MacSwain Associates LLC
4401 Business Park Boulevard, Suite 22, Anchorage, Alaska 99503

APPRAISAL REPORT
Windy Corner Seward Highway Project
Milepost 105-107 (0A3-1(34)/56631)
“Acquisition Parcel”

N

MP 107

Acquisition Par cel
MP 106
Turnagain Arm

Effective Appraisal Date: January 20, 2015

Submitted To:
Robert King
Manager Real Estate Services
DOWL HKM, Inc.
4041 B Street
Anchorage, Alaska 99503

__________________________________________________
Appendix C - Page 1

File No. 14-2782(A)

MacSwain Associates LLC

Acquisition Parcel

4401 Business Park Blvd., Suite 22
Anchorage, Alaska 99503
Telephone: 907-561-1965
Facsimile: 907-561-1955
s.macswain @macswain.com

February 6, 2015
Robert King
Manager Real Estate Services
DOWL HKM, Inc.
4041 B Street
Anchorage, Alaska 99503
Re:

Windy Corner Seward Highway Project
Milepost 105-107 (0A3-1(34)/56631)
“Acquisition Parcel”

Dear Mr. King:
We have prepared an Appraisal Report that analyzes the above-referenced property affected
by the Windy Corner Seward Highway Project. The purpose of the appraisal is to estimate
the market value of property rights acquired pertaining to the partial acquisition of an 87.63acre parcel, as of January 20, 2015 (effective date of value). The property rights appraised is
the fee simple interest. Totaling 26.30 acres, the acquired land consists entirely of tidelands
adjacent to level land and steep sloping bedrock, between Rainbow and Indian, Alaska.
Importantly, we were instructed by DOWL HKM, Inc. to disregard any improvements, and to
appraise the property as if under a single ownership, the State of Alaska. Therefore, analysis
and valuation of the property is subject to the following hypothetical condition, which is a
condition that is contrary to what exists, but is used for the purpose of analysis: We assume
the appraised property is owned by a single entity, and exclude from valuation all asphalt
paving of roads, parking lots or pathways; railroad tracks and equipment; or any other
improvements that may exist.
The appraisal is intended to comply with requirements of the Uniform Appraisal Standards
for Federal Land Acquisitions (UASFLA) and the Uniform Standards of Professional
Appraisal Practice (USPAP). Since UASFLA states an estimate of market value tied to
exposure and marketing time is inappropriate and requires exclusion from the appraisal report,
we invoke the jurisdictional exception rule permitted in USPAP. 1 This departure represents
the only conflict between UASFLA and USPAP.

1

Standard Rule 1-2(c) of USPAP requires the appraiser to estimate a reasonable exposure time in conjunction
with their market value opinion. Section D-1b of UASFLA provides legal authority for invoking the
Jurisdictional Rule.
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Based on the data, reasoning, and analysis contained in the appraisal report, it is our opinion
the market value of the appraised property before and after the acquisition is as follows.
Value Before Acquisition

Value After Acquisition

$1,124,500

$1,088,800

Therefore, it is our opinion the market value of the property rights acquired, as of January 20,
2015, is as follows.
Market Value of Acquisition

$35,700

We direct your attention to the Assumptions and Limiting Conditions on Page 6 for an
explanation of the restrictions and limitations of the report. If you have questions regarding
our analysis or conclusion, please contact our office.
Respectfully submitted,

Steve MacSwain, MAI
State of Alaska Certificate No. 42
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Appraiser Certification
The undersigned certifies that to the best of their knowledge and belief:
 The statements of fact contained in this report are true and correct.
 The reported analyses, opinions, and conclusions are limited only by the reported

assumptions and limiting conditions, and legal instructions, and are the personal, unbiased
professional analysis, opinions, and conclusions of the appraisers.
 The appraisers have no present or prospective interest in the property appraised and no

personal interest or bias with respect to the parties involved.
 The compensation received by the appraisers for the appraisal is not contingent on the

analyses, opinions, or conclusions reached or reported.
 The appraisal was made and the appraisal report prepared in conformity with the Uniform

Appraisal Standards For Federal Land Acquisitions (UASFLA).
 The appraisal was made and the appraisal report prepared in conformity with Appraisal

Foundation’s Uniform Standards of Professional Appraisal Practice (USPAP), except to
the extent that the Appraisal Standards For Federal Land Acquisitions (UASFLA)
required invocation of USPAP’s Jurisdictional Exception Rule, as described in Section D1 of the Appraisal Standards For Federal Land Acquisitions.
 The appraisers have made a personal inspection of the property appraised.

Property

owner contact information was not provided to the appraisers.
 Dan Shantz and Jim Dahl provided significant professional assistance to the appraiser.
 The reported analyses, opinions and conclusions were developed, and this report has been

prepared, in conformity with the requirements of the Code of Professional Ethics &
Standards of Professional Appraisal Practice of the Appraisal Institute.
 The use of this report is subject to the requirements of the Appraisal Institute relating to

review by its duly authorized representatives.
 As of the date of this report, Steve MacSwain, MAI has completed the requirements of the

continuing education program of the Appraisal Institute and State of Alaska. Moreover,
Steve MacSwain (AA 42) is a certified General Real Estate Appraiser in the State of
Alaska.
 As of the date of this report, Steve MacSwain, MAI has completed the standards and

ethics education requirement of the Appraisal Institute for Members.
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 We have performed no services, as an appraiser or in any other capacity, regarding the

property that is the subject of this report within the three-year period immediately
preceding acceptance of this assignment.
 Our opinion of market value of the property rights acquired, as of January 20, 2015, is

$35,700.

Steve MacSwain, MAI
State of Alaska Certificate No. 42

2/6/15
Date
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Assumptions and Limiting Conditions
This appraisal report is subject to the following Assumptions and Limiting Conditions.
 We assume no responsibility for the legal descriptions provided or for other matters

pertaining to legal or title considerations. We assume title to the appraised property is
marketable unless otherwise stated.
 We appraise the property free and clear of all liens or encumbrances unless otherwise

stated.
 We believe the information furnished by others is reliable, but we do not guarantee its

accuracy.
 We assume all engineering studies are correct. We believe all maps, surveys, and other

illustrative material are accurate. We include these exhibits only to help the reader
visualize the appraised property.
 We assume there are no hidden or unapparent conditions that render the property more or

less valuable. We assume no responsibility for such conditions or for obtaining the
engineering studies that may be required to discover them.
 We assume the appraised property is in full compliance with all applicable federal, state,

and local environmental regulations and laws unless the lack of compliance is stated,
described, and considered in the appraisal report.
 Possession of this report, or a copy thereof, does not carry with it the right of publication.
 The appraisers are not required to give consultation, testimony, or attend court

proceedings with reference to the subject property without prior arrangements.
 The appraisers acknowledge the appraisal report may be available for public review upon

request. However, this right does not allow dissemination to the public through
advertising, public relations, news, sales, or other media without prior written consent and
approval from the appraisers.
 We did not observe any hazardous material or other type of environmental contamination

that may affect the appraised property. Furthermore, we do not have any knowledge that
such substances exist. However, the presence of environmental conditions may impair
property value. Therefore, we urge the client to retain an environmental assessment for
discovery and evaluation.
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Appraisal Summary
Property Type:

Vacant land

Purpose of Appraisal:

Provide market value opinion of property rights acquired

Property Rights Appraised:

Fee simple interest

Legal Description:

Based on a review of the available information, the appraised
acquisition is located within Sections 2 and 3, Township 10
North, Range 2 West, Seward Meridian.

Property Owner:

State of Alaska

Tax Parcel No:

N/A (exempt from taxation)

Location/Neighborhood:

Located from about Milepost 105.7 to 107.4 of the Seward
Highway between Rainbow and Indian, Alaska

Land Area:

Larger Parcel – 87.63 Acres
Acquisition – 26.30 Acres
Remainder Parcel – 61.33 Acres

Access:

We presume legal road access

Topography:

Steep slope to the north; level to undulating; tidelands

Utility Service:

Electricity and telephone in proximity

Easements and Restrictions:

None identified

Zoning:

Located outside any zoning authority

Improvement Description:

None

Highest and Best Use:

Transport or distribution corridor

Environmental Condition:

None observed during property inspection

Property Inspection Date:

January 20, 2015

Effective Date of Appraisal:

January 20, 2015

Report Date:

February 6, 2015

Market Value Before
Acquisition:

$1,124,500

Market Value After
Acquisition:

$1,088,800

Mar ket Value of Acquisition:

$35,700
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Chapter 1: Premise of the Appraisal

Overview

Project and
Acquisition Summary

We have prepared an Appraisal Report that analyzes land within existing
rights of way and adjacent tidelands. The State of Alaska intends to
acquire 26.30 acres referred to as “Acquisition Parcel,” of an 87.63-acre
larger parcel as part of a proposed road improvement project. The
appraised property is located from about Milepost 105.7 to 107.4 of the
Seward Highway, between Indian and Rainbow, Alaska. The proposed
partial acquisition is necessary in conjunction with construction of a road
improvement project. This appraisal is intended to comply with
requirements of the Uniform Appraisal Standards for Federal Land
Acquisitions (UASFLA) and Uniform Standards of Professional
Appraisal Practice (USPAP).

Project Summary: The project intent is to address traffic safety concerns
in the vicinity of Windy Corner by realigning the highway and the
railroad to meet current design standards. The new alignment will also
create space for new roadside recreational facilities and wildlife viewing
areas (including parking and walkways) with acceleration and
deceleration lanes for turning traffic.
Project Location Map

N

Acquisition Par cel
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Specifically, the project, located within the Municipality of Anchorage
between Indian and Rainbow, involves realigning and constructing a
divided two-lane highway from Milepost 105 to 107, and relocating and
realigning the Alaska Railroad Corporation (ARRC) tracks. The space
created by the road and rail realignment will accommodate improved
parking/pullout facilities on both sides of the highway with new auxiliary
lanes to accommodate traffic entering and exiting the highway.
Acquisition Summary: The analysis and valuation reflects the partial
acquisition of vacant land.

Purpose of Appraisal

Client

Intended Users of the
Appraisal Report

Intended Use of the
Appraisal Report

Date of Property
Inspection
Effective Date of
Appraisal

Report Date

The purpose of the appraisal is to form a market value opinion for a
potential voluntary acquisition adhering to UASFLA and USPAP.

Our client is the DOWL HKM, Inc.

The intended users of the report are DOWL HKM, Inc., the State of
Alaska, and the National Park Service.

The intended use of the report is to assist with compensating the property
owner for the property rights acquired. The appraisal report is not
intended for any other use.

January 20, 2015

The effective date of appraisal is January 20, 2015, which represents the
property inspection date.

February 6, 2015
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The definition of market value is the basis of our analysis and valuation
of the appraised land. Market value is defined as follows.
The amount in cash, or on terms reasonably equivalent to cash, for which
in all probability the property would have sold on the effective date of the
appraisal, after a reasonable exposure time on the open competitive
market, from a willing and reasonably knowledgeable seller to a willing
and reasonably knowledgeable buyer, with neither acting under any
compulsion to buy or sell, giving due consideration to all available
economic uses of the property at the time of the appraisal. 3

Property Rights
Appraised

The property rights appraised is the Fee simple interest, which is defined
as follows.
Absolute ownership unencumbered by any other interest or estate, subject
only to the limitations imposed by the governmental powers of taxation,
eminent domain, police power, and escheat. 4

Property Owner

Legal Description

A title report was requested from the client, but not provided. Based on
review of public records, the appraised property is owned by various
agencies of the State of Alaska. Importantly, our client has instructed us
to appraise the property as if under a single ownership, the State of
Alaska.

We requested a preliminary title report, but we did not receive this
document. However, we did receive partial title abstracts from DOWL
HKM, Inc. staff that included court decisions, Patents, Recorder’s Office
document displays and case abstracts, and Master Title Plats pertaining to
the appraised property.
Although we rely upon this data, our
interpretation of easements, restrictions, and reservations may change
with review of a preliminary title report.
Based on a review of the available information, the appraised acquisition
is located within Sections 2 and 3, Township 10 North, Range 2 West,
Seward Meridian.
3

Interagency Land Acquisition Conference, Uniform Appraisal Standards for Federal
Land Acquisitions, 5th ed. (Appraisal Institute, 2000), 13.
4

Appraisal of Real Estate, Fourteenth Edition (2013), by the Appraisal Institute, p. 5.
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Property Type:

Vacant land within a transportation corridor

Neighborhood:

Turnagain Arm

Location:

Located from about Milepost 105.7 to 107.4 of
the Seward Highway between Rainbow and
Indian, Alaska

Location Map

Acquisition Par cel

Property History

Property and Occupancy/Use History: The subject parcel is publicly
owned land located within the boundaries of the Seward Highway and
Alaska Railroad rights of way and adjacent tidelands. The current and
historical uses of the property include the Seward Highway, Alaska
Railroad tracks, and scenic/wildlife viewing areas.
10-Year Property Sale History: A title report was requested but not
provided. Review of public records indicates no property sales in the past
10-year period.
Rental History: There is no record of rental or lease history for the
subject parcel.
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Larger Parcel
Determination

Hypothetical
Condition

Appraisal
Methodology

Acquisition Parcel

The appraised parcel is owned by agencies of the State of Alaska, and not
subject to taxation.

We determined that the larger parcel is a portion of a transport or
distribution corridor, which includes 87.63 acres of uplands and adjacent
tidelands. Explanation of this determination is located in the highest and
best use analysis section of this report.

We were instructed by DOWL HKM, Inc. to disregard any improvements,
and to appraise the property as if under a single ownership, the State of
Alaska. Therefore, analysis and valuation of the property is subject to the
following hypothetical condition, which is a condition that is contrary to
what exists, but is used for the purpose of analysis: We assume the
appraised property is owned by a single entity, and exclude from
valuation all asphalt paving of roads, parking lots or pathways; railroad
tracks and equipment; or any other improvements that may exist.

Per UASFLA, we employ the before and after methodology to estimate
the market value of the acquisition. First, we value the property before
the acquisition; then we value the property that remains after the
acquisition. The difference between the before and after values is the
market value of the acquisition.
We determined that the appraised property, or larger parcel, represents a
portion of a transport or distribution corridor that extends from
Anchorage to the Kenai Peninsula. We employ the across the fence
(ATF) methodology to estimate the value of the larger parcel. This
methodology is a reliable technique of measuring land value for a
corridor-type property. The premise of this methodology is the corridor
land is as valuable as the land it passes. Since a majority of the corridor
from Indian to the weigh station crosses through near-identical land, we
use the key-parcel technique in the comparative analysis. Importantly, the
land it crosses includes three different physical types of land (low-utility
uplands, high-utility uplands, and tidelands) that contribute differently.
Because of a lack of sales with tidelands, high utility uplands, and low
utility uplands, application of direct sale comparison to the key parcel is
not possible without significant appraiser judgment. Therefore, we apply
an allocation technique that is similar to the concept of contribution.
Though most often used to allocate land value to improved properties
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when land sale data is lacking, we believe allocation is a reliable
technique for estimating the contribution of the three distinct types of
land that make up the key parcel. Again, this technique is utilized
because a lack of market data prevents application of a more direct
method.
Since the ATF methodology is a variation of the sales comparison
approach, we made a comprehensive search of land sales and choose the
most similar to perform the comparative analysis of each type of land that
makes up the key parcel, relying upon qualitative analysis. After
developing unit values of each type of land the corridor passes, we apply
these unit values to the larger parcel to develop our estimate of market
value before the acquisition. We then apply the same analysis to estimate
the value of the remainder parcel, from which we develop our final
estimate of value of the acquisition.
The ROW map below illustrates the partial acquisition affecting the
appraised parcel, while the table on the following page provides a
comparative analysis before and after the acquisition.
ROW Mapping – Larger Parcel, Acquisition, and Remainder

N
Remainder
61.33 Acres

Larger Parcel
87.63 Acres (red
and yellow)
Acquisition
26.3 Acres

Tur nagain Ar m
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Before and After Acquisition Summary

Land Area:
Low-Utility Uplands:
High-Utility Uplands:
Tidelands:
Shape:
Road Access:
Topography:
Soils:
Utilities:
Easements and Restrictions:
Improvements:
Zoning:
Highest and Best Use:

Scope of the
Appraisal

Larger Parcel
(Before Acquisition)

Remainder Parcel
(After Acquisition)

87.63 Ac.
49.07 Ac.
12.26 Ac.
26.30 Ac.
Irregular
Yes
Tidelands, level lands, steep
sloping
Mudflats, bedrock
E&T
None identified
Assumed vacant
Not zoned
Transport or distribution
corridor

61.33 Ac.
49.07 Ac.
12.26 Ac.
0.00 Ac.
Similar
Same
Level lands, steep sloping
Bedrock
Same
Same
Same
Same
Same

Steve MacSwain preformed the most current inspection of the appraised
property. Dan Shantz and Jim Dahl assisted Steve MacSwain, MAI with
data collection and analysis. In addition, Steve MacSwain, MAI
administered the appraisal process, reviewed draft appraisals, and
concluded with an opinion of value. The scope of the appraisal is
summarized as follows.
 Steve MacSwain, Dan Shantz and Jim Dahl inspected the subject

property on January 20, 2014, and subsequent dates;
 Reviewed information provided by DOWL HKM, Inc. including

parcel and project mapping;
 Reviewed Municipality of Anchorage (MOA) mapping;
 Reviewed Municipal Code pertaining to zoning;
 Reviewed Turnagain Arm Compressive Plan;
 Reviewed Consulting Assignment for the Analysis of Corridor

Enhancement Factor for a Portion of Alaska Railroad Corporation’s
Corridor prepared in 2004 by Randy L. Seale, MAI of Allen,
Williford & Seale, Inc.;
 Observed the land use pattern of the Turnagain Arm market district;
 Collected and analyzed economic data pertaining to the Turnagain

Arm market district;
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 Interviewed brokers that list Turnagain Arm district properties or

specialize in marketing these properties;
 Reviewed USGS topographical maps and aerial mapping;
 Performed a land use analysis;
 Collected and analyzed comparable land sales;
 Confirmed land sales with the buyer, seller, broker, or other

knowledgeable third party;
 Relied upon the ATF methodology (sales comparison and allocation

technique) to estimate market value of the property before the
acquisition;
 Relied upon the ATF methodology (sales comparison and allocation

technique) to estimate market value of the property after the
acquisition; and
 Concluded with an opinion of market value of the acquisition by

relying upon the before and after methodology.

Exposure Time

Statement of
Competency

We invoke the Jurisdictional Exception Rule permitted in USPAP to
comply with Section 9 of UASFLA that states an estimate of market
value linked to an exposure or marketing time must be excluded from the
appraisal report. 5

MacSwain Associates LLC has completed numerous appraisals of vacant
tracts of land throughout Alaska, including along the Seward Highway
from Anchorage to Girdwood. Representative clients include lending
institutions, government agencies, property owners, property managers,
and private parties. A summary of Steve MacSwain, MAI’s experience
and professional qualifications are located in the addenda. Steve
MacSwain, MAI has the knowledge and experience required by the
competency provision of USPAP to complete this appraisal assignment
credibly.

5

Since Standard Rule 1-1(c) of USPAP requires the appraiser to estimate a reasonable
exposure time in conjunction with their opinion of value, we invoke the Jurisdictional
Exception Rule that permits departure.
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The special appraisal problem encountered was a lack of sales that
included all three types of land the corridor passes. This resulted in
employing an allocation technique that determined the contribution of
each type of land based upon direct sale comparison. Although sale
activity is scarce, we analyzed sufficient data to develop a marketsupported conclusion for each type of land. However, the scarcity of
sales requires use of qualitative adjustment techniques rather than paired
analysis that measures differences by quantification. Despite these
deficiencies, we performed a reliable analysis that concludes with a
credible estimate of market value.
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Chapter 2: Neighborhood Analysis

Overview

The neighborhood is the Turnagain Arm District of the Municipality of
Anchorage. The reader is referred to the maps below and on following
pages that illustrate neighborhood boundaries.
Location Map

Anchor age

N
Chugach
State Par k

Rainbow

Indian
Bir d Cr eek

Acquisition Par cel

Tur nagain Ar m
Gir dwood

General
Neighborhood

The general neighborhood is within the Turnagain Arm district and the
area along the Seward Highway from Girdwood to Anchorage. The
general neighborhood also includes the communities of Rainbow, Indian,
and Bird Creek. According to the Municipality, the neighborhood has a
population range from 350 to 375 residents.
The predominate
development pattern in the neighborhood is residential. Commercial
development fronts the Seward Highway corridor and is located in Indian
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and Bird Creek. Commercial development includes service and retail use
such as restaurants, gas stations, automobile repair, and lodging.
Neighborhood Map
Rainbow

N
Indian

Bir d Cr eek
Gir dwood

Acquisition Par cel

Tur nagain Ar m

According to the Turnagain Arm Comprehensive Plan, Rainbow Valley
developed under unusual circumstances with a group of landowners
sharing plots of land for their individual homes, without actual platted lot
boundaries. According to the homeowner’s association, no vacant private
land exists in the valley. All of the useable land is developed with rural
residential homes and associated accessory use structures.
The Indian community includes a combination of large-lot rural
residential developments with some scattered commercial uses along the
Seward Highway and up-valley, including a small commercial nursery
and Indian Valley meats, a large-scale meat processing facility. The east
side of the valley includes a row of older homestead residences, some
with renter cabins and two-family developments. Chugach Park View
Subdivision in Indian is the most recent residential subdivision. The 35lot subdivision is located between Indian Valley Road and Ocean View
Road and offers large lots averaging 2.5± acres, paved streets, and partial
Turnagain Arm and mountain views. The neighborhood offers various
access points to Chugach State Park.
Bird Creek developed much like Indian, dominated by larger lot rural type
residential development, with some scattered commercial uses along the
highway and some small-scale commercial businesses within the
residential area. A telecommunications facility is located along the
highway and an automobile maintenance facility operates near the site’s
east end. A sawmill operates within the residential lots as a permitted
use.
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Chugach State Park contains approximately 495,000 acres of land and is
one of the four largest state parks in the United States. The park’s
westernmost boundary lies in the western foothills of the Chugach
Mountain Range and is a mere seven miles to the east of downtown
Anchorage. The park is further defined by the Knik Arm on the north,
Turnagain Arm on the south, and Upper and Lower Lake George and
Chugach National Forest on the east.
Additional recreation opportunities in the neighborhood include State of
Alaska campgrounds, seasonal salmon fishing at Bird Creek, and the
“Bird to Girdwood” paved bike trail.

Summary

The Turnagain Arm district is an established community between
Anchorage and Girdwood. Development in the district centers in the
Indian, Bird Creek, and Girdwood. The Seward Highway and adjacent
railroad bisects the area and is the primary arterial providing access
to/from Anchorage to the Kenai Peninsula to the south.
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Chapter 3: Property Description and Analysis

Overview

Our appraisal inspection and available mapping are the principal data
sources used to describe the appraised property. We requested a
preliminary title report, but we did not receive this document. However,
we did receive title abstracts from DOWL HKM, Inc. staff that included
deeds, easements, Recorder’s Office document displays, Master Title
Plats, and survey data pertaining to the appraised property. Although we
rely upon this data, our interpretation of easements, restrictions, and
reservations may change with review of a preliminary title report.
The subject larger parcel consists of a 87.63 acres located within the
Seward Highway right of way and adjacent tidelands, from about
Milepost 105.7 to 107.4, near Indian, Alaska. We use a tabular-type
format to describe the physical character of the larger parcel. The most
important physical factor that affects land use potential is topography and
soil geology. We discuss zoning and other regulatory requirements that
affect land use potential after describing the parcel. Photographs that
follow provide a visual overview while inserted exhibits help illustrate
the physical character of the parcel.
Google Earth Aerial Imagery (April 2011)

N

MP 107

Larger Parcel
87.63 Acres

MP 106

Tur nagain Ar m
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Overview: The larger parcel consists of a swath of land ranging from
about 300 to 750 feet wide and extends 1.5 miles along a
northwest/southeast path. The parcel includes both uplands and adjacent
tidelands. The utility of the parcel varies greatly by topography between
tidelands (30% of larger parcel), high-utility uplands (14%), and lowutility uplands (56%). These high-utility uplands are generally level, and
vary from about 40 to 120 feet wide.
Present Use: The Seward Highway, Alaska Railroad tracks, and
scenic/wildlife viewing areas; we assume the property is vacant and
exclude from valuation all asphalt paving, railroad tracks and equipment,
or any other improvements that may exist.
Total Land Area: 87.63± acres or 3,817,163± square feet
Land Area by Type: Tidelands – 26.30± Acres (30%)
Flat Uplands – 12.26± Acres (14%)
Sloping Uplands – 49.07± Acres (56%)
Land Configuration: Irregular, relatively narrow, elongated shape
Access: We presume legal road access
National Geographic Topo Map

N

Sewar d Highway

Larger Parcel
87.63 Acres

Tur nagain Ar m
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Topography: Varies greatly between submerged tidelands (30% of larger
parcel), flat to undulating uplands (14%), and steep sloping uplands
(56%)
Soils: Bedrock; mud, silt and sand
Vegetation: Brush and grasses, alder, willow, cottonwood, birch cover
sloping uplands
Public Utilities: Electricity and telephone in proximity
Easements: None identified
Environmental Assessment: No evidence of adverse environmental
conditions observed during the property inspection
Zoning: Located outside of any zoning authority

Land Use Regulations

Subject Property
Photographs

Located outside of a zoning authority, there are legal regulations of the
U.S. Corps of Engineers that would regulate filling of wetlands or
tidelands, and the Department of Environmental Conservation (DEC)
would regulate water and wastewater systems.

On Pages 23 through 25 are photographs taken by Jim Dahl on January
20, 2015, with a map depicting location of photographs on Page 26.
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Property Photographs
Taken By: Jim Dahl

January 20, 2015

1

Northwesterly view of western portion of larger parcel

2

Southeasterly view of western portion of larger parcel; flat, high-utility
uplands and steep, low-utility uplands
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Property Photographs
Taken By: Jim Dahl

January 20, 2015

3

Easterly view of central portion of larger parcel; flat, high-utility uplands
and steep, low-utility uplands

4

Southeasterly view of central portion of larger parcel toward tidelands
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Property Photographs
Taken By: Jim Dahl

January 20, 2014

5

Northwesterly view of central portion of larger parcel toward tidelands

6

Easterly view of easternmost portion of larger parcel
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Property Photograph Location Map
Aerial Map Showing Photo Location and Direction

GOOGLE EARTH AERIAL IMAGERY (April 2011)

N

MP 107

1

2
3/4
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Larger Parcel
87.63 Acres
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Chapter 4: Highest and Best Use Analysis

Overview

Highest and best use is a market-driven concept rather than a subjective
conclusion based on the experience of the appraiser or a property owner’s
wishes. Economic incentive is the motivation that has a market-effect on
the productivity or profitability of the land. Our market value estimate
relies upon the following definition of highest and best use.
The highest and most profitable use for which the property is adaptable
and needed or likely to be needed in the reasonably near future. 6
The criteria for analyzing potential use are legally permissible, physically
possible, financially feasible, and the degree of profitability. Importantly,
USAFLA requires that the estimate of highest and best use must be an
economic use. A highest and best use analysis follows.

Highest and Best Use
Analysis

Physically Possible/Legally Permissible: The appraised larger parcel
represents a swath of land that ranges from 300 to 750 feet wide and extends
1.5 miles along a northwest/southeast path. Located outside of a zoning
authority, the only legal regulations pertain to permits for water and
wastewater systems from Department of Environmental Conservation (DEC),
and filling of tidelands from U.S. Corps of Engineers. Despite the presence
of tidelands and low utility uplands, high utility uplands create a path between
about 40 and 120 feet wide upon which development is most probable.
Importantly, the parcel endpoints connect to other segments that are
physically suitable for corridor-type development extending from Anchorage
to Girdwood and beyond. Regarding the tidelands, a shallow offshore water
depth, extreme tidal change, and intertidal sediment (mud, silt, sand) limit
use. Because of shape and topographical constraints, few development
alternatives are physically possible other than a corridor use.
Financially Feasible/Degree of Profitability: Transportation and utility
development are financially feasible land use alternatives because of need
for transport along Turnagain Arm, connecting Anchorage to the Kenai
Peninsula and various communities along the way. Road, rail and utility
transport provides an economic benefit to the supplier and a social benefit
to the consumer. Thus, there is a financial incentive to undertake the risk
and uncertainty of developing rail or utility lines.

66

Interagency Land Acquisition Conference, Uniform Appraisal Standards for Federal
Land Acquisitions, 5th ed. (Appraisal Institute, 2000), 34.
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We consider transportation or utility development the most productive
use of the appraised land. Since its endpoints connect to other segments
that are physically suitable for corridor-type development, and provide
economic and social benefits, we consider the appraised land a corridor.
Thus, the highest and best use of the appraised land is a transport or
distribution corridor.
Highest and Best Use

Larger Parcel
Consideration

Transport or Distribution
Corridor

Determining the larger parcel is a key to the appraisal problem. The three
criteria for determining the larger parcel are unity of ownership,
contiguity, and unity of use. Fundamental to the unity of use analysis is
the principles of substitution, demand, and applied economics. Ignoring
these principles will compromise the credibility of the larger parcel
analysis.

N

Acquisition Par cel

Seward Highway / Alaska
Railroad Rights of Way

The subject acquisition contains 26.30± acres of tidelands. Contiguous
lands include the Seward Highway and Alaska Railroad rights of way, all
owned by the State of Alaska. As stated, USAFLA requires that the
estimate of highest and best use must be an economic use, and our
analysis determined that use is transport or distribution corridor. While
the corridor stretches along Turnagain Arm from Anchorage to the Kenai
Peninsula, we determined that a 1.5-mile stretch of land around the
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acquisition represents part of this corridor that is capable of being a
distinct economic unit. This length of the corridor has relatively level to
undulating terrain, as well as steep rock embankments and the acquired
tidelands suitable for corridor expansion. Therefore, we determined the
acquired parcel owned by the State of Alaska is a portion of an 87.63-acre
portion of the corridor, considered the larger parcel.
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Chapter 5: Property Valuation – Before Acquisition

Overview

We determined that the appraised property, or larger parcel, represents a
portion of a transport or distribution corridor that extends from
Anchorage to the Kenai Peninsula. We employ the ATF methodology to
estimate the value of the larger parcel. This methodology is a reliable
technique of measuring land value for a corridor-type property. The
premise of this methodology is the corridor land is as valuable as the land
it passes. Since a majority of the corridor from Indian to the weigh
station crosses through near-identical land, we use the key-parcel
technique in the comparative analysis. Importantly, the land it crosses
includes three different physical types of land (tidelands, high utility
uplands, and low utility uplands) that contribute differently.
Because of a lack of sales with tidelands, high utility uplands, and low
utility uplands, application of direct sale comparison to the key parcel is
not possible without significant appraiser judgment. Therefore, we apply
an allocation technique that is similar to the concept of contribution.
Though most often used to allocate land value to improved properties
when land sale data is lacking, we believe allocation is a reliable
technique for estimating the contribution of the three distinct types of
land that make up the key parcel. Again, this technique is utilized
because a lack of market data prevents application of a more direct
method.
Since the ATF methodology is a variation of the sales comparison
approach, we made a comprehensive search of land sales and choose the
most similar to perform the comparative analysis of each type of land that
makes up the key-parcel. We rely upon qualitative analysis to measure
differences between the sales and the three types of land making up the
key parcel. After developing unit values of each type of land the corridor
passes, we apply these unit values to the larger parcel.
Generally, a corridor-type property represents an assemblage of land that
connects two destination points. Often, this assemblage produces greater
utility, particularly land with multiple ownership and diverse use. Thus,
the market value of the corridor may exceed the value indicated by the
ATF methodology and require a market-derived “enhancement” factor.
Our analysis indicates an enhancement factor does apply to the appraised
lands because, though limited, demand from alternative users for the
existing corridor exists.
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Again, we use an allocation technique because a lack of market data
prevents application of a more direct method. We believe allocation is a
reliable technique for estimating the contribution of the three distinct
types of land that make up the key parcel. In the end, a comprehensive
sales search provided sufficient data to perform reliable comparative
analysis of the key parcel.
Our initial land sales search focused on the Turnagain Arm market
district, but turned up limited sale data that offers a reasonable
comparability to the subject uplands. Therefore, we expanded our search
to include other similar access and topographical characteristics, and
locations proximate to Chugach State Park, including Eagle River and
Chugiak. Thereafter, we found 12 land sales since May 2005. Of the 12,
we rely on six sales to compare directly to the key-parcel uplands. The
following table summarizes the sales, with the primary sales highlighted
in grey.
Comparable Land Sales

No.

Location

Zone

Size

Date

Price

Price/ Acre

1

East side of Cotton Grass Drive, off Hiland
Drive, Eagle River

R-10

80.00

7/14

$177,200

$2,215

2

Near the head of Crow Creek, eight miles up
Crow Creek Road from Girdwood, Crow Pass

N/A

66.48

3/13

$198,000

$2,978

3

Fronting Hiland Drive just off Eagle River
Loop Road, Eagle River

R-10

38.00

9/09

$385,000

$10,132

4

Southwest corner of Upper De Armoun Road
and Canyon Road, Anchorage

R-8

67.83

9/14

$500,000

$7,371

5

1± mile southeast of Mirror Lake on the west
side of Mt. Eklutna, Chugiak

R-10

24.43

8/08

$69,000

$2,842

6

End of Ken Logan Circle, off Hiland Drive,
Eagle River

R-10

10.00

6/07

$70,000

$7,000

7

South of Eagle River from Ken Logan Circle,
off Hiland Drive, Eagle River

R-10

20.00

4/06

$44,000

$2,200

8

Off Cheely’s Lane, about eight miles up
Eklutna Lake Road, Chugiak

R-10

32.32

5/05

$180,000

$5,569

10

North side of Seward Highway near Milepost
100.4, Bird Creek

R-11

2.50

12/13

$105,000

$42,000

11

North side of Seward Highway near Milepost
100.4, Bird Creek

R-11

2.50

12/13

$120,000

$48,000

12

North side of Rand Avenue, north of Seward
Highway near Milepost 103, Indian

R-11

2.53

4/13

$145,000

$57,312
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Sales 1, 5, and 6 are located in Eagle River and Chugiak and typify
alternative home site or recreational lands with physical restraints
comparable to the low-utility uplands of the key parcel. Sales 10, 11 and
12 are located on or near the Seward Highway corridor along Turnagain
Arm, and represent sites comparable to the high-utility uplands.
Regarding the comparative analysis, we use qualitative adjustments to
measure differences between the sales and the subject. Qualitative
adjustment uses a technique known as a relative comparison analysis,
which represents a study of market relationships without recourse to
quantification. By analyzing and interpreting market behavior, we rate
various elements of comparison that influence price as superior, inferior,
or similar. This adjustment technique is particularly useful in analyzing
the comparable sales because of interrelationships between physical
characteristics. The relative comparison grids on Pages 42 and 47
summarize the ratings of the primary land sales to the key parcel.
Since similar tideland sales do not exist, we estimate the value of adjacent
uplands and then apply a market-supported price ratio to develop the
tideland value. This ratio analysis allows comparison of tideland sales
that differ in location and physical character, but have similar highest and
best use. The rationale for employing this valuation technique is it
reflects market behavior.
Simply, our research found a distinct
relationship between the price paid for tidelands and the adjacent uplands.

