount of$352. l 2, a charge 
for FRESNO CITY WEED in the amount of $569.00, and a charge for FR CIT A TI ON/PENALTY in the 
amount of $313.74. A special assessment, attached as Exhibit Three, alleged to have the priori~y of a tax 
lien, was recorded on August 9, 2019 prior to the tax sale. A second special assessment, attached as 
Exhibit Three-A, alleged to have the priority of a judgment lien, was recorded on August 9, 2019 prior to 
the tax sale. On March 28, 2025, Claimant paid $2,463.13 to redeem the property (See Exhibit Four). 
Claimant requests a refund, in whole or in part, of each of the charges/special assessment liens specified 
above, and all penalties, interest, and/or costs associated with these charges on the "tax" bill. 

Claimant disputes his responsibility, in whole or in part, for each of these charges/special assessments as 
each is null and/or invalid in that each violates state law and/or the principles of lien priority, or otherwise, 
was extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previous 
owner against whom it was imposed. 1 It has been represented to Claimant by the County of Fresno that 
it is not necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5 ~ 42 as the 
claim clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the 

I. Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exhibit Five), along with t:1e response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, along with :he 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Court in Case No. 
22CECG0 1203, and Appellants Opening Brief filed in the Fifth District Court of Appeal case number F087585, i1cluding all 
the factual a llegations, legal theories and analysis presented in said documents as if fully set forth herein, all of which are 
included in the Appendix attached as Exhibit Seven. 



claim only involves nonvaluation issues in order to satisfy any procedural requirement. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney's 
fees pursuant to the California Code of Civil Procedure section 1021.5. 

Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. I am an officer in JJD Management 
Associates and authorized to pay bills on properties it manages. On March 28, 2025 I paid the ''taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on Juty3-v , 2025 
at Fresno, California. 

Bry~ 



Recording requested by: 
Fresno County Tax Collector 

Vlhen recorded mail to: 
Bryce D Hovanni~ian 
PO Bo:i:3668 
Pinedale, CA 93650 

oc. rans. ax compu on 
Located in City of FRESNO. 

1111 wir.iriir..ir,, ~1~,.'~1!111h ~1Ml'\-i~!1j~~~ ~h 11\Yi 11 11 I 
2020-0050558 
FRESNO County Recorder 
Paul D1cl011, C~ 
Wednesday, Apr 22, 2020 11:39:14 AM 
Titles: 1 Page&: 1 

Fees: 111.00 C~ SB2 ~ea: 0.08 
Tax■s: 26.0!5 
Total: 38,0!5 
FRESNO COUNTY TAX CO~LEC OR 

va ue o property conveye 

Signatare of Declarant 

TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 2006-07 
and fornonpayment were duly declared to be in default. DEFAULT# 06-11192 

This deed, between the Fresno County Tax Collector (SELLER) and Bryce D Hovannisian; A married man as his sole nnd 
separate property; Sole Owner (PURCru\SER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 13-16, 2020 pursuant to a statutory power of sale in accordance 
with the provisions of Division 1, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 25,200 

No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to RODRIGUEZ DOMINGO & AURELIA 
described as follows: 487-130-03 

APN 487-130-03 MORE PARTICULARLY DESCRIBED AS LOT 10 OF TRACT NO. 1012, SOUTH CALWA ADDffiON 
IN THE COUNTY OF FRESNO, STATE OF CALIFORNIA, RECORDED IN BOOK 14, PAGE 3 OF PLATS, FRESNO 
COUNTY RECORDS. IN THE CITY OF FRESNO. 

Executed on 

A notary public or other officer completing this c . "fl e verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020, before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfactory evidence to be the pcrson(s) whose name(s) is/arc subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument 
the person(s), or the entity upon behalf of which the person(s) acted, exect1ted the instrument. 

1 certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 

VllTNESS my hand and official seal. 

Signarure l7ithuu ~ 



AtuJi t<>r-Coutll!olJcr 

Trcasur~ 
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Go t3ack I 
FRESNO COUNTY SECURED PROPERTY TAX DETAILS 

FISCAL YEAR 2020 
JULY 1, 2020 - JUNE 30, 2021 

;1; 



v\ 
RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1); 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: 559 488-1078 
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i2019-0089087 
FRESNO County Recorder 
Paul Diet.on, CPA 
Friday, Aug 09, 2019 01:44:27 PM 
T1 He,o; l Pages: 4 

F&111t1: 138.00 CA S82 'Fcoo: 0 .00 
Truces: 0. 00 

, Tot.a 1 : 38 . ll0 
., C~TY ~r=_!=R1':SNO I □A_R_M __ 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Artlcle 6 of Chapter 1 O relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. B-26, 
Ordinance No. 2008-26 relating to weed abatement, the crty did, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the 7th and 8111 day of August, 2019, assess the costs of 
such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno claims a 
lien on the Subject Properties (see attachment for amount assessed). The lien shall be on the properties until the 
amount is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments. 

Dated this ~9~th 
__ day of -~A~ug"'"u~s=t __ , 2019 

ohn Giannetta, Housing Program SupeNisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only t11e identity of the individual who signed the 
document to which this certificate is attached; and not U1e truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

On q;-:}P j \ q , before me, Christina Pasiflas, Notary Public, personally appeared John Giannetta, who proved to me on 
the bas· o satisfactory evidence to be the person(s) whose name(s) is/arB subscribed to the within instrument and 
acknowledged to me that he/GReAAey executed the same in his/1:ieF/tl=leir authorized capacity(ias), and that by his/lIBr-Meir 
signature(s) on the instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. \ 

1,.,,,,.,,.., .. ®::llo@il'l"®ffl 111 "I 
CHll15TlNA FA SILLAS 

Notary l'ublic -C..lllo,nla / 
~ • f1emo County ,: 
/ Commission I Ul ◄ /27 

My Comm, EMpbes Ckt 15, 2021 



6476-

Public 6868-Publlc 
A.PN: St:ri' Dir Property Address Nuisance Nuli,.anc2 

Enforcem Con tr Cost 

ent 
46124410 3129 E VENTURA ST 656.62 

487l3(XJ3 4024 E , VL'-rn A VE 352.32! 

46010504 3230 E WASHlNGTON AVE I 257.00 

46308201 155 s WILLOW AVE ! 430.59 

42428502 I 4580 N WOODSON AVE ' ; 

46418418 I 146 w WOODWARD A VE 

44226101 1645 w YALE AVE 

452273()4 510 N YOSEMITE A VE 667.7: 

82 TOTAL 460.42 29,844.08/ 

-I:::: 

6892-

Secured 
6970-

Pmperty/D 
Weed Total Amt 

Case; 

emo/riUe 
Ab.1teme Unpaid 

Searclt 
nt 

656.62/El&-06277 

569.00/ 92L321E19-03697 

257.00 ElS-07181 

490.24 920.83 EJ9-0l%4 

870.80 870.80 E19-02347 

2,407.98 2,407.98 E!9-01685 

329.00 329.00 E19-G3025 

604.47 1,272.18 J El 8-03156/El 9--03264 

37,192.16 10,.584.87 78,081.53 
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Owner's Name 

IF,\LLAHJ AZlM 

IRODR1GUEZ DOMINGO & AURELL'\ 

FLORES RA.'v!ON 

jACKSON PENNY M 

STEP ANY AN AN AlT 

HENRY Wil.LlE &: CLARA E 

VEGA BRYAN AARON 

MCGLOTHIN TIYEONDREA 

0 
0 
0 
;;I: 
1'.) 

0 
-" 
(D 

6 
0 
Ol 
(D 

0 
co 
-..J 

1J 
DJ 

(Cl 
(!) 

.i:,.. 

0 .... 
.i:,.. 



RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1) 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Drvision 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: (559) 488-1078 

I/JI IYJPJ~,\11 U,J ,l,;&:f/a:\uH f-!J Ut r',J,/? ~~Llll+IMivt 11111 
2019--0089086 
FRESNO County Reeord@r 
Paul Dict.021, CPA 
Friday, Aug 09, 2019 01:44:27 PM 
Titles: 1 
FoeE: 
CA SB2 Fee: 
TW<es: 
Tot.al: 
.c~rv .a~ .. f'l'l!=SNO I DARM 

Page5; 3 

1
31. 00 
ll.00 
0.00 
31.00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 3 of Chapter 1 relating to the issue 
of citations of the Fresno Municipal Code, the city did, issue a citation to the record owner(s) of the real properties 
described in the attachment, for a violation of the Fresno Municipal Code existing upon the Subject Properties. The 
record owner(s) have not paid the penalties issued in the citations, and an administrative hearing officer did on the 
itti and 8th day of August 2019; assess these unpaid penalties on the Subject Property. The assessment has not 
been paid, and the City of Fresno claims a lien on the Subject Property (see attachment for amount assessed). 
The lien shall be on the property until the amount is paid, plus legal rate of interest to be accrued from the date of 
recording this lien, and any and all administrative costs to file and record the lien. The claimed lien having been 
assessed to collect for unpaid penalties shall have the priority of a judgment lien and shall attach upon the recording 
of this Notice. 

Dated this 91
h day of August , 2019 

By:_.if..(,~~-:_t.~~~~~~~~:___ __ _ 
John Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identrty of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA ss 
COUNTY OF FRESNO 

On __ ~ <\ I , before me, Christina Pasillas, Notary Public, personally appeared John Giannetta, who proved to me on 
the basis of tisfactory evidence to be the person(s) whose name(s) islare subscribed to the within Instrument and 
acknowledged to me that he/6fle/tfley executed the same in his/f!ef/tJ::leif authorized capacity(ies), and that by his/f!ef/!J:ieif 
signature(s) on the instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PEI\JAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 

WITNESS my hand an~ 

Signature(:i ~ 
CHRISTINA PASILLAS 

Notary Public - California 
Fresno County ~ 

Commbs/on I 2214727 
MyComm.Explr~sOct 15,2021 



6475-

APN# Strt Dir Property Address Gtations/ 
Penalties 

40922112 6135 N ORCHARDSI $18,102.00 

44721215 2320 N PRICE AVE 780.00 

46123203 416 s RECREATION A VE 768.75 

436122185 2824 E SUSSEX WAY 253.75 

47110306 1645 s THIRD ST 257.50 

45422507 4339 E THOM.A.SAVE 257.50 

45429204 4014 E 11JR.i'\JER A VE 2,215.00 

45223318 VACAl\itLITT 257.50 

48713C03 4024 E V1NE AVE 253.75 

45429115 3915 E W1-IlTEAVE 515.00 

46308201 155 S W!LLOWAVE 257.50 

45227304 510 N YOSEMITE AVE 257.50 

47 ' TOTAL\ 48,157.00 

w 

Total 

Relea,;eg 
Penalties 

Case: 
Amount 
Unpaid 

60.00 18,162.00 CElS-1206 

60.00 840.00 E19-00256 

60.00 828.75 CE17-9964 

60.00 3i3.75 El9--01916 

60.00 317.50 E18-07819 

60.00 317.50 E19-02617 

60.00 2,275.00 CE17-14661 

60.00 317.50 El':,--03122 

60.00 313.75 E19,-03697 

60.00 57:HlO E19-00117 

60.00 317.50 El9-0I964 

60.00 317.50 E1&-o3156/El9-o3264 

2,820.00 50,977.00 
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Owner's Name 

NIXON CAROLYN 

MC ELHANt>Y LA\.\'RS>.JCE L 

GOMEZ ENRIQUE GOMEZ DA..1'JJEL ETAL 

BREWER FREDDIE LEE SR & D!ANE BREWER FREDDIE L JR 
826SLLC 

SOURlY ANYONG OUlBAI 

DONALD HANSEN 

ALBRAE EQUITIES LLC 

RODRIGUEZ DOMINC-0 & AURELIA 

CATANO THOMAS JR 

JACKSON PENNY M 

MCGLO 1HIN TIYEONDREA 

0 
0 
0 

~ 
0 
->. 

co 
6 
0 
co 
co 
0 
co 
CJ) 

-0 
lll 
(0 
a, 
(.,) 

0 ....., 
(.,) 



FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 
APN: 487-130-03 

PAYEE NAME: 

SUFFIX: DEFAULT NUMBER: 20-06055 

ADDR1: 

ADDR2: 

JJD MANAGEMENT ASSOCIATES 

2975 E BELMONT AVE 

FRESNO CA 93701 

EFFECTIVE PAYMENT DATE: 03/28/25 BY: 41 AMOUNT: 

C487130030000060552000325000024631300000000001 

2,463.13 



ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 • PHONE: (559) 600-3482 

ORIGINAL 
ASSESSEE 
NAME& 
ADDRESS 

SITUS 

RODRIGUEZ DOMINGO & AURELIA 
PO BOX 3668 
PINEDALE CA 93650 

4024 E VINE FRESNO 

CURRENT 
OWNER 
NAME& 
ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

487-130-03 -6 

TAX - DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX- DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 

AMOUNT DATE DEFAULT NO. DATE 

1,520_94 I 06/30/21 I 20-06055 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 9473 
21-22 PAID 
22-23 PAID 
23-24 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20-21 BOTH 1,373_62 137_32 
21-22 PAID 
22-23 PAID 
23-24 PAID 

TOTAL I 1,373_62 I 137_32 I 

REDEMPTION SCHEDULE 
INCLUDES CREDIT FOR IN TRUST 

JUL 24 
AUG 24 
SEP 24 
OCT 24 
NOV 
DEC 24 

24 

COLL. NO. 

FCAC-344 (10/16/) 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

2,298-29 JAN 25 2,421.92 
2,318_90 FEB 25 2,442_52 
2,339_50 MAR 25 2,463_13 
2,360.11 APR 25 2,483_73 

MAY 2,380_71 JUN 25 2,504_34 
2,401.32 25 2,524.94 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED 

I 
REMARKS 

NET VALUE TRA 

9473 5-057 
5-057 
5-057 
5-057 

TAXES AND PENALTIES 
COST 

10_00 

10_00 

I 
SUB-TOTAL 

1,520.94 

I 1,520.94 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF$ 

DOCUMENT NO. 

• .. 

-1.!· 

I TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J. Garcia, C.P.A. 
Auditor-Controller/Treasurer-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 

FRESNO, CALIFORNIA 93711 

Februmy 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93 721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93715 

Re: 4024 E. Vine, Fresno, CA 
APN: 487-130-03 

Dear Sirs: 

TMILESLAW@AOL.COM 
TELEPHONE (559) 31 3-6354 

My client, Bryce D. Hovannisian, purchased the property located at 4024 E Vine, Fresno, CA 
(APN: 487-130-03), a vacant lot, at a tax default sale conducted by the County of Fresno in 
March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessments: 

FR Citation/Penalty 
FR-Remove Public Nuisance 
Fresno City Weed 

$313.74 
$352.32 
$569.00 

The citation and penalties, and the assessed costs for removal of the public nuisance and weed 
abatement, were services provided to the previous property owner who lost the property at the 
tax sale. The Notices of Special Assessments upon which these portions of the Tax bill are 
based, were recorded on August 9, 2019 and are attached. Of note, the special assessment 
authorizing the Citation/Penalty portion of the tax bill is characterized as having a priority of a 
judgment lien, and the special assessment authorizing the Public Nuisance and Weed billings is 
characterized as allegedly having the priority of a tax lien. 



In December of 2020, prior to the date the first installment of the July 1, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 
the contested, erroneous, and unlawful special assessments, but his tender of payment was 
rejected and returned to my client by the Fresno County Tax Collector. 

My client is not responsible for the assessment liens for the following reasons: 

1. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessments. 

Regardless of the characterization of the Special Assessments as tax liens or not, the special 
assessments were extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3712, the Tax Deed conveys title to the purchaser.free and clear (~fall 
encumbrances of any kind existing before the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3712 (a) exception, the special assessments are fixed liens (even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3 712 ( c )exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances of any kind including the assessment liens recorded by the 
City of Fresno before the sale. Accordingly, being charged for liens that have been extinguished, 
regardless if they were characterized as "tax liens," is erroneous and unlawful, and these 
amounts must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
38773.1 or 38773.5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City (~l L.A. (1998) 66 Cal. App. 4th 586, Kahan v. City of 



Richmond (2019) 35 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 

Government Code section 38773.1 allows a legislative body, such as a city, to collect abatement 
and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 3 8773 .1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the force, effect, and priority of ajudgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773.5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
'judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3 712. As such, the continued effort 
to collect these liens from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

3. The Special Assessment which has the priority of a judgment lien was extinguished by the tax 
sale and the Tax Deed. 

Even if the Tax Deed did not extinguish the alleged "tax liens," it certainly extinguished any 
special assessment or encumbrance that has the priority of a judgment lien pursuant to Revenue 
and Taxation Code section 3712. Accordingly, at the very least, the recorded special assessment 
that has the priority of a judgment lien has been extinguished, and the tax bill is overstated, and 
is being erroneously or illegally assessed against my client. 

For the above stated reasons, the special assessment liens are erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 

Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 

2 

_J 
\ 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 9371 1 TMILESLAW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

Re: 226 E. Whitesbridge, Fresno, CA 
APN: 465-186-04 

Dear Mr. Garcia: 

TELEPf-ONE 

(559) 241-7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through hi3 attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2022, is attached hereto as Exhibit 
One. In the fall of 2020 claimant received a Fresno County Secured Property Tax Detail report, attached 
as Exhibit Two, which includes a charge for FR STRUCT DEMOL in the amount of$999.70. A special 
assessment, attached as Exhibit Three, alleged to have the priority of a tax lien was recorded on February 
14, 2020 prior to the tax sale. On March 28, 2025 Claimant paid $2,192.03 to redeem the property (See 
Exhibit Four). Claimant requests a refund, in whole or in part, of the charge/special assessment lien 
specified above, and all penalties, interest, and/or costs associated with this charge on the "tax" bill. 

Claimant di sputes his responsibility, in whole or in part, for this charge/special assessment, as it is null 
and/or invalid in that it violates state law and/or the principles of lien priority, or otherwise, was 
extinguished by the tax sale or transferred to the unsecured roll to be collected from the previ )us owner 
against whom it was imposed. ' It has been represented to Claimant by the County of Fresno tlut it is not 
necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as the claim 
clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the claim 
only involves nonvaluation issues to satisfy any procedural requirement. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney's 

I. Claimant incorporates by this reference the letter offebruary 16, 2022 (attached as Exhibit Five), along with the response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), anj the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, along with the 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Court in Case No. 
22CECG0 1203, and Appellants Opening Brief filed in the Fifth District Court of Appeal case number F087585, :ncluding all 
the factual allegations, legal theories and analysis presented in said documents as iffully set forth herein, all of w1ich are 
included in the Appendix attached as Exhibit Seven. 



fees pursuant to the California Code of Civil Procedure section 1021.5. 

~ rvf 
Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. I am an officer in JJD Management 
Associates and authorized to pay bills on properties it manages. On March 28, 2025 I paid the "taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belier~ and as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of tne State of 
California that the foregoing is true and correct, and that this declaration was executed on July 3o, 2025 

atF-

Bryce D. Ho annisian 



Recording requested by: 
Fresno County Tax Collector 

When recorded mail to: 

Bryce D Hovannisian 
PO Box 3668 
Pinedale, CA 93650 

oc. rans. ax compu e on 
Located in City of FRESNO. 

va ue o prope 

1111 w;~ .. ~ni«:1 h:4-lk:l~Nt~'t-LliftiY11~/'1 m1~ 11111 
2020-0050539 
FRESNO County Recorder 
Paul Dlctos, CPA 
Wednesday, Apr 22, 2020 11:39:14 AM 
T!tlos: 1 Pagem: 

CA S82 Fee: e.00 Feas: 111.00 
Taxes: 13. 715 
Total: 24.73 
FRESNO COUNTY TAX COLL.EC OR 

Signature ofDeclarant 

TAX DEED TO PURCHASER OFT AX-DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 2000-01 
and for nonpa)'1Ilent were duly declared to be in default. DEFAULT# 00-0S261 

This deed, between the Fresno County Tax Collector (SELLER) and Bryce D Hovannisian; A married man as his sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 13-16, 2020 pursuant to a statutory power of sale in accordance 
with the provisions of Division 1, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 12,300 

No taxing agency objected to the sale. 
In aceorclance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to MARIN PBlLIP G, FINEY STELLA LEE 
described as follows: 465-186-04 

APN 465-186-04 MORE PARTICULARLY DESCRIBED AS LOTS 7 AND 8 IN BLOCK 1 OF GRAND AVENUE PARK 
PER PLAT BOOK 1, PAGE 24, FRESNO COUNTY RECORDS. IN THE CITY OF FRESNO. 

Executed on 

4/22/2020 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020. before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfactory evidence to be the person(s) whose name(s) is/arc subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument 
the person(s). or the entity upon behalfofwhich the person(s) acted, executed the instrument. 

I certify under PENAL 1Y OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 

WITNESS my hand and official seal. 

Signamre ~ fiuu 
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1 ); 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED 11/lAJL TO 
Crty of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: 559 488-1078 

1111 wira11r ~ ~KAilii :~1~~,~V\~l1~u,. 11 :bf,.,, liiM 11111 
2020-0019542 
FRESNO County Rmoord81"' 
Paul DJ.clH, CPA 
Friday, Feb 14, 2020 10:53:26 M 
THlem: 1 
Feea: 
CA SB2 Fee: 
Taxlllf!I: 
Tot.al: 
CITV OF FRESNO 

Pnges: I! 

1
38,01) 
IIUll'l 
0,00 
38.00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 10 relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. B-26, 
Ordinance No. 2008-26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the 12th and 13th day of February, 2020, assess the 
costs of such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno 
claims a lien on the Subject Properties (see attachment for amount assessed). The lien shall be on the properties 
until the amount is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments. 

Dated this 14th 
day of _....:.F-=e=b.,__,ru=a~ry'---' 2020 

ohn Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

On...;.c..+-,:.....,_,_,::__.:::'--' before me, Camille R. Luna, Notary Public, personally appeared John Giannetta, who proved to me on the 
basis f isfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged 
to me that he/sl:lelthey executed the same in his/1:!er+tt:ieiF authorized capacity(ies), and that by his/l=lefltt:leir signature(s) on the 
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 

WITNESS my hand and official seal. 

Signature~ 
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46108303 

44.504116 

44505112 

30311309 

51112606 

46.528102 

¥.531225 I 

47110201 

45229101 

44933411 

45425110 

48020317 

48122319S 

46715307 

4712.5304 

47126508 

46125415 

46713417 

45021320 

47806608 

46518107 

465i8604 

481181175 

45118317 

47123422 

42428502 

46419214 

105 

Str.! 

li2 

2401 

2.819 

317 

3598 

2B 
3745 

1606 

1404 

1536 

4747 

4574 

5147 

1123 

950 

2170 

43 

226 

2159 

1331 

1841 

4580 

1006 

6476-

Public 
6868-

J'nblic 
Dir Property Addresa Nu:isani:2 

E.nfo=m 
Naisance 
Contr Cost 

en! 

S SIERRA VISTA A VE $316.B0 

E SIMPSON A VE $214.50 

E SIMPSON A VE 5983.65 

w SPRUCE AVE 

N STATE Sf $423.86 

E STRCITHER A VE $4.53.00 

E TERRACE A VE 

S 1HJRDST $474.06 

E 1HOMASAVE $%9.00 

w 1HOMASAVE $258.97 

E IBOMASAVE $608.36 

E TOWERAVE. 

E 1DWERAVE $294.47 

TULARE ST $4,913.88 

VACANT WT $367.20 

VACANT WT $328.06 

VACANT WT 
VACANTI.OT $304.10 

N VAGEDESAVE 

S WELLERST $378.00 

E WHITIS BRIDGE A VE S307J8 

E ½'}Il'rbS BRIDGE AVE 

S WINERYAVE $250.00 

N W!SHONAVE $626.00 

S WOODROW A VE $259.96 

N WOODSON A VE 5633.48 

W WOODWARDAVE I $327.80 

TOTAL so.oo $65,%6.53 

6892- ~ 

Secnn,d 
6970-Weed To!alAmt 

Property/De Case$ Owner's Name 
II>0/1:ttle 

Abatement Unpaid 

5earclt 
$316.80 E19-10002 SA9 PROPERTIES 

$214.50 CE12-3463 KESWICK INVESTMENT CORPORATION 

$983.65 CE15·1249 WHEELOO< DONNA M 
I 

$327.B0 $327.80 E18-04419 HENSON FRED 

$423.86 ElS-07859 !RACKLEY LARRY D JR & GEORGINA A 
$200.00 $653.00 ElS-06012 WIWS JAMES L & LUCY N 
$511.40 $511.40 ElS-10358 CASIUASJESSICA 

$474.06 CE17-8749 BABCOCK ANN 

$712.04 $1,681.04 El9-03368 MORA BALTAZAR 

$258.97 £19-03619 TAMAYO GONZALO 

$608.36 El9--06516 WOOD VERNA M ZUNIGA f' & LORI A ITAL i 

$326.00 $326.00 El9-11466 MC CURN ANTHONY & SHARON 
i $294.47 E19-05S47 HERNANDEZ EFFRAIN JR 

$32,114.34 i $37,02322 E18--05348 ROSARIO MATA MORA TRUSTEE 

$837.00 Sl,204.20 E18-0'.l213 KENTOUY 

$22.64 Sl,250.70 El9--02495 HEAFEY STEPHEN HEAFEY DEREK ET AL 

$1,017.94 S1,017.94 E19--03251 RAMIREZ RUBEN & SONIA 

$71025 Sl,014.35 E19--07936 LYRA INVESTMENTS LL.C 
S2%.90 $2%.90 El9-04701 EQUffY TRUST COMPANY CUSTODIAN 
$523.74 $901.74 E:lS--07417 NATHANIEL WASHINGTON 

$665.33 $973.11 EIB-03617 /El.9--06869 CLARK ULYSSE IS% UOHNSON 

$999.71 $999.71 E19-06260 MARIN PHH.JP G FINEY STELLA LEE 

$250.00 El9-06812 POWELL.DANA 

$1,519.46 $2,145.46 El.9-08366 COWNS JOSEPH P & BETTY A 

$259.96 £19-05287 RODRIGUEZ DOLORES 

$633.48 £19--02347 STEPANYAN ANAIT 

$649.00 $976.80 El.9-08801 LOREDO ELIZABETH LEANN 
$110,771.53 $13,011.!JS $189,749.44 

Page 3 of 3 



FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 465-186-04 SUFFIX: DEFAULT NUMBER: 20-05445 

PAYEE NAME: JJD MANAGEMENT ASSOCIATES 

ADDR1: 2975 E BELMONT AVE 

ADDR2: FRESNO CA 93701 

EFFECTIVE PAYMENT 
BY: 41 

DATE: 03/28/25 AMOUNT: 2,192.03 

C465186040000054452000325000021920300000000003 



ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 • PHONE: (559) 600-3482 

ORIGINAL 
ASSESSEE 
NAME& 
ADDRESS 

SITUS 

MARIN PHILIP G 
FINEY STELLA LEE 
PO BOX 3668 
PINEDALE CA 93650 

226 E WHITESBRIDGE FRESNO 

CURRENT 
OWNER 
NAME& 
ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

465-186-04 -4 

TAX - DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX - DEFAULTED PROPERTY RESCISSION OF NOTICE OF F?OWER TO SELL 

AMOUNT DATE DEFAULT NO. DATE 

1,352_94 I 06/30/21 I 20-05445 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 11567 
21-22 PAID 
22-23 PAID 
23-24 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20-21 BOTH 1,220.88 122.06 
21-22 PAID 
22-23 PAID 
23-24 PAID 

TOTAL I 1,220.88 I 122.06 I 

REDEMPTION SCHEDULE 
INCLUDES CREDIT FOR IN TRUST 

JUL 24 
AUG 24 
SEP 24 
OCT 
NOV 

24 
DEC 24 

24 

COLL. NO. 

FCAC-344 (10/16/) 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

2,045.52 JAN 25 2,155.40 
2,063.84 FEB 25 2,173.72 
2,082.15 MAR 25 2,192.03 

APR 2,100.46 MAY 25 2,210.34 
2,118.78 JUN 25 2,228.66 
2,137.09 25 2,246.97 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED 

I 
REMARKS 

NET VALUE TRA 

11567 5-224 
5-224 
5-498 
5-498 

TAXES AND PENALTIES 
COST 

10.00 

10.00 

I 
SUB-TOTAL 

1,352.94 

I 1,352.94 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF$ 

DO'CUMENT NO. 
~ 

I TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J. Garcia, C.P.A. 
Auditor-Controller/Treasurer-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 



February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93715 

THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 

FRESNO, CALIFORNIA 9371 1 

TMILESLAW@AOL.COM 

TELEPHONE (559) 31 3-6354 

Re: 226 E. Whitesbridge, Fresno, CA 
APN: 465-186-04 

Dear Sirs: 

My client, Bryce D. Hovannisian, purchased the property located at 226 E. Whitesbridge, 
Fresno, CA (APN: 465-186-04 ), a vacant lot, at a tax default sale conducted by the County of 
Fresno in March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessment: 

FR Structure Demolition $999.70 

The assessed costs for the structure demolition were services provided to the previous property 
owner who lost the property at the tax sale. The Notice of Special Assessment upon which this 
portion of the Tax bill is based, was recorded on February 14, 2020 and is attached. Of note, the 
special assessment authorizing the Structure Demolition billing is characterized as allegedly 
having the priority of a tax lien. 

In December of 2020, prior to the date the first installment of the July 1, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 
the contested, erroneous, and unlawful special assessment, but his tender of payment was 
rejected and returned to my client by the Fresno County Tax Collector. 



My client is not responsible for the assessment lien for the following reasons: 

1. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessment. 

Regardless of the characterization of the Special Assessment as a tax lien or not, the special 
assessment was extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3712, the Tax Deed conveys title to the purchaser/i-ee and clear a.fall 
encumbrances o.l any kind existing before the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3712 (a) exception, the special assessments are fixed liens (even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3 712 ( c )exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances of any kind including the assessment lien recorded by the 
City of Fresno before the sale. Accordingly, being charged for a lien that has been extinguished, 
regardless if it was characterized as a "tax lien," is erroneous and unlawful, and the amount 
must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
3 8773 .1 or 3 8773 .5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City <?l L.A. (1998) 66 Cal. App. 4th 586, Kahan v. City o.l 
Richmond (2019) 35 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 

Govermnent Code section 38773 .1 allows a legislative body, such as a city, to collect abatement 



and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773 .1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the.force, ~fleet, and priority ofa judgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773.5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3712. As such, the continued effort 
to collect this lien from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

For the above stated reasons, the special assessment lien is erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 

Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 

2 

_J 
\ 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N . FRUIT AVENUE 

FRESNO, CALIFORNIA 93711 TMILESLAW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93715 

Re: 30 E. Amador, Fresno, CA 
APN: 465-191-03 

Dear Mr. Garcia: 

TELEPHONE 

(559 ) 24 1-7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2020, is attached hereto as Exhibit 
One. In the fall of 2020 claimant received a Fresno County Secured Property Tax Detail report, attached 
as Exhibit Two, which includes a charge for FR REMOVE PUB NUIS in the amount of$2,107.64, and a 
charge for FR CIT A TI ON/PENAL TY in the amount of $3 10.00. A special assessment, attached as Exhibit 
Three, alleged to have the priority of a tax lien, was recorded on November 8, 2019 prior to the tax sale. 
A second special assessment, attached as Exhibit Three-A, alleged to have the priority of a judgment lien, 
was recorded on November 8, 2019 prior to the tax sale. On March 28, 2025, Claimant paid $4,598.64 to 
redeem the property (See Exhibit Four). Claimant requests a refund, in whole or in part, of each of the 
charges/special assessment liens, and all penalties, interest, and/or costs associated with these charges on 
the "tax" bill. 

Claimant disputes his responsibility, in whole or in part, for each of these charges/special assessments as 
each is null and/or invalid in that each violates state law and/or the principles of lien priority, or otherwise, 
are extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previous 
owner against whom it was imposed.1 It has been represented to Claimant by the County of Fresno that 
it is not necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5 ~ 42 as the 
claim clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the 

I. Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exhibit Five), along with the response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, along with :he 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Cou1t in Case No. 
22CECG0 1203, and Appellants Opening Brief fi led in the Fifth District Court of Appeal case number F087585, i:1cluding all 
the factual allegations, legal theories and analysis presented in said documents as if fully set forth herein, all of which are 
included in the Appendix attached as Exhibit Seven. 



claim only involves nonvaluation issues in order to satisfy any procedural requirement. 

After redemption of the property, on or about April 15, 2025, Claimant received a tri-fold mailing from 
the County of Fresno which included a check in the amount of$12.08 referenced by "ACT 04/22/2030 E. 
Amador FR." A copy of the tri-fold mailing is attached as Exhibit Eight. There is no explanation as to 
the basis for this payment or the method of calculation. This check has not been cashed. Claimant hereby 
requests an explanation for this payment and the method of calculation. 

Because these legal issues are common to other persons who have purchased properties at Count:1 of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney' s 
fees pursuant to the California Code of Civil Procedure section 1021.5. 

Very j l~ ~ 

Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. I am an officer in JJD Management 
Associates and authorized to pay bills on properties it manages. On March 28, 2025 I paid the "taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and beliet~ and as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of the State of 
California that the foregoing is true and conect, and that this declaration was executed on July 30, 2025 
at Fresno, Califor • 



Recording requested by: 
Fresno County Tax Co!kctor 

When recorded mail to: 
Bryce D Hovanolsiao 
PO Box 3668 
Pinedale, CA 93650 

Ill! w,r_.1,~Kl','1.~~,~ M~ ,n~\flM HU ,~.m~1.iwi 11111 
2020-0050569 

oc. rans. ax compu on 
Located in City of FRESNO. 

FRESNO Counly Recorder 
Paul Diclos, CPA 
Wednasday, Apr 22, 2020 11:39:14 AN 
Titlas: 1 Pagca: 1 

Faas: 111 • 00 CA SB2 Fae: fJ.00 
Taxc5: 12 .10 
Tot.al: 23 .10 
FRESNO COUNTY TAX COLLEC OR 

TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 2008-09 
and fornonpayment were duly declared to be in default. DEFAULT# 08-07998 

~d-
Signature ofDeclarant 

This deed, between the Fresno County Tax Co!lector (SELLER) and Bryce D Hovannisian; A married man as his sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 13-16, 2020 pursuant to a statutory power of sale in accordance 
with the provisions of Division 1, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 10,600 

No taxing agency objected to the sale. 
In accordance with Jaw, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to COX RONALD V, WATLEY KAYLCOXET AL 
described as follows: 465-191-03 

APN 465-191--03 MORE PARTICULARLY DESCRIBED AS LOTS SEVEN (7) AND EIGHT(8) IN BLOCK FOUR (4) OF 
GRAND A VENUE PARK ACCORDING TO THE MAP THEREOF RECORDED AUGUST 13, 1887, IN PLAT BOOK 1 AT 
PAGE 24, FRESNO COUNTY RECORDS. IN THE CITY OF FRESNO. 

Executed on 

4/22/2020 

A notary public or other officer completing this ce ficate verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020, before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfactory evidence to be the person(s) whose narne(s) is/are subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrUmcnt 
the person(s), or the entity upon behalfofwhich the pcrson(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1 ); 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED 11/!AIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: 559 488--1078 

1111 IW~.1N.'f': ~kiit'J~\ ~~~t11t1f 11}~Q~~11/ 11faiM II II I 
2019-0135016 
FRESNO County Rmcordar 
Plilul Oicf.o!il, CPA 

Friday, Nov 08, 2019 01:50:42 PM 
T!t!H: 1 

Fem .. : 
CA SB2 F"": 
Tax8S: 
Tota 1: 
C ITV Of FRESNO 

PagaY: 4 

i
3(iUl0 
0,00 
0.00 
30.00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 10 relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. B-26, 
Ordinance No. 2008-26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the 6th and 7tt1 day of November, 2019, assess the 
costs of such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno 
claims a lien on the Subject Properties (sea attachment for amount assessed). The lien shall be on the properties 
until the amount is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments. 

Dated this --=8==--
th 
__ day of ----'N'-=ov.:.ce:::..:m.:.:.=.be""r'---' 2019 

Dated: 11/f:J & q 
I 

By,;,: :.,......,c,__.........:::_;;;;,_ _____________ _ 

John Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

On I t(!/t J , before me, William E. Ryner, Notary Public, personally appeared John Giannetta, who proved to me on the 
basis osalisfactory evidence to be the person(6) whose name(6) is/ara subscribed to the within instrument and acknowledged 
to me that he/6tle/-tl:ley executed the same in his/1:!er-ltneir- authorized capacity(ies), and that by his/l=leFl-ti=!siJ: signature(s) on the 
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument 

I certify under PENAL lY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 

WITNESS my hand and official seal. 

Signature fe,dL_ { Jf~ 
V 



APN:: Str4 Dir Propmy Address 

45405218 1102 N llTHST 

i 4271Cl3()9 2034 E ACAOAAVE 

i 4-132'i307 2445 N ADOUNcAVE 

I 46519103 JO E AMA.DORST 

46518409 ,7 E A.MA.DORST 

\ ~3016121 4561 N A.~0-ITEAVE 

42825316 2745 E AUSTIN WAY 

467155!½ 1:29 BS: 

47823125 2360 s BANNEKER A VE I 
47930104 2755 S D,\..'WELL ST 

31623071 5710 E BELG;v\ vlA A VE 

45',J9]09 2636 l E BEL\.iO1'.'T A VE 

'<4932107 963 N BENGSTON A VE 

44203013 2654 N BRAWLEY AVE 

43336601 3992 N 3Rl.A3.WOOD A VE ! 
47028514 4085 E 3U11.ER A VE i 
45915201 385 N CALAVERA5ST 

I 45106310 1547 N CAUVERASSf 

i 46839050 222, 224, 226 S CALLlSCH ST 

446i0116 2117 E CAMBRL!)GE A VE 

43608142 37QS N CEDA.'< AVE 

47124117 4760 E CETI1 AVE 

4683()306 1731 5 CHERRY AVE 

4781.5417 2240 S O·IERRY AVE 

45917126 378 N CLARKST 

45403110 3495 E G..AY AVE 

44334329 1453 E ICLL'ITON AV!! 

; 44241103 3235 w CLfNiON AVE 

I 44531Jl8 3833 E CLINTON A VE 

4450J312 2435 E CORNELL A VE 

43525408 !410 E CORTI.ANO AVE ! 
44931203 965 N CRYSTAL AVE 

32825205 1748 E OOROTHY AVE 

45521212 127 W DUNNAVE 

452271i6 62.; N ECr-iOAVE 

45219113 712 N ECHOAVE 

459?...5209 231 N EFFIEST 

'15129632 1206 N EFFIE ST 

~5212202 1033 E ELLZABETH ST 

~ 

Afl.,\TEAf.ENT ASSE~S.¾ENISCf[J;DULED TO BE PLACED ONTO FY'.f_Q-21 TAX ROLL 

Public Heari,zo ccmducted on November§ ,zd 7, 20191 =~ 6892-
6,868. 6970-

Public 5erored 

Nci.sance 
Po.bile 

Prop~rty/De 
Weecl Total /unt 

Nuisance Ab.iteme: Unpaid 
Case: Owner's Name 

En.forcem mo/Title 
CootrCost 

Search 
nt 

ent 
$350.46 5588.70 S939.16 E19-03996 GALVAN MlGUEL VJUA JUAN MANUEL 

S329.00 l $329.00 El&-01242 jNEW?Oiff BEACH HO:.OINGS llC 

$450.78! $450.78 El9-03333 GENTRY PATRICIA ANN 

$2,107.65 S2.107.65/H9-05920 COX RONALDVWATJ..f.Y KAY LCOX IT AL 

$503.16 $593.nl Sl,0%.93 El9-0S269 BROWN ELVIN 

$158.60 550363/ $662.23 El&-02492/E19-04296 RAMIREZ DANIEL TRUSTEE% R GEORGESO'.'I 

$2,946.26 $3,786.00 56,73226 El'J-05309 AVITIA GASPAR 

! S.32i.62 5748.80 S1,070,42 El'J-05391 MARTINEZ HERMENEGILDO 

l $251.95 5251.95 E19-02187 !ARNOLD FREDERiC< A 

S987.35 I S987.35 El'J-05837 SMiTI-i !DELL Ti1USTEE 

$398.04 5398.04 ElS-06174 CORRAL RUDY H & THERESA 8 

$3,328.00 552,147.42 555,475.42 El9-01470 BUDD KENNETH 6 JR 

$249.92 I S249.92 E19-03608 RUBALCA3A BENJAMIN SR & MARICELA 

$607.20 5302.17 I S9D9.67 CEB-2042 ADAMS VALERIE 

5705.00 5-!19.20 S1,124.20j CEl 7-2242 SINGH DALVIR 

$326.00 ! $326.00 E19-01893 GARCIA RAY & DEBB!E 

5754.JS ! ST:>4.38 E19--05707 A&A HOLDINGS & INVE5TMENTS LLC 

S,74.72 l $574.72 ElS-08948 2UPKO KRYSSE 

SJ,364.00I I Sl,364.00i E1&-05050/01032/E 19-04 771 RESERVE APARTMENT HOMES FRESNO LLC 

5308.68 530S.68ICED6--90004591 PEARSON STEVEN DE WAYNE PEARSON STEVEN DE WAYNE 

S223.00I I 5223.00 El9-06316 HOUSING & SUPPORTIVE SERVICES OF FRESNO 

5200.Nf 5200.00 ElS-01627 JAMES CATATEA Y 

$4,947.001 S22)l65.68 527 )l12.68 CEB-7052 TRUONG NGOCMAI H 

5295.10 $295.10 E19-02531 GARCIA R03ERT 

i $859.35 $859.35 ElS-05462 FERNANDEZ FEUC!ANO & PAULA 

5329.00 $329.00 ElS-05201 ESPINOZA JOSE ALFREDO 

$355.00 5355.00 El9-01800 ,RECCH!O FRANK A SR & VERA TRUSTEES 

$353.00 $.358.QG ElS-00578 \ PEREZ MAURIGA S TRUSTEE 
I 5320.00! S320.00 E19-08212 GONZALES JOSEPH L TRUSTEE GONZALES LLOYD J TRUSTEE 

S712.76j S712.76 E19-09004 WATSON KRIST1 

$351.00 I $351.00 E19-03085 KHOJOYAN EUZABETH KHOJOYAN ANAHIT ITAL 

$261.62 S261.62 E19-03397 SANCHEZ SEAN 

S42.3.00 S423.00 ElS-06887 GARZON JULIETA/ CONTRERAS DAVID 

$467.131 $263,0C 5730.13 ElS-05128 , PERU CORRINA% A ROMO 

S58U0 5152.25 i 5734.-iS El8-07177 '\.VOOSLEY CHARlfS 

S557.48l $557.48 El9-03199 FLINT BOYD ALVIN & ARLENE MARIE 

5240.00 I $240.(}J El9·04179 REDS FAMILY LIMITED PARTNERSHIP 
I !,663.4Dj I 5663.40 ElS-05057 HARBHAJAN SIDHU AND KULWANT KAUR 
' 5339 40 i 5339.40 El9-01145 NRZ RED VI-B LLC % FAY SERVICING LLC 

Page 1 of3 
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1) 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street. 3070 
Fresno, California 93721-3605 
Fax: (559) 488-1078 
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19 135015 
FRESNO Courtly R@ccrdG!U" 
Pa1..1l Diatom, CPA 
FrJdl!ly, Nev 08, 2019 01:50:42 PM 
Titles: 1 
Faes: 
CA SB2 Fme: 
Tmcom; 
Total: 

Pagom: 2 

. CITY OF FREiSNO 1
3.00 
.00 
.00 

,3.00 
·..__ ··-- ·--·----· ·-·-·· 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 3 of Chapter 1 relating to the issue 
of citations of the Fresno Municipal Code, the city did, issue a citation to the record owner(s) of the real properties 
described in the attachment, for a violation of the Fresno Municipal Code existing upon the Subject Properties. The 
record owner(s) have not paid the penalties issued in the citations, and an administrative hearing officer did on the 
6th and 7th day of November 2019; assess these unpaid penalties on the Subject Property. The assessment has 
not been paid, and the City of Fresno claims a lien on the Subject Property (soo attachment for amount assessed). 
The lien shall be on the property until the amount is paid, plus legal rate of interest to be accrued from the date of 

recording this lien, and any and all administrative costs to file and record the lien. The claimed lien having been 
assessed to collect for unpaid penalties shall have the priority of a judgment lien and shall attach upon the recording 
of this Notice. 

Dated this 8th day of November , 2019 

John Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA ss 
COUNTY OF FRESNO 

On I I (3/!9 , before me, William E. Ryner, Notary Public, personally appeared John Giannetta, who proved to me on the 
basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged 
to me that he/sl:le/tl=iey executed the same in his/l=!eFltl:!eiF authorized capacity(ies), and that by his/l=lel:/tl=!eiF signature(s) on the 
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument 

I certify under PENAL TY OF PERJURY under the laws of the State of Calrfornia that the foregoing paragraph is true 
and correct. 