Key Parcel
Description and
Analysis

The key parcel represents typical-land adjacent to the corridor segments
that start near the weigh station south of Potter’s Marsh, and extend to the
west end of Indian. Described on the next page is the physical, legal, and
economic character of the key parcel.
Property Rights Conveyed: Fee simple entitlements
Location: The key parcel is located proximate to the northwest/southeast
path of the Seward Highway and Alaska Railroad rights of way.
Specifically, the key parcel represents a location from the weigh station
south of Potter’s Marsh to the west end of Indian.
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Aerial Overview of Key-Parcel A Physical Character

N

Acquisition Par cel

Corridor Land
Segments

Topography: This length of the corridor has a strip of relatively level to
undulating terrain, as well as steep rock embankments and tidelands
Land Area: A crucial factor of the key-parcel analysis is estimating the
size of land adjacent to the appraised corridor. We reviewed the current
development pattern as well as land use requirements of this residential
district. Parcels similar to the low-utility uplands range from 10± to 80±
acres. Regarding the high-utility uplands, aside from the community of
Rainbow, lands within this segment include similar narrow strips forming
the corridor. These lands with relatively level to undulating terrain are
generally about 40 feet wide, though there are small sections that widen
to over 100 feet. Based on our analysis, we estimate the average width of
the high-utility land is about 60 feet. After analysis, we determined the
typical size of land segments adjacent to the corridor is 20± acres, with a
width of 725± feet and depth of 1,200± feet. Based on a width of 60 feet
for the high-utility uplands, this indicates a size of 1± acre or 5% of the
key parcel. Regarding the tidelands, we estimate a size of approximately
30% of the key parcel or 6± acres. Therefore, the low-utility uplands
represent 65% of the key parcel or 13± acres.
The sketch on the following page displays the shape and size of the key
parcel, with an allocation of the three types of land.
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Key Parcel Sketch
725'

780'

Low-Utility Uplands 13± Acres or 65%

60'

High-Utility Uplands 1± Acre or 5%

1,200'

360'

Tidelands - 6± Acres
or 30%

Again, the key parcel consists of 13± acres of low-utility uplands, 1± acre
of high utility uplands, and 6± acres of tidelands. We use these sizes
through our allocation technique for comparison of each type of land.
Road Access: Presume legal road access
Other Physical Characteristics: The key parcel has a rectangular shape.
Uplands soils are bedrock, while the tidelands consist of mudflats. Public
utility infrastructure includes electricity in close proximity. View amenity
includes Turnagain Arm and mountains. Tidelands characterized by
shallow offshore water depth, extreme tidal change, and intertidal
sediment (mud, silt, sand).
Highest and Best Use: Zoning of the key parcel is Turnagain Arm (TA)
District. Permitted uses and densities within the TA District are to
conform to the land use plan map, polices, land use definitions, and
residential densities of the adopted Turnagain Arm Compressive Plan.
The plan permits most types of low-density residential, commercial, and
industrial use. However, physical character, particularly topography, does
not support commercial or industrial use. By default, a recreation cabin
or single-family home site are the most probable uses of the key parcel.
Available data indicates price behavior does not differ significantly for
Turnagain Arm District land used for single-family home sites or
recreation lands. Therefore, we conclude that the highest and best use of
the key parcel is recreation or residential home site.

Analysis of Elements
of Comparison

The first step of the valuation process is to ascertain what comparative
elements cause price to vary. Again, Sales 1, 5, and 6 typify alternative
home site or recreational lands comparable to the low-utility uplands of
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the key parcel. Sales 10, 11 and 12 represent similar sites comparable to
the high-utility uplands.
We determined location and physical characteristics, i.e., size, access,
topography, and utilities, have the greatest influence on price.
Importantly, real property rights conveyed, financing terms, conditions of
sale, and market conditions had no affect on price behavior for these
sales. An explanation of adjustments made follows.
Real Pr oper ty Rights Conveyed
The property rights appraised is the fee simple interest, and each of the
sales conveyed similar entitlements. Therefore, no adjustment is
necessary for property rights conveyed.
Financing Terms
Based on the definition of market value we assume financing terms in
cash, or on terms reasonably equivalent to cash, for the subject property.
Sales 1 and 6 were owner-financed transactions with 50% down at
undisclosed terms. However, owner financing is common in this market,
and the large down payments are similar to typical financing. Therefore,
we do not adjust these comparables for financing terms.
Conditions of Sale
Sale 11 represents a transaction of a parcel that conveyed 3.72 acres,
though a portion of the site was within a PLO and legal entitlement was
in question. Subsequent to the sale, the State legal jurisdiction to 1.22
acres, and the buyer retained entitlement to 2.50 acres. The buyer based
the purchase price of $120,000 on a 2.5-acre site, but with potential
entitlement to the additional 1.73 acres. As support to this purchase
motivation, Sale 10 represents the resale of the same property in 2013 at a
lower price of $105,000.
Regarding Sale 1, the buyer owned a contiguous property and desired to
protect their privacy. The Broker indicated buyer motivations might have
trended the sale price upward because the parcel sold before the listing
reached the MLS database. However, we do not adjust for conditions of
sale because the price paid a similar to past sale activity in the Hiland
Road market district. Sales 5, 6, 10, and 12 do not indicate any atypical
motivation.
Market Conditions
While analysis indicates modest appreciation from 2005 to the present
day, we found no data to support a market conditions adjustment to the
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three sales that transpired since 2007. Therefore, we do not adjust the
comparable land sales for change in market conditions.
Location
The neighborhood environment and proximity of shopping and services
are location influences that affect price behavior. The key parcel is
located outside the Anchorage core, about five to 15 miles south of a
South Anchorage shopping district. Sales 1, 5, and 6 are located between
15 and 22 miles from Midtown Anchorage, but each is within eight miles
of the Eagle River commercial core. Sales 10, 11 and 12 are located
along Turnagain Arm, just south of the corridor.
Overall, the
neighborhoods offer similar locations removed from shopping and
services. Therefore, we do not adjust the sales for location.
Physical Characteristics
As stated, size, access, topography, and utilities are physical factors that
cause price to vary. Importantly, interrelationships betweens these
physical features make it difficult to measure or quantify price
differential. Thus, we measure physical differences by a qualitative rating
of inferior, similar, or superior.
Size: In comparison to the 13.00± acres of the low-utility uplands, Sales
1, 5, and 6 range from 10.00± acres to 80.00± acres. Typically, an inverse
relationship between price and size reflects market behavior. However,
this relationship is not linear. In fact, analysis of historical sales develops
a price curve that has a steep slope for parcels containing less than 20.00
acres, a moderate slope for parcels ranging from 20.00 to 80.00 acres, and
a modest slope for parcels greater than 80.00 acres. The weakness of this
analytical process is the presumption that size is the sole price influence,
which is an improbable dynamic. Thus, we use the price curve as an
analytical tool to bracket value, but not quantify size adjustment. Based
on the preceding analysis, we make a significantly upward adjustment to
Land Sale 1 for a size over six times larger than the low-utility uplands.
Additionally, we make a downward adjustment to Land Sale 5 for a size
about twice the low-utility uplands.
Regarding the high-utility uplands, Sales 10/11 and 12 are 2.50 and 2.53
acres, respectively, whereas the level to undulating uplands are 1.00± acre
of the key parcel. Therefore, we make an upward adjustment to these sale
for size over twice that of the high-utility uplands.
Access Comparisons: We presume the key parcel has legal road access;
however, physical access to the low-utility uplands is marginal and
includes substantial risk. Sale 1 does not have developed road access, but
does have access via trail for ATV-type vehicles. Overall, Sale 1 has

14-2782(A) 26.3-Acre Parcel (Acquisition Parcel), Windy Corner, Seward Highway, Alaska
__________________________________________________
Appendix C - Page 37

36

MacSwain Associates LLC

Acquisition Parcel

physical and legal constraints similar to the low-utility uplands, and we
make no adjustment. Land Sale 5 has two, 10-foot easements extending
easterly to Homestead Road, a paved and developed secondary roadway.
Sale 6 has access via a 60-foot right of way, which is passable by a fourwheel drive vehicle. Therefore, we adjust these sales downward for
access superiority to the low-utility uplands. Sales 10, 11 and 12 have
highway or secondary road access, which we rate similar to the highutility uplands.
Topography Comparisons: The low-utility uplands have steep sloping
topography that includes a steep rock faces along portions of the Seward
Highway frontage. Sales 1 and 5 have similar steep sloping topography
that limits development potential. Sale 6 has a more modest slope, which
is a superior characteristic requiring a downward adjustment. The highutility uplands are generally level to undulating. Sales 10 and 11 have
sloping topography requiring an upward adjustment for the inferiority.
Sale 12 has a gentle slope that we rate generally similar.
Utilities: The key parcel has electricity in the general proximity. Sales 1
and 3 do not have any utilities within the general proximity, and require
upward adjustments for this inferiority. Sale 5 has electricity about 400
feet away, which is not significantly different from the key parcel. Sales
10 and 11 have electricity on site; with natural gas within the general
neighborhood; Sale 12 has electricity and natural gas onsite. Therefore,
we adjust sales 10, 11, and 12 downward for superior utilities.
View Amenity: The key parcel has direct view of Turnagain Arm and
surrounding mountains. Sales 1 and 5 have Knik Arm and mountain
views, while Sale 6 has Eagle River and Mountain views. Sales 10 and
11 have Turnagain Arm and surrounding mountain views, while Sale 12
has partial mountain views. While views differ, desirability of one view
over the other is a subjective and personal assessment. Further, there is
no data to support adjusting the sales for a view of Knik Arm and Eagle
River versus Turnagain Arm. Therefore, we do not adjust Sales 1, 5, 6,
10 or 11 for view amenity; but do adjust Sale 12 upward for inferior
views.
Use (Zoning)
The key parcel is located outside a zoning district. If the parcel was in the
private sector, it would be zoned Turnagain Arm (TA) District. This area
is designated for low-density residential land use. Sales 1, 5, and 6 are
zoned R-10, a low-density residential district with a minimum lot area of
1.25 to 7.50 acres depending on average slope and soil geology of the
parcel. Due to the sloping topography and bedrock soils of the
comparable sales, the R-10 zoning is rated generally similar to the lowutility uplands indicating no adjustment is necessary. Sales 10, 11, and
12 are zoned TA, similar to the high-utility uplands.
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A tabular summary of the land sales used in comparative analysis of the
low-utility uplands follows. The inserted map that follows provides a
location reference, with additional details of the three comparable land
sales in the addenda.
Comparable Land Sales

No.

Location

Zone

Size

Date

Price

Price/
Acre

1

East side of Cotton Grass Drive, off
Hiland Drive, Eagle River

R-10

80.00

7/14

$177,200

$2,215

5

1± mile southeast of Mirror Lake on the
west side of Mt. Eklutna, Chugiak

R-10

24.43

8/08

$69,000

$2,842

6

End of Ken Logan Circle, off Hiland
Drive, Eagle River

R-10

10.00

6/07

$70,000

$7,000

TA

13.00

-- --

-- --

Low-Utility Uplands, Turnagain Arm

-- --

Assumed

Land Sale 1
Summar y: This sale is an 80-acre parcel located in the South Fork Eagle
River valley neighborhood accessible from Hiland Drive. Located
adjacent to Chugach State Park boundaries, the parcel has a panoramic
northwesterly view of Eagle River and Knik Arm. While trail access is
possible to the westerly parcel area, it permits only ATV-type vehicles.
Steep topography is the defining physical feature, which diminishes
useable land area. Available utilities are within one-half mile.

N

Land Sale 1

Cotton Grass Road
Hiland Road
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Land Sale Map

N

Sale 5

Sale 6

Sale 1

Chugach State Par k

Corridor Land
Segments
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The buyer of Sale 1 owned a contiguous property and desired to protect
their privacy. The Broker indicated buyer motivations might have
trended the sale price upward because the parcel sold before the listing
reached the MLS database. However, we do not adjust for conditions of
sale because the price paid a similar to past sale activity in the Hiland
Road market district.
Compar ative Analysis: Analysis supports upward adjustments for
inferior size and utilities. Therefore, Land Sale 1 indicates a unit value
greater than $2,215 per acre.
Land Sale 5
Summar y: This sale is a 24.43-acre parcel located about one mile
southeast of Mirror Lake in the Peters Creek neighborhood. The parcel
sets on the westerly slope of Mt. Eklutna, constrained by a steep slope.
However, the parcel has a panoramic northwesterly view of Knik Arm.
Access from Homestead Road is possible via two 10-feet wide easements.
Electricity is within 400 feet of the parcel.

N

Homestead Road

Land Sale 5

Compar ative Analysis: Analysis supports a downward adjustment for
superior access, but an upward adjustment for inferior size. Overall, the
adjustments are offsetting, and Land Sale 5 indicates a unit value
approximating $2,842 per acre.
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Land Sale 6
Summar y: This sale is a 24.43-acre parcel located in the Hiland Road
neighborhood adjacent to Chugach State Park. Setting on the north slope
of Harp Mountain adjacent to the Eagle River Greenbelt, the parcel has a
steep slope with northerly view of Eagle River. Access is via a 60-foot
right of way that extends eastward from Ken Logan Road about one mile.
Though unmaintained, the gravel roadbed is sufficient for four-wheel
drive vehicles. Sloping topography is the defining physical feature,
which diminishes useable land area. Utilities are about one mile to the
northwest.
Eagle River

N
60-foot ROW

Land Sale 6

Hiland Road

Compar ative Analysis: Analysis supports a downward adjustment for
superior access, and topography. Conversely, lack of available utilities is
an inferior characteristic. Overall, the net adjustment to Land Sale 5 is
downward, indicating a unit value less than $7,000 per acre.
On the following page is an adjustment grid that summarizes the
comparative land sale analysis.
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Comparable Land Sale Adjustment Grid
Land Sale No.

Subject

Land Sale 1

Land Sale 5

Land Sale 6

Sale Price

-- --

$177,200

$69,000

$70,000

Price/Acre

-- --

$2,215

$2,842

$7,000

Property Rights
Conveyed

Fee simple

-Similar -

-Similar -

-Similar -

Financing Terms

Cash

Ownerfinanced
-Similar -

Cash
-Similar -

Ownerfinanced
-Similar -

Conditions of Sale

Assumed Typical

-Similar -

-Similar -

-Similar -

Market Conditions

1/15
(Date of value)

7/14
-Similar -

8/08
-Similar -

6/07
-Similar -

-- --

$2,215

$2,842

$7,000

Turnagain Arm

- Similar -

-Similar -

-Similar -

13.00 Ac.

80.00 Ac.
-Infer ior -

24.43 Ac.
-Infer ior -

10.00 Ac.
-Similar -

Road access

-Similar -

-Super ior -

-Super ior -

Steep bluff; sloping

Steep sloping
-Similar -

Steep slope
-Similar -

Modest slope
-Super ior -

None

-Similar -

-Similar -

-Similar -

Electricity in
proximity

None
-Infer ior -

Electricity
400± feet
-Similar -

None
-Infer ior -

Turnagain Arm;
Mountains

-Similar -

-Similar -

-Similar -

TA (assumed)

R-10
-Similar -

R-10
-Similar -

R-10
-Similar -

Inferior

Similar

Superior

> $2,215

= $2,842

< $7,000

Adjusted $/Acre
Location
Physical Character
Size
Access
Topography
Easements and
Restrictions
Utilities

View Amenity
Use (Zoning)
Overall Relative
Comparison Rating
Adjusted $/Acre

-- --
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The comparable land sales indicate an unadjusted unit value range from
$2,215 to $7,000 per acre. After analysis, Land Sale 6 is superior
indicating a value less than $7,000 per acre. In contrast, Land Sale 1 is
inferior indicating a value greater than $2,215 per acre. Additionally,
Land Sale 5 is rated generally similar indicating a value approximating
$2,842 per acre. We array the land sales and subject on an overall basis
as follows.
Land Sale

$/Acr e

Over all Rank

Net Adjustment

6

$7,000

Superior



5

$2,842

Similar

-- --

Subject

-- --

-- --

-- --

1

$2,215

Inferior



After qualitative adjustments, the sales support a value approximating
$2,842 per acre. Based on the preceding data, reasoning, and analysis, we
estimate a value of $2,800 per acre for the low-utility uplands.
Low-Utility Uplands

Comparative Land
Sale Analysis – HighUtility Lands

$2,800/Acre

A tabular summary of the land sales used in comparative analysis of the
high-utility uplands follows. The inserted map that follows provides a
location reference, with additional details of the three comparable land
sales in the addenda.
Comparable Land Sales

No.

Location

Zone

Size

Date

Price

Price/
Acre

10

North side of Seward Highway near
Milepost 100.4, Bird Creek

R-11

2.50

12/13

$105,000

$42,000

11

North side of Seward Highway near
Milepost 100.4, Bird Creek

R-11

2.50

9/08

$120,000

$48,000

12

North side of Rand Avenue, north of
Seward Highway near Milepost 103,
Indian

R-11

2.53

4/13

$145,000

$57,312

TA

1.00

-- --

-- --

High-Utility Uplands, Turnagain Arm

-- --

Assumed
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Land Sale Map

N

Chugach State Par k

Sale 12
Sale 10/11

Corridor Land
Segments
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Land Sale 10 & 11
Summar y: Land Sales 10 and 11 represent a sale/resale of a parcel
located on the Seward Highway, near Bird Creek. The parcel has
panoramic views of Turnagain Arm and surrounding mountains.
Topography includes a relatively steep slope at the south boundary, but
the eastern portion of the site is generally level. A driveway provides
direct Seward Highway access. Public utilities available include
electricity, with natural gas in the general neighborhood.
Comprised of two adjacent lots total land area transferred by deed is
163,350 square feet or 3.72 acres. The south lot (1.22 acres) is a highway
remainder and private ownership was in question at the time of Sale 11.
Subsequently, the State of Alaska has claimed jurisdiction to the 1.22
acres, while the buyer retained entitlement to 2.50 acres. The buyer of
Sale 11 based the purchase price of $120,000 on a 2.5-acre site, but with
potential entitlement to the additional 1.22 acres. As support to this
purchase motivation, Sale 10 represents the resale of the same property in
2013 at a lower price of $105,000.

N

Seward Highway

Land Sales 10/11

Tur nagain Ar m

Compar ative Analysis: Analysis supports upward adjustments for
inferior size and topography. Conversely, superior shape and utilities
require downward adjustments. Additionally, Sale 11 requires a
downward adjustment for conditions of sale. After review, inferior
topography and size override the superiorities of Sale 10, indicating a unit
value greater than $40,000 per acre. However, the Sale 11 indicates a
unit value approximating $48,000 per acre.
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Land Sale 12
Summar y: This sale is a 2.53-acre parcel located in a relatively new
subdivision in Indian, north of the Seward Highway. Setting at a gentle
slope, the parcel has partial mountain view of Bird Ridge. Access is via a
paved Rand Avenue. A public trail runs along the eastern boundary,
providing access to Chugach State Park. Utilities at the site include
electricity and natural gas. The buyer was a contractor, who built and
sold a home on the site in 2014.

N

Land Sale 12

Seward Highway

Tur nagain Ar m

Compar ative Analysis: Analysis supports a downward adjustment for
superior shape and utilities. Conversely, size and inferior view amenity
require upward adjustments. Overall, the net adjustment to Land Sale 12
is downward, indicating a unit value less than $57,312 per acre.
On the following page is an adjustment grid that summarizes the
comparative land sale analysis.
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Comparable Land Sale Adjustment Grid
Land Sale No.

Subject

Land Sale 10

Land Sale 11

Land Sale 12

Sale Price

-- --

$105,000

$120,000

$145,000

Price/Acre

-- --

$42,000

$48,000

$57,312

Property Rights
Conveyed

Fee simple

-Similar -

-Similar -

-Similar -

Financing Terms

Cash

Cash
-Similar -

Cash
-Similar -

Cash
-Similar -

Conditions of Sale

Assumed Typical

-Similar -

-Super ior -

-Similar -

Market Conditions

1/15
(Date of value)

12/13
-Similar -

9/08
-Similar -

4/13
-Similar -

-- --

$42,000

< $48,000

$57,312

Turnagain Arm

- Similar -

- Similar -

- Similar -

1.00 Ac.

2.50 Ac.
-Infer ior -

2.50 Ac.
-Infer ior -

2.53 Ac.
-Infer ior -

Shape

Narrow rectangle

-Super ior -

-Super ior -

-Super ior -

Access

Road access

-Similar -

-Similar -

-Similar -

Level to undulating

Level to steep
slope
-Infer ior -

Level to steep
slope
-Infer ior -

Gentle slope
-Similar -

None

-Similar -

-Similar -

-Similar -

Electricity in
proximity

Electricity;
NG in area
-Super ior -

Electricity;
NG in area
-Super ior -

Electricity &
NG
-Super ior -

Turnagain Arm;
Mountains

-Similar -

-Similar -

-Infer ior -

TA (assumed)

R-10
-Similar -

R-10
-Similar -

R-10
-Similar -

Inferior

Similar

Superior

> $42,000

= $48,000

< $57,312

Adjusted $/Acre
Location
Physical Character
Size

Topography

Easements and
Restrictions
Utilities

View Amenity
Use (Zoning)
Overall Relative
Comparison Rating
Adjusted $/Acre

-- --
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The comparable land sales indicate an unadjusted unit value range from
$42,000 to $57,312 per acre. After analysis, Land Sale 12 is superior
indicating a value less than $57,312 per acre. In contrast, Land Sale 10 is
inferior indicating a value greater than $42,000 per acre. Additionally,
Land Sale 11 is rated generally similar indicating a value approximating
$48,000 per acre. We array the land sales and subject on an overall basis
as follows.
Land Sale

$/Acr e

Over all Rank

Net Adjustment

6

$57,312

Superior



5

$48,000

Similar

-- --

Subject

-- --

-- --

-- --

1

$42,000

Inferior



After qualitative adjustments, the sales support a value approximating
$48,000 per acre. Based on the preceding data, reasoning, and analysis,
we estimate a value of $48,000 per acre for the high-utility uplands.
High-Utility Uplands

Ratio Analysis of
Tideland versus
Adjacent Upland Sale
Price

$48,000/Acre

As stated, tideland sales are scarce because of their intrinsic productivity
with adjoining uplands. Moreover, the public sector owns a majority of
tidelands in rural Alaska communities with marine dependent economies.
Further, most sales involving tidelands are improved properties with an
integrated economic use. While sales of properties with tidelands
transpire, it is difficult to extricate the tideland price from the total
purchase. Consequently, we use a ratio method of valuing the appraised
tidelands.
The ratio method is a common analytical tool founded on market
behavior collected from several Alaska communities. The ratios reflect
utility of the tidelands, as it relates to the adjacent uplands. The table on
the following page summarizes four primary transactions with
independent price negotiations for the uplands and adjoining tidelands.
The table also summarizes 10 secondary sales that illustrate price
behavior between uplands and adjoining tidelands.
While these
transactions are credible indicators of market behavior, they are located in
Kodiak and Southeast Alaska where private owned tidelands are more
prevalent. We do not emphasize the secondary indicators, but they
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bracket tideland price behavior involving tidelands with an integrated
economic use with the adjoining uplands.
Summary Analysis of Upland Versus Tideland Price
No.

Location

Anticipated Use

Upland Price

Tideland Price

Ratio

Primary Market Indicators
T-1

Seward, Alaska

Oil Industry/Dock

$1.05/SF

$0.15/SF

14.3%

T-2

Nikiski, Alaska

Oil Industry/Dock

$1.10/SF

$0.18/SF

16.4%

T-3

Anchorage, Alaska

Residential

$3.48/SF

$0.35/SF

10.0%

T-4

Unalaska, Alaska

Fuel Dock

$5.22/SF

$1.05/SF

20.0%

Secondary Market Indicators
T-5

Kodiak, Alaska

Fish Processing

$16.20/SF

$6.34/SF

39.1%

T-6

Kodiak, Alaska

Fish Meal Plant

$5.59/SF

$1.42/SF

25.4%

T-7

Sitka, Alaska

Cold Storage

$14.97/SF

$4.50/SF

30.1%

T-8

Sitka, Alaska

Marina

$6.25/SF

$0.95/SF

15.2%

T-9

Ketchikan, Alaska

Dock

$14.60/SF

$3.35/SF

23.0%

T-10

Ketchikan, Alaska

Lodge/Dock

$1.28/SF

$0.32/SF

25.0%

T-11

Petersburg, Alaska

Fish Processing

$2.85/SF

$0.60/SF

21.1%

T-12

Petersburg, Alaska

Cargo Transfer

$3.00/SF

$0.76/SF

25.3%

T-13

Haines, Alaska

Dock

$1.50/SF

$0.25/SF

16.7%

T-14

Wrangell, Alaska

Warehouse

$3.00/SF

$0.62/SF

20.7%

The primary market indicators develop a price ratio ranging from 10.0 to
20.0 percent. Tideland Ratio 1 consists of 43± acres of uplands and 80±
tideland acres, although only 15± acres sustain an integrated use.
Therefore, excess tideland area, a majority of which has limited utility,
trended the ratio downward. Tideland Ratio 2 fronts the east shore of
Cook Inlet just north of Nikiski providing oil industry support services.
Upland acreage total 31± acres that have an integrated use with the
29.35± acres of tidelands. Importantly, the tideland area extends 2,320±
feet offshore to enhance access constraints caused shallow depth and
severe tidal change. In addition, the tidelands include acreage for future
expansion. These physical and economic factors trended the price ratio
downward.
Tideland Ratio 3 is shallow, flat, bisected by an anadromous stream, and
affected by large tidal shifts exceeding 30 feet. Located in Anchorage,
the associated residential use of the uplands further limits the utility of the
tidelands. Tideland Ratio 4 represents a fuel dock fronting Captain Bay
in Unalaska. Although 31.01± acres of tidelands support the 25± acres of
upland, the tideland acreage is necessary to berth more than one vessel for
safety purposes.
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We emphasize Tideland Ratios 2 and 3 in the reconciliation process.
Tideland Ratio 2 compares to the subject in terms of shallow offshore
water depth and Cook Inlet tidal change. Further, potential use of the
tidelands for expansion is similar to the subject. Tideland Ratio 3
compares to the subject due to a similar physical character. However, the
provide very limited utility to the adjacent upland use. Although the two
ratio indicators represent the lower end of the bracket, the physical
character of appraised tidelands warrant this comparison. After analysis,
the market indicators support a ratio at the high end of the indicated
range, or 15 percent of upland value.
Tideland Ratio

Conclusion of
Tideland Value

15%

We rely upon a ratio analysis to estimate the unit value of the key parcel
tidelands. We employ this methodology because similar tideland sales do
not exist for direct comparison. We concluded with a unit value of
$2,800 per acre for the low-utility uplands, and $48,000 per acre for the
high-utility uplands. Thereafter, we performed a ratio analysis of
integrated sales that require tidelands to support upland use. Analysis
supports a 15 percent ratio between upland value and tideland value.
In order to apply the ratio analysis, we first develop a weighted average
for the unit values of the adjacent uplands, which is developed as follows.
Low-Utility Uplands: 13.0 Ac. × $2,800/Ac.
High-Utility Uplands: 1.0 Ac. × $48,000/Ac.
Total Value of Key Parcel Uplands

$36,400
+ $48,000
$84,400

$84,400 ÷ 14.0 Ac. = $6,029/Ac.
Based on the preceding, the blended unit value of the key parcel uplands
is estimate at $6,029 per acre. Thus, we conclude the unit value indicated
for the 6.0-acre key-parcel tidelands is $904 per acre.
$6,029/Upland Acre @ 15% Ratio = $904/Tideland Acre
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Again, we employ the ATF methodology to estimate the value of the
larger parcel. This methodology is a reliable technique of measuring land
value for a corridor-type property. The premise of this methodology is
the corridor land is as valuable as the land it passes. Since a majority of
the corridor from Indian to the weigh station crosses through nearidentical land, we used the key-parcel technique in the comparative
analysis. Importantly, the land it crosses includes three different physical
types of land (tidelands, high utility uplands, and low utility uplands) that
contribute differently.
Because a lack of market data prevents application of a more direct
method, we apply an allocation technique. We believe allocation is a
reliable technique for estimating the contribution of the three distinct
types of land that make up the key parcel. Based on the preceding keyparcel analysis, unit prices of the three types of land are summarized as
follows.
Low-Utility Uplands

$2,800/Acre

High-Utility Uplands

$48,000/Acre

Tidelands

$904/Acre

The next step is to apply these unit values to the larger parcel. This
develops the following value indication for the larger parcel before
acquisition.
Low-Utility Uplands: 49.07 Ac. × $2,800/Ac.

$137,396

High-Utility Uplands: 12.26 Ac. × $48,000/Ac.

$588,480

Tidelands: 26.30 Ac. × $904/Ac.
ATF Value of Larger Parcel

Analysis of Corridor
Factor

+ $23,775
$749,651

The final step is to determine if an enhancement factor applies to the
appraised lands. As stated, a corridor-type property represents an
assemblage of land that connects two destination points. Often, this
assemblage produces greater utility, particularly land with multiple
ownership and diverse use. Thus, the market value of the corridor may
exceed the value indicated by the ATF methodology and require a
market-derived “enhancement” factor. While, the appraised property
represents single underlying ownership, there are multiple users including
highway, railroad, and utilities. Therefore, our analysis indicates an
enhancement factor does apply to the appraised lands because, though
limited, demand from alternative users for the existing corridor exists.
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However, measuring its market-effect on price is difficult because of
limited demand and scarcity of reliable sale data.
Significantly, we are not aware of any corridor sales in Alaska, although
there are right-of-way leases that, reportedly, apply a CF to the ATF
value. While corridor property sales located outside of Alaska transpire
with regularity, they involve numerous comparative factors that exceed
the scope of our knowledge and expertise. However, discussions with
parties with knowledge of these transactions stated sale data indicates the
CF is trending upward, albeit, the incremental change is relative small.
Importantly, we have reviewed a consulting assignment for the analysis of
corridor enhancement factor for a portion of an Alaska Railroad
Corporation’s corridor. Prepared in 2004 by Randy L. Seale, MAI of
Allen, Williford & Seale, Inc., this consultation sites 15 corridor
enhancement factor transactions throughout the United States. The
comparables have a corridor enhancement factor ranging from 1.00 to
7.05, though most have an enhancement factor ranging from 1.25 to 1.60.
Based on several factors, Mr. Seale determined that an appropriate
corridor enhancement factor for the ARRC segment is 1.50, as it relates
to the ATF value.
Based on a similar-type corridor use, we concur with the data and analysis
provided in the above-mentioned consulting assignment. Therefore, we
conclude with a CF of 1.50 or a 50-percent enhancement to the ATF
value.
Estimate of Corridor Enhancement Factor

1.50

Multiplying the estimated CF of 1.50 to the ATF value of the appraised
property develops the following estimate of market value.
$749,651 (ATF Value) × 1.50 SF = $1,124,477
In conclusion, the market value of the property before the acquisition, as
of January 20, 2015, is estimated as follows.
Market Value Before Acquisition
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Chapter 6: Property Valuation – After Acquisition

Overview

This chapter analyzes the property after the proposed acquisition, or the
remainder parcel. The ROW map below illustrates the partial acquisition
affecting the appraised property, while the table on the following page
provides a comparative analysis before and after the acquisition.
ROW Mapping – Larger Parcel, Acquisition, and Remainder

N
Remainder
61.33 Acres

Larger Parcel
87.63 Acres (red
and yellow)
Acquisition
26.3 Acres

Tur nagain Ar m
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Before and After Acquisition Summary

Land Area:
Low-Utility Uplands:
High-Utility Uplands:
Tidelands:
Shape:
Road Access:
Topography:
Soils:
Utilities:
Easements and Restrictions:
Improvements:
Zoning:
Highest and Best Use:

Larger Parcel
(Before Acquisition)

Remainder Parcel
(After Acquisition)

87.63 Ac.
49.07 Ac.
12.26 Ac.
26.30 Ac.
Irregular
Yes
Tidelands, level lands, steep
sloping
Mudflats, bedrock
E&T
None identified
Assumed vacant
Not zoned
Transport or distribution
corridor

61.33 Ac.
49.07 Ac.
12.26 Ac.
0.00 Ac.
Similar
Same
Level lands, steep sloping
Bedrock
Same
Same
Same
Same
Same

Essentially, the proposed acquisition consists of all of the 26.30 acres of
tidelands; the area of the high-utility uplands and low-utility uplands
remains unchanged by the acquisition. Therefore, the area of the
remainder parcel is reduced to 61.33 acres, with 49.07 acres of low-utility
uplands, 12.26 acres of high-utility uplands, and no tidelands.
Importantly, the acquisition does not cause a change to the highest and
best use of the property.
Because the remainder is similar to the property before the acquisition,
the market data used in the valuation of the larger parcel are also reliable
comparisons in valuing the remainder. Therefore, we utilize our
allocation technique and key-parcel analysis previously discussed. To
review the key-parcel analysis, unit prices of the three types of land are
summarized as follows.
Low-Utility Uplands

$2,800/Acre

High-Utility Uplands

$48,000/Acre

Tidelands

$904/Acre

The next step is to apply these unit values to the remainder parcel. This
develops the following value indication for the property after acquisition.
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Low-Utility Uplands: 49.07 Ac. × $2,800/Ac.

$137,396

High-Utility Uplands: 12.26 Ac. × $48,000/Ac.

$588,480

Tidelands: 0.00 Ac. × $904/Ac.

+

ATF Value of Remainder Parcel

$0

$725,876

Finally, we apply the estimated CF of 1.50 to the ATF value of the
appraised property to develop the following estimate of market value after
acquisition.
$725,876 (ATF Value) × 1.50 SF = $1,088,814
In conclusion, the market value of the property after the acquisition, as of
January 20, 2015, is estimated as follows.
Market Value After Acquisition
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Chapter 7: Market Value of Acquisition

Overview

We employ the before and after methodology to value the acquisition of
the Acquisition Parcel. Analysis concluded with market value estimate
before the acquisition as follows.
Value Before Acquisition

$1,124,500

Analysis concluded with market value estimate before the acquisition as
follows.
Value After Acquisition

$1,088,800

The value of the acquisition is the difference between the before and after
opinions of market value. Thus, the value of the acquisition of
Acquisition Parcel is as follows.
Market Value of Acquisition

Market Value of
Acquisition

$35,700

Based on the preceding data, reasoning, and analysis, it is our opinion the
market value of the acquisition “Acquisition Parcel,” as of January 20,
2015, is as follows.
Market Value of Acquisition

$35,700

Analysis and valuation of the property is subject to the following
hypothetical condition, which is a condition that is contrary to what
exists, but is used for the purpose of analysis: We assume the appraised
property is owned by a single entity, and exclude from valuation all
asphalt paving of roads, parking lots or pathways; railroad tracks and
equipment; or any other improvements that may exist.
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Comparable Land Sale 1

N

Cotton Grass Road
Hiland Drive

Location:
Assessor Numbers:
Legal Description:

Grantor:

Grantee:
Sale Date:
Sale Price:
Cash Equivalent Price:
Terms:

East of Cotton Grass Drive off of Hiland Road, 9± miles southeast of Eagle River,
Alaska
050-411-40 & 41
NE4NE4, Section 33, T14N, R1W SM and SW4NW4, Section 34 T14N, R1W, SM,
Anchorage Recording District
Personal Representative’s
Eric Gingrich Personal
Instrument:
Deed
Representative for Estate of
Stephen Gingrich
Hertha Monroe
2014-028880-0
Document No:
7/14
Broker
Data Source:
$177,200
Dan Shantz
Confirmed By:
$177,200
Fee simple interest
Property Rights:
Owner financed, $88,600 down payment, $88,600 Deed of Trust at undisclosed terms

80.00± acres
None
Land Area:
Public Utilities:
R-10
Residential
Zoning:
Intended Use:
Trail
Access:
Highest & Best Use: Residential
Dan Shantz
Easements/Restrictions: Section line easements
Inspected By:
Property Description:
This 80-acre parcel is located on the eastern slope of the South Fork Eagle River valley neighborhood accessible
from Hiland Road. Location is 15± miles from Midtown Anchorage. A trail extending nearly one-half mile links the
parcel to Cotton Grass Drive. Topography is steep, which diminishes subdivision potential.
Remarks:
The buyer owned a contiguous property and desired to protect their privacy. The Broker stated the buyer negotiated
the purchase prior to the listing reaching the MLS database.

Analysis

$177,200

÷

80.00± Acres
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= $2,215/Acre

MacSwain Associates LLC
Comparable Land Sale 1

N

Portion of MTP T 14N, R 1W

N

Land Sale 1

Hiland Drive

Cotton Grass Road

National Geographic TOPO Map
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MacSwain Associates LLC

Comparable Land Sale 5

N

Homestead Road

Location:
Assessor Number:
Legal Description:
Grantor:
Grantee:
Sale Date:
Sale Price:
Cash Equivalent Price:
Terms:

Approximately 1± mile southeast of Mirror Lake, Peters Creek neighborhood Chugiak,
Alaska
051-832-13
Tract B1, Tonjess Estates, Plat 82-59, Anchorage Recording District
Great Alaska Council, Boy
Scouts of America
Eugene Cappozi, Ronald Miller,
and Kristin Miller
8/08
$69,000
$69,000
Cash

Instrument:

Warranty Deed

Document No:

2008-048643-0

Data Source:
Confirmed By:
Property Rights:

Broker
Dan Shantz
Fee simple interest

24.43 Acres
None
Land Area:
Public Utilities:
R-10
Residential
Zoning:
Intended Use:
Easements
off
Homestead
Drive
Residential
Access:
Highest & Best Use:
Dan Shantz
Easements/Restrictions: None noted on plat
Inspected By:
Property Description:
This 24.49-acre parcel is located in the Peters Creek neighborhood about 22± miles from Midtown Anchorage.
Setting on the west slope of Mt. Eklutna, the parcel has a steep slope. Access is via two trail easements that extend
eastward from Homestead Road. Electricity is 400 feet west.
Remarks:
The Broker stated the parcel was listed in May 2008 for $75,000, indicating a marketing time of 88 days.

Analysis

$69,000

÷

24.43 Acres
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= $2,842/Acre

MacSwain Associates LLC
Comparable Land Sale 5

N

Plat No. 82-59

N

Homestead Road

Land Sale 5

National Geographic TOPO Map

__________________________________________________
Appendix C - Page 61

MacSwain Associates LLC

Comparable Land Sale 6

N

Eagle River

60-foot ROW Trail

Location:
Assessor Number:
Legal Description:

Grantor:
Grantee:
Sale Date:
Sale Price:
Cash Equivalent Price:
Terms:

Approximately 1± mile southeast of Ken Logan Road, Hiland Road neighborhood Eagle
River, Alaska
067-201-05
S2NE4NW4NW & E2NW4NW4NW4, Section 27, T14N, R1W, SM, Anchorage
Recording District
Sharon Lynn Walleen
Warranty Deed
Instrument:
Casey W. Fagerquist and
2007-038457-0
Document No:
Danielle T. Pratt
6/07
Broker
Data Source:
$70,000
Steve MacSwain, MAI
Confirmed By:
$70,000
Fee simple interest
Property Rights:
Owner financed, $35,000 down payment, $35,000 Deed of Trust at undisclosed terms

10.00 Acres
None
Land Area:
Public Utilities:
R-10
Residential
Zoning:
Intended Use:
60-foot ROW; gravel roadbed
Access:
Highest & Best Use: Residential
Steve MacSwain, MAI
Easements/Restrictions: None noted on plat
Inspected By:
Property Description:
This 10.00-acre parcel is located in the Hiland Road neighborhood about 16± miles from Midtown Anchorage.
Setting on the north slope of Harp Mountain adjacent to the Eagle River Greenbelt, the parcel has a steep slope.
Access is via a 60-foot right of way that extends eastward from Ken Logan Road about one mile. Though
unmaintained, the gravel roadbed is sufficient for four-wheel drive vehicles.
Remarks:
The parcel was originally listed in March 2007 for $125,000, before lowering to $78,000 before securing an offer.
The Broker stated that owner financing with 50% down did not affect the sale price.

Analysis

$70,000

÷

10.00 Acres
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= $7,000/Acre

MacSwain Associates LLC
Comparable Land Sale 6

N

60-foot ROW Trail

MOA Grid Map SW0460

Eagle River

N

60-foot ROW

Land Sale 6

Hiland Road

National Geographic TOPO Map
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MacSwain Associates LLC

Comparable Land Sale 10

Location:
Assessor Number:
Legal Description:

North side of Seward Highway near Milepost 100.4, Bird Creek, Alaska
090-022-06

Grantor:
Grantee:
Sale Date:
Sale Price:
Cash Equivalent Price:
Terms:

Elizabeth A. Davidson
Terra B. Nelson
12/13
$105,000
$105,000
Conventional financing

Instrument:
Document No:
Data Source:
Confirmed By:
Property Rights:

Statutory Warranty Deed
2013-067978-0
Broker
Steve MacSwain, MAI
Fee simple interest

2.50± acres
E & T; NG in proximity
Land Area:
Public Utilities:
R-11 (now TA)
Residential
Zoning:
Intended Use:
Seward Highway
Access:
Highest & Best Use: Residential
Steve MacSwain, MAI
Easements/Restrictions: None noted
Inspected By:
Property Description:
This 2.50-acre lot is located on the north side of Seward Highway, at the east end of Bird Creek. Location is 20.5±
miles from Midtown Anchorage. A driveway leads to a clearing where a restaurant was once located, but burned
down over 30 years ago. Topography is relatively steep at the south boundary, but levels our near the eastern
portion. Despite the conveyance of a second lot containing 1.22 acres, it lies within a PLO and the State of Alaska
has claimed jurisdiction.
Remarks:
The property was listed off and on for over five years originally for $135,000, before accepting an offer at $105,000.
The seller bought the property in 2008 for $120,000, but based the purchase on potential entitlement to the 1.22
acres within the PLO.

Analysis

$105,000

÷

2.50± Acres
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= $42,000/Acre

MacSwain Associates LLC

Comparable Land Sale 11

Location:
Assessor Number:
Legal Description:

North side of Seward Highway near Milepost 100.4, Bird Creek, Alaska
090-022-06

Grantor:

Jason E. Skala and Holly SkalaLawson
Elizabeth A. Davidson
9/08
$120,000
$120,000
Conventional financing

Grantee:
Sale Date:
Sale Price:
Cash Equivalent Price:
Terms:

Instrument:

Warranty Deed

Document No:
Data Source:
Confirmed By:
Property Rights:

2008-050298-0
Broker
Steve MacSwain, MAI
Fee simple interest

2.50± acres
E & T; NG in proximity
Land Area:
Public Utilities:
R-11 (now TA)
Residential
Zoning:
Intended Use:
Seward Highway
Access:
Highest & Best Use: Residential
Steve MacSwain, MAI
Easements/Restrictions: None noted
Inspected By:
Property Description:
This 2.50-acre lot is located on the north side of Seward Highway, at the east end of Bird Creek. Location is 20.5±
miles from Midtown Anchorage. A driveway leads to a clearing where a restaurant was once located, but burned
down over 30 years ago. Topography is relatively steep at the south boundary, but levels our near the eastern
portion. Despite the conveyance of a second lot containing 1.22 acres, it lies within a PLO and the State of Alaska
has claimed jurisdiction.
Remarks:
The property was listed for just over four months at a price of $129,000, before accepting an offer at $120,000. The
buyer based the purchase on potential entitlement to the 1.22 acres within the PLO, but State of Alaska claimed
jurisdiction. The buyer listed the property in April 2009 for $129,900, and sold it in December 2013 for $105,000.

Analysis

$120,000

÷

2.50± Acres
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= $48,000/Acre

MacSwain Associates LLC
Comparable Land Sale 10 & 11

N
Land Sale 10/11

Conveyed Lot
in PLO

Portion of US Survey 3680

N

Seward Highway

Land Sales 10/11

Tur nagain Ar m

National Geographic TOPO Map
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MacSwain Associates LLC

Comparable Land Sale 12

Location:
Assessor Number:
Legal Description:

North side of Rand Avenue, north of Seward Highway near Milepost 103, Indian,
Alaska
090-042-10

Grantor:
Grantee:
Sale Date:
Sale Price:
Cash Equivalent Price:
Terms:

Ledyard Group, LLC
Wilco Contractors
4/13
$145,000
$145,000
Cash

Instrument:
Document No:
Data Source:
Confirmed By:
Property Rights:

Statutory Warranty Deed
2013-023497-0
Broker
Steve MacSwain, MAI
Fee simple interest

Land Area:
Zoning:
Access:
Easements/Restrictions:

2.53± acres
R-11 (now TA)
Rand Avenue
Public trail easement along east
boundary

Public Utilities:
Intended Use:
Highest & Best Use:
Inspected By:

E, T, NG
Residential
Residential
Steve MacSwain, MAI

Property Description:
This 2.53-acre lot is located in a relatively new subdivision in Indian. Location is 17.5± miles from Midtown
Anchorage. Rand Avenue provides access, and there is electricity, telephone, and natural gas at the site.
Topography is moderately sloping and provides some mountain views. A public trail runs along the eastern
boundary, providing access to Chugach State Park.
Remarks:
The property was listed for just over four months at a price of $167,000, before accepting an offer at $145,000. The
buyer was a contractor who built and sold a home on the site in 2014.

Analysis

$145,000

÷

2.53± Acres
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= $57,312/Acre

MacSwain Associates LLC
Comparable Land Sale 12

N
Land Sale 12

Portion of Plat No. 2005-202

N

Land Sale 12

Seward Highway

Tur nagain Ar m

National Geographic TOPO Map
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MacSwain Associates LLC
4401 Business Park Boulevard, Suite 22, Anchorage, Alaska 99503

Appraiser: Steve MacSwain, MAI
Member of Appraisal Institute - No. 5700
State of Alaska, Certified General Real Estate Appraiser - No. 42

Professional Experience: 1986 to Present - MacSwain Associates LLC
1976 to 1986 - Appraisal Company of Alaska - President
1970 to 1975 - Real Estate Services Corporation – Appraiser
1969 to 1970 - State of Alaska Department of Highways - Right of Way Agent
Real estate appraiser and consultant of all property types throughout Alaska including commercial, industrial,
subdivisions and special-purpose properties. Appraisals have been performed for financing, leasing, insurance,
condemnation, taxation, property damages, investment analysis, and buy-sell decisions. Appraisals include
valuation of both real property and business enterprises. Professional experience totals 42 years.

Education: Bachelor of Business Administration, Finance (1969), University of Alaska Fairbanks
Appraisal Education: The following is a list of completed appraisal courses and seminars.
2014 – Uniform Standards of Professional Appraisal Practice – Update by the Appraisal Institute
2013 – Complex Litigation Appraisal Case Studies by the Appraisal Institute
2013 – Uniform Appraisal Standards for Federal Land Acquisitions (Yellow Book) by the Appraisal Institute
2012 – Appraisal Curriculum Overview by the Appraisal Institute
2012 – Business Practices and Ethics by the Appraisal Institute
2012 – Uniform Standards of Professional Appraisal Practice – Update by the Appraisal Institute
2010 – Reviewing Appraisals in Eminent Domain by the International Right of Way Association
2010 – Commercial Appraisal Engagement and Review Seminar for Bankers and Appraisers by the Appraisal Institute
2009 – The Appraiser as an Expert Witness: Preparation and Testimony by the Appraisal Institute
2009 – Attacking and Defending an Appraisal in Litigation by Whitmer Education
2008 – Uniform Standards of Professional Appraisal Practice by the Appraisal Institute
2007 – Business Practices and Ethics by the Appraisal Institute
2007 – Eminent Domain Law for Right of Way Professionals by the International Right of Way Association
2007 – Appraisal Review for Federal Aid Programs by the International Right of Way Association
2007 – Analyzing Operating Expenses by the Appraisal Institute
2007 – Forecasting Revenue by the Appraisal Institute
2007 – Case Studies in Highest and Best Use by the Appraisal Institute
2002 – Uniform Standards for Federal Land Acquisitions: Practical Applications for Fee Appraisers by the Appraisal Institute
2002 – Legal Aspects of Easements by the International Right of Way Association
2001 – Partial Interest Valuation Undivided by the Appraisal Institute
2001 – Special Purpose Properties Divided by the Appraisal Institute
1969-2000: Numerous appraisal classes pertaining to principles, income capitalization, cost analysis, sale
comparison approach, and highest and best use analysis by the Appraisal Institute, Society of Real Estate
Appraisers, International Right-of-Way Association, International Association of Assessing Officers, and Marshall
Valuation Service
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Membership and Organizations: Member of Appraisal Institute – No. 5700
Member of International Right of Way Association
Member of Building Owners and Managers Association (BOMA), Anchorage

Public Service: Past Chairman of the State Board of Certified Appraisers
Past member of Board of Equalization, Municipality of Anchorage
Past member of National Experience Review Committee of the Appraisal Institute
Past member of Regional Ethics and Counseling Panel of the Appraisal Institute
Past president of Alaska Chapter 57 of the Appraisal Institute

Significant Assignments:
 Appraised the Trans-Alaska Pipeline System, an 800-mile common carrier crude oil pipeline from Prudhoe Bay










to Valdez, operated by Alyeska Pipeline Service Company.
Appraised Calais Company, Inc., a real estate holding company consisting of 39 commercial parcels in
Anchorage.
Principal real estate consultant and expert witness for all lands affected by the Exxon Valdez oil spill. Project
involved over 2,000,000 acres of remote land and nearly 2,000 private property owners.
Appointed as a representative of a three-member panel that analyzed and valued over 1,000,000 acres and 8,000
parcels for the Mental Health Lands Settlement.
Contract assessor for the North Slope Borough, Kodiak Island Borough, City of Nome, and the City of Valdez.
Represented Seibu Alaska, Inc. (Alyeska Resort and Alyeska Prince Hotel) in preparing of their property tax
appeal with the Municipality of Anchorage that resulted in a $65 million reduction in assessed value.
Appraised submerged tideland parcels and wetlands parcels located in Womens Bay on Kodiak Island for the
purpose of an exchange between Koniag, Inc. and U.S. Fish and Wildlife Service
Appraised Common Carrier Pipeline right-of-ways leased and operated by BP Transportation Alaska and
ConocoPhillips Alaska.
Appraised 3,600 acres consisting of the former Adak Naval Air Station and Submarine Base conveyed to the
City of Adak and the State of Alaska.
Appraised and/or provided consulting services on properties throughout Alaska including numerous financial
institutions, Native corporation lands, and real estate holding companies both public and private.

Expert Witness Experience: Steve MacSwain is qualified as an expert witness in both the United States Federal
Court and the State of Alaska Superior Court. Steve has testified as an expert witness in State and Federal courts.
In addition, Steve has testified as expert witness in numerous Alaskan municipal tax courts, public hearings, and
depositions on matters related to real property.

Arbitrator Experience: Appointed a Master by the Superior Court of Alaska and Municipality of Anchorage to
serve as an arbitrator in determining just compensation.
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REVIEW APPRAISER’S DETERMINATION OF
APPRAISAL COMPLIANCE WITH UASFLA & USPAP
By
Franklin M. King, MAI
5646 Rogers Road
Lizella, GA 31052-5509

Phone: 478-538-5661 — E-Mail: franklinkingjr@hotmail.com

PROJECT NAME:

W INDY CORNER SEWARD HWY.
MILEPOST 105-107

DOT & PF PROJECT NO. 0A3-1(34)/56631
PARCEL NO. “ACQUISITION PARCEL” (STATE OF
ALASKA)
KVC FILE NO. 15-002A

Property Owner: State of Alaska (Note: Although portions of the appraised property are under the ownership of
various agencies of the State of Alaska, the appraiser was instructed by his client to appraise the property as if it
were owned in its entirety by a single entity, i.e., the State of Alaska).
Appraised Property: The fee-simple interest in 87.63 acres of hypothetically vacant land located along the
Seward Highway/Alaska Railroad corridor between the communities of Rainbow and Indian, Alaska. The real
estate is roughly, legally described as being situated in Sections 2 and 3, Township 10 North, Range 2 West,
Seward Meridian, Alaska. (Note: The appraiser was instructed to exclude from valuation all roadway, roadside
and railroad improvements, i.e, the land was to be appraised as if it were vacant and unimproved).
___________________________________________________________________________________________________

I, Franklin M. King, MAI, have completed a technical review of the February 6, 2015 appraisal report on the
above-referenced property which was prepared, signed and certified by Steve MacSwain, MAI. My review was
completed without a field inspection of the subject property or the comparable sale properties, i.e., a “desk”
review was performed. The scope of my review included: 1) a check for proper appraisal methodology, analytical
consistency, internal logic, and accuracy of mathematical calculations; 2) a check for compliance with the
Uniform Appraisal Standards for Federal Land Acquisitions (UASFLA) and the Uniform Standards of
Professional Appraisal Practice (USPAP); and 3) a determination as to whether the appraisal report constitutes an
adequate basis for an offer of just compensation. I did not independently confirm the market data or subject
property data presented in the appraisal report.
My five-page appraisal review report herein is intended for use only by my client, DOWL HKM, as well as the
State of Alaska and the National Park Service.
Mr. MacSwain determined that the highest and best use of the appraised property (the “larger parcel”) was for
continued use as a portion of a transportation/distribution corridor connecting Anchorage and the Kenai Peninsula
and serving intermediate points along the way. Accordingly, he utilized the across-the-fence (ATF) method to
value three distinctly different types of land within the corridor segment by analyzing and adjusting comparable
land sales. By applying a market-derived corridor factor to the ATF value, the appraiser finalized his opinion of
market value for the larger parcel, the remainder property and the acquisition area. The results of his appraisal
were communicated in an “Appraisal Report” as defined in the 2014-2015 edition of USPAP.
The fee simple interest in a 26.30-acre portion of the larger parcel is to be acquired as part of the above-captioned
road project. The appraiser’s opinion of the market value of the proposed acquisition, as of January 20, 2015
was $35,700.00 (Thirty Five Thousand Seven Hundred Dollars).
The appraisal report contained a few minor errors and inconsistencies—none of which had any impact on the
value conclusions. Mr. MacSwain made the necessary corrections and submitted an amended report to me for
final review. He assured me that he will also promptly submit same to DOWL HKM.

Acquisition Parcel — Windy Corner Project, Milepost 105-107 of the Seward Highway, Alaska
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Page 1 of 5

Review Appraiser’s Determination:


The content, analyses, and conclusions in the amended appraisal report are in compliance with my
interpretation of the current editions of UASFLA and USPAP.



The market value opinions were based on an adequate quantity of relevant data and proper
adjustments to the data were made where appropriate.



The appraisal methods and techniques used were appropriate for the valuation problem.



The $35,700 market value opinion for the property rights to be acquired is appropriate and reasonable,
given the data and analyses presented, and I recommend approval of the appraisal report as an
adequate basis for an offer of just compensation.

JUST COMPENSATION ALLOCATION:
Land:
Section Line/PLO Interests:
Improvements
Cost-to-Cure:
Damages:
Special Benefits:
TOTAL:

$35,700
$ N/A
$ N/A
$ N/A
$ N/A
$ N/A
$35,700

Uneconomic Remnant?  Yes

 No

If yes, enter value: $

N/A and describe:

Reviewer Assumptions & Limiting Conditions:


This appraisal review is based solely on data and information contained in the appraisal report that is the
subject of this review.



It is assumed that the data and information are factual and accurate,



I reserve the right to consider any additional data or information that may subsequently become available
and to revise the opinions and conclusions in this report if such data and information indicate the need for
such a change.



All of the assumptions and limiting conditions contained in the appraisal report that is the subject of this
review are also conditions of this review unless otherwise stated.

Review Appraiser Certification:
I certify that, to the best of my knowledge and belief:


The statements of fact contained in this appraisal review report are true and correct.



The reported analyses, opinions, and conclusions in this review report are limited only by the assumptions
and limiting conditions stated in this review report, and are my personal, impartial, and unbiased
professional analyses, opinions, and conclusions.

Acquisition Parcel — Windy Corner Project, Milepost 105-107 of the Seward Highway, Alaska
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Page 2 of 5



I have no present or prospective interest in the property that is the subject of the work under review and
no personal interest with respect to the parties involved.



I have performed no other services, as an appraiser or in any other capacity, regarding the property that is
the subject of the work under review within the three-year period immediately preceding acceptance of
this assignment.



I have no bias with respect to the property that is the subject of the work under review or to the parties
involved with this assignment.



My engagement in this assignment was not contingent upon developing or reporting predetermined
results.



My compensation is not contingent on an action or event resulting from the analyses, opinions or
conclusions in this review or from its use.



My compensation for completing this assignment is not contingent upon the development or reporting of
predetermined assignment results or assignment results that favor the cause of the client, the attainment of
a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this
appraisal review.



My analyses, opinions, and conclusions were developed and this review report was prepared in
conformity with the requirements of the Uniform Appraisal Standards for Federal Land Acquisitions as
well as the Appraisal Institute’s Code of Professional Ethics & Standards of Professional Appraisal
Practice, which include the Uniform Standards of Professional Appraisal Practice.



The use of this review report is subject to the requirements of the Appraisal Institute relating to review by
its duly authorized representatives.



I have not made a personal inspection of the subject of the work under review.



No one provided significant appraisal, appraisal review, or appraisal consulting assistance to me during
the review process.



As of the date of this report, I have completed the continuing education program of the Appraisal
Institute. I am also certified by the State of Alaska as a General Real Estate Appraiser.

___________________________
Franklin M. King, MAI
Review Appraiser

Effective Date of Appraisal Review: February 13, 2015
Date of Appraisal Review Report: February 13, 2015

Alaska General Real Estate Appraiser
Certificate No. 18 — Expires 6/30/15

Acquisition Parcel — Windy Corner Project, Milepost 105-107 of the Seward Highway, Alaska
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PROJECT NAME:

APPRAISAL REPORT CHECKLIST
By

W INDY CORNER, SEWARD HIGHWAY
MILEPOST 105-107

DOT & PF PROJECT NO. 0A3-1(34)/56631

Franklin M. King, MAI
2612 Desert Glen Drive
Las Vegas, Nevada 89134-8873

PARCEL NO. “ACQUISITION PARCEL” (STATE OF ALASKA)

Phone: 702-331-7723 — E-Mail: franklinkingjr@hotmail.com
Appraiser: Steve MacSwain, MAI

KVC FILE NO. 15-002A
Review Appraiser: Franklin M. King, MAI



Special Instructions: The appraiser was instructed by the client to base his value opinion on the hypothetical condition that the
subject property was under the ownership of a single entity and that it consisted of vacant land.
Note: If item is not applicable, write “N/A” by the box for that item



















Current ROW Plans
Appraisal matches plans
Narrative Appraisal Summary Completed
Certificate of Appraisal signed
Scope of appraisal, Purpose and function
Assumptions & Limiting Conditions
Area & Neighborhood Analysis
Land area and shape
Access/Frontage
Topography
Soils
Utilities
Rights to be acquired
Easements and encroachments shown
Present use
Zoning / Restrictions (Before & After)
Known Hazards: Environmental, Flood
N/A Improvements described + sketch + shown on plat
N/A Specialty items or Tenant owned improvements

Assessed Value/tax trends

Plat/Plot Plan/Parcel Map

Photos: land & improvements

Ten-Year Sales History

Highest and best use

Approaches: Sales Comparison

Support for Adjustments or Assumptions

Value of the whole

Conclusion and, if applicable, reconciliation

Value of acquisition & allocation

Remainder as a part of the whole

Value reasonable and consistent

Owner contact verification
N/A Title Report and Legal Description
Issues: N/A

Comparable Sales data should include:

Comparable Sales map

Size

Shape

Topography

Utilities

Soils

Use / Zoning

Access and Grade relationship
N/A Improvement allocation
 Photographs

Verification by the appraiser
After Value: Has the appraiser considered

Highest & Best Use change

Access/Frontage issues

Area/Shape

Elevation or Drainage change
N/A Improvements

Approaches: Sales Comparison

Support for Adjustments
N/A Support for Damages/Special Benefits/Cost-to-cure

Acquisition Parcel — Windy Corner Project, Milepost 105-107 of the Seward Highway, Alaska
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Acquisition Parcel — Windy Corner Project, Milepost 105-107 of the Seward Highway, Alaska
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MacSwain Associates LLC
4401 Business Park Boulevard, Suite 22, Anchorage, Alaska 99503

APPRAISAL REPORT
Windy Corner Seward Highway Project
Milepost 105-107 (0A3-1(34)/56631)
“Relinquishment Parcel”

N
Relinquishment Par cel

MP 107

MP 106
Turnagain Arm

Effective Appraisal Date: January 20, 2015

Submitted To:
Robert King
Manager Real Estate Services
DOWL HKM, Inc.
4041 B Street
Anchorage, Alaska 99503

__________________________________________________
Appendix C - Page 76

File No. 14-2782(R)

MacSwain Associates LLC

Relinquishment Parcel

4401 Business Park Blvd., Suite 22
Anchorage, Alaska 99503
Telephone: 907-561-1965
Facsimile: 907-561-1955
s.macswain @macswain.com

February 6, 2015
Robert King
Manager Real Estate Services
DOWL HKM, Inc.
4041 B Street
Anchorage, Alaska 99503
Re:

Windy Corner Seward Highway Project
Milepost 105-107 (0A3-1(34)/56631)
“Relinquishment Parcel”

Dear Mr. King:
We have prepared an Appraisal Report that analyzes the above-referenced property affected
by the Windy Corner Seward Highway Project. The purpose of the appraisal is to estimate
the market value of property rights acquired pertaining to the partial acquisition of an 87.63acre parcel, as of January 20, 2015 (effective date of value). The property rights appraised is
the fee simple interest. Totaling 14.70 acres, the acquired land consists of steep sloping
bedrock and level land, located between Rainbow and Indian, Alaska.
Importantly, we were instructed by DOWL HKM, Inc. to disregard any improvements, and to
appraise the property as if under a single ownership, the State of Alaska. Therefore, analysis
and valuation of the property is subject to the following hypothetical condition, which is a
condition that is contrary to what exists, but is used for the purpose of analysis: We assume
the appraised property is owned by a single entity, and exclude from valuation all asphalt
paving of roads, parking lots or pathways; railroad tracks and equipment; or any other
improvements that may exist.
The appraisal is intended to comply with requirements of the Uniform Appraisal Standards
for Federal Land Acquisitions (UASFLA) and the Uniform Standards of Professional
Appraisal Practice (USPAP). Since UASFLA states an estimate of market value tied to
exposure and marketing time is inappropriate and requires exclusion from the appraisal report,
we invoke the jurisdictional exception rule permitted in USPAP. 1 This departure represents
the only conflict between UASFLA and USPAP.

1

Standard Rule 1-2(c) of USPAP requires the appraiser to estimate a reasonable exposure time in conjunction
with their market value opinion. Section D-1b of UASFLA provides legal authority for invoking the
Jurisdictional Rule.

14-2782(R) 14.7-Acre Parcel (Relinquishment Parcel), Windy Corner, Seward Highway, Alaska
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1

MacSwain Associates LLC

Relinquishment Parcel

Based on the data, reasoning, and analysis contained in the appraisal report, it is our opinion
the market value of the appraised property before and after the acquisition is as follows.
Value Before Acquisition

Value After Acquisition

$1,124,500

$893,200

Therefore, it is our opinion the market value of the property rights acquired, as of January 20,
2015, is as follows.
Market Value of Acquisition

$231,300

We direct your attention to the Assumptions and Limiting Conditions on Page 6 for an
explanation of the restrictions and limitations of the report. If you have questions regarding
our analysis or conclusion, please contact our office.
Respectfully submitted,

Steve MacSwain, MAI
State of Alaska Certificate No. 42

14-2782(R) 14.7-Acre Parcel (Relinquishment Parcel), Windy Corner, Seward Highway, Alaska
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2

MacSwain Associates LLC

Relinquishment Parcel
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Appraiser Certification
The undersigned certifies that to the best of their knowledge and belief:
 The statements of fact contained in this report are true and correct.
 The reported analyses, opinions, and conclusions are limited only by the reported

assumptions and limiting conditions, and legal instructions, and are the personal, unbiased
professional analysis, opinions, and conclusions of the appraisers.
 The appraisers have no present or prospective interest in the property appraised and no

personal interest or bias with respect to the parties involved.
 The compensation received by the appraisers for the appraisal is not contingent on the

analyses, opinions, or conclusions reached or reported.
 The appraisal was made and the appraisal report prepared in conformity with the Uniform

Appraisal Standards For Federal Land Acquisitions (UASFLA).
 The appraisal was made and the appraisal report prepared in conformity with Appraisal

Foundation’s Uniform Standards of Professional Appraisal Practice (USPAP), except to
the extent that the Appraisal Standards For Federal Land Acquisitions (UASFLA)
required invocation of USPAP’s Jurisdictional Exception Rule, as described in Section D1 of the Appraisal Standards For Federal Land Acquisitions.
 The appraisers have made a personal inspection of the property appraised.

Property

owner contact information was not provided to the appraisers.
 Dan Shantz and Jim Dahl provided significant professional assistance to the appraiser.
 The reported analyses, opinions and conclusions were developed, and this report has been

prepared, in conformity with the requirements of the Code of Professional Ethics &
Standards of Professional Appraisal Practice of the Appraisal Institute.
 The use of this report is subject to the requirements of the Appraisal Institute relating to

review by its duly authorized representatives.
 As of the date of this report, Steve MacSwain, MAI has completed the requirements of the

continuing education program of the Appraisal Institute and State of Alaska. Moreover,
Steve MacSwain (AA 42) is a certified General Real Estate Appraiser in the State of
Alaska.
 As of the date of this report, Steve MacSwain, MAI has completed the standards and

ethics education requirement of the Appraisal Institute for Members.
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 We have performed no services, as an appraiser or in any other capacity, regarding the

property that is the subject of this report within the three-year period immediately
preceding acceptance of this assignment.
 Our opinion of market value of the property rights acquired, as of January 20, 2015, is

$231,300.

Steve MacSwain, MAI
State of Alaska Certificate No. 42

2/6/15
Date
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Assumptions and Limiting Conditions
This appraisal report is subject to the following Assumptions and Limiting Conditions.
 We assume no responsibility for the legal descriptions provided or for other matters

pertaining to legal or title considerations. We assume title to the appraised property is
marketable unless otherwise stated.
 We appraise the property free and clear of all liens or encumbrances unless otherwise

stated.
 We believe the information furnished by others is reliable, but we do not guarantee its

accuracy.
 We assume all engineering studies are correct. We believe all maps, surveys, and other

illustrative material are accurate. We include these exhibits only to help the reader
visualize the appraised property.
 We assume there are no hidden or unapparent conditions that render the property more or

less valuable. We assume no responsibility for such conditions or for obtaining the
engineering studies that may be required to discover them.
 We assume the appraised property is in full compliance with all applicable federal, state,

and local environmental regulations and laws unless the lack of compliance is stated,
described, and considered in the appraisal report.
 Possession of this report, or a copy thereof, does not carry with it the right of publication.
 The appraisers are not required to give consultation, testimony, or attend court

proceedings with reference to the subject property without prior arrangements.
 The appraisers acknowledge the appraisal report may be available for public review upon

request. However, this right does not allow dissemination to the public through
advertising, public relations, news, sales, or other media without prior written consent and
approval from the appraisers.
 We did not observe any hazardous material or other type of environmental contamination

that may affect the appraised property. Furthermore, we do not have any knowledge that
such substances exist. However, the presence of environmental conditions may impair
property value. Therefore, we urge the client to retain an environmental assessment for
discovery and evaluation.
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Appraisal Summary
Property Type:

Vacant land

Purpose of Appraisal:

Provide market value opinion of property rights acquired

Property Rights Appraised:

Fee simple interest

Legal Description:

Based on a review of the available information, the appraised
acquisition is located within Sections 2 and 3, Township 10
North, Range 2 West, Seward Meridian.