WITNESS my ha~nd and£cial seal. 

Signature .JI#, ~-

ffl30 
166349· :a: 
Calffomla ~ 

12112ll 
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APN!i 

45405218 

45022111 

46519103 

46518409 

46715504 

31623071 

31249228 

47124117 

47132207 

47118207 

48118130S 

45919201 

47118510 

47125207 

46111105 

31075744 

40222067 

47112112 

47808224 

44721215 

49605515 

46412128 

44204002 

30311309 

45130419 

46521606 

45921235 

46518208 

28 

Str# Dir 

1102 N 
929 N 

30 l:l 

47 E 

1129 

5710 E 
4056 w 
4760 E 

2036 s 
1840 s 
4825 E 

3004 E 

1915 s 
1960 s 
3443 E 

3450 N 

780 E 

3737 E 

2111 s 
2320 N 

5856 E 

220 w 
3257 w 
317 w 
1220 N 

1136 s 

153 E 

CITATIONS ASSESSMENT SCHEDULED TO BE PLACED ONTO FY 20-21 TAX ROLL 

(Public Hearing Conducted on November 6 and 7, 2019) 

647'":,--
Total 

Penalties Property Address Citations/ Releases Case# Owner's Name 
Penalties 

,\mount 

Unpaid. 
llTHST $261.25 $60.00 $321.25 E19-03996 GALVAN MIGUEL VILLA JUA.t'\i .tviANUEL 
ADOLINEAVE $257.50 $60.00 $317.50 E18-06888 OWENS LYNN DEE 
A\1.ADORST $250.00 $60.00 $310.00 E19-05920 COX RONALD V WATLEY KAY L COX ET AL 
At\1.ADOR ST $261.25 $60.00 $32125 E19-05269 BROWN ELVIN 
BST $261.25 $60.00 $32125 E19-05391 MARTINEZ HERMENEGILDO 

BELGRA VIA A VE $767.04 $60.00 $827.04 E19-06174 CORRAL RUDY H & THERESA B 

BROWN AVE $261.25 $60.00 $321.25 E19-03892 RARANG M.A.RK 
CETTIAVE $253.75 $60.00 $313.75 E19-01627 JAMES CATA TEA Y 

DEARING AVE $7,457.50 $60.00 $7,517.50 E19-00596 RODRIGUEZ HELEN RODRJGUEZ STEVEN JOSEPH & IRA LANE 

FIFTH ST $515.00 $60.00 $575.00 E19-00770 AREVALO JESUS HERNANDEZ AREVALO MARIA CONSUELO 

GEARY ST $1,030.00 $60.00 $1,090.00 E18-06159 ASHFORD CURTIS M JONES JOHN W & VfVIAN A 

GRANT AVE $253.75 $60.00 $313.75 E19-06308 RODRJGUEZ LUIS DIEGO LLANO 

HAZELWOOD BL VD $257.50 $60.00 $317.50 E19-05582 SANDOVAL JESS R & HOPE R 

HAZELWOOD BL VD $253.75 $60.00 $313.75 E19-01445 PEREZ PA TRlCIA 
KERCKHOFF A VE $77625 $68.00 $83625 E19-04285 CAMPBELL JAMES ALLAN & MICHAELLE D TRS 

LEANNA AVE $765.00 $60.00 $825.00 E19-03232 DUNNING SHERRY 

NEES AVE $261.25 $60.00 $321.25 E19-00780 SEQUOIA-FRESNO JOINT VENTURE% T NAKATA 

ORLEANS AVE $261.25 $60.00 $321.25 ElS-07222 PORRAS LUPE DA VILA MAYORGA GLORJA M 

POPPY AVE $261.25 $60.00 $321.25 E19-05672 PALMER ROSE MARTu'\l GEORGE H 

PRICE AVE $1,015.00 $60.00 $1,075.00 E19-00256 MCELHANEY LA WREN CE L 

RAMONA WAY $261.25 $60.00 $321.25 E19-05305 THOMAS TERRY S & T AJ-JY A M 

SAN JOAQUIN ST $9,321.50 $60.00 $9,381.50 ElB-04102 AGU1LAR FLORENCIA RAMIREZ 

SHIELDS AVE $565.00 $60.00 $625.00 ElS-00442 SUNNYSIDE DEVELOPMENT PARTNERS LLC 

SPRUCE AVE $11,450.00 $60.00 $11,510.00 E18-04419 HENSON FRED 

THESTAST $265.00 $60.00 $325.00 E19-03124 ALBRAE EQUITIES LLC 

TRlNITYST $261.25 $60.00 $321.25 E19-03542 MACK PAMELA ELAINE 

VACANTLOT $265.00 $60.00 $325.00 E19-03205 TORRES PAUL V 

WHITES BRIDGE A VE $261.25 $60.00 $321.25 E19-04890 TRAMMEL EGENGlA TRUSTEE 

Total $38,331.04 $1,680.00 $40,011.04 

c{ 



FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 465-191-03 SUFFIX: DEFAULT NUMBER: 20-05446 

PAYEE NAME: JJD MANAGEMENT ASSOCIATES 

ADDR1: 2975 E BELMONT AVE 

ADDR2: FRESNO CA 93701 

EFFECTIVE PAYMENT DATE: 03/28/25 AMOUNT: 4,598.64 
BY: 41 

C465191030000054462000325000045986400000000007 



ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 • PHONE: (559) 600-3482 

ORIGINAL 
ASSESSEE 
NAME& 
ADDRESS 

SITUS 

COX RONALD V 
WATLEY KAY L COX ET 
PO BOX 3668 
PINEDALE CA 93650 

AL 

30 E AMADOR FRESNO 

CURRENT 
OWNER 
NAME& 
ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

465-191-03 -l 

TAX- DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX - DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 
AMOUNT DATE DEFAULT NO. DATE 

2,844.36 I 06/30/21 I 20-05446 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 ll57l 
21-22 PAID 
22-23 PAID 
23-24 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20-21 BOTH 2,576.72 257.64 
21-22 PAID 
22-23 PAID 
23-24 PAID 

TOTAL I 2,576.72 I 257.64 I 

REDEMPTION SCHEDULE 
INCLUDES CREDIT FOR IN TRUST 

JUL 24 
AUG 24 
SEP 24 
OCT 24 
NOV 
DEC 24 

24 

COLL. NO. 

FCAC-344 (10/161) 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

4,289.43 JAN 25 4,521.34 
4,328.09 FEB 25 4,559.99 
4,366.74 MAR 25 4,598.64 
4,405.39 APR 25 4,637.29 MAY 
4,444.04 JUN 25 4,675.94 
4,482.69 25 4,714.59 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED 

I 
DOCUMENT NO. 

REMARKS 
NET VALUE TRA 

ll57l 5-224 
5-224 
5-224 
5-224 

TAXES AND PENALTIES 
COST 

10.00 

10.00 

I 
SUB-TOTAL 

2,844.36 

I 2,844.36 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF$ 

I TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J. Garcia, C.P.A. 
Auditor-Controller/Treasurer-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 

FRESNO, CALIFORNIA 9371 1 

February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93 721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93 715 

Re: 30 E. Amador, Fresno, CA 
APN: 465-191-03 

Dear Sirs: 

TMILESLAW@AOL.COM 
TELEPHONE (559) 31 3-6354 

My client, Bryce D. Hovannisian, purchased the property located at 30 E. Amador, Fresno, CA 
(APN: 465-191-03), a vacant lot, at a tax default sale conducted by the County of Fresno in 
March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessments: 

FR Citation/Penalty 
FR-Remove Public Nuisance 

$310.00 
$2,107.64 

The citation and penalties, and the assessed costs for removal of the public nuisance, were 
services provided to the previous property owner who lost the property at the tax sale. The 
Notices of Special Assessments upon which these po1iions of the Tax bill is based were recorded 
on November 8, 2019, and are attached. Of note, the special assessment authorizing the 
Citation/Penalty portion of the tax bill is characterized as having a priority of a judgment lien, 
and the special assessment authorizing the Public Nuisance and is characterized as allegedly 
having the priority of a tax lien. 



In December of 2020, prior to the date the first installment of the July 1, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 
the contested, erroneous, and unlawful special assessments, but his tender of payment was 
rejected and returned to my client by the Fresno County Tax Collector. 

My client is not responsible for the assessment liens for the following reasons: 

1. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessments. 

Regardless of the characterization of the Special Assessments as tax liens or not, the special 
assessments were extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3712, the Tax Deed conveys title to the purchaser free and clear of all 
encumbrances c~fany kind existing before the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3712 (a) exception, the special assessments are fixed liens (even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3 712 ( c )exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances of any kind including the assessment liens recorded by the 
City of Fresno before the sale. Accordingly, being charged for liens that have been extinguished, 
regardless if they were characterized as "tax liens," is erroneous and unlawful, and these 
amounts must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
38773.1 or 38773.5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City of L.A. (1998) 66 Cal. App. 4th 586, Kahan v. City of 



Richmond (2019) 35 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 

Government Code section 38773.1 allows a legislative body, such as a city, to collect abatement 
and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773.1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the force, effect, and priority of a judgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773.5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3712. As such, the continued effort 
to collect these liens from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

3. The Special Assessment which has the priority of a judgment lien was extinguished by the tax 
sale and the Tax Deed. 

Even if the Tax Deed did not extinguish the alleged "tax liens," it certainly extinguished any 
special assessment or encumbrance that has the priority of a judgment lien pursuant to Revenue 
and Taxation Code section 3712. Accordingly, at the very least, the recorded special assessment 
that has the priority of a judgment lien has been extinguished, and the tax bill is overstated, and 
is being erroneously or illegally assessed against my client. 

For the above stated reasons, the special assessment liens are erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 

Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 
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APN465-191-03 YY $12.08 

Description: 
Fl'.{ ACT 04/22/20 30 E AMADOR 

( 

Vendor Number Vendor Name 
TGEN HOVANNISIAN BRYCE D 

Check Number Date I Total Amount Total Paid Amount 

077164018 Apr/10/2025 ·1 $12.08 $12.08 

ANY QUESTIONS REGARDING THE ABOVE ITEMS SHOULD BE ADDRESSED TO: 
COUNTY OF FRESNO, AUDITOR-CONTROLLER/TREASURER· TAX COLLECTOR P.O. BOX 1247, FRESNO, CA. 93715-1247 

Pay To The 

Order Of 

HOVANN/S/AN BRYCE D 

""TWELVE AND 8/100 DOLLAR** .. 

PO BOX 3668 
PINEDALE, CA 93650 

un 0 ? ? b b '-. 0 l,i B 11° I: 0 ? i 0 0 0 2 B B I: 0 c;i ?0000 :1811° 

Date Apr/10/2025 

$12.08** 

917417 

i 
077164018 

Authorized Signature 
VOID SIX MONTHS AFTER DATE ISSUED 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 9371 1 TMILESLAW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93715 

Re: 43 E. Whitesbridge, Fresno, CA 
APN: 465-181-07 

Dear Mr. Garcia: 

TELEPH::>NE 

(559) 24 -7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2020, is attached hereto as Exhibit 
One. In the fall of 2020 claimant received a Fresno County Secured Property Tax Detail report, attached 
as Exhibit Two, which includes a charge for FR REMOVE PUB NUIS in the amount of $307. 78, a charge 
for FRESNO CITY WEED in the amount of$665.32, and a charge for FR CITATION/PENALTY in the 
amount of $321.24. A special assessment, attached as Exhibit Three, alleged to have the priority of a tax 
lien, was recorded on February 14, 2020 prior to the tax sale. A second special assessment, attached as 
Exhibit Three-A, alleged to have the priority of a judgment lien, was recorded on February 14, 2020 prior 
to the tax sale. On March 28, 2025, Claimant paid $2,653.48 to redeem the property (See Exh~bit Four). 
Claimant requests a refund, in whole or in part, of each of the charges/special assessment liens specified 
above, and all penalties, interest, and/or costs associated with these charges on the "tax" bill. 

Claimant disputes his responsibility, in whole or in part, for each of these charges/special assessments as 
each is null and/or invalid in that each violates state law and/or the principles of I ien priority, or otherwise, 
was extinguished by the tax sale or transferred to the unsecured roll to be collected from the previous owner 
against whom it was imposed. 1 It has been represented to Claimant by the County of Fresno that it is not 
necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as the claim 
clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the claim 

I. Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exhibit Five), along with t1e response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, along with the 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Court in Case No. 
22CECG0 1203, and Appellants Opening Brief filed in the Fifth District Court of Appeal case number F087585, including all 
the factual a llegations, legal theories and analysis presented in said documents as if fully set forth herein, a ll of which are 
included in the Appendix attached as Exhibit Seven. 



only involves nonvaluation issues in order to satisfy any procedural requirement. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar inval id, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney's 
fees pursuant to the California Code of Civil Procedure section 1021.5. 

Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. I am an officer in JJD Mrnagement 
Associates and authorized to pay bills on properties it manages. On March 28, 2025 I paid the "taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belie£ and as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of tr_e State of 
California that the foregoing is true and correct, and that this declaration was executed on July 3o , 2025 
at Fresno, California. 

BryLitl 



Recording requested by: 
Fresno County Tax Collector 

When recorded mail to: 
Bryce D Hovannisiao 
PO Box3668 
Pinedale, CA 93650 

oc. rans. ax compu on 
Located in City of FRESNO. 

va ue o prope 
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2020-0050557 
FRESNO County Recorder 
Paul Diclos, CPA 
Wednesday, Apr 22, 2020 11:39:14 AM 
T!tlam: 1 Pages: 

Fees: 111.00 
CA SB2 Fee: ~.0e 
Taxes: 14.8!5 
Total: 25.65 
FRESNO COUNTY TAX COLLEC OR 

Signature ofDeclarant 

TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 2006-07 
and for nonpayment were duly declared to be in default DEFAULT# 06-10037 

This deed, between the Fresno County Tax Collector (SELLER) and Bryce D Hovannisian; A married man as his sole and 
separate property; Sole Owner (PURCHASER) 
conveys to tbe PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 13--l 6, 20:zo pursuant to a statutory power of sale in accordance 
with the provisions of Division I, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 13,300 

No taxing agency objected to the sale. 
1n accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to CLARK UL YSSEIS, CLARK AL VIN ET AL 
described as follows: 465-181-07 

APN 465-181-07 MORE PARTICULARLY DESCRIBED AS LOTS 27 AND 28 IN BLOCK 102 OF FAIRMONT 
ACCORDING TO THE MAP THEREOF RECORDED APRIL 11, 1911 IN BOOK 6 PAGE 29 OF RECORDS OF 
SURVEYS, IN THE OFF1CE OF THE FRESNO COUNTY RECORDER IN,THE CITY OF FRESNO. 

Executed on / 
4/22/2020 

A notary public or other officer completing this cerfific verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the truthfulness'. accuracy, or validity of that document. 
State of California 
County ofFresno 
On 4/22/2020, before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the with in instrument and acknowledged to 
me that he/she/they executed the same iD his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument 
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the fore~?.!.~~-paragraph is true and correct. 

WITNESS my hand and official seal. 
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1 ); 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: 559 488-1078 
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2020-0019542 
FRESNO County Recorder 
Paul Dicloa, CPA 
Frlday, Feb 14, 2020 10:~3:26 AH 
THlem: 1 
F111ea: 
CA SB2 Foo: 
Twu11s: 
Tot.al: 
CITY OF FRESNO 

Pllgea: 4 

1
38.l'll'l 
0.00 
0.00 
38.00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 10 relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. B-26, 
Ordinance No. 2008-26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the 12th and 13th day of February, 2020, assess the 
costs of such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno 
claims a lien on the Subject Properties (see attachment for amount assessed). The lien shall be on the properties 
until the amount is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments. 

Dated this 14111 
day of --'F-'a=b'-'-ru=a=ry_,__ _ _,, 2020 

ohn Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to whic.h this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

On _'J/p-1/-1.fJ , before me, Camille R. Luna. Notary Public, personally appeared John Giannetta, who proved to me on the 
ba~~evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged 
to me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/Ref/their signature(s) on the 
instrnment the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 

WITNESS my hand and official seal. 

Signature~ 
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TULA,.'U;ST 

VACANTWT 

VACANTWT 

VACANTWT 

VACAi-.,LOT 

N VAGEDE5AVE 

S WELLERST 

E WBITES BRIDGE A VE 

E WHITES BRIDGE A VE 

S WINERYAVE 

N WJSHONAVE 

S WOODROW A VE 

N WOODSON A VE 

W WOO!JWARDAVE 

TOTAL $0.00 

6692-
6868-

Public 
Seau-ed 

6970-Weed Total Amt 
Property!D,, Casel Owner's Name Nuisane2 

mo/UUe 
Abaremcnl Unpaid 

Contr Cost 
Search 

.-:::r--

$316.80 $316.80 E19--10002 SA9 PROPERTIES 
$214.50 I 5214.50 CE12-3463 KESWICK INVESTMENT CORPORATION l 

$983.65 S983.65 CElS-1249 WHEELOCK DONNA M 
$327.80 S327.80 £18-04419 HENSON FRED 

$423-86 5".23.86 ElB-07859 RACKLEY LARRY D JR & GEORGINA A 
$453.00 $200.00 $653.00 ElB-06012 WIWS JAMES L & LUCY N 

$511.40 $511.40 ElS-10358 CASIUAS JESSICA 
$474-06 $474-06 CE17-8749 BABCOCK ANN 
$%9.00 S712.04 $1,681.04 E19--03368 MORA BALTAZAR 

$258.97 $258.97 E19--03619 TAMAYO GONZALO 

S60S.36 $608.36 ElS-06516 WOOD VERNA M ZUNIGA F & LORI A ITAL 
$326.00 $326.00 EL"-11466 MC CURN ANTHONY & SHARON 

$294.47 $294_47 E19--05S47 HERNANDEZ EFFRAIN JR I 
54,913.86 $32,114.34 $37,()28.22 ElB--05348 ROSARIO MATA MORA TRUSTEE 

5367.20 $837.00 Sl,204.20 ElB--00213 KENTOUY 

$328.06 S922.64 Sl,250.70 E19-02495 HEAFEY STEPHEN HEAFEY DEREK ET AL 

S1,017.94 S1,017.94 El9--03251 RAMIREZ RUBEN & SONIA 

$304.10 $71025 $1,014.35 E19-07936 LYRA INVESTMENTS LLC 

S2%.90 $296.90 ElS--04701 EQUITY TRUST COMPANY CUSTODIAN 
$378.QO $523.741 5901.74 El.8-07417 NA1HANIEL WASHINGTON 

$307.78 $665.33 $973.ll E18-03617 /E19-06&69 CLARKULYSSElS % UOHNSON 

$999.71 $999J1 El9--06260 MARIN PHILIP G FINEY STEUA LEE 

$250.00 $250.00 E19--06812 POWELL DANA 

$626.00 $1,519.46 $2,145.46 E19--08366 COWNS JOSEPH P & BETTY A 

$259.% $259.96 E19--05287 RODRIGUEZ DOLORES 

$633.48 $633.48 El-9--02347 STEPANY AN ANAIT 

$327.80 $649,00 $976.80 E19--08801 LOREDO ELIZABETH LEANN 
$65,966.53 $110,771.83 $13,()11-08 $189,749.44 
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RECORDING REQUESTED BY: 3 
City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1) 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: (559) 488-1078 

llll flllrm11r ViU. ~~ ',\~N~ ~~1Mi.u'8l'l ~~~~ 111111 

2020-0019543 
FRESNO CC11Jnly Reeorder 
Paul D!clos, CPA 
Friday, F@b 14, 2020 10:53:26 AM 
Titl<lfil! 1 
Feem: 
CA SB2 FH: 
Taxwi: 
Total: 
C!TV OF FRESNO 

Pagge,: 3 

H
©,00 
,00 

fU!l!l 
0.00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authortty vested in the City of Fresno by the provisions of Article 3 of Chapter 1 relating to the issue 
of citations of the Fresno Municipal Code, the city did, issue a citation to the record owner(s) of the real properties 
described in the attachment, for a violation of the Fresno Municipal Code existing upon the Subject Properties. The 
record owner(s) have not paid the penalties issued in the citations, and an administrative hearing officer did on the 
12tt1 and 13th day of February 2020; assess these unpaid penalties on the Subject Property. The assessment has 
not been paid, and the Ctty of Fresno claims a lien on the Subject Property (see attachment for amount assessed). 
The lien shall be on the property until the amount is paid, plus legal rate of interest to be accrued from the date of 

recording this lien, and any and all administrative costs to file and record the lien. The claimed lien having been 
assessed to collect for unpaid penalties shall have the priority of a judgment lien and shall attach upon the recording 
of this Notice. 

Dated this 14th day of 

Dated: 2 /I tf P- O 

February , 2020 

John Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to whict1 this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

ST ATE OF CALIFORNIA ss 
COUNTY OF FRESNO 

ono?/;r/m . before me, Camille R. Luna, Notary Public, personally appeared John Giannetta, who proved to me on the 
basis of satisfactory evidence to be the person(s) whose name(s) is/arB subscribed to the within instrument and acknowledged 
to me that he/sl:!e/tl:ley executed the same in his/l=lef/#!eif authorized capacity(ies), and that by his/1:ier/tl:ieiF signature(s) on the 
instn.iment the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certlfy under PENAL TY OF PERJURY under the laws of the State of Calrfornia that the foregoing paragraph is true 
and correct. 1 

CAMILLE R:1.UNA 
COMM. #2169328 z 

Notary Public - California g 
Frosno County 

Comm. Ires Oct. 24 2020 

-



C') .... 
0 
C0 

(!) 
0) 
('iJ 

0.. 
C') 
s;t 
Lf) 

OJ 

'""" 0 
0 

I 
0 
(\J 
0 
(\J 
'Ii: 
0 
0 
0 

APNq 

46713513 

45202103 

46518205 

47819106 

41019229 

45528608S 

42707245 

46108303 

44933411 

45425110 

47126508 

46713611 

46713417 

46518107 

46419214 

51 

.. 
!\t 

Str# 

1325 

326 

140 

2326 

3038 
1324 

3384 

112 

1536 

4747 

43 

1006 

Dir Property Address 

MONTEREY SI 
E OUVEAVE 

E ONEILAVE 

s POPPY AVE 

E SAM:PLEAVE 

N SANDAU AVE 

E SIERRA MADRE A VE 

s SIERRA VlSTA A VE 

w IBOMASAVE 

E IBOMASAVE 

VACANT LITT 

VACANT LOT 

VACAl\/"fLOT 

E W'rlITES BRIDGE A VE 

w WOODWARD A VE 

TOTAL 

~ 

6475-
Total 

Citations/ Releases 
Penalties 

Case~ Owner's Name 
Penalties 

Amount 

Unpaid 
$257.50 $60.00 $317.50 E19-06524 TRUONG NGOCMAI H 
$253.75 $60.00 $313.75 El9-09189 SANCHEZ LENARD J & GLORIA A 
$261.25 $60.00 $32125 E19-04719 WHrTE CURTIS F WHITE JOYFUL 
$26125 $60.00 $321.25 E19-07398 RIVERA WILLIAM & MARGARET 
$268.75 $60.00 $328.75 E19-04570/E19-11125 EVANS MINNIE 
$772.50 S60.00 $832.50 E19-08354 HER NING PIA & MEE VANG 
$522.50 $60.00 $582.50 E19-07862 0/ PROPERTIES LLC 
$253.75 $60.00 $313.75 E19-10002 SA9 PROPERTIES 
$25.3.75 $60.00 $313.75 E19-03619 TAMAYO GONZALO 
$261.25 $60.00 $32125 E19-06516 WOOD VERNA M ZUNIGA F & LORI A ITAL 
$257.50 $60.00 $317.50 E19-02495 HEAFEY STEPHEN HEAFEY DEREK ET AL 
$257.50 $60.00 $317.50 E19-D7929 BILLINGS GARNET L & V FERN TR%S BURDICK 
$257.50 $60.00 $317.50 E19-07936 LYRA INVESTMENTS LLC 
$261.25) $60.00 $321.25 E1&-03617/fJ9-06869 Cl.ARK ULYSSEIS % LJOHNSON 
$257.50 $60.00 $317.50 El 9--088{)1 LOREDO ELIZABETH LEANN 

$36,201.49 $3,060.00 $39,261.49 
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FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 465-181-07 SUFFIX: DEFAULT NUMBER: 20-05440 

PAYEE NAME: JJD MANAGEMENT ASSOCIATES 

ADDR1: 2975 E BELMONT AVE 

ADDR2: FRESNO CA 93701 

EFFECTIVE PAYMENT DATE: 03/28/25 AMOUNT: 2,653.48 
BY: 41 

C46518107 □ 000 □ 544020 □ 0325 □ 0 □□ 265348DDDDDDDD005 



ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 • PHONE: (559) 600-3482 

ORIGINAL 
ASSESSEE 
NAME& 
ADDRESS 

SITUS 

CLARK ULYSSEIS 
CLARK ALVIN ETAL 
PO BOX 3668 
PINEDALE CA 93650 

43 E WHITESBRIDGE FRESNO 

CURRENT 
OWNER 
NAME& 
ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

465-l8l-07 -2 

TAX - DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX - DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 
AMOUNT DATE DEFAULT NO. DATE 

1,638.90 I 06/30/2l I 20-05440 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 8841 
21-22 PAID 
22-23 PAID 
23-24 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20-21 BOTH 1,480.86 148.04 
21-22 PAID 
22-23 PAID 
23-24 PAID 

TOTAL I 1,480.86 I 148.04 I 

REDEMPTION SCHEDULE 
INCLUDES CREDIT FOR IN TRUST 

JUL 24 
AUG 24 
SEP 24 
OCT 24 
NOV 
DEC 24 

24 

COLL. NO. 

FCAC-344 (10/16/) 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

2,475.77 JAN 25 2,609.05 
2,497.99 FEB 25 2,631.26 
2,520.20 MAR 25 2,653.48 
2,542.41 APR 25 2,675.69 MAY 
2,564.62 JUN 25 2,697.90 
2,586.84 25 2,720.11 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED 

I 
DOCUMENT NO. 

REMARKS 
NET VALUE TRA 

8841 5-224 
5-224 
5-224 
5-224 

TAXES AND PENALTIES 
COST 

10.00 

10.00 

I 
SUB-TOTAL 

1,638.90 

I 1,638.90 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF$ 

I TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J. Garcia, C.P.A. 
Auditor-Controller/Treasurer-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 

FRESNO, CALIFORNIA 9371 1 

February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93 721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93715 

TMILESLAW@AOL.COM 
TELEPHONE (559) 31 3-6354 

Re: 43 E. Whitesbridge, Fresno, CA 
APN: 465-181-07 

Dear Sirs: 

My client, Bryce D. Hovannisian, purchased the property located at 43 E. Whitesbridge, Fresno, 
CA (APN: 465-181-07), a vacant lot, at a tax default sale conducted by the County of Fresno in 
March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessments: 

FR Citation/Penalty 
FR-Remove Public Nuisance 
Fresno City Weed 

$321.24 
$307.78 
$665.32 

The citation and penalties, and the assessed costs for removal of the public nuisance and weed 
abatement, were services provided to the previous property owner who lost the property at the 
tax sale. The Notices of Special Assessments upon which these portions of the Tax bill are 
based, were recorded on February 14, 2020 and are attached. Of note, the special assessment 
authorizing the Citation/Penalty portion of the tax bill is characterized as having a priority of a 
judgment lien, and the special assessment authorizing the Public Nuisance and Weed billings _is 
characterized as allegedly having the priority of a tax lien. 



In December of 2020, prior to the date the first installment of the July 1, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 
the contested, erroneous, and unlawful special assessments, but his tender of payment was 
rejected and returned to my client by the Fresno County Tax Collector. 

My client is not responsible for the assessment liens for the following reasons: 

1. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessments. 

Regardless of the characterization of the Special Assessments as tax liens or not, the special 
assessments were extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3712, the Tax Deed conveys title to the purchaser.free and clear of all 
encumbrances of any kind existing before the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3712 (a) exception, the special assessments are fixed liens (even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3 712 ( c )exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances of any kind including the assessment liens recorded by the 
City of Fresno before the sale. Accordingly, being charged for liens that have been extinguished, 
regardless if they were characterized as "tax liens," is erroneous and unlawful, and these 
amounts must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
38773.1 or 38773.5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City <~fl.A. (1998) 66 Cal. App. 4th 586, Kahan v. City qf 



Richmond (2019) 35 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 

Government Code section 38773.1 allows a legislative body, such as a city, to collect abatement 
and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773 .1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the force, effect, and priority qfajudgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773.5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3 712. As such, the continued effort 
to collect these liens from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

3. The Special Assessment which has the priority of a judgment lien was extinguished by the tax 
sale and the Tax Deed. 

Even if the Tax Deed did not extinguish the alleged "tax liens," it certainly extinguished any 
special assessment or encumbrance that has the priority of a judgment lien pursuant to Revenue 
and Taxation Code section 3712. Accordingly, at the very least, the recorded special assessment 
that has the priority of a judgment lien has been extinguished, and the tax bill is overstated, and 
is being erroneously or illegally assessed against my client. 

For the above stated reasons, the special assessment liens are erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 

Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 

2 

_J 
\ 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 93711 TMILESLAW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

Re: 153 E. Whitesbridge, Fresno, CA 
APN: 465-182-08 

Dear Mr. Garcia: 

TELEPHONE 
(559) 24 1-7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2020, is attached here~o as Exhibit 
One. In the fall of 2020 claimant received a Fresno County Secured Property Tax Detail report, attached 
as Exhibit Two, which includes a charge for FR REMOVE PUB NUIS in the amount of$1,610.40, and a 
charge for FR CIT A TI ON/PENAL TY in the amount of $321.24. A special assessment, attached as Exhibit 
Three, alleged to have the priority of a tax lien, was recorded on November 8, 2019 prior to the tax sale. 
A second special assessment, attached as Exhibit Three-A, alleged to have the priority of a judgment lien, 
was recorded on November 8, 20 19 prior to the tax sale. On March 28, 2025, Claimant paid $3,727.50 to 
redeem the property (See Exhibit Four). Claimant requests a refund, in whole or in part, of each of the 
charges/special assessment liens specified above, and all penalties, interest, and/or costs associated with 
these charges on the "tax" bill. 

Claimant disputes his responsibility, in whole or in part, for each of these charges/special assessments as 
each is null and/or invalid in that each violates state law and/or the principles of lien priority, or otherwise, 
was extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previous 
owner against whom it was imposed. 1 It has been represented to Claimant by the County of Fresno that 
it is not necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5 ~ 42 as the 
claim clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the 

I. Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exhibit Five), along with the response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, along with ~he 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Court in Case No. 
22CECG0 1203, and Appellants Opening Brief filed in the Fifth District Court of Appeal case number F087585, i,cluding all 
the factual allegations, legal theories and analysis presented in said documents as if fully set forth herein, a ll of which are 
included in the Appendix attached as Exhibit Seven. 



claim only involves nonvaluation issues in order to satisfy any procedural requirement. 

Because these legal issues are common to other persons who have purchased prope11ies at County of Fresno 

sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney's 
fees pursuant to the California Code of Civil Procedure section I 021.5. 

~~ 
Thomas V. Miles 

VERJFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. I am an officer in JJD Management 
Associates and authorized to pay bills on properties it manages. On March 28, 2025 I paid the '' taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July 3D, 2025 

atFrem 

Bryce D. Hov 



Recording requested by: 
Fresno County Tax Collector 

When recorded mail to: 
Bryce D Hovannisian 
PO Box3668 
Pinedale, CA 93650 

oc. rans. ax compu e on 
Located in City of FRESNO. 

va ue o prope 

11111r.1M'\~~~lt 1~~1~~r•w-Mlh'i~U ~ll:&ik1NPNiw.11 lll 
2020-0050538 
FRESNO County R•oord•r 
Paul D!cl011, CPR 

Wednesday, Apr 22, 2020 11:39:14 RN 
THlas: l 
Fae11: 
CA SB2 Fee: 
Taxes: 
Total: 
FRESNO COUNTY 

Po;«ei: l 
$11 .Cl0 
$Cl.01l 

i11.ll0 
22.lltl 

TAX COLLEC OR 

Signature ofDeclarant 
TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied raxes were a lien for FISCAL YEAR 1999-2000 
and for nonpayment were duly declared to be in default. DEFAULT# 99-04894 

This deed, between the Fresno County Tax Collector (SELLER) and Bryce D Hovannisian; A married mnn as his sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 13-16, 2020 pun;uant to a statutory power of sale in accordance 
with the provisions of Division 1, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 9,600 

No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to TRAMMEL EGENGIA TRUSTEE 
described as follows: 465-182-08 

APN 465-182-08 MORE PARTICULARLY DESCRIBED AS THE EAST 4 FEET OF LOT 26 ALL OF LOT 27 AND TIIE WEST 8 FEET 
3 INCHES OF LOT 28,IN BLOCK 101, OF FAIRMONT ADDITION IN THE CITY OF FRESNO, PLAT THEREOF RECORDED IN 
THE OFFICE OF TH.E li'RESNO COUNTY RECORDER. OF IN BOOK 6, PAGE 29 OF RECORD OF SURVEYS IN TIIE CITY OF 
FRESNO 

Executed on 

4/22/2020 

A notary public or other officer completing thi cenificate verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020, before roe, Natalie Nino, depul)• County Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/her/their signaturc(s) on the instrument 
the person(s), or the entity upon behalf of which the pcrson(s) acted, executed the instrument. 

I certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 

"!\ WlTNESS my hand and official seal. 

Signature ~ /Lkui) 

-
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1 ); 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: 559 488-1078 

1111 WJPJ~'!'i ~11:l'l~\ ~~~t~li1f 11~~11'~~1l( 11\liM 11111 
2019-0135016 
FRESNO Counlv R111cord0r 
Paul Diet.om, CPA 
Friday, Nov 08, 2019 01:50:42 PM 
TH!sr.'I: 1 
Fems; 

, CA SB2 Faa: 
Ta><ea: 
Tot.al: 
CITY OF Fm::SNO 

Pagao: 4 

n: .al0 
00 
00 
.00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 10 relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. B-26, 
Ordinance No. 2008-26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the 6th and 7th day of November, 2019, assess the 
costs of such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno 
claims a lien on the Subject Properties (see attachment for amount assessed). The lien shall be on the properties 
until the amount is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments. 

Dated this --'8 __ th __ day of _~N~o~v'"'e--m~b=e=r __ , 2019 

Dated_ /f 8 /1 q By;,:.+--"-~---------------
John Giannelta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

On I t(t/t J , before me, William E. Ryner, Notary Public, personally appeared John Giannetta, who proved to me on the 
basis osatisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged 
to me that he/6RelM:iey- executed the same in his/l=leFffileir- authorized capactty(ie&), and that by hisJl=leFffileif signature(s) on the 
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 

WITNESS my hand and official seal. 

Sigaatuce ~ {_ 1=---
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6985 
2487 

166 
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3079 
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153 
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&476-

Public 

Dir Prop<!rty _.\ddress Nuisance 

Enforcem 

ent 

I E SIMPSON AVE I 

W !SPRUCE A VE 
E STROTHER AVE i 
w 1!!RRANCE AVE i I 
N TI-rtSfAST I 
N THESTAST I 

i 5 ,:HIRDST I 

' E 1r.OMASAVE I 

S TRJNITYST 

TULARE ST 

E TURNERAVE 

N UST I 
w UNIVERSITY A VE 

V AC.ANT LITT 

N V AGEDES A VE 

N VAN BUREN /\.VE 

S WALNUT AVE 

E WARNERAVE I 
E WASHINGTON AVE 

c IVELOON AVE 

5 WELLERST 

w \\'H!T"...S BRIDGE A VE 

E I \'.f',-jj 't.S BFJDGE A VE 

I E YALEAVE 

Total $1,437.34 

-:;-
6892-

686&- 6970-

Public 
Se=red 

\Veed Tora.IA.mt 

Noisance 
Property/Ve 

Abateme Unpald 
Ca~ Owners Name 

mo/TIUe 
CantrCost nt 

Searcli 

i S3,54Q.J!, $3,540.14 Ci:15-12.49 WHEELOC<: DONNA M 

S954.00 Sl,021.00 Sl,975.00 E18--04419 HENSON FRED 

$809.00 SS09.00 E1IH)6012 W:LUS JAMES L & WCY N 

$745 00 
' 

$745.00 E19-0319-s SeRGIO MENDOZA 

S910.00 S910.00 El'J--01780 RAKHWINDER SINGH & SANDEEP KAUR 

$810.88 SSJ0.88 El'l--03124 ALBRAE EQUmEs LLC 

$617 35 $617 351CE17-8749 BABCOCK ANN 

S362.47 $362.471 ::19--03368 MORA BALTAZAR 

5523.76 $533.89 Sl,057.65 E19-03542 MACK PAMELA EtA!NE 

$4,435.04 $5,462.41 59,917.45 £18-05348 ROSARIO MATA MORA TRUSTEE 

$332.40 5882.70 $1,255.10 CE17-14S61 OONALC f'ANSEN 

Sl,456.CO $1,45600' El9-00949/E19--01102 [ K'..VO/\G SAV.SON 

$438.82 I 543882 E18-07722 !VALENCIA RAFAELA 

$293.02 S411.73i S7(H75 E19-03205 !TORRES PAUL V I 

543555 $435.55 El9-0'7D: I EQUITY TRUST COMPANY CUSTODiAN 

$57220 s.:i-n20 CEl&-1275 jJL MARQUEZ PROPERTIES LLC 

$4,605.00 $31,855.34 $36,460.8-l CE15~597 MC DONALD RUTH PARISH FLORINE 

$326.00 $326.00 E19-06118 ESHADAJOSE ANTONIO TRS WAGNER LESu:c, ANNE TRS 

5652.00 5652.00 E18-04549 ACTON HOMcS LLC 

5465.00 $465.00 E19-0'.ll03 !ESPANA MARTHA & J05EPH 

5582.00 $582.0C ElS-07417 WASHINGTON NATHANIEL 

5263.00 S263.00 El8-03509 I ALEXANDER GUS JR 

St6';_0AOl $1.,610.40 E 19--04890 IBAMMEL EGENGIA TRUSTEE 

5320.00I S.320.00 E19-04S77 UEE G. VENIB::SCA. 
566,lli.47 $178,780.56 S6,240.39 $252.954.26 

Page 3 cf 3 



RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1) 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street 3070 
Fresno, California 93721-3605 
Fax: (559) 488-1078 

,,,------··--- ---~-~ ··--
1 1111 fl)r.,11~ ~1'w,~ia :\~Ni ~~)~1:Ui ,i Lt\ r.~M-II ~,- • 

19-0135015 
FRESNO County Reteordlllll" 
Paul IJ!at.@1111, CPA 

Fr!d&\y, Nov 08, 2019 01:50:42 PM 
Titl<11t1: 1 

Faoa: 
CA SB2 Fa,a: 
Taxam: 
Total: 

. CITY OF FREiSNO 
..... _ -·- ---- • 

Pages: 2 

13.00 
.00 
.00 

,3.00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 3 of Chapter 1 relating to the issue 
of citations of the Fresno Municipal Code, the city did, issue a citation to the record owner(s) of the real properties 
described in the attachment, for a violation of the Fresno Municipal Code existing upon the Subject Properties. The 
record owner(s) have not paid the penalties issued in the citations, and an administrative hearing officer did on the 
6th and 7th day of November 2019; assess these unpaid penalties on the Subject Property. The assessment has 
not been paid, and the City of Fresno claims a lien on the Subject Property (see attachment for amount assessed}. 
The lien shall be on the property until the amount is paid, plus legal rate of interest to be accrued from the date of 

recording this lien, and any and all administrative costs to file and record the lien. The claimed lien having been 
assessed to collect for unpaid penalties shall have the priority of a judgment lien and shall attach upon the recording 
of this Notice. 

Dated this 8u, day of 

Dated:___.l~I L-=--.fJ li ........ r q_ 
I I 

November , 2019 

John Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA ss 
COUNTY OF FRESNO 

On I I (3/!9 , before me, William E. Ryner, Notary Public, personally appeared John GJ~.!l_netta, who proved to me on the 
basis of satisfactory evidence to be the person(s) whose name(s) is/ara subscribed to the within instrument and acknowledged 
to me that he/She/t-1:!ey executed the same in_his/J:ieFltfle¾f authorized capacity(ies), and that by his/l=ler/tJ:ieiF signature(s) on the 
instrument the person(s), or the entity upon behatf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 
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45405218 

45022111 

46519103 

46518409 

46715504 

31623071 

31249228 

47124117 

47132207 

47118207 

48118130S 

45919201 

47118510 

47125207 

46111105 

31075744 

40222067 

47112112 

47808224 

44721215 

49605515 

46412128 

44204002 

30311309 

45130419 

46521606 

45921235 

46518208 
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Stx# Dir 

1102 N 

929 N 

30 E 

47 E 

1129 

5710 E 

4056 w 
4760 E 

2036 s 
1840 s 
4825 E 
3004 E 

1915 s 
1960 s 
3443 E 

3450 N 

780 E 

3737 E 

2111 s 
2320 N 
5856 E 

220 w 
3257 w 
317 w 
1220 N 
1136 s 

153 E 

CITATIONS ASSESSMENT SCHEDULED TO BE PLACED ONTO FY 20-21 TAX ROLL 

(Public Hearing Conducted on November 6 and 7, 2019) 

64p- Total 
Penalties Property Address Citations/ Releases Case# Owner's Name 

Penalties 
Amount 

Unpaid. 
llTHST $261.25 $60.00 $321.25 El9--03996 GALVAN 1vf.JGUEL VILLA JUA.t"l MANUEL 
ADOLINt. A VE $257.50 $60.00 $317.50 ElS-06888 OWENS LYNN DEE 
AMADOR ST $250.00 $60.00 $310.00 E19--05920 COX RONALD V WATI..EY KAY L COX ET AL 
Ai\1ADOR ST $261.25 $60.00 $32125 E19--05269 BROVYN EL VIN 
BST $261.25 $60.00 $321.25 E19--05391 MARTINEZ HER.Jv1EJ\ff:GILDO 
BELG RA V1A A VE $767.04 $60.00 $827.04 E19--06174 CORRAL RUDY H & TI-lERESA B 
BROVYNAVE $261.25 $60.00 $321.25 El9-03892 RARANG MARK 
CETTIAVE $253.75 $60.00 $313.75 E19-01627 JAMES CATA.TEA Y 
DEARING AVE $7,457.50 $60.00 $7,517.50 E19-00596 RODRJGUEZ HELEN RODRIGUEZ STEVEN JOSEPH & IRA LANE 
FIFrHST $515.00 $60.00 $575.00 El9-00770 AREVALO JESUS HER.NANTIEZ AREVALO MARIA CONSUELO 
GEARY ST $1,030.00 $60.00 $1,090.00 E18-06159 ASHFORD CURTIS M JONES JOHN W & VfVIAN A 
GRANT AVE $253.75 $60.00 $313.75 E19--06308 RODRIGUEZ LUIS DIEGO LLANO 
HAZELWOOD BLVD $257.50 $60.00 $317.SD E19--05582 SANDOVAL JESS R & HOPE R 

HAZELWOOD BL VD $253.75 $60.00 $313.75 E19-01445 PEREZ PA TRICIA 
KERCKHOFF A VE $77625 s&:g.oo $836.25 E19-04285 CAMPBELL JAMES ALLAN & Ml CHA ELLE D TRS 

LEANNA AVE $765.00 $60.00 $825.00 E19--03232 DUNNING SHERRY 

NEES AVE $261.25 $60.00 $321.25 E19--00780 SEQUOIA-FRESNO JOINT VENTURE% T NAKATA 

ORLEANS AVE $261.25 $60.00 $321.25 E18--07ll2 PORRAS LUPE DA VILA MAYORGA GLORIA M 

POPPY AVE $261.25 $60.00 $321.25 El9-05672 P AU.,fER ROSE MARTIN GEORGE H 

PRICE AVE $1,015.00 $60.00 $1,075.00 E19-00256 MCELHANEY LAWRENCE L 

RAMONA WAY $261.25 $60.00 $321.25 E19--05305 THOMAS TERRY S & TANYA M 
SA.i"l JOAQUIN ST $9,321.50 $60.00 $9,381.50 E18--04102 AGLHLAR FLORENCIA RAMIREZ 

SHIELDS AVE $565.00 $60.00 $625.00 ElS--00442 SUNNYSrDE DEVELOPMENT PARTNERS LLC 

SPRUCE AVE $11,450.00 $60.00 $11,510.00 E18--04419 HENSON FRED 

THESTAST $265.00 $60.00 $325.00 E19-03124 ALBRAE EQUITIES LLC 

TRINITY ST $261.25 $60.00 $321.25 E19--03542 MACK PAMELA ELAINE 

VACANT LOT $265.00 $60.00 $325.00 E19-03205 TORRES PAlJL V 

lNHITES BRIDGE A VE $261.25 $60.00 $321.25 E19-04890 TRAt>.1MEL EGENGlA TRUSTEE 

Total $38,331.04 $1,680.00 $40,011.04 

c{ 



FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 465-182-08 SUFFIX: DEFAULT NUMBER: 20-05442 

PAYEE NAME: JJD MANAGEMENT ASSOCIATES 

ADDR1: 2975 E BELMONT AVE 

ADDR2: FRESNO CA 93701 

EFFECTIVE PAYMENT DATE: 03/28/25 AMOUNT: 3,727.50 
BY: 41 

C465182080000054422000325000037275 □□□□□□□□□□□ 4 



ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 • PHONE: (559) 600-3482 

ORIGINAL 
ASSESSEE 
NAME& 
ADDRESS 

SITUS 

TRAMMEL EGENGIA TRUSTEE 
PO BOX 3668 
PINEDALE CA 93650 

153 E WHITESBRIDGE FRESNO 

CURRENT 
OWNER 
NAME& 
ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

465-182-08 -2 

TAX- DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX - DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 
AMOUNT DATE DEFAULT NO. DATE 

2,304.50 I 06/30/21 I 20-05442 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 6307 
21-22 PAID 
22-23 PAID 
23-24 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20-21 BOTH 2,085.94 208.56 
21-22 PAID 
22-23 PAID 
23-24 PAID 

TOTAL I 2,085.94 I 208.56 I 

REDEMPTION SCHEDULE 
INCLUDES CREDIT FOR IN TRUST 

JUL 24 
AUG 24 
SEP 24 
OCT 24 
NOV 
DEC 24 

24 

COLL. NO. 

FCAC-344 (10/16/) 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

3,477.19 JAN 25 3,664.93 
3,508.48 FEB 25 3,696.22 
3,539.77 MAR 25 3,727.50 
3,571.06 APR 25 3,758.79 MAY 
3,602.35 JUN 25 3,790.08 
3,633.64 25 3,821.37 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED 

I 
DOCUMENT NO. 

REMARKS 
NET VALUE TRA 

6307 5-224 
5-224 
5-498 
5-498 

TAXES AND PENALTIES 
COST 

10.00 

10.00 

I 
SUB-TOTAL 

2,304.50 

I 2,304.50 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF $ 

I TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J. Garcia, C.P.A. 
Auditor-Controller/Treasurer-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 
FRESNO, CALIFORNIA 9371 1 

TMILESLAW@AOL.COM 
TELEPHONE (559) 313-6354 

February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93 715 

Re: 153 E. Whitesbridge, Fresno, CA 
APN: 465-182-08 

Dear Sirs: 

My client, Bryce D. Hovannisian, purchased the property located at 153 E. Whitesbridge, 
Fresno, CA (APN: 465-182-08), a vacant lot, at a tax default sale conducted by the County of 
Fresno in March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorern taxes, the following 
special assessments: 

FR Citation/Penalty 
FR-Remove Public Nuisance 

$321.24 
$1,610.40 

The citation and penalties, and the assessed costs for removal of the public nuisance, were 
services provided to the previous property owner who lost the property at the tax sale. The 
Notices of Special Assessments upon which these portions of the Tax bill is based were recorded 
on November 8, 2019, and are attached. Of note, the special assessment authorizing the 
Citation/Penalty portion of the tax bill is characterized as having a priority of a judgment lien, 
and the special assessment authorizing the Public Nuisance Removal is characterized as 
allegedly having the priority of a tax lien. 



In December of 2020, prior to the date the first installment of the July 1, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 
the contested, erroneous, and unlawful special assessments, but his tender of payment was 
rejected and returned to my client by the Fresno County Tax Collector. 

My client is not responsible for the assessment liens for the following reasons: 

1. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessments. 

Regardless of the characterization of the Special Assessments as tax liens or not, the special 
assessments were extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3712, the Tax Deed conveys title to the purchaser.free and clear a.fall 
encumbrances o_fany kind existing before the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3712 (a) exception, the special assessments are fixed liens (even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3 712 ( c )exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances o_f any kind including the assessment liens recorded by the 
City of Fresno before the sale. Accordingly, being charged for liens that have been extinguished, 
regardless if they were characterized as "tax liens," is erroneous and unlawful, and these 
amounts must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
3 8773 .1 or 3 8773 .5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City o_f L.A. (1998) 66 Cal. App. 4th 586, Kahan v. City o_f 



Richmond (2019) 35 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 

Government Code section 38773.1 allows a legislative body, such as a city, to collect abatement 
and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773.1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the force, effect, and priority of a judgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773.5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3 712. As such, the continued effort 
to collect these liens from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

3. The Special Assessment which has the priority of a judgment lien was extinguished by the tax 
sale and the Tax Deed. 

Even if the Tax Deed did not extinguish the alleged "tax liens," it certainly extinguished any 
special assessment or encumbrance that has the priority of a judgment lien pursuant to Revenue 
and Taxation Code section 3712. Accordingly, at the very least, the recorded special assessment 
that has the priority of a judgment lien has been extinguished, and the tax bill is overstated, and 
is being erroneously or illegally assessed against my client. 

For the above stated reasons, the special assessment liens are erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 
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, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 

2 

_J 
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THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 9371 1 TMILESLAW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93715 

Re: 216 E. Amador, CA 
APN: 465-193-03 

Dear Mr. Garcia: 

TELEPHONE 

(559) 241 -7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for " taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2020, is attached hereto as Exhibit 
One. In the fall of 2020 claimant received a Fresno County Secured Property Tax Detail report, attached 
as Exhibit Two, which includes a charge for FR REMOVE PUB NUIS in the amount of$277.20, a charge 
for FRESNO CITY WEED in the amount of$958.86, and a charge for FR CITATION/PENALTY in the 
amount of $321.24. A special assessment, attached as Exhibit Three, alleged to have the priority of a tax 
lien, was recorded on February 14, 2020 prior to the tax sale. A second special assessment, attached as 
Exhibit Three-A, alleged to have the priority of a judgment lien, was recorded on February 14, 2020 prior 
to the tax sale. On March 28, 2025, Claimant paid $2,955.28 to redeem the property (See Exhibit Four). 
Claimant requests a refund, in whole or in part, of each of the charges/special assessment liens specified 
above, and all penalties, interest, and/or costs associated with these charges on the "tax" bill. 

Claimant disputes his responsibility, in whole or in part, for each of these charges/special assessments as 
each is null and/or invalid in that each violates state law and/or the principles oflien priority, or otherwise, 
was extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previous 
owner against whom it was imposed. ' It has been represented to Claimant by the County of Fresno that 
it is not necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as the 
claim clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the 

I. Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exhibit Five), along with the response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, along with the 
oppositions to the Demurrers fi led against each such complaint in Fresno County Superior Court in Case No. 
22CECG0 1203, and Appellants Opening Brief filed in the Fifth District Court of Appeal case number F087585, including all 
the factual allegations, legal theories and analysis presented in said documents as if fully set fo11h herein, all of which are 
included in the Appendix attached as Exhibit Seven. 



claim only involves nonvaluation issues in order to satisfy any procedural requirement. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to fi le a case in Superior Court to satisfy his claim, will seek attorney's 
fees pursuant to the California Code of Civil Procedure section 1021.5. 

Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. I am an officer in JJD Management 
Associates and authorized to pay bills on properties it manages. On March 28, 2025 I paid the "taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July 3°, 2025 
at Fresno, California. 

Bryce(9{); 



Recording requested by: 
Fresno County Tax Collector 

When recorded mail to: 
Bryce D Hovaanisian 
POBox3668 
Pinedale, CA 93650 
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2020-0050576 

oc. rans. ax compu e on 
Located in City of FRESNO. 

va uc o propc 

FRESNO Counly Raoorder 
Paul Diclc~, CPA 
Wednasday, Apr 22, 2020 11:39:14 AM 
Titles; 1 Pa9ea: 

Fce5: 111.00 CA SB2 Fee: e.00 
Taxes: 12.65 
Total: 23.65 
FRESNO COUNTY TAX COLLEC OR 

TAX.DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 2009-10 
and for nonpayment were duly declared to be in default. DEFAULT# 09-05867 

~~ 
Signature ofDeclardllt 

This deed, between the Fresno County Tax Collector (SELLER) and Bryce D Hovannisian; A married man as his sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 13-16, 2020 pursuant to a statutory power of sale in accordance 
with the provisions of Division 1, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 11,400 

No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to TAYLOR MATTIE LIVING TRUST, PILKINTON WELLINGTON ET AL 
described as follows: 465-193-03 

APN 465-193-03 MORE PARTICULARLY DESCRIBED AS LOT 10 AND THE WEST 15 FEET OF LOT 9 IN BLOCK 6 
OF GRAND AVENUE PARK, ACCORDING TO THE MAP THEREOF RECORDED AUGUST 13, 1887 IN BOOK 1 PAGE 
24 OF PLATS IN THE OFFICE OF THE COUNTY RECORDER OF FRESNO COUNTY. IN THE CITY OF l<'RESNO. 

Executed on 
( 

4/2212020 

A notary public or other officer completing this certifi ate verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4122/2020, before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrumcnt and acknowledged to 
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument 
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 



1, 'i'i' 

1\t1.di 50rt:onu:uU~r 

'l'n:asun.:11-·tax CuH\;~clot 

Prop01ty T;,x P,1v11wi1t:; 

(3o Back 

FRESNO COUNTY SECURED PROPERTY TAX DETAILS 
FISCAL YEAR 2020 

JULY 1. 2020 - JUNE 30, 2021 

j /''/.f;CI ;i:1:-.1 

L 

l ,(\ '! iU ( ! 

['.\l:Oil 1:,;,, •;1::1:11,1.11: .. ,.\::1 .. 1·;,;'",] c'._IC, f'.: ./':rnU r) 

T ,\ '.•: Fi\ y;s.,-; L" i·i? h /)l~~T !-t! Pi 11 FI ~I /\ ',; f~ ! i (i \'J 

1 ,;x1Nc; ,\CEJ,JCIL~.; i V'.'") n_.:ri .t, r 1 Ff~O\/i ; 1 , , • t 1H 

'}<· 

'< i \ i ' \ i \ ', 
• \ ! {. ·, 

'\I),,.!:, ', 

" ,fl/, 



RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1 ); 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
Cfty of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: 559 488-1078 
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2020--0019542 
FRESNO County RMiorde!"' 
Paul Diet.om, CPA 
Frlday, Feb 14, 2020 10:53:28 Af'! 

Titlem: 1 
Feem: 
CA SB2 Feo; 
fBJ(lffl; 
Tot.al: 
CITY OF FRESNO 

Pages: 4 

1
38.01) 
0.©0 
ID.©ll 
38.01/J 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 10 relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. B-26, 
Ordinance No. 2008-26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the 12tt1 and 13th day of February, 2020, assess the 
costs of such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno 
claims a lien on the Subject Properties (see attachment for amount assessed). The lien shall be on the properties 
until the amount is paid, plus legal rate of interest to be accrued from the date of recording this lien. and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments. 

Dated this 14th 
day of _ ...... F"""e=b.:..;:ru=a:.:...rv~-• 2020 

ohn Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identfty of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

On~+..:....Lf-.1~'----' before me, Camille R. Luna, Notary Public, personally appeared John Giannetta, who proved to me on the 
basis f isfactory evidence to be the person(s) whose name(s) is/ar-e subscribed to the within instrument and acknowledged 
to me that he/she/the.y executed the same in his/her/their authorized capacity(iBs), and that by his/her-Meir signature(s) on the 
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 

WITNESS my hand and official seal. 

Signature~ 

CAMILLE R. LUNA 
COMM. #2169328 :z 

Notary Public - California E; 
Fresno County 

Comm. Ires OcL 24 2020 
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E BUILERAVE 

E BYRDAVE 

E CAillORNIA A VE 

S CALUSCH sr F 

S CEDARAVE 

5 OlliSTNUT A VE 121 

E CHURO-!AVE 

w 0-IURGIRD 

N CLARK ST 

E C1AY AVE 

w CLINTON A VE 102 

E Cl.JN7.DN AVE 

E CORNELL ,WE 

w DAKGTAAVE 

w DUDLEY AVE 

N DUKEAVE 

N DURA1','TWAY 

N EFFIEST 

N EIGHTHSf 
FST 

E FAIRFAXAVE1+ 

S FILBERT A VE 

N FISHERST 

E FLORADORA A VE 

S FOURIBST 

W GARLAND AVE 

E GARRETT A\'E 

AB1Uf.MFN[!,.SSESSMENT SCHEDULED TO BE PLACED ONTO FY 20-21 TAX.ROLL 

(Pi4!1.i,;Hea:rit;g~.4._m,. FdmulTII 12 tmd 13. 201!/.) 
6476- 6892-

Public 
6868-

Secured 

Nuisance 
Public 6970-Weed Total.Amt 

Nuisance 
Property/De 

Abatement Unpaid 
Case: Owner's Name 

Enfmcem oo/Title 
ContrCost 

Search en! 

S161.00 $161.00 ElS-01242 I NEWPORT BEACH HOLDINGS UC 
szn,21 ! 5%5.871 $1,236.08 EH-D6865 ,TAYLOR MAmE l!VINGTilUST P!LX!NTON WEWNGTON ITAL 

! $263.00 5263.00 E19-12063 ANDERSON DELORES A 

51,140.53[ $1,140.53 ElS-04158 ALVARADO JOSIE ESPARAZA MICKEY ITAL 
5354.471 5354.47 ElS-08238 WILSON GEORGE W UFE ESTATE% W LEWIS 

$505.70 5505.70 ElS-11246 NELSON JASON WIWAM 
$3,10828 $1,02327 $4,131.55 ElS-02802 DAMASCO ANTONIO & SUSAN 

Sl,616.86 $2,04928 S3,666.14 ElS-04074 SPIRIT OF WOMAN OF CALIFORNIA INC 

S329.00 $329.00 ElS-07355 GARRISON HENRY L 

5266.00 S266.00 CE13-2042 ADAMS VALERIE 

5266.00 $266.00 E1S-OD368 MENCHACA EUZABEIB MARIE 

I $42230 $1,212.00 $1,634.30 E19-018.93 GARCIA RAY & DEBBIE 

$1,392.40 $1,39240 CElS-6923 EASLEY MARGARET 
$1,449.75 S1,449.75 £19--07494 SCHERR STEFAN EXECUTOR 

$653.00 $653.00 ElS-D6587 RESERVE APARTMENT HOMES FRESNO LLC 

$3,408.93 $20,517.79 $23,926.72 CE18-1072 RAUL GOMEZ 

$284.00 5284.00 E19-03854 CYPRESS POINT PARTNERS LP 

$534.00 $203.00 $737.00 E19--09754 ALFONSO M LEANOS & ABRAHAM REYES LEANOS 

$339.40 S953.08 $1,292.48 E19-06369 GONZALES RALPH & MARGARET CONCH OLA JESSE 

$345.22 $501.00 584622 El9-09201 FERNANDEZ FELICIANO & PAULA 

$2,506.20 $2,50620 El9-00750 MOHAMMED JOHID A TRS 

$187.00 S187.00 E19--00S78 PEREZ MAU RICIA S TRUSTEE 

$272.00 S272.00 E19-08212 GONZALES JOSEPH L TRUSTEE GON2ALES LLOYD J 

I $386.78 $386.78 E19-05754 HONGTHAMALY KESONE 

$536.15 5536.15 E19-10794 AGUILAR JUAN C 

$263.00 $263.00 El&-06659 QUI LAM 
$T:>4.24 $7":,424 E19-07666 KEY-PRESSON ARLEEN C TRUSTEE 

$%8.00 $968.00 E19-05983 BORREGO BENJAMiN D & ROSEMARY 

5734.08 $734.08 CElS-1566 SYMONDS Sl"EVEN PAUL TRUSTEE 

$2,014.27 $2,014.27 El.9-05720 DE FEHR JACK 

$362.47 $362.47 El9-08276 OCONNOR MICHAEL 

5518.11 $206.00 $724.11 El9-10707 CORNE.JO ANA MARIA 

$287.48 5287.48 E19-10316 HOPPER ROBERT JOSHUA & WENDY MARIE E 

$345.00 $345.00 ElS-07953 SHARMA ROHIT A 
$309.00 $309.00 E19-10434 MACIEL PEDRO 

51,027.79 $1,027.79 E19--08l35 PAREDES CAESAR 

$1,450.55 $1,450.55 E19-02533 FRANOS PILAR PALOMARES 

56,506.50 5907.93 S7.414-43 CE09-4998 BROWN AC & YUBA 
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NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 3 of Chapter 1 relating to the issue 
of citations of the Fresno Municipal Code, the city did, issue a citation to the record owner(s) of the real properties 
described in the attachment, for a violation of the Fresno Municipal Code existing upon the Subject Properties. The 
record owner(s) have not paid the penalties issued in the citations, and an administrative hearing officer did on the 
12'11 and 1 i" day of February 2020; assess these unpaid penalties on the Subject Property. The assessment has 
not been paid, and the City of Fresno claims a lien on the Subject Property (sea attachment for amount assessed). 
The lien shall be on the property until the amount is paid, plus legal rate of interest to be accrued from the date of 

recording this lien, and any and all administrative costs to file and record the lien. The claimed lien having been 
assessed to collect for unpaid penalties shall have the priority of a judgment lien and shall attach upon the recording 
of this Notice. 

Dated this 14th day of 

Dated: 2 /I<-/ /2 O 

February , 2020 

John Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA ss 
COUNTY OF FRESNO 

on#lrfaiJ , before me, Camille R. Luna, Notary Public, personally appeared John Giannetta, who proved to me on the 
basis of satisfactory evidence to be the person(s) whose name(s) is/ara subscribed to the within instrument and acknowledged 
to me that he/6fle/tl=ley executed the same in his/i=lef/#leif authorized capacity(ies), and that by his/her/theiF signature(s) on the 
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 1 

CAMILLE R.·LUNA 
COMM. #2169328 ;z 

Notary Publlc • Galifomla ~ 
Fresno County 

Comm. Ires oct. 24 2020 
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46519303 
4{i716406 

46516518 

47119211 

47809512 

47711302 

45917126 

45402118 

49602206 

45811205 

313641115 

405141185 

45509405 

47026103 

46615314 

481181305 

43311303 

40767111 

44319320 

47125302 

47909207 

45507307 

31075108 

47818216 

4:?$25210 

4~71 

4Ei11105 

46130218 
43325217 

47023104 

~15522 

30011113 
31625315 

31329224 

48003018 

46718414 

Su# 

216 

913 

1625 

3893 

2038 

403 

378 

3131 

3535 

461 

553 

1547 

4842 

1314 

1302 
4825 

1547 

6713 

1246 

2D10 

2428 

484-0 

3447 

2316 

2384 

265 

3443 

4729 

3652 

4616 

2215 

422 

5749 

5738 

2534 

1028 

CITATIQ_NS__ASSESSMENT SCHEDULED TO BE PLACED ONTO FY 20-21 TAX ROLL ~ 
~u: Hearing Conducted on Februpy 12 and 13, 2020) 

6475-
Total 

Dir Properly Address Citations/ Releaaes 
Penalties 

Casd Owner's Name 
Penalties 

Amount 

Um,aid 
E AMADOR Sf $26125 $60.00l 5321.25 E19-06865 TAYLOR MATTiE UVlNG TRUST PILKINTON WELLINGTON ITAL 

BST $257.50 $60.00 5317-50 E19-04158 ALVARADO JOSIE ESPARAZA MICKEY ETAL 
BST $261.25 $60.00 5321.25 E19-08238 WILSON GEORGE W LIFE ESTATE % W LEWIS 

E BRALY AVE $257.50 $60.00 5317-50 E19-07355 GARRISON HENRY L 
E CALIFORNIA A VE $257.50 $60.00 5317-50 El9-07494 SCHERR STEFAN EXECUTOR 
w CHURCH RD $257.50 $60.00 $317.50 El9-06.369 GONZALES RALPH & MARGARET CONCHOLA JESSE 
N Cl..ARKST $253.75 $60.00 $313.75 E19-09201 FERNANDEZ FELICIANO & PAULA 
E CLAY AVE $9,888.00 $60.00 $9,948.00 E19-00750 MOHAMMED JOH ID A TRS 
N DUKE AVE $1,765.00 $60.00 $1,825.00 E19-07666 KEY-PRESSON ARLEEN CTRUSTEE 
N DURANTWAY $261.25 $60.00 $321.25 E19-05983 BORREGO BENJAMIN D & ROSEMARY 
s FILBERT AVE $253.75 $60.00 5313.75 E19-10316 HOPPER ROBERT JOSHUA & WENDY MARIE E 
w FIRAVE $253.75 $60.00 5313.75 E19-07017 DAVISCARLM 
E FLORADORA A VE $253.75 $60.00 $313.75 E19-10434 MACIEL PEDRO 
s FOURTHST $253.75 $60.00 $313.75 E19-08135 PAREDES CAESAR 

FUL1DNST $253.75 $60.00 $313.75 E19-11359 LONGS DRUGS STORES CALIFORNIA INC 
E GEARYSf $1,030.00 $60.00 $1,090.0Q ElB--06159 ASHFORD CURTIS M JONES JOHN W & VIVIAN A 
w HAMPTONWAY $253.75 $60.00 $313.75 E19-0S388 FLORES DAVID M 
N HARRISON A VE $713-50 $60.00 $773.50 E19-01773 WICHMAN DANIEL & HARPER JOHN T 
w HARVARDAVE $257.50 $60.00 $317.50 E19-05703 ROJO JESUS SALVADOR 
s HAZELWOOD BL VD $257.50 $60.00 $317.50 E19-02056 BENITEZ ANDREW SR & MARY HELEN 
S HOLLY AVE $257.50 $60.00 $317.50 ElB-07241 GOMEZ MARIA D 
E HOMEAVE $470.00 $60.00 $530.00 ElB--00109 MAGDALENO MARIA E 
N HORc'\IETAVE $522.50 $60.00 $582.50 E19-04774 ZABALZA ELISEO A JR 
S IVY AVE $5,374.75 $60.00 $5,434.75 CE17-13890 WHITE FLOYD L WHITE JAMES PETAL 
S IVY AVE $253.75 $60.00 $313.75 E19-04021 IBARRAJOSE DE JESUS 
E JENSEN AVE $257.50 $60.00 $317.50 E19-06359 WILLIAMS MARY A 
E KERCKHOFF A VE $1,015.00 $60.00 $1,075.00 E19-04285 CAMPBELLJAMES ALLAN & MICHAELLE D TRS 
E KINGS CAJ'iYON RD $3,00724 $60.00 $3,067.24 CE18-1221/E19-09036 CHOV HENG TRUSTEE YOU KHLOEUNG 
N LAF A YETI'E A VE $253.75 $60.00 $313.75 E19-06879 STEVENS MALCOLM G & BRENDA K 
E LANEAVE $813.00 $60.00 $873.00 ElS-07036 GUZMAN ALBERTO NUNEZ MERCEDES R DE 
E LEWISAVE $257-50 $60.00 $31750 E19-08088 FERNANDEZ LORETO & HILDA 

w LOCUST AVE $257.50 $60.00 5317-50 E19--05461 HIGGASON SHALYS lANAE 
E WRENAAVE $257-50 $60.00 $317-50 E19-10515 URBINA EMANUEL T & THELMA L 
E MADISON A VE $257.50 $60.00 $317-50 E19--08695 MARTIN JUSTIN M 
S MAPLEAVE $526.25 $60.00 $586.25 ElS-07724 MENDOZA ELOY 

MAYOR AVE 5261.25 $60.00 $321.25 E19-06461 JUAREZ SOPHIA A 
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FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 465-193-03 SUFFIX: DEFAULT NUMBER: 20-05448 

PAYEE NAME: JJD MANAGEMENT ASSOCIATES 

ADDR1: 2975 E BELMONT AVE 

ADDR2: FRESNO CA 93701 

EFFECTIVE PAYMENT DATE: 03/28/25 AMOUNT: 2,955.28 
BY: 41 

C465193030000054482000325000029552800000000007 



ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
465-193-03 -9 P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 • PHONE: (559) 600-3482 

TAYLOR MATTIE LIVING TRUST 
PILKINTON WELLINGTON ETAL 
PO BOX 3668 

ORIGINAL 
ASSESSEE 
NAME& 
ADDRESS PINEDALE CA 93650 

SITUS PARCEL IN LOTS 9 10 BLK 6 GRAND AVE PARK 

CURRENT 
OWNER 
NAME& 
ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

i 
'ii 

TAX - DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX- DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO' SELL 
AMOUNT DATE DEFAULT NO. DATE 

1,825.94 I 06/30/21 I 20-05448 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 6419 
21-22 PAID 
22-23 PAID 
23-24 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20-21 BOTH 1,650.88 165.06 
21-22 PAID 
22-23 PAID 
23-24 PAID 

TOTAL I 1,650.88 I 165.06 I 

REDEMPTION SCHEDULE 
INCLUDES CREDIT FOR IN TRUST 

JUL 24 
AUG 24 
SEP 24 
OCT 24 
NOV 
DEC 24 

24 

COLL. NO. 

FCAC-344 (10/16/) 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

2,757.17 JAN 25 2,905.75 
2,781.94 FEB 25 2,930.52 
2,806.70 MAR 25 2,955.28 
2,831.46 APR 25 2,980.04 MAY 
2,856.23 JUN 25 3,004.81 
2,880.99 25 3,029.57 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED 

I 
DOCUMENT NO. 

REMARKS 

NET VALUE TRA 

6419 5-224 
5-224 
5-224 
5-224 

TAXES AND PENALTIES 
COST 

10.00 

10.00 

I 
SUB-TOTAL 

1,825.94 

I 1,825.94 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF$ 

I TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J. Garcia, C.P.A. 
Auditor-Controller/Treasurer-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 

FRESNO, CALIFORNIA 9371 1 

February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93715 

Re: 216 E. Amador, Fresno, CA 
APN: 465-193-03 

Dear Sirs: 

TMILESLAW@AOL.COM 
TELEPHONE (559) 31 3-6354 

My client, Bryce D. Hovannisian, purchased the property located at 216 E. Amador, Fresno, CA 
(APN: 465-193-03), a vacant lot, at a tax default sale conducted by the County of Fresno in 
March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessments: 

FR Citation/Penalty 
FR-Remove Public Nuisance 
Fresno City Weed 

$321.24 
$277.20 
$958.86 

The citation and penalties, and the assessed costs for removal of the public nuisance and weed 
abatement, were services provided to the previous property owner who lost the property at the 
tax sale. The Notices of Special Assessments upon which these portions of the Tax bill are 
based, were recorded on February 14, 2020 and are attached. Of note, the special assessment 
authorizing the Citation/Penalty portion of the tax bill is characterized as having a priority of a 
judgment lien, and the special assessment authorizing the Public Nuisance and Weed billings is 
characterized as allegedly having the priority of a tax lien. 



In December of 2020, prior to the date the first installment of the July 1, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 
the contested, erroneous, and unlawful special assessments, but his tender of payment was 
rejected and returned to my client by the Fresno County Tax Collector. 

My client is not responsible for the assessment liens for the following reasons: 

1. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessments. 

Regardless of the characterization of the Special Assessments as tax liens or not, the special 
assessments were extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3712, the Tax Deed conveys title to the purchaser/i-ee and clear of all 
encumbrances of any kind existing before the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3712 (a) exception, the special assessments are fixed liens (even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3712 (c)exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances of any kind including the assessment liens recorded by the 
City of Fresno before the sale. Accordingly, being charged for liens that have been extinguished, 
regardless if they were characterized as "tax liens," is erroneous and unlawful, and these 
amounts must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for ce1iain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
38773.1 or 38773.5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City o_fLA. (1998) 66 Cal. App. 4th 586, Kahan v. City o.l 



Richmond (2019) 3 5 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 

Government Code section 38773.1 allows a legislative body, such as a city, to collect abatement 
and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773 .1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the.force, effect, and priority of a judgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773.5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its 'judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3 712. As such, the continued effort 
to collect these liens from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

3. The Special Assessment which has the priority of a judgment lien was extinguished by the tax 
sale and the Tax Deed. 

Even if the Tax Deed did not extinguish the alleged "tax liens," it certainly extinguished any 
special assessment or encumbrance that has the priority of a judgment lien pursuant to Revenue 
and Taxation Code section 3712. Accordingly, at the very least, the recorded special assessment 
that has the priority of a judgment lien has been extinguished, and the tax bill is overstated, and 
is being erroneously or illegally assessed against my client. 

For the above stated reasons, the special assessment liens are erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 

Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 

2 

_J 
\ 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 9371 1 TMILESLAW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

Re: Vacant Lot, no address, CA 
APN: 467-134-17 

Dear Mr. Garcia: 

TELEPHONE 
(559) 24 1-7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2020, is attached hereto as Exhibit 
One. In the fall of 2020 claimant received a Fresno County Secured Property Tax Detail report, attached 
as Exhibit Two, which includes a charge for FR REMOVE PUB NUIS in the amount of $304. 10, a charge 
for FRESNO CITY WEED in the amount of$710.24, and a charge for FR CITATION/PENALTY in the 
amount of $317.50. A special assessment, attached as Exhibit Three, alleged to have the priority of a tax 
lien, was recorded on February 14, 2020 prior to the tax sale. A second special assessment, attached as 
Exhibit Three-A, alleged to have the priority of a judgment lien, was recorded on February 14, 2020 prior 
to the tax sale. On March 28, 2025, Claimant paid $2,698.12 to redeem the prope1ty (See Exhibit Four). 
Claimant requests a refund, in whole or in part, of each of the charges/special assessment liens specified 
above, and all penalties, interest, and/or costs associated with these charges on the " tax" bill. 

Claimant disputes his responsibility, in whole or in pait, for each of these charges/special assessments as 
each is null and/or invalid in that each violates state law and/or the principles oflien priority, or otherwise, 
was extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previous 
owner against whom it was imposed. 1 It has been represented to Claimant by the County of Fresno that 
it is not necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as the 
claim clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the 

I. Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exhibit Five), along with the response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, along with the 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Court in Case No. 
22CECG0 1203, and Appellants Opening Brief filed in the Fifth District Court of Appeal case number F087585, including all 
the factual allegations, legal theories and analysis presented in said documents as if fu lly set forth herein, all of which are 
included in the Appendix attached as Exhibit Seven. 



claim only involves nonvaluation issues in order to satisfy any procedural requirement. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney's 
fees pursuant to the California Code of Civil Procedure section 1021.5. 

-'iMI 
Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. I am an officer in JJD Management 
Associates and authorized to pay bills on properties it manages. On March 28, 2025 I paid the "taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July 3o , 2025 

atFre;?ir 

Bryle D. Hovannisian 



r.ei:ording requested by: 
Fresno c.,_~nty Tax Collector 

When recorded mail to: 
Bryce D Hovannisian 
POBoi,;:3668 
Pinedale, CA 93650 
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FRESNO County Record•r 
Paul Dlct.oa, CPA 
Wednesday, Apr 22, 2020 11:39:14 At! 
TJtle&: 1 Page111: 2 

F•es: 114.00 
CA SS2 Fe■: eB.ee0. 
Taxu: • ~ 
Tatal: 29.05 
FRESNO COUNTY TAX COLLEC OR 

TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 2003-04 
and for nonpayment were duly declared to be in default. DEFAULT# 03-05775 

~~ 
Signature of Declarant 

This deed, between the Fresno Co\l.llty Tax Collector (SELLER) and Bryce D Hovaooisian; A married man as bis sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein whlch 
the SELLER sold to the PURCHASER at a public auction held on 
March 13-16, 2020 pursuant to a statutory power of sale in accordance 
with the prov is ions of Division l, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 5,200 

No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property sitllilted in the County of Fresno, State of California, 
last assessed to LYRA INVESTMENTS LLC 
described as follows: 

Sec Attachment A 

Executed on 

4/22/2020 

467-134-17 

A notary public or other officer completing thi c ificate verifies only the identity of the individual who signed tbe document to 
which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020. before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARCIA, CPA. who proved to me on 
the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument 
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY Ullder the laws of the State of California that the foregoing paragraph is true and correct 

WITNESS my hand and official seal. 

Si~ature ~@ 



DOC #2020-0050543 Page 2 of 2 

Attslchment A 

APN 467-134-17 MORE PARTICULARLY DESCRIBED AS TIIE SOUTHEASTERLY 15 FEET OF LOT 12 AND ALL OF 
LOTS 13,14,15 AND 16 IN BLOCK 225 ACCORDING TO THE MAP THEREOF RECORDED JUNE 9, 1884 IN BOOK 1 
OF PLATS AT PAGE 7, FRESNO COUNIY RECORDS EXCEPTING THEREFROM THAT PORTION CONVEYED TO 
THE OTY OF FRESNO, BY DEED RECORDED AUGUST 8, 1944, IN BOOK 2195 AT PAGE 22, FRESNO COUNTY 
Ol<'FICIAL RECORDS. ALSO EXCEPTING THEREFROM THAT PORTION LYING EASTERLY OF THE 
FOLLOWING DESCRIBED LINE: BEGINNING AT THE NORTHWEST CORNER OF' LOT 1 IN BLOCK 4 OF PETER'S 
ADDITION TO FRESNO AS PER MAP RECORDED IN BOOK 1 OF PLATS AT PAGE 74, FRESNO COUNTY 
RECORDS, THE WEST LINE OF SAID LOT 1 HAVING A BEARING OF NORTH 00 DEG 29'06" EAST; THENCE (1) 
NORTH 00 DEG 26'12" WEST, 67.20 FEET; THENCE (2) FROM A TANGENT WHICH BEARS NORTH 00 DEG 28' 
03'47" WEST NORTHERLY ALONG A CURVE CONCA VE EASTERLY, WITH A RADIUS OF 6048 FEET, TimOUGH 
AN ANGLE OF 00 DEG 51'60" AN ARC DISTANCE OF 90.36FEET TO THE NORTHWESTERLY LINE OF Tiffi 
SOUTIIEASTERLY 15 FEET OF SAID LOT 12. IN THE CITY OF FRESNO. 
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1 ); 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: 559 488-1078 
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2020-0019542 
FRESNO County Recorder 
Paul D!clo&, CPA 
Friday, Feb 14, 2020 10:53:28 Al'! 

T!tlem: 1 
F111tt111: 
CA SB2 Foo: 
TRXIIIEI: 
Total: 
CITY OF FRESNO 

Pages: 4 

1
3a.01l 
11Ul0 
0.01) 
Ja,00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 10 relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. B-26, 
Ordinance No. 2008-26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the 12th and 13th day of February, 2020, assess the 
costs of such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno 
claims a lien on the Subject Properties (see attachment for amount assessed). The lien shall be on the properties 
until the amount is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments. 

Dated this 14tti day of __ F~e~b~ru~a-ry __ , 2020 

ohn Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certmcate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

On • , before me, Camille R. Luna, Notary Public, personally appeared John Giannetta, who proved to me on the 
basisfisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged 
to me that he/she/they executed the same in his/flefAAeif authorized capacity(ies), and that by his/1=1eFAAeir- signature(&) on the 
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 

WITNESS my hand and official seal. 

Signature~ 



sj-

0 
-st 

0... 

C\J 
sj­
L!) 

Ol 
'<""" 
0 
0 

0 
N 
0 

~ 
0 
0 
0 

APNt 

46108303 

44504116 

44505112 

30311309 
51112606 

46528102 

44531225 

47110201 

45229101 

44933411 

454.25110 

48020317 

481223195 

46715307 

47125304 

47126508 

46125415 

467l,Hl7 

45021320 

47806508 

46518107 

46518604 

481181175 

45118317 

47123422 
42428502 

46419214 

105 

Str.l 

112 

2401 

2819 

317 

3598 
28 

3745 

1606 

1404 

1536 

4747 

4574 

5147 

1123 

950 

2170 
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6476-

Public 

Dir Property Addres-s !Nuisance 
\ Enforcem 
i ent 

s SIERRA VISI'A A VE I 
E SIMPSON AVE I 
E SIMPSON AVE 

w SPRUCEAVE 

N STATE ST 

E STROTHER A VE 

E TERRACE AVE 
s THIRD ST 
E 1H0MASAVE 

w TI-I0MAS A VE 

E TI-!0MAS A YE 
E TOWERAVE 

E TOWERAVE 
TIJLARE5T 
VACANTWf 
VACA.1'ITWf 
V AC.AJ•,rr wr 
VACANTLOT 

N V AGEDES A VE 
S WELLERST 
E WHITES BRIDGE A VE 
E \'IHITF.S BRIDGE A VE 
S WINERYAVE I 
N WlSH0NAVE 

S WOODROW A VE 
N WOODSON A VE 

w WOODWARD AVE 
TOTAL SO.DO 

~ 6692-
6868-

5=u-ed 
Public 

Property/De 
6970-Weed Tota!Am.t 

Ca.sef Owner's Name Nuisance 
mo/T.itle 

Abate.men! Unpaid 
ContrCoat 

Search 
$316.8-0 $316.80 E19-10002 SA9 PROPERTIES 
$214.50 $214.50 CE12-3463 KESWICK INVESTMENT CORPORATION 
$983.65 5983.65 CE15-1249 WHEEI.OCl< DONNA M 

$327.80 $327.80 EIB-04419 HENSON FRED 
$423.86 5423.86 ElB--07859 RACKLEY LARRY D JR & GEORGINA A 
$453.00 5200.00 $653.00 E18--06012 WIWSJAMES l& LUCY N 

$511.40 $511.40 E19-10358 CASILI.AS JESSICA 
$474.06 $474.06 CE17-8749 BABCOCK ANN 

$969.00 $712.04 $1,681.04 E19-03368 MORA BALTAZAR 

$258.97 $258.97 El.9-03619 TAMAYO GONZALO 
$608.36 $608.36 El9-06516 WOOD VERNA M ZUNIGA F & LORI A ITAL 

$326.00 $326.00 E19-11466 MC CURN ANTHONY & SHARON 

$294.47 $294.47 E19---05947 HERNANDEZ EFFRAIN JR 

$4,913.88 $32,114.34 $37,02822 ElS-05348 ROSARIO MATA MOM TRUSTEE 

S367.20 5837.00 S1,204.20 ElS--00213 KEN TOUY 

$328.06 592264 $1,250.70 E19-02495 HEAFEY STEPHEN HEAFEY DEREK ET Al 

S1,017.94 S1,017.94 El9--03251 RAMIREZ RUBEN & SONIA 
$304.10 $711).25 $1,D14.35lE19-07936 LYRA INVESTMENTS UC 

S2%.90 $296.90 E19-04701 EQUITY TRUST COMPANY CUSTODIAN 

S378.00 5523.74 $901.74 El.8--07417 NATHANIEL WASHINGTON 

5307.78 $665.33 $973.il E18-03617/E19-06869 CLARK ULYSSE!S % LJOHNSON 
$999.71 $999.71 ElS--06.260 MARiN PHILIP G FINEY STEL!A LEE 

$250.00 $250.00 El9--06812 POWEUDANA 

$626.00 $1,519.46 52,145.46 E19-08366 COWNS JOSEPH P & BETTY A 

$259.96 $259.961E19-05287 RODRIGUEZ DOLORES 

$633.48 I $633.48 El.9--02347 STEPANYAN ANAIT 

$327.80 I $649.00 $976.80! El.9-08801 LOREDO ELIZABETH LEANN 
$65,966.53 $110,7l1..S3 $13,Dll.08 $189,749.44: 
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RECORDING REQUESTED BY: 3 
City of Fresno 
Exempt From Fee PerGC Section 27388.1 (a)(1) 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM • Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: (559) 488-1078 
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NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 3 of Chapter 1 relating to the issue 
of citations of the Fresno Municipal Code, the city did, issue a citation to the record owner(s) of the real properties 
described in the attachment, for a violation of the Fresno Municipal Code existing upon the Subject Properties. The 
record owner(s) have not paid the penalties issued in the citations, and an administrative hearing officer did on the 
1 ill and 13th day of February 2020; assess these unpaid penalties on the Subject Property. The assessment has 
not been paid, and the City of Fresno claims a lien on the Subject Property (see attachment for amount assessed). 
The lien shall be on the property until the amount is paid, plus legal rate of interest to be accrued from the date of 

recording this lien, and any and all administrative costs to file and record the lien. The claimed lien having been 
assessed to collect for unpaid penalties shall have the priority of a judgment lien and shall attach upon the recording 
of this Notice. 

Dated this ____ J4th day of 

Dated: 2 /t '1 /2 0 
t 

February , 2020 

John Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verrfies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

ST ATE OF CALIFORNIA ss 
COUNTY OF FRESNO 

onol/;tf,faiJ , before me, Camille R. Luna, Notary Public, personally appeared John Giannetta, who proved to me on the 
basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged 
to me that he/st:\e/they executed the same in his/Aef/tt:leif authorized capacity(ies), and that by his/her/their signature(s) on the 
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 1 

CAMILLE R:LUNA 
COMM. #2169328 z 

Notary Public • California ~ 
Fto9no County 

Comm. Ires Oct. 24 2020 
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APN; Str# 

46713513 1325 

45202103 326 

46518205 140 

47819106 2326 

41019229 3038 
45528608S 1324 

42707245 3384 

46108303 112 

44933411 1536 

45,i..25110 4747 

47126508 

46713611 

46713417 i 
46518107 43 

46419214 1006 

51 

~ 

_, r,.-• 

Dir Property Address 

MONTEREY ST 
E OLIVE AVE 

E ONEIL AVE 

s POPPY AVE 

E SA,WLE A VE 

N SANDAU AVE 

E SIERRA MADRE A VE 

s SrERRA VISTA A VE 

w THOMAS AVE 

E THOMAS AVE 

VACANT LOT 

VACANT LOT 

VACANT LOT 

E WHITES BRIDGE A VE 

w WOODWARD A VE 

TOTAL 

~ 

6475-
Total 

Citatiorui/ Releases 
Penalties 

Case# Owner's Name 
Penalties 

Amount 

wnpaid 
$257.50 $60.00 $317.50 E19-06524 TRUONG NGOCMAI H 
$253.75 $60.00 $313.75 E19-09189 SANCHEZ LENARD J & GLORIA A 
$26125 $60.00 532125 E19--04719 WHITE CURTIS F WHITE JOYFUL 
$26125 $60.00 $321.25 E19-07398 RIVERA WILLIAM & MARGARET 
$268.75 $60.00 $328.75 E19-04570/El9-11125 EVANS MINNIE 
$772.50 S60.00 $832.50 E19-08354 HER NING PIA & MEE VANG 
$522.50 $60.00 $582.50 E19-07862 0/ PROPERTIES LLC 
$253.75 $60.00 $313.75 E19-10002 SA9 PROPERTIES 
$253.75 $60.00 $313.75 E19-03619 TAMAYO GONZALO 
$261.25 $60.00 $.321.25 E19-06516 WOOD VERNA M ZUNIGA F & LORI A IT AL 
$257.50 $60.00 $317.50 E19-02495 HEAFEY STEPHEN HEAFEY DEREK IT AL 
$257.50 $60.00 $317.50 E19--07929 BILLINGS GARNET L & V FERN TR%S BURDICK 
$257.50 $60.00 $317.50 E19-07936 LYRA INVESTMENTS LlC 
$261.25 $60.00 $321.25 ElB-03617 /El 9-06869 CLARK ULYSSEIS % L JOHNSON 
$257.50 $60.00 $317.50 E19-08801 LOREDO ELIZABETH LEANN 

$%,201.49 S3,060.00 $39,261.49 
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FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 467-134-17 SUFFIX: DEFAULT NUMBER: 20-05496 

PAYEE NAME: JJD MANAGEMENT ASSOCIATES 

ADDR1: 2975 E BELMONT AVE 

ADDR2: FRESNO CA 93701 

EFFECTIVE PAYMENT DATE: 03/28/25 AMOUNT: 2,698.12 
BY: 41 

C467134170000054962000325000026981200000000008 



ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
467-134-17 -5 P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 • PHONE: (559) 600-3482 

ORIGINAL 
ASSESSEE 
NAME& 
ADDRESS 

LYRA INVESTMENTS LLC 
PO BOX 3668 
PINEDALE CA 93650 

SITUS PAR IN LOTS 12 TO 16 BLK 225 FRESNO 

CURRENT 
OWNER 
NAME& 
ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

TAX- DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX - DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 

AMOUNT DATE DEFAULT NO. DATE 

1,666.56 I 06/30/21 I 20-05496 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 4606 
21-22 PAID 
22-23 PAID 
23-24 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20-21 BOTH 1,506.02 150.54 
21-22 PAID 
22-23 PAID 
23-24 PAID 

TOTAL I 1,506.02 I 150.54 I 

REDEMPTION SCHEDULE 
INCLUDES CREDIT FOR IN TRUST 

JUL 24 
AUG 24 
SEP 24 
OCT 24 
NOV 
DEC 24 

24 

COLL. NO. 