Property Owner:

State of Alaska

Tax Parcel No:

N/A (exempt from taxation)

Location/Neighborhood:

Located from about Milepost 105.7 to 107.4 of the Seward
Highway between Rainbow and Indian, Alaska

Land Area:

Larger Parcel – 87.63 Acres
Acquisition – 14.70 Acres
Remainder Parcel – 72.93 Acres

Access:

We presume legal road access

Topography:

Steep slope to the north; level to undulating; tidelands

Utility Service:

Electricity and telephone in proximity

Easements and Restrictions:

None identified

Zoning:

Located outside any zoning authority

Improvement Description:

None

Highest and Best Use:

Transport or distribution corridor

Environmental Condition:

None observed during property inspection

Property Inspection Date:

January 20, 2015

Effective Date of Appraisal:

January 20, 2015

Report Date:

February 6, 2015

Market Value Before
Acquisition:

$1,124,500

Market Value After
Acquisition:

$893,200

Mar ket Value of Acquisition:

$231,300
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Chapter 1: Premise of the Appraisal

Overview

Project and
Acquisition Summary

We have prepared an Appraisal Report that analyzes land within existing
rights of way and adjacent tidelands. The State of Alaska intends to
acquire 14.70 acres referred to as “Relinquishment Parcel,” of an 87.63acre larger parcel as part of a proposed road improvement project. The
appraised property is located from about Milepost 105.7 to 107.4 of the
Seward Highway, between Indian and Rainbow, Alaska. The proposed
partial acquisition is necessary in conjunction with construction of a road
improvement project. This appraisal is intended to comply with
requirements of the Uniform Appraisal Standards for Federal Land
Acquisitions (UASFLA) and Uniform Standards of Professional
Appraisal Practice (USPAP).

Project Summary: The project intent is to address traffic safety concerns
in the vicinity of Windy Corner by realigning the highway and the
railroad to meet current design standards. The new alignment will also
create space for new roadside recreational facilities and wildlife viewing
areas (including parking and walkways) with acceleration and
deceleration lanes for turning traffic.
Project Location Map

N

Relinquishment Par cel
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Specifically, the project, located within the Municipality of Anchorage
between Indian and Rainbow, involves realigning and constructing a
divided two-lane highway from Milepost 105 to 107, and relocating and
realigning the Alaska Railroad Corporation (ARRC) tracks. The space
created by the road and rail realignment will accommodate improved
parking/pullout facilities on both sides of the highway with new auxiliary
lanes to accommodate traffic entering and exiting the highway.
Acquisition Summary: The analysis and valuation reflects the partial
acquisition of vacant land.

Purpose of Appraisal

Client

Intended Users of the
Appraisal Report

Intended Use of the
Appraisal Report

Date of Property
Inspection
Effective Date of
Appraisal

Report Date

The purpose of the appraisal is to form a market value opinion for a
potential voluntary acquisition adhering to UASFLA and USPAP.

Our client is the DOWL HKM, Inc.

The intended users of the report are DOWL HKM, Inc., the State of
Alaska, and the National Park Service.

The intended use of the report is to assist with compensating the property
owner for the property rights acquired. The appraisal report is not
intended for any other use.

January 20, 2015

The effective date of appraisal is January 20, 2015, which represents the
property inspection date.

February 6, 2015
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The definition of market value is the basis of our analysis and valuation
of the appraised land. Market value is defined as follows.
The amount in cash, or on terms reasonably equivalent to cash, for which
in all probability the property would have sold on the effective date of the
appraisal, after a reasonable exposure time on the open competitive
market, from a willing and reasonably knowledgeable seller to a willing
and reasonably knowledgeable buyer, with neither acting under any
compulsion to buy or sell, giving due consideration to all available
economic uses of the property at the time of the appraisal. 3

Property Rights
Appraised

The property rights appraised is the Fee simple interest, which is defined
as follows.
Absolute ownership unencumbered by any other interest or estate, subject
only to the limitations imposed by the governmental powers of taxation,
eminent domain, police power, and escheat. 4

Property Owner

Legal Description

A title report was requested from the client, but not provided. Based on
review of public records, the appraised property is owned by various
agencies of the State of Alaska. Importantly, our client has instructed us
to appraise the property as if under a single ownership, the State of
Alaska.

We requested a preliminary title report, but we did not receive this
document. However, we did receive partial title abstracts from DOWL
HKM, Inc. staff that included court decisions, Patents, Recorder’s Office
document displays and case abstracts, and Master Title Plats pertaining to
the appraised property. Although we rely upon these data, our
interpretation of easements, restrictions, and reservations may change
with review of a preliminary title report.
Based on a review of the available information, the appraised acquisition
is located within Sections 2 and 3, Township 10 North, Range 2 West,
Seward Meridian.
3

Interagency Land Acquisition Conference, Uniform Appraisal Standards for Federal
Land Acquisitions, 5th ed. (Appraisal Institute, 2000), 13.
4

Appraisal of Real Estate, Fourteenth Edition (2013), by the Appraisal Institute, p. 5.
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Property Type:

Vacant land within a transportation corridor

Neighborhood:

Turnagain Arm

Location:

Located from about Milepost 105.7 to 107.4 of
the Seward Highway between Rainbow and
Indian, Alaska

Location Map

Relinquishment Par cel

Property History

Property and Occupancy/Use History: The subject parcel is publicly
owned land located within the boundaries of the Seward Highway and
Alaska Railroad rights of way and adjacent tidelands. Known uses of the
property include the Seward Highway, Alaska Railroad tracks, and
scenic/wildlife viewing areas.
10-Year Property Sale History: A title report was requested but not
provided. Review of public records indicates no property sales in the past
10-year period.
Rental History: There is no record of rental or lease history for the
subject parcel.
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Larger Parcel
Determination

Hypothetical
Condition

Appraisal
Methodology

Relinquishment Parcel

The appraised parcel is owned by agencies of the State of Alaska, and not
subject to taxation.

We determined that the larger parcel is a portion of a transport or
distribution corridor, which includes 87.63 acres of uplands and adjacent
tidelands. Explanation of this determination is located in the highest and
best use analysis section of this report.

We were instructed by DOWL HKM, Inc. to disregard any improvements,
and to appraise the property as if under a single ownership, the State of
Alaska. Therefore, analysis and valuation of the property is subject to the
following hypothetical condition, which is a condition that is contrary to
what exists, but is used for the purpose of analysis: We assume the
appraised property is owned by a single entity, and exclude from
valuation all asphalt paving of roads, parking lots or pathways; railroad
tracks and equipment; or any other improvements that may exist.

Per UASFLA, we employ the before and after methodology to estimate
the market value of the acquisition. First, we value the property before
the acquisition; then we value the property that remains after the
acquisition. The difference between the before and after values is the
market value of the acquisition.
We determined that the appraised property, or larger parcel, represents a
portion of a transport or distribution corridor that extends from
Anchorage to the Kenai Peninsula. We employ the across the fence
(ATF) methodology to estimate the value of the larger parcel. This
methodology is a reliable technique of measuring land value for a
corridor-type property. The premise of this methodology is the corridor
land is as valuable as the land it passes, prior to consideration of corridor
factor and usage factor adjustments. Since a majority of the corridor from
Indian to the weigh station crosses through near-identical land, we use the
key-parcel technique in the comparative analysis. Importantly, the land it
crosses includes three different physical types of land (low-utility
uplands, high-utility uplands, and tidelands) that contribute differently.
Because of a lack of sales with tidelands, high utility uplands, and low
utility uplands, application of direct sale comparison to the key parcel is
not possible without significant appraiser judgment. Therefore, we apply
an allocation technique that is similar to the concept of contribution.
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Though most often used to allocate land value to improved properties
when land sale data is lacking, we believe allocation is a reliable
technique for estimating the contribution of the three distinct types of
land that make up the key parcel. Again, this technique is utilized
because a lack of market data prevents application of a more direct
method.
Since the ATF methodology is a variation of the sales comparison
approach, we made a comprehensive search of land sales and choose the
most similar to perform the comparative analysis of each type of land that
makes up the key parcel, relying upon qualitative analysis. After
developing unit values of each type of land the corridor passes, we apply
these unit values to the larger parcel to develop our estimate of market
value before the acquisition. We then apply the same analysis to estimate
the value of the remainder parcel, from which we develop our final
estimate of value of the acquisition.
The ROW map below illustrates the partial acquisition affecting the
appraised parcel, while the table on the following page provides a
comparative analysis before and after the acquisition.
ROW Mapping – Larger Parcel, Acquisition, and Remainder

N
Acquisition
14.7 Acres

Larger Parcel
87.63 Acres
(red and blue)
Remainder
72.93 Acres

Tur nagain Ar m
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Before and After Acquisition Summary

Land Area:
Low-Utility Uplands:
High-Utility Uplands:
Tidelands:
Shape:
Road Access:
Topography:
Soils:
Utilities:
Easements and Restrictions:
Improvements:
Zoning:
Highest and Best Use:

Scope of the
Appraisal

Larger Parcel
(Before Acquisition)

Remainder Parcel
(After Acquisition)

87.63 Ac.
49.07 Ac.
12.26 Ac.
26.30 Ac.
Irregular
Yes
Tidelands, level lands, steep
sloping
Mudflats, bedrock
E&T
None identified
Assumed vacant
Not zoned
Transport or distribution
corridor

72.93 Ac.
36.87 Ac.
9.76 Ac.
26.30 Ac.
Similar
Same
Similar
Same
Same
Same
Same
Same
Same

Steve MacSwain preformed the most current inspection of the appraised
property. Dan Shantz and Jim Dahl assisted Steve MacSwain, MAI with
data collection and analysis. In addition, Steve MacSwain, MAI
administered the appraisal process, reviewed draft appraisals, and
concluded with an opinion of value. The scope of the appraisal is
summarized as follows.
 Steve MacSwain, Dan Shantz and Jim Dahl inspected the subject

property on January 20, 2015, and subsequent dates;
 Reviewed information provided by DOWL HKM, Inc. including

parcel and project mapping;
 Reviewed Municipality of Anchorage (MOA) mapping;
 Reviewed Municipal Code pertaining to zoning;
 Reviewed Turnagain Arm Comprehensive Plan;
 Reviewed Consulting Assignment for the Analysis of Corridor

Enhancement Factor for a Portion of Alaska Railroad Corporation’s
Corridor prepared in 2004 by Randy L. Seale, MAI of Allen,
Williford & Seale, Inc.;
 Observed the land use pattern of the Turnagain Arm market district;
 Collected and analyzed economic data pertaining to the Turnagain

Arm market district;
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 Interviewed brokers that list Turnagain Arm district properties or

specialize in marketing these properties;
 Reviewed USGS topographical maps and aerial mapping;
 Performed a land use analysis;
 Collected and analyzed comparable land sales;
 Confirmed land sales with the buyer, seller, broker, or other

knowledgeable third party;
 Relied upon the ATF methodology (sales comparison and allocation

technique) to estimate market value of the property before the
acquisition;
 Relied upon the ATF methodology (sales comparison and allocation

technique) to estimate market value of the property after the
acquisition; and
 Concluded with an opinion of market value of the acquisition by

relying upon the before and after methodology.

Exposure Time

Statement of
Competency

We invoke the Jurisdictional Exception Rule permitted in USPAP to
comply with Section 9 of UASFLA that states an estimate of market
value linked to an exposure or marketing time must be excluded from the
appraisal report. 5

MacSwain Associates LLC has completed numerous appraisals of vacant
tracts of land throughout Alaska, including along the Seward Highway
from Anchorage to Girdwood. Representative clients include lending
institutions, government agencies, property owners, property managers,
and private parties. A summary of Steve MacSwain, MAI’s experience
and professional qualifications are located in the addenda. Steve
MacSwain, MAI has the knowledge and experience required by the
competency provision of USPAP to complete this appraisal assignment
credibly.

5

Since Standard Rule 1-1(c) of USPAP requires the appraiser to estimate a reasonable
exposure time in conjunction with their opinion of value, we invoke the Jurisdictional
Exception Rule that permits departure.
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The special appraisal problem encountered was a lack of sales that
included all three types of land the corridor passes. This resulted in
employing an allocation technique that determined the contribution of
each type of land based upon direct sale comparison. Although sale
activity is scarce, we analyzed sufficient data to develop a marketsupported conclusion for each type of land. However, the scarcity of
sales requires use of qualitative adjustment techniques rather than paired
analysis that measures differences by quantification. Despite these
deficiencies, we performed a reliable analysis that concludes with a
credible estimate of market value.
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Chapter 2: Neighborhood Analysis

The neighborhood is the Turnagain Arm District of the Municipality of
Anchorage. The reader is referred to the maps below and on following
pages that illustrate neighborhood boundaries.

Overview

Location Map

Anchor age

N
Chugach
State Par k

Rainbow

Indian
Bir d Cr eek

Relinquishment Par cel

Tur nagain Ar m
Gir dwood

General
Neighborhood

The general neighborhood is within the Turnagain Arm district and the
area along the Seward Highway from Girdwood to Anchorage. The
general neighborhood also includes the communities of Rainbow, Indian,
and Bird Creek. According to the Municipality, the neighborhood has a
population range from 350 to 375 residents.
The predominate
development pattern in the neighborhood is residential. Commercial
development fronts the Seward Highway corridor and is located in Indian
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and Bird Creek. Commercial development includes service and retail use
such as restaurants, gas stations, automobile repair, and lodging.
Neighborhood Map
Rainbow

N
Indian

Bir d Cr eek
Gir dwood

Relinquishment Par cel

Tur nagain Ar m

According to the Turnagain Arm Comprehensive Plan, Rainbow Valley
developed under unusual circumstances with a group of landowners
sharing plots of land for their individual homes, without actual platted lot
boundaries. According to the homeowner’s association, no vacant private
land exists in the valley. All of the useable land is developed with rural
residential homes and associated accessory use structures.
The Indian community includes a combination of large-lot rural
residential developments with some scattered commercial uses along the
Seward Highway and up-valley, including a small commercial nursery
and Indian Valley meats, a large-scale meat processing facility. The east
side of the valley includes a row of older homestead residences, some
with renter cabins and two-family developments. Chugach Park View
Subdivision in Indian is the most recent residential subdivision. The 35lot subdivision is located between Indian Valley Road and Ocean View
Road and offers large lots averaging 2.5± acres, paved streets, and partial
Turnagain Arm and mountain views. The neighborhood offers various
access points to Chugach State Park.
Bird Creek developed much like Indian, dominated by larger lot rural type
residential development, with some scattered commercial uses along the
highway and some small-scale commercial businesses within the
residential area. A telecommunications facility is located along the
highway and an automobile maintenance facility operates near the site’s
east end. A sawmill operates within the residential lots as a permitted
use.
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Chugach State Park contains approximately 495,000 acres of land and is
one of the four largest state parks in the United States. The park’s
westernmost boundary lies in the western foothills of the Chugach
Mountain Range and is a mere seven miles to the east of downtown
Anchorage. The park is further defined by the Knik Arm on the north,
Turnagain Arm on the south, and Upper and Lower Lake George and
Chugach National Forest on the east.
Additional recreation opportunities in the neighborhood include State of
Alaska campgrounds, seasonal salmon fishing at Bird Creek, and the
“Bird to Girdwood” paved bike trail.

Summary

The Turnagain Arm district is an established community between
Anchorage and Girdwood. Development in the district centers in the
Indian, Bird Creek, and Girdwood. The Seward Highway and adjacent
railroad bisects the area and is the primary arterial providing access
to/from Anchorage to the Kenai Peninsula to the south.
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Chapter 3: Property Description and Analysis

Overview

Our appraisal inspection and available mapping are the principal data
sources used to describe the appraised property. We requested a
preliminary title report, but we did not receive this document. However,
we did receive title abstracts from DOWL HKM, Inc. staff that included
deeds, easements, Recorder’s Office document displays, Master Title
Plats, and survey data pertaining to the appraised property. Although we
rely upon these data, our interpretation of easements, restrictions, and
reservations may change with review of a preliminary title report.
The subject larger parcel consists of a 87.63 acres located within the
Seward Highway right of way and adjacent tidelands, from about
Milepost 105.7 to 107.4, near Indian, Alaska. We use a tabular-type
format to describe the physical character of the larger parcel. The most
important physical factor that affects land use potential is topography and
soil geology. We discuss zoning and other regulatory requirements that
affect land use potential after describing the parcel. Photographs that
follow provide a visual overview while inserted exhibits help illustrate
the physical character of the parcel.
Google Earth Aerial Imagery (April 2011)

N

MP 107

Larger Parcel
87.63 Acres

MP 106

Tur nagain Ar m
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Overview: The larger parcel consists of a swath of land ranging from
about 300 to 750 feet wide and extends 1.5 miles along a
northwest/southeast path. The parcel includes both uplands and adjacent
tidelands. The utility of the parcel varies greatly by topography between
tidelands (30% of larger parcel), high-utility uplands (14%), and lowutility uplands (56%). These high-utility uplands are generally level, and
vary from about 40 to 120 feet wide.
Present Use: The Seward Highway, Alaska Railroad tracks, and
scenic/wildlife viewing areas; we assume the property is vacant and
exclude from valuation all asphalt paving, railroad tracks and equipment,
or any other improvements that may exist.
Total Land Area: 87.63± acres or 3,817,163± square feet
Land Area by Type: Tidelands – 26.30± Acres (30%)
Flat Uplands – 12.26± Acres (14%)
Sloping Uplands – 49.07± Acres (56%)
Land Configuration: Irregular, relatively narrow, elongated shape
Access: We presume legal road access
National Geographic Topo Map

N

Sewar d Highway

Larger Parcel
87.63 Acres

Tur nagain Ar m
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Topography: Varies greatly between submerged tidelands (30% of larger
parcel), flat to undulating uplands (14%), and steep sloping uplands
(56%)
Soils: Bedrock; mud, silt and sand
Vegetation: Brush and grasses, alder, willow, cottonwood, birch cover
sloping uplands
Public Utilities: Electricity and telephone in proximity
Easements: None identified
Environmental Assessment: No evidence of adverse environmental
conditions observed during the property inspection
Zoning: Located outside of any zoning authority

Land Use Regulations

Subject Property
Photographs

Located outside of a zoning authority, there are legal regulations of the
U.S. Corps of Engineers that would regulate filling of wetlands or
tidelands, and the Department of Environmental Conservation (DEC)
would regulate on-site water and wastewater systems.

On Pages 23 through 25 are photographs taken by Jim Dahl on January
20, 2015, with a map depicting location of photographs on Page 26.
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Property Photographs
Taken By: Jim Dahl

January 20, 2015

1

Northwesterly view of western portion of larger parcel

2

Southeasterly view of western portion of larger parcel; flat, high-utility
uplands and steep, low-utility uplands
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Property Photographs
Taken By: Jim Dahl

January 20, 2015

3

Easterly view of central portion of larger parcel; flat, high-utility uplands
and steep, low-utility uplands

4

Southeasterly view of central portion of larger parcel toward tidelands
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Property Photographs
Taken By: Jim Dahl

January 20, 2014

5

Northwesterly view of central portion of larger parcel toward tidelands

6

Easterly view of easternmost portion of larger parcel
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Property Photograph Location Map
Aerial Map Showing Photo Location and Direction

GOOGLE EARTH AERIAL IMAGERY (April 2011)

N

MP 107

1

2
3/4

5 6
Larger Parcel
87.63 Acres

MP 106

Tur nagain Ar m
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Chapter 4: Highest and Best Use Analysis

Overview

Highest and best use is a market-driven concept rather than a subjective
conclusion based on the experience of the appraiser or a property owner’s
wishes. Economic incentive is the motivation that has a market-effect on
the productivity or profitability of the land. Our market value estimate
relies upon the following definition of highest and best use.
The highest and most profitable use for which the property is adaptable
and needed or likely to be needed in the reasonably near future. 6
The criteria for analyzing potential use are legally permissible, physically
possible, financially feasible, and the degree of profitability. Importantly,
USAFLA requires that the estimate of highest and best use must be an
economic use. A highest and best use analysis follows.

Highest and Best Use
Analysis

Physically Possible/Legally Permissible: The appraised larger parcel
represents a swath of land that ranges from 300 to 750 feet wide and extends
1.5 miles along a northwest/southeast path. Located outside of a zoning
authority, the only legal regulations pertain to permits for water and
wastewater systems from Department of Environmental Conservation (DEC),
and filling of tidelands from U.S. Corps of Engineers. Despite the presence
of tidelands and low utility uplands, high utility uplands create a path between
about 40 and 120 feet wide upon which development is most probable.
Importantly, the parcel endpoints connect to other segments that are
physically suitable for corridor-type development extending from Anchorage
to Girdwood and beyond. Regarding the tidelands, a shallow offshore water
depth, extreme tidal change, and intertidal sediment (mud, silt, sand) limit
use. Because of shape and topographical constraints, few development
alternatives are physically possible other than a corridor use.
Financially Feasible/Degree of Profitability: Transportation and utility
development are financially feasible land use alternatives because of need
for transport along Turnagain Arm, connecting Anchorage to the Kenai
Peninsula and various communities along the way. Road, rail and utility
transport provides an economic benefit to the supplier and a social benefit
to the consumer. Thus, there is a financial incentive to undertake the risk
and uncertainty of developing rail or utility lines.

66

Interagency Land Acquisition Conference, Uniform Appraisal Standards for Federal
Land Acquisitions, 5th ed. (Appraisal Institute, 2000), 34.
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We consider transportation or utility development the most productive
use of the appraised land. Since its endpoints connect to other segments
that are physically suitable for corridor-type development, and provide
economic and social benefits, we consider the appraised land a corridor.
Thus, the highest and best use of the appraised land is a transport or
distribution corridor.
Highest and Best Use

Larger Parcel
Consideration

Transport or Distribution
Corridor

Determining the larger parcel is a key to the appraisal problem. The three
criteria for determining the larger parcel are unity of ownership,
contiguity, and unity of use. Fundamental to the unity of use analysis is
the principles of substitution, demand, and applied economics. Ignoring
these principles will compromise the credibility of the larger parcel
analysis.

N

Relinquishment Par cel

Seward Highway / Alaska
Railroad Rights of Way

The subject acquisition contains 14.7± acres of existing right of ways,
most of which is low utility land. Contiguous lands include the
remaining rights of way as well as adjacent tidelands, all owned by the
State of Alaska. As stated, USAFLA requires that the estimate of highest
and best use must be an economic use, and our analysis determined that
use is transport or distribution corridor. While the corridor stretches
along Turnagain Arm from Anchorage to the Kenai Peninsula, we
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determined that a 1.5-mile stretch of land around the acquisition
represents part of this corridor that is capable of being a distinct economic
unit. This length of the corridor has relatively level to undulating terrain,
as well as steep rock embankments and tidelands suitable for corridor
expansion. Therefore, we determined the acquired parcel owned by the
State of Alaska is a portion of an 87.63-acre portion of the corridor,
considered the larger parcel.
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Chapter 5: Property Valuation – Before Acquisition

Overview

We determined that the appraised property, or larger parcel, represents a
portion of a transport or distribution corridor that extends from
Anchorage to the Kenai Peninsula. We employ the ATF methodology to
estimate the value of the larger parcel. This methodology is a reliable
technique of measuring land value for a corridor-type property. The
premise of this methodology is the corridor land is as valuable as the land
it passes, prior to consideration of corridor factor and usage factor
adjustments. Since a majority of the corridor from Indian to the weigh
station crosses through near-identical land, we use the key-parcel
technique in the comparative analysis. Importantly, the land it crosses
includes three different physical types of land (tidelands, high utility
uplands, and low utility uplands) that contribute differently.
Because of a lack of sales with tidelands, high utility uplands, and low
utility uplands, application of direct sale comparison to the key parcel is
not possible without significant appraiser judgment. Therefore, we apply
an allocation technique that is similar to the concept of contribution.
Though most often used to allocate land value to improved properties
when land sale data is lacking, we believe allocation is a reliable
technique for estimating the contribution of the three distinct types of
land that make up the key parcel. Again, this technique is utilized
because a lack of market data prevents application of a more direct
method.
Since the ATF methodology is a variation of the sales comparison
approach, we made a comprehensive search of land sales and choose the
most similar to perform the comparative analysis of each type of land that
makes up the key-parcel. We rely upon qualitative analysis to measure
differences between the sales and the three types of land making up the
key parcel. After developing unit values of each type of land the corridor
passes, we apply these unit values to the larger parcel.
Generally, a corridor-type property represents an assemblage of land that
connects two destination points. Often, this assemblage produces greater
utility, particularly land with multiple ownership and diverse use. Thus,
the market value of the corridor may exceed the value indicated by the
ATF methodology and require a market-derived “enhancement” factor.
Our analysis indicates an enhancement factor does apply to the appraised
lands because, though limited, demand from alternative users for the
existing corridor exists.
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Again, we use an allocation technique because a lack of market data
prevents application of a more direct method. We believe allocation is a
reliable technique for estimating the contribution of the three distinct
types of land that make up the key parcel. In the end, a comprehensive
sales search provided sufficient data to perform reliable comparative
analysis of the key parcel.
Our initial land sales search focused on the Turnagain Arm market
district, but turned up limited sale data that offers a reasonable
comparability to the subject uplands. Therefore, we expanded our search
to include other similar access and topographical characteristics, and
locations proximate to Chugach State Park, including Eagle River and
Chugiak. Thereafter, we found 12 land sales since May 2005. Of the 12,
we rely on six sales to compare directly to the key-parcel uplands. The
following table summarizes the sales, with the primary sales highlighted
in grey.
Comparable Land Sales

No.

Location

Zone

Size

Date

Price

Price/ Acre

1

East side of Cotton Grass Drive, off Hiland
Drive, Eagle River

R-10

80.00

7/14

$177,200

$2,215

2

Near the head of Crow Creek, eight miles up
Crow Creek Road from Girdwood, Crow Pass

N/A

66.48

3/13

$198,000

$2,978

3

Fronting Hiland Drive just off Eagle River
Loop Road, Eagle River

R-10

38.00

9/09

$385,000

$10,132

4

Southwest corner of Upper De Armoun Road
and Canyon Road, Anchorage

R-8

67.83

9/14

$500,000

$7,371

5

1± mile southeast of Mirror Lake on the west
side of Mt. Eklutna, Chugiak

R-10

24.43

8/08

$69,000

$2,824

6

End of Ken Logan Circle, off Hiland Drive,
Eagle River

R-10

10.00

6/07

$70,000

$7,000

7

South of Eagle River from Ken Logan Circle,
off Hiland Drive, Eagle River

R-10

20.00

4/06

$44,000

$2,200

8

Off Cheely’s Lane, about eight miles up
Eklutna Lake Road, Chugiak

R-10

32.32

5/05

$180,000

$5,569

10

North side of Seward Highway near Milepost
100.4, Bird Creek

R-11

2.50

12/13

$105,000

$42,000

11

North side of Seward Highway near Milepost
100.4, Bird Creek

R-11

2.50

9/08

$120,000

$48,000

12

North side of Rand Avenue, north of Seward
Highway near Milepost 103, Indian

R-11

2.53

4/13

$145,000

$57,312
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Sales 1, 5, and 6 are located in Eagle River and Chugiak and typify
alternative home site or recreational lands with physical restraints
comparable to the low-utility uplands of the key parcel. Sales 10, 11 and
12 are located on or near the Seward Highway corridor along Turnagain
Arm, and represent sites comparable to the high-utility uplands.
Regarding the comparative analysis, we use qualitative adjustments to
measure differences between the sales and the subject. Qualitative
adjustment uses a technique known as a relative comparison analysis,
which represents a study of market relationships without recourse to
quantification. By analyzing and interpreting market behavior, we rate
various elements of comparison that influence price as superior, inferior,
or similar. This adjustment technique is particularly useful in analyzing
the comparable sales because of interrelationships between physical
characteristics. The relative comparison grids on Pages 42 and 47
summarize the ratings of the primary land sales to the key parcel.
Since similar tideland sales do not exist, we estimate the value of adjacent
uplands and then apply a market-supported price ratio to develop the
tideland value. This ratio analysis allows comparison of tideland sales
that differ in location and physical character, but have similar highest and
best use. The rationale for employing this valuation technique is it
reflects market behavior.
Simply, our research found a distinct
relationship between the price paid for tidelands and the adjacent uplands.

Key Parcel
Description and
Analysis

The key parcel represents typical-land adjacent to the corridor segments
that start near the weigh station south of Potter’s Marsh, and extend to the
west end of Indian. Described on the next page is the physical, legal, and
economic character of the key parcel.
Property Rights Conveyed: Fee simple entitlements
Location: The key parcel is located proximate to the northwest/southeast
path of the Seward Highway and Alaska Railroad rights of way.
Specifically, the key parcel represents a location from the weigh station
south of Potter’s Marsh to the west end of Indian.
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Aerial Overview of Key-Parcel A Physical Character

N

Relinquishment Par cel

Corridor Land
Segments

Topography: This length of the corridor has a strip of relatively level to
undulating terrain, as well as steep rock embankments and tidelands
Land Area: A crucial factor of the key-parcel analysis is estimating the
size of land adjacent to the appraised corridor. We reviewed the current
development pattern as well as land use requirements of this residential
district. Parcels similar to the low-utility uplands range from 10± to 80±
acres. Regarding the high-utility uplands, aside from the community of
Rainbow, lands within this segment include similar narrow strips forming
the corridor. These lands with relatively level to undulating terrain are
generally about 40 feet wide, though there are small sections that widen
to over 100 feet. Based on our analysis, we estimate the average width of
the high-utility land is about 60 feet. After analysis, we determined the
typical size of land segments adjacent to the corridor is 20± acres, with a
width of 725± feet and depth of 1,200± feet. Based on a width of 60 feet
for the high-utility uplands, this indicates a size of 1± acre or 5% of the
key parcel. Regarding the tidelands, we estimate a size of approximately
30% of the key parcel or 6± acres. Therefore, the low-utility uplands
represent 65% of the key parcel or 13± acres.
The sketch on the following page displays the shape and size of the key
parcel, with an allocation of the three types of land.
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Key Parcel Sketch
725'

780'

Low-Utility Uplands 13± Acres or 65%

60'

High-Utility Uplands 1± Acre or 5%

1,200'

360'

Tidelands - 6± Acres
or 30%

Again, the key parcel consists of 13± acres of low-utility uplands, 1± acre
of high utility uplands, and 6± acres of tidelands. We use these sizes
through our allocation technique for comparison of each type of land.
Road Access: Presume legal road access
Other Physical Characteristics: The key parcel has a rectangular shape.
Uplands soils are bedrock, while the tidelands consist of mudflats. Public
utility infrastructure includes electricity in close proximity. View amenity
includes Turnagain Arm and mountains. Tidelands characterized by
shallow offshore water depth, extreme tidal change, and intertidal
sediment (mud, silt, sand).
Highest and Best Use: Zoning of the key parcel is Turnagain Arm (TA)
District. Permitted uses and densities within the TA District are to
conform to the land use plan map, polices, land use definitions, and
residential densities of the adopted Turnagain Arm Comprehensive Plan.
The plan permits most types of low-density residential, commercial, and
industrial use. However, physical character, particularly topography, does
not support commercial or industrial use. By default, a recreation cabin
or single-family home site are the most probable uses of the key parcel.
Available data indicates price behavior does not differ significantly for
Turnagain Arm District land used for single-family home sites or
recreation lands. Therefore, we conclude that the highest and best use of
the key parcel is recreation or residential home site.