FCAC-344 (10/16/) 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

2,517.40 JAN 25 2,652.94 
2,539.99 FEB 25 2,675.53 
2,562.58 MAR 25 2,698.12 
2,585.17 APR 25 2,720.71 

MAY 
2,607.76 JUN 25 2,743.30 
2,630.35 25 2,765.89 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED 

I 
REMARKS 

NET VALUE TRA 

4606 5-882 
5-882 
5-882 
5-882 

TAXES AND PENALTIES 
COST 

10.00 

10.00 

I 
SUB-TOTAL 

1,666.56 

I 1,666.56 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF$ 

DOCUMENT NO. 

,-

I TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J. Garcia, C.P.A. 
Auditor-Controller/Treasurer-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 

FRESNO, CALIFORNIA 937 1 1 

February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93 721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93 715 

TM I LES LA W@AOL.COM 
TELEPHONE (559) 31 3-6354 

Re: Vacant Lot (Unassigned Address), Fresno, CA 
APN: 467-134-17 

Dear Sirs: 

My client, Bryce D. Hovannisian, purchased the property located at an unassigned address, 
Fresno, CA (APN: 467-134-17), a vacant lot, at a tax default sale conducted by the County of 
Fresno in March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessments: 

FR Citation/Penalty 
FR-Remove Public Nuisance 
Fresno City Weed 

$317.50 
$304.10 
$710.24 

The citation and penalties, and the assessed costs for removal of the public nuisance and weed 
abatement, were services provided to the previous property owner who lost the property at the 
tax sale. The Notices of Special Assessments upon which these portions of the Tax bill are 
based, were recorded on February 14, 2020 and are attached. Of note, the special assessment 
authorizing the Citation/Penalty po1iion of the tax bill is characterized as having a priority of a 
judgment lien, and the special assessment authorizing the Public Nuisance and Weed billings is 
characterized as allegedly having the priority of a tax lien. 



In December of 2020, prior to the date the first installment of the July 1, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 
the contested, erroneous, and unlawful special assessments, but his tender of payment was 
rejected and returned to my client by the Fresno County Tax Collector. 

My client is not responsible for the assessment liens for the following reasons: 

1. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessments. 

Regardless of the characterization of the Special Assessments as tax liens or not, the special 
assessments were extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3712, the Tax Deed conveys title to the purchaserfi-ee and clear a.fall 
encumbrances o_f any kind existing before the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3 712 ( a) exception, the special assessments are fixed liens ( even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3 712 ( c )exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances o_fany kind including the assessment liens recorded by the 
City of Fresno before the sale. Accordingly, being charged for liens that have been extinguished, 
regardless if they were characterized as "tax liens," is erroneous and unlawful, and these 
amounts must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
38773.1 or 38773.5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City o_fL.A. (1998) 66 Cal. App. 4th 586, Kahan v. City o_f 



Richmond (2019) 3 5 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 

Govermnent Code section 38773.1 allows a legislative body, such as a city, to collect abatement 
and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773.1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the force, effect, and priority of a judgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 3 8773 .5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3712. As such, the continued effort 
to collect these liens from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

3. The Special Assessment which has the priority of a judgment lien was extinguished by the tax 
sale and the Tax Deed. 

Even if the Tax Deed did not extinguish the alleged "tax liens," it certainly extinguished any 
special assessment or encumbrance that has the priority of a judgment lien pursuant to Revenue 
and Taxation Code section 3712. Accordingly, at the very least, the recorded special assessment 
that has the priority of a judgment lien has been extinguished, and the tax bill is overstated, and 
is being erroneously or illegally assessed against my client. 

For the above stated reasons, the special assessment liens are erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 
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, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 

2 

_J 
\ 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 9371 1 TMILESLAW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93715 

Re: l 028 E. Mayor, Fresno, CA 
APN: 467-184-14 

Dear Mr. Garcia: 

TELEPHON E 

(559) 24 1-7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2020, is attached hereto as Exhibit 
One. In the fall of 2020 claimant received a Fresno County Secured Property Tax Detail report, attached 
as Exhibit Two, which includes a charge for FR REMOVE PUB NUIS in the amount of$341.20, a charge 
for FRESNO CITY WEED in the amount of $1,415.16, and a charge for FR CIT A TI ON/PEN AL TY in the 
amount of $321.24. A special assessment, attached as Exhibit Three, alleged to have the priority of a tax 
lien, was recorded on February 14, 2020 prior to the tax sale. A second special assessment, attached as 
Exhibit Three-A, alleged to have the priority of a judgment lien, was recorded on February 14, 2020 prior 
to the tax sale. On March 28, 2025, Claimant paid $3,920.28 to redeem the property (See Exhibit Four). 
Claimant requests a refund, in whole or in part, of each of the charges/special assessment liens specified 
above, and all penalties, interest, and/or costs associated with these charges on the "tax" bill. 

Claimant disputes his responsibility, in whole or in part, for each of these charges/special assessments as 
each is null and/or invalid in that each violates state law and/or the principles oflien priority, or otherwise, 
was extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previous 
owner against whom it was imposed. 1 It has been represented to Claimant by the County of Fresno that 
it is not necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as the 
claim clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the 

I. Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exhibit Five), along with the response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, along with the 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Court in Case No. 
22CECG0 1203, and Appellants Opening Brief filed in the Fifth District Court of Appeal case number F087585, including all 
the factual allegations, legal theories and analysis presented in said documents as if fully set forth herein, all of which are 
included in the Appendix attached as Exhibit Seven. 



claim only involves nonvaluation issues in order to satisfy any procedural requirement. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney's 
fees pursuant to the California Code of Civil Procedure section 1021.5. 

Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. I am an officer in JJD Management 
Associates and authorized to pay bills on prope1ties it manages. On March 28, 2025 I paid the "taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of pe1jury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July .xJ, 2025 
at Fresno, California. 

BryeJfl 



Recording requested by: 
Fresno County Tax Collector 

\Vb.en recorded mail to: 

1111 W)f.1NT.~~11·,~~ N~~~1¥iU1~~, 1J\ tl.j,1:11 iY~ 11111 

2020-0050551 
Bryce D Hovannisian 
PO Box 3668 
Pinedale, CA 93650 

oc. rans. ax compu e on tu va ue o prope 
Located in City of FRESNO. 

FRESNO County Record•~ 
Paul Dtclos, CPA 
Wadn■sday, Apr 22, 2020 11:39:14 AM 
Tit.lom: 1 Paga:;: 

Faam: $11.00 
CA SBZ Fee: ,0.0e 
Tax•&: 11. :St5 
Tot.al: 22..5:S 
FRESNO COUNTY TAX COLLEC OR 

TAX DEED TO PURCHASER OF TAX~DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 2005-06 
and for nonpayment were duly declared to be in default. DEFAULT# 05-07733 

~ 
Signature ofDeclarant 

This deed, between the Fresno County Tax Collector (SELLER) and Bryce D Hovannisian; A married man as his sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 13-16, 2020 pursuant to a statutory power of sale in accordance 
with the provisions of Division 1, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 10,200 

No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to JUAREZ SOPIDA A 
described as follows: 467-184-14 

APN 467-184-14 MORE PARTICULARLY DESCRIBED AS LOTS 23 AND 24 IN BLOCK 27 OF PAIGE TRACT, 
ACCORDING TO THE MAP THEREOF RECORDED FEBRUARY 7, 1902, IN BOOK 2 PAGE 15 OF RECORD OF 
SURVEYS, IN THE OFFICE OF THE COUNTY RECORDER OF FRESNO COUNTY. IN THE CITY OF FRESNO. 

Executed on ( 

4/22/2020 

A notary public or other officer completing this c tifi e verifies only the identity of the individual who signed the docwnent to 
which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020, before me, Natalie Nino, deputy Cou.nty Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument 
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of1he State of California that the foregoing paragraph is true and correct. 

Wl1NESS my hand and official seal. 

Signature //f tlhiit ~ } 

~~ 
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1 ); 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax 559 488-1078 

1111 wirr11r ~ 11:Rll• :~,~~,~V\~l1~Uft11 :~~i'W liYli 11111 
2020-0019542 
FRESNO County Recorder 
Paul Dtctom, CPA 
Fr1dmy, Feb 14, 2020 10:53:28 ~ 
THlem: 1 
Faem: 
CA SB2 Foe: 
TW(ee: 

, Total: 
CITY OF FRESNO 

Pngae: 4 

1
38.011) 
0.00 
0.01) 
Ja.00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 1 O relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. B-26, 
Ordinance No. 2008-26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the 12th and 13°1 day of February, 2020, assess the 
costs of such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno 
claims a lien on the Subject Properties (see attachment for amount assessed). The lien shall be on the properties 
until the amount is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments. 

Datedthis 14u, day of __ F~e~b~ru~a~rv~_, 2020 

ohn Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to whic.h this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

On _ _ 'J)p-1/.-Jfl , before me, Camille R. Luna, Notary Public, personally appeared John Giannetta, who proved to me on the 
bas~~evidence to be the person(s) whose name(s) is/aFe subscribed to the within instrument and acknowledged 
to me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/heFM!eir signature(s) on the 
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 

WITNESS my hand and official seal. 

Signature~ 
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APN# 

47118705 

481181305 

47125302 

45311202 

46021312 

46032208 

4J'll25210 

47121.271 

46526102 

46400]!1 i 
461111os I 
46130218 

45319111 

47016329 

43425310 
31CT75744 

45215522 

47020227 

43329306 

-17909415 

47018105 

46009119 

31329224 

48003018 

46718414 

46020305 

46024110 

47827311 

46523406 

45202103 

45403109 

46518205 

45509213 

47819106 

578190015 

48025512 

47815326 

410192.29 

4.55286085 

43613501 

Str. 

1926 

4825 

2010 

3514 

4045 

4680 

2384 

265 

8 

2323 

3443 

4729 

3'!-.95 

4609 

lOOi 

34.50 
2215 

3353 

3517 

2429 

3142 

4705 

5738 

2534 

107.S 

3T.>6 

4641 

23!>4 
86 

326 

3492 

140 

4887 

2326 

2509 

2447 

2255 

3038 

1324 

4096 

6476-

Public 
6868-

Dir Property Address Nuisance 
Public 

Nuisance 
Enfor=n 

Con!rCost 
ent 

s GEARHART Sf $868.00 

E GEARYST $330.39 

s HAZELWOOD BL VD $369.26 

E HOMEAVE 

E IUJNOlSAVE 5228.16I 

E ILUNOlS A VE $319.00l 

s IVY AYE $445.71) 

E JENSENAVE S303 47I 

E KEARNEY BL VD 

w KEARNEY BL VD 

E KERCKHOFF A VE 

E KlNGS CANYON RD $:,71.71 

E LAMONAAVE S169.621 

E LANEAVE $239.13 

E LANSING WAY $384.00 

N LEA1'iNA A YE $164.00 

E LEWISAVE 5355.62 

E UBER1YAYE $2,919.37 

N LORNA AVE 5313.64 

5 WTTJSAVE 

E LOWEAVE 

E MADISON A VE $6,598.47 

E MADISON AVE $488.70 

S MAPLEAVE 5944.44 

MAYOR AVE $34127 

E NEVADAAVE 

E NEVADAAVE 5181.80 

S NICHOLAS A VE $375.44 

E OLEA."IDERAVE $1,02121 

E 01.IVEAVE $941.70 

E 01.IVEAVE $1,362.41 

E ONEILAVE $42856 

E PlNEAVE 

S POPPY AVE $372.74 

E PRES1WICK A VE 

S 1PRICEAVE 5373.64 

S ROSEAVE 

E SAMPLEAVE $428.68 

N SANDAU AVE $644.76 

N SHER.'v!AN ST $327.06 

(Y\ 
6892-

Secured 
6970-Weed Total Amt 

Pmpe:rtyfDe 
Abatement Unpaid 

Case; Owner's Name 
mc/Title 

Search 
$953.00 Sl,l,21.00 El9-11357 RODRJG UEZ ALBERTO JR 

$330.39 E18-06159 ASHFORD CURTIS M JONES JOHN W & VNIAN A 

$947.00 $1,316.26 E19--02056 BENITEZ ANDREW SR & MARY HELEN 

$611.94 5611.94 £19-08320 BRUMBAUGH HAZEL 

$228.16 E19--0S459 BARRERA JAVIER & MARIA DELCARMEN 

5203.00 S522.00 El9-11875 RASCON MAR!A O DE LA ROSA CARLOS 

S445.70 El9-04021 !BARRA JOSE DEJESUS 

$1,075.29 Sl,378.76 E19--06359 WILLIAMS MARY A 

$985.20 I 5985.20 E19--0l.279 DE MADERA INC 

$j,36_98 $436.98 El9--04666 ATAMIAN HAIG C 

$252.85 S252.85 El!l-012!!5 CAMPBELLJAMESAllAJ• & MICHAELLE DTRS 

$571.71 CE18-1221/E19-09036 CHOY HENG TRUSTEE YOU KHLOEUNG 

$200.00 5369.62 E18-04854 SOUZA MICHAEL F 

$239.13 E19-04&35 AGUIRRE JUAN & SANDRA 

$384.00 El9--041l0 VO TUYET VAN 

$164.W El.9-11174 DUNNING SHERRY 

$355.62 El.9-08088 FERNM.OEZ LORETO & HILDA 

5641).00 $3,559.37 El8-DD074 RODRIGUEZ JENNIE 

$313.64 El8-01635 CAVAZOS ENRIQUE JR 

S963.53 $963.53 E19-03806 BERNICE MAYS 

$323.00 5323.00 El9--08347 GARCIA PHIL!? R 

S,32,937.88 539,536.35 El!l--04921 CUDE CHARLES 

$4S8.70 El9-08695 MARTIN JUSTIN M 

$944.44 E18--0n24 MENDOZA ELOY 

$1,415.16 $1,755.43 f.19-06461 !JUAREZ SOPHIA A 

$308.6S 5308.68 E19-08079 BRYANT DALE J & JACQUELYN B 

$181.80 El9-03158 LEANOS A JR DE PERALES M GONZALEZ 

$375.44 E19--08132 RODRIGUEZ CESAR 

$1,1)2121 CE16-114D BROWN EARL W & PLEAS P 

$941.70 E19-09189 SANCHEZ LENARD J & GLORIA A 

$200.l)J $1,562.41 El'l--02820 PAMMA GURJIT 

Sl,483.00 $1,911.56 E19-04719 WHITE CURTIS F WHiTE JOYFUL 

5326.00 $326.00 E19-11256 ALVAREZ DORA E & OMAR 

$944.71 Sl,317.45 ElS--07398 RIVERA WIWAM & MARGARET 

$329.00 5329.00 CE17-13603 LAWRENCE LOGAN K &JAMIE L 

5373.64 E19-09608 ROSAS JOSEFINA & RUBEN SAENZ 

$2%.90 S296.90 E19-07011 ABBS!RENE 

$428.68 E19-04570/El9-1112S EVANS MINNIE 

$644.76 El9-083S4 HER NING PIA & MEE VANG 

$327.06 El9-03978 HOULT DANIEL 
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NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 3 of Chapter 1 relating to the issue 
of citations of the Fresno Municipal Code, the city did, issue a citation to the record owner(s) of the real properties 
described in the attachment, for a violation of the Fresno Municipal Code existing upon the Subject Properties. The 
record owner(s) have not paid the penalties issued in the citations, and an administrative hearing officer did on the 
12'11 and 13th day of February 2020; assess these unpaid penalties on the Subject Property. The assessment has 
not been paid, and the City of Fresno claims a lien on the Subject Property (see attachment for amount assessed). 
The lien shall be on the property until the amount is paid, plus legal rate of interest to be accrued from the date of 

recording this lien, and any and all administrative costs to file and record the lien. The claimed lien having been 
assessed to collect for unpaid penalties shall have the priority of a judgment lien and shall attach upon the recording 
of this Notice. 

Dated this 14111 day of 

Dated: 

February , 2020 

John Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to whicl1 this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA ss 
COUNTY OF FRESNO 

onfl./;fM , before me, Camille R. Luna, Notary Public, personally appeared John Giannetta, who proved to me on the 
basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged 
to me that he/&t:\e/they executed the same in his/Hefltneif authorized capacity(ies), and that by his/her/their signature(s) on the 
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 1 

CAMILLE il:LUNA 
COMM. #2169328 ::z 

Notary Public - Callfomln ~ 
Frosno County 

Coom Ires Oct. 24 2D20 
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APN:; 

46519303 

46716406 

46516518 

47119211 

47809512 

47711302 

45917126 

45402118 
49602206 

45811205 

313641115 

405141185 

45509405 

47026103 

46615314 

481181305 

43311303 

4-0767111 
44319320 
471253()2 

47909207 

45507307 

31075108 

47818216 

47825210 

47722271 

46111105 

46130218 

43.325217 

47023104 

45215522 

30311113 

31625315 

31329224 

48003018 

46718414 

Sm' 

216 

913 

1625 

3893 

2038 

403 
378 

3131 

3535 
461 

553 

1547 

4842 

1314 

1302 

4825 
1547 

6713 

1246 
2010 

2428 

4840 

341J 

2316 

2384 

265 

3443 
4729 

3-652 

4616 
2215 

422 

5749 

5738 

2534 

1028 

C.ITA TIONS ASSESSMENT SCHEDULED TO BE PLACED ONTO FY 20-21 TAX ROLL l' 
/EBillic Hearing Conducted on February 12 and 13, 2020) 

6475-
Total 

Du Properly Addres6 Citations/ Re!eal!es 
Penalties 

Case# Owner's Name 
Penalties 

.4.mount 

Unpaid 
E A..½ADORSf $26125 $60.00 S321.25 E19·06865 TAYLOR MATTIE LIVING TRUST PILKINTON WELLINGTON ITAL 

B Sf $257.50 $60.00 S317 .50 E19-04158 ALVARADO JOSIE ESPARAZA MICKEY ITAL 
BST $261.25 $60.00 S321.25 E19--08238 WILSON GEORGE W LIFE ESTATE% W LEWIS 

E BRALY AVE $257.50 $60.00 $317.50 E19-0?355 GARRISON HENRY L 
E CALIFOR..'\/1A A VE $257.50 $60.00 $317.50 E19-07494 SCHERR STEFAN EXECUTOR 
w CHURCH RD $257.50 $60.00 S317.50 E19-D6369 GONZALES RALPH & MARGARET CONCHO LA JESSE 
N CLA."'UCST $253.75 $60.00 S313.75 E19--09201 FERNANDEZ FELICIANO & PAULA 
E CLAY AVE $9,888.00 $60.00 $9,948.00 E19.00750 MOHAMMED JOHID A TRS 
N DUKE AVE 51,765.00 $60.00 $1,825.00 E19-07666 KEY-PRESSON ARLEEN CTRUSTEE 
N DURANTWAY $261.25 $60.00 S321.25 E19-05983 BORREGO BENJAMIN D & ROSEMARY 
s FILBERT AVE $253.75 $60.00 $313.75 E19-HX316 HOPPER ROBERT JOSHUA & WENDY MARJE E 
w FIR AVE $253.1:, $60.00 $313.75 E19-07017 DAVISCARLM 
E FLORADORA A VE $253.75 $60.00 $313.75 E19-10434 MACIEL PEDRO 
s FOURTH Sf $253.75 $60.00 $313.75 E19--08135 PAREDES CAESAR 

FULTON ST $253.75 $60.00 $313.75 E19-11359 LONGS DRUGS STORES CALIFORNIA INC 
E GEARY ST 51,030.00 $60.00 $1,090.00. ElB--06159 ASHFORD CURTIS M JONES JOHN W & VIVIAN A 
w HA.MYTON WAY $253.75 $60.00 $313.75 E19--0.5388 FLORES DAVID M 
N HARRISON A VE $713.50 $60.00 $773.50 E19-01773 WICHMAN DANIEL & HARPER JOHN T 
w HARVARDAVE $257.50 $60.00 $317.50 E19--05703 ROJO JESUS SALVADOR 
s HAZELWOOD BLVD $257.50 $60.00 $317.50 E19-02056 BENITEZ ANDREW SR & MARY HELEN 
s HOLLY AVE $257.50 $60.00 $317.50 E18--07241 GOMEZ N"ARIA D 
E HOME AVE $470.00 $60.00 5530.GO El&-00109 MAGDALENO MARIA E 
N HORNET AVE $522.50 S60.00 S582.50 E19-04774 ZABALZA ELISEO A JR 
S IVY AVE $5,374.75 $60.00 $5,434.75 CE17-13890 WHITE FLOYD L WHITE JAMES P ITAL 
S IVY AVE $253.75 S60.00 $313.75 E19-04021 JBARRA JOSE DE JESUS 
E JENSE.1\J A VE $257.50 $60.00 S317.50 E19-06359 WILLIAMS MARY A 
E KERCKHOFF A VE $1,015.00 $60.00 $1,075.00 E19-D4285 CAMPBELLJAMES ALLAN & MICHAELLE D TRS 
E KINGS CANYON RD $3,00724 $60.00 $3,06724 CE18--1221/E19-o9036 CHOV HENG TRUSTEE YOU KHLOEUNG 

N LA.FA YEITE A VE $253.75 $60.00 $313.75 E19-06879 STEVENS MALCOLM G & BRENDA K 
E LA.NEAVE $813.00 $60.00 $873.00 E18-07036 GUZMAN ALBERTO NUNEZ MERCEDES R DE 
E LEWISAVE $257.50 $60.00 $317.50 E19-08088 FERNANDEZ LORETO & HILDA 
w LOCUST AVE S257.50 $60.00 $317.50 E19-05461 HIGGASON SHALYS LANAE 
E LORENAAVE $257.50 $60.00 $317.50 E19-10515 URBINA EMANUEL T & THELMA L 
E MADISON A VE $257.50 S60.00 $317.50 E19-D8695 MARTIN JUSTIN M 
S MAPLEAVE $52625 S60.00 $58625 ElB--07724 MENDOZA ELOY 

MAYORAVE $26125 $60.00 $321.25 E19-D6461 JUAREZ SOPHIA A 
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FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 467-184-14 SUFFIX: DEFAULT NUMBER: 20-05509 

PAYEE NAME: JJD MANAGEMENT ASSOCIATES 

ADDR1: 2975 E BELMONT AVE 

ADDR2: FRESNO CA 93701 

EFFECTIVE PAYMENT DATE: 03/28/25 AMOUNT: 3,920.28 
BY: 41 

C467184140 □ 00 □ 55 □ 920 □□ 325 □□□ 03920280 □□□□□□□□□□ 



ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 • PHONE: (559) 600-3482 

ORIGINAL 
ASSESSEE 
NAME& 
ADDRESS 

SITUS 

JUAREZ SOPHIA A 
PO BOX 3668 
PINEDALE CA 93650 

1028 MAYOR FRESNO 

CURRENT 
OWNER 
NAME& 
ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

467-184-14 -7 

TAX - DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX - DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 

AMOUNT DATE DEFAULT NO. DATE 

2,423_96 I 06/30/21 I 20-05509 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 8254 
21-22 PAID 
22-23 PAID 
23-24 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20-21 BOTH 2,194_56 219-40 
21-22 PAID 
22-23 PAID 
23-24 PAID 

TOTAL I 2,194_56 I 219_40 I 

REDEMPTION SCHEDULE 
INCLUDES CREDIT FOR IN TRUST 

JUL 24 
AUG 24 
SEP 24 
OCT 24 
NOV 
DEC 24 

24 

COLL. NO. 

FCAC-344 (101161) 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

3,656_94 JAN 25 3,854_45 
3,689-85 FEB 25 3,887_36 
3,722_77 MAR 25 3,920_28 
3,755_69 APR 25 3,953_20 

MAY 
3,788_61 JUN 25 3,986_12 
3,821-53 25 4,019-04 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED 

I 
REMARKS 

NET VALUE TRA 

8254 5-224 
5-224 
5-224 
5-224 

TAXES AND PENALTIES 
COST 

10_00 

10_00 

I 
SUB-TOTAL 

2,423_96 

I 2,423_96 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF$ 

DOCUMENT NO. 

I TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J_ Garcia, c_P.A. 
Auditor-Controller/Treasurer-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 

FRESNO, CALIFORNIA 937 1 1 

February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93 721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93715 

Re: 1028 Mayor, Fresno, CA 
APN: 467-184-14 

Dear Sirs: 

TMILESLAW@AOL.COM 
TELEPHONE (559) 31 3-6354 

My client, Bryce D. Hovannisian, purchased the property located at 1028 Mayor, Fresno, CA 
(APN: 467-184-14), a vacant lot, at a tax default sale conducted by the County of Fresno in 
March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessments: 

FR Citation/Penalty 
FR-Remove Public Nuisance 
Fresno City Weed 

$321.24 
$341.26 

$1,415.16 

The citation and penalties, and the assessed costs for removal of the public nuisance and weed 
abatement, were services provided to the previous property owner who lost the property at the 
tax sale. The Notices of Special Assessments upon which these portions of the Tax bill are 
based, were recorded on February 14, 2020 and are attached. Of note, the special assessment 
authorizing the Citation/Penalty portion of the tax bill is characterized as having a priority of a 
judgment lien, and the special assessment authorizing the Public Nuisance and Weed billings is 
characterized as allegedly having the priority of a tax lien. 



In December of 2020, prior to the date the first installment of the July 1, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 
the contested, erroneous, and unlawful special assessments, but his tender of payment was 
rejected and returned to my client by the Fresno County Tax Collector. 

My client is not responsible for the assessment liens for the following reasons: 

1. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessments. 

Regardless of the characterization of the Special Assessments as tax liens or not, the special 
assessments were extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3712, the Tax Deed conveys title to the purchaser.free and clear a.fall 
encumbrances o.l any kind existing before the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3712 (a) exception, the special assessments are fixed liens (even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3 712 ( c )exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances o.fany kind including the assessment liens recorded by the 
City of Fresno before the sale. Accordingly, being charged for liens that have been extinguished, 
regardless if they were characterized as "tax liens," is erroneous and unlawful, and these 
amounts must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
3 8773 .1 or 3 8773 .5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City o.l L.A. ( 1998) 66 Cal. App. 4th 586, Kahan v. City o.l 



Richmond (2019) 35 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 

Govermnent Code section 38773.1 allows a legislative body, such as a city, to collect abatement 
and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773.1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the.force, effect, and priority of a judgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773.5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3 712. As such, the continued effo1i 
to collect these liens from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

3. The Special Assessment which has the priority of a judgment lien was extinguished by the tax 
sale and the Tax Deed. 

Even if the Tax Deed did not extinguish the alleged "tax liens," it certainly extinguished any 
special assessment or encumbrance that has the priority of a judgment lien pursuant to Revenue 
and Taxation Code section 3712. Accordingly, at the very least, the recorded special assessment 
that has the priority of a judgment lien has been extinguished, and the tax bill is overstated, and 
is being erroneously or illegally assessed against my client. 

For the above stated reasons, the special assessment liens are erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 

Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 

2 

_J 
\ 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 9371 1 TMILESL.AW@A0L.C0M 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93715 

Re: 4775 E. Alta, Fresno, CA 
APN: 470-172-23 

Dear Mr. Garcia: 

TELEPHONE 

(559) 24 1-7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2022, is attached hereto as Exhibit 
One. In the fall of 2020 claimant received a Fresno County Secured Property Tax Detail report, attached 
as Exhibit Two, which includes a charge for FR REMOVE PUB MUIS in the amount of$749.18, and a 
charge for FRESNO CITY WEED in the amount of $464.00. A special assessment, attached as Exhibit 
Three, alleged to have the priority of a tax lien was recorded on August 9, 2019 prior to the tax sale. On 
March 28, 2025 Claimant paid $2,767.50 to redeem the property (See Exhibit Four). Claimant requests 
a refund, in whole or in part, of the charges/special assessment lien specified above, and all penalties, 
interest, and/or costs associated with each charge on the "tax" bill. 

Claimant disputes his responsibility, in whole or in part, for each charge/special assessment, as it is null 
and/or invalid in that it violates state law and/or the principles of lien priority, or otherwise, was 
extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previous owner 
against whom it was imposed. 1 It has been represented to Claimant by the County of Fresno that it is not 
necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as the claim 
clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the claim 
only involves nonvaluation issues to satisfy any procedural requirement. 

After redemption of the property, on or about April 15, 2025, Claimant received a tri-fold mailing from 
the County of Fresno which included a check in the amount of$158.76 referenced by "ACT 04/22/20 4775 
E. Alta FR." A copy of the tri-fold mailing is attached as Exhibit Eight. There is no explanation as to the 

I. Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exhibit Five), along with the response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, a long with the 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Court in Case No. 
22CECG0 1203, and Appellants Opening Brief filed in the Fifth District Court of Appeal case number F087585, including a ll 
the factual allegations, legal theories and analysis presented in said documents as if fully set forth herein, all of which are 
included in the Appendix attached as Exhibit Seven. 



basis for this payment or the method of calculation. This check has not been cashed. Claimant hereby 
requests an explanation for this payment and the method of calculation. 

Because these legal issues are common to other persons who have purchased prope1ties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney' s 
fees pursuant to the California Code of Civil Procedure section I 021.5. 

Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. I am an officer in JJD Management 
Associates and authorized to pay bills on properties it manages. On March 28, 2025 I paid the " taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July .JD, 2025 
at Fresno, California. 

B~ 



Recording requested by: 
Fresno County Tax Collector 

When recorded mail to: 
Bryce D Hovannisian 
PO Box 3668 
Pinedale, CA 93650 

oc. rans. ax compu on 
Located in City of FRESNO. 
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TAX COLLEC OR 

Signature of Declarant 

TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 2007-08 
and for nonpayment were duly declared to be in default. DEFAULT# 07-11277 

This deed, between the Fresno County Tax Collector (SELLER) and Bryce D Hovannisian; A married man as his sole and 
separate property; Sok Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 13-16, 2020 pursuant to a statutory power of sale in accordance 
with the provisions of Division 1, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 12,500 

No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to PERALTA FRANCIS G 
described as follows: 470-172-23 

APN 470-172-23 MORE PARTICULARLY DESCRIBED AS LOTS 37 AND 38 IN BLOCK 6, SPARKMAN'S VENTURA 
A VENUE TRACT ACCORDING TO THE MAP THEREOF RECORDED IN BOOK 9, PAGE 70 OF PLATS, FRESNO 
COUNTY RECORDS. IN THE CITY OF FRESNO. 

Executed on 

4/22/2020 

A notary public or other officer completing this certifi te verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020, before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in his/her/their authori7.cd capa.city(ics), and that by his/her/their signature(s) on the instrument 
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrnment. 

I certify under PENAL 1Y OF PERn.JRY under the laws of the State of California that the foregoing paragraph is true and correct. 



i\ uili tor-C ontioilc t 

'frcasure1-' fax Coiltc~of 

Prope:rty Tax Payments 

Goeack j 
FRESNO COUNTY SECURED PROPERTY TAX DETAILS 

FISCAL YEAR 2020 
JULY 1, 2020 • JUNE 30, 2021 

MOL'JIU: H'.)MF. 

r,1 X Fi\ Yl,1HH i,; DISHllfli 11 Ul A:-; llLi.OW 

I :,:i/(; AC.l'.NCIC'., 1 VO fEl"l M'l'f,0'/l ll DONDS I SPF:Cli1l. /1SSE:i:'.'.,f1'1ENT'i l :: 
Ii;('( 11 l Y\Vif)· .. ! ;\ \ 
[ h ! ~, I ;\ ! f\ 1-Z! ! J' 

f'liF<...:\!f} 1 ::--:1) ln ;s_ 

l Fi:\'.-Jr / t:S!; l(i 

) I,\, l l .) /\ j\; i 

\ I ,: : .'ll !<i 
\:,\!"I ('('( l.': E: l·l 
l·Hl \~~() i'..\iJ ;n: 
I f; I :-~ l ~( l '. 1 S l ; ; .:, \ ! ! 

!.f\l-"S:\{ I \!S!J l<,. 
I 1,!·\>;\} l. >\I·,)('. 
I ht·.s.;>;i i tr~~I} •,t(J(' 

1:1<1-s:,;, > 1 ;s1: 1)21\ 

l·iii·\l✓() L~ll 0-lli 
!· h l,", \j( l I ,>.i J (\ 11 

F!d·\,~~() I ·-.:1 ~ j{I i~f 

!·h),SU( i I. \\J !:l. 
~U("t I ::--;1; 1n.) 

l· Hi.Sf•;<' I. 'Sll !<, J 

f'.d·S!~( i IY-~); Ol 
l·1,T~~>)t) ! !SL J:, 
i i:.l :;i<t) lJ'.~1 i /U ,\ 
\ l /\ 1 I ( \'{. t•; H· l·\ 
~: _,\ ! 1: ( !!\ r\ 
\ '.'\ ! ; { '1 ·;__. !\.: !· ! 
...:,·; .\ l: ( "< \ '., \ !}-;,r\ 

\ r/\ [ {' ( "('(. )h !t 

in! ,\l l .\.\ ,:.,.\ !J· 

l\.dd!ti(H':,11 Fe1~s Du,~ 

T oti,1 ;\mount Dtte 

D.H' f.l:J1,: 

,:;1.,1,,,, 

f'avinent Lie! 

l 

U,1 '/\rJ()\t 

; 7 ,r-, 1 .s\ 1 1 .\. 1 :n >-. \~ i 1 

I)! l ]ij: 

-~ ; I t_) / .; 

~· 1 (l ~ 

) .1:< 
'i :; ~\ (, 

\ ; q,i 

'> ) '-..() 

\ I '; j 

'i, (;:,; 
\ : I/, 

>-·-------,·~··-''"""'' 

l' .. ,1 !,.I 



"'-
RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1 ); 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: 559 488-1078 

1111 wir..,v,.m~t1Mfilk1~~iil.~t,L1,,1r~~:it lillWiJ~~ 11111 
2019-0089087 
FRESNO County Raoord®r 
Paul Dlclos, CPA 
Friday, Aug 00, 2019 01:44:27 PM 
Ti ties: 1 Pngen: 4 

F<i"'°: 138. 00 CA SB2'~aw: 0.00 
Taxes: 0.00 

. Totol: 38.00 
._CITY_OF FRESNO / D_AR_M __ 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 1 O relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. 8-26, 
Ordinance No. 2008-26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the 7th and 8th day of August, 2019, assess the costs of 
such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno claims a 
lien on the Subject Properties (see attachment for amount assessed). The lien shall be on the properties until the 
amount is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments. 

Dated this _9_th __ day of _ _:..A..:.:u::.::gt.::uc::cst.,____, 2019 

ohn Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the i_ndividual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

On 9::jflj I q , before me, Christina Pasillas, Notary Public, personally appeared John Giannetta, who proved to me on 
the bas· o satisfactory evidence to be the person(s) whose name(s) is/ara subscribed to the within instrument and 
acknowledged to me that he/sJ:leAAey executed the same in his/AeFJ.lhsir- authorized capacity(ies), and that by his/haFJ.tl:lelf 
signature(s) on the instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. \ 

l""'®eeeneee,11t,ee' 
CHRISTINA PA SILi.AS ~ Notary Public • California ,, 

:, fr,sno(ounly :. 
" Commi1~on 12214727 • 

MyComm,Exp/1e<O<'.t lS,2021 
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409052015 6114 

42823318 1929 
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46716603 745 

I 46715504 1129 
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45418125 700 

46829319 447 
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481181265 4837 

Dir Property Ad dress 

N ABBY ST 

N ABBY ST 

E ALTA AVE 

E ANDRE\VS A VE 

N ANGUS ST 

E ASHLA.i'I A VE 

E ATCHISON ST 

BST 

BSTREET 

s BACKER AVE 

N BACKER AVE 

E BALCHAVE 

E BUTLERAVE I 
E BYRDAVE 

S CEDARAVE 

S CHERRY AVE 

N CLARK Sf 

S CLOVlSAVE 

S DEARING A VE 

N ECHOAVE 

N EO!OAVE 

N ECHOAVE 

N EFFIEST 

E ELMONTIWAY 

S ELMAVE 

S EL\lAVE 

S EL\lAVE 

E EUGENIA A VE 

E FEDORA AVE 

N FERGERAVE 

N FERGERAVE 

N FIFfHST 

N FIRSI'ST 

FULTON ST 

E GEARYST 

E GEARYST 

ABA]'E:MEl,,_'T_ASSESS,YJ;l\_':Ls_cHIT>_ULEI) TQBEPLACfD OZIITO FY 20-21 TAX ROLL 
Public Hearin,; conduct£d on Aum«t 7 and 8 2019) 

647&- 6892-
Public 686&-Pnblic Secnred 

6970-

Nuisance Nnisance Property/D 
Weed Total Amt 

Case# 0-V.'lle-r's Name 

Enforcem ContrCost emo/Title 
Aba!emc Unpaid 

ent Seaich 
nt 

543.82 543.82 El&-03503 SA VELAND MJCHAEL 

434.11 434.11 El&-03505 MILLER DEBORAH LYNN 

749.19 463.ooi 1,212.19 E1&-00094iEl 9-03437 irER.\LTAFRANGSG 

461.87 200.00 661.87 E19-0G4.58 LEON GENARO 

1,740.10 1,740.10 El9-02233 Mil<OW PAUL & MARil, YN 

822.20 822.20 CE15-S215 ZUNIGA ADALBE.lUQ 

360.35 360.35 ElB--06212 VANG CHAl Y1 & YING HER 

45/J.77 1,438.79 1,889.56 E19-03261 BROWN CEOL &: CALLIE L 

212.25 212.25 ElS--03560 MARTINEZ HERMENEGfLOO 

2,710.18 2,710.18 ElS--06930 KO&\IOFF JOYCE A 

i 323.00 323.00 519--04783 HINH HIEN 

739.15 739.15 819--04576 KNIGI-ITNOLAJBAN ,FJELDS DAVID ITAL 

2,372.20 2,372.20 El 9--00868 EUZABETI-l MENCHACA 

547.46 517.46 818-02324 JAMKE 

332.59 1,216.00 1,518.59 819-03440 DAVIS C & NELLIB 

478.00 478.00 CE13-7052 TRUONG NGOCMA.I H 

402.:7 402.17 E19-03389 FERNANDEZ FEUCIANO & PAULA 

:,460.81 1,460.81 819-00367 CENTRAI. CINEMA LIMITED PARTNERSHIP % D J EDWARDS 

478.00 478.00 CEll-7325 RODRIGUEZ HELEN 

281.00 394.00 675.00 E:9-03202 TORRF.S PAUL V & GRACE 

1,155.00 1,48420 2,639.20 E;B--07177 WOOSLEY CHARLES 

416.38 416.38 Ei9--03l99 FLINT BOYD AL VJN & ARLENE MARIE 

224.CO· 224.00 E1&-D4759 RENDON HOLDINGS LLC 

329.00 329.00 ElB-1½326 MURRIETTA STEPHANIE GAYLE 

438.71 438.71 E19-03137 PRJEST TONY S SR 

518.90 518.90 E19--03136 PR.IF.Sr TONY S SR 

891.40 891.40 CE15-8149 J. GUADALUPE & GLORIA MJCHEL 

I I 1,281.29 203.CO 1,484.29 CElB-2373 SERVANTES JACK & SALLY GA.~OA 
' 

916.00 1,121.00 2,037.00 E19-02499 FGV Fresno Ll' 

241.00 241.00 CE16-m6 RAYMOND SCHMIDT 

i, 40420 675.99 1,080.19 E19--03Z01 GRAHA..c\l ½'JLUAM M 

l 312.74 588.70 901.44 819--03093 VALLEY CAPITAL INVESTMENT INC 

1,041.00 483.00 1,524.00 CEJ8-245()/E19--03371 CUSTOM BUJLDING UC 

356.49 463.86 820.35 E19--03252 BOYAJIAN BERT TRUSTEE 

, 338.36 338.36 E19--01932 RAMillEZ HUMBERTO 
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FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 470-172-23 SUFFIX: DEFAULT NUMBER: 20-05600 

PAYEE NAME: JJD MANAGEMENT ASSOCIATES 

ADDR1: 2975 E BELMONT AVE 

ADDR2: FRESNO CA 93701 

EFFECTIVE PAYMENT DATE: 03/28/25 AMOUNT: 2,767.50 
BY: 41 

C470172230000056002000325000027675000000000003 



ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 • PHONE: (559) 600-3482 

ORIGINAL 
ASSESSEE 
NAME& 
ADDRESS 

SITUS 

PERALTA FRANCIS G 
PO BOX 3668 
PINEDALE CA 93650 

4775 E ALTA FRESNO 

CURRENT 
OWNER 
NAME& 
ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

470-l72-23 -2 

TAX- DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX - DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 
AMOUNT DATE DEFAULT NO. DATE 

1,709_56 l 06/30/21 l 20-05600 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 25000 
21-22 PAID 
22-23 PAID 
23-24 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20-21 BOTH 1,545.10 154.46 
21-22 PAID 
22-23 PAID 
23-24 PAID 

TOTAL I 1,545.10 I 154.46 I 

REDEMPTION SCHEDULE 
INCLUDES CREDIT FOR IN TRUST 

JUL 24 
AUG 24 
SEP 24 
OCT 24 
NOV 
DEC 24 

24 

COLL. NO. 

FCAC-344 (10/16/) 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

2,582.09 JAN 25 2,721.14 
2,605.26 FEB 25 2,744.32 
2,628.44 MAR 25 2,767.50 
2,651.62 APR 25 2,790.67 MAY 
2,674.79 JUN 25 2,813.85 
2,697.97 25 2,837.03 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

l 
DOCUMENT NO. DATE RECORDED 

I 
DOCUMENT NO. 

REMARKS 
NET VALUE TRA 

25000 5-035 
5-035 
5-035 
5-035 

TAXES AND PENALTIES 
COST 

10.00 

10.00 

I 
SUB-TOTAL 

1,709.56 

I 1,709.56 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % 

I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF$ 

I TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J. Garcia, C.P.A. 
Auditor-Controller/Treasurer-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 



February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93 715 

Re: 4775 E. Alta, Fresno, CA 
APN: 4 70-172-23 

Dear Sirs: 

THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 

FRESNO, CALIFORNIA 9371 1 

TMILESLAW@AOL.COM 
TELEPHONE (559) 31 3-6354 

My client, Bryce D. Hovannisian, purchased the property located at 4775 E. Alta, Fresno, CA 
(APN: 470-172-23), a vacant lot, at a tax default sale conducted by the County of Fresno in 
March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessment: 

FR Remove Public Nuisance 
Fresno City Weed 

$749.18 
$463.00 

The assessed costs for the structure demolition were services provided to the previous property 
owner who lost the property at the tax sale. The Notice of Special Assessment upon which this 
portion of the Tax bill is based, was recorded on August 9, 2019 and is attached. Of note, the 
special assessment authorizing the removal of public nuisance and weed billing is characterized 
as allegedly having the priority of a tax lien. 

In December of 2020, prior to the date the first installment of the July 1, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 
the contested, erroneous, and unlawful special assessment, but his tender of payment was 



rejected and returned to my client by the Fresno County Tax Collector. 

My client is not responsible for the assessment lien for the following reasons: 

1. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessment. 

Regardless of the characterization of the Special Assessment as a tax lien or not, the special 
assessment was extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3712, the Tax Deed conveys title to the purchaser.free and clear qfall 
encumbrances c~fany kind existing be.fore the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3 712 ( a) exception, the special assessments are fixed liens ( even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3 712 ( c )exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances of any kind including the assessment lien recorded by the 
City of Fresno before the sale. Accordingly, being charged for a lien that has been extinguished, 
regardless if it was characterized as a "tax lien," is e1rnneous and unlawful, and the amount 
must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25 831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
38773.1 or 38773.5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City <~fl.A. (1998) 66 Cal. App. 4th 586, Kahan v. City of 
Richmond (2019) 35 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 



Government Code section 38773.1 allows a legislative body, such as a city, to collect abatement 
and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773.1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the force, effect, and priority of ajudgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773.5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
'judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3712. As such, the continued effort 
to collect this lien from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

For the above stated reasons, the special assessment lien is erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 

Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 
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I ec { o. 07716402.0 • 

·-··· • k Dato· Apr/10/2025 l I Fund l Orgc:mization I !JaicJ Amount ___ ~-'. I Invoice Date Voucher ID 
. Invoice Number 
- --APN4]0-172-23 W Apr/07/2025 02583041 1150 NONE $158.76. 

I 

\ 

Description: 
FR ACT 04/22/20 4775 E ALTA 

\ 
·1 
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[ 
I 
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Vendor Number Vendor Name I 
TGEN HOVANNISIAN BRYCE D 

I 

I Check Number Date I I Total Amount Total Paid Amount 

I 077164020 Apr/10/2025 I l $158.76 $158.76 

ANY QUESTIONS REGARDING THE ABOVE ITEMS SHOULD BE ADDRESSED TO: 
COUNTY OF FRESNO, AUDITOR-CONTROLLER/TREASURER· TAX COLLECTOR P.O. BOX 1247, FRESNO, CA. 93715-1247 

917419 

l!_l!il_G;j~\@lV..id:c!,~iII@,mxn:~J,}l~IJl.Oll_lJ.\'.\\!?ltcJoJl;(0)i;{~· 1]:§i1"1:cr:;jc_16Jflt} (t1·:1l1tc::(:~i L(t.l r: ,J.· [Ui, • c.J;:)E>,'/-'i't: •• ;:,' f j~ L 'i ·:/ .~t-:J =1 '.ih ( 
BMOBANKN.A. 
1-<300-488-22€5 
2035 Frosno Slrccl 
Fresno, CA 93721 
90-78/1211 

Pay To The 

Order Of 

HOVANN/S/AN BRYCE D 

' .... ONE HUNDRED FJFTY-EIGHT AND 76/100 DOLLAR'"' 

PO BOX 3668 
PINEDALE, CA 93650 

11° 0 7 7 b r; Li O 2 0 11° 0 ~ 0 7 b O O O 2 8 8 D ~ 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 
FRESNO, CALIFORNIA 

0 g 70000 3811° 

Date Apr/10/2025 077154020 

$158.76·· 

Autl1orlzod Signature 
VOID SIX MONTHS AFTER DATE ISSUED 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 9371 1 TMILESL.AW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93715 

Re: 2428 S. Cedar, Fresno, CA 
APN: 480-235-26 

Dear Mr. Garcia: 

TELEPHONE 

(559) 241-7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2020, is attached hereto as Exhibit 
One. In the fall of 2020 claimant received a Fresno County Secured Property Tax Detail report, attached 
as Exhibit Two, which includes a charge for FR REMOVE PUB NUIS in the amount of $302.58, a charge 
for FRESNO CITY WEED in the amount of $1,216.00, and a charge for FR CIT A TI ON/PENAL TY in the 
amount of $3 13. 74. A special assessment, attached as Exhibit Three, alleged to have the priority of a tax 
lien, was recorded on August 9, 2019 prior to the tax sale. A second special assessment, attached as 
Exhibit Three-A, alleged to have the priority of a judgment lien, was recorded on August 9, 2019 prior to 
the tax sale. On March 28, 2025, Claimant paid $3,483.35 to redeem the property (See Exhibit Four). 
Claimant requests a refund, in whole or in part, of each of the charges/special assessment liens specified 
above, and all penalties, interest, and/or costs associated with these charges on the " tax" bill. 

Claimant disputes his responsibility, in whole or in part, for each of these charges/special assessments as 
each is null and/or invalid in that each violates state law and/or the principles of lien priority, or otherwise, 
was extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previous 
owner against whom it was imposed. 1 It has been represented to Claimant by the County of Fresno that 
it is not necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as the 
claim clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the 

I. Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exhibit Five), along with the response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, along with the 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Court in Case No. 
22CECG0 1203, and Appellants Opening Brief fi led in the Fifth District Court of Appeal case number F087585, including all 
the factual allegations, legal theories and analysis presented in said documents as if fully set forth herein, all of which are 
included in the Appendix attached as Exhibit Seven. 



claim only involves nonvaluation issues in order to satisfy any procedural requirement. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney's 
fees pursuant to the California Code of Civil Procedure section 1021.5. 

~ 
Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. I am an officer in JJD Management 
Associates and authorized to pay bills on properties it manages. On March 28, 2025 I paid the "taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July .3o, 2025 
at Fresno, California. 



Recording requested by: 
Fresno County Tax Collector 1111 Ml~.-Pl.i'.11'\ll!'"'t-:) ~~~1~•,rn,'r+~i~1~tl iii 11111 

2020-0050582 When recorded mail to: 
Bryce D Hovannisian 
PO Box3668 
Pinedale, CA 93650 

cc. rans. ax compu e on 
Located in City of FRESNO. 

FRESNO County Recorder 
Paul Oictos, CPA 
Wednesday, Apr 22, 2020 11:3S:14 AN 
THle&; 1 

Feem: 
CA SB2 Fea: 
T11xa11: 
Tot.al; 
FRESNO COUNTY 

Pllgom: 1 

1
11.110 
ll,00 
22.00 
33.00 

TAX COLLEC OR 

TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied taxes were a. lien for FISCAL YEAR 2010-11 
and for nonpayment were duly declared to be in default. DEFAULT# 10--05407 

Signature ofDeclarant 

This deed, between the Fresno County Tax Collector (SELLER) and Bryce D Hovannisian; A married man as his sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 13-16, 2020 pursuant to a statutory power of sale in accordance 
with the provisions of Division 1, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 19,700 

No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to DA VIS C & NELLIE 
described as follows: 480-235-26 

APN 480-235-26 MORE PARTICULARLY DESCRIBED AS "LOTS 19 AND 20, BLOCK lOF SUNSET HEIGHTS, 
RECORDED IN PLAT BOOK 7, PAGE 51, FRESNO COUNTY RECORDS. EXCEPTING THEREFROM THE EAST 10 
FEET FOR ROAD." IN THE CITY OF FRESNO. 

Executed on 

4/22/2020 

A notary public or other officer completing this ceftific te verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the truthfulness, accurncy, or validity of that document. 
State of California 
County of Fresno 
On 4/22120'.?_Q, before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument 
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 
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FRESNO COUNTY SECURED PROPERTY TAX DETAILS 
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1 }; 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: 559 488--1078 

1111 fil!Fm1ViM~f,.h(.fJl~1~~E1~~LMlr~llJ:it ~~l~W 11111 
2019-0089087 
FRESNO Counly Recorder 
Paul Dlclos, CPA 
Friday, Aug 09, 2019 01:44:27 PM 
Title<1: I 

Fems: 
CA SB2'Fec: 
Truces: 
Tot.al: 

Pages: 4 

1
38.00 
0.00 
0.00 
38 .011) 

CITY OF FRESJIIO / DARM ---

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 1 O relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. 8-26, 
Ordinance No. 2008-26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the 7111 and 8111 day of August, 2019, assess the costs of 
such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno claims a 
lien on the Subject Properties (see attachment for amount assessed). The lien shall be on the properties until the 
amount is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments. 

Dated this _9~th __ day of __ A~u~g~u~s_t __ , 2019 

ohn Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

On '{k9) \ q , before me, Christina Pasillas, Notary Public, personally appeared John Giannetta, who proved to me on 
the bas· o satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and 
acknowledged to me that he/6flel#ley executed the same in his//cieFJtheir- authorized capacity(ies), and that by hls/J:tefltfleif 
slgnature(s) on the instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 

,.,..,,., ... e ..,,,.,..., re:- a ... , 
CHRISTINA PASILLAS 

• ~:. No1aryl'ublic-C~lllo1nla : 
:,I • •: ;;' FresnoCounty ► 
,. • Commis~on S22tllt7 • 

MyComm.ExplresO<t 15,2021 



APN; Str;r Dir Property Address 

45916104 357 N ABBY ST 

45916121 367 N ABBY ST 
47017223 ! 4/15 E ALTA AVE 

49611508 5856 E ANDREWS AVE 

409052015 6114 N ANGUS ST ! 
42823318 1929 E ASHL"'-"\l AVE l 

48118108S 4879 E ATCHISON ST 

46716603 745 BST 

46715504 1129 BSTREET 

46106221 211 s BACKER AVE 

568273{)6S 9723 N BACKER AVE i 
46121223 4561 E BALCHAVE i 
47026215 3437 E BUTLERAVE I 
48038205 4735 E BYRD AVE 

48023526 24281 S CEDA.'<AVE 

46830306 1731 S CHERRYAVE 

45917126 378 N CL'illK ST 

46303025 360-370 S ClOVISAVE 

47132207 2036 S DEARING A VE 

45921228 208 N ECHO AVE 

45227116 624 N EC!!OAVE 

45219113 712 N ECHOAVE 

45916322 334 N EFFIEST 

46813208 3070 E ELMONTEWAY 

47819130 23411 s EL¼AVE 

47819132 2345
1 

S EL¼AVE 

47921110 2579 S EU.1 AVE 

480254-02 4620 E EUGENIA A VE 

43517428 1544 E FEDORAAVE 

45911314 322 N FERGERAVE 

45218106 8071 N FERGERAVE 

45419310 708f N FIFnl ST 

45418125 700 N FJ:RSrST 

46829319 447 FULTON ST 

481181295 4827 E GEARYST 

481181265 4837 E GF.ARYST 

N 

AB.1]'];.~"[ASSESSMENTSCHEDULED TO BE PLACED 01'.TO 1-YW-21 TAX ROLL 
rPuhlicl;fearin!< conducted on Auv,st 7 and 8, 2019) 

6476- 6892-

Public 6868-Pnblic Secured 
6970-

Nuisance Nuisance Property/D 
Weed Total Amt 

Case# Owner's Na.me 
Enforcem ContrCost emofTitle 

Abateme Unpaid 

ent Search 
nl 

543.82 543.82 El&-03503 SAVEL.\ND MlCHAEL 

434.11 434.11 El&-03505 MILLER DEBORAH LYNN 

749.19 463.ooi 1,212.19 ElB--00094/El 9--03437 PERALTA FRA.NOS G 

461.87 200.0D 661.87 E19--00458 LEON GENA.~0 

1,740.10 1,740.10 E19-02233 MIKOW PAUL & Mi\RIL YN 

822.20 822.20 CElS-8215 ZUNIGA ADALBERTO 

360.35 360.35 E1~212 VA.NG CHAI YI & YWG HER 

450.77 1,438.79 1.889.56 E19-03261 BROWN CECIL & CALLIE L 

212.25 212.25 E18-03560 M..ARTINEZ HER.Ml:NEGILDO 

2,710.18 2,710.18 E18-06930 KORNOFF JOYCE A 

323.00 323.00 £19--04783 HINH HIEN 

739.15 739.15 Ei9-04.:>76 KNIGJ-ITNOlA]EAN ,FlELDS DAVID ETAL 

2,372.20 2,372.20 E19-00868 ELIZABETH MENG!ACA 

547.46 547.46 ElS-02324 JAM:KE 

302.59 1,216.001 1,518.59 E19-0.344D DAVLSC&NE!.LIE 

478.00 478.00 CE13--7052 TRUONG NGOCMAI H 

402.17 402.17 El9-03389 FERNANDEZ FELJGANO 11: PAUi.A 

1,460.81 1,460.81 E19-00367 CENTRAi. CTN EMA UMITED PARTNERSHIP % D J EDWARDS 

478.00 478.00 CEil-7325 RODRIGUEZ HELEN 

281.00 394.00 675.00 E19--03202 TORRF5 PAUL V & GRACE 

1,155.00 1,4842D 2,63920 E18-07177 WOOSLEY C-lARLES 

416.38 416.38 E19-03199 FLINT BOYD ALVIN & ARLENE MARIE 

224.00 224.00 E18-D4759 RENDON HOLDINGS LLC 

329.00 329.00 ElB--04326 MURRIETTA STEPHANIE GAYLE 

438.71 438.71 £19--03137 PRIEST TONY S SR 

518.901 518.90 E.19.()3136 PRIEST TONY S SR 

891.401 891.4-0 CElS-8149 J. GUADALUPE & GLORIA. MICHEL 

l,28i.29 203.00 1,484.29 CElB-2373 SERVANTES JACK & S,\LLY CAROA 

916.00 1,121.00 2,037.00 E.19-02499 FGV Fresno Li' 

241.00 241.00 CE15-m6 RAYMOND SCHMIDT 

404.20 675.99 1,080.19 E.19-03201 GRAHA.c\i! WIU.lAM M 
312.74 588.70 901.44 E.19-03093 VALLEY CAPITAL INVESIMEITT INC 

1,041.00 463.00 1,524.00 CE1&-2450/El9-03371 CUSTOM BUILDING UC 

356.49 463.86 820.35 E19-03252 BOYAJL<\N BERT TRUSTEE 

338.36 338.36 E19--01932 RAMIREZ HUMBERTO 

267.18 267.18 E19-02286 VO HAI THANH 

Page 1 of3 
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1) 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: (559) 488-1078 

I/II iwr_,~,if W -~~~~\~H ~ ttt r',!A•~ ~~l.'ml+IMii 11111 
2019-0089086 
FRESNO Co1J11ty Recorder 
Pal.ll Dictos, CPA 
Friday, Aug 09, 2019 01:44:27 PM 
THleS1: t 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 3 of Chapter 1 relating to the issue 
of citations of the Fresno Municipal Code, the city did, issue a cH:ation to the record owner(s) of the real properties 
described in the attachment, for a violation of the Fresno Municipal Code existing upon the Subject Properties. The 
record owner(s) have not paid the penalties issued in the citations, and an administrative hearing officer did on the 
7th and 8th day of August 2019; assess these unpaid penalties on the Subject Property. The assessment has not 
been paid, and the City of Fresno claims a lien on the Subject Property (see attachment for amount assessed). 
The lien shall be on the property until the amount is paid, plus legal rate of interest to be accrued from the date of 
recording this lien, and any and all administrative costs to file and record the lien. The claimed lien having been 
assessed to collect for unpaid penalties shall have the priorH:y of a judgment lien and shall attach upon the recording 
of this Notice. 

Dated this 9111 day of August , 2019 

Dated: B /,q / 1 ~ By:_-tJ~~::::_~~::f:'.!~~~~~::::_ ___ _ 
John Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA ) ss 
COUNTY OF FRESNO ) 

on_E lei 11 a_, before me, Christina Pasillas, Notary Public, personally appeared John Giannetta, who proved to me on 
the b~sfactory evidence to be the person(s) whose name(s) is/a.Fe subscribed to the within instrument and 
acknowledged to me that he/she/tl:ley executed the same in his/Rerltheif authorized capacity(les), and that by his/h0f/tl:leif 
signature(s) on the instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

l certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 

eee111eeeeeet'lt?1o:lllbi 
CHRISTINA PASILLAS J Notary Puhlic - California : 

• Ftt»no County . ~ 
Cornml,~on 8 2214727 

My Comm. Expires Oct ts, 2021 



APN; s~ 

4333,,1.225 

4%11508 

48118i08S 
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CITATIONS fl,~ESSMEN[ SCHEDULED TO BE PLACED ONTO FY 20-21 TAX ROLL 

(Publk_Iiearing Conducted on August 7 and 8, 2019) 

6475-
Total 

Diz Property Address Cilatioru/ Releases 
Penalties 

Case; Owner's Name 
Penalties 

Amount 

Unpaid 
w A.~--□REWSAVE 253.75 60.00 313.1:, E19-01641 SALGUERO L-'1.URA 
E ANDREWS AVE 7,650.00 60.00 7,710.00 E19-00458 LEON GENARO 
E ATCHISON ST 818.75 6D.OO 878.75 ElB-06212 V A.1\JG CHAJ YI & 'x1NG HER 

BST 253.75 60.00 313.75 E19-03261 BRQ;\JN CECIL & CA LUE L 

s BARDELL ST 507.50 60.00 567.50 El&-07769 WASHiNGTON NATHANIEL 
E BUTI.ER A VE 257.50 6D.OO 317.50 E19-01274 ANTARAMIANPERRYA 
N CAlA VERAS ST 261.25 60.00 321.25 E19-01791 A&A HOLDINGS&: !N'VFSTMENTI LLC 

s CALUSCHST 800.00 60.00 860.00 ElB-05050 RESERVE APARTMENT HOMES FRESNO LLC 

s CEDAR AVE 253.75 60.00 313.75 El9-03440 DAVJS C & NELLIE 

N CLARK ST 253.75 60.00 313.75 E19-03389 FERi'IJAJ"TIEZFELlCIANO & PAUL.\ 

E DWIGHfWAY 2,537.50 60.00 2,597.50 CElS-7237 RUIZ EDUARDO 

N ECHO AVE 253.75 60.00 313.75 E19--03202 TORRES PAUL V & GRACE 

N ECHO AVE 257.50 6D.00 317.50 E19-03199 FLIN'T BOYD AL VIN & ARLENE MARIE 

N ECHO AVE 785.00 60.00j 345.00 ElS-00130 ELIZONDO FERNAl'\i'DO PAUL 

w EDEN AVE 257.50 60.00j 317.50 E19-00287 MAXWELL VERONICA 

s ELM AVE 257.50 60.00) 317.50 E19-03137 PRIEST TONY S SR 

s ELM AVE 257.50 60.00 317.50 E19-03136 PRri::SfTONY S SR 

E FARRIN AVE 522.50 60.00 582.50 E19-01344 A.NDERSON EDWARD R & SALLY M 

N FERGER AVE 257.50 60.00 317.50 E19-03201 GRAHAM WILLIAM M 

N F!FTHST 257.50 60.00 317.50 E19-03093 VALLEY CAPITAL lNVESThffiNT INC 

S FIFIB ST 265.00 6D.G01 325.00 E19-01171 RAMIREZ IRMA G 

S FIFTHST 261.25 60.00 321.25 E19-oo770 AREVALO JESUS HERNA'-TIEZ AREVALO MARIA CONSUELO 

N F!RSTST 257.50 60.00 317.50 CE18-2450/E19-03371 CUSTOM BUILDING LLC 

RJLTONST 253.75 60.00 313.75 E19-03252 BOY AJIAN BERT TRUSTEE 

E GEARYST 257.50 60.00 317.50 E19-02286 VO P.AI THANH 

N GLENN AVE 261.25 60.00 32125 E19-02352 SOLJS ADAM M & VIRGIJ,HA H 

N GLENN AVE 2.:,7.50 60.00 317.50 E18--03113/E19-03197 R J IN'VESTMENTS & MANAGEMEJ\JT LLC 

E GRA!',!TAVE 2,900.00 60.00 2,960.00 CElG-13524 JEBIAN ANTONIO & 1HERE.5A 

w HOLLAND AVE 257.50 60.00 317.50 E19-00804 AGUIRRE SANTOS 

E KEARNEY BLVD 253.75 60.00 313.75 E19--01279 DE MADERA INC 

N MARKSAVE 511.25 60.00 571.25 El9--01489 CONNELLY THOlvtAS A & MARGARET A TRS E.M.F LLC 

S MARTIN LUTHER KING JR 515.00 60.00 575.00 ElB-05202 KING OF KINGS COMMTJJ\.'ITY CENTER 

E NEVADAAVE 257.50 60.00 317.50 E19-03195 DAVENPORT EDWARD & OLEAN 

4546I E NEVADA AVE 265.00 6{).00 325.00 E19-01072 PHA.1\JLUC 

454 E OLEAl\'DER AVE 7.53.75 60.00 313.75 CE17-8711 GONZALEZ BERTrlA AU ARO 

Page 1 of 2 
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FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 480-235-26 SUFFIX: DEFAULT NUMBER: 20-05900 

PAYEE NAME: JJD MANAGEMENT ASSOCIATES 

ADDR1: 2975 E BELMONT AVE 

ADDR2: FRESNO CA 93701 

EFFECTIVE PAYMENT DATE: 03/28/25 AMOUNT: 3,483.35 
BY: 41 

C480235260000059002000325000034833500000000009 



ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 • PHONE: (559) 600-3482 

ORIGINAL 
ASSESSEE 
NAME& 
ADDRESS 

SITUS 

DAVIS C & NELLIE 
PO BOX 3668 
PINEDALE CA 93650 

2428 S CEDAR FRESNO 

CURRENT 
OWNER 

NAME& 
ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

480-235-26 -0 

TAX - DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX - DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 

AMOUNT DATE DEFAULT NO. DATE 

2,153.18 I 06/30/21 I 20-05900 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 8204 
21-22 PAID 
22-23 PAID 
23-24 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20-21 BOTH 1,948.40 194.78 
21-22 PAID 
22-23 PAID 
23-24 PAID 

TOTAL I 1,948.40 I 194.78 I 

REDEMPTION SCHEDULE 
INCLUDES CREDIT FOR IN TRUST 

JUL 24 
AUG 24 
SEP 24 
OCT 24 
NOV 
DEC 24 

24 

COLL. NO. 

FCAC-344 (101161) 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

3,249.54 JAN 25 3,424.89 
3,278.76 FEB 25 3,454.12 
3,307.99 MAR 25 3,483.35 
3,337.22 APR 25 3,512.57 MAY 
3,366.44 JUN 25 3,541.80 
3,395.67 25 3,571.02 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED 

I 
REMARKS 

NET VALUE TRA 

8204 5-918 
5-918 
5-918 
5-918 

TAXES AND PENALTIES 
COST 

10.00 

10.00 

I 
SUB-TOTAL 

2,153.18 

I 2,153.18 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF$ 

DOCUMENT NO. 

I TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J. Garcia, C.P.A. 
Auditor-Controller/Treasurer-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 

FRESNO, CALIFORNIA 9371 1 

February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93 715 

Re: 2428 S. Cedar, Fresno, CA 
APN: 480-235-26 

Dear Sirs: 

TMILESLAW@AOL.COM 
TELEPHONE (559) 31 3-6354 

My client, Bryce D. Hovannisian, purchased the property located at 2428 S. Cedar, Fresno, CA 
(APN: 480-235-26), a vacant lot, at a tax default sale conducted by the County of Fresno in 
March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessments: 

FR Citation/Penalty 
FR-Remove Public Nuisance 
Fresno City Weed 

$313.74 
$302.58 

$1,216.00 

The citation and penalties, and the assessed costs for removal of the public nuisance and weed 
abatement, were services provided to the previous property owner who lost the property at the 
tax sale. The Notices of Special Assessments upon which these portions of the Tax bill are 
based, were recorded on August 9, 2019 and are attached. Of note, the special assessment 
authorizing the Citation/Penalty portion of the tax bill is characterized as having a priority of a 
judgment lien, and the special assessment authorizing the Public Nuisance and Weed billings is 
characterized as allegedly having the priority of a tax lien. 



In December of 2020, prior to the date the first installment of the July 1, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 
the contested, erroneous, and unlawful special assessments, but his tender of payment was 
rejected and returned to my client by the Fresno County Tax Collector. 

My client is not responsible for the assessment liens for the following reasons: 

1. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessments. 

Regardless of the characterization of the Special Assessments as tax liens or not, the special 
assessments were extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3712, the Tax Deed conveys title to the purchaser.free and clear c~f'all 
encumbrances of any kind existing before the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3 712 ( a) exception, the special assessments are fixed liens ( even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3 712 ( c )exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances of any kind including the assessment liens recorded by the 
City of Fresno before the sale. Accordingly, being charged for liens that have been extinguished, 
regardless if they were characterized as "tax liens," is erroneous and unlawful, and these 
amounts must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
38773.1 or 38773.5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City of L.A. (1998) 66 Cal. App. 4th 586, Kahan v. City of 



Richmond (2019) 3 5 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 

Government Code section 38773.1 allows a legislative body, such as a city, to collect abatement 
and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773 .1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the.force, effect, and priority of a judgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773.5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its 'judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3712. As such, the continued effort 
to collect these liens from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

3. The Special Assessment which has the priority of a judgment lien was extinguished by the tax 
sale and the Tax Deed. 

Even if the Tax Deed did not extinguish the alleged "tax liens," it certainly extinguished any 
special assessment or encumbrance that has the priority of a judgment lien pursuant to Revenue 
and Taxation Code section 3712. Accordingly, at the very least, the recorded special assessment 
that has the priority of a judgment lien has been extinguished, and the tax bill is overstated, and 
is being erroneously or illegally assessed against my client. 

For the above stated reasons, the special assessment liens are erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 

Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 

2 

_J 
\ 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 9371 1 TMILESLAW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
228 1 Tulare Street, Room 105 
Fresno, California 93715 

Re: 2341 S. Elm, Fresno, CA 
APN: 478-191-30 

Dear Mr. Garcia: 

T ELEPHONE 

(559) 2 4 1-7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2020, is attached hereto as Exhibit 
One. In the fall of2020 claimant received a Fresno County Secured Property Tax Detail report, attached 
as Exhibit Two, which includes a charge for FR REMOVE PUB NUIS in the amount of $438.70, and a 
charge for FR CIT A TI ON/PENALTY in the amount of$3 l 7.50. A special assessment, attached as Exhibit 
Three, alleged to have the priority of a tax lien, was recorded on August 9, 2019 prior to the tax sale. A 
second special assessment, attached as Exhibit Three-A, alleged to have the priority of a judgment lien, was 
recorded on August 9, 2019 prior to the tax sale. On March 28, 2025, Claimant paid $1,748.29 to redeem 
the property (See Exhibit Four). Claimant requests a refund, in whole or in part, of each of the 
charges/special assessment liens specified above, and all penalties, interest, and/or costs associated with 
these charges on the "tax" bill. 

Claimant disputes his responsibility, in whole or in part, for each of these charges/special assessments as 
each is null and/or invalid in that each violates state law and/or the principles oflien priority, or otherwise, 
was extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previous 
owner against whom it was imposed. ' It has been represented to Claimant by the County of Fresno that 
it is not necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as the 
claim clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the 

I. Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exhibit Five), along with the response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, along with the 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Court in Case No. 
22CECG0 1203, and Appellants Opening Brief filed in the Fifth District Court of Appeal case number F087585, including all 
the factual allegations, legal theories and analysis presented in said documents as if fully set forth herein, all of which are 
included in the Appendix attached as Exhibit Seven. 



claim only involves nonvaluation issues in order to satisfy any procedural requirement. 

After redemption of the property, on or about April 15, 2025, Claimant received a tri-fold mailing from 
the County of Fresno which included a check in the amount of$37.70 referenced by "ACT 04/22/20 2341 
S. Elm FR." A copy of the tri-fold mailing is attached as Exhibit Eight. There is no explanation as to the 
basis for this payment or the method of calculation. This check has not been cashed. Claimant hereby 
requests an explanation for this payment and the method of calculation. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney's 
fees pursuant to the California Code of Civil Procedure section 1021.5. 

Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. I am an officer in JJD Management 
Associates and authorized to pay bills on properties it manages. On March 28, 2025 I paid the "taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of pe1jury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July 3o, 2025 
at Fresno, California. 

efl};n 



Recording requested by: 
Fresno County Tax Collector 

When recorded mail to: 
Bryce D Hovannisian 
PO Box3668 
Pinedale, CA 93650 

va ue o 

1111 WJ~Jtf'l~t-~~,.iu,u.,:~~MIN.-g 11:M:1~1~'1(,iwi 11111 
2020-0050631 
FRESNO County Reeo~dar 
Paul Dlcloa, CPA 
Wednesday, Apr 22, 2020 11:39:14 AM 
TH las: 1 Pnge&: 1 
Fees: 
CA SB2 F■-: 
Taxes: 
Tot.al: 
FRESNO COUNTY 1

11.00 
0.fJ0 
15.50 
1B.!50 

TAX CO/..LE:C OR 

oc. rans. ax compute on 
Located in City of FRESNO. 

~ 
Signature ofDeclaraot 

TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 2013-14 
and for nonpayment were duly dec!&ed to be in default. DEFAULT# 13-04245 

This deed, between the Fresno County Tax Collector (SELLER) and Bryce D Hovannisian; A married man as his sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 13-16, 2020 pursuant to a statutory power of sale in accordance 
with the provisions of Division I, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 4,900 

No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to PRIEST TONY S SR 
described as follows: 478-191-30 
APN 478-191-30 MORE PARTICULARLY DESCRIBED AS THAT PORTION OF LOTS 54 AND 55 OF ELM ADDITION NO. 4, IN TI:IE 
CITY OJ<" FRESNO, COUNTY OF FRESNO, STA TE OF CALIFORNIA, ACCORDING TO THE MAP THEREOF RECORDED IN 
BOOK 10, PAGE 72 OF PLATS, FRESNO COUNTY RECORDS, MORE PARTICULARLY DESCRIBED AS FOLLOWS: BEGINNING 
AT A POINT ON THE NORTH LINE OF SAID LOT 55 wmcu BEARS SOUTH 89 DEG 26'50" EAST 29.40 FEET FROM THE 
NORTHWEST CORNER OF SAID LOT, THENCE SOUTH 01 DEG 16'54" WEST TO A POINT ON TH.E SOUTH LINE OF SAID LOT 
54, THENCE EASTERLY ALONG THE SOUTH LINE OF SAID LOT TO THE SOUTHEAST CORNER OF SAID LOT 54 THENCE 
NORTH ALONG THE EAST LINE OF SAID LOTS TO THE NORTHEAST CORNER OF SAID LOT 55, THENCE WEST ALONG THE 
NORTH LINE OF SAID LOT 55 TO A POINT OF BEGINNING. IN TIIE CITY OF FRESNO. 

Executed on 
4/2212020 

r 

A notary public or other officer completing this c ficate verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020, before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfactozy evidence to be the pcrson(s) whose name(s) is/arc subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument 
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 

WITNESS my hand and official~eal./;, / .'\. 

Sigm,rure /ld/410 ~1 
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Tn:asure,-Tax Cull4t~to.£ 
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·J\.. 
RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1 ); 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: 559 488-1078 

1111 f1!P.rMJJ~ri~k(ill'Jlk'~~-,~ ~L:111~~ ~~ 111111,J~ili 11111 

12019-0089087 
FRESNO County Recorder 
Paul Dlct.oa, CPA 
Frid~y, Aug 09, 2019 01:44:27 PM 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 1 O relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. 8-26, 
Ordinance No. 2008-26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the 7th and 8th day of August, 2019, assess the costs of 
suct1 abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno claims a 
lien on the Subject Properties (see attachment for amount assessed). The lien shall be on the properties until the 
amount is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments. 

Dated this __,9._th 
__ day of __ A_u~g~u_s_t __ , 2019 

Dated: .e I q_ I ( °7 
ohn Giannetta, Housing Program Supervisor 

CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to whicl1 this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

On_~(9_) l q , before me, Christina Pasillas, Notary Public, personally appeared John Giannetta, who proved to me on 
the bas~ o satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and 
acknowledged to me that he/shelt/:ley executed the same in his/tier/their authorized capacity(ies), and that by his/l=!eFAAeif 
signature(s) on the instrument the person(s), or tt10 entity upon bel1alf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. \ 

i/llot!t&:f'ltrllhA .... ,..,'111 .. eef 
CIIHISTINA PASILLAS ~ Not;1y Public - Callfornt,1 , 

~ • • • f1elfl0 County -;. 
' Commis~on 1221•'27 • 

My Comm. El<plros Oct 1;, 2021 



AP1' ;' Strt Dir Property Address 

459:611½ 357 N ,ABBYST 

45916i21 367 N ABBY ST 

47017223 4775 E ALTAAVE 

49611508 5856 E ANDRE\VS A VE 

, 40905201S 6114 N ANGUS ST 

42823318 1929 E !ASHLA,'\i A VE 

48118'.08S 4879 E ATCHISON ST 

46716603 745 B"CT 

46715504 1129 ':BSTREET 

46108221 1 2li S 1BACKERAVE 

56827306S • 9723 N BACKER AVE 

46121223 4561 E BALCH AVE 

47026215 3437 E BlffLERAVE I 
46038205 4735 E BYRD AVE 

48023526 2428 s CEDAR,WE 

4683()306 1731 s CHERRY AVE 

45917126 378! N CLA.RKST 

46303025 360-370 s CL-OVISAVE 

47132207 2036 s DEARING AVE 

45921228 208 N ECHO AVE 

45227116 624 N EOlOAVE 

~5219113 712 N ECHO AVE 

0916322 334 N EFFIE ST 
46813208 3070 E EL MONTE WAY 

47819130 2341! S EL'½AVE 

47819132 2345 5 ELM AVE 

47921110 2579 s EL\.l AVE 

i 4-S025402 4620 E EUGENIA AVE 

43517428 1544 E FEDORA AVE 

45911314 322 N FERGERAVE 

45218106 807 N FERGER A VE 

45419310 708i N FIFTH ST 

45418125 700 N FIBSTST 

46829319 447 FULTON ST 

48118129S 4827 E GEA.RYST 

481181265 4837 E GEARYST 

~ 

ABATF,,\.fENT_ASSESSMENT SCHEDULED TO BE PLACED ONTO IT 20-21 TAX ROLL 

[p_ublic Hearinu:_oJYfycte~ 7 a11flS, 20192 
6476- 6892-

Public 6868-Pnblic Secnned 
6970-

Nuisance Nuisance Property/D 
Weed Total Amt 

Case; Owner's Name 

Enforcem Con tr Cost emorfitle 
Abatcme Unpaid 

Search 
nt 

e.nt 

543.82 5,3.82 E18-D3503 SAVELAND MJCHAEL 

434.11 434.11 E18-035G5 MILLER DF.RORAH LYNN 

749.19 463.00 1,212.19 El&--OOG94/E19-03437 I PERALTA FRANOS G 

461.87 200.00 I 661.87 E19-0:J458 LEON GENAR.O 

1,740.10 1,740.10 E19-02233 MIKOW PAlJl.. & MARIL Di 

822.20 822.20 CElS-<3215 ZUNIGA ADALBERTO 

360.35 360.35 ElS-06212 V A.!'\JG GIAJ YI & YlNG HER 

450.77 1,438.79 1,889.56 Ei9-03261 BROWN CECIL & CALLIE L 

212.25 I 21225 ElS-03560 MARTINEZ HERMENEGiLOO 

2,710.18 2,710.18 ElS-06930 KORNOFF JOYCE A 

323.ooj 323.00 Ei9-04783 EINHhrEN 

739.15 739.15 E19-04576 KN1GHT NOLAJEAN ,FIELDS DAv1D ET AL 

2,372.20 2,372.20 E19--00S68 iELJZABETI{ MENGli\CA 

547.46 547.46 El8-02324 ljAMXE 

302.59 1,216.CO! 1,518.59 E19-:l344J \DAVIS C & NELLIE 

478.00 ' 478.00 CF.13-7052 jTRUONG NGOCMAI H 

402.17 402.17!E19-03389 IFERNANDF2 FELJCiANO & PAUL<\ 

:,¼0.61 1,460.81 !El9-00367 CENTRAL ON EMA LIMITED PARTNERSHIP% D) EDWARDS 

478.00 478.00 CEll-7325 RODR!GlJEZ HELEN 

231.00 3%.CO 675.00[ E19-D3202 TOR.~f-.5 PAlJl, V & GRACE 

1,1ss.ool 1,4<½20 
' 

2,639.20iE18-07177 WOOSLEY CHARLES 

416.38 416.381 E19-03199 FLINT BOYD ALVIN & ARLENE MAR.TE 

224.GO[ 224.00 E18--04759 RENDON HOLDINGS LLC 

! 329.0D 329.00 El&-04326 :-.-!IJRRIETT A STEPHANIE GAYLE 

43871\ 4-38.711 E19~'J3137 tPRIEST TO~'Y S SR 

518.90 518.90 E19-03136 PRIEST TOl\'Y S SR 

891.40 891.40 CF..15-8149 J. GUADALUPE & GLORLl\ MJCHEL 

1,231.29 203.00 1,484.29 CE18-2373 SEB.VANTES JACK & SALLY CARCIA 

916.00 1,121.00 I 2,037.00 El9-02499 FGV Fresno Ll' 

241.00 241.00 CE16-7776 RAYMOND SCI-L'vl!DT 

40420 675.99 1,:)80.19 E19-03201 GRAHA.\,I \\-1LUAM M 

312.74 588.70 901.44 El9-03093 VALLEY CAPITAL JNVF.STMEN"T INC 

1,041.00 483.00 1,524.00 CE18-24.50/El 9--03371 CJSTOM BL1LDING LLC 

356.49 •i63.86 820.35 E19-D3252 ,BOYAJ!AN BERT TRUSTEE 

338.36/ 338.36 E19-01932 RAMffiEZ HUMBERTO 

267.18 I 267.18 [19·02286 VOHAJTHANH 
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1) 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: (559) 488-1078 

I/II 1WPm1~ifl' WJ ,,,;'if ~:\~H ,~ ~,, r',J,~ ~~L'wJ+IMi\11, 11111 
2019--0089086 
FRESNO County Recorder 
Paul Dictos, CPA 
Friday, Aug 09, 2019 01:44:27 PM 
TJtlu,: I 

F<1ei;: 
CA S82 Fae; 
Truce,.: 
Tot.al; 
-~~rv.o~ _FRESNO; DAR~ 

Pagee; 3 

1
31. 00 
0.00 
0.00 
31.00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 3 of Chapter 1 relating to the issue 
of citations of the Fresno Municipal Code, the city did, issue a citation to the record owner(s) of the real properties 
described in the attachment, for a violation of the Fresno Municipal Code existing upon the Subject Properties. The 
record owner(s) have not paid the penalties issued in the citations, and an administrative hearing officer did on the 
7th and 8th day of August 2019; assess these unpaid penalties on the Subject Property. The assessment has not 
been paid, and the City of Fresno claims a lien on the Subject Property (see attachment for amount assessed). 
The lien shall be on the property until the amount is paid, plus legal rate of interest to be accrued from the date of 
recording this lien, and any and all administrative costs to file and record the lien. The claimed lien having been 
assessed to collect for unpaid penalties shall have the priority of a judgment lien and shall attach upon the recording 
of this Notice. 

Dated this 9th day of August ,2019 

By:-14v...~~~~:f::'.!~~~~~::::_ __ _ 
John Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identrty of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA ss 
COUNTY OF FRESNO 

On__ , before me, Christina Pasillas, Notary Public, personally appeared John Giannetta, who proved to me on 
the basis of tisfactory evidence to be the person(s) whose name(s) is/ara subscribed to the within instrument and 
acknowledged to me that he/sR-0/!J:ley executed the same in his/l=ler/ttleir authorized capacity(ies), and that by his/l=lei:/tl=leif 
signature(s) on the instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

l certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 

WITNESS my hand and~ 

SignatureD, ._;ts--
CHRISTINA PASILLAS 

Not,11y l'uhllc •• Callforni•. ,.: 
Ftesno County ': 

Commission• 2214727 
My Comm. ExpltCI Oct \ 5, 2021 



APN~ St:r: 

433½225 

4%il508 

48118108S 

46716603 ! 
47806318 

47026212 

45915201 

46839050 

48023526 

45917126 

47127139 

45921228 

45219113 

45125406 

46415311 

41sm30 I 
47819132 

43622215 

45218106 

45419310 

47111313 

47118207 

45418125 

46829319 

481181265 

45915102 

4522lll2 ; 

45910313 

42413335 

46526102 

41...208123 

47803046 

46018503 

460233i2 

46524407 

N 

1926 

5856 

4879 

745 

2155 

3451 

385 

222 

2428 

378 

3815 

208 

712 

i293 

319 

2341 

2345 

3335 

807 

708 

1749 

1840 

700 

447 

4837 

389 

837 

2945 

3023 

8 

C.ITll.IIONS ASSESSl\1ThT SCHEDULED TO BE PrACED OlffO FY20-21 T.4X ROLL 

(Public Hearing Conducted on August 7 and 8, 2019) 
j 

6475-
Total 

Dir Property Address Citations/ Releases 
Penalties 

Case; O,•;ner's Name 
Amount 

Penalties 
Unpaid 

w _t>,.,'\/DREWS A VE 253.75 60.00! 313.75 El9-01641 SALGUERO LAURA 

E ANDREWS AVE 7,6..,'-0.00 60.00 7,710.00 El9-00458 LEON GENARO 

E ATCHISON ST 818.75 60.00 878.75 ElS--06212 VANG CHAJ Y1 & YlNG HER 

BST 253.75 60.00 313.75 El9-03261 BROWN CECIL & CALUE L 

s BARDELL ST 507.50 60.00 567.50 El8--07769 WASHINGTON NATHANIEL 

E BUTI..ER AVE 257.50 60.00 317.50 El9-01274 ANTARA,\11Ai'\" PERRY A 

N CAL<\ VERAS ST 261.25 60.00 321.25 El9-01791 A&A HOLDINGS & !Nv'ESD.fENTS LLC 

s CALUSCHST 800.00 60.00 860.00 ElB-05050 RESERVE APARTME!\i7'H0\1ES FRESNO UC 

5 CEDAR AVE 253.75 60.00 313.75 El9-0344D DAVIS C & NELLIE 

N CLAR...XST 253.75 60.00 313.75 E19-03389 FERNAJ'\i'DEZ FELICIANO & PAlTw\ 

E DVI/IGHTWAY 2,537.50 60.001 2,597.50 CE15-7237 RUIZ EDUARDO 

N ECHO AVE 253.75 60.00 313.75 E19--03202 TORRES PALL V & GRACE 

N ECHO AVE 257.50 60.00 317.50 El9-03199 FLJN"T BOYD ALVIN & ARLENE MARIE 

N ECHO AVE I 785.00 60.001 845.00 ElB-00130 ELIZOl\iTIO FER.NA,'\'DO PAUL 

w EDEN AVE 257.50 60.00j 317.50 El9-00287 MAX½'ELLVERONICA 

s ELM AVE 257.50 60.00} 317.50 E19-03137 PRIBSTTONY S SR 

s EU,,f A VE 257.50 60.ool 317.50 E19-D3136 PRIB.,c;-r TONY S SR 

E F ARRL'l A VE 52250 60.00 582.50 E19-01844 M.JDEHSON EDWARD R & SALLY M 

N FERGERAVE 257.50 60.00 317.50 El9-03201 GRAHAM WllLIAM M 

N FIFTH ST ! 257.50 60.00 317.50 E19-03093 VALLEY CAPITAL TI\.'VESThfENT INC 

s FIFTH ST ' 265.00 60.001 325.00 E19-01171 RAMIREZ iR.MA G 

5 FIFTH ST 261.25 60.Q0I 321.25 E19--W17D AREVALO jESUS HERNANDEZ AREVALO lvlARIA CONSUELO 

N FIBSTST 257.50 60.00 317.50 CE18-2450/E19-03371 CU51DM BUILDING LLC 

FULTON ST 253.75 60.00 313.75 E19--03252 BOYAJIAN BERT TRUSTEE 

E GEAKYST 257.50 60.00 317.50 El9-02286 VO P,,AiTHAt-1--f 

N GLENN AVE 261.25 60.00 321.25 El9-02352 SOLJS ADAM M & VIRGl1'.l:A H 

N GLENN AVE 2.:,7.50 60.00 317.50 E18--03113/El 9--03197 R J ThiVFSThfENTS & MAJ"!AGEMENT UC 

E GRANT AVE 2,900.00 60.00 2,960.00 CE16--13524 JEBI.Al"'\J ANTOi'.'1O & THERESA 

w HOLLA.ND A VE 257.50 60.00 317.50 El9-00804 AGUlRRE SANTOS 

E KEAR.l"'-l'EY BLVD 253.75 60.00 313.75 El9-01279 DE l-,,1ADERA L'\JC 

2464, N MARKSAVE 511.25 60.00 571.25 E19-01489 CONNELLY THOMAS A & MARGARET A TRS EMF LLC 

2302 s MARTIN LUTHER KING JR 515.00 60.C<l 575.00 ElS-05202 KING OF KINGS CO\'IMUJ\l"TIY CENTIR 

3220 E NEVADA.AVE 257.501 60.00 317.50 E19-03195 DAVENPORTEDWAim & OLEAN 

4546 E !NEVADA AVE 265.00 60.00 325.00 E19-01072 PI·iA-'"'-ILUC 

454 E OLEANDER AVE 253.75 60.00 313.75 CE17-8711 GONZA.LEZ BERTHA AU ARO 
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FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 478-191-30 SUFFIX: DEFAULT NUMBER: 

PAYEE NAME: JJD MANAGEMENT ASSOCIATES 

ADDR1: 2975 E BELMONT AVE 

ADDR2: FRESNO CA 93701 

EFFECTIVE PAYMENT DATE: 03/28/25 AMOUNT: 
BY: 41 

C4781913000000580720003250000174829 □□□□□□□□□□ 9 

Fresno countY 

Date: 3/28/2025 Mach ID: TRE573647 
Office: Treas 
cashier:bsantana 
Batch: 30181 Tran#: 45 

~~=~==------======------------======== 

RecHipt #:01459243 Tax 

Acct#: 47819130000 Sub: 5807 

Installment Num: O 

C Secured Oelinq Final 

Payment Total: 

$1,748.29 

$1,748.29 

=========== -----======------------======= 
$1. 748 .29 Transaction Total: 

Check Tendered : $1. 748.29 

ihank you for your payment. 
Have a n\ce day\ 

20-05807 

1,748.29 



ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 • PHONE: (559) 600-3482 

ORIGINAL 
ASSESSEE 
NAME& 
ADDRESS 

SITUS 

PRIEST TONY S SR 
PO BOX 3668 
PINEDALE CA 93650 

2341 S ELM FRESNO 

CURRENT 
OWNER 
NAME& 
ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

478-191-30 -9 

TAX - DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX- DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 
AMOUNT DATE DEFAULT NO. DATE 

1 077.94 I 06/30/21 I 20-05807 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 7878 
21-22 PAID 
22-23 PAID 
23-24 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20-21 BOTH 970.90 97.04 
21-22 PAID 
22-23 PAID 
23-24 PAID 

TOTAL I 970.90 I 97.04 I 

REDEMPTION SCHEDULE 
INCLUDES CREDIT FOR IN TRUST 

JUL 24 
AUG 24 
SEP 24 
OCT 24 NOV 
DEC 24 

24 

COLL. NO. 

FCAC-344 (10/16/) 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

1,631.78 JAN 25 1,719.17 
1,646.35 FEB 25 1,733.73 
1,660.91 MAR 25 1,748.29 
1,675.48 

APR 
25 1,762.86 MAY 

1,690.04 JUN 25 1,777.42 
1,704.60 25 1,791.98 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED 

I 
REMARKS 

NET VALUE TRA 

7878 5-224 
5-224 
5-224 
5-224 

TAXES AND PENALTIES 
COST 

10.00 

10.00 

I 
SUB-TOTAL 

1,077.94 

I 1,077.94 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF $ 

DOCUMENT NO. 

I TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J. Garcia, C.P.A. 
Auditor-Controller/Treasurer-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 

FRESNO, CALIFORNIA 9371 1 

February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93715 

Re: 2341 S. Elm, Fresno, CA 
APN: 478-191-30 

Dear Sirs: 

TMILESLAW@AOL.COM 
TELEPHONE (559) 31 3-6354 

My client, Bryce D. Hovannisian, purchased the property located at 2341 S. Elm, Fresno, CA 
(APN: 478-191-30), a vacant lot, at a tax default sale conducted by the County of Fresno in 
March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessments: 

FR Citation/Penalty 
FR-Remove Public Nuisance 

$317.50 
$438.70 

The citation and penalties, and the assessed costs for removal of the public nuisance, were 
services provided to the previous property owner who lost the property at the tax sale. The 
Notices of Special Assessments upon which these portions of the Tax bill is based were recorded 
on August 9, 2019, and are attached. Of note, the special assessment authorizing the 
Citation/Penalty portion of the tax bill is characterized as having a priority of a judgment lien, 
and the special assessment authorizing the Public Nuisance Removal is characterized as 
allegedly having the priority of a tax lien, 



In December of 2020, prior to the date the first installment of the July 1, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 
the contested, erroneous, and unlawful special assessments, but his tender of payment was 
rejected and returned to my client by the Fresno County Tax Collector. 

My client is not responsible for the assessment liens for the following reasons: 

1. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessments. 

Regardless of the characterization of the Special Assessments as tax liens or not, the special 
assessments were extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3 712, the Tax Deed conveys title to the purchaser.fi'ee and clear c~f all 
encumbrances of any kind existing befbre the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3712 (a) exception, the special assessments are fixed liens (even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3 712 ( c )exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances of any kind including the assessment liens recorded by the 
City of Fresno before the sale. Accordingly, being charged for liens that have been extinguished, 
regardless if they were characterized as "tax liens," is erroneous and unlawful, and these 
amounts must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
38773.1 or 38773.5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City of L.A. (1998) 66 Cal. App. 4th 586, Kahan v. City cd· 



Richmond (2019) 3 5 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 

Govermnent Code section 38773.1 allows a legislative body, such as a city, to collect abatement 
and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773.1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the force, effect, and priority of a judgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773 .5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3712. As such, the continued effort 
to collect these liens from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

3. The Special Assessment which has the priority of a judgment lien was extinguished by the tax 
sale and the Tax Deed. 

Even if the Tax Deed did not extinguish the alleged "tax liens," it certainly extinguished any 
special assessment or encumbrance that has the priority of a judgment lien pursuant to Revenue 
and Taxation Code section 3712. Accordingly, at the very least, the recorded special assessment 
that has the priority of a judgment lien has been extinguished, and the tax bill is overstated, and 
is being erroneously or illegally assessed against my client. 

For the above stated reasons, the special assessment liens are erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 

Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 
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HOVANNISIAN BRYCE D 
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077164023 Apr/10/2025 l I $37.70 $37.70 

ANY QUESTIONS REGARDING THE ABOVE ITEMS SHOULD BE ADDRESSED TO: 
COUNTY OF FRESNO, AUDITOR-CONTROLLER/TREASURER-TAX COLLECTOR P.O. BOX 1247, FRESNO, CA. 93715-1247 

Pay To The 

Order Of 
HOVANN/SIAN BRYCE D 

****THIRTY-SEVEN AND 70/100 DOLLAR**** 

PO BOX 3668 
PINEDALE, CA 93650 

o 9 ?oooo =1a11° 

917422 

$37.70** 

Authorized Signature 
VOID SIX MONTHS AFTER DATE ISSUED 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 93711 TMILESLAW@AOL.COM 

July 25, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

Re: 4406 E. Ball, Fresno, CA 
APN: 460-227-18 

Dear Mr. Garcia: 

TELEPHONE 

(559) 24 1-7000 

Lindsay E. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by her for " taxes" on the above referenced property. This claim is made by and through her attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2020, is attached hereto as Exhibit 
One. In the fall of2020 claimant received a Fresno County Secured Property Tax Detail report, attached 
as Exhibit Two, which includes a charge for FR STRUCT DEMOL in the amount of $1,023.26 and a 
charge for FR REMOVE PUB NUIS in the amount of$3, 108.28. A special assessment, attached as Exhibit 
Three, alleged to have the priority of a tax lien was recorded on February 14, 2020 prior to the tax sale. On 
February 27, 2024, Claimant paid $6,983.76 to redeem the property (See Exhibit Four). Claimant requests 
a refund, in whole or in part, of each of the charges/special assessment liens specified above, and all 
penalties, interest, and/or costs associated with these charges on the "tax" bill. 

Claimant disputes her responsibility, in whole or in part, for each of these charges/special assessments as 
each is null and/or invalid in that each violates state law and/or the principles of lien priority, or otherwise, 
was extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previous 
owner against whom it was imposed. 1 It has been represented to Claimant by the County of Fresno that 
it is not necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as the 
claim clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the 
claim only involves nonvaluation issues to satisfy any procedural requirement. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 

I. Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exhibit Five), along with the response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, a long with the 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Court in Case No. 
22CECG0 I 203, and Appellants Opening Brief filed in the Fifth District Court of Appeal case number F087585, including all 
the factual allegations, legal theories and analysis presented in said documents as iffully set forth herein, all of which are 
included in the Appendix attached as Exhibit Seven. 



claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney's 
fees pursuant to the California Code of Civil Procedure section I 021.5. 

;Jp~ 
Thomas V. Miles 

VERIFICATION 

I, Lindsay E. Hovannisian, am the claimant in the above claim. On February 27, 2024 I paid the "taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July ,t6 , 2025 
at Fresno, California. 
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2020-0050590 
FRESNO County Recorder 
Paul Diclon , CPA 
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Titles: 1 
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Total : 
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1
14 .00 
t . 0fl 
31! . 2~ 
44 . 25 

TAX COLU;;C OR 

oc. rans. ax compu e on I va uc o property convcyc 
Located in City of FRESNO . 

TAX Db:ED TO PURCHASER OF' TAX-DEFAULTED PHOPERTY 

On which the legally levied taxt::s wc~e a hen for l<' [SCA L Y EA.R 2011-12 
and for nonpu)rr.cnt were duly declared to be in default. OE F-AULT # 11-03931 

This deed. between the Fresno County Tax Collector (SELLER) and Lindsay e Hovannisian; A mnrried woman n~ her .~olc and 
separate property; Sole Owner (PURCHASER) 
conveys to tht.: PURCI lASER the real property d,:;scr ibed hcrci.n which 
the SELLER sold to the PURCHASER at a public dllction hcld on 
'.\1arch 13-16, 2020 pursuant to a statutory power of sale in nccordance 
,viLh the provisions of Division I, Part 6, Chapter 7 of the 
California Revenue and Taxation Code. for the sum of 2 7, I 00 

No taxi11g agency objected to the sale. 
In accordance with law, the SELLER hereby gr<1J1ts to the PURCI-Li\SER that 
real property situated in the County olTresno, Stare of Califomia, 
last assessed to DAMASCO ANTONTO & SUSAN 
described as follow~: 

Sec Attachment A 

Execut1:.d on 
( 

Dy . 0) {J_/~ - . 
Oscar J~cra:c~rresno? 

.f60-227- 18 

. A notary public or other o fficer completing this ccni li tc vcrif:es only the identity of the individual who s igned the document 10 
i whicl~ this certificate is attached, illld not the truthfulness, ac~racy, c~ validity o( tliat document. 

Stntc ofCaliforni?. - ----
County of Fresno 
On 4/22/1020, before me. Natalie Nino, deputy County Clerk, personally appeaJ'ed OSCAR J. GARC IA, CPA, wbo proved to me on 
the basis of satisfactory evidence lo be the pe1son(s) whose name(s) i~art.: subscribed 10 the \\ ilh in insLrUrnent and acknowledged LO 
me that he/she/they executed the same in his/her/their uuthorilCd capacily(ics), u.nd that by bis/her/ their ~ignature(s) on the insLrUmcm 
the pcrson(s), or the entity upon behalf of which the pcrsoo(s) acted, executed the imtrumeol. 

I certify under PENALTY OF PERJUR. Y under the laws of the State of California that the foregoing paragraph is tmc and correct. 

WITNESS my hand and officio! seal. 

s;•"""'.J/!tJ}a/iJiW>ri 



r' ~ oc #2020-0050590 Page 2 of 2 

Attachment A 

APN 460-227-18 MORE PARTICULARLY DESCRIBED AS PARCEL 1:LOT 23 AND 24 AND THE NORTHEAST FIVE 
FEET OF LOT 25 IN BLOCK 78 OF SIERRA VISTA ADDITION NO. 4 ACCORDING TO THE MAP THEREOF 
RECORDED SEPTEMBER 29, 1922 IN BOOK 9 PAGE 68 OF PLATE, IN THE OFFICE OF THE COUNTY RECORDER 
OF FRESNO COUNTY.PARCEL 2:A PORTION OF THE FORMER CWVIS BRANCH OF THE SOUTHERN PACIFIC 
RAJLWA Y RIGHT OF WAY, WIDCH HAS BEEN QUITCLAIMED TO THE CITY OF FRESNO, BY DOCUMENT NO. 
51563 ON JULY 9, 1974, AND RECORDED IN BOOK 6321 OF OFFICIAL RECORDS, ATP AGE 299, ET SEQ., FRESNO 
COUNTY RECORDS, AND MORE PARTICULARLY DESCRIBED AS FOLLOWS:BEGINNING AT THE MOST 
SOUTHERLY CORNER OF LOT 22 IN BLOCK 78 OF SIERRA VISTA ADDITION NO. 4, AS SAID LOT IS SHOWN ON 
THE MAP THEREOF, FILED IN THE OFFICE OF THE COUNTY RECORDER, SEPTEMBER 29, 1922, AND 
RECORDED IN VOLUME 9 OF PLATS AT PAGE 68, FRESNO COUNTY RECORDS; THENCE SOUTH 30 DEGREES 
38-39- EAST, ALONGTHE SOUTHEASTERLY PRODUCTION OF THE SOUTHWESTERLY LINE OF SAID LOT 22, A 
DISTANCE OF 30.60 FEET; THENCE SOUTH 60 DEGREES 04-58- WEST, A DISTANCE OF 35.81 FEET; THENCE 
SOUTH 58 DEGREES 29-00- WEST, A DISTANCE OF 19.21 FEET, TO THE INTERSECTION WITH A LINE WHICH IS 
PARALLEL WITH AND 5.00 FEET SOUTHWEST OF THE SOUTHWESTERLY LINE OF LOT 24, IN SAID BLOCK 78; 
THENCE NORTII 31 DEGREES 38-30- VEST, PARALLEL WITH AND 5.00 FEET SOUTHWEST OF THE 
SOUTHWESTERLY LINE OF SAID LOT 24, A DISTANCE OF 30.00 FEET, TO THE INTERSECTION WITH THE 
SOUTHEASTERLY LINE OF LOT 25, IN SA.ID BLOCK 78; THENCE NORTHEASTERLY, ALONG THE 
SOUTHEASTERLY LINES OF LOTS 25, 24 AND 23, IN SAID BLOCK 78, TO THE POINT OF BEGINNING. IN THE 
CITY OF FRESNO. 
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City of Fresno 

I I , I 

I, 
I 

ExerT'pt From Fee Per GC Section 27388 1 (a)( i). 
Expressiy Exempt Uncte1 5103 and 27383 arid 
27361 33 

WHEN RECORDED MAIL TO 
City of Ffesno 
D.L',RM -· Code Enforcement O1v1s1on 
2600 Fresno Street. 3070 
Fresno. California 93721-3605 
Fax 559 488-1078 

Ill! rwa1t~r~ ~~1~,w,~·f\~11,u.t,1,:~~.,f iii 11111 

2020-0\pJ.9542 
FRESNO County Recorder 
Psul Diclo~ . CPA 
Friday, Feb 14, 2020 10:53:26 AM 
Tl ties: I 

Fees: 
CA SB2 Fee : 
Taxes: 
Tola I : 
CITY OF FRESNO 

Pages: 4 

1
38 . 00 
0 . 00 
0.00 
38 .00 

NOTICE OF SPECI.A.L ASSESSMENT 

PursL1ant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relatmg to sign 
regula tions. Article 6 of Chapter 10 relating to the abatement of public nuisanees. Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No B-26 
Ordinance No 2008-26 relating to weed abatement, the city did. abate a nuisance on the real properties described in 
the .,,ttact1ment. and an administrative hearing officer tiid on the 1 i'' and 1 ih day of February, 2020, assess the 
costs of suet, abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno 
claims a lien on the Subject Properties (see attachment for amolmt assessed) . The lien shall be on the properi1es 
until the amount is paid. plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and recoro the lien. The claimed lien having been created to collect for abaternenl costs 
st1a!I have the priori1y of a tax lien and shall attach upon tr1e recording of this Notice. The Subject Property may be 
sold after 3 years pursuart to Revenue and Tax Code §3691 for unpaid delinquent assessments 

Dated this 1_4t~ clay of ---'-F-'-e""'bc..;c..ru=a=r..,_y __ 2020 

u,: ••• v~-=, 

By~--"----~--------------­
l' ohn Giannetta. Housing Program Supervisor 
l/cooE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness. accuracy, or validity of that document 

STATE OF CALIFORNI/\ 
COUNTY OF FRESNO 

On ~P½ r;2t,,J , before me, Camille R. Luna, Notary Pul)ltc, personally appeared Jot,n Giannetta. who proved to me on tile 
basis f s tisfactory evidence to be the person(s) whose name(s) is/are subscribecl to the within instrument and acknowleclged 
to me that he/&heAAey executed tile same 1n his/t:ierltheif authonzed capacity(i&s). and that by his/t-iefltM4 signat.ure(s) on lhE: 
instrument the person(s), or the entity upon tJehalf of which the person(s) acted. executed t11e instrument. 

I certify under PENAL TY OF PERJURY under the laws o f the State of California that the foregoing paragraph is true 
and correct 

WITNESS my !)and and official seal 

Signatuce ~(,<___/ 
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ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
460-227 - 18 - 2 P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 • PHONE: (559) 600-3482 

ORIGINAL 
ASSESSEE 

NAME& 

ADDRESS 

S I TUS 

DAMASCO ANTONIO & SUSAN 
PO BOX 3668 
PINEDALE CA 93650 

4406 E BALL FRESNO 

CURRENT 
OWNER 
NAME& 
ADDRESS 

HOVANNISIAN LINDSAY E 
PO BOX 3668 
PI NEDALE CA 93650 

TAX - DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX - DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 

AMOUNT 

I 
DATE 

I 
DEFAULT NO. DATE 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED 

I 
DOCUMENT NO. 

4,854 . 70 06/30/21 20 - 05275 
VALUATIONS REMARKS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS NET VALUE TRA 

20-21 26930 7000 1 9930 5 - 035 
21- 22 PAID 5-035 
22-23 PAID 5 - 480 

TAXES AND PENALTIES 
YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20- 21 BOTH 4,404.30 440.40 
21-22 PAID 
22-23 PAID 

TOTAL I 4 , 404.30 I 440.40 I 

REDEMPTION SCHEDULE 
INCLUDES CREDIT FOR IN TRUST 

JUL 23 
AUG 23 
SEP 23 
OCT 23 
NOV 23 
DEC 23 

COLL. NO. 

FCAC-344 ( 10116/) 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

6,521.31 JAN 24 6,917.69 
6,587.37 FEB 24 6,983.76 
6,653.44 MAR 24 7,049.82 
6,719.50 APR 24 7,115.89 
6,785 . 57 MAY 24 7,181.95 
6,851.63 

JUN 
24 7,248.02 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

COST 

10.00 

10.00 

I 
SUB-TOTAL 

4,854.70 

I 4,854.70 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF$ 

I TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J. Garcia, C.P.A. 
Auditor-Controller/Treasurer-Tax Collector 

DATE 
BY COPY 

CURRENT TAXES NOT INCLUDED 



FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 460-227-18 

PAYEE NAME: 

SUFFIX : DEFAULT NUMBER: 20-05275 

ADDR1: 

ADDR2: 

LINDSAY E HOVAN NISIAN 

PO BOX 3668 

PINEDALE CA 93650 

EFFECTIVE PAYMENT DATE: 02 / 27 / 24 
BY: 44 

AMOUNT: 

C46022718DO□□DS27S2□□□224 □000698376□□□□□□□□□□ 8 

6,983.76 



THOMAS V . MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 

FRESNO, CALIFORNIA 93711 

February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93715 

Re: 4406 E. Ball, Fresno, CA 
APN: 460-227-18 

Dear Sirs: 

TMILESLAW@AOL.COM 
TELEPHONE (559) 31 3-6354 

My client, Lindsay E. Hovannisian, purchased the property located at 4406 E. Ball, Fresno, CA 
(APN: 460-227-18), a vacant lot, at a tax default sale conducted by the County of Fresno in 
March of 2020. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2020, my client received a tax bill for the July 1, 2020 through June 30, 2021 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessment: 

FR Remove Public Nuisance 
FR Structure Demolition 

$3,108.28 
$1 ,023.26 

The assessed costs for the structure demolition were services provided to the previous property 
owner who lost the property at the tax sale. The Notice of Special Assessment upon which this 
portion of the Tax bill is based, was recorded on February 14, 2020 and is attached. Of note, the 
special assessment authorizing the removal of public nuisance and structure demolition is 
characterized as allegedly having the priority of a tax lien. 

In December of 2020, prior to the date the first installment of the July 1, 2020 through June 30, 
2021 tax bill was due, my client submitted payment for the ad valorem tax actually owed, less 
the contested, en-oneous, and unlawful special assessment, but his tender of payment was 



--
rejected and returned to my client by the Fresno County Tax Collector. 

My client is not responsible for the assessment lien for the following reasons: 

1. The March 2020 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessment. 

Regardless of the characterization of the Special Assessment as a tax lien or not, the special 
assessment was extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3712, the Tax Deed conveys title to the purchaser free and clear of all 
encumbrances of any kind existing before the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3712 (a) exception, the special assessments are fixed liens (even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3712 (c)exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances of any kind including the assessment lien recorded by the 
City of Fresno before the sale. Accordingly, being charged for a lien that has been extinguished, 
regardless if it was characterized as a "tax lien," is erroneous and unlawful, and the amount 
must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
38773.1 or 38773.5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City of L.A. (1998) 66 Cal. App. 4th 586, Kahan v. City of 
Richmond (2019) 35 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 



Government Code section 38773. l allows a legislative body, such as a city, to collect abatement 
and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773.1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the force, effect, and priority of a judgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773.5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its ' judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3712. As such, the continued effort 
to collect this lien from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

For the above stated reasons, the special assessment lien is erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



~ Recording requested by: 
~·resn.o County Tax Collector 1 111 w,1r.,r,~ ~tJ I ~~~,~ :~ 1/11 l;~,\i'r•\~ r 1/~~,i~tlf~i\l~ 11 111 
When recorded mllil to: 2020-0050590 

FRESNO Counly Recorder 
Paul Oicloa, CPA 
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1
14 . 00 
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30.2~ 
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TAX COLL~C OR 
Doc7ra.ns. lax computed on tu va ue o proper y convcye 
Located in City of FRESNO. 

TAX DEED TO PlJRCHASRR OF TAX-DEFAULTED PROPERTY 

On which the lega lly levil~d taxes we,e11 lien for FISCAL YEAH.2011-12 
and for nonpayment were duly declared to be in default. DEFAULT # 11-03931 

Signature of Declaranl 

This deed, between the f rcsno County Tax Collector (SELLER) and Lindsay E .Hovaunisinn; A married woman as her sole 11nd 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction hcli.J on 
'.\-larch 13-16, 2020 pursuant to a statutory power of sale in accordance 
with the provisions of Division I, Pan 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 27, I 00 

No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCI LI\SER that 
real property situated in the County ofFresuo, State of California, 
last :is,essed to DAMASCO ANTON1O & SUSAN 
described as follows: 

Sec AtUlchment A 

Execute{( on 
( 

Q~ Dy -
Oscar J. c a,CPA, Fresno Co 

{ 

460-227,,18 

I A notary public or ot.ber officer completing ,h is ccrtifi tc verifies only the identity of the individual who signed the document to 
I which this certificate is attached, and not the truthfulness, accuracy, or validity of tlJat document. 

Slate of California 
County of f'rcsno 
On 4/22f?_02Q, before me, Natalie Nino, depmy County Clerk, personally appeared OSCAR J. GARCIJ\, CPA, who proved to me on 
the basis of satisfactory evidence tu be the pernon(s) whose namc(s) is/arc subscribed to the with in instrnrneut a.nd acknowledged lo 

me that he/she/they executed the same in his/her/tl1t.:ir aut11orizcd capacity(ies), l1!1d that by lJis/her/Lheir signature(s) on the instrument 
the pcrson(s), or the entity upon behalf of which the pcrson(s) act~d. executed the instrument. 

I certify under PENALTY Of PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 

WITNESS my hand and official seal. 



~ oc #2020-0050590 Page 2 of 2 

Attacbment A 

APN 460-227-18 MORE PARTICULARLY DESCRIBED AS PARCEL 1:LOT 23 AND 24 AND THE NORTHEAST FIVE 
FEET OF LOT 25 IN BLOCK 78 OF SIERRA VISTA ADDITION NO. 4 ACCORDING TO THE MAP THEREOF 
RECORDED SEPTEMBER 29, 1922 IN BOOK 9 PAGE 68 OF PLATE, IN THE OFFICE OF THE COUNTY RECORDER 
OF FRESNO COUNTY.PARCEL 2:A PORTION OF THE FORMER CLOVIS BRANCH OF THE SOUTHERN PACIFIC 
RAILWAY RIGHT OF WAY, WFllCH HAS BEEN QUITCLAIMED TO THE CITY OF FRESNO, BY DOCUMENT NO. 
51563 ON JULY 9, 1974, AND RECORDED IN BOOK 6321 OF OFFICIAL RECORDS, AT PAGE 299, ET SEQ., FRESNO 
COUNTY RECORDS, AND MORE PARTICULARLY DESCRIBED AS FOLLOWS:BEGINNING AT THE MOST 
SOUTHERLY CORNER OF LOT 22 IN BLOCK 78 OF SIERRA VISTA ADDfilON NO. 4, AS SAID LOT IS SHOWN ON 
THE MAP THEREOF, FILED IN THE OFFICE OF THE COUNTY RECORDER. SEPTEMBER 29, 1922, AND 
RECORDED IN VOLUME 9 OF PLATS AT PAGE 68, FRESNO COUNTY RECORDS; THENCE SOUTH 30 DEGREES 
38-39- EAST, ALONG THE SOUTHEASTERLY PRODUCTION OF THE SOUTHWESTERLY LINE OF SAID LOT 22, A 
DISTANCE OF 30.60 FEET; THENCE SOUTH 60 DEGREES 04-58- WEST, A DISTANCE OF 3S.81 FEET; THENCE 
SOUTH 58 DEGREES 29-00.. WEST, A DISTANCE OF 19.21 FEET, TO THE INTERSECTION WITH A LINE WHICH IS 
PARALLEL WITH AND 5.00 FEET SOUTHWEST OF THE SOUTHWESTERLY LINE OF LOT 24, IN SAID BLOCK 78; 
THENCE NORTH 31 DEGREES 38-30- VEST, PARALLEL WITH AND 5.00 FEET SOUTHWEST OF THE 
SOUTHWESTERLY LINE OF SAID LOT 24, A DISTANCE OF 30.00 FEET, TO THE INTERSECTION WITH THE 
SOUTHEASTERLY LINE OF LOT 25, IN SAID BLOCK 78; THENCE NORTHEASTERLY, ALONG THE 
SOUTHEASTERLY LINES OF LOTS 25, 24 AND 23, IN SAID BLOCK 78, TO THE POINT OF BEGINNING. IN THE 
CITY OF FRESNO. 
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1
38 00 
0.00 
0 . 00 
36 00 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested 1n the City of Fresno by !he provisions of Article 17 of Chapter 12 relating to sign 
regulation::;, Article 6 of Chapter 10 rela:ing to the abatement of pubr,c nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous burlding 01climmce of tl1e Fresno Municipal Code and Bill No 8-26 
Ordinance No 2008-26 relating to weed abatement. lhe city did, abate a nuisance on the real properties describect In 
the attachment and an ad1111n1strat1ve hearing officer did on the 1 zt" and 13th day of February, 2020, assess the 
costs of such abatement on the SubJecl Properties, and the assessment has not oeen paid, and the City of Fresno 
clairns a lien on the SubJoct Properties (see attachment for amount assessed). The lien shall be on the properties 
until the amount is paid, olus legal rate of interest to be accrued from the date of recording this lien, and any and al' 
administrative costs to hie and recoro the lien The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may ba 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent asses:m1e11ts 

Dated this 14 ,r clay of _ February 2020 _ -ii,, --- .......... 

~ u< _---. ---~~-
By • ~ J 
~netta Housing Program Supervisor 

i.tcooE ENFORCEMENT DIVISION 

A notary public or other officer cornpleling this certificate verifies onl; the ,denlity of the individual who signed the 
document to which this certificate is attached· and not tt1e truthfulness. accuracy, or validity of that document 

ST A TE OF CALIFORNIA 
COUNTY OF FRESNO 

On._..::;-+-'-4:.,:;....:::c....._, before me, Camllle R Luna, Notary Pubhc, personally appeared John Ginnnctta. whO proved to me on the 
basis f Sc tisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged 
to me that he/-s~y executed the same In his/llertltleiF authorized capacliy{iasJ. and that by h1sn1-er/tMff'. s1gnature(s) on the 
instrument the person(s). or the entity upon bel1alf of which the person(s} acted executed the instrument 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct 

WITNESS my hand and official seal 

Signature rc.eiii:,1//' C'--._.,/ 
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Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 

Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 
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THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 9371 1 TMILESLAW@AOL.COM 

June 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93715 

Re: 2345 S. Elm, Fresno, CA 
APN: 478-191-32 

Dear Mr. Garcia: 

TEL EPHONE 

(559) 241 -7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2020, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 22, 2020, is attached hereto as Exhibit 
One. In the fall of 2020 claimant received a Fresno County Secured Property Tax Detail rep011, attached 
as Exhibit Two, which includes a charge for FR REMOVE PUB NUIS in the amount of $5 18.90, and a 
charge for FR CIT A TI ON/PENALTY in the amount of$317.50. A special assessment, attached as Exhibit 
Three, alleged to have the priority of a tax lien, was recorded on August 9, 2019 prior to the tax sale. A 
second special assessment, attached as Exhibit Three-A, alleged to have the priority ofajudgment lien, was 
recorded on August 9, 2019 prior to the tax sale. On March 28, 2025, Claimant paid $2,017.67to redeem 
the property (See Exhibit Four). Claimant requests a refund, in whole or in part, of each of the 
charges/special assessment liens specified above, and all penalties, interest, and/or costs associated with 
these charges on the "tax" bill. 

Claimant disputes his responsibility, in whole or in part, for each of these charges/special assessments as 
each is null and/or invalid in that each violates state law and/or the principles oflien priority, or otherwise, 
was extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previous 
owner against whom it was imposed.1 It has been represented to Claimant by the County of Fresno that 
it is not necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as the 
claim clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the 
claim only involves nonvaluation issues in order to satisfy any procedural requirement. 

I. Claimant incorporates by this reference the Complaint, First Amended Complaint, Second Amended Complaint, and 
Third Amended Complaint, along with the oppositions to the Demurrers filed against each such complaint in Fresno County 
Superior Court in Case No. 22CECG0 1203, and Appellants Opening Brief filed in the Fifth District Court of Appeal case 
number F087585, including all the factual allegations, legal theories and analysis presented in said documents as if fully set 
forth herein, a ll of which are included in the Appendix attached as Exhibit Seven. The arguments made in the filings in 
Exhibit Seven apply with equal force to this property even though it was not the subject of Case No. 22 CECG 0 1203. 



After redemption of the property, on or about April 15, 2025, Claimant received a tri-fold mailing from 
the County of Fresno which included a check in the amount of $13.84 referenced by "ACT 04/22/20 2345 
S. Elm FR." A copy of the tri-fold mailing is attached as Exhibit Eight. There is no explanation as to the 

basis for this payment or the method of calculation. This check has not been cashed. Claimant hereby 
requests an explanation for this payment and the method of calculation. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney' s 
fees pursuant to the California Code of Civil Procedure section 1021.5. 

Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. On February 27, 2024 I paid the "taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July .ik:>, 2025 
at Fresno, California. 

B~ 



Recording requested by: 
Fresno County Tax Collector 

When recorded mail to: 

1111 WJ~.-~~ti1ri~N1f~~ :~1l~f. 11: li~1~1(4all 'r/J ,wi,1wi 11111 
2020-0050632 

Bryce D Hovannisian 
PO Boi:3668 
Pinedale, CA 93650 

oc. rans. ax compu e on u 
Located in City of FRESNO. 

FRESNO Counly Recorder 
Paul Dl~loa, CPA 
Wednesday, Rpr 22, 2020 11:39:14 RN 
Tit.lea: 1 Pages: 

Fae&: 111.00 CA S82 Fee: 0.98 
Taxas: 13. 7l5 
Tot.al: 24.7l5 
FRESNO COUNTY TAX COLL.EC OR 

TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 2013-14 
and for nonpayment were duly declared to be in default. DEFAULT# 13-04246 

~~ 
Signature of Declarant 

This deed, between the Fresno County Tax Collector (SELLER) and Bryce D Hovannisian; A married man as his sole and 
separate property; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 13-16, 2020 pursuant to a statutory power of sale in accordance 
with the provisions of Division I, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 12,400 

No taxing agency objected to the sale. 
In accordance with Jaw, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to PRIEST TONY S SR 
described as follows: 478-191-32 
APN 478-191-32 MORE PARTICULARLY DESCRIBED AS LOTS 51, 52 AND 53 OF ELM ADDITION NO. 4, IN THE CITY OF 
FRESNO, COUNTY OF FRESNO, STATE OF CALIFORNIA, ACCORDING TO THE MAP THEREOF RECORDED IN BOOK 10, 
PAGE 72 OF PLATS, FRESNO COUNTY RECORDS.EXCEPTING THEREFROM THAT PORTION DESCRIBED AS FOLLOWS: 
BEGINNING AT THE SOUTHWEST CORNER OF SAID LOT 51 THENO: ALONG THE SOUTH LINE OF SAID LOT 51 SOUTH 89 
DEGREES 31'5.3" EAST 37,58 FEET; THENCE ALONG A CURVE CONCA VE NORTHEASTERLY WITH A RADIUS OF 8 FEET 
THROUGH AN ANGLE OF 90 DEGREES 48'47" AN ARC DISTANCE OF 12.68 FEET; TIIENCE NORTH 88 DEGREES 43'06" WEST 
2.00 FEET THENCE NORTH 01 DEGREES 16'54" EAST TO THE NORTH LINE OF SAID LOT 53 THENCE WEST ALONG SAID 
NORTH LINE TO THE NORTHWEST CORNER OF SAID LOT 5.3; THENCE SOUTH ALONG THE WEST LINE OF SAID LOTS 5.3 
TO 51 TO THE POINT OF BEGINNING, IN THE CITY OF FRESNO. 

Executed on 
4/22/2020 

( 

A notary public or other officer completing s c ificate verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 
State of California 
County of Fresno 
On 4/22/2020, before me, Natalie Nino, deputy County Clerk, personally appeared OSCAR J. GARCIA, CPA, who proved to me on 
the basis of satisfactory evidence to be the person(s) whose name(s) is/arc subscribed to the within instrument and acknowledged to 
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument 
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

r certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 
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OSCAR J. GARCIA, CPA 
Make Check Payable To: 
FRESNO COUNTY TAX COLLECTOR 

BLANK PURSUANT TO CA GC7928.205 

FR COUNTYWlDE TAX 
FRESNO USO 16 B 5705 (559) 457-3907 
FRESNO USO 99C 5524 (559) 457-3907 
FRESNO USD IO B 5000 (559) 457-3907 
FRESNO USO 02A 5537 (559) 457-3907 
FRESNO USO 048 5538 (559) 457-3907 
FRESNO USO OIF 5539 (559) 457-3907 
FRESNO USO IO C 5001 (559) 457-3907 
FRESNO USD 12A REF 5002 (559) 457-3907 
FRESNO USO 12B REF 5003 (559) 457-3907 
FRESNO USO IO D 5584 (559)457-3907 
FRESNO USO JO E 5040 (559) 457-3907 
FRESNO USO 15 REF 5041 (559) 457-3907 
FRESNO USO 16 A 5044 (559) 457-3907 
FRESNO USO JO F 5200 (559) 457-3907 
FRESNO USO OJ G 5710 (559) 457-3907 
FRESNO USD 16 C 5711 (559) 457-.1907 
FRESNO USO 20 A 5712 (559) 457-3907 
STATE CCC 12 REF! 5008 (559) 243-7366 
STATE CCC 15 REF! 5823 (559) 243-7366 
STATE CCC 16 A 5824 (559) 243-7366 
STATE CCC 17 REH 5825 (559) 243-7366 
STATE CCC 02 S I RA 5826 (559) 243-7366 
STATE CCC 16 B 5827 (559) 243-7366 
FRESNO USO 10 REF 5557 (559) 457-3907 
FRESNO USD 10. I IA 5558 (559) 457-3907 
FRES PEN OVERRIDE 4542 ( 559) 621-2489 

TOTAL TAX RAJ'E 
FR CITATION/PENA LT M75 (559) 621-7029 
MET FLOOD ASSMT 6805 (559) 456-3292 6 
FRES MOSQ & VECTR 6816 I 800) 273-5167 6 
FR-REMOVE PUB NUIS 6868 (559) 621-7029 6 

TOTAL TAX 

04/10/2021 

liiiJv GJ 

2020-21 
FRESNO COUNTY 06/30/21 PRIOR YEAR 

SECURED PROPERTY DELINQUENT TAXES 

TAX BILL JEOPARDTZE 
THIS PROPERTY - NOT 

INCLUDED IN THIS 131LL. 

7/1/2020 THRU 6/30/2021 

1.0000000 
0.0029380 
0.0142460 
0.0165380 
0.0215580 
0.0156120 
0.0102400 
0.0066840 .90 
0.0100900 IJ(, LAND 
0.0081.140 1.08 
0.0073560 .98 

13.507 0.0115000 1.54 
0.0039920 .52 

IMPROVEMENTS 0.0039300 .52 
0.0033880 .44 
0.0006940 .08 
0.0416420 5.62 
0.0250000 3.36 PERSONAL PROPERTY 
0.0019440 .26 
0.0042720 .:i(1 

0.0000020 .00 
0.0000020 .1111 
0.0027500 .3(1 EXEMPTION 0.0167020 2.24 
0.0062140 .82 
0.0041080 .54 
0.0324380 4 . .18 
1.2719740 

317.50 PEST CONTROL VALUE 
113.66 

1.08 
518.90 

1,122.66 NET TAXABLE VALUE 

13,507 
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1 ); 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: 559 488-1078 
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12019-0089087 
FRESNO County Recorder 
Paul Diclos, CPA 
Friday, Aug 09, 2019 01:44:27 PM 
Titles: 1 Pages: 4 

Fees; 138. 00 CA SB2'F••: 0.80 
Taxes: 0 ,80 

, Tota I : 38 . ll0 
., CITY OF FRESNO I_ DA_R_M __ 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 10 relating to the abatement of public nuisances, Article 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. B-26, 
Ordinance No. 2008-26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the 7th and 8th day of August, 2019, assess the costs of 
such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno claims a 
lien on the Subject Properties (see attachment for amount assessed). The lien shall be on the properties until the 
amount is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lien. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unpaid delinquent assessments, 

Dated this --'9~th 
__ day of _..a.A..:.:u=g=u=s-=-t __ , 2019 

ohn Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the i_ndividual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

On ctJfi) \ q , before me, Christina Pasillas, Notary Public, personally appeared John Giannetta. who proved to me on 
the bas o satisfactory evidence to be the person(s) whose name(s) is/afe subscribed to the within instrument and 
acknowledged to me that he/she/they executed the same in his/her/their authorized capacity(ias), and that by his/l=le#their 
signature(s) on the instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. \ 

eceeeceenr ••1 
CHRISTINA ~ASILLAS I@., Notary Publk • C~llfornla : 

:5 • .; ~· Frf!S/lO County .'. I . ' Commission 1221~7:17 l 
0 

= aM:Uco,:::m.:.,E>cplresOcg\~'.m 



APN# Strl Dir Property Address 

45916104 357 N ABBY ST 

45916121 367 N ABBY ST 

47017223 4775 E ALTA AVE 

49611508 5856 E ANDREWS A VE 

40905201S 6114 N ANGUS ST 

42823318 1929 E ASHLAN AVE 

4811810BS 4B79 E ATCHISON ST 

46716603 745 BST 

46715504 1129 BSTREET 

46108221 211 s BACKER AVE 

56827306S 9723 N BACKER AVE 

46121223 4561 E BALCH AVE 

47026215 3437 E BUTLER AVE 

48038205 4735 E BYRD AVE 

4B023526 2428 s CEDAR AVE 

46830306 1731 s CHERRY AVE 

45917126 378 N CLARK ST 

46303025 360--370 s CLOVIS AVE 

47132207 2036 s DEARING AVE 

45921228 208 N ECHO AVE 

45227116 624 N EOmAVE 

45219113 712 N ECHO AVE 

45916322 334 N EFFIE ST 

46813208 3070 E EL MONTE WAY 

47819130 2341 s ELMA VE 

47819132 2345 s ELM AVE 

47921110 2579 s ELM AVE 

48025402 4620 E EUGENIA A VE 

43517428 1544 E FEOORAAVE 

45911314 322 N FERGERAVE 

45218106 807 N FERGERAVE 

45419310 708 N FIFTH ST 

45418125 700 N FIRST ST 

46829319 447 FULTON ST 

48118129S 4827 E GEARY ST 

481181265 4837 E GEARY ST 

~ 

ABATEMENT_ASSESSMENT SCHEDULED TO BE PLACED ONTO FY 20-21 TAX ROLL 
(Public Hearin!l conducted 01t Au.l[USt 7 and 8,2019) 

6476- 6892· 

Public 6868-Pnblic Secured 
6970-

Property/0 
Weed Total Amt 

Nuisance Nuisance Case# Owner's Name 

Enforcem ContrCost emoffitle 
Abateme Unpaid 

Search 
nt 

ent 
543.82 543.82 ElS-03503 SAVELAND MICHAEL 

434.11 434.11 ElS-03505 MILLER DEBORAH LYNN 

749.19 463.00 1,212.19 E18--00094/E19--03437 PERALTA FRAN OS G 

461.87 200.00 661.87 E19--00458 LEON GENARO 

1,740.10 1,740.10 E19-02233 MIKOWPAUL&MARILYN 

822.20 822.20 CE15--8215 ZUNIGA ADALBERTO 

360.35 360.35 ElB--06212 VANG CHAI YI & YING HER 

450.77 1,438.79 1,889.56 E19--03261 BROWN CECJL & CALLIE L 

212.25 21225 E18--03560 MARTINEZ HERMENEGILDO 

2,710.18 2,710.18 E18--06930 KORNOFF JOYCE A 

323.00 323.00 E19--04783 HINH HIEN 

739.15 739.15 E19--04576 KNIGHT NOLA JEAN ,FIELDS DAVID ET AL 

2,372.20 2,372.20 E19-0086B ELIZABIITH MENGIACA 

547.46 547.46 E18--02324 JAMKE 

302.59 1,216.00 1,518.59 E19--03440 DA VIS C & NELLIE 

478.00 478.00 CE13--7052 TRUONG NGOCMAI H 

402.17 402.17 E19-03389 FERNANDEZ FELICIANO & PAULA 

1,460.81 1,460.81 E19-00367 CENTRAL CINEMA LThflTED PARTNERSHIP % D J EDWARDS 

478.00 478.00 CEll-7325 RODRIGUEZ HELEN 

281.00 394.00 675.00 El 9--03202 TORRES PAUL V & GRACE 

1,155.00 1,484.20 2,639.20 E18--07177 WOOSLEY CHARLES 

416.3B 416.3B El 9--03199 FLINT BOYD ALVIN & ARLENE MARIE 

224.00 224.00 ElB--04759 RENDON HOLDINGS LLC 

329.00 329.00 ElB--04326 MURR1ETT A STEPHANIE GAYLE 

43B.71 43B.71 E19--03137 PRIEST TONY S SR 

518.90 518.90 E19--03136 PRIEST TONY S SR 

891.40 891.40 CElS.8149 J. GUADALUPE & GLORIA MICHEL 

1,281.29 203.00 1,484.29 CElB-2373 SERVANTES JACK & SALLY GARCIA 

916.00 1,121.00 2,037.00 E19--02499 FGV Fresno LP 

241.00 241.00 CE16·7776 RAYMOND SCHMIDT 

404.20 675.99 1,080.19 E19--03201 GRAHAM WILLIAM M 
312.74 SBB.70 901.44 E19--03093 VALLEY CAPITAL INVESTMENT INC 

1,041.00 483.00 1,524.00 CE18-2450/E19--03371 CUSTOM BUfLDrNG LLC 

356.49 463.B6 820.35 E19--03252 BOY AJIAN BERT TRUSTEE 

338.36 338.36 E19--01932 RAMIREZ HUMBERTO 

267.18 267.18 E19-022B6 VO HAI THANH 

Page 1 of3 
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RECORDING REQUESTED BY: 

City of Fresno 
Exempt From Fee Per GC Section 27388.1 (a)(1) 
Expressly Exempt Under 6103 and 27383, and 
27361.33 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
Fax: (559) 488-1078 

■Ill WJrJ~,'.M' II ,1\1~;\~H «JU~ f',,i,~ ~~Lnl+IMIYA 11111 
2019-0089086 
FRESNO County Recorder 
Paul Diclos, CPA 
Friday, Aug 09, 2019 01:44:27 PM 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisions of Article 3 of Chapter 1 relating to the issue 
of citations of the Fresno Municipal Code, the city did, issue a citation to the record owner(s) of the real properties 
described in the attachment, for a violation of the Fresno Municipal Code existing upon the Subject Properties. The 
record owner(s) have not paid the penalties issued in the citations, and an administrative hearing officer did on the 
71n and 8th day of August 2019; assess these unpaid penalties on the Subject Property. The assessment has not 
been paid, and the City of Fresno claims a lien on the Subject Property (see attachment for amount assessed). 
The lien shall be on the property until the amount is paid, plus legal rate of interest to be accrued from the date of 
recording this lien, and any and all administrative costs to file and record the lien. The claimed lien having been 
assessed to collect for unpaid penalties shall have the priority of a judgment lien and shall attach upon the recording 
of this Notice. 

Dated this 9th day of August ,2019 

Dated: g /61 /IC, By:~ri,L~~L~~~~~~~=::::::::.._ __ _ 
John Giannetta, Housing Program Supervisor 
CODE ENFORCEMENT DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA ss 
COUNTY OF FRESNO 

On_=-t-----,P-+---' before me, Christina Pasillas, Notary Public, personally appeared John Giannetta, who proved to me on 
the basis of tisfactory evidence to be the person(s) whose name(s) is/a;e subscribed to the within instrument and 
acknowledged to me that he/sl=le/tAey executed the same in his/J:le.Fltl:leif authorized capacity(ies), and that by his/1'18f/theiF 
signature(s) on the instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PEl,\JAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true 
and correct. 