Analysis of Elements
of Comparison

The first step of the valuation process is to ascertain what comparative
elements cause price to vary. Again, Sales 1, 5, and 6 typify alternative
home site or recreational lands comparable to the low-utility uplands of
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the key parcel. Sales 10, 11 and 12 represent similar sites comparable to
the high-utility uplands.
We determined location and physical characteristics, i.e., size, access,
topography, and utilities, have the greatest influence on price.
Importantly, real property rights conveyed, financing terms, conditions of
sale, and market conditions had no affect on price behavior for these
sales. An explanation of adjustments made follows.
Real Pr oper ty Rights Conveyed
The property rights appraised is the fee simple interest, and each of the
sales conveyed similar entitlements. Therefore, no adjustment is
necessary for property rights conveyed.
Financing Terms
Based on the definition of market value we assume financing terms in
cash, or on terms reasonably equivalent to cash, for the subject property.
Sales 1 and 6 were owner-financed transactions with 50% down at
undisclosed terms. However, owner financing is common in this market,
and the large down payments are similar to typical financing. Therefore,
we do not adjust these comparables for financing terms.
Conditions of Sale
Sale 11 represents a transaction of a parcel that conveyed 3.72 acres,
though a portion of the site was within a PLO and legal entitlement was
in question. Subsequent to the sale, the State claimed legal jurisdiction to
1.22 acres, and the buyer retained entitlement to 2.50 acres. The buyer
based the purchase price of $120,000 on a 2.5-acre site, but with potential
entitlement to the additional 1.73 acres. As support to this purchase
motivation, Sale 10 represents the resale of the same property in 2013 at a
lower price of $105,000.
Regarding Sale 1, the buyer owned a contiguous property and desired to
protect their privacy. The Broker indicated buyer motivations might have
trended the sale price upward because the parcel sold before the listing
reached the MLS database. However, we do not adjust for conditions of
sale because the price paid a similar to past sale activity in the Hiland
Road market district. Sales 5, 6, 10, and 12 do not indicate any atypical
motivation.
Market Conditions
While analysis indicates modest appreciation from 2005 to the present
day, we found no data to support a market conditions adjustment to the
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three sales that transpired since 2007. Therefore, we do not adjust the
comparable land sales for change in market conditions.
Location
The neighborhood environment and proximity of shopping and services
are location influences that affect price behavior. The key parcel is
located outside the Anchorage core, about five to 15 miles south of a
South Anchorage shopping district. Sales 1, 5, and 6 are located between
15 and 22 miles from Midtown Anchorage, but each is within eight miles
of the Eagle River commercial core. Sales 10, 11 and 12 are located
along Turnagain Arm, just south of the corridor.
Overall, the
neighborhoods offer similar locations removed from shopping and
services. Therefore, we do not adjust the sales for location.
Physical Characteristics
As stated, size, access, topography, and utilities are physical factors that
cause price to vary. Importantly, interrelationships betweens these
physical features make it difficult to measure or quantify price
differential. Thus, we measure physical differences by a qualitative rating
of inferior, similar, or superior.
Size: In comparison to the 13.00± acres of the low-utility uplands, Sales
1, 5, and 6 range from 10.00± acres to 80.00± acres. Typically, an inverse
relationship between price and size reflects market behavior. However,
this relationship is not linear. In fact, analysis of historical sales develops
a price curve that has a steep slope for parcels containing less than 20.00
acres, a moderate slope for parcels ranging from 20.00 to 80.00 acres, and
a modest slope for parcels greater than 80.00 acres. The weakness of this
analytical process is the presumption that size is the sole price influence,
which is an improbable dynamic. Thus, we use the price curve as an
analytical tool to bracket value, but not quantify size adjustment. Based
on the preceding analysis, we make a significantly upward adjustment to
Land Sale 1 for a size over six times larger than the low-utility uplands.
Additionally, we make a downward adjustment to Land Sale 5 for a size
about twice the low-utility uplands.
Regarding the high-utility uplands, Sales 10/11 and 12 are 2.50 and 2.53
acres, respectively, whereas the level to undulating uplands are 1.00± acre
of the key parcel. Therefore, we make an upward adjustment to these sale
for size over twice that of the high-utility uplands.
Access Comparisons: We presume the key parcel has legal road access;
however, physical access to the low-utility uplands is marginal and
includes substantial risk. Sale 1 does not have developed road access, but
does have access via trail for ATV-type vehicles. Overall, Sale 1 has
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physical and legal constraints similar to the low-utility uplands, and we
make no adjustment. Land Sale 5 has two, 10-foot easements extending
easterly to Homestead Road, a paved and developed secondary roadway.
Sale 6 has access via a 60-foot right of way, which is passable by a fourwheel drive vehicle. Therefore, we adjust these sales downward for
access superiority to the low-utility uplands. Sales 10, 11 and 12 have
highway or secondary road access, which we rate similar to the highutility uplands.
Topography Comparisons: The low-utility uplands have steep sloping
topography that includes a steep rock faces along portions of the Seward
Highway frontage. Sales 1 and 5 have similar steep sloping topography
that limits development potential. Sale 6 has a more modest slope, which
is a superior characteristic requiring a downward adjustment. The highutility uplands are generally level to undulating. Sales 10 and 11 have
sloping topography requiring an upward adjustment for the inferiority.
Sale 12 has a gentle slope that we rate generally similar.
Utilities: The key parcel has electricity in the general proximity. Sales 1
and 6 do not have any utilities within the general proximity, and require
upward adjustments for this inferiority. Sale 5 has electricity about 400
feet away, which is not significantly different from the key parcel. Sales
10 and 11 have electricity on site; with natural gas within the general
neighborhood; Sale 12 has electricity and natural gas onsite. Therefore,
we adjust sales 10, 11, and 12 downward for superior utilities.
View Amenity: The key parcel has direct view of Turnagain Arm and
surrounding mountains. Sales 1 and 5 have Knik Arm and mountain
views, while Sale 6 has Eagle River and Mountain views. Sales 10 and
11 have Turnagain Arm and surrounding mountain views, while Sale 12
has partial mountain views. While views differ, desirability of one view
over the other is a subjective and personal assessment. Further, there is
no data to support adjusting the sales for a view of Knik Arm and Eagle
River versus Turnagain Arm. Therefore, we do not adjust Sales 1, 5, 6,
10 or 11 for view amenity; but do adjust Sale 12 upward for inferior
views.
Use (Zoning)
The key parcel is located outside a zoning district. If the parcel was in the
private sector, it would be zoned Turnagain Arm (TA) District. This area
is designated for low-density residential land use. Sales 1, 5, and 6 are
zoned R-10, a low-density residential district with a minimum lot area of
1.25 to 7.50 acres depending on average slope and soil geology of the
parcel. Due to the sloping topography and bedrock soils of the
comparable sales, the R-10 zoning is rated generally similar to the lowutility uplands indicating no adjustment is necessary. Sales 10, 11, and
12 are zoned TA, similar to the high-utility uplands.
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A tabular summary of the land sales used in comparative analysis of the
low-utility uplands follows. The inserted map that follows provides a
location reference, with additional details of the three comparable land
sales in the addenda.
Comparable Land Sales

No.

Location

Zone

Size

Date

Price

Price/
Acre

1

East side of Cotton Grass Drive, off
Hiland Drive, Eagle River

R-10

80.00

7/14

$177,200

$2,215

5

1± mile southeast of Mirror Lake on the
west side of Mt. Eklutna, Chugiak

R-10

24.43

8/08

$69,000

$2,824

6

End of Ken Logan Circle, off Hiland
Drive, Eagle River

R-10

10.00

6/07

$70,000

$7,000

TA

13.00

-- --

-- --

Low-Utility Uplands, Turnagain Arm

-- --

Assumed

Land Sale 1
Summar y: This sale is an 80-acre parcel located in the South Fork Eagle
River valley neighborhood accessible from Hiland Drive. Located
adjacent to Chugach State Park boundaries, the parcel has a panoramic
northwesterly view of Eagle River and Knik Arm. While trail access is
possible to the westerly parcel area, it permits only ATV-type vehicles.
Steep topography is the defining physical feature, which diminishes
useable land area. Available utilities are within one-half mile.

N

Land Sale 1

Cotton Grass Road
Hiland Road
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Land Sale Map

N

Sale 5

Sale 6

Sale 1

Chugach State Par k

Corridor Land
Segments
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The buyer of Sale 1 owned a contiguous property and desired to protect
their privacy. The Broker indicated buyer motivations might have
trended the sale price upward because the parcel sold before the listing
reached the MLS database. However, we do not adjust for conditions of
sale because the price paid a similar to past sale activity in the Hiland
Road market district.
Compar ative Analysis: Analysis supports upward adjustments for
inferior size and utilities. Therefore, Land Sale 1 indicates a unit value
greater than $2,215 per acre.
Land Sale 5
Summar y: This sale is a 24.43-acre parcel located about one mile
southeast of Mirror Lake in the Peters Creek neighborhood. The parcel
sets on the westerly slope of Mt. Eklutna, constrained by a steep slope.
However, the parcel has a panoramic northwesterly view of Knik Arm.
Access from Homestead Road is possible via two 10-feet wide easements.
Electricity is within 400 feet of the parcel.

N

Homestead Road

Land Sale 5

Compar ative Analysis: Analysis supports a downward adjustment for
superior access, but an upward adjustment for inferior size. Overall, the
adjustments are offsetting, and Land Sale 5 indicates a unit value
approximating $2,824 per acre.
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Land Sale 6
Summar y: This sale is a 24.43-acre parcel located in the Hiland Road
neighborhood adjacent to Chugach State Park. Setting on the north slope
of Harp Mountain adjacent to the Eagle River Greenbelt, the parcel has a
steep slope with northerly view of Eagle River. Access is via a 60-foot
right of way that extends eastward from Ken Logan Road about one mile.
Though unmaintained, the gravel roadbed is sufficient for four-wheel
drive vehicles. Sloping topography is the defining physical feature,
which diminishes useable land area. Utilities are about one mile to the
northwest.
Eagle River

N
60-foot ROW

Land Sale 6

Hiland Road

Compar ative Analysis: Analysis supports a downward adjustment for
superior access, and topography. Conversely, lack of available utilities is
an inferior characteristic. Overall, the net adjustment to Land Sale 5 is
downward, indicating a unit value less than $7,000 per acre.
On the following page is an adjustment grid that summarizes the
comparative land sale analysis.
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Comparable Land Sale Adjustment Grid
Land Sale No.

Subject

Land Sale 1

Land Sale 5

Land Sale 6

Sale Price

-- --

$177,200

$69,000

$70,000

Price/Acre

-- --

$2,215

$2,824

$7,000

Property Rights
Conveyed

Fee simple

-Similar -

-Similar -

-Similar -

Financing Terms

Cash

Ownerfinanced
-Similar -

Cash
-Similar -

Ownerfinanced
-Similar -

Conditions of Sale

Assumed Typical

-Similar -

-Similar -

-Similar -

Market Conditions

1/15
(Date of value)

7/14
-Similar -

8/08
-Similar -

6/07
-Similar -

-- --

$2,215

$2,824

$7,000

Turnagain Arm

- Similar -

-Similar -

-Similar -

13.00 Ac.

80.00 Ac.
-Infer ior -

24.43 Ac.
-Infer ior -

10.00 Ac.
-Similar -

Road access

-Similar -

-Super ior -

-Super ior -

Steep bluff; sloping

Steep sloping
-Similar -

Steep slope
-Similar -

Modest slope
-Super ior -

None

-Similar -

-Similar -

-Similar -

Electricity in
proximity

None
-Infer ior -

Electricity
400± feet
-Similar -

None
-Infer ior -

Turnagain Arm;
Mountains

-Similar -

-Similar -

-Similar -

TA (assumed)

R-10
-Similar -

R-10
-Similar -

R-10
-Similar -

Inferior

Similar

Superior

> $2,215

= $2,824

< $7,000

Adjusted $/Acre
Location
Physical Character
Size
Access
Topography
Easements and
Restrictions
Utilities

View Amenity
Use (Zoning)
Overall Relative
Comparison Rating
Adjusted $/Acre

-- --
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The comparable land sales indicate an unadjusted unit value range from
$2,215 to $7,000 per acre. After analysis, Land Sale 6 is superior
indicating a value less than $7,000 per acre. In contrast, Land Sale 1 is
inferior indicating a value greater than $2,215 per acre. Additionally,
Land Sale 5 is rated generally similar indicating a value approximating
$2,824 per acre. We array the land sales and subject on an overall basis
as follows.
Land Sale

$/Acr e

Over all Rank

Net Adjustment

6

$7,000

Superior



5

$2,824

Similar

-- --

Subject

-- --

-- --

-- --

1

$2,215

Inferior



After qualitative adjustments, the sales support a value approximating
$2,824 per acre. Based on the preceding data, reasoning, and analysis, we
estimate a value of $2,800 per acre for the low-utility uplands.
Low-Utility Uplands

Comparative Land
Sale Analysis – HighUtility Lands

$2,800/Acre

A tabular summary of the land sales used in comparative analysis of the
high-utility uplands follows. The inserted map that follows provides a
location reference, with additional details of the three comparable land
sales in the addenda.
Comparable Land Sales

No.

Location

Zone

Size

Date

Price

Price/
Acre

10

North side of Seward Highway near
Milepost 100.4, Bird Creek

R-11

2.50

12/13

$105,000

$42,000

11

North side of Seward Highway near
Milepost 100.4, Bird Creek

R-11

2.50

9/08

$120,000

$48,000

12

North side of Rand Avenue, north of
Seward Highway near Milepost 103,
Indian

R-11

2.53

4/13

$145,000

$57,312

TA

1.00

-- --

-- --

High-Utility Uplands, Turnagain Arm

-- --

Assumed
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Land Sale Map

N

Chugach State Par k

Sale 12
Sale 10/11

Corridor Land
Segments
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Land Sale 10 & 11
Summar y: Land Sales 10 and 11 represent a sale/resale of a parcel
located on the Seward Highway, near Bird Creek. The parcel has
panoramic views of Turnagain Arm and surrounding mountains.
Topography includes a relatively steep slope at the south boundary, but
the eastern portion of the site is generally level. A driveway provides
direct Seward Highway access. Public utilities available include
electricity, with natural gas in the general neighborhood.
Comprised of two adjacent lots total land area transferred by deed is
163,350 square feet or 3.72 acres. The south lot (1.22 acres) is a highway
remainder and private ownership was in question at the time of Sale 11.
Subsequently, the State of Alaska has claimed jurisdiction to the 1.22
acres, while the buyer retained entitlement to 2.50 acres. The buyer of
Sale 11 based the purchase price of $120,000 on a 2.5-acre site, but with
potential entitlement to the additional 1.22 acres. As support to this
purchase motivation, Sale 10 represents the resale of the same property in
2013 at a lower price of $105,000.

N

Seward Highway

Land Sales 10/11

Tur nagain Ar m

Compar ative Analysis: Analysis supports upward adjustments for
inferior size and topography. Conversely, superior shape and utilities
require downward adjustments. Additionally, Sale 11 requires a
downward adjustment for conditions of sale. After review, inferior
topography and size override the superiorities of Sale 10, indicating a unit
value greater than $40,000 per acre. However, the Sale 11 indicates a
unit value approximating $48,000 per acre.
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Land Sale 12
Summar y: This sale is a 2.53-acre parcel located in a relatively new
subdivision in Indian, north of the Seward Highway. Setting at a gentle
slope, the parcel has partial mountain view of Bird Ridge. Access is via a
paved Rand Avenue. A public trail runs along the eastern boundary,
providing access to Chugach State Park. Utilities at the site include
electricity and natural gas. The buyer was a contractor, who built and
sold a home on the site in 2014.

N

Land Sale 12

Seward Highway

Tur nagain Ar m

Compar ative Analysis: Analysis supports a downward adjustment for
superior shape and utilities. Conversely, size and inferior view amenity
require upward adjustments. Overall, the net adjustment to Land Sale 12
is downward, indicating a unit value less than $57,312 per acre.
On the following page is an adjustment grid that summarizes the
comparative land sale analysis.
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Comparable Land Sale Adjustment Grid
Land Sale No.

Subject

Land Sale 10

Land Sale 11

Land Sale 12

Sale Price

-- --

$105,000

$120,000

$145,000

Price/Acre

-- --

$42,000

$48,000

$57,312

Property Rights
Conveyed

Fee simple

-Similar -

-Similar -

-Similar -

Financing Terms

Cash

Cash
-Similar -

Cash
-Similar -

Cash
-Similar -

Conditions of Sale

Assumed Typical

-Similar -

-Super ior -

-Similar -

Market Conditions

1/15
(Date of value)

12/13
-Similar -

9/08
-Similar -

4/13
-Similar -

-- --

$42,000

< $48,000

$57,312

Turnagain Arm

- Similar -

- Similar -

- Similar -

1.00 Ac.

2.50 Ac.
-Infer ior -

2.50 Ac.
-Infer ior -

2.53 Ac.
-Infer ior -

Shape

Narrow rectangle

-Super ior -

-Super ior -

-Super ior -

Access

Road access

-Similar -

-Similar -

-Similar -

Level to undulating

Level to steep
slope
-Infer ior -

Level to steep
slope
-Infer ior -

Gentle slope
-Similar -

None

-Similar -

-Similar -

-Similar -

Electricity in
proximity

Electricity;
NG in area
-Super ior -

Electricity;
NG in area
-Super ior -

Electricity &
NG
-Super ior -

Turnagain Arm;
Mountains

-Similar -

-Similar -

-Infer ior -

TA (assumed)

R-11
-Similar -

R-11
-Similar -

R-11
-Similar -

Inferior

Similar

Superior

> $42,000

= $48,000

< $57,312

Adjusted $/Acre
Location
Physical Character
Size

Topography

Easements and
Restrictions
Utilities

View Amenity
Use (Zoning)
Overall Relative
Comparison Rating
Adjusted $/Acre

-- --
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The comparable land sales indicate an unadjusted unit value range from
$42,000 to $57,312 per acre. After analysis, Land Sale 12 is superior
indicating a value less than $57,312 per acre. In contrast, Land Sale 10 is
inferior indicating a value greater than $42,000 per acre. Additionally,
Land Sale 11 is rated generally similar indicating a value approximating
$48,000 per acre. We array the land sales and subject on an overall basis
as follows.
Land Sale

$/Acr e

Over all Rank

Net Adjustment

12

$57,312

Superior



11

$48,000

Similar

-- --

Subject

-- --

-- --

-- --

10

$42,000

Inferior



After qualitative adjustments, the sales support a value approximating
$48,000 per acre. Based on the preceding data, reasoning, and analysis,
we estimate a value of $48,000 per acre for the high-utility uplands.
High-Utility Uplands

Ratio Analysis of
Tideland versus
Adjacent Upland Sale
Price

$48,000/Acre

As stated, tideland sales are scarce because of their intrinsic productivity
with adjoining uplands. Moreover, the public sector owns a majority of
tidelands in rural Alaska communities with marine dependent economies.
Further, most sales involving tidelands are improved properties with an
integrated economic use. While sales of properties with tidelands
transpire, it is difficult to extricate the tideland price from the total
purchase. Consequently, we use a ratio method of valuing the appraised
tidelands.
The ratio method is a common analytical tool founded on market
behavior collected from several Alaska communities. The ratios reflect
utility of the tidelands, as it relates to the adjacent uplands. The table on
the following page summarizes four primary transactions with
independent price negotiations for the uplands and adjoining tidelands.
The table also summarizes 10 secondary sales that illustrate price
behavior between uplands and adjoining tidelands.
While these
transactions are credible indicators of market behavior, they are located in
Kodiak and Southeast Alaska where private owned tidelands are more
prevalent. We do not emphasize the secondary indicators, but they
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bracket tideland price behavior involving tidelands with an integrated
economic use with the adjoining uplands.
Summary Analysis of Upland Versus Tideland Price
No.

Location

Anticipated Use

Upland Price

Tideland Price

Ratio

Primary Market Indicators
T-1

Seward, Alaska

Oil Industry/Dock

$1.05/SF

$0.15/SF

14.3%

T-2

Nikiski, Alaska

Oil Industry/Dock

$1.10/SF

$0.18/SF

16.4%

T-3

Anchorage, Alaska

Residential

$3.48/SF

$0.35/SF

10.0%

T-4

Unalaska, Alaska

Fuel Dock

$5.22/SF

$1.05/SF

20.0%

Secondary Market Indicators
T-5

Kodiak, Alaska

Fish Processing

$16.20/SF

$6.34/SF

39.1%

T-6

Kodiak, Alaska

Fish Meal Plant

$5.59/SF

$1.42/SF

25.4%

T-7

Sitka, Alaska

Cold Storage

$14.97/SF

$4.50/SF

30.1%

T-8

Sitka, Alaska

Marina

$6.25/SF

$0.95/SF

15.2%

T-9

Ketchikan, Alaska

Dock

$14.60/SF

$3.35/SF

23.0%

T-10

Ketchikan, Alaska

Lodge/Dock

$1.28/SF

$0.32/SF

25.0%

T-11

Petersburg, Alaska

Fish Processing

$2.85/SF

$0.60/SF

21.1%

T-12

Petersburg, Alaska

Cargo Transfer

$3.00/SF

$0.76/SF

25.3%

T-13

Haines, Alaska

Dock

$1.50/SF

$0.25/SF

16.7%

T-14

Wrangell, Alaska

Warehouse

$3.00/SF

$0.62/SF

20.7%

The primary market indicators develop a price ratio ranging from 10.0 to
20.0 percent. Tideland Ratio 1 consists of 43± acres of uplands and 80±
tideland acres, although only 15± acres sustain an integrated use.
Therefore, excess tideland area, a majority of which has limited utility,
trended the ratio downward. Tideland Ratio 2 fronts the east shore of
Cook Inlet just north of Nikiski providing oil industry support services.
Upland acreage total 31± acres that have an integrated use with the
29.35± acres of tidelands. Importantly, the tideland area extends 2,320±
feet offshore to enhance access constraints caused shallow depth and
severe tidal change. In addition, the tidelands include acreage for future
expansion. These physical and economic factors trended the price ratio
downward.
Tideland Ratio 3 is shallow, flat, bisected by an anadromous stream, and
affected by large tidal shifts exceeding 30 feet. Located in Anchorage,
the associated residential use of the uplands further limits the utility of the
tidelands. Tideland Ratio 4 represents a fuel dock fronting Captain Bay
in Unalaska. Although 31.01± acres of tidelands support the 25± acres of
upland, the tideland acreage is necessary to berth more than one vessel for
safety purposes.
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We emphasize Tideland Ratios 2 and 3 in the reconciliation process.
Tideland Ratio 2 compares to the subject in terms of shallow offshore
water depth and Cook Inlet tidal change. Further, potential use of the
tidelands for expansion is similar to the subject. Tideland Ratio 3
compares to the subject due to a similar physical character. However, the
provide very limited utility to the adjacent upland use. Although the two
ratio indicators represent the lower end of the bracket, the physical
character of appraised tidelands warrant this comparison. After analysis,
the market indicators support a ratio in the middle of the indicated range,
or 15 percent of upland value.
Tideland Ratio

Conclusion of
Tideland Value

15%

We rely upon a ratio analysis to estimate the unit value of the key parcel
tidelands. We employ this methodology because similar tideland sales do
not exist for direct comparison. We concluded with a unit value of
$2,800 per acre for the low-utility uplands, and $48,000 per acre for the
high-utility uplands. Thereafter, we performed a ratio analysis of
integrated sales that require tidelands to support upland use. Analysis
supports a 15 percent ratio between upland value and tideland value.
In order to apply the ratio analysis, we first develop a weighted average
for the unit values of the adjacent uplands, which is developed as follows.
Low-Utility Uplands: 13.0 Ac. × $2,800/Ac.
High-Utility Uplands: 1.0 Ac. × $48,000/Ac.
Total Value of Key Parcel Uplands

$36,400
+ $48,000
$84,400

$84,400 ÷ 14.0 Ac. = $6,029/Ac.
Based on the preceding, the blended unit value of the key parcel uplands
is estimate at $6,029 per acre. Thus, we conclude the unit value indicated
for the 6.0-acre key-parcel tidelands is $904 per acre.
$6,029/Upland Acre @ 15% Ratio = $904/Tideland Acre
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Again, we employ the ATF methodology to estimate the value of the
larger parcel. This methodology is a reliable technique of measuring land
value for a corridor-type property. The premise of this methodology is
the corridor land is as valuable as the land it passes, prior to consideration
of corridor factor and usage factor adjustments. Since a majority of the
corridor from Indian to the weigh station crosses through near-identical
land, we used the key-parcel technique in the comparative analysis.
Importantly, the land it crosses includes three different physical types of
land (tidelands, high utility uplands, and low utility uplands) that
contribute differently.
Because a lack of market data prevents application of a more direct
method, we apply an allocation technique. We believe allocation is a
reliable technique for estimating the contribution of the three distinct
types of land that make up the key parcel. Based on the preceding keyparcel analysis, unit prices of the three types of land are summarized as
follows.
Low-Utility Uplands

$2,800/Acre

High-Utility Uplands

$48,000/Acre

Tidelands

$904/Acre

The next step is to apply these unit values to the larger parcel. This
develops the following value indication for the larger parcel before
acquisition.
Low-Utility Uplands: 49.07 Ac. × $2,800/Ac.

$137,396

High-Utility Uplands: 12.26 Ac. × $48,000/Ac.

$588,480

Tidelands: 26.30 Ac. × $904/Ac.
ATF Value of Larger Parcel

Analysis of Corridor
Factor

+ $23,775
$749,651

The final step is to determine if an enhancement factor applies to the
appraised lands. As stated, a corridor-type property represents an
assemblage of land that connects two destination points. Often, this
assemblage produces greater utility, particularly land with multiple
ownership and diverse use. Thus, the market value of the corridor may
exceed the value indicated by the ATF methodology and require a
market-derived “enhancement” factor. While, the appraised property
represents single underlying ownership, there are multiple users including
highway, railroad, and utilities. Therefore, our analysis indicates an
enhancement factor does apply to the appraised lands because, though
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limited, demand from alternative users for the existing corridor exists.
However, measuring its market-effect on price is difficult because of
limited demand and scarcity of reliable sale data.
Significantly, we are not aware of any corridor sales in Alaska, although
there are right-of-way leases that, reportedly, apply a CF to the ATF
value. While corridor property sales located outside of Alaska transpire
with regularity, they involve numerous comparative factors that exceed
the scope of our knowledge and expertise. However, discussions with
parties with knowledge of these transactions stated sale data indicates the
CF is trending upward, albeit, the incremental change is relative small.
Importantly, we have reviewed a consulting assignment for the analysis of
corridor enhancement factor for a portion of an Alaska Railroad
Corporation’s corridor. Prepared in 2004 by Randy L. Seale, MAI of
Allen, Williford & Seale, Inc., this consultation sites 15 corridor
enhancement factor transactions throughout the United States. The
comparables have a corridor enhancement factor ranging from 1.00 to
7.05, though most have an enhancement factor ranging from 1.25 to 1.60.
Based on several factors, Mr. Seale determined that an appropriate
corridor enhancement factor for the ARRC segment is 1.50, as it relates
to the ATF value.
Based on a similar-type corridor use, we concur with the data and analysis
provided in the above-mentioned consulting assignment. Therefore, we
conclude with a CF of 1.50 or a 50-percent enhancement to the ATF
value.
Estimate of Corridor Enhancement Factor

1.50

Multiplying the estimated CF of 1.50 to the ATF value of the appraised
property develops the following estimate of market value.
$749,651 (ATF Value) × 1.50 SF = $1,124,477
In conclusion, the market value of the property before the acquisition, as
of January 20, 2015, is estimated as follows.
Market Value Before Acquisition

$1,124,500
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Chapter 6: Property Valuation – After Acquisition

Overview

This chapter analyzes the property after the proposed acquisition, or the
remainder parcel. The ROW map below illustrates the partial acquisition
affecting the appraised property, while the table on the following page
provides a comparative analysis before and after the acquisition.
ROW Mapping – Larger Parcel, Acquisition, and Remainder

N
Acquisition
14.7 Acres

Remainder Parcel
72.93 Acres

Tur nagain Ar m
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Before and After Acquisition Summary

Land Area:
Low-Utility Uplands:
High-Utility Uplands:
Tidelands:
Shape:
Road Access:
Topography:
Soils:
Utilities:
Easements and Restrictions:
Improvements:
Zoning:
Highest and Best Use:

Larger Parcel
(Before Acquisition)

Remainder Parcel
(After Acquisition)

87.63 Ac.
49.07 Ac.
12.26 Ac.
26.30 Ac.
Irregular
Yes
Tidelands, level lands, steep
sloping
Mudflats, bedrock
E&T
None identified
Assumed vacant
Not zoned; assumed TA for
valuation
Transport or distribution
corridor

72.93 Ac.
36.87 Ac.
9.76 Ac.
26.30 Ac.
Similar
Same
Similar
Same
Same
Same
Same
Same
Same

Essentially, the proposed acquisition consists of 14.70 acres of on the
north side of the larger parcel. Based on hand scaling of exhibits
provided by the client, we determined the acquisition consists of 2.5±
acres of high-utility uplands, and 12.2 acres of low-utility uplands; the
area of the tidelands remains unchanged by the acquisition. Therefore,
the area of the remainder parcel is reduced to 72.93 acres, with 36.87
acres of low-utility uplands, 9.76 acres of high-utility uplands, and 26.30
acres of tidelands. Importantly, the acquisition does not cause a change to
the highest and best use of the property.
Because the remainder is similar to the property before the acquisition,
the market data used in the valuation of the larger parcel are also reliable
comparisons in valuing the remainder. Therefore, we utilize our
allocation technique and key-parcel analysis previously discussed. To
review the key-parcel analysis, unit prices of the three types of land are
summarized as follows.
Low-Utility Uplands

$2,800/Acre

High-Utility Uplands

$48,000/Acre

Tidelands

$904/Acre
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The next step is to apply these unit values to the remainder parcel. This
develops the following value indication for the property after acquisition.
Low-Utility Uplands: 36.87 Ac. × $2,800/Ac.

$103,236

High-Utility Uplands: 9.76 Ac. × $48,000/Ac.

$468,480

Tidelands: 26.30 Ac. × $904/Ac.

+ $23,775

ATF Value of Remainder Parcel

$595,491

Finally, we apply the estimated CF of 1.50 to the ATF value of the
appraised property to develop the following estimate of market value after
acquisition.
$595,491 (ATF Value) × 1.50 SF = $893,237
In conclusion, the market value of the property after the acquisition, as of
January 20, 2015, is estimated as follows.
Market Value After Acquisition

$893,200
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Chapter 7: Market Value of Acquisition

Overview

We employ the before and after methodology to value the acquisition of
the Relinquishment Parcel. Analysis concluded with market value
estimate before the acquisition as follows.
Value Before Acquisition

$1,124,500

Analysis concluded with market value estimate before the acquisition as
follows.
Value After Acquisition

$893,200

The value of the acquisition is the difference between the before and after
opinions of market value. Thus, the value of the acquisition of
Relinquishment Parcel is as follows.
Market Value of Acquisition

Market Value of
Acquisition

$231,300

Based on the preceding data, reasoning, and analysis, it is our opinion the
market value of the acquisition “Relinquishment Parcel,” as of January
20, 2015, is as follows.
Market Value of Acquisition

$231,300

Analysis and valuation of the property is subject to the following
hypothetical condition, which is a condition that is contrary to what
exists, but is used for the purpose of analysis: We assume the appraised
property is owned by a single entity, and exclude from valuation all
asphalt paving of roads, parking lots or pathways; railroad tracks and
equipment; or any other improvements that may exist.
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N

Cotton Grass Road
Hiland Drive

Location:
Assessor Numbers:
Legal Description:

Grantor:

Grantee:
Sale Date:
Sale Price:
Cash Equivalent Price:
Terms:

East of Cotton Grass Drive off of Hiland Road, 9± miles southeast of Eagle River,
Alaska
050-411-40 & 41
NE4NE4, Section 33, T14N, R1W SM and SW4NW4, Section 34 T14N, R1W, SM,
Anchorage Recording District
Personal Representative’s
Eric Gingrich Personal
Instrument:
Deed
Representative for Estate of
Stephen Gingrich
Hertha Monroe
2014-028880-0
Document No:
7/14
Broker
Data Source:
$177,200
Dan Shantz
Confirmed By:
$177,200
Fee simple interest
Property Rights:
Owner financed, $88,600 down payment, $88,600 Deed of Trust at undisclosed terms

80.00± acres
None
Land Area:
Public Utilities:
R-10
Residential
Zoning:
Intended Use:
Trail
Access:
Highest & Best Use: Residential
Dan Shantz
Easements/Restrictions: Section line easements
Inspected By:
Property Description:
This 80-acre parcel is located on the eastern slope of the South Fork Eagle River valley neighborhood accessible
from Hiland Road. Location is 15± miles from Midtown Anchorage. A trail extending nearly one-half mile links the
parcel to Cotton Grass Drive. Topography is steep, which diminishes subdivision potential.
Remarks:
The buyer owned a contiguous property and desired to protect their privacy. The Broker stated the buyer negotiated
the purchase prior to the listing reaching the MLS database.

Analysis

$177,200

÷

80.00± Acres
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N

Portion of MTP T 14N, R 1W

N

Land Sale 1

Hiland Drive

Cotton Grass Road

National Geographic TOPO Map
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N

Homestead Road

Location:
Assessor Number:
Legal Description:
Grantor:
Grantee:
Sale Date:
Sale Price:
Cash Equivalent Price:
Terms:

Approximately 1± mile southeast of Mirror Lake, Peters Creek neighborhood Chugiak,
Alaska
051-832-13
Tract B1, Tonjess Estates, Plat 82-59, Anchorage Recording District
Great Alaska Council, Boy
Scouts of America
Eugene Cappozi, Ronald Miller,
and Kristin Miller
8/08
$69,000
$69,000
Cash

Instrument:

Warranty Deed

Document No:

2008-048643-0

Data Source:
Confirmed By:
Property Rights:

Broker
Dan Shantz
Fee simple interest

24.43 Acres
None
Land Area:
Public Utilities:
R-10
Residential
Zoning:
Intended Use:
Easements
off
Homestead
Drive
Residential
Access:
Highest & Best Use:
Dan Shantz
Easements/Restrictions: None noted on plat
Inspected By:
Property Description:
This 24.49-acre parcel is located in the Peters Creek neighborhood about 22± miles from Midtown Anchorage.
Setting on the west slope of Mt. Eklutna, the parcel has a steep slope. Access is via two trail easements that extend
eastward from Homestead Road. Electricity is 400 feet west.
Remarks:
The Broker stated the parcel was listed in May 2008 for $75,000, indicating a marketing time of 88 days.

Analysis

$69,000

÷

24.43 Acres
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N

Plat No. 82-59

N

Homestead Road

Land Sale 5

National Geographic TOPO Map
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N

Eagle River

60-foot ROW Trail

Location:
Assessor Number:
Legal Description:

Grantor:
Grantee:
Sale Date:
Sale Price:
Cash Equivalent Price:
Terms:

Approximately 1± mile southeast of Ken Logan Road, Hiland Road neighborhood Eagle
River, Alaska
067-201-05
S2NE4NW4NW & E2NW4NW4NW4, Section 27, T14N, R1W, SM, Anchorage
Recording District
Sharon Lynn Walleen
Warranty Deed
Instrument:
Casey W. Fagerquist and
2007-038457-0
Document No:
Danielle T. Pratt
6/07
Broker
Data Source:
$70,000
Steve MacSwain, MAI
Confirmed By:
$70,000
Fee simple interest
Property Rights:
Owner financed, $35,000 down payment, $35,000 Deed of Trust at undisclosed terms

10.00 Acres
None
Land Area:
Public Utilities:
R-10
Residential
Zoning:
Intended Use:
60-foot ROW; gravel roadbed
Access:
Highest & Best Use: Residential
Steve MacSwain, MAI
Easements/Restrictions: None noted on plat
Inspected By:
Property Description:
This 10.00-acre parcel is located in the Hiland Road neighborhood about 16± miles from Midtown Anchorage.
Setting on the north slope of Harp Mountain adjacent to the Eagle River Greenbelt, the parcel has a steep slope.
Access is via a 60-foot right of way that extends eastward from Ken Logan Road about one mile. Though
unmaintained, the gravel roadbed is sufficient for four-wheel drive vehicles.
Remarks:
The parcel was originally listed in March 2007 for $125,000, before lowering to $78,000 before securing an offer.
The Broker stated that owner financing with 50% down did not affect the sale price.