1············1 CHRISTINA PASILLAS : @"· Notary Public - California : 
. 'ti:;_ • Fresno County • ~ 

. Commission I 2214727 • 
My Comm. Expires Oct 15, 2021 



APN# S1:r# Dir 

43334225 1926 w 
4%11508 5856 E 

481181085 4879 E 

46716603 745 

47806318 2155 s 
47026212 3451 E 

45915201 385 N 

46839050 222 s 
48023526 2428 s 
45917126 378 N 

47127139 3815 E 

45921228 208 N 

45219113 712 N 

45125406 1293 N 

46415311 319 w 
47819130 2341 s 
47819132 2345 s 
43622215 3335 E 

45218106 807 N 

45419310 708 N 

47111313 1749 s 
47118207 1840 s 
45418125 700 N 

46829319 447 

481181265 4837 E 

45915102 389 N 

45221112 837 N 

45910313 2945 E 
42413335 3023 w 
46526102 8 E 

44208123 2464 N 

47803046 2302 s 
46018503 3220 E 

46023312 4546 E 

46524407 454 E 

f\l 

CITATIONS ASSESSMENT SCHEDULED TO BE PLACED ONTO FY 20-21 TAX ROLL 

(Public Hearing Conducted on Au~1st 7 and 8, 2019) 
Total 

6475-
Penalties 

Property Address Citations/ Releases Case# Owner's Name 

Penalties 
Amount 

Unoaid 

ANDREWS AVE 253.75 60.00 313.75 E19--01641 SALGUERO LAURA 

ANDREWS AVE 7,650.00 60.00 7,710.00 E19--00458 LEON GENARO 

ATCHISON Sf 818.75 60.00 878.75 ElB--06212 VANG CHAI YI & YING HER 

BSf 253.75 60.00 313.75 E19--03261 BROWN CECIL & CALLIE L 

BARDELL ST 507.50 60.00 567.50 ElB-07769 WASHINGTON NATHANIEL 

BUTLER AVE 257.50 60.00 317.50 E19--01274 ANTARAMIAN PERRY A 

CALAVERAS ST 261.25 60.00 321.25 E19--01791 A&A HOLDINGS & INVESTMENTS UC 

CALLISCHST 800.00 60.00 860.00 El8-05050 RESERVE APARTMENT HOMES FRESNO LLC 

CEDAR AVE 253.75 60.00 313.75 E19-03440 DA VIS C & NELLIE 

CLARK Sf 253.75 60.00 313.75 E19-03389 FERNANDEZ FELICIANO & PAVIA 

DWIGHT WAY 2,537.50 60.00 2,597.50 CE15-7237 RUIZ EDUARDO 

ECHO AVE 253.75 60.00 313.75 E19--03202 TORRES PAUL V & GRACE 

ECHO AVE 257.50 60.00 317.50 E19-03199 FLINT BOYD Al VIN & ARLENE MARIE 

ECHO AVE 785.00 60.00 845.00 E18-00130 ELIZONDO FERNANDO PAUL 

EDEN AVE 257.50 60.00 317.50 E19-00287 MAXWELL VERONICA 

ELM AVE 257.50 60.00 317.50 El9-03137 PRIFST TONY S SR 

ELM AVE 257.50 60.00 317.50 E19--03136 PRIFST TONY S SR 

FARRIN AYE 522.50 60.00 582.50 E19--01844 Ai'\/DERSON EDWARD R&SALLY M 

FERGERAVE 257.50 60.00 317.50 E19-03201 GRAHAM WILLIAM M 

FIFTHSf 257.50 60.00 317.50 E19-03093 VALLEY CAPITAL INVESTMENT INC 

FIFTH Sf 265.00 60.00 325.00 EJ9-01171 RAMIREZ IRMA G 

FIFTH Sf 261.25 60.00 321.25 E19--00770 AREY ALO JESUS HERNANDEZ AREY AW MARIA CONSUEW 

FIRST Sf 257.50 60.00 317.50 CE18-2450/E19--03371 CUS1DM BUILDING LLC 

FUL1DNST 253.75 60.00 313.75 E19--03252 BOY A]IAN BERT TRUSTEE 

GEARY ST 257.50 60.00 317.50 E19--02286 VOHAITHANH 

GLENN AVE 261.25 60.00 321.25 E19--02352 SOUS ADAM M & VIRGINIA H 

GLENN AVE 257.50 60.00 317.50 E18--03113/El9-03197 R J INVESTMENTS & MANAGEMENT UC 

GRANT AVE 2,900.00 60.00 2,960.00 CE16-13524 JEBIAN ANTONIO & THERESA 

HOLLAND AVE 257.50 60.00 317.50 E19-00804 AGUIRRE SANTOS 

KEARNEY Bl VD 253.75 60.00 313.75 E19--01279 DE MADERA INC 

MARKS AVE 511.25 60.00 571.25 E19--01489 CONNELLY THOMAS A & MARGARET A TRS EMF LLC 

MARTIN LUTHER KING JR 515.00 60.00 575.00 E18-05202 KING OF KINGS COMMUNITY CENTER 

NEVADA AVE 257.50 60.00 317.50 E19-03195 DAVENPORT EDWARD & OLEAN 

NEVADA AVE 265.00 60.00 325.00 E19-01072 PHANLUC 

OLEANDER AVE 253.75 60.00 313.75 CE17-8711 GONZALEZ BERTHA Al.FARO 

Page 1 of 2 
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i• FRESNO COUNTY TAX COLLECTOR PAYMENT STUB 

FUND: C SECURED PRIOR YEARS FINAL PAYMENT 

APN: 478-191-32 SUFFIX: DEFAULT NUMBER: 

PAYEE NAME: JJD MANAGEMENT ASSOCIATES 

ADDR1: 2975 E BELMONT AVE 

ADDR2: FRESNO CA 93701 

EFFECTIVE PAYMENT DATE: 03/28/25 AMOUNT: 
BY: 41 

C47819132000005808200032500 □ 0201767 □□□□□□□□□□□ 

Fresno County 

Date: 3/28/2025 
Office: Treas Mach ID: TRE573647 
Cashier:bsantana 
Batch: 30181 Tran#: 46 

- - -------------=================== 

Receipt #:01459246 Tax 

Acct#: 47819132000 Sub: 5808 
Installment Num: O 

C Secured Delinq F1nal 

Payment Total : 

$2,017.67 

$2,017.67 

-- -------------===================== 
Transaction Total: 

Check Tendered : 
$2,017.67 
$2,017.67 

,hank you for your payment. 
Have a n1ce day! 

20-05808 

2,017.67 



ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 
P.O. BOX 1192 • HALL OF RECORDS • ROOM 105 • FRESNO, CA 93715 • PHONE: (559) 600-3482 

ORIGINAL 
ASSESSEE 
NAME& 
ADDRESS 

SITUS 

PRIEST TONY S SR 
PO BOX 
PINEDALE CA 93650 

2345 S ELM FRESNO 

CURRENT 
OWNER 
NAME& 
ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

478-191-32 -1 

TAX- DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX - DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 
AMOUNT DATE DEFAULT NO. DATE 

1,244.88 I 06/30/21 I 20-05808 
VALUATIONS 

YEAR LAND IMPROVEMENTS PERSONAL PROPERTY EXEMPTIONS 

20-21 13507 
21-22 PAID 
22-23 PAID 
23-24 PAID 

YEAR INST. 

I 
TAX 

I 
PENALTY 

I 20-21 BOTH 1,122.66 112.22 
21-22 PAID 
22-23 PAID 
23-24 PAID 

TOTAL I 1,122.66 I 112.22 I 

REDEMPTION SCHEDULE 
INCLUDES CREDIT FOR IN TRUST 

JUL 24 
AUG 24 
SEP 24 
OCT 24 
NOV 
DEC 24 

24 

COLL. NO. 

FCAC-344 (10/16/) 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

1,882.95 JAN 25 1,983.99 
1,899.79 FEB 25 2,000.83 
1,916.63 MAR 25 2,017.67 
1,933.47 APR 25 2,034.51 MAY 
1,950.31 JUN 25 2,051.35 
1,967.15 25 2,068.19 

RECORD OF INSTALLMENT PAYMENTS 

DATE 
START DATE 

% 
REDEMPTION AMOUNT 

PRINCIPAL INTEREST TOTAL 

I 
RECORDED 

I 
DOCUMENT NO. DATE RECORDED 

I 
DOCUMENT NO. 

REMARKS 
NET VALUE TRA 

13507 5-224 
5-224 
5-224 
5-224 

TAXES AND PENALTIES 

COST 

10.00 

10.00 

I 
SUB-TOTAL 

1,244.88 

I 1,244.88 

REDEMPTION FEE 
REDEMPTION AMOUNT 

I % I 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS 
INTEREST ON UNPAID BALANCE 
TOTAL REDEMPTION AMOUNT AND INTEREST 
CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS 
AMOUNT NECESSARY TO REDEEM 

REDEMPTION PENALTY 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF $ 

I TOTAL 

WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME 
ADDRESS 
CITY/STATE 

COLL. NO. 

Oscar J. Garcia, C.P.A. 
Auditor-Controller/TreasL', er-Tax Collector 

DATE BY COPY 

CURRENT TAXES NOT INCLUDED 



Check Date: A r/10/2025 
Invoice Number . 
APN478-191-32 YY 

Description: 
ACT 04/22/20 2345 S ELM 

i. 
;· 

'· 
<i 
ii 

I 
··1 

_ ... I 

--LI 
: 

Vendor-Number 
TGEN 

u 

FR 

0 
Check No. 

Invoice Pate Voucher IP Fund Or anizatioo 
077164024 

Apr/07/2025 02583045 1150 NONE 
Paid Amount 

$13.84 

Vendor Name 
HOVANNISIAN BRYCE D 

', Check Number Date I I Total Amount Total Paid Amount 

077164024 Apr/10/2025 I I $13.84 $13.84 

ANY QUESTIONS REGARDING·THE ABOVE ITEMS SHOULD BE ADDRESSED TO: 
COUNTY OF FRESNO, AUDITOR-CONTROLLER/TREASURER· TAX COLLECTOR P.O. BOX 1247, FRESNO, CA. 93715-1247 

Pay To The 

Order Of 

HOVANNISIAN BRYCE D 

.... THIRTEEN AND 84/100 DOLLAR .... 

PO BOX 
PINEDALE, CA 93650 

9174.23 

$13.84** 

Authorized Signature 
VOID SIX MONTHS AFTER DATE ISSUED 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 93711 TMILESLAW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93715 

Re: 1467 E. Belmont, Fresno, CA 
APN: 452-293-17 

Dear Mr. Garcia: 

TELEPHONE 

(559) 241-7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

In March 2016, claimant purchased the subject property at a tax default sale conducted by the County of 
Fresno. The Tax Deed for the subject property, recorded on April 26, 2016, is attached hereto as Exhibit 
One. In the fall of 2016 claimant received a Fresno County Secured Property Tax Detail report, attached 
as Exhibit Two, which includes a charge for FR STRUCT DEMOL in the amount of$430.00. A special 
assessment, attached as Exhibit Three, alleged to have the priority of a tax lien was recorded on September 
23, 2015 prior to the tax sale. On June 29, 2022, Claimant paid $2,860.52 to redeem the property (See 
Exhibit Four). Claimant requests a refund, in whole or in pat1, of the charges/special assessment lien 
specified above, and all penalties, interest, and/or costs associated with this charge on the "tax" bill. 

Claimant disputes his responsibility, in whole or in part, for each charge/special assessment, as it is null 
and/or invalid in that it violates state law and/or the principles of lien priority, or otherwise, was 
extinguished by the tax sale and/or transferred to the unsecured roll to be collected from the previous owner 
against whom it was imposed.' It has been represented to Claimant by the County of Fresno that it is not 
necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 5142 as the claim 
clearly does not involve valuation issues. Regardless, claimant remains prepared to stipulate that the claim 
only involves nonvaluation issues to satisfy any procedural requirement. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney's 

I . Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exhibit Five), along with the response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, along with the 
oppositions to the Demurrers fi led against each such complaint in Fresno County Superior Court in Case No. 
22CECG01203, and Appellants Opening Brief filed in the Fifth District Court of Appeal case number F087585, including al l 
the factual allegations, legal theories and analysis presented in said documents as if fully set forth herein, all of which are 
included in the Appendix attached as Exhibit Seven. The arguments made in the fi lings in Exhibit Seven apply with equal 
force to this property even though it was not the subject of Case No. 22 CECG O 1203. 



fees pursuant to the California Code of Civil Procedure section 1021.5. 

Thomas V. Miles 

V ERIFICATION : 

I. Bryce D. Hovannisian, am the claimant in the above claim. On February 27, 2024 I paid the "taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July 3o, 2025 
at Fresno, California. 

B~ 



Recording requested by: 
Fresno County Tnx Collector IIII Ill 1111111111111111111111111111111111111111 II 

FRES"O County Recorder 
Paul Dictos, C.P.A. When recorded mail to: 

BRYCE D HOVANNISIAN 
PO Box 3668 
Pinedale, CA 93650 

DOC- 2016-0051054 
Check Number 140393770 140393769 
Tuesday. APR 26, 2016 09:30:05 
Ttl Pd $41.80 Rc~t ~ 00~4518677 

CRIVR2/1-1 

oc. rans. ax compute on I va ue o property conveye 0.80. 
Located in City of Fresno. ~~ 

Signature of Declarant 
TAX DEED TO PURCHASER Of TAX-DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 2009-10 
nnd for nonpayment were duly declared to be in default. DEFAULT# 09-07807 

This deed, between the Fresno County Tax Collector (SELLER) and DRY CED IIOVANNISIAN; A married man as his sole and 
sepurute prop; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 4-7, 2016 pursuant to a statutory power of sale in accordance 
with the provisions of Division l, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 28,000.00 
No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, Stale of California, 
last assessed to FREEMAN INVESTMENTS INCORPORATED 
described as follows: 

452-293-17 
APN 452-293-17 MORE PARTICULARLY DESCRIBED AS LOT 37 IN BLOCK 35 OF BELMONT ADDITION, IN THE 
CITY OF FRESNO, COUNTY OF FRESNO, STATE OF CALIFORNIA, ACCORDING TO THE MAP THEREOF 
RECORDED IN BOOK I PAGE 44 OF PLATS, FRESNO COUNTY RECORDS. JN THE CITY OF FRESNO. 
Executed on j ~ I/ 
l/--~-1~ By .4)~ 

Vicki Crow, Fresno County Tax Collector 

A 1101ary public or other officer comple1ing chis certificate verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the truthfulness, accurancy, or validity of that document. 

State of California 
County of Fresno 
On Y. dt ---1/,p . before me, Cathy Lilly, deputy County Clerk, personally appeared VICKI CROW, C.P.A. who proved to me on the 
basis of satisfactory evidence 10 be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged 10 me 
that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument the 
person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 

WITNESS my hand and official seal. 

s;g,ai,rn Cac4rr ex(_~ 
·••·••··· 

[ \ 

\ ~.~:::--:, f 



4/18/2017 

.. 
Fresno County Property Tax Application 

cou 
Audi tor-Controller 

, Treast1rer-11ax Collector 
FRl> 

Property Tax Payments 

I Go Back I 

Log Out I New Search I Last Search Results I Payment List 

FRESNO COUNTY SECURED PROPERTY TAX DETAILS 
FISCAL YEAR 2016 

JULY 1, 2016 - JUNE 30, 2017 
LAND I IMPROVEMENTS I MOBILE HOME I PERSONAL PROP EXEMPTION 

s t 5,6o3.oo 1 $46,810.00 I $ .00 I $ .00 $.00 

TAX AREA 005-300 PEST CONTROL VALUE 

ASSESSED TO 

BLANK PURSUANT TO CA GC6254.2! 

TAX PAYMENT IS DISTRIBUTED AS BELOW 

PARCEL NUMBER 

452-293-1 7 

NET TAXABLE VALUE I 
$ 62,413.00 I 

$.00 

LOCATION 

1467 E BELMONT, FRESNO 

TAXING AGENCIES/ VOTER APPROVED BONDS I SPECIAL ASSESSMENTS VALUE BASE RATE/ $100 AMOUNT 

FR COUNTYWTOE TAX I 1.000000 $ 624.12 
FRES PEN OVERRIDE I .032438 $ 20.24 
FRESNO USO 10 B I .005 108 $ 3.18 
FRESNO USO 10 C I .006882 $4.28 
FRESNO USD 12 A RE I .016016 $ 9.98 
FRESNO USO 12 B RE I .021342 $ 13.30 
STATE CC 20 12 REF I .002562 $ 1.58 
FRESNO USD 2010 E I .006432 S 4.00 
FRESNO USD IS REF I .002312 $ 1.44 
FRESNO UN 10 SERF I I .026960· $ 16.82 
FRESNO USD 99C I .017214 $ 10.74 
FRESNO USO 02A I .030052 $ 18.74 
FRESNO USD 04B I .022064 $ 13.76 
FRESNO USD 0 IF I .01 3484 $ 8.40 
FRESNO USD 10 REF I .006920 $ 4.30 
FRESNO USD 10, I IA I .005 184 $ 3.22 
FRESNO USD 2010 D I .008894 $ 5.54 
STCOL2002 2007A I .001724 $ 1.06 
ST COLL 02 S 09A I .000482 $ .30 
ST COLL 02 S 09B I .000540 $ .32 
STATE CCC 15 REF 1 .003172 $ 1.96 
TOTAL TAX RATE 1.229782 
MET FLOOD ASSMT 6 $217.98 
FRES MOSQ & VECTR 6 $2.50 
FR STRUCT DEMOL 6 $430.00 

TOTAL TAX $1,417.78 

1st Installment 2nd Installment 

Due Date 2016-12-1 0 Due Date 2017-04-10 

Status Due Status Due 

Taxes Due $ 708.89 Taxes Due $ 708.89 

https://www2.co.fresno.ca.us/0410/fresncttcpaymentapplication/SecuredDetails.aspx?id=190080&PropertyType=1&hmat=CE626AE60AABE38738A0266DC763. .. 112 



RECORDING REQUESTED BY: 

' City of Fresno 
No Fee-Gov't Code Sections 
6103 and 27383 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Community Revitalization Div1s1on 
(Code Enforcement D1v1s1on) 
2600 Fresno Street. 3070 
Fresno, California 93721-3605 
Fax 559 488-1078 

1 
-- 1111 111 m11 lfll 1mu [111111(11111111111 111 Ii Ill 
FRESt~O County Recorder 

: Paul Oictos, C.P .A. 
: DOC- 2015-0122933 
' Wednesday, SEP 23, 2015 12 :22:38 

Ttl Pd $15 .00 Rcpt H 0~04395508 
• RGR/R4 / l - 9 

... . -- - . - -- -· -·- . -

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisionoof Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 10 relating to the abatement of public nuisances, Artcle 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. 8-26, 
Ordinance No. 2008-26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the attachment. and an administrative hearing officer did on the16th and 17th day of September, 2015, assess the 
costs of such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno 
claims a lien on the Subject Properties (see attachment for amount assessed) The lien shall be on the prope•ties 
until the amount is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lim. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unr.aid delinquent assessments. 

Dated this 22nd day of __ S~e~p~t~e~m=b~e~r __ . 2015 

Dated: :t/~ 8~~ Supcn,;sor 
COMMUNITY REVITAUZA TION DIVISION 

..-------------·-·---------------------------, 
A notary public or other officer completing this certificate verifies on1y the identity of the individual who signed the 
document to which this certificate is attached, and not the truthfulness, accuracy. or validity of that document 

ST A TE OF CALIFORNIA ) 
COUNlY OF FRESNO ) 

on ~,'l.. 1. j\S . before me, Christina Pasillas, Notary Pubhc, personally appeared Hov.:ar~ Lacy, who proved to me on 11,e 
basis 0 satisfactory ev,clence tc be tne person(s) whos~ name(~> istare sut?soibed to me w1th1n_mstrument ~nd acknowledged 
to me that he/st-le/they executed the same in his/herJlheir authonzed capa~•ty{,es), and that by .h1s/her+the1r s1gnature(s) on the 
instrument the person{s). or the ent,ty upon behalf of which the person{s) acted, executed the instrument. 

1 certify under PENAL TY OF PERJURY under the laws of the State of Californiathat the foregoing paragraph is true 
and correct. 



ASSESSMENT SCHEDULED TO BE PLACED IN 2016-2017 TAX ROLL (Public Hearing Conducted on September 16 and 17, 2015) 

647~ - rt:s~,c 6865- rt:suc 6S9Z -
APN ~ Str DIR Property A.ddrPss Customer Name ID NUISANCE NUISANCE D EMOIPHIT!SECURE 

Total A.ml 

ENFORCM 
I 

;\SATEM ENT D PllOPERn' Unpaid 

46716313 I 9121 FRESNO Is 1,037.45 $ 1,037.45 
47132207 20,36 s DEAR!i\G $ 484.oo Is 484.00 
4510l014SU GO 0 VACLOT<:51010!4SU s 2,820.66 $ 2,82.D.66 
·13306014 00 0 VACLOT43*0H s 454.44 s 454.44 
45916}21 367 N ABBY $ 3,494.40 s 49,703.07 :; 53,194.47 
45917210 333 N THE-..<:TA $ 475.00 s 475.00 
44425114 624 w PERALTA $ 796.50 $ 525.80 $ 822:30 
46126509 3857 E V~!\:WRA s i, 121.25 $ l,560.f!S $ 2,682.JO 
433i 5205 1%7 VI PONTIAC s 1,637.18 $ 1,135.89 $ 2,773.07 

' 47925334 1E5 E DOROTHY s 289,90 $ 269.90 
46026502 3206 E IOWA s 1,281.51 s 1,667.60 $ 2.%9.31 
50811035S 5240 N STATE s 2,745.57 $ 2,745.57 
4250-1.215 4934 N ARTH UR $ 1,512.55 s 11,234.00 $ 12,7~6.55 
1.24161:07 3335 w AL ~MOS $ 2,225.50 $ 1,280.00 $ 3,505.50 
45904.202 00 0 V ACWT459:).;202. ! s 495.70 s 49:,.70 
42707122 3337 E SlERRA :-VIADRE s 385.93 s '85.93 
4S912214 348 N ECHO $ 174.9.=i s 174.95 
!15924.209 253 N CAU,VERAS i $ 167.35 s 167.35 

- : Bl:.L \.iU :--. - - F~!:.t\•1AN !t\ VESTM£\1T$;;1,( ] f ;. 430.1;) l $ ~',?.29317 I l ~t,- ::. t - - 4-.J x , 
23661 ' !MC]iOLAS 

-
!7627329 s s 699.45 s 699.45 
;672-.708 8031 POTTLE $ 550.0C s 550.00 
45918413 327\ N IAl\iGUS :- 672.SO s 67'.'..SO 
11913C10 1715l w DUDLEY s l7.5S~.5: s 17, '-"2-5!-
4612.9219 555 s BACK[R s 497.00 I S -l:17.0C 
43306::113 00 0 VA CLOT 43306013 s 437.70 $ 437.70 
-!6713513 1325 MONTEREY l> So0.23 $ 560.21 
433343:z 32.;5 MEGAN s 36-,.05 $ 314.65 s 671.70 
47008320 4615 E MONTECrro s -!,284.64 $ L911.36 s 6,196.00 
44617510 2955 E UNiVERSITY Is 370.96 s 370.96 
47909218 2419 5 POPPY I $ 689.90 $ 669.90 • 
45922303 93•1 E MILDRED,\ I 

I 

I $ 2i7.50 s 217 .50 
4i633002 127 w B~OVl'Nll'\G ' Is 496.45 $ 496.15 
13419310 1038 E PON"11AC s 395.6-:) s 395.60 
46712510 504 CSTREET s 512.1S . s 512.JS 
.;4209004 2345 N PARKWAY s 7,002.48 IS 9,809.98 s 16,812 46 

'-.J.::::, 2 of 8 Reoorded oo 09/2312015 



SECURED DELINQUENT ROLL, FRESNO COUNTY 

SD0 110- 2 ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCELNO. 452- 293-17 -1 

ORIGINAL FREEMAN INVESTMENTS INCORPORATED 
ASSESSEE P O BOX 3668 
NAME& 

ADDRESS 

PINEDALE CA 93650 

SITUS 1467 E BELMONT FRESNO 

CURRENT 

OWNER 

NAME& 

ADDRESS 

HOVANNISIAN BRYCE D 
PO BOX 3668 
PINEDALE CA 93650 

PAGE 08968 

TAX • DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX • DE FAUL TED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 

DATE RECORDED I DOCUMENT NO. 

YEAR 

16-17 
17-18 
18 - 19 
19- 20 
20- 21 

YEAR 

16-17 
17-18 
18 - 19 
19-20 
20-21 

AMOUNT DATE I DEFAULT NO. 

1,569.52 06/30/17 16 - 03952 

DATE I RECORDED I DOCUMENT NO. 

LANO 

15603 
PAID 
PAID 
PAID 
PAID 

INST 

BOTH 
PAID 
PAID 
PAID 
PAID 
TOTAL 

VALUATIONS 

IMPROVEMENTS PERSONAL EXEMPTIONS NET VALUE TRA 

PROPERTY 

46810 

TAXES ANO PENAL TIES 

TAX PENALTY COST 

1,417.78 141.74 10.00 

1,417.78 141.74 10.00 

62413 5- 300 
5-300 
5- 300 
5-300 
5-300 

SUB-TOTAL 

1,569.52 

1,569 . 52 

% 

90.0 

REMARKS 

REDEMPTION 

PENALTY 

1,276.00 

1,276 . 00 

REDEMPTION SCHEDULE REDEMPTION FEE .......................................................................................... . 

TOTAL 

2,845 . 52 

2,845.52 

INCLUDES CREDIT FOR IN TRUST REDEMPTION AMOUNT ......................................................... , ......................... .. 

15.00 
2,860.52 

.oo 

. 00 

2,860.52 
.00 

2,860.52 
. 00 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

JUL 21 2,626.58 JAN 22 2,754 . 18 
AUG 21 2,647.85 FEB 22 2,775.45 
SEP 21 2,669.12 MAR 22 2,796.72 
OCT 21 2,690 . 38 APR 22 2,817.98 
NOV 21 2,711.65 MAY 22 2,839 .25 
DEC 21 2,732 . 92 JUN 22 2,860.52 

RECORD OF INSTALLMENT PAYMENTS 

COLLNO. DATE % 

START DATE 

PRINCIPAL INTEREST 

REDEMPTION 
AMOUNT, 

TOTAL 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS .................. . 

INTEREST ON UNPAID BALANCE .............................................................. . 

TOTAL REDEMPTION AMOUNT ANO INTEREST ........................................ . 

CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS .............................. . 

AMOUNT NECESSARY TO REDEEM .............................. ............................. . 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT .................... .............. ............................................................. . 2,860.52 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF $ 2,860 . 52 
WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME JJD MANAGEMENT ASSOC 
ADDRESS 2975 E BELMONT 
CITY/STATE FRESNO CA 93701 

COLL NO. 468939 DATE 06/29/22 BY __;I;;;.E;;_ ________ _ 
CURRENT TAXES NOT INCLUDED 



February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93 721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93715 

THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 

FRESNO, CALIFORNIA 9371 1 

TMILESLAW@AOL.COM 
TELEPHONE (559) 3 1 3-6354 

Re: 1467 E. Belmont, Fresno, CA 
APN: 452-293-17 

Dear Sirs: 

My client, Bryce D. Hovannisian, purchased the property located at 1467 E. Belmont, Fresno, 
CA (APN: 452-293-17) at a tax default sale conducted by the County of Fresno in March of 
2016. Attached is the Tax Deed issued and recorded for the property. 

In the fall of 2016, my client received a tax bill for the July 1, 2016 through June 30, 2017 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessment: 

FR Structure Demolition $430.00 

The assessed costs for the structure demolition were services provided to the previous property 
owner who lost the property at the tax sale. The Notice of Special Assessment upon which this 
portion of the Tax bill is based, was recorded on September 23, 2015 and is attached. Of note, 
the special assessment authorizing the Structure Demolition billing is characterized as allegedly 
having the priority of a tax lien. 

My client disputes the erroneous and unlawful lien as charged to him in the billing. My client 
has paid all subsequent taxes on this property with the exception of the disputed bill which 
includes the erroneous and unlawful billing for the assessment lien. 



My client is not responsible for the assessment lien for the following reasons: 

1. The March 2016 tax sale, and the subsequent Tax Deed issued by the County of Fresno, 
extinguished the special assessment. • 

Regardless of the characterization of the Special Assessment as a tax lien or not, the special 
assessment was extinguished by the County's tax sale and the County's issuance of the Tax 
Deed, and should not be included in my client's tax bill. Pursuant to California Revenue and 
Taxation Code section 3712, the Tax Deed conveys title to the purchaser free and clear ofall 
encumbrances of any kind existing before the sale. None of the stated exceptions in Revenue 
and Taxation Code section 3712 (a) through 3712 (h) apply to this case. With respect to the 
section 3712 (a) exception, the special assessments are fixed liens (even though they can be paid 
in two installments) which became due prior to the sale, and are not liens for periodic 
installments which accrue as an installment and/or become payable at various times upon the 
secured roll after the time of the sale (such as a flood assessment), and are therefore not subject 
to this exception. With respect to the section 3712 (b) exception, no taxing agency objected to 
the sale demonstrating its lack of consent, and therefore this exception does not apply. With 
respect to the section 3712 (c)exception, the City of Fresno which recorded the lien does not 
collect its own taxes and therefore this exception does not apply. None of the remaining 
exceptions apply. Whereas none of the exceptions apply, the Tax Deed conveys title to the 
purchaser free of all encumbrances of any kind including the assessment lien recorded by the 
City of Fresno before the sale. Accordingly, being charged for a lien that has been extinguished, 
regardless if it was characterized as a "tax lien," is erroneous and unlawful, and the amount 
must be removed from the tax bill. 

2. There is no statutory authority which authorizes the City to conve11 user fees expended to 
remove a nuisance, into an assessment that has the _priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary county ad valorem 
property taxes. The state does not grant such superpri011y status in Government Code sections 
38773.l or 38773.5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City of L.A. (I 998) 66 Cal. App. 4th 586, Kahan v. City of 
Richmond (2019) 35 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 

Government Code section 38773.1 allows a legislative body, such as a city, to collect abatement 



and related administrative costs by a nuisance abatement lien. If certain procedures are 
fo llowed, section 38773 .1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the force, effect, and priority of a judgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the prope,ty 
owner/seller. Alternatively, Government Code section 38773.5 allows the city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the property to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a tax sale and the 
Tax Deed issued under Revenue and Taxation Code section 3712. As such, the continued effort 
to collect this lien from my client who purchased this property at a tax sale, and holds a Tax 
Deed, is erroneous and unlawful. 

For the above stated reasons, the special assessment lien is erroneously or illegally levied after 
the tax sale and the issuance of the Tax Deed. My client requests that a meeting be scheduled 
with you to discuss these matters and explore a possible resolution to this matter, as well as the 
28 other related matters where the tax bill contains special assessment liens which are 
erroneously or illegally levied. Please contact me as soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 



Recording requested by: 
Fresno County Tax Collector 111111111111111111111111111 (.;/11111111111111 II 

FRESNO County Recorder 
Paul Oictos , C,P,A. When recorded mail to: 

BRYCE D HOV ANNISIAN 
PO Box 3668 

DOC- 2016-0051054 
Pinedale, CA 93650 Check Number 140393770 140393769 

Tuesday, APR 26, 2016 09:30:05 
Ttl Pd $41.80 Rc~t # 0004518677 

oc. rans. ax compute on 
Located in City of Fresno. 

va ue o property conveye 

CRR/RZ/1-1 

Signature of Declarant 
TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY 

On which the legally levied taxes were a lien for FISCAL YEAR 2009-10 
and for nonpayment were duly declared to be in default. DEFAULT# 09-07807 

This deed, between the Fresno County Tax Collector (SELLER) and BRYCE D HOVANNISIAN; A married man as his sole and 
separate prop; Sole Owner (PURCHASER) 
conveys to the PURCHASER the real property described herein which 
the SELLER sold to the PURCHASER at a public auction held on 
March 4-7, 2016 pursuant to a statutory power of sale in accordance 
with the provisions of Division 1, Part 6, Chapter 7 of the 
California Revenue and Taxation Code, for the sum of 28,000.00 
No taxing agency objected to the sale. 
In accordance with law, the SELLER hereby grants to the PURCHASER that 
real property situated in the County of Fresno, State of California, 
last assessed to FREEMAN INVESTMENTS INCORPORATED 
described as follows: 

452-293-17 
APN 452-293-17 MORE PARTICULARLY DESCRIBED AS LOT 37 IN BLOCK 35 OF BELMONT ADDITION, IN THE 
CITY OF FRESNO, COUNTY OF FRESNO, STATE OF CALIFORNIA, ACCORDING TO THE MAP THEREOF 
RECORDED IN BOOK l PAGE 44 OF PLATS, FRESNO COUNTY RECORDS. IN THE CITY OF FRESNO. 
Executed on j < /) 

L/--lh--1~ By ,d~d,,, '~ 
Vicki Crow, Fresno County Tax Collector 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the document to 
which this certificate is attached, and not the truthfulness, accurancy, or validity of that document. 

State of California 
County of Fresno 
On Y:.. dt-t(p , before me, Cathy Lilly, deputy County Clerk, personally appeared VICKI CROW, C.P.A. who proved to me on the 
basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to me 
that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument the 
person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

_I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct. 



4/18/2017 Fresno County Properly Tax Application 

Property Tax Payments 

I Go Back I 
Log Out I New Search I Last Search Results I Payment List 

I 

FRESNO COUNTY SECURED PROPERTY TAX DETAILS 
FISCAL YEAR 2016 

JULY 1, 2016 - JUNE 30, 2017 

LANO IMPROVEMENTS MOBILE HOME I PERSONAL PROP I EXEMPTION 

PARCEL NUMBER 

452-293-17 

NET TAXABLE VALUE 

I $ t 5,603.oo $46,810.00 $.00 l $.00 l $.00 $ 62,413.00 

TAX AREA 005-300 PEST CONTROL VALUE $.00 

ASSESSED TO 

BLANK PURSUANT TO CA GC6254.21 
LOCATION 

1467 E BELMONT, FRESNO 

TAX PAYMENT IS DISTRIBUTED AS BELOW 
- -

TAXING AGENCIES/ VOTER APPROVED BONDS/ SPECIAL ASSESSMENTS VALUE BASE RATE/$100 AMOUNT 

FR COUNTYWIDE TAX 1 1.000000 $ 624.12 
FRES PEN OVERRIDE 1 .032438 $ 20.24 
FRESNO USD 10 B I .005108 $ 3.18 
FRESNO USD IO C I .006882 $4.28 

FRESNO USD 12 A RE 1 .016016 $ 9.98 

FRESNO USD 12 B RE I .021342 $ 13.30 

STATE CC 2012 REF I .002562 $ 1.58 

FRESNO USD 2010 E I .006432 $ 4.00 

FRESNO USO 15 REF I .002312 $ 1.44 

FRESNO UN 10 SERF I .026960 $ 16.82 

FRESNO USD 99C 1 .017214 $ 10.74 

FRESNO USD 02A I .030052' $ 18.74 

FRESNO USD 04B 1 .022064 $ 13.76 

FRESNO USD 0IF I .013484 $ 8.40 

FRESNO USO 10 REF I .006920 $ 4.30 

FRESNO USD 10, I IA I .005184 $ 3.22 

FRESNO USD 2010 D I .008894 $ 5.54 

ST COL 2002 2007 A I .001724 $ 1.06 

ST COLL 02 S 09A I .000482 $.30 

ST COLL 02 S 09B I .000540 $ .32 

STATE CCC 15 REF I .003172 $ 1.96 

TOTAL TAX RATE 1.229782 

MET FLOOD ASSMT 6 $217.98 

FRES MOSQ & VECTR 6 $2.50 

FR STRUCT DEMOL 6 $430.00 

TOTAL TAX $1,417.78 

1st tnstallmont 2nd Installment 

Due Date 2016-1 2-10 Due Date 2017-04-10 

Status Due Status Due 

Taxes Due $ 708.89 Taxes Due $ 708.89 

https://www2.co.fresno.ca.us/0410lfresnottcpaymentapplication.lSecuredDetails .aspx?id= 190080&Properly Type= 1 &hmat=CE626AE60AABE38738A0266DC763. • • 1/2 



RECORDING REQUESTED BY: 

City ~f Fresno 
No Fee-Gov't Code Sections 
6103 and 27383 

WHEN RECORDED MAIL TO 
c_,ty of Fresno 
DARM - Community Revitalization Division 
(Code Enforcement Division) 
2600 Fresno Street. 3070 
Fresno, California 93721 -3605 
Fax· 559 488-1078 • 

l-\ 
... ~ 1111 11\Tlllf llll lHIII ii 11111 ilf III i !Iii I iii lflll 
FRESNO County Recorder 

:Paul Dictos, C.P .A. 
-DOC- 2015-0122933 
' Wednesday , SEP 23 . 20 15 12:22:38 
, Tll Pd $15 ,00 Rcpt tt 0004395508 

RGR/R4 / l - 9 

NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisionsof Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 10 relating to the abatement of public nuisances, Arti::le 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. &26, 
Ordinance No. 2008-26 relating to weed abatement, the city did, abate a nuisance on the real properties described in 
the attachment, and ~n administrative hearing officer did on the16th and 17th day of September, 2015, assess the 
costs of such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno 
claims a lien on the Subject Properties (see attachment for amount assessed) The lien shall be on the prope1ies 
until the amount·is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the lim. The claimed lien having been created to collect for abaterne_nt costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice . The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for unraid delinquent assessments. 

Dated this 22nd day of __ S~e~p=t~e.:..:.rn=b:..:ec:....r __ , 201 5 

Dated: :t/~ "~ ---Howarc.1 Lacy, Housing Pr6gram SupeNisor 
COMMUNITY REVITALIZATION DIVISION 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached; and not the truthfulness, accuracy, or validity of that document 

ST ATE OF CALIFORNIA 
COUNTY OF FRESNO 

On ~f?...1. /\S , before me, c 1111st1na Pasillas. Notary Public, personally appeared Howard Lacy. wt10 proved to me on the 
ba~tlsfactory evidence to be me person(s) whose narne(s) is/aFe sut)scribed to me within instrument and acknowlectgeq 
to me that he/she/they executed the same in his/he-r/lheir authorized capacity(ies), and that by his/tler.LU1eir signature(s) on the 
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of Californiathat the foregoing paragraph is true 
and correct. • 

WITNESS my hand and official seal. 

Signature~ h:--( ) \ 1\_, ....... 



ASSESSMENT SCHEDULED TO BE PLACED IN 2016-2017 TAX ROLL (Public Hearing Conducted on September 16 and 17, 2015) 

6;76- fl,8~1C 6366· Pl:6LIC 6S9l • Total Amt 
APN • Str DIR 'PropPTty Address Customer Name ID NUISANCE 'IUISANCE DEMO/Pi RT;SECURE 

ENfORCM I ASATEMENT 0 PROPERTY Unpaid 

46716313 I 912 FRESNO !s 1,037.-15 s 1,037.45 

47132207 2036 s DEARl!\"G $ ~B4.00 $ ~ 4.00 
45101014SU 00 0 VACLOT451010i4SU s 2,820.66 s 2,820.66 

43306014 00, 0 \IACLOT43~0I4 s 454.44 s 454.44 
43916)21 367 N ABBY s 3,494.40 s 49.70).07 5, 53,194.47 
43917210 :m N Tl I ESTA $ 475.00 s 475.00 

44425!14 624 w PER.ALTA $ 296.50 s 525.80 s 822:30 
46126509 3857 E VE:-.:WRA s i,12125 s J,.560.35 $ 2,682.10 
43315205 1907 w PONTIAC I S ,,637.18 $ 1.135.89 $ 2,773.07 
47925334 lES E DOROTHY $ 269.90 $ 289.90 

46026502 3206 E IOWA 5 1,281.51 s 1,667.SO $ 2,969.31 

50811033S 5240 1': STATE s 2,745.57 s 2,745.57 

42504215 4934 N ARTHUR $ 1,512.55 s 11,234.00 $ 12,7~6.55 

1241~07 3335 w ALAMOS $ 2,22550 $ 1,280.00 s 3,305.50 

45904202 00 0 V ACLOT4590~202 s 495.70 $ 49:,.70 

42707122 3337 E StERRA MADRE s 385.93 s 38'i.9.3 

45912214 348 N ECHO $ i74.95 s 174.95 

15924209 253 !\! CALI\ VER,~.s i s 167.35 s 167.35 ... 
'FRE!::.\1AN !N\1EST\1E~"T$7i';C' -1"2~(,_ .. 1:": I l .;~~-~ :: 1BtL"1UY I ;. 430 00 Is ·1 '.li 

~7827329 2368 s NICHOLAS s 699.45 s 699.45 

1672~708 803 POTTLE $ sso.oc s 550.00 
45918413 327 N Al\'GUS :, 672.50 s 6n.so 
,14913010 1715 w DUDLEY s 17,582.55 s 17.,5S2.5:' 

.. 6129219 S55 s BACKER $ . <:97.00 s .m.oc 
-!3306:i13 00 0 V,KLOT433060l3 s 437.70 ! s 437.70 

•16713513 1325 MONTEREY ~ :'60.23 $ '>60 23 

43334312 3245 MEGAN $ 363.05 $ 314.65 Is 6n.7o 

47008320 4615 E MONTECrro s -1,264.64. $ l,911.36 s 6,196.00 

44617310 2955 E UN!VER~m• s 370.96 $ 370.96 

47909218 2419 s POPPY I $ 689.90 s 689.90 • 

45922303 934 E MHDR~A I $ 21750 s 217.50 

~i633002 127 w B~OW:'.'ll\G s 496.45 $ 496.45 

434.19310 l038 E P0:'.'11AC s 395.60 $ 395.60 

46712510 504 CSTREET s 512.1S s 512.18 

.;4209004 2345 N PARKWAY s 7,00H8 s 9,809.98 s 16,812.46 

\j.:::::, 2 of.8 Recorded on 09/23/2015 



Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 

Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 

2 

_J 
\ 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVENUE 

FRESNO, CALIFORNIA 9371 1 TMILESLAW@AOL.COM 

July 30, 2025 

Oscar J. Garcia, CPA 
Auditor-Controller/Treasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

Re: 3417 E. Hamilton, Fresno, CA 
APN: 471-116-07 

Dear Mr. Garcia: 

T ELEPHONE 

(559) 241-7000 

Bryce D. Hovannisian, owner of the above referenced property, submits this claim for refund of monies 
paid by him for "taxes" on the above referenced property. This claim is made by and through his attorneys 
Thomas V. Miles and Ira Bibbero. 

On April 5, 2016, claimant purchased the subject property at a public auction foreclosure sale under a poser 
of sale conferred upon the Trustee by a Deed of Trust dated October 25, 2006 and recorded on October 27, 
2006. The Trustee's Deed for the subject property, recorded on April 21 , 2016, is attached hereto as 
Exhibit One. In the fall of 2016 claimant received a Fresno County Secured Property Tax Detail report, 
attached as Exhibit Two, which includes a charge for FR STRUCT DEMOL in the amount of $2,384.90 
and a charge for FR-REMOVE PUB NUIS in the amount of $1 ,854.00. A special assessment, attached as 
Exhibit Three, alleged to have the priority of a tax lien was recorded on March 2, 2016 prior to the Trustee 
Sale. On June 29, 2022, Claimant paid $9,266.48 to redeem the property (See Exhibit Four). Claimant 
requests a refund, in whole or in part, of each of the charges/special assessment liens specified above, and 
all penalties, interest, and/or costs associated with these charges on the " tax" bill. 

Claimant disputes his responsibility, in whole or in part, for each of these charges/special assessments as 
each is null and/or invalid in that each violates state law and/or the principles of lien priority, or otherwise, 
was extinguished by the Trustee sale and/or transferred to the unsecured roll to be collected from the 
previous owner against whom it was imposed. 1 It has been represented to Claimant by the County of 
Fresno that it is not necessary to enter into a stipulation pursuant to Revenue and Taxation Code section 
5142 as the claim clearly does not involve valuation issues. Regardless, claimant remains prepared to 

I. Claimant incorporates by this reference the letter of February 16, 2022 (attached as Exhibit Five), along with the response 
dated March 14, 2022 from the Tax Collector (attached as Exhibit Six) (no response from the City of Fresno), and the 
Complaint, First Amended Complaint, Second Amended Complaint, and Third Amended Complaint, along with the 
oppositions to the Demurrers filed against each such complaint in Fresno County Superior Cou11 in Case No. 
22CECG0 1203, and Appellants Opening Brief filed in the Fifth District Court of Appeal case number F087585, including all 
the factual allegations, legal theories and analysis presented in said documents as if fully set forth herein, all of which are 
included in the Appendix attached as Exhibit Seven. The arguments made in the filings in Exhibit Seven apply with equal 
force to this property even though it was not the subject of Case No. 22 CECG 0 1203 . 



stipulate that the claim only involves nonvaluation issues to satisfy any procedural requirement. 

Because these legal issues are common to other persons who have purchased properties at County of Fresno 
sales of tax defaulted properties, and whose title includes or included similar invalid, extinguished, or 
transferred special assessment liens, they therefore involve important rights affecting the public interest and 
claimant, in the event he is required to file a case in Superior Court to satisfy his claim, will seek attorney' s 
fees pursuant to the California Code of Civil Procedure section 1021.5. 

Thomas V. Miles 

VERIFICATION: 

I. Bryce D. Hovannisian, am the claimant in the above claim. On February 27, 2024 I paid the " taxes" to 
redeem the property. I have read the above claim and know the contents thereof. The same is true of my 
own knowledge, except as to those matters which are therein alleged on information and belief, and as to 
those matters, I believe it to be true. I declare under penalty of perjury under the laws of the State of 
California that the foregoing is true and correct, and that this declaration was executed on July 3£:? 2025 
at Fresno, California. 