Analysis

$70,000

÷

10.00 Acres
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= $7,000/Acre

MacSwain Associates LLC
Comparable Land Sale 6

N

60-foot ROW Trail

MOA Grid Map SW0460

Eagle River

N

60-foot ROW

Land Sale 6

Hiland Road

National Geographic TOPO Map
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MacSwain Associates LLC

Comparable Land Sale 10

Location:
Assessor Number:
Legal Description:

North side of Seward Highway near Milepost 100.4, Bird Creek, Alaska
090-022-06

Grantor:
Grantee:
Sale Date:
Sale Price:
Cash Equivalent Price:
Terms:

Elizabeth A. Davidson
Terra B. Nelson
12/13
$105,000
$105,000
Conventional financing

Instrument:
Document No:
Data Source:
Confirmed By:
Property Rights:

Statutory Warranty Deed
2013-067978-0
Broker
Steve MacSwain, MAI
Fee simple interest

2.50± acres
E & T; NG in proximity
Land Area:
Public Utilities:
R-11 (now TA)
Residential
Zoning:
Intended Use:
Seward Highway
Access:
Highest & Best Use: Residential
Steve MacSwain, MAI
Easements/Restrictions: None noted
Inspected By:
Property Description:
This 2.50-acre lot is located on the north side of Seward Highway, at the east end of Bird Creek. Location is 20.5±
miles from Midtown Anchorage. A driveway leads to a clearing where a restaurant was once located, but burned
down over 30 years ago. Topography is relatively steep at the south boundary, but levels our near the eastern
portion. Despite the conveyance of a second lot containing 1.22 acres, it lies within a PLO and the State of Alaska
has claimed jurisdiction.
Remarks:
The property was listed off and on for over five years originally for $135,000, before accepting an offer at $105,000.
The seller bought the property in 2008 for $120,000, but based the purchase on potential entitlement to the 1.22
acres within the PLO.

Analysis

$105,000

÷

2.50± Acres

__________________________________________________
Appendix C - Page 139

= $42,000/Acre

MacSwain Associates LLC

Comparable Land Sale 11

Location:
Assessor Number:
Legal Description:

North side of Seward Highway near Milepost 100.4, Bird Creek, Alaska
090-022-06

Grantor:

Jason E. Skala and Holly SkalaLawson
Elizabeth A. Davidson
9/08
$120,000
$120,000
Conventional financing

Grantee:
Sale Date:
Sale Price:
Cash Equivalent Price:
Terms:

Instrument:

Warranty Deed

Document No:
Data Source:
Confirmed By:
Property Rights:

2008-050298-0
Broker
Steve MacSwain, MAI
Fee simple interest

2.50± acres
E & T; NG in proximity
Land Area:
Public Utilities:
R-11 (now TA)
Residential
Zoning:
Intended Use:
Seward Highway
Access:
Highest & Best Use: Residential
Steve MacSwain, MAI
Easements/Restrictions: None noted
Inspected By:
Property Description:
This 2.50-acre lot is located on the north side of Seward Highway, at the east end of Bird Creek. Location is 20.5±
miles from Midtown Anchorage. A driveway leads to a clearing where a restaurant was once located, but burned
down over 30 years ago. Topography is relatively steep at the south boundary, but levels our near the eastern
portion. Despite the conveyance of a second lot containing 1.22 acres, it lies within a PLO and the State of Alaska
has claimed jurisdiction.
Remarks:
The property was listed for just over four months at a price of $129,000, before accepting an offer at $120,000. The
buyer based the purchase on potential entitlement to the 1.22 acres within the PLO, but State of Alaska claimed
jurisdiction. The buyer listed the property in April 2009 for $129,900, and sold it in December 2013 for $105,000.

Analysis

$120,000

÷

2.50± Acres
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= $48,000/Acre

MacSwain Associates LLC
Comparable Land Sale 10 & 11

N
Land Sale 10/11

Conveyed Lot
in PLO

Portion of US Survey 3680

N

Seward Highway

Land Sales 10/11

Tur nagain Ar m

National Geographic TOPO Map
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MacSwain Associates LLC

Comparable Land Sale 12

Location:
Assessor Number:
Legal Description:

North side of Rand Avenue, north of Seward Highway near Milepost 103, Indian,
Alaska
090-042-10

Grantor:
Grantee:
Sale Date:
Sale Price:
Cash Equivalent Price:
Terms:

Ledyard Group, LLC
Wilco Contractors
4/13
$145,000
$145,000
Cash

Instrument:
Document No:
Data Source:
Confirmed By:
Property Rights:

Statutory Warranty Deed
2013-023497-0
Broker
Steve MacSwain, MAI
Fee simple interest

Land Area:
Zoning:
Access:
Easements/Restrictions:

2.53± acres
R-11 (now TA)
Rand Avenue
Public trail easement along east
boundary

Public Utilities:
Intended Use:
Highest & Best Use:
Inspected By:

E, T, NG
Residential
Residential
Steve MacSwain, MAI

Property Description:
This 2.53-acre lot is located in a relatively new subdivision in Indian. Location is 17.5± miles from Midtown
Anchorage. Rand Avenue provides access, and there is electricity, telephone, and natural gas at the site.
Topography is moderately sloping and provides some mountain views. A public trail runs along the eastern
boundary, providing access to Chugach State Park.
Remarks:
The property was listed for just over four months at a price of $167,000, before accepting an offer at $145,000. The
buyer was a contractor who built and sold a home on the site in 2014.

Analysis

$145,000

÷

2.53± Acres
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= $57,312/Acre

MacSwain Associates LLC
Comparable Land Sale 12

N
Land Sale 12

Portion of Plat No. 2005-202

N

Land Sale 12

Seward Highway

Tur nagain Ar m

National Geographic TOPO Map
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MacSwain Associates LLC
4401 Business Park Boulevard, Suite 22, Anchorage, Alaska 99503

Appraiser: Steve MacSwain, MAI
Member of Appraisal Institute - No. 5700
State of Alaska, Certified General Real Estate Appraiser - No. 42

Professional Experience: 1986 to Present - MacSwain Associates LLC
1976 to 1986 - Appraisal Company of Alaska - President
1970 to 1975 - Real Estate Services Corporation – Appraiser
1969 to 1970 - State of Alaska Department of Highways - Right of Way Agent
Real estate appraiser and consultant of all property types throughout Alaska including commercial, industrial,
subdivisions and special-purpose properties. Appraisals have been performed for financing, leasing, insurance,
condemnation, taxation, property damages, investment analysis, and buy-sell decisions. Appraisals include
valuation of both real property and business enterprises. Professional experience totals 42 years.

Education: Bachelor of Business Administration, Finance (1969), University of Alaska Fairbanks
Appraisal Education: The following is a list of completed appraisal courses and seminars.
2014 – Uniform Standards of Professional Appraisal Practice – Update by the Appraisal Institute
2013 – Complex Litigation Appraisal Case Studies by the Appraisal Institute
2013 – Uniform Appraisal Standards for Federal Land Acquisitions (Yellow Book) by the Appraisal Institute
2012 – Appraisal Curriculum Overview by the Appraisal Institute
2012 – Business Practices and Ethics by the Appraisal Institute
2012 – Uniform Standards of Professional Appraisal Practice – Update by the Appraisal Institute
2010 – Reviewing Appraisals in Eminent Domain by the International Right of Way Association
2010 – Commercial Appraisal Engagement and Review Seminar for Bankers and Appraisers by the Appraisal Institute
2009 – The Appraiser as an Expert Witness: Preparation and Testimony by the Appraisal Institute
2009 – Attacking and Defending an Appraisal in Litigation by Whitmer Education
2008 – Uniform Standards of Professional Appraisal Practice by the Appraisal Institute
2007 – Business Practices and Ethics by the Appraisal Institute
2007 – Eminent Domain Law for Right of Way Professionals by the International Right of Way Association
2007 – Appraisal Review for Federal Aid Programs by the International Right of Way Association
2007 – Analyzing Operating Expenses by the Appraisal Institute
2007 – Forecasting Revenue by the Appraisal Institute
2007 – Case Studies in Highest and Best Use by the Appraisal Institute
2002 – Uniform Standards for Federal Land Acquisitions: Practical Applications for Fee Appraisers by the Appraisal Institute
2002 – Legal Aspects of Easements by the International Right of Way Association
2001 – Partial Interest Valuation Undivided by the Appraisal Institute
2001 – Special Purpose Properties Divided by the Appraisal Institute
1969-2000: Numerous appraisal classes pertaining to principles, income capitalization, cost analysis, sale
comparison approach, and highest and best use analysis by the Appraisal Institute, Society of Real Estate
Appraisers, International Right-of-Way Association, International Association of Assessing Officers, and Marshall
Valuation Service
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Membership and Organizations: Member of Appraisal Institute – No. 5700
Member of International Right of Way Association
Member of Building Owners and Managers Association (BOMA), Anchorage

Public Service: Past Chairman of the State Board of Certified Appraisers
Past member of Board of Equalization, Municipality of Anchorage
Past member of National Experience Review Committee of the Appraisal Institute
Past member of Regional Ethics and Counseling Panel of the Appraisal Institute
Past president of Alaska Chapter 57 of the Appraisal Institute

Significant Assignments:
 Appraised the Trans-Alaska Pipeline System, an 800-mile common carrier crude oil pipeline from Prudhoe Bay










to Valdez, operated by Alyeska Pipeline Service Company.
Appraised Calais Company, Inc., a real estate holding company consisting of 39 commercial parcels in
Anchorage.
Principal real estate consultant and expert witness for all lands affected by the Exxon Valdez oil spill. Project
involved over 2,000,000 acres of remote land and nearly 2,000 private property owners.
Appointed as a representative of a three-member panel that analyzed and valued over 1,000,000 acres and 8,000
parcels for the Mental Health Lands Settlement.
Contract assessor for the North Slope Borough, Kodiak Island Borough, City of Nome, and the City of Valdez.
Represented Seibu Alaska, Inc. (Alyeska Resort and Alyeska Prince Hotel) in preparing of their property tax
appeal with the Municipality of Anchorage that resulted in a $65 million reduction in assessed value.
Appraised submerged tideland parcels and wetlands parcels located in Womens Bay on Kodiak Island for the
purpose of an exchange between Koniag, Inc. and U.S. Fish and Wildlife Service
Appraised Common Carrier Pipeline right-of-ways leased and operated by BP Transportation Alaska and
ConocoPhillips Alaska.
Appraised 3,600 acres consisting of the former Adak Naval Air Station and Submarine Base conveyed to the
City of Adak and the State of Alaska.
Appraised and/or provided consulting services on properties throughout Alaska including numerous financial
institutions, Native corporation lands, and real estate holding companies both public and private.

Expert Witness Experience: Steve MacSwain is qualified as an expert witness in both the United States Federal
Court and the State of Alaska Superior Court. Steve has testified as an expert witness in State and Federal courts.
In addition, Steve has testified as expert witness in numerous Alaskan municipal tax courts, public hearings, and
depositions on matters related to real property.

Arbitrator Experience: Appointed a Master by the Superior Court of Alaska and Municipality of Anchorage to
serve as an arbitrator in determining just compensation.
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REVIEW APPRAISER’S DETERMINATION OF
APPRAISAL COMPLIANCE WITH UASFLA & USPAP
By
Franklin M. King, MAI
5646 Rogers Road
Lizella, GA 31052-5509

Phone: 478-538-5661 — E-Mail: franklinkingjr@hotmail.com

PROJECT NAME:

W INDY CORNER SEWARD HWY.
MILEPOST 105-107

DOT & PF PROJECT NO. 0A3-1(34)/56631
PARCEL NO. “RELINQUISHMENT PARCEL”
(STATE OF ALASKA)
KVC FILE NO. 15-002B

Property Owner: State of Alaska (Note: Although portions of the appraised property are under the ownership of
various agencies of the State of Alaska, the appraiser was instructed by his client, DOWL HKM, to appraise the
property as if it were owned in its entirety by a single entity, i.e., the State of Alaska).
Appraised Property: The fee-simple interest in 87.63 acres of hypothetically vacant land located along the
Seward Highway/Alaska Railroad corridor between the communities of Rainbow and Indian, Alaska. The real
estate is roughly, legally described as being situated in Sections 2 and 3, Township 10 North, Range 2 West,
Seward Meridian, Alaska. (Note: The appraiser was instructed to exclude from valuation all roadway, roadside
and railroad improvements, i.e, the land was to be appraised as if it were vacant and unimproved).
___________________________________________________________________________________________________

I, Franklin M. King, MAI, have completed a technical review of the February 6, 2015 appraisal report on the
above-referenced property which was prepared, signed and certified by Steve MacSwain, MAI. My review was
completed without a field inspection of the subject property or the comparable sale properties, i.e., a “desk”
review was performed. The scope of my review included: 1) a check for proper appraisal methodology, analytical
consistency, internal logic, and accuracy of mathematical calculations; 2) a check for compliance with the
Uniform Appraisal Standards for Federal Land Acquisitions (UASFLA) and the Uniform Standards of
Professional Appraisal Practice (USPAP); and 3) a determination as to whether the appraisal report constitutes an
adequate basis for an offer of just compensation. I did not independently confirm the market data or subject
property data presented in the appraisal report.
My five-page appraisal review report herein is intended for use only by my client, DOWL HKM, as well as the
State of Alaska and the National Park Service.
Mr. MacSwain determined that the highest and best use of the appraised property (the “larger parcel”) was for
continued use as a portion of a transportation/distribution corridor connecting Anchorage and the Kenai Peninsula
and serving intermediate points along the way. Accordingly, he utilized the across-the-fence (ATF) method to
value three distinctly different types of land within the corridor segment by analyzing and adjusting comparable
land sales. By applying a market-derived corridor factor to the ATF value, the appraiser finalized his opinion of
market value for the larger parcel, the remainder property and the acquisition area. The results of his appraisal
were communicated in an “Appraisal Report” as defined in the 2014-2015 edition of USPAP.
The fee simple interest in a 14.70-acre portion of the larger parcel is hypothetically to be acquired as part of the
above-captioned road project.1 The appraiser’s opinion of the market value of the acquisition, as of January 20,
2015 was $231,300.00 (Two Hundred Thirty One Thousand Three Hundred Dollars).

1

Mr. Bob Wright of DOWL HKM informed me on 2/18/2015 that, although the 14.70 acres are actually proposed to be
relinquished by the current ownership as part of a complex interagency, multi-parcel transaction, the appraiser was instructed
to conduct the appraisal as if the acreage was actually to be acquired from the 87.63-acre larger parcel. This instruction was
given to ensure that, for equitable purposes, the “before-and-after” valuation methodology utilized in a separate appraisal of a
26.30-acre portion of the larger parcel (the “Acquisition Parcel”) was also utilized for the 14.70-acre “Relinquishment
Parcel.”

Relinquishment Parcel — Windy Corner Project, Milepost 105-107 of the Seward Highway, Alaska
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Page 1 of 5

The appraisal report contained a few minor errors and inconsistencies—none of which had any impact on the
value conclusions. Mr. MacSwain made corrections and submitted an amended report to me for final review. He
assured me that he will also promptly submit same to DOWL HKM.
Review Appraiser’s Determination:


The content, analyses, and conclusions in the amended appraisal report are in compliance with my
interpretation of the current editions of UASFLA and USPAP.



The market value opinions were based on an adequate quantity of relevant data and proper
adjustments to the data were made where appropriate.



The appraisal methods and techniques used were appropriate for the valuation problem.



The $231,300 market value opinion for the property rights that are hypothetically to be acquired is
appropriate and reasonable, given the data and analyses presented, and I recommend approval of the
appraisal report as an adequate basis for an offer of just compensation.

JUST COMPENSATION ALLOCATION:
Land:
Section Line/PLO Interests:
Improvements
Cost-to-Cure:
Damages:
Special Benefits:
TOTAL:

$231,300
$ N/A
$ N/A
$ N/A
$ N/A
$ N/A
$231,300

Uneconomic Remnant?  Yes

 No

If yes, enter value: $

N/A and describe:

Reviewer Assumptions & Limiting Conditions:


This appraisal review is based solely on data and information contained in the appraisal report that is the
subject of this review.



It is assumed that the data and information are factual and accurate,



I reserve the right to consider any additional data or information that may subsequently become available
and to revise the opinions and conclusions in this report if such data and information indicate the need for
such a change.



All of the assumptions and limiting conditions contained in the appraisal report that is the subject of this
review are also conditions of this review unless otherwise stated.

Review Appraiser Certification:
I certify that, to the best of my knowledge and belief:


The statements of fact contained in this appraisal review report are true and correct.

Relinquishment Parcel — Windy Corner Project, Milepost 105-107 of the Seward Highway, Alaska
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The reported analyses, opinions, and conclusions in this review report are limited only by the assumptions
and limiting conditions stated in this review report, and are my personal, impartial, and unbiased
professional analyses, opinions, and conclusions.



I have no present or prospective interest in the property that is the subject of the work under review and
no personal interest with respect to the parties involved.



I have performed no other services, as an appraiser or in any other capacity, regarding the property that is
the subject of the work under review within the three-year period immediately preceding acceptance of
this assignment.



I have no bias with respect to the property that is the subject of the work under review or to the parties
involved with this assignment.



My engagement in this assignment was not contingent upon developing or reporting predetermined
results.



My compensation is not contingent on an action or event resulting from the analyses, opinions or
conclusions in this review or from its use.



My compensation for completing this assignment is not contingent upon the development or reporting of
predetermined assignment results or assignment results that favor the cause of the client, the attainment of
a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this
appraisal review.



My analyses, opinions, and conclusions were developed and this review report was prepared in
conformity with the requirements of the Uniform Appraisal Standards for Federal Land Acquisitions as
well as the Appraisal Institute’s Code of Professional Ethics & Standards of Professional Appraisal
Practice, which include the Uniform Standards of Professional Appraisal Practice.



The use of this review report is subject to the requirements of the Appraisal Institute relating to review by
its duly authorized representatives.



I have not made a personal inspection of the subject of the work under review.



No one provided significant appraisal, appraisal review, or appraisal consulting assistance to me during
the review process.



As of the date of this report, I have completed the continuing education program of the Appraisal
Institute. I am also certified by the State of Alaska as a General Real Estate Appraiser.

___________________________
Franklin M. King, MAI
Review Appraiser

Effective Date of Appraisal Review: February 19, 2015
Date of Appraisal Review Report: February 19, 2015

Alaska General Real Estate Appraiser
Certificate No. 18 — Expires 6/30/15

Relinquishment Parcel — Windy Corner Project, Milepost 105-107 of the Seward Highway, Alaska
__________________________________________________
Appendix C - Page 148

Page 3 of 5

PROJECT NAME:

APPRAISAL REPORT CHECKLIST
By

W INDY CORNER, SEWARD HIGHWAY
MILEPOST 105-107

DOT & PF PROJECT NO. 0A3-1(34)/56631

Franklin M. King, MAI
2612 Desert Glen Drive
Las Vegas, Nevada 89134-8873

PARCEL NO. “RELINQUISHMENT PARCEL” (STATE OF
ALASKA)

Phone: 702-331-7723 — E-Mail: franklinkingjr@hotmail.com
Appraiser: Steve MacSwain, MAI

KVC FILE NO. 15-002B
Review Appraiser: Franklin M. King, MAI



Special Instructions: The appraiser was instructed by his client, DOWL HKM, to base his value opinion on the hypothetical
condition that the larger parcel was under the ownership of a single entity and that it consisted of vacant land. Mr. Bob Wright of DOWL
HKM informed the review appraiser on 2/18/2015 that, although the 14.70-acre portion is actually proposed to be relinquished by the
current ownership as part of a complex interagency multi-parcel transaction, the appraiser was instructed to conduct the appraisal as if the
acreage was actually going to be acquired from the 87.63-acre larger parcel. This instruction was given to ensure that the “before-and-after”
valuation methodology utilized in a separate appraisal of a 26.30-acre portion of the larger parcel (the “Acquisition Parcel”) was also
utilized for the 14.70-acre “Relinquishment Parcel.”
Note: If item is not applicable, write “N/A” by the box for that item



















Current ROW Plans
Appraisal matches plans
Narrative Appraisal Summary Completed
Certificate of Appraisal signed
Scope of appraisal, Purpose and function
Assumptions & Limiting Conditions
Area & Neighborhood Analysis
Land area and shape
Access/Frontage
Topography
Soils
Utilities
Rights to be acquired
Easements and encroachments shown
Present use
Zoning / Restrictions (Before & After)
Known Hazards: Environmental, Flood
N/A Improvements described + sketch + shown on plat
N/A Specialty items or Tenant owned improvements

Assessed Value/tax trends

Plat/Plot Plan/Parcel Map

Photos: land & improvements

Ten-Year Sales History

Highest and best use

Approaches: Sales Comparison

Support for Adjustments or Assumptions

Value of the whole

Conclusion and, if applicable, reconciliation

Value of acquisition & allocation

Remainder as a part of the whole

Value reasonable and consistent

Owner contact verification
N/A Title Report and Legal Description
Issues: N/A

Comparable Sales data should include:

Comparable Sales map

Size

Shape

Topography

Utilities

Soils

Use / Zoning

Access and Grade relationship
N/A Improvement allocation
 Photographs

Verification by the appraiser
After Value: Has the appraiser considered

Highest & Best Use change

Access/Frontage issues

Area/Shape

Elevation or Drainage change
N/A Improvements

Approaches: Sales Comparison

Support for Adjustments
N/A Support for Damages/Special Benefits/Cost-to-cure

Relinquishment Parcel — Windy Corner Project, Milepost 105-107 of the Seward Highway, Alaska
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Relinquishment Parcel — Windy Corner Project, Milepost 105-107 of the Seward Highway, Alaska
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MacSwain Associates LLC
4401 Business Park Boulevard, Suite 22, Anchorage, Alaska 99503

APPRAISAL REPORT
Windy Corner Seward Highway Project
Milepost 105-107 (0A3-1(34)/56631)
“Material Site 1” – Milepost 108.6 to 109 Seward Highway, Alaska
AERIAL IMAGERY (DATE UNKNOWN)
Mater ial Site 1

N

MP 109

Turnagain Arm

Sewar d Highway
MP 108.6

Effective Appraisal Date: January 20, 2015

Submitted To:
Robert King
Manager Real Estate Services
DOWL HKM, Inc.
4041 B Street
Anchorage, Alaska 99503
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File No. 14-2782(1)

MacSwain Associates LLC

Material Site 1

4401 Business Park Blvd., Suite 22
Anchorage, Alaska 99503
Telephone: 907-561-1965
Facsimile: 907-561-1955
s.macswain @macswain.com

January 26, 2015
Robert King
Manager Real Estate Services
DOWL HKM, Inc.
4041 B Street
Anchorage, Alaska 99503
Re:

Windy Corner Seward Highway Project
Milepost 105-107 (0A3-1(34)/56631)
“Material Site 1” – Milepost 108.6 to 109 Seward Highway, Alaska

Dear Mr. King:
We have prepared an Appraisal Report that analyzes the above-referenced property affected
by the Windy Corner Seward Highway Project. The purpose of the appraisal is to estimate
the market value of property rights acquired pertaining to the full acquisition of a 19.6-acre
parcel, as of January 20, 2015 (effective date of value). The property rights appraised is the
fee simple interest. To summarize, the appraised property is a 19.6-acre parcel consisting of
steep sloping bedrock on the north side of the Seward Highway right of way, between
Anchorage and Indian, Alaska, within the boundaries of Chugach State Park. Importantly, as
instructed by DOWL HKM, Inc., analysis and valuation of the property is subject to the
following hypothetical condition, which is a condition that is contrary to what exists, but is
used for the purpose of analysis: We assume the parcel referred to as “Material Site 1” is a
surveyed, platted, and legally marketable, stand-alone property.
The appraisal is intended to comply with requirements of the Uniform Appraisal Standards
for Federal Land Acquisitions (UASFLA) and the Uniform Standards of Professional
Appraisal Practice (USPAP). Since UASFLA states an estimate of market value tied to
exposure and marketing time is inappropriate and requires exclusion from the appraisal report,
we invoke the jurisdictional exception rule permitted in USPAP. 1 This departure represents
the only conflict between UASFLA and USPAP.
Based on the data, reasoning, and analysis contained in the appraisal report, it is our opinion
the market value of the property rights acquired, as of January 20, 2015, is as follows.
Market Value of Acquisition

$53,000

1

Standard Rule 1-2(c) of USPAP requires the appraiser to estimate a reasonable exposure time in conjunction
with their market value opinion. Section D-1b of UASFLA provides legal authority for invoking the
Jurisdictional Rule.

14-2782(1) 19.6-Acre Parcel (Material Site 1), MP 109 Seward Highway, Alaska
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1

MacSwain Associates LLC

Material Site 1

We direct your attention to the Assumptions and Limiting Conditions on Page 6 for an
explanation of the restrictions and limitations of the report. If you have questions regarding
our analysis or conclusion, please contact our office.
Respectfully submitted,

Steve MacSwain, MAI
State of Alaska Certificate No. 42

14-2782(1) 19.6-Acre Parcel (Material Site 1), MP 109 Seward Highway, Alaska
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2

MacSwain Associates LLC

Material Site 1
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3

Material Site 1

MacSwain Associates LLC

Appraiser Certification
The undersigned certifies that to the best of their knowledge and belief:
 The statements of fact contained in this report are true and correct.
 The reported analyses, opinions, and conclusions are limited only by the reported

assumptions and limiting conditions, and legal instructions, and are the personal, unbiased
professional analysis, opinions, and conclusions of the appraisers.
 The appraisers have no present or prospective interest in the property appraised and no

personal interest or bias with respect to the parties involved.
 The compensation received by the appraisers for the appraisal is not contingent on the

analyses, opinions, or conclusions reached or reported.
 The appraisal was made and the appraisal report prepared in conformity with the Uniform

Appraisal Standards For Federal Land Acquisitions (UASFLA).
 The appraisal was made and the appraisal report prepared in conformity with Appraisal

Foundation’s Uniform Standards of Professional Appraisal Practice (USPAP), except to
the extent that the Appraisal Standards For Federal Land Acquisitions (UASFLA)
required invocation of USPAP’s Jurisdictional Exception Rule, as described in Section D1 of the Appraisal Standards For Federal Land Acquisitions.
 The appraisers have made a personal inspection of the property appraised.

Property

owner contact information was not provided to the appraisers.
 Dan Shantz and Jim Dahl provided significant professional assistance to the appraiser.
 The reported analyses, opinions and conclusions were developed, and this report has been

prepared, in conformity with the requirements of the Code of Professional Ethics &
Standards of Professional Appraisal Practice of the Appraisal Institute.
 The use of this report is subject to the requirements of the Appraisal Institute relating to

review by its duly authorized representatives.
 As of the date of this report, Steve MacSwain, MAI has completed the requirements of the

continuing education program of the Appraisal Institute and State of Alaska. Moreover,
Steve MacSwain (AA 42) is a certified General Real Estate Appraiser in the State of
Alaska.
 As of the date of this report, Steve MacSwain, MAI has completed the standards and

ethics education requirement of the Appraisal Institute for Members.
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 We have performed no services, as an appraiser or in any other capacity, regarding the

property that is the subject of this report within the three-year period immediately
preceding acceptance of this assignment.
 Our opinion of market value of the property rights acquired, as of January 20, 2015, is

$53,000.

Steve MacSwain, MAI
State of Alaska Certificate No. 42

1/26/15
Date
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Assumptions and Limiting Conditions
This appraisal report is subject to the following Assumptions and Limiting Conditions.
 We assume no responsibility for the legal descriptions provided or for other matters

pertaining to legal or title considerations. We assume title to the appraised property is
marketable unless otherwise stated.
 We appraise the property free and clear of all liens or encumbrances unless otherwise

stated.
 We believe the information furnished by others is reliable, but we do not guarantee its

accuracy.
 We assume all engineering studies are correct. We believe all maps, surveys, and other

illustrative material are accurate. We include these exhibits only to help the reader
visualize the appraised property.
 We assume there are no hidden or unapparent conditions that render the property more or

less valuable. We assume no responsibility for such conditions or for obtaining the
engineering studies that may be required to discover them.
 We assume the appraised property is in full compliance with all applicable federal, state,

and local environmental regulations and laws unless the lack of compliance is stated,
described, and considered in the appraisal report.
 Possession of this report, or a copy thereof, does not carry with it the right of publication.
 The appraisers are not required to give consultation, testimony, or attend court

proceedings with reference to the subject property without prior arrangements.
 The appraisers acknowledge the appraisal report may be available for public review upon

request. However, this right does not allow dissemination to the public through
advertising, public relations, news, sales, or other media without prior written consent and
approval from the appraisers.
 We did not observe any hazardous material or other type of environmental contamination

that may affect the appraised property. Furthermore, we do not have any knowledge that
such substances exist. However, the presence of environmental conditions may impair
property value. Therefore, we urge the client to retain an environmental assessment for
discovery and evaluation.
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Appraisal Summary
Property Type:

Vacant land

Purpose of Appraisal:

Provide market value opinion

Property Rights Appraised:

Fee simple interest

Legal Description:

Based on a review of the available information, the appraised
acquisition is located within Section 33, Township 11 North,
Range 2 West, Seward Meridian.

Property Owner:

State of Alaska Department of Natural Resources, Chugach
State Park

Tax Parcel No:

N/A (exempt from taxation)

Location/Neighborhood:

Located on the north side of the Seward Highway right of
way from about Milepost 108.6 to 109, near Rainbow,
Alaska; within the boundaries of Chugach State Park

Land Area:

19.6± acres or 853,776± square feet

Access:

We presume legal access from Seward Highway on the south
side of the parcel

Topography:

Steep ascending slope to the north; : bluff profile along
southeast portion of highway frontage; small area that has
been excavated for prior gravel extraction

Utility Service:

Electricity and telephone 200± feet to the east

Easements and Restrictions:

None identified

Zoning:

The subject acquisition parcel is located within the Chugach
State Park. If the parcel was in the private sector, it would be
zoned Turnagain Arm (TA) District.

Improvement Description:

None

Highest and Best Use:

Recreation or residential home site

Environmental Condition:

None observed during property inspection

Property Inspection Date:

January 20, 2015

Effective Date of Appraisal:

January 20, 2015

Report Date:

January 26, 2015

Mar ket Value of Acquisition:

$53,000 ($2,704/Acr e)
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Chapter 1: Premise of the Appraisal

Overview

Project and
Acquisition Summary

We have prepared an Appraisal Report that analyzes a 19.6-acre parcel
that abuts the north side of the Seward Highway right of way, within the
boundaries of Chugach State Park. Referred to as Material Site 1, the
property is located between Milepost 108.6 and 109 of the Seward
Highway, near Rainbow, Alaska. The proposed full acquisition is
necessary in conjunction with construction of a road improvement
project. This appraisal is intended to comply with requirements of the
Uniform Appraisal Standards for Federal Land Acquisitions (UASFLA)
and Uniform Standards of Professional Appraisal Practice (USPAP).

Project Summary: The project intent is to address traffic safety concerns
in the vicinity of Windy Corner by realigning the highway and the
railroad to meet current design standards. The new alignment will also
create space for new roadside recreational facilities and wildlife viewing
areas (including parking and walkways) with acceleration and
deceleration lanes for turning traffic.
Project Location Map

N

Mater ial Site 1
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Specifically, the project, located within the Municipality of Anchorage
between Indian and Rainbow, involves realigning and constructing a
divided two-lane highway from Milepost 105 to 107, and relocating and
realigning the Alaska Railroad Corporation (ARRC) tracks. The space
created by the road and rail realignment will accommodate improved
parking/pullout facilities on both sides of the highway with new auxiliary
lanes to accommodate traffic entering and exiting the highway.
Acquisition Summary: The analysis and valuation reflects the full
acquisition of vacant land.

Purpose of Appraisal

Client

Intended Users of the
Appraisal Report

Intended Use of the
Appraisal Report

Date of Property
Inspection
Effective Date of
Appraisal

Report Date

The purpose of the appraisal is to form a market value opinion for a
potential voluntary acquisition adhering to UASFLA and USPAP.

Our client is the DOWL HKM, Inc.

The intended users of the report are DOWL HKM, Inc., the State of
Alaska, and the National Park Service.

The intended use of the report is to assist with compensating the property
owner for the property rights acquired. The appraisal report is not
intended for any other use.

January 20, 2015

The effective date of appraisal is January 20, 2015, which represents the
property inspection date.

January 26, 2015
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The definition of market value is the basis of our analysis and valuation
of the appraised land. Market value is defined as follows.
The amount in cash, or on terms reasonably equivalent to cash, for which
in all probability the property would have sold on the effective date of the
appraisal, after a reasonable exposure time on the open competitive
market, from a willing and reasonably knowledgeable seller to a willing
and reasonably knowledgeable buyer, with neither acting under any
compulsion to buy or sell, giving due consideration to all available
economic uses of the property at the time of the appraisal. 3

Property Rights
Appraised

The property rights appraised is the Fee simple interest, which is defined
as follows.
Absolute ownership unencumbered by any other interest or estate, subject
only to the limitations imposed by the governmental powers of taxation,
eminent domain, police power, and escheat. 4

Property Owner

Legal Description

A title report was requested from the client, but not provided. Based on
review of public records, the appraised property is owned by the State of
Alaska Department of Natural Resources, Chugach State Park.

We requested a preliminary title report, but we did not receive this
document. However, we did receive partial title abstracts from DOWL
HKM, Inc. staff that included court decisions, Patents, Recorder’s Office
document displays and case abstracts, and Master Title Plats pertaining to
the appraised property. Although we rely upon these data, our
interpretation of easements, restrictions, and reservations may change
with review of a preliminary title report.
Based on a review of the available information, the appraised acquisition
is located within Section 33, Township 11 North, Range 2 West, Seward
Meridian.

3

Interagency Land Acquisition Conference, Uniform Appraisal Standards for Federal
Land Acquisitions, 5th ed. (Appraisal Institute, 2000), 13.
4

Appraisal of Real Estate, Fourteenth Edition (2013), by the Appraisal Institute, p. 5.
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Property Type:

Vacant land

Neighborhood:

Turnagain Arm

Location:

Located on the north side of the Seward Highway
right of way from about Milepost 108.6 to 109,
near Rainbow, Alaska; within the boundaries of
Chugach State Park

Mater ial Site 1

LOCATION MAP

Property History

Property and Occupancy/Use History: The subject parcel is publicly
owned land located within the boundaries of Chugach State Park. There
were no signs of development on the property during the inspection,
though it appeared that a portion of the parcel has been excavated several
years ago.
10-Year Property Sale History: Review of public records indicates no
property sales in the past 10-year period. Public records indicate State of
Alaska acquired the subject lands in July 1974.
Rental History: There is no record of rental or lease history for the
subject parcel.
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Assessed Value and
Real Estate Taxes

Larger Parcel
Determination

Hypothetical
Condition

Appraisal
Methodology

Material Site 1

The appraised parcel is part of the Chugach State Park, and not subject to
taxation.

We determined that the larger parcel is the 19.6-acre acquisition parcel as
described in this report. Explanation of this determination is located in
the highest and best use analysis section of this report.

As instructed by DOWL HKM, Inc., analysis and valuation of the
property is subject to the following hypothetical condition, which is a
condition that is contrary to what exists, but is used for the purpose of
analysis: We assume the parcel referred to as “Material Site 1” is a
surveyed, platted, and legally marketable, stand-alone property.

Per UASFLA, we employ the before and after methodology to estimate
the market value of the acquisition. First, we value the property before
the acquisition; then we value the property that remains after the
acquisition. The difference between the before and after values is the
market value of the acquisition.
We utilize the sales comparison approach to estimate the market value of
the property rights acquired, because neither the cost nor the income
capitalization approaches provide meaningful analysis for vacant land
similar to the subject. Additionally, we found sufficient land sale data to
develop our opinion of value. Comparable land sale data was obtained
from private parties, real estate brokers/agents, market participants,
appraisers, and company files.

Scope of the
Appraisal

Jim Dahl preformed the most current inspection of the appraised property,
and assisted Steve MacSwain, MAI with data collection and analysis. In
addition, Steve MacSwain, MAI administered the appraisal process,
reviewed draft appraisals, and concluded with an opinion of value. The
scope of the appraisal is summarized as follows.
 Steve MacSwain, Dan Shantz and Jim Dahl inspected the subject

property on January 20, 2015, and prior dates;
 Reviewed information provided by DOWL HKM, Inc. including
parcel and project mapping;
 Reviewed Municipality of Anchorage (MOA) mapping;
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Exposure Time

Statement of
Competency

Summary of
Appraisal Problem

Material Site 1

Reviewed Municipal Code pertaining to zoning;
Reviewed Turnagain Arm Comprehensive Plan;
Observed the land use pattern of the Turnagain Arm market district;
Collected and analyzed economic data pertaining to the Turnagain
Arm market district;
Interviewed brokers that list Turnagain Arm district properties or
specialize in marketing these properties;
Reviewed USGS topographical maps and aerial mapping;
Performed a land use analysis;
Collected and analyzed comparable land sales;
Confirmed land sales with the buyer, seller, broker, or other
knowledgeable third party; and
Relied upon sales comparison approach to estimate market value.

We invoke the Jurisdictional Exception Rule permitted in USPAP to
comply with Section 9 of UASFLA that states an estimate of market
value linked to an exposure or marketing time must be excluded from the
appraisal report. 5

MacSwain Associates LLC has completed numerous appraisals of vacant
tracts of land throughout Alaska, including along the Seward Highway
from Anchorage to Girdwood. Representative clients include lending
institutions, government agencies, property owners, property managers,
and private parties. A summary of Steve MacSwain, MAI’s experience
and professional qualifications are located in the addenda. Steve
MacSwain, MAI has the knowledge and experience required by the
competency provision of USPAP to complete this appraisal assignment
credibly.

There were no special appraisal problems encountered. Although sale
activity is scarce, we analyzed sufficient data to develop a marketsupported conclusion. However, the scarcity of sales requires use of
qualitative adjustment techniques rather than paired analysis that
measures differences by quantification. Despite these deficiencies, we
performed a reliable analysis that concludes with a credible estimate of
market value.
5

Since Standard Rule 1-1(c) of USPAP requires the appraiser to estimate a reasonable
exposure time in conjunction with their opinion of value, we invoke the Jurisdictional
Exception Rule that permits departure.
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Chapter 2: Neighborhood Analysis

Overview

The neighborhood is the Turnagain Arm District of the Municipality of
Anchorage. The reader is referred to the maps below and on following
pages that illustrate neighborhood boundaries.
Location Map

Anchor age

N
Chugach
State Par k

Rainbow

Indian
Bir d Cr eek

Mater ial Site 1

Tur nagain Ar m

Gir dwood

General
Neighborhood

The general neighborhood is within the Turnagain Arm district and the
area along the Seward Highway from Girdwood to Anchorage. The
general neighborhood also includes the communities of Rainbow, Indian,
and Bird Creek. According to the Municipality, the neighborhood has a
population range from 350 to 375 residents.
The predominate
development pattern in the neighborhood is residential. Commercial
development fronts the Seward Highway corridor and is located in Indian
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and Bird Creek. Commercial development includes service and retail use
such as restaurants, gas stations, automobile repair, and lodging.
Neighborhood Map
Rainbow

N
Indian

Bir d Cr eek
Gir dwood

Mater ial Site 1

Tur nagain Ar m

According to the Turnagain Arm Comprehensive Plan, Rainbow Valley
developed under unusual circumstances with a group of landowners
sharing plots of land for their individual homes, without actual platted lot
boundaries. According to the homeowner’s association, no vacant private
land exists in the valley. All of the useable land is developed with rural
residential homes and associated accessory use structures.
The Indian community includes a combination of large-lot rural
residential developments with some scattered commercial uses along the
Seward Highway and up-valley, including a small commercial nursery
and Indian Valley meats, a large-scale meat processing facility. The east
side of the valley includes a row of older homestead residences, some
with renter cabins and two-family developments. Chugach Park View
Subdivision in Indian is the most recent residential subdivision. The 35lot subdivision is located between Indian Valley Road and Ocean View
Road and offers large lots averaging 2.5± acres, paved streets, and partial
Turnagain Arm and mountain views. The neighborhood offers various
access points to Chugach State Park.
Bird Creek developed much like Indian, dominated by larger lot rural type
residential development, with some scattered commercial uses along the
highway and some small-scale commercial businesses within the
residential area. A telecommunications facility is located along the
highway and an automobile maintenance facility operates near the site’s
east end. A sawmill operates within the residential lots as a permitted
use.
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Chugach State Park contains approximately 495,000 acres of land and is
one of the four largest state parks in the United States. The park’s
westernmost boundary lies in the western foothills of the Chugach
Mountain Range and is a mere seven miles to the east of downtown
Anchorage. The park is further defined by the Knik Arm on the north,
Turnagain Arm on the south, and Upper and Lower Lake George and
Chugach National Forest on the east.
Additional recreation opportunities in the neighborhood include State of
Alaska campgrounds, seasonal salmon fishing at Bird Creek, and the
“Bird to Girdwood” paved bike trail.

Summary

The Turnagain Arm district is an established community between
Anchorage and Girdwood. Development in the district centers in the
Indian, Bird Creek, and Girdwood. The Seward Highway and adjacent
railroad bisects the area and is the primary arterial providing access
to/from Anchorage to the Kenai Peninsula to the south.
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Chapter 3: Property Description and Analysis

Our appraisal inspection and available mapping are the principal data
sources used to describe the appraised property. We requested a
preliminary title report, but we did not receive this document. However,
we did receive title abstracts from DOWL HKM, Inc. staff that included
deeds, easements, Recorder’s Office document displays, Master Title
Plats, and survey data pertaining to the appraised property. Although we
rely upon these data, our interpretation of easements, restrictions, and
reservations may change with review of a preliminary title report.

Overview

The subject acquisition consists of a 19.6-acre parcel located on the north
side of the Seward Highway right of way from about Milepost 108.6 to
109, near Rainbow, Alaska. We use a tabular-type format to describe the
physical character of the parcel. The most important physical factor that
affects land use potential is topography and bedrock soil geology. We
discuss zoning and other regulatory requirements that affect land use
potential after describing the parcel. Photographs that follow provide a
visual overview while inserted exhibits help illustrate the physical
character of the parcel.
AERIAL IMAGERY (DATE UNKNOWN)

N

Mater ial Site 1

MP 109

Turnagain Arm

Sewar d Highway
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Overview: The entirety of highway frontage has a steep bluff profile or
steep ascending slope. At the west end of the parcel, a portion has been
excavated for gravel extraction; the remainder of the parcel is heavily
treed. We observed limited areas suitable for development.
Present Use: Vacant land
Land Area: 19.6± acres or 853,776± square feet
Land Configuration: Irregular
Access: We presume legal access from Seward Highway on the south
side of the parcel; 2,100± feet of highway right of way frontage
NATIONAL GEOGRAPHIC TOPO MAP

N

Mater ial Site 1

Sewar d Highway

Tur nagain Ar m

Topography: Bluff profile (40± feet) along southeast portion of highway
frontage; steep ascending slope from highway along northwest and
southeasternmost portions, excepting a small area that has been excavated
for prior gravel extraction
Soils: Thin layer of organics over bedrock
Vegetation: Brush and grasses, alder, willow, cottonwood, birch
Public Utilities: Electricity and telephone 200± feet to the east
Easements: None identified
Environmental Assessment: No evidence of adverse environmental
conditions observed during the property inspection
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Regulations

Material Site 1

The Land and Water Conservation Fund (LWCF) is a 50/50 Federal
matching grant program that was used in the Chugach State Park to fund
the acquisition of land including the subject parcel. The program requires
that the property be retained and used solely for outdoor recreation in
perpetuity. Therefore, the subject property may not be converted to
anything other than public outdoor recreation uses without the prior
review and approval by the Secretary of the U.S. Department of the
Interior. Actions that may represent conversion of use include installation
of cell towers, aboveground utilities, roads for uses other than recreation,
creation of indoor recreation facilities, or private encroachments such as
driveways. 6

The subject acquisition parcel is located within the Chugach State Park,
which is outside a zoning district. If the parcel was in the private sector,
it would be zoned Turnagain Arm (TA) District. The purpose of this
district is to govern the land uses for the area known as Turnagain Arm
south of Potter Marsh, including but not limited to Rainbow, Indian, Bird
Creek, and Portage/Twenty Mile. Permitted uses and densities within the
TA District are to conform to the land use plan map, polices, land use
definitions, and residential densities of the adopted Turnagain Arm
Comprehensive Plan. 7 Permitted uses include the following.
 Residential and accessory uses and structures that conform to the

Turnagain Arm Comprehensive Plan
 Commercial structures under 4,000 square feet in gross building area

in areas designated “Turnagain Mixed Use” in the Turnagain Arm
Comprehensive Plan
 Non-structural commercial uses occupying an area of 14,400 square

feet or less in areas designated “Turnagain Mixed Use” in the
Turnagain Arm Comprehensive Plan
 Industrial uses and structures in areas designated “industrial” in the

Turnagain Arm Comprehensive Plan
 Institutional uses and structures under 4,000 square feet of gross

building area in areas designated “community facility” in the
Turnagain Arm Comprehensive Plan

6

Chugach State Park Management Plan (May 2011), Chapter 4: Park Use and Issues,
pp. 31-32.
7

AMC Title 21: Land Use Planning 4-24.
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 Traditional homestead uses and activities in areas designated “rural

homestead” in the Turnagain Arm Comprehensive Plan
Conditional uses, which require a public review process, may be allowed
provided they conform to the goals and policies of the Turnagain Arm
Comprehensive Plan; protects the unique scenic and environmental
features of the area; and minimizes impacts to adjacent properties,
particularly those adjacent properties in a different land use category.
The Rainbow and McHugh Creek Land Use Plan states that all of
Rainbow is designated for residential land use with a density of one
dwelling unit per five acres.

Subject Property
Photographs

On Pages 21 through 23 are photographs taken by Jim Dahl on January
20, 2015, with a map depicting location of photographs on Page 24.
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Property Photographs
Taken By: Jim Dahl

January 20, 2015

1

Mater ial Site 1
Sewar d Highway

Easterly view toward northwestern portion of subject from Seward
Highway

2

Sewar d Highway

Westerly view of Seward Highway frontage at southern portion of subject
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Property Photographs
Taken By: Jim Dahl

January 20, 2015

3

Mater ial Site 1
Sewar d Highway

Northwesterly view of northwest portion of subject

4

Mater ial Site 1

Northeasterly view of subject southern portion of subject from across
Seward Highway

14-2782(1) 19.6-Acre Parcel (Material Site 1), MP 109 Seward Highway, Alaska
__________________________________________________
Appendix C - Page 173

22

MacSwain Associates LLC

Material Site 1

Property Photographs
Taken By: Jim Dahl

January 20, 2015

5

Northerly view of central portion of subject from across Seward Highway

6

Mater ial Site 1

Easterly view of southeastern most portion of subject
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Property Photograph Location Map
Aerial Maps Showing Photo Location and Direction
AERIAL IMAGERY (DATE UNKNOWN)

N
Mater ial Site 1

1
MP 109

Turnagain Arm

3

5
4
2 6
MP 108.6
Sewar d Highway
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Chapter 4: Highest and Best Use Analysis

Overview

Highest and best use is a market-driven concept rather than a subjective
conclusion based on the experience of the appraiser or a property owner’s
wishes. Economic incentive is the motivation that has a market-effect on
the productivity or profitability of the land. Our market value estimate
relies upon the following definition of highest and best use.
The highest and most profitable use for which the property is adaptable
and needed or likely to be needed in the reasonably near future. 8
The criteria for analyzing potential use are legally permissible, physically
possible, financially feasible, and the degree of profitability. Importantly,
USAFLA requires that the estimate of highest and best use must be an
economic use. A highest and best use analysis follows.

Highest and Best Use
Analysis

Physically Possible/Legally Permissible: The subject is a 19.6-acre
parcel located the north side of the Seward Highway right of way within
Chugach State Park. The principal legal constraint affecting land use
potential is the MOA zoning ordinance, which designates the subject parcel
Turnagain Arm (TA) District if in the private sector. This zoning district
references the Turnagain Arm Comprehensive Plan for land use regulations.
The parcel is within the Rainbow Land Use Area, which is designated for
residential land use with a density of one dwelling unit per five acres.
We observed steep rock embankment or steep sloping profile along the vast
majority of the frontage. The bedrock limits development potential due to
the high cost of developing access, as well as well and septic systems.
However, the extensive ocean and mountain views are a desirable
amenity. We determined the physical features of the parcel benefit
recreation or residential use. Essentially, residential and recreation are
legally permissible and physically possible uses of the subject parcel.
Financially Feasible: Residential and recreation are the uses of the
subject parcel determined to be physically possible and legally
permissible. Recreation is most likely, though residential home site is a
likely alternative. We also analyzed the economic merits of subdividing
the subject into smaller parcels; although subdivision is legal, we
determined the investment risk exceeds potential income benefits due to
88

Interagency Land Acquisition Conference, Uniform Appraisal Standards for Federal
Land Acquisitions, 5th ed. (Appraisal Institute, 2000), 34.
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physical restraints. By default, a recreation cabin or single-family home
site is the most probable financially feasible uses of the subject parcel.
Degree of Profitability: Available data indicates price behavior does not
differ significantly for Turnagain Arm District land used for single-family
home sites or recreation lands. Thus, we determined that the degree of
profitability is similar for either type of land use. Therefore, we conclude
that the highest and best use of the subject parcel is recreation or
residential home site.
Highest and Best Use

Larger Parcel
Consideration

Recreation or Residential
Home Site

Determining the larger parcel is a key to the appraisal problem. The three
criteria for determining the larger parcel are unity of ownership,
contiguity, and unity of use. Fundamental to the unity of use analysis is
the principles of substitution, demand, and applied economics. Ignoring
these principles will compromise the credibility of the larger parcel
analysis.
NEIGHBORHOOD
OWNERSHIP MAP

N
Sewar d Highway

Mater ial Site 1

The acquired parcel contains 19.6± acres, which we assume is a surveyed,
platted, and legally marketable, stand-alone property. As stated,
USAFLA requires that the estimate of highest and best use must be an
economic use, and our analysis determined that use is recreation or
residential home site. Importantly, typical similar recreation and home
site parcels range in size from about five to 80 acres. Therefore, the
acquired parcel fits within the market range for similar use parcels.
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Importantly, topographical and geological restraints limit any subdivision
into smaller tracts, and there is no economic gain to expanding the area.
Therefore, we determined the acquired parcel owned by the State of
Alaska is the larger parcel.
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Chapter 5: Property Valuation – Before Acquisition

Overview

Sales Comparison
Methodology

This chapter analyzes similar land sales and makes comparisons of each
to the 19.6-acre appraised parcel. We found sufficient sale activity to
perform a credible analysis. We compare the sales on a price per acre
basis and make qualitative adjustments for differences in location and
physical character. An explanation of the sales comparison methodology
follows.

The sales comparison approach is a market-based analysis premised on
price behavior for alternative home site or recreational lands. Our initial
land sales search focused on the Turnagain Arm market district, but
turned up limited sale data that offers a reasonable comparability to the
subject. Therefore, we expanded our search to include other similar
access and topographical characteristics, and locations proximate to
Chugach State Park, including Eagle River and Chugiak. Thereafter, we
found eight land sales since May 2005. Of the eight, we rely on three
sales to compare directly to the subject. The following table summarizes
the eight sales, with the three primary sales highlighted in grey.
Comparable Land Sales

No.

Location

Zone

Size

Date

Price

Price/
Acre

1

East side of Cotton Grass Drive, off Hiland
Drive, Eagle River

R-10

80.00

7/14

$177,200

$2,215

2

Near the head of Crow Creek, eight miles up
Crow Creek Road from Girdwood, Crow Pass

N/A

66.48

3/13

$198,000

$2,978

3

Fronting Hiland Drive just off Eagle River
Loop Road, Eagle River

R-10

38.00

9/09

$385,000

$10,132

4

Southwest corner of Upper De Armoun Road
and Canyon Road, Anchorage

R-8

67.83

9/14

$500,000

$7,371

5

1± mile southeast of Mirror Lake on the west
side of Mt. Eklutna, Chugiak

R-10

24.43

8/08

$69,000

$2,824

6

End of Ken Logan Circle, off Hiland Drive,
Eagle River

R-10

10.00

6/07

$70,000

$7,000

7

South of Eagle River from Ken Logan Circle,
off Hiland Drive, Eagle River

R-10

20.00

4/06

$44,000

$2,200

8

Off Cheely’s Lane, about eight miles up
Eklutna Lake Road, Chugiak

R-10

32.32

5/05

$180,000

$5,569
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Regarding the comparative analysis, we use qualitative adjustments to
measure differences between the sales and the subject. Qualitative
adjustment uses a technique known as a relative comparison analysis,
which represents a study of market relationships without recourse to
quantification. By analyzing and interpreting market behavior, we rate
various elements of comparison that influence price as superior, inferior,
or similar. This adjustment technique is particularly useful in analyzing
the comparable sales because of interrelationships between physical
characteristics. The relative comparison grid on Page 36 summarizes the
ratings of the primary land sales to the subject parcel.

Analysis of Elements
of Comparison

The first step of the valuation process is to ascertain what comparative
elements cause price to vary. We determined location and physical
characteristics, i.e., size, access, topography, and utilities, have the
greatest influence on price. Importantly, real property rights conveyed,
financing terms, conditions of sale, and market conditions had no affect
on price behavior for these sales. An explanation of adjustments made
follows.
Real Pr oper ty Rights Conveyed
The property rights appraised is the fee simple interest, and each of the
sales conveyed similar entitlements. Therefore, no adjustment is
necessary for property rights conveyed.
Financing Terms
Based on the definition of market value we assume financing terms in
cash, or on terms reasonably equivalent to cash, for the subject property.
Sales 1 and 6 were owner-financed transactions with 50% down at
undisclosed terms. However, owner financing is common in this market,
and the large down payments are similar to typical financing. Therefore,
we do not adjust these comparables for financing terms.
Conditions of Sale
Regarding Sale 1, the buyer owned a contiguous property and desired to
protect their privacy. The Broker indicated buyer motivations might have
trended the sale price upward because the parcel sold before the listing
reached the MLS database. However, we do not adjust for conditions of
sale because the price paid a similar to past sale activity in the Hiland
Road market district. Sales 5 and 6 were exposed to the market, and do
not indicate any atypical motivation.
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Market Conditions
While analysis indicates modest appreciation from 2005 to the present
day, we found no data to support a market conditions adjustment to the
three sales that transpired since 2007. Therefore, we do not adjust the
comparable land sales for change in market conditions.
Location
The neighborhood environment and proximity of shopping and services
are location influences that affect price behavior. The appraised property
is located 14 miles from Midtown Anchorage, and about ten miles from a
South Anchorage shopping district. The sales are located between 15 and
22 miles from Midtown Anchorage, but each is within eight miles of the
Eagle River commercial core. Overall, the neighborhoods offer similar
locations removed from shopping and services. Therefore, we do not
adjust the sales for location.
Physical Characteristics
As stated, size, access, topography, and utilities are physical factors that
cause price to vary. Importantly, interrelationships betweens these
physical features make it difficult to measure or quantify price
differential. Thus, we measure physical differences by a qualitative rating
of inferior, similar, or superior.
Size: The sales range from 10.00± acres to 80.00± acres, whereas the
subject is a 19.60-acre parcel. Typically, an inverse relationship between
price and size reflects market behavior. However, this relationship is not
linear. In fact, analysis of historical sales develops a price curve that has
a steep slope for parcels containing less than 20 acres, a moderate slope
for parcels ranging from 20 to 80 acres, and a modest slope for parcels
greater than 80 acres. The weakness of this analytical process is the
presumption that size is the sole price influence, which is an improbable
dynamic. Thus, we use the price curve as an analytical tool to bracket
value, but not quantify size adjustment.
Based on the preceding analysis, we make a significantly upward
adjustment to Land Sale 1 for a size over four times larger than the
subject. Conversely, we make a downward adjustment to Land Sale 6 for
a size about half of the subject.
Access Comparisons: The subject fronts the Seward Highway right of
way, but potential legal and physical access is marginal and includes risk.
Developing physical access to the subject would be costly due to the
bedrock and steep sloping topography. Location on a bend of the
highway could create legal barriers to a driveway permit due to safety
concerns.
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Sale 1 does not have developed road access, but does have access via trail
for ATV-type vehicles. Overall, Sale 1 has physical and legal constraints
similar to the subject, and we make no adjustment. Land Sale 5 has two,
10-foot easements extending easterly to Homestead Road, a paved and
developed secondary roadway. Sale 6 has access via a 60-foot right of
way, which is passable by a four-wheel drive vehicle. Therefore, we
adjust these sales downward for access superiority.
Topography Comparisons: The subject has steep sloping topography that
includes a steep rock face along a portion of the Seward Highway
frontage. Sales 1 and 5 have similar steep sloping topography that limits
development potential. Sale 6 has a more modest slope, which is a
superior characteristic requiring a downward adjustment.
Utilities: The subject has electricity some 200± feet east of the parcel.
Sales 1 and 6 do not have any utilities within the general proximity, and
require upward adjustments for this inferiority. Sale 5 has electricity
about 400 feet away, which is not significantly different than the subject.
View Amenity: The subject has direct view of Turnagain Arm and
surrounding mountains. Sales 1 and 5 have Knik Arm and mountain
views, while Sale 6 has Eagle River and Mountain views. While views
differ, desirability of one view over the other is a subjective and personal
assessment. Further, there is no data to support adjusting the sales for a
view of Knik Arm and Eagle River versus Turnagain Arm. Therefore, we
do not adjust for view amenity.
Use (Zoning)
The subject parcel is located within the Chugach State Park, which is
outside a zoning district. If the parcel was in the private sector, it would
be zoned Turnagain Arm (TA) District and subject to the Rainbow Land
Use Plan. This area is designated for residential land use with a density
of one dwelling unit per five acres. Each of the Sales is zoned R-10, a
low-density residential district with a minimum lot area of 1.25 to 7.50
acres depending on average slope and soil geology of the parcel. Due to
the sloping topography and bedrock soils of the comparable sales, the R10 zoning is rated generally similar to the subject indicating no
adjustment is necessary.

Comparative Land
Sale Analysis

A tabular summary of the land sales used in comparative analysis is on
the following page. The inserted map that follows provides a location
reference, with additional details of the three comparable land sales in the
addenda.
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Comparable Land Sales
No.

Location

Zone

Size

Date

Price

Price/
Acre

1

East side of Cotton Grass Drive, off
Hiland Drive, Eagle River

R-10

80.00

7/14

$177,200

$2,215

5

1± mile southeast of Mirror Lake on the
west side of Mt. Eklutna, Chugiak

R-10

24.43

8/08

$69,000

$2,824

6

End of Ken Logan Circle, off Hiland
Drive, Eagle River

R-10

10.00

6/07

$70,000

$7,000

TA

19.60

-- --

-- --

Material Site 1 – MP 109 Seward
Highway, Rainbow

-- --

Assumed

Land Sale 1
Summar y: This sale is an 80-acre parcel located in the South Fork Eagle
River valley neighborhood accessible from Hiland Drive. Located
adjacent to Chugach State Park boundaries, the parcel has a panoramic
northwesterly view of Eagle River and Knik Arm. While trail access is
possible to the westerly parcel area, it permits only ATV-type vehicles.
Steep topography is the defining physical feature, which diminishes
useable land area. Available utilities are within one-half mile.
The buyer owned a contiguous property and desired to protect their
privacy. The Broker indicated buyer motivations might have trended the
sale price upward because the parcel sold before the listing reached the
MLS database. However, we do not adjust for conditions of sale because
the price paid a similar to past sale activity in the Hiland Road market
district.

N

Land Sale 1

Cotton Grass Road
Hiland Road
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Compar ative Analysis: Analysis supports upward adjustments for
inferior size and utilities. Therefore, Land Sale 1 indicates a unit value
greater than $2,215 per acre.

N

Sale 5

Sale 6

Sale 1

Chugach State Par k

Mater ial Site 1

LAND SALE MAP
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Land Sale 5
Summar y: This sale is a 24.43-acre parcel located about one mile
southeast of Mirror Lake in the Peters Creek neighborhood. The parcel
sets on the westerly slope of Mt. Eklutna, constrained by a steep slope.
However, the parcel has a panoramic northwesterly view of Knik Arm.
Access from Homestead Road is possible via two 10-feet wide easements.
Electricity is within 400 feet of the parcel.

N

Homestead Road

Land Sale 5

Compar ative Analysis: Analysis supports a downward adjustment for
superior access. Therefore, Land Sale 5 indicates a unit value less than
$2,824 per acre.
Land Sale 6
Summar y: This sale is a 24.43-acre parcel located in the Hiland Road
neighborhood adjacent to Chugach State Park. Setting on the north slope
of Harp Mountain adjacent to the Eagle River Greenbelt, the parcel has a
steep slope with northerly view of Eagle River. Access is via a 60-foot
right of way that extends eastward from Ken Logan Road about one mile.
Though unmaintained, the gravel roadbed is sufficient for four-wheel
drive vehicles. Sloping topography is the defining physical feature,
which diminishes useable land area. Utilities are about one mile to the
northwest.
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Eagle River

N
60-foot ROW

Land Sale 6

Hiland Road

Compar ative Analysis: Analysis supports a downward adjustment for
superior size, access, and topography. Conversely, lack of available
utilities is an inferior characteristic. Overall, the net adjustment to Land
Sale 5 is larger and downward, indicating a unit value substantially less
than $7,000 per acre.
On the following page is an adjustment grid that summarizes the
comparative land sale analysis.
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Listed below is an adjustment grid that summarizes the comparative land
sale analysis.

Comparative
Analysis Summary

Comparable Land Sale Adjustment Grid
Land Sale No.

Subject

Land Sale 1

Land Sale 5

Land Sale 6

Sale Price

-- --

$177,200

$69,000

$70,000

Price/Acre

-- --

$2,215

$2,824

$7,000

Property Rights
Conveyed

Fee simple

-Similar -

-Similar -

-Similar -

Financing Terms

Cash

Ownerfinanced
-Similar -

Cash
-Similar -

Ownerfinanced
-Similar -

Conditions of Sale

Assumed Typical

-Similar -

-Similar -

-Similar -

Market Conditions

1/15
(Date of value)

7/14
-Similar -

8/08
-Similar -

6/07
-Similar -

-- --

$2,215

$2,824

$7,000

Turnagain Arm;
Rainbow

- Similar -

-Similar -

-Similar -

19.60 Ac.

80.00 Ac.
-Infer ior -

24.43 Ac.
-Similar -

10.00 Ac.
-Super ior -

Seward Highway

-Similar -

-Super ior -

-Super ior -

Steep bluff; sloping

Steep sloping
-Similar -

Steep slope
-Similar -

Modest slope
-Super ior -

None

-Similar -

-Similar -

-Similar -

Utilities

Electricity 200±
feet to east

None
-Infer ior -

Electricity
400± feet
-Similar -

None
-Infer ior -

View Amenity

Turnagain Arm;
Mountains

-Similar -

-Similar -

-Similar -

TA (assumed)

R-10
-Similar -

R-10SL
-Similar -

R-10
-Similar -

Inferior

Superior

Superior

> $2,215

< $2,824

< $7,000

Adjusted $/Acre
Location
Physical Character
Size
Access
Topography
Easements and
Restrictions

Use (Zoning)
Overall Relative
Comparison Rating
Adjusted $/Acre

-- --
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The comparable land sales indicate an unadjusted unit value range from
$2,215 to $7,000 per acre. After analysis, Land Sales 5 and 6 are superior
indicating a value less than $2,824 per acre. In contrast, Land Sale 1 is
inferior indicating a value greater than $2,215 per acre. We array the land
sales and subject on an overall basis as follows.
Land Sale

$/Acr e

Over all Rank

Net Adjustment

6

$7,000

Superior



5

$2,824

Superior



Subject

-- --

-- --

-- --

1

$2,215

Inferior



After qualitative adjustments, the range tightens to a value greater than
$2,215 but less than $2,824. Based on the preceding data, reasoning, and
analysis, we estimate a value in the upper half of the indicated range or
$2,700 per acre. This develops the following value estimate.
19.60 Ac. @ $2,700/Ac. = $52,920
In conclusion, the market value of the larger parcel before the acquisition,
as of January 20, 2015, is as follows.
Market Value Before Acquisition

14-2782(1) 19.6-Acre Parcel (Material Site 1), MP 109 Seward Highway, Alaska
__________________________________________________
Appendix C - Page 188

$53,000

37

MacSwain Associates LLC

Material Site 1

Chapter 6: Property Valuation – After Acquisition

Overview

Because the larger parcel and acquisition are the same, valuation reflects
a full acquisition. Therefore, the property after the acquisition has no
value.
Market Value After Acquisition
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Chapter 7: Market Value of Acquisition

Overview

We employ the before and after methodology to value the acquisition of
Material Site 1. Analysis based on the sales comparison approach
concluded with market value estimate before the acquisition as follows.
Value Before Acquisition

$53,000

The valuation reflects a full acquisition. Therefore, the property after the
acquisition has no value.
Value After Acquisition

$0

The value of the acquisition is the difference between the before and after
opinions of market value. Thus, the value of the acquisition of Material
Site 1 is as follows.
Market Value of Acquisition

Market Value of
Acquisition

$53,000

Based on the preceding data, reasoning, and analysis, it is our opinion the
market value of the acquisition “Material Site 1,” as of January 20, 2015,
is as follows.
Market Value of Acquisition

$53,000

Analysis and valuation of the property is subject to the following
hypothetical condition, which is a condition that is contrary to what
exists, but is used for the purpose of analysis: We assume the parcel
referred to as “Material Site 1” is a surveyed, platted, and legally
marketable, stand-alone property.
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Comparable Land Sale 1

N

Cotton Grass Road
Hiland Drive

Location:
Assessor Numbers:
Legal Description:

Grantor:

Grantee:
Sale Date:
Sale Price:
Cash Equivalent Price:
Terms:

East of Cotton Grass Drive off of Hiland Road, 9± miles southeast of Eagle River,
Alaska
050-411-40 & 41
NE4NE4, Section 33, T14N, R1W SM and SW4NW4, Section 34 T14N, R1W, SM,
Anchorage Recording District
Personal Representative’s
Eric Gingrich Personal
Instrument:
Deed
Representative for Estate of
Stephen Gingrich
Hertha Monroe
2014-028880-0
Document No:
7/14
Broker
Data Source:
$177,200
Dan Shantz
Confirmed By:
$177,200
Fee simple interest
Property Rights:
Owner financed, $88,600 down payment, $88,600 Deed of Trust at undisclosed terms

80.00± acres
None
Land Area:
Public Utilities:
R-10
Residential
Zoning:
Intended Use:
Trail
Access:
Highest & Best Use: Residential
Dan Shantz
Easements/Restrictions: Section line easements
Inspected By:
Property Description:
This 80-acre parcel is located on the eastern slope of the South Fork Eagle River valley neighborhood accessible
from Hiland Road. Location is 15± miles from Midtown Anchorage. A trail extending nearly one-half mile links the
parcel to Cotton Grass Drive. Topography is steep, which diminishes subdivision potential.
Remarks:
The buyer owned a contiguous property and desired to protect their privacy. The Broker stated the buyer negotiated
the purchase prior to the listing reaching the MLS database.

Analysis

$177,200

÷

80.00± Acres
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Comparable Land Sale 1

N

Portion of MTP T 14N, R 1W

N

Land Sale 1

Hiland Drive

Cotton Grass Road

National Geographic TOPO Map
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N

Homestead Road

Location:
Assessor Number:
Legal Description:
Grantor:
Grantee:
Sale Date:
Sale Price:
Cash Equivalent Price:
Terms:

Approximately 1± mile southeast of Mirror Lake, Peters Creek neighborhood Chugiak,
Alaska
051-832-13
Tract B1, Tonjess Estates, Plat 82-59, Anchorage Recording District
Great Alaska Council, Boy
Scouts of America
Eugene Cappozi, Ronald Miller,
and Kristin Miller
8/08
$69,000
$69,000
Cash

Instrument:

Warranty Deed

Document No:

2008-048643-0

Data Source:
Confirmed By:
Property Rights:

Broker
Dan Shantz
Fee simple interest

24.43 Acres
None
Land Area:
Public Utilities:
R-10
Residential
Zoning:
Intended Use:
Easements
off
Homestead
Drive
Residential
Access:
Highest & Best Use:
Dan Shantz
Easements/Restrictions: None noted on plat
Inspected By:
Property Description:
This 24.49-acre parcel is located in the Peters Creek neighborhood about 22± miles from Midtown Anchorage.
Setting on the west slope of Mt. Eklutna, the parcel has a steep slope. Access is via two trail easements that extend
eastward from Homestead Road. Electricity is 400 feet west.
Remarks:
The Broker stated the parcel was listed in May 2008 for $75,000, indicating a marketing time of 88 days.

Analysis

$69,000

÷

24.43 Acres
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N

Plat No. 82-59

N

Homestead Road

Land Sale 5

National Geographic TOPO Map
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Comparable Land Sale 6

N

Eagle River

60-foot ROW Trail

Location:
Assessor Number:
Legal Description:

Grantor:
Grantee:
Sale Date:
Sale Price:
Cash Equivalent Price:
Terms:

Approximately 1± mile southeast of Ken Logan Road, Hiland Road neighborhood Eagle
River, Alaska
067-201-05
S2NE4NW4NW & E2NW4NW4NW4, Section 27, T14N, R1W, SM, Anchorage
Recording District
Sharon Lynn Walleen
Warranty Deed
Instrument:
Casey W. Fagerquist and
2007-038457-0
Document No:
Danielle T. Pratt
6/07
Broker
Data Source:
$70,000
Steve MacSwain
Confirmed By:
$70,000
Fee simple interest
Property Rights:
Owner financed, $35,000 down payment, $35,000 Deed of Trust at undisclosed terms

10.00 Acres
None
Land Area:
Public Utilities:
R-10
Residential
Zoning:
Intended Use:
60-foot ROW; gravel roadbed
Access:
Highest & Best Use: Residential
Steve MacSwain
Easements/Restrictions: None noted on plat
Inspected By:
Property Description:
This 10.00-acre parcel is located in the Hiland Road neighborhood about 16± miles from Midtown Anchorage.
Setting on the north slope of Harp Mountain adjacent to the Eagle River Greenbelt, the parcel has a steep slope.
Access is via a 60-foot right of way that extends eastward from Ken Logan Road about one mile. Though
unmaintained, the gravel roadbed is sufficient for four-wheel drive vehicles.
Remarks:
The parcel was originally listed in March 2007 for $125,000, before lowering to $78,000 before securing an offer.
The Broker stated that owner financing with 50% down did not affect the sale price.

Analysis

$70,000

÷

10.00 Acres
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Comparable Land Sale 6

N

60-foot ROW Trail

MOA Grid Map SW0460

Eagle River

N

60-foot ROW

Land Sale 6

Hiland Road

National Geographic TOPO Map
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4401 Business Park Boulevard, Suite 22, Anchorage, Alaska 99503

Appraiser: Steve MacSwain, MAI
Member of Appraisal Institute - No. 5700
State of Alaska, Certified General Real Estate Appraiser - No. 42

Professional Experience: 1986 to Present - MacSwain Associates LLC
1976 to 1986 - Appraisal Company of Alaska - President
1970 to 1975 - Real Estate Services Corporation – Appraiser
1969 to 1970 - State of Alaska Department of Highways - Right of Way Agent
Real estate appraiser and consultant of all property types throughout Alaska including commercial, industrial,
subdivisions and special-purpose properties. Appraisals have been performed for financing, leasing, insurance,
condemnation, taxation, property damages, investment analysis, and buy-sell decisions. Appraisals include
valuation of both real property and business enterprises. Professional experience totals 42 years.

Education: Bachelor of Business Administration, Finance (1969), University of Alaska Fairbanks
Appraisal Education: The following is a list of completed appraisal courses and seminars.
2014 – Uniform Standards of Professional Appraisal Practice – Update by the Appraisal Institute
2013 – Complex Litigation Appraisal Case Studies by the Appraisal Institute
2013 – Uniform Appraisal Standards for Federal Land Acquisitions (Yellow Book) by the Appraisal Institute
2012 – Appraisal Curriculum Overview by the Appraisal Institute
2012 – Business Practices and Ethics by the Appraisal Institute
2012 – Uniform Standards of Professional Appraisal Practice – Update by the Appraisal Institute
2010 – Reviewing Appraisals in Eminent Domain by the International Right of Way Association
2010 – Commercial Appraisal Engagement and Review Seminar for Bankers and Appraisers by the Appraisal Institute
2009 – The Appraiser as an Expert Witness: Preparation and Testimony by the Appraisal Institute
2009 – Attacking and Defending an Appraisal in Litigation by Whitmer Education
2008 – Uniform Standards of Professional Appraisal Practice by the Appraisal Institute
2007 – Business Practices and Ethics by the Appraisal Institute
2007 – Eminent Domain Law for Right of Way Professionals by the International Right of Way Association
2007 – Appraisal Review for Federal Aid Programs by the International Right of Way Association
2007 – Analyzing Operating Expenses by the Appraisal Institute
2007 – Forecasting Revenue by the Appraisal Institute
2007 – Case Studies in Highest and Best Use by the Appraisal Institute
2002 – Uniform Standards for Federal Land Acquisitions: Practical Applications for Fee Appraisers by the Appraisal Institute
2002 – Legal Aspects of Easements by the International Right of Way Association
2001 – Partial Interest Valuation Undivided by the Appraisal Institute
2001 – Special Purpose Properties Divided by the Appraisal Institute
1969-2000: Numerous appraisal classes pertaining to principles, income capitalization, cost analysis, sale
comparison approach, and highest and best use analysis by the Appraisal Institute, Society of Real Estate
Appraisers, International Right-of-Way Association, International Association of Assessing Officers, and Marshall
Valuation Service

__________________________________________________
Appendix C - Page 197

Membership and Organizations: Member of Appraisal Institute – No. 5700
Member of International Right of Way Association
Member of Building Owners and Managers Association (BOMA), Anchorage

Public Service: Past Chairman of the State Board of Certified Appraisers
Past member of Board of Equalization, Municipality of Anchorage
Past member of National Experience Review Committee of the Appraisal Institute
Past member of Regional Ethics and Counseling Panel of the Appraisal Institute
Past president of Alaska Chapter 57 of the Appraisal Institute

Significant Assignments:
 Appraised the Trans-Alaska Pipeline System, an 800-mile common carrier crude oil pipeline from Prudhoe Bay










to Valdez, operated by Alyeska Pipeline Service Company.
Appraised Calais Company, Inc., a real estate holding company consisting of 39 commercial parcels in
Anchorage.
Principal real estate consultant and expert witness for all lands affected by the Exxon Valdez oil spill. Project
involved over 2,000,000 acres of remote land and nearly 2,000 private property owners.
Appointed as a representative of a three-member panel that analyzed and valued over 1,000,000 acres and 8,000
parcels for the Mental Health Lands Settlement.
Contract assessor for the North Slope Borough, Kodiak Island Borough, City of Nome, and the City of Valdez.
Represented Seibu Alaska, Inc. (Alyeska Resort and Alyeska Prince Hotel) in preparing of their property tax
appeal with the Municipality of Anchorage that resulted in a $65 million reduction in assessed value.
Appraised submerged tideland parcels and wetlands parcels located in Womens Bay on Kodiak Island for the
purpose of an exchange between Koniag, Inc. and U.S. Fish and Wildlife Service
Appraised Common Carrier Pipeline right-of-ways leased and operated by BP Transportation Alaska and
ConocoPhillips Alaska.
Appraised 3,600 acres consisting of the former Adak Naval Air Station and Submarine Base conveyed to the
City of Adak and the State of Alaska.
Appraised and/or provided consulting services on properties throughout Alaska including numerous financial
institutions, Native corporation lands, and real estate holding companies both public and private.

Expert Witness Experience: Steve MacSwain is qualified as an expert witness in both the United States Federal
Court and the State of Alaska Superior Court. Steve has testified as an expert witness in State and Federal courts.
In addition, Steve has testified as expert witness in numerous Alaskan municipal tax courts, public hearings, and
depositions on matters related to real property.

Arbitrator Experience: Appointed a Master by the Superior Court of Alaska and Municipality of Anchorage to
serve as an arbitrator in determining just compensation.
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REVIEW APPRAISER’S DETERMINATION OF
APPRAISAL COMPLIANCE WITH UASFLA & USPAP
By
Franklin M. King, MAI
5646 Rogers Road
Lizella, GA 31052-5509

Phone: 478-538-5661 — E-Mail: franklinkingjr@hotmail.com

PROJECT NAME:

W INDY CORNER SEWARD HWY.
MILEPOST 105-107

DOT & PF PROJECT NO. 0A3-1(34)/56631
PROPOSED MATERIAL SITE 1 (STATE OF
ALASKA)
KVC FILE NO. 15-002C

Property Owner: Alaska Department of Natural Resources, Chugach State Park.
Appraised Property: The fee-simple interest in 19.6± acres of vacant land located along the Seward Highway
between Mileposts 108.6 and 109 near Rainbow, Alaska. The real estate is roughly, legally described as being
situated in Section 33, Township 11 North, Range 2 West, Seward Meridian, Alaska. Note: The appraiser was
instructed by his client, DOWL HKM, to base the appraisal on the hypothetical condition that the 19.6 acres
constituted a platted, legally marketable, stand-alone property rather than an unsubdivided portion of a 495,000acre park.
___________________________________________________________________________________________________

I, Franklin M. King, MAI, have completed a technical review of the February 26, 2015 appraisal report on the
above-referenced property which was prepared, signed and certified by Steve MacSwain, MAI. My review was
completed without a field inspection of the subject property or the comparable sale properties, i.e., a “desk”
review was performed. The scope of my review included: 1) a check for proper appraisal methodology, analytical
consistency, internal logic, and accuracy of mathematical calculations; 2) a check for compliance with the
Uniform Appraisal Standards for Federal Land Acquisitions (UASFLA) and the Uniform Standards of
Professional Appraisal Practice (USPAP); and 3) a determination as to whether the appraisal report constitutes an
adequate basis for an offer of just compensation. I did not independently confirm the market data or subject
property data presented in the appraisal report.
My five-page appraisal review report herein is intended for use only by my client, DOWL HKM, as well as the
State of Alaska and the National Park Service.
Mr. MacSwain utilized the sales comparison approach to value the subject land as if vacant and available for
development to its highest and best use, which he determined to be as a recreation or home site. The results of his
appraisal were communicated in an “Appraisal Report” as defined in the 2014-2015 edition of USPAP.
The fee simple interest in the land is to be acquired as part of the above-captioned road project. The appraiser’s
opinion of the market value of the acquisition, as of January 20, 2015 was $53,000.00 (Fifty Three Thousand
Dollars).
The appraisal report contained a number of minor errors and inconsistencies—none of which had any impact on
the value conclusions. Mr. MacSwain made corrections and submitted an amended report to me for final review.
He assured me that he will also promptly submit same to DOWL HKM.
Review Appraiser’s Determination:


The content, analyses, and conclusions in the amended appraisal report are in compliance with my
interpretation of the current editions of UASFLA and USPAP.



The market value opinion was based on an adequate quantity of relevant data and proper adjustments
to the data were made where appropriate.



The appraisal methods and techniques used were appropriate for the valuation problem.
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The $53,000 market value opinion for the property rights that are proposed to be acquired is
appropriate and reasonable, given the data and analyses presented, and I recommend approval of the
appraisal report as an adequate basis for an offer of just compensation.

JUST COMPENSATION ALLOCATION:
Land:
Section Line/PLO Interests:
Improvements
Cost-to-Cure:
Damages:
Special Benefits:
TOTAL:

$53,000
$ N/A
$ N/A
$ N/A
$ N/A
$ N/A
$53,000

Uneconomic Remnant?  Yes

 No

If yes, enter value: $

N/A and describe:

Reviewer Assumptions & Limiting Conditions:


This appraisal review is based solely on data and information contained in the appraisal report that is the
subject of this review.



It is assumed that the data and information are factual and accurate,



I reserve the right to consider any additional data or information that may subsequently become available
and to revise the opinions and conclusions in this report if such data and information indicate the need for
such a change.



All of the assumptions and limiting conditions contained in the appraisal report that is the subject of this
review are also conditions of this review unless otherwise stated.

Review Appraiser Certification:
I certify that, to the best of my knowledge and belief:


The statements of fact contained in this appraisal review report are true and correct.



The reported analyses, opinions, and conclusions in this review report are limited only by the assumptions
and limiting conditions stated in this review report, and are my personal, impartial, and unbiased
professional analyses, opinions, and conclusions.



I have no present or prospective interest in the property that is the subject of the work under review and
no personal interest with respect to the parties involved.



I have performed no other services, as an appraiser or in any other capacity, regarding the property that is
the subject of the work under review within the three-year period immediately preceding acceptance of
this assignment.



I have no bias with respect to the property that is the subject of the work under review or to the parties
involved with this assignment.



My engagement in this assignment was not contingent upon developing or reporting predetermined
results.
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My compensation is not contingent on an action or event resulting from the analyses, opinions or
conclusions in this review or from its use.



My compensation for completing this assignment is not contingent upon the development or reporting of
predetermined assignment results or assignment results that favor the cause of the client, the attainment of
a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this
appraisal review.



My analyses, opinions, and conclusions were developed and this review report was prepared in
conformity with the requirements of the Uniform Appraisal Standards for Federal Land Acquisitions as
well as the Appraisal Institute’s Code of Professional Ethics & Standards of Professional Appraisal
Practice, which include the Uniform Standards of Professional Appraisal Practice.



The use of this review report is subject to the requirements of the Appraisal Institute relating to review by
its duly authorized representatives.



I have not made a personal inspection of the subject of the work under review.



No one provided significant appraisal, appraisal review, or appraisal consulting assistance to me during
the review process.



As of the date of this report, I have completed the continuing education program of the Appraisal
Institute. I am also certified by the State of Alaska as a General Real Estate Appraiser.

___________________________
Franklin M. King, MAI
Review Appraiser

Effective Date of Appraisal Review: February 19, 2015
Date of Appraisal Review Report: February 19, 2015

Alaska General Real Estate Appraiser
Certificate No. 18 — Expires 6/30/15
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__________________________________________________
Appendix C - Page 201

Page 3 of 5

PROJECT NAME:

APPRAISAL REPORT CHECKLIST
By

W INDY CORNER, SEWARD HIGHWAY
MILEPOST 105-107

DOT & PF PROJECT NO. 0A3-1(34)/56631

Franklin M. King, MAI
2612 Desert Glen Drive
Las Vegas, Nevada 89134-8873

PROPOSED MATERIAL SITE 1 (STATE OF ALASKA)

Phone: 702-331-7723 — E-Mail: franklinkingjr@hotmail.com
Appraiser: Steve MacSwain, MAI

KVC FILE NO. 15-002C
Review Appraiser: Franklin M. King, MAI


Special Instructions: The appraiser was instructed by his client, DOWL HKM, to base the appraisal on the hypothetical condition
that the 19.6 acres constituted a platted, legally marketable, stand-alone property rather than an unsubdivided portion of a 495,000-acre
park.
Note: If item is not applicable, write “N/A” by the box for that item



















Current ROW Plans
Appraisal matches plans
Narrative Appraisal Summary Completed
Certificate of Appraisal signed
Scope of appraisal, Purpose and function
Assumptions & Limiting Conditions
Area & Neighborhood Analysis
Land area and shape
Access/Frontage
Topography
Soils
Utilities
Rights to be acquired
Easements and encroachments shown
Present use
Zoning / Restrictions (Before & After)
Known Hazards: Environmental, Flood
N/A Improvements described + sketch + shown on plat
N/A Specialty items or Tenant owned improvements

Assessed Value/tax trends

Plat/Plot Plan/Parcel Map

Photos: land & improvements

Ten-Year Sales History

Highest and best use

Approaches: Sales Comparison

Support for Adjustments or Assumptions

Value of the whole

Conclusion and, if applicable, reconciliation

Value of acquisition & allocation

Remainder as a part of the whole

Value reasonable and consistent

Owner contact verification
N/A Title Report and Legal Description
Issues: N/A

Comparable Sales data should include:

Comparable Sales map

Size

Shape

Topography

Utilities

Soils

Use / Zoning

Access and Grade relationship
N/A Improvement allocation
 Photographs

Verification by the appraiser
After Value: Has the appraiser considered
N/A Highest & Best Use change
N/A Access/Frontage issues
N/A Area/Shape
N/A Elevation or Drainage change
N/A Improvements
N/A Approaches: Sales Comparison
N/A Support for Adjustments
N/A Support for Damages/Special Benefits/Cost-to-cure
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MacSwain Associates LLC
4401 Business Park Boulevard, Suite 22, Anchorage, Alaska 99503

APPRAISAL REPORT
Windy Corner Seward Highway Project
Milepost 105-107 (0A3-1(34)/56631)
“Material Site 6” – Milepost 104.1 to 104.6 Seward Highway, Alaska
AERIAL IMAGERY (DATE UNKNOWN)

N

Mater ial Site 6

MP 104.6

MP 104.1

Sewar d Highway
Turnagain Arm

Effective Appraisal Date: January 20, 2015

Submitted To:
Robert King
Manager Real Estate Services
DOWL HKM, Inc.
4041 B Street
Anchorage, Alaska 99503
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MacSwain Associates LLC

Material Site 6

4401 Business Park Blvd., Suite 22
Anchorage, Alaska 99503
Telephone: 907-561-1965
Facsimile: 907-561-1955
s.macswain @macswain.com

January 28, 2015
Robert King
Manager Real Estate Services
DOWL HKM, Inc.
4041 B Street
Anchorage, Alaska 99503
Re:

Windy Corner Seward Highway Project
Milepost 105-107 (0A3-1(34)/56631)
“Material Site 6” Milepost 104.1 to 104.6 Seward Highway, Alaska

Dear Mr. King:
We have prepared an Appraisal Report that analyzes the above-referenced property affected
by the Windy Corner Seward Highway Project. The purpose of the appraisal is to estimate
the market value of property rights acquired pertaining to the full acquisition of a 15.8-acre
parcel, as of January 20, 2015 (effective date of value). The property rights appraised is the
fee simple interest. To summarize, the appraised property is a 15.8-acre parcel consisting of
steep sloping bedrock on the north side of the Seward Highway right of way, between
Anchorage and Indian, Alaska, within the boundaries of Chugach State Park. Importantly, as
instructed by DOWL HKM, Inc., analysis and valuation of the property is subject to the
following hypothetical condition, which is a condition that is contrary to what exists, but is
used for the purpose of analysis: We assume the parcel referred to as “Material Site 6” is a
surveyed, platted, and legally marketable, stand-alone property.
The appraisal is intended to comply with requirements of the Uniform Appraisal Standards
for Federal Land Acquisitions (UASFLA) and the Uniform Standards of Professional
Appraisal Practice (USPAP). Since UASFLA states an estimate of market value tied to
exposure and marketing time is inappropriate and requires exclusion from the appraisal report,
we invoke the jurisdictional exception rule permitted in USPAP. 1 This departure represents
the only conflict between UASFLA and USPAP.
Based on the data, reasoning, and analysis contained in the appraisal report, it is our opinion
the market value of the property rights acquired, as of January 20, 2015, is as follows.
Market Value of Acquisition

$105,000

1

Standard Rule 1-2(c) of USPAP requires the appraiser to estimate a reasonable exposure time in conjunction
with their market value opinion. Section D-1b of UASFLA provides legal authority for invoking the
Jurisdictional Rule.
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We direct your attention to the Assumptions and Limiting Conditions on Page 6 for an
explanation of the restrictions and limitations of the report. If you have questions regarding
our analysis or conclusion, please contact our office.
Respectfully submitted,

Steve MacSwain, MAI
State of Alaska Certificate No. 42
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MacSwain Associates LLC

Appraiser Certification
The undersigned certifies that to the best of their knowledge and belief:
 The statements of fact contained in this report are true and correct.
 The reported analyses, opinions, and conclusions are limited only by the reported

assumptions and limiting conditions, and legal instructions, and are the personal, unbiased
professional analysis, opinions, and conclusions of the appraisers.
 The appraisers have no present or prospective interest in the property appraised and no

personal interest or bias with respect to the parties involved.
 The compensation received by the appraisers for the appraisal is not contingent on the

analyses, opinions, or conclusions reached or reported.
 The appraisal was made and the appraisal report prepared in conformity with the Uniform

Appraisal Standards For Federal Land Acquisitions (UASFLA).
 The appraisal was made and the appraisal report prepared in conformity with Appraisal

Foundation’s Uniform Standards of Professional Appraisal Practice (USPAP), except to
the extent that the Appraisal Standards For Federal Land Acquisitions (UASFLA)
required invocation of USPAP’s Jurisdictional Exception Rule, as described in Section D1 of the Appraisal Standards For Federal Land Acquisitions.
 The appraisers have made a personal inspection of the property appraised.

Property

owner contact information was not provided to the appraisers.
 Dan Shantz and Jim Dahl provided significant professional assistance to the appraiser.
 The reported analyses, opinions and conclusions were developed, and this report has been

prepared, in conformity with the requirements of the Code of Professional Ethics &
Standards of Professional Appraisal Practice of the Appraisal Institute.
 The use of this report is subject to the requirements of the Appraisal Institute relating to

review by its duly authorized representatives.
 As of the date of this report, Steve MacSwain, MAI has completed the requirements of the

continuing education program of the Appraisal Institute and State of Alaska. Moreover,
Steve MacSwain (AA 42) is a certified General Real Estate Appraiser in the State of
Alaska.
 As of the date of this report, Steve MacSwain, MAI has completed the standards and

ethics education requirement of the Appraisal Institute for Members.
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 We have performed no services, as an appraiser or in any other capacity, regarding the

property that is the subject of this report within the three-year period immediately
preceding acceptance of this assignment.
 Our opinion of market value of the property rights acquired, as of January 20, 2015, is

$105,000.

Steve MacSwain, MAI
State of Alaska Certificate No. 42

1/28/15
Date
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Assumptions and Limiting Conditions
This appraisal report is subject to the following Assumptions and Limiting Conditions.
 We assume no responsibility for the legal descriptions provided or for other matters

pertaining to legal or title considerations. We assume title to the appraised property is
marketable unless otherwise stated.
 We appraise the property free and clear of all liens or encumbrances unless otherwise

stated.
 We believe the information furnished by others is reliable, but we do not guarantee its

accuracy.
 We assume all engineering studies are correct. We believe all maps, surveys, and other

illustrative material are accurate. We include these exhibits only to help the reader
visualize the appraised property.
 We assume there are no hidden or unapparent conditions that render the property more or

less valuable. We assume no responsibility for such conditions or for obtaining the
engineering studies that may be required to discover them.
 We assume the appraised property is in full compliance with all applicable federal, state,

and local environmental regulations and laws unless the lack of compliance is stated,
described, and considered in the appraisal report.
 Possession of this report, or a copy thereof, does not carry with it the right of publication.
 The appraisers are not required to give consultation, testimony, or attend court

proceedings with reference to the subject property without prior arrangements.
 The appraisers acknowledge the appraisal report may be available for public review upon

request. However, this right does not allow dissemination to the public through
advertising, public relations, news, sales, or other media without prior written consent and
approval from the appraisers.
 We did not observe any hazardous material or other type of environmental contamination

that may affect the appraised property. Furthermore, we do not have any knowledge that
such substances exist. However, the presence of environmental conditions may impair
property value. Therefore, we urge the client to retain an environmental assessment for
discovery and evaluation.
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Appraisal Summary
Property Type:

Vacant land

Purpose of Appraisal:

Provide market value opinion

Property Rights Appraised:

Fee simple interest

Legal Description:

Based on a review of the available information, the appraised
acquisition is located within Section 6, Township 10 North,
Range 1 West, and Section 1, Township 10 North, Range 2
West Seward Meridian.

Property Owner:

State of Alaska Department of Natural Resources, Chugach
State Park

Tax Parcel No:

N/A (exempt from taxation)

Location/Neighborhood:

Located on the north side of the Seward Highway right of
way from about Milepost 104.1 to 104.6, near Indian, Alaska;
within the boundaries of Chugach State Park

Land Area:

15.8± acres or 688,248± square feet

Access:

We presume legal access from Seward Highway

Topography:

Above-grade, undulating topography at highway right of way;
steep ascending slope to the north

Utility Service:

Electricity and telephone at northern boundary

Easements and Restrictions:

None identified

Zoning:

The subject acquisition parcel is located within the Chugach
State Park. If the parcel was in the private sector, it would be
zoned Turnagain Arm (TA) District.

Improvement Description:

None

Highest and Best Use:

Recreation or residential home site

Environmental Condition:

None observed during property inspection

Property Inspection Date:

January 20, 2015

Effective Date of Appraisal:

January 20, 2015

Report Date:

January 26, 2015

Mar ket Value of Acquisition:

$105,000 ($6,646/Acr e)

14-2782(6) 15.8-Acre Parcel (Material Site 6), MP 104.5 Seward Highway, Alaska
__________________________________________________
Appendix C - Page 211

7

MacSwain Associates LLC

Material Site 6

Chapter 1: Premise of the Appraisal

Overview

Project and
Acquisition Summary

We have prepared an Appraisal Report that analyzes a 15.8-acre parcel
that abuts the north side of the Seward Highway right of way, within the
boundaries of Chugach State Park. Referred to as “Material Site 6,” the
property is located between Milepost 104.1 and 104.6 of the Seward
Highway, near Indian, Alaska. The proposed full acquisition is necessary
in conjunction with construction of a road improvement project. This
appraisal is intended to comply with requirements of the Uniform
Appraisal Standards for Federal Land Acquisitions (UASFLA) and
Uniform Standards of Professional Appraisal Practice (USPAP).

Project Summary: The project intent is to address traffic safety concerns
in the vicinity of Windy Corner by realigning the highway and the
railroad to meet current design standards. The new alignment will also
create space for new roadside recreational facilities and wildlife viewing
areas (including parking and walkways) with acceleration and
deceleration lanes for turning traffic.
Project Location Map

N

Mater ial Site 6
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Specifically, the project, located within the Municipality of Anchorage
between Indian and Rainbow, involves realigning and constructing a
divided two-lane highway from Milepost 105 to 107, and relocating and
realigning the Alaska Railroad Corporation (ARRC) tracks. The space
created by the road and rail realignment will accommodate improved
parking/pullout facilities on both sides of the highway with new auxiliary
lanes to accommodate traffic entering and exiting the highway.
Acquisition Summary: The analysis and valuation reflects the full
acquisition of vacant land.

Purpose of Appraisal

Client

Intended Users of the
Appraisal Report

Intended Use of the
Appraisal Report

Date of Property
Inspection
Effective Date of
Appraisal

Report Date

The purpose of the appraisal is to form a market value opinion for a
potential voluntary acquisition adhering to UASFLA and USPAP.

Our client is the DOWL HKM, Inc.

The intended users of the report are DOWL HKM, Inc., the State of
Alaska, and the National Park Service.

The intended use of the report is to assist with compensating the property
owner for the property rights acquired. The appraisal report is not
intended for any other use.

January 20, 2015

The effective date of appraisal is January 20, 2015, which represents the
property inspection date.

January 28, 2015
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The definition of market value is the basis of our analysis and valuation
of the appraised land. Market value is defined as follows.
The amount in cash, or on terms reasonably equivalent to cash, for which
in all probability the property would have sold on the effective date of the
appraisal, after a reasonable exposure time on the open competitive
market, from a willing and reasonably knowledgeable seller to a willing
and reasonably knowledgeable buyer, with neither acting under any
compulsion to buy or sell, giving due consideration to all available
economic uses of the property at the time of the appraisal. 3

Property Rights
Appraised

The property rights appraised is the Fee simple interest, which is defined
as follows.
Absolute ownership unencumbered by any other interest or estate, subject
only to the limitations imposed by the governmental powers of taxation,
eminent domain, police power, and escheat. 4

Property Owner

Legal Description

A title report was requested from the client, but not provided. Based on
review of public records, the appraised property is owned by the State of
Alaska Department of Natural Resources, Chugach State Park.

We requested a preliminary title report, but we did not receive this
document. However, we did receive partial title abstracts from DOWL
HKM, Inc. staff that included court decisions, Patents, Recorder’s Office
document displays and case abstracts, and Master Title Plats pertaining to
the appraised property. Although we rely upon these data, our
interpretation of easements, restrictions, and reservations may change
with review of a preliminary title report.
Based on a review of the available information, the appraised acquisition
is located within Section 6, Township 10 North, Range 1 West, and
Section 1, Township 10 North, Range 2 West Seward Meridian.

3

Interagency Land Acquisition Conference, Uniform Appraisal Standards for Federal
Land Acquisitions, 5th ed. (Appraisal Institute, 2000), 13.
4

Appraisal of Real Estate, Fourteenth Edition (2013), by the Appraisal Institute, p. 5.
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Property Type:

Vacant land

Neighborhood:

Turnagain Arm

Location:

Located on the north side of the Seward Highway
right of way from about Milepost 104.1 to 104.6,
near Indian, Alaska; within the boundaries of
Chugach State Park

Mater ial Site 6

LOCATION MAP

Property History

Property and Occupancy/Use History: The subject parcel is publicly
owned land located within the boundaries of Chugach State Park. There
were no signs of development on the property during the inspection.
10-Year Property Sale History: Review of public records indicates no
property sales in the past 10-year period. The subject parcel is part of a
large swath of lands that were conveyed to the State of Alaska by a Land
Patent in 2004.
Rental History: There is no record of rental or lease history for the
subject parcel.
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Assessed Value and
Real Estate Taxes

Larger Parcel
Determination

Hypothetical
Condition

Appraisal
Methodology

Material Site 6

The appraised parcel is part of the Chugach State Park, and not subject to
taxation.

We determined that the larger parcel is the 15.8-acre acquisition parcel as
described in this report. Explanation of this determination is located in
the highest and best use analysis section of this report.

As instructed by DOWL HKM, Inc., analysis and valuation of the
property is subject to the following hypothetical condition, which is a
condition that is contrary to what exists, but is used for the purpose of
analysis: We assume the parcel referred to as “Material Site 6” is a
surveyed, platted, and legally marketable, stand-alone property.

Per UASFLA, we employ the before and after methodology to estimate
the market value of the acquisition. First, we value the property before
the acquisition; then we value the property that remains after the
acquisition. The difference between the before and after values is the
market value of the acquisition.
We utilize the sales comparison approach to estimate the market value of
the property rights acquired, because neither the cost nor the income
capitalization approaches provide meaningful analysis for vacant land
similar to the subject. Additionally, we found sufficient land sale data to
develop our opinion of value. Comparable land sale data was obtained
from private parties, real estate brokers/agents, market participants,
appraisers, and company files.

Scope of the
Appraisal

Jim Dahl preformed the most current inspection of the appraised property,
and assisted Steve MacSwain, MAI with data collection and analysis. In
addition, Steve MacSwain, MAI administered the appraisal process,
reviewed draft appraisals, and concluded with an opinion of value. The
scope of the appraisal is summarized as follows.
 Steve MacSwain, Dan Shantz and Jim Dahl inspected the subject

property on January 20, 2015, and prior dates;
 Reviewed information provided by DOWL HKM, Inc. including
parcel and project mapping;
 Reviewed Municipality of Anchorage (MOA) mapping;
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Exposure Time

Statement of
Competency

Summary of
Appraisal Problem

Material Site 6

Reviewed Municipal Code pertaining to zoning;
Reviewed Turnagain Arm Comprehensive Plan;
Observed the land use pattern of the Turnagain Arm market district;
Collected and analyzed economic data pertaining to the Turnagain
Arm market district;
Interviewed brokers that list Turnagain Arm district properties or
specialize in marketing these properties;
Reviewed USGS topographical maps and aerial mapping;
Performed a land use analysis;
Collected and analyzed comparable land sales;
Confirmed land sales with the buyer, seller, broker, or other
knowledgeable third party; and
Relied upon sales comparison approach to estimate market value.

We invoke the Jurisdictional Exception Rule permitted in USPAP to
comply with Section 9 of UASFLA that states an estimate of market
value linked to an exposure or marketing time must be excluded from the
appraisal report. 5

MacSwain Associates LLC has completed numerous appraisals of vacant
tracts of land throughout Alaska, including along the Seward Highway
from Anchorage to Girdwood. Representative clients include lending
institutions, government agencies, property owners, property managers,
and private parties. A summary of Steve MacSwain, MAI’s experience
and professional qualifications are located in the addenda. Steve
MacSwain, MAI has the knowledge and experience required by the
competency provision of USPAP to complete this appraisal assignment
credibly.

There were no special appraisal problems encountered. Although sale
activity is scarce, we analyzed sufficient data to develop a marketsupported conclusion. However, the scarcity of sales requires use of
qualitative adjustment techniques rather than paired analysis that
measures differences by quantification. Despite these deficiencies, we
performed a reliable analysis that concludes with a credible estimate of
market value.
5

Since Standard Rule 1-1(c) of USPAP requires the appraiser to estimate a reasonable
exposure time in conjunction with their opinion of value, we invoke the Jurisdictional
Exception Rule that permits departure.
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Chapter 2: Neighborhood Analysis

Overview

The neighborhood is the Turnagain Arm District of the Municipality of
Anchorage. The reader is referred to the maps below and on following
pages that illustrate neighborhood boundaries.
Location Map

Anchor age

N
Chugach
State Par k

Rainbow

Indian
Bir d Cr eek

Mater ial Site 6

Tur nagain Ar m
Gir dwood

General
Neighborhood

The general neighborhood is within the Turnagain Arm district and the
area along the Seward Highway from Girdwood to Anchorage. The
general neighborhood also includes the communities of Rainbow, Indian,
and Bird Creek. According to the Municipality, the neighborhood has a
population range from 350 to 375 residents.
The predominate
development pattern in the neighborhood is residential. Commercial
development fronts the Seward Highway corridor and is located in Indian
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and Bird Creek. Commercial development includes service and retail use
such as restaurants, gas stations, automobile repair, and lodging.
Neighborhood Map
Rainbow

N
Indian

Bir d Cr eek
Gir dwood

Mater ial Site 6

Tur nagain Ar m

According to the Turnagain Arm Comprehensive Plan, Rainbow Valley
developed under unusual circumstances with a group of landowners
sharing plots of land for their individual homes, without actual platted lot
boundaries. According to the homeowner’s association, no vacant private
land exists in the valley. All of the useable land is developed with rural
residential homes and associated accessory use structures.
The Indian community includes a combination of large-lot rural
residential developments with some scattered commercial uses along the
Seward Highway and up-valley, including a small commercial nursery
and Indian Valley meats, a large-scale meat