~ 
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FRESNO County Recorder 
Paul Oict0s 1 C,P.A. 
DOC- 2016-0049254 
Thursday, APR 21 , 2016 13:28:48 

.TSG Or\!cr/1 Ttl Pd $54 .15 Rcpt~ 0004516326 
ARG/R5/l -2 

RECORD(NG REQUESTED BY: BRYCE HOVANNISI~ 

WHEN RECORDED' PLEASE MAIL A C_OPY TO: ' L._.,. 
,. BRYCE !:i.OVANNJSIAN --------- ----·---:-·-····--:· ----

• .. ~t1ttir-:_-1:f~-3 ~-~' 
,' ' --•.~· •..... , I: 

Forward Tax Statements to the .Address Given Above 

,, .. 

SPACE ABOVI! J..JNI; FOR RF.COROER'S USE . ' ' 

rs II:· ;. : •. ; _.. :·' • ' 

'TSO.Order /1: 
,.., · :.•: 

. , .. .· . . , . ., .. . 

.. •, 
, .. . 

,.'Ji~ • : .. . ... . ; • • ' • .. : .-. . .. • • • • . ' • • 

NJ!~ ~~f.~.\llt ~~\·y,i.ct~;. __ ~L~,.a~Jl\¥~C.~!-(whereas s·o designated i~ the D~ed ofTrust hereunder more particularly . 
(Jcsc_i: ib,e~.:!?,l; .. as_;~_uly: am~q_i1it.c;~I ;J/ustc~H<>~s.·_l)creby GRA~T and CONVEYS. without covenant.or warrii11_ty, • 
express or hnplied, .m: BRYC~ D. HO,V A.NNISlAN AND ,JENNIFER D. HOVANNl SlAN HUSl3AN·DAND 
)\'}. lif> 6,S_.Cql\~.tvJ UN ·rrY PROP ElfrY_ ·(!_;ereip. ~-~ lied G ra_ntee ),:b~!•,witl-to~t· covenant or warranty, expressed· 9r 
i111plied, lo the property situated in the cOt)nt_y of l:rcsno, Staie of Califomia, de~cribed. as follows: . : • . . 

0 
• • - · •• • ~ . o · : , •. 

4 
:·. • t, ·,:-:-:•; .. ·: ... I i" Io, ., · ·.:: . •: ' • ... -;,.- · •: • • • •• ! O o , • • , • 

LOT 12, 13 ANQ 14 lN BLOCK'9 o'Fl>E.:i\:N 'PARK· l!"•r'T.HE"CiTY OF FlrnSNO, ·couNTY OF F_RESNO, · 
STATE·OF CALIFORNIA ACCORDING TO TH~ MAP REC()RDED I N BOOK 7 0F PLATS, AT PAGE 

• , _ 29 ·oF.FRESNO COUNTY RECORDER. 

This de~d is\nadc pursuimt to the authority a~-d powers,' including th~ power of sale confen-ed upon"i-ru~tcc ·(or to 
Successor Trustee) by the Deed of Trust dated I 0/25/2006 made to FRANCISCO MOR~f'!O AND ANTON'A 
MORENO, JIUSBAND AND WIFE, and recorded 'on 10/27/2006, in the office-of the. County Recorder of Fresno, 
California, as Document No.: 2006~0229634,.Book N~.: -;'Page No.:-, Trustee (or Successor Trustee) having 
compl ied wit!{ all applicablt: statutory provisions ·a,{d havi1ig•pedormcd·a11 or his duties under the saiU Deed of Trust'. 

All requirements per law and of said Deed of Trust relating to this sale to notice thereof have been complied with. 
Trustee or Successor Trustee, in C(?niplian'ce with said Notice ofTrustte's sale and in exercise of its pow1::rs under 
said Deed of Trust sold said real property at public auction on 04/05/201 6 at the place specitied in said Notice, 

. Grantee, being the highest bidder at said sale became the purchaser of said property f'o~ the bid amount, b~ing . . 

M.AIL TAX STATEMENTS TO: THE AllOVE MENTIONED ADDRESS 

TDUS • I 214695320,1 
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TDUS r 
TSU 
TSO Order# 

$36,200.00, in lawful money of the United States, in proper, receipt thereof is hereby acknowledged in full/partial · 
satisfaction of the debt secured by said Deed of Trust. 

Date: April 5, 2016 

By: 

State of California 
• County of Los Angeles 

NBS Default Services, LLC 

Gaby Ospino 

.. 

A notary publi~ or other officer completing this l:ertifica_tel 
verities only the -identity of the individu~l who signed ~he 
doc_umcnt to which this certificate is attached, and not the 
truthf4lness, accur~cy~~~ validity ?fthat ~?cu_i:nent. __ ,, ·-·-· 

-Nicole Rodriguez 
On APR '·O-7 2016 before me,. , a Notary Public, personally appeared, 
Gaby.Ospino, who proved to· me on the basis of s"atisfa<,,tory evidence to be the person(s) whose name(s) . 
is/are subscribe_d _to the within instrumci1t and acknowledged to me that he/she/they executed the same ·in- • 
his/.her/their authorized capacity(ics), -~nd thaf by his/her/their . ~ignature(s)· oil the instrument the 
pe,rson(s), or the.entity upon b¢half of. which tht! person(s) acted, execured the instrument. 

. ~ . .· . 

I.certify. under _penalty of ,;e:jury under th·e laws ~f the State of Cali_fornia· that 'the forcgoil1g· paragraph is 
true and correct. • 

. . 
_ WITNESS my hand • 

rnus 2 2 I 4695320~ 



4/18/2017 Fresno County Property Tax Application 

Property Tax Payments 

I Go Back I 
Log Out I New Search I Last Search Results I Payment List 

FRESNO COUNTY SECURED PROPERTY TAX DETAILS 
FISCAL YEAR 2016 

JULY 1, 2016 -JUNE 30, 2017 

PARCEL NUMBER 

471-116-07 

LAND I IMPROVEMENTS I MOBILE HOME PERSONAL PROP I EXEMPTION I NET TAXABLE VALUE I 
$21,040.00 1 $1,008.00 I $ .oo $ .oo I $.oo 1 $ 28,048.00 I 

TAX AREA j 005-001 PEST CONTROL VALUE $ .00 

ASSESSED TO 

BLANK PURSUANT TO CA GC6254.21 
LOCATION 

3417 E HAMILTON, FRESNO 

TAX PAYMENT IS DISTRIBUTED AS BELOW 
TAXING AGENCIES/ VOTER APPROVED BONDS/ SPECIAL ASSESSMENTS VALUE BASE RATE/ $100 AMOUNT 
FR COUNTYWIDE TAX I 1.000000 $ 280.48 
FRES PEN OVERRIDE I .032438 $ 9.08 
FRESNO USD 10 B 1 .005108 $ 1.42 
FRESNO USD IO C I .006882 $ 1.92 
FRESNO USD 12 A RE I .016016 $ 4.48 
FRESNO USD 12 B RE I .021342 $ 5.98 
STATE CC 2012 REF 1 .002562 $.70 
FRESNO USD 2010 E 1 .006432 $ 1.80 
FRESNO USD 15 REF 1 .002312 $ .64 
FRESNO UN 10 SERF I .026960 $ 7.56 
FRESNO USD 99C 1 .017214 $4.82 
FRESNO USD 02A 1 .030052 $ 8.42 
FRESNO USD 04B I .022064 $ 6.18 
FRESNO USD 0 IF I .013484 $ 3.78 
FRESNO USD 10 REF I .006920 $1.94 
FRESNO USD 10, !IA I .005184 $ 1.44 
FRESNO USD 2010 D I .008894 $ 2.48 
ST COL 2002 2007 A 1 .001724; $ .48 
ST COLL 02 S 09A I .000482 $ .12 
STCOLL02 S 09B I .000540 $ .14 
STATE CCC 15 REF 1 .003172 $ .88 
TOTAL TAX RATE 1.229782 
MET FLOOD ASSMT 6 $32.12 
FRES MOSQ & VECTR 6 $5.00 
FR-REMOVE PUB NUIS 6 $1,854.00 
FR STRUCT DEMOL 6 $2,384.90 

TOTAL TAX $4,620.76 

1st Installment 2nd Installment 

Due Date 2016-1 2-10 Due Date 2017-04- 10 

Status Due Status Due 

https://Www2.co.fresno.ca.us/0410/fresnottcpaymentapplication/SecuredDetails.aspx?id=211308&PropertyType=1&hmat=60EBDFA7C480A418062BOOEAD1D... 1/2 



4/18/2017 Fresno County Property Tax Application \... 

I 
Taxes Due $ 2,31 Taxes Due $2,310.38 

Penalties Due $23 1.02 Penalties Due $231.02 

Additional Fees Due $.00 Additional Fees Due $10.00 

Total Amount Due $2,541 .40 Total Amount Due $2,551.40 

Parcel Number 471 -116-07 Parcel Number 471-116-07 

https:1/www2.co.fresno.ca.us/0410/fresnottcpaymentapplication/SecuredDetails .aspx?id= 211308&PropertyType= 1 &hmat=60EBDFA7C480A41 B062800EAD 1 D... 212 



RECORDING REQUESTED BY: 

City of Fresno 
No Fee-Gov't Code Sections 
6103 and 27383 

WHEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721 -3605 
Fax: 559 488-1078 

FREltt 'l!~I~'!~~!!!~ 11111 /I Ill/ I Ill/ I Ill I /l/1 
Paul D1ctos, C.P A 
DOC- 2016~0026694 
Wednesday, HAR 02, 2016 14 :04·43 

Tt l Pd $S7.00 Rcpt# 0004485508 
KJE/RS/ 1 -6 

NOTICE OF SPECIAL ASSESSMENT 

Pursua_nt to the_ authority vested in the ~ity of Fresno by the provisionoof Article 17 of Chapter 12 relating to sign 
regu!at,ons, Art,.cte 6 of Ch.apter 1 0 relating to the abatement of public nuisances, Artcie 3 and 4 of Chapter 11 
rela~mg to housing regulat,o~s and to dangerous building ordinance of the Fresno Municipal Code and Bill No. B-26, 
Ordinance No. 2008-26 relating to weed abatement, the citydid, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the25th and 26th day of February, 2016, assess the 
costs of such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno 
claims a lien on the Subject Properties (see attachment for amount assessed} The lien shall be on t~e properties 
until the amount is paid, plus legal rate of interest to be accrued from the date of recording this lien. and any and all 
administrative costs to file and record the len. The claimed Hen having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for urpald delinquent assessments. 

Dated this 2nd day of _...:.M:.,.,a::..:.r;:;:;,chc.:.-_ • 2016 

Dated: 

. rifi I the identity of the individual who signed the 
A notary public or other offi~er completing tht~ cedrt1fica~~ v: ut~f u:~ accuracy, or validity of that document 
document to which this certificate Is attached, an not e r , 

ST ATE OF CALIFORNIA } 
COUNTY OF FRESNO ) 

. ared &.erajkovich. who proved to me on the 
?J \ J, / \ la before me Christina Pasillas, Notary Pub!~·. persona~y ap~ to the within instrument and acknowledged 

~;sis of tatiSfactory ~videnc~ l~• ~;
0
t~:~:r~o~~}A:~~:~t:;:~~~~~p~uci~~~). and tth:~:: 1~:~~!~~ signature(G) on 

th
e 

to me that he/sneltAev execu: tlty upon behalf of which the person(&) acted, execu e 
instrument the person(&), or t e en Califomiathat the foregoing paragraph is true 

. PENALTY OF PERJURY under the laws of the State of 
1 certify under 
and correct. 

1/\ilTNESS my hand and off,cial~eal. \ 

s;gnatu~ D.Js--Q,d\_ 



\...r • 

ASS1=SSMEHT :i_CHfal.(.llEO TQ Sf ~CED QtfI.O FY 1.6-1 Z ~ ROLL {Puf}_lic Ht!aring_ eondueb!d or. i'f!bflR!J!. 25 and 28, 20162 
I 

6476-
6892-Public 61168-Publlc Total to be 

APN# Str Dir Property Addrass 
Nuis. Nuisance conn Soc.Prop/PIR 

A8Se$Sed 
10 Customer Name 

EnfOl"Cem 
T/Demo 

46126104 3728 E BALCH s 1-677.50 s 2,610 00 s 4287.50 
44529111 3115 E CLINTON s 1 278.76 s 3404.84 s 4 683.60 
51049305$ 4362 N GREGORY s 1 406.20 s 1 406.20 
50509201S 6134 IW SANRAMON $ 394.95 s 394.95 
42440402 4827 N HUGHES I s 332..25 $ 332.25 
436283D7S 3810 N W.RIPOSA $ 826.50 s 826.50 I 
43707209 370.9 N ORCHARD s 574.30 s 250 00 s 824.80 
47016212 4694 E MONTECITO s 505..62 s 50562 
46415414 122 w MYERS s 252.85 s 350.20 $ 603.05 
44324207 829 E BROWN $ 1 434.00 s 2 259.(0 s 3,693.40 I 

46707404 931 I F STREET s 669.SS s 569.95 l 
40820205 6538 IN FOURTH s 193.90 s 193.90 J 
45915317 l52 N CALAVERAS s 1 613.34 s 1936.50 s 3 549.84 
47004317 3505 E El.MONTEWAY I S 600.60 s 919.60 s 1.520.20 ' 
46521606 1130 s TRINITY s 1 571.00 $ 2.710.00 s 4.281.00 
48i20204S 2369 s PIERCE s 1.504.82 s 1.504.82 ---
43512202S 2524 E SUSSEX s 820, 18 s d20. 18 
47026321 3531 E BUTLER I $ I 680.02 $ 1 758 30 • S 3438.32 I 
43525210 3522 N SANPABLO $ 292 44 s 9-15.74 s I 238.18 
41821216 5380 N CAU1SCH $ 559.35 s ~ .35 
45315126 4531 E PINE s 703.00 s 522.SO $ 1 225.50 
4531511 1 45~ E PINE s 395.60 s ~ .70 s 876.30 
43618116 1817 E SAGINAW $ 5~7.00 s 597.00 --
42816405S 12236 E SWIFT s 798.50 $ 798.50 
31247117 26C9 N HANOVER s 2 202. 72 s 2.202.72 ---··• -

<;6013301 3902 E WASHINGTON s 557 76 $ 206.00 $ 763.76 
__ _ _ ., 

43605102 4167 N ANGUS s 1.566.71 s 1 566.71 - --
47822105 2331 s G SiRE.E:7 s 31!0.22 s 292.60 $ 672.82 ----
43414219 1313 E GRIFFITH s 1 .227.70 s I 2'7 70 
41023405 2136 E SIERRA $ 1 632.91 $ I 25&.24 s 2.89.2.15 
3102011 l 3551 " ARMSTRONG s 713.60 s 713.60 -·---
4670651 1 1131 I F STREET ' s 512.20 $ 512.20 I 

4243(H 17 2509 w INDiANAPOUS s :.53 20 $ 353.20 ---
46018407 31-10 E NEVADA s 1 735.37 $ 1 ISS.94 s 2.895.31 
48003054 2430 s RECREATION s 480.40 $ 480.40 
48003055 2436 s RECREATION s 480.40 $ 4a0.40 I 
45206505 1838 E CLAY s 332.00 S 332 OC I ---
40433519 23S8 E BEDFORD s 671.12 s 671.12 · - -· 
43629208 12929 E DAKOTA ~ 899.01 $ 2.844.10 $ 3.743.11 
56813007S 9326 N JADE s 46i.1 31S 480.50 $ 947.63 I - --
4512650: 3850 E MONO s 892 65 ( S 892.65 I 
43419202 1116 E GRIFFfn•l s 2 367.00 $ 1 620.00 $ 3.987.00 -----
4282520-9 2833 E WILLIS I S 25390 s 253.90 
406392215 6349 N PROSPECT s 1.196.75 s 1,196.75 , 
45113201 14-96 N SANPABLO $ 620.00 s 620.00 ( -4 71':607 3417 4AMILTON - I 854 DO s 2 384090 s 4.238.90 ~1-·-E s ,MORENO FRANasco & ANTONIA 
4S51430S 2829 N THIRD I s 221 S:> s 221.5-0 ; 
42445405 4746 N :woooso~ s 57168 s 571.68 
40710110 16305 N )GLENN I s 228.16 s 22a, 16 

4 of 5 



SECURED DELINQUENT ROLL, FRESNO COUNTY 

SDOll0-2 ABSTRACT OF DELINQUENT SECURED TAXES OR CERTIFICATE OF REDEMPTION COUNTY OF FRESNO, CALIFORNIA PARCEL NO. 4 71-116- 07 -7 

ORIGINAL MORENO FRANCISCO & ANTONIA 
ASSESSEE P O BOX 3668 
NAME& PINEDALE CA 93650 
ADDRESS 

SITUS 3417 E HAMILTON FRESNO 

CURRENT 

OWNER 

NAME& 

ADDRESS 

HOVANNISIAN BRYCE D & JENNIFER D 
PO BOX 3668 
PINEDALE CA 93650 

PAGE 1 0306 

TAX • DEFAULTED INFORMATION NOTICE OF POWER TO SELL TAX • DEFAULTED PROPERTY RESCISSION OF NOTICE OF POWER TO SELL 

DATE RECORDED I DOCUMENTNO. 

YEAR 

16-17 
17 - 18 
18- 19 
19 - 20 
20-21 

YE.AR 

16-17 
17-18 
18-19 
19-20 
20-21 

AMOUNT DATE I DEFAULT NO. 

5 , 092 .80 06/30/17 16 - 04632 

DATE I RECORDED I DOCUMENT NO. 

VALUATIONS REMARKS 

LAND IMPROVEMENTS PERSONAL EXEMPTIONS NET VALUE TRA 

PROPERTY 

21040 7008 28048 5 - 001 
PAID 5-001 
PAID 5-001 
PAID 5-001 
PAID 5 - 001 

TAXES AND PENALTIES REDEMPTION 

INST TAX PENALTY COST SUB-TOTAL % PENALTY TOTAL 

BOTH 4,620.76 462 . 04 10 . 00 5,092.80 90 . 0 4 ,158.68 9,251.48 
PAID 
PAID 
PAID 
PAID 
TOTAL 4,620.76 462.04 10 . 00 5,092.80 4,158.68 9,251.48 

REDEMPTION SCHEDULE REDEMPTION FEE ............................................................................................. .. 

INCLUDES CREDIT FOR IN TRUST REDEMPTION AMOUNT ..................................................................... .............. .. 

15 . 00 
9,266 .48 

. 00 

.00 
9,266 . 48 

. 00 
9,266.48 

.00 

REDEMPTION AMOUNT REDEMPTION AMOUNT 

JUL 21 8,504. 05 JAN 22 8,919.92 
AUG 21 8,573.37 FEB 22 8,989.23 
SEP 21 8,642.68 MAR 22 9,058.54 
OCT 21 8,711.99 APR 22 9 , 127.86 
NOV 21 8,781.30 MAY 22 9 , 197 . 17 
DEC 21 8,850.61 JUN 22 9 ,266 .48 

RECORD OF INSTALLMENT PAYMENTS 

COLL NO. DATE % 

START DATE 

PRINCIPAL INTEREST 

REDEMPTION 
AMOUNT: 

TOTAL 

INTEREST PAID ON PREVIOUS INSTALLMENT PAYMENTS ................. .. 

INTEREST ON UNPAID BALANCE ................................................................ . 

TOTAL REDEMPTION AMOUNT AND INTEREST ........................................ . 

CREDIT FOR PREVIOUS INSTALLMENT PAYMENTS ............................. .. 

AMOUNT NECESSARY TO REDEEM ........................................................... .. 

FEE FOR RECORDING RESCISSION OF NOTICE OF POWER TO SELL 

TOTAL AMOUNT ................ ......................................... ................................... . 9,266.48 

CERTIFICATE OF REDEMPTION 

I HEREBY CERTIFY THAT I HAVE RECEIVED THE SUM OF S 9 , 2 6 6 • 4 8 
WHICH IS THE AMOUNT NECESSARY TO REDEEM THE PROPERTY DESCRIBED ABOVE. 

PAID BY: NAME JJD MANAGEMENT ASSOC 
ADDRESS 2975 E BELMONT 
CITY/STATE FRESNO CA 93701 

COLL NO. 468939 OATE 06/29/22 BY --'I"'E"------ ---­
CURRENT TAXES NOT INCLUDED 



THOMAS V. MILES 
ATTORNEY AT LAW 

5607 N. FRUIT AVE. 

FRESNO, CALIFORNIA 9371 1 

February 16, 2022 

Mr. Travis R. Stokes 
Senior Deputy City Attorney 
2600 Fresno Street 
Fresno, CA 93721 

Mr. Oscar J. Garcia, C.P.A. 
Fresno County Tax Collector 
2281 Tulare Street 
Fresno, CA 93715 

TMILESLAW@AOL.COM 
TELEPHONE (559) 3 1 3-6354 

Re: 3417 E. Hamilton, Fresno, CA 
APN: 471-116-07 

Dear Sirs: 

My client, Bryce D. Hovannisian, purchased the property located at 3417 E. Hamilton, Fresno, 
CA (APN: 471-116-07) at a public auction foreclosure sale on April 5, 2016. The property was 
sold under a power of sale confened upon the Trustee by a Deed of Trust dated October 25, 
2006 and recorded on October 27, 2006. Attached is the Trustee's Deed issued to my client and 
recorded on April 21, 2016. 

In the fall of 2016, my client received a tax bill for the July 1, 2016 through June 30, 2017 fiscal 
year. This bill, attached hereto, includes, in addition to the ad valorem taxes, the following 
special assessments: 

FR-Remove Public Nuisance 
FR Struct Demo! 

$1,854.00 
$2,384.90 

The Notice of Special Assessment upon which these portions of the Tax bill are based was 
recorded on March 2, 2016, and is attached. Of note, the special assessment authorizing the 
public nuisance and structure demolition billings is characterized as having the alleged priority 
of a tax lien. 

My client disputes the erroneous and unlawful lien charged to him in the billing. My client has 
paid all subsequent taxes on this property with the exception of the disputed bill which includes 



the erroneous and unlawful billing for the assessment lien. My client is not responsible for the 
assessment lien for the following reasons: 

1. There is no statutory authority which authorizes the City to convert user fees expended to 
remove a nuisance, into an assessment that has the priority of a tax lien. 

There are state statutes for certain types of city collection which the state legislature has chosen 
to treat as ordinary county ad valorem taxes and thereby given tax lien status. Nuisance 
abatement liens are not one of them. Garbage fees and charges, if delinquent, are allowed by 
state statute, specifically Government Code section 25831, to be liened as an assessment which 
"may be collected at the same time and same manner as ordinary county ad valorem property 
taxes are collected." The state, by this legislation, has granted an assessment for garbage 
collection fees and allows a superpriority status equivalent to ordinary.county ad valorem 
property taxes. The state does not grant such superpriorty status in Government Code sections 
38773.1 or 38773.5 related to nuisance abatement liens. 

The City's characterization of a nuisance abatement lien as a tax lien conflicts with and is 
preempted by state lien priority law. Lien priorities on real property are a matter of statewide 
concern because uniformity in lien priority is essential. Because lien priority is a matter of 
statewide concern and policy, a city may not enact legislation that conflicts or disables the 
effectiveness of statutory law. Isaac v. City of L.A. (1998) 66 Cal. App. 41

h 586, Kahan v. City of 
Richmond (2019) 35 Cal. App. 5th 721. A city disrupts this balance by giving what is essentially 
a judgment lien, without the required statutory authority, the priority normally accorded only to 
tax liens. 

Government Code section 38773.1 allows a legislative body, such as a city, to collect abatement 
and related administrative costs by a nuisance abatement lien. If certain procedures are 
followed, section 38773.1 allows a nuisance abatement lien to be recorded on the subject 
property which shall have the force, effect, and priority(~/ ajudgment lien. In this fashion, if the 
property is sold by the owner/seller the city can collect on its judgment lien from the property 
owner/seller. Alternatively, Government Code section 38773.5 allows a city to establish a 
procedure to make the cost for the abatement of a nuisance a special assessment against that 
parcel which may be collected at the same time and manner as ordinary municipal taxes are 
collected, and which shall be subject to the same penalties and the same procedure and sale in 
case of delinquency as provided for ordinary municipal taxes. Accordingly, a city may be able 
to collect on its "judgment lien" as a special assessment collected along with other municipal 
taxes, and the failure of a property owner to pay the special assessment exposes the prope1ty to a 
power of sale by the tax collector so the city may be able to collect on its "judgment lien." The 
State's statutory construction does not allow for the conversion of a nuisance abatement 
"judgment lien" to a superpriority ad valorem tax lien. 

The nuisance abatement lien, which is characterized by state statute as a judgment lien without 
ad valorem tax status, is not a tax lien the kind of which could possibly survive a foreclosure sale 
on a Deed of Trust, and the subsequently issued Trustee's Deed. As such, the continued effort to 
collect this lien from my client who purchased this property at a foreclosure sale, and holds a 
Trustee's DeedDeed, is erroneous and unlawful. 



3. The Special Assessment which has the priority of a judgment lien was extinguished by the 
foreclosure sale and the Trustee's Deed. 

When property is sold under a trust deed, the purchasers acquire title free and clear of all 
encumbrances subsequent to the deed of trust. (See, e.g., Weber v. McClevrty (1906) 149 Cal. 
316, 232; Dover Mobile Estates v. Fiber Form Products, Inc. (1990) 220 Cal.App. 3d 1404, 
1498.) As explained in R-Ranch Markets # 2, Inc. v. Old Stone Bank (1993) 16 Cal.App. 4th 

1323, 21 Cal. Rptr. 2d 21 , "[a] trustee's deed conveys the absolute legal title to the purchaser, as 
against all claims subordinate to the deed of trust, but subject to all prior rights, interests, and 
titles." Whereas the City's lien, which is properly characterized as a judgment lien that is 
subsequent to the deed of trust and therefore subordinate to the deed of trust which was 
foreclosed upon, was extinguished by the foreclosure because the lien was subordinate to the 
deed of trust. 

In addition, as pait of your review, I am informed and believe that the Mayor has stated that the 
City of Fresno has the ability to waive up to $50,000.00 of City of Fresno expenses. The 
purpose of this policy, presumably, is to encourage and not penalize new owners who take on 
and improve properties that have been a drain on the City of Fresno resources. In the instant 
case, my client has purchased a foreclosed and abandoned property, and has now taken 
responsibility for that property, changing it from a property that drained City resources to an 
improved property. As a matter of equity, my client is a bona fide purchaser of the property and 
was unaware of the lien. The lien was recorded on March 2, 2016, after the posting of the 
property for auction and the time when a buyer would exercise due diligence as to existing liens 
on the property, and just 30 days prior to the sale. Because the auction was concluded and 
prope1ty was purchased on April 2, 2016, prior to the date that the first installment of taxes 
would become delinquent, December 10, 2016, Municipal Code section l-512(a) requires that 1) 
special assessments shall not attach to the real property, and 2) any costs of abatement and 
enforcement relating to the prope1ty shall be transferred to the unsecured roll for collection. Not 
following this policy would discourage future purchasers from bidding at tax sales or foreclosure 
sales as they might be subject to alleged tax liens that are recorded, as in this instance, just prior 
to completion of the sale. This is unfair to the buyer. Therefore, the special assessment lien 
imposed by the City on the above referenced property should be removed. 

For the above stated reasons, the special assessment liens are erroneously or illegally charged to 
my client after the foreclosure sale and the issuance of the Trustee's Deed. Alternatively, and 
for the reasons of equity cited above, my client should not be charged for the services, and the 
charges should be put on the unsecured roll against the party who incurred the charges. 

My client requests that a meeting be scheduled with you to discuss this matter and explore a 
possible resolution to this matter, as well as the 28 other related matters where the tax bill 
contains special assessment liens which are erroneously or illegally levied. Please contact me as 
soon as possible to schedule a meeting. 

Very truly yours, 

Thomas V. Miles 
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This de~d is··madc pursuant to the authority a~·d powers,' including the power of sale confen ed upon.Trus·tcc ·(or to 
Successor Trustee) by the Deed of Trust dated I 0/25/2006 made to FRANCISCO MOR~!'.'.O AND ANTONJA 
MORENO, ilUSBAND AND·WIFE, and recorded 'on 10/27/2006, in the ofiice-of the. County Recorder o·f Fresno, 
California, as Document No.: 2006~0229634, ·Book N~.: -,··rage No.: -, Trustee (or Succes~or Trustee) having 
complied witli' all applicable statutory provisions·ai1d haviiig•µerformcd·all or: his duties under the saia Deed ofTnisf. 

All requirements per law and of said Deed of Trust relating to this sale to notice thereof have been cornplk:d with. 
Trustee or Successor Trustee, in cqnipliance with said Notice of Trustee's sale and in excrci~e of its powers under 
said Deed of Trust sold said real property at public auction on 04/05/2016 at the place specitied i11 said Notice, 
Grantee, being the highest bidder at said sale became the purchaser of said properly fo~ the bi<l amount, b~ing 
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$36,200.00, in lawful money of the United States, in proper, receipt thereof is hereby acknowledged In full/partial· 
satisfaction of the debt secured by said Deed of Trust. 

Date: April 5, 20!6 

By: 

State of California 
• County of Los Angeles 

NBS Default Services, LLC 

Gaby Ospino 

A notary publi? or other officer completing this certifica('eJ 
verifies only the -identity of the individu.il who signed the 
document to which this certificate is attached, and not the 
truthf4lne~s..'...~.::~.~~:_Y• or validity <?fthat ~?cu~ent:.. .. , ____ : 

-Nicole Rodriguez 
On APR '·Q. 7 2016 before me,. ·---- , a Notary Public, personally appeared, 
Gaby.Ospina, who proved to· me on the basis of s·atisfaqtory evidence to be the person(s) whose name(s) . 
is/are supscribe_d .to the within instrumciit and acknowledged to me that he/she/they_ executed the same in, • 
his/Jler/their authorized capacity(ics), .~nd_ tha_f by his/her/their . ~ignature(s)· oil the instrument the 
pe_rson(s), or the.entity upon b¢half of. which th~ person(s) acted, execured the instrument. . - .• . 

' ' ., . 
I.certify undei· .penalty of pe~jury under th·e laws of the State ofCali_fornia·that'the forcgoil1g·paragraph is 
true and correct. • 

. . 
. ~ ITNESS my hand and • 
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4/18/2017 Fresno County Property Tax Application 

. ' 

• ~ At1dito1:-Controller 
·f> Treast1rer-'f ax Colleetor 

Property Tax Payments 

I Go Back I 
Log Out I New Search I Last Search Results I Payment List 

I 

FRESNO COUNTY SECURED PROPERTY TAX DETAILS 
FISCAL YEAR 2016 

JULY 1, 2016 -JUNE 30, 2017 

LAND IMPROVEMENTS I MOBILE HOME I PERSONAL PROP EXEMPTION 

PARCEL NUMBER 

471-116-07 

NET TAXABLE VALUE 

I $ 2 1,040.00 $ 7,008.00 l $.00 I $ .00 $.00 $28,048.00 

TAX AREA 005-001 PEST CONTROL VALUE $ .00 

ASSESSED TO 

BLANK PURSUANT TO CA GC6254.21 
LOCATION 

. 3417 E HAt\l!ILTON, FRESNO 

TAX PAYMENT IS DISTRIBUTED AS BELOW 

TAXING AGENCIES/ VOTER APPROVED BONDS/ SPECIAL ASSESSMENTS. VALUE BASE RATE/ $100 AMOUNT 

FR COUNTYWIDE TAX I 1.000000 $ 280.48 
FRES PEN OVERRIDE I .032438 $ 9.08 
FRESNO USO 10 B I .005108 $ 1.42 
FRESNO USO 10 C l .006882 $ 1.92 
FRESNO USO 12 A RE l .016016 $ 4.48 
FRESNO USO 12 B RE 1 .021342 $ 5.98 
STATE CC 2012 REF 1 .002562 $.70 
FRESNO USO 2010 E I .006432 $ 1.80 
FRESNO USO 15 REF I .002312 $ .64 
FRESNO UN 10 SERF I .026960 $ 7.56 
FRESNO USO 99C l .017214 $ 4.82 
FRESNO USO 02A 1 .030052 $ 8.42 
FRESNO USO 04B I .022064 $ 6.18 
FRESNO USO OIF I .013484 $ 3.78 
FRESNO USO 10 REF I .006920 $ 1.94 
FRESNO USO 10, I IA I .005184 $ 1.44 
FRESNO USO 2010 0 1 .008894 $ 2.48 
ST COL 2002 2007 A 1 .001724 $ .48 
ST COLL 02 S 09A l .000482 $ .12 
ST COLL 02 S 09B l .000540 $ .14 
STATECCC 15REF I .003172 $.88 
TOTAL TAX RATE 1.229782 
MET FLOOD ASSMT 6 $32.12 
FRES MOSQ & VECTR 6 $5.00 
FR-REMOVE PUB NUIS 6 $1,854.00 
FR STRUCT DEMOL 6 $2,384.90 

TOTAL TAX $4,620.76 

1st Installment 2nd Installment 

Due Date 2016-12- 10 Due Date 2017-04-10 

Status Due Status Due 

https://www2.co.fresno.ca.us/0410/fresnottcpaymentapplication/SecuredDetails.aspx?id=211308&PropertyType=1&hmat=60EBDFA7C480A41B062B00EAD1D... 1/2 



4/18/2017 Fresno County Property Tax Application 

, Taxes Due $ 2,3 IC I Taxes Due $2,310.38 

Penalties Due $231.02 I Penalties Due $231.02 

Additional Fees Due $.00 Additional Fees Due $10.00 

Total Amount Due $2,541.40 Total Amount Due $ 2,551.40 

Parcel Number 471-116-07 Parcel Number 471-116-07 

https://www2.co.fresno.ca.us/0410/fresnottcpaymentappl i cation/SecuredDetails.aspx?id=211308&PropertyType= 1&hmat=60EBD FA7C480A41 B062BOOEAD 1 D... 2/2 
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W.HEN RECORDED MAIL TO 
City of Fresno 
DARM - Code Enforcement Division 
2600 Fresno Street, 3070 
Fresno, California 93721-3605 
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NOTICE OF SPECIAL ASSESSMENT 

Pursuant to the authority vested in the City of Fresno by the provisionoof Article 17 of Chapter 12 relating to sign 
regulations, Article 6 of Chapter 10 relating to the abatement of public nuisances, Artble 3 and 4 of Chapter 11 
relating to housing regulations and to dangerous building ordinance of the Fresno Municipal Code and Bill No. B-26, 
Ordinance No. 2008-26 relating to weed abatement, the citydid, abate a nuisance on the real properties described in 
the attachment, and an administrative hearing officer did on the 25th and 26th day of February, 2016, assess the 
costs of such abatement on the Subject Properties, and the assessment has not been paid, and the City of Fresno 
claims a lien on the Subject Properties (see attachment for amount assessed} The lien shall be on t~e properties 
until the amount is paid, plus legal rate of interest to be accrued from the date of recording this lien, and any and all 
administrative costs to file and record the fen. The claimed lien having been created to collect for abatement costs 
shall have the priority of a tax lien and shall attach upon the recording of this Notice. The Subject Property may be 
sold after 3 years pursuant to Revenue and Tax Code §3691 for urpald delinquent assessments. 

Dated this 2nd day or_"""M=a=r=ch-'----' 2016 

Dated: 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate Is attached; and not the t ruthfulness, accuracy, or validity of that document 

STATE OF CALIFORNIA 
COUNTY OF FRESNO 

On 31) /\{a . before me, Christina Pasillas, Notary Public, _personally appeared Al Brajko~ich, who proved to me on the 
basis of atldfactory evidence to be the person(&) whose name(s) 1s/ai:e subscribed to the within_ mstrume~t ~nd acknowledged 
to me that he/shel-!Aey executed the same In his/heFJlheiJ' authorized capacity(les), and that by hI&.IMfA~F srgnature(s) on the 
mstrument the person(s), or the entity upon behalf of which the person(&) acted, executed the Instrument. 

1 certify under PENAL TY OF PERJURY under the laws of the State of Califomiathat the foregoing para9:aph is true 
and correct. 

-
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ASSESSM9ff SCf!.E.Oll.LED TO 81; ~CED ONTO FY 16-17 ~ ROLL {Eubllc Hearing_ ccnducted on Febnr.J::;y_ 25 and 26, 201§1 I 
6476-

6892-
APN# Str Di r Property Address 

Publlc 61!68--Publlc 
. Sec.Prop/PtR 

Total to be 
ID 

Nuls. Nuisance ContJ Assessed Cus1omer Name 

Enfotc.am 
TIOetno 

46126104 3728 E BALCH s 1.sn.so $ 2.610 00 s 4.287.50 
44529111 3115 E CLINTON s 1 278.76 s 3 404.84 s 4 683.60 
510493055 4382 N GREGORY s 1 406,20 s 1 406.20 
50509201S 6134 w SANRAMON .$ 394.95 $ 394.95 
4244-0402 4827 N HUGHES $ 332...25 s 33225 
4362B307S 3810 N IAARIPOSA ~ 826.50 s 826.50 
43707209 3709 N ORCHARD s 574.80 s 250 00 s 824.80 
47016212 4694 E MONTECITO s 505.62 s 505.62 f 
46415414 122 w MYERS s 252.85 $ 350.20 $ 603.05 
44324207 829 E BROWN s 1,434.00 s 2 259.'-0 s 3 693.40 
46707404 931 I F STREET I s 669.SS s 669.95 
40820205 6538 N FOURTH s 193.90 s 193.90 I 
'15915317 352 N CALAVERAS s 1 613.34 s 1 936.50 s 3549.84 I 
4700431 7 l505 E ELMONTEWAY s 600.60 $ 919.60 s 1.520.20 
46521605 1130 s TRINITY $ 1 S71 .00 s 2.710.00 $ 4.281.00 
48120204S 2369 s PIE.:~ce $ 

---
1.504.82 $ 1.504.82 

435122025 2524 E SUSSEX I s 820.18 s 820. 18 
47026321 3531 E SUTLER $ 1.680.02 $ 1 758 30. S 3.438.32 
43525210 3522 N SANPABLO $ 292.4.4 s 945.74 s l 238.18 
41821216 5380 N CALLISCH $ 559.35 s 569.35 
45315126 4531 E Pl.NE $ 703.00 s 522.SO $ 1 225.50 
4531511 1 4535 E PINE s 395.60 s <!o0.70 s 876.30 --
43618116 1817 E SAGINAW s 597.00 s 597.00 
42816405S 12235 E S\MFT s 798.50 s 798.50 - - - · -
31247117 2609 N HANOVER $ 2.2':>2.72 $ 2.202.72 --- -· · 
46013301 3902 E WASHINGTON s 557 76 s 206.00 $ 763.76 - --
43605102 4167 N ANGUS s 1.556 71 s 1 566 71 ----47322105 2331 s GS,.-.£c'7 s Jeo.22 s 232.60 $ 672.82 - - -43414219 1313 E GRIFFl'lti s 1.227.70 s 1.227 70 
41023405 2136 E SIERRA $ 1.632.91 5 1.259.24 $ 2 89.2. 15 - ·- --
31020111 3551 IN ARMSTRONG s 713.60 s 713.60 
4670651 1 1131 F STREET I s 512.20 s 512.20 
4243Gii7 251JS w !Ni:>iANAPCUS I s 353 20 $ 35UO \ 
46018407 3HO IE NEVADA I s .l.736.37 s I 158.94 s 2.895.31 I 
48003054 2430 s RECREATION s 480.40 s 4S04D I 
48003055 2436 s RECREATION s 480.40 $ 4a0.40 ---
4$20650S 1836 E CLAY s 332.00 s 332.00 ·---40433519 2398 E BEDFORD s 671.12 s 671.12 
4362.i>208 2929 E DAKOTA $ 899.01 s 2.644 10 $ 3.743.11 ---
56813007S 9326 N J.A.DE s 46i.1 3 I $ 480.50 $ 947.63 I 
46126507 3850 E MONO s 892 65 s 892.65 
43419202 1t 16 E GRIFFITH s 2 367.00 $ 1.620,00 s 3.987.00 
42825209 2833 E WILLIS I s 25390 s 253.90 
40$39221S 0349 N !PROSPECT s 1.196.75 $ 1 196.75 I 
45113201 1496 N ISANPABLO $ 620.00 s 620,00 -4711; 607 3417 E HAMILTON ~ 

' .1 854 00 S-- 2 384 90 s 4 238.90 IMO.RENO FRANCISCO & ANTONIA 1--
45514305 2829 N THIRD s 221 50 s 221.SO i 
42445405 4746 N :woooso~ s 57168 s 571.66 i ' 
407 101 10 6:Y.:5 IN r::!_ENN s 228 16 s 22'3 16 I I 
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Thomas V. Miles, Esq. 
5607 No1th Fruit A venue 
Fresno, California 9371 I 
~mileslaw@aol.com 

• County of Fresno 
Oscar J. Garcia, CPA 

Auditor-Controller/Treasurer-Tax Collector 

March 14, 2022 

Re: Property Taxes and Special Assessments on Multiple .Properties 

Dear Mr. Miles: 

This office received your 29 letters,_all dated February 16, 2022, relating to property taxes and 
special assessments charged to 29 different properties, each owned by one of your clients, 
Bryce D. Hovannisian and Lindsay E. Hovannisian. (Exhibit A to this letter is a list of all 29 
properties.) In general, the letters relate to various special assessments levied by the City of 
Fresno, which were included in the County's property tax bills for the prope1ties owned by 
your client. We understand your letters to allege that your clients are not responsible to pay the 
prope1ty taxes or special assessments identified in the letters. 

The rule in California, however, is that taxpayers disputing prope1ty taxes, including special 
assessments that are collected on the property tax roll, 1 _must."pay first, litigate later. "2 In-other 
words, the law does not provide a prepayment remedy for.a taxpayer in a property tax or 
special assessment dispute.3 This office may not create a remedy beyond what the Legislature 
has provided. 4 This office therefore does not consider prepayment allegations by a taxpayer that 

, all or any part of a property tax or special assessment is unlawful or erroneous. 

If your clients wish to challenge all or any prut of the property taxes or special assessments that 
are identified in your letters, then each of them must first pay all amounts that are due for each 
property that they own, including any penalties, costs, or chru·ges resulting from delinquent 
payment. Then your clients may file claims for refund. Revenue and TaxaHon Code section 
5096 lists the grounds upon which a refund claim may be made. Revenue and Taxation Code 

1 For purposes of Part 9 of Division I of the Revenue and Taxation Code, "taxes" includes assessments collected 
at the sarne time and in the same manner as County taxes. (Rev. & Tax. Code, § 4801.) And see Hanjin 
International Corporation v. Los Angeles County Metropolitan Transportation Authority (2003) 110 Cal.App.4th 
I 109, 1112- 1113. 

2 California State University, Fresno Association, Inc. v. County of Fresno (2017) 9 Cal.App.5th 250,262. 

3 See Community Facilities District No. 88-8 v. Harvill (1999) 74 Cal.App.4th 876,882, and Riverside County 
Community Facilities District No. 87-1 v. Bainbridge 17 (I 999) 77 Cal.App.4th 644, 660-661, both citing 
McKendry v. County of Kern (1986) 180 Cal.App.3d 1165, 1170. 
4 See California State University, Fresno Association, Inc., note 2 above, at p. 263: "statutes governing 
administrative tax refund procedures ... are to be strictly enforced." 

TREASURER-TAX COLLECTOR DIVISION 
2281 Tulare Street, Room 105 / P.O. Box 1192 / Fresno, California 93715 / (559) 600-3.482 / FAX (559) 60.0-1449 

Equal Employment Opportunity Employer 



, Thomas V. Miles, Esq. 
Re: Property Taxes and Special Assessments on Multiple Properties 

_sections _5097 and 5097. 02 provide the time i11 which a refund claim must be flied, and the 
information that must be included in order to constitute a valid claim. 

The Board of Supervisors has authorized this Office to receive, consider and act upon property 
tax refund claims. 5 You or your clients may submit property tax refund claims by mail or by 
delivering them directly to my office at the following address: 

Auditor-Controller!freasurer-Tax Collector 
Attention: Tax Collection Division 
2281 Tulare Street, Room 105 
Fresno, California 93 715 

This office does not receive property tax refund claims electronically. 

Please note that, if any refunds are ultimately granted, then the County is obligated to pay 
statutory interest as provided in Revenue and Taxation Code section 5151. 

Nothing in this letter is intended to address the substance of the allegations in your letters. 
Likewise, nothing in this letter is intended to prejudice any future consideration of those 
allegations by this office after payment of the taxes and presentation of a timely and valid 
refund claim. 

If you or your clients need to know the current payment amounts for the parcels identified in 
your letters, please contact Siphanarene Lonh by telephone at (559) 600-3374 or email at 
slonh@fresnocountyca.gov. 

Sincerely, 1 • ( ' . . 1 (J1 IL ( ( ( 4, 
• . : U tU\ ( 1J l < 

Oscar J. Garcl , gf> A 
Auditor-Controllerffreasurer-Tax Collector 

Copy: Christina Roberson, Assistant City Attorney, City of Fresno 
Peter Wall, Senior Deputy County Counsel 

Enclosure: Exhibit A, List of Properties 

s Rev. & Tax. Code, § 4804; Board Resolution No. 88-372 (July 26, 1988). 
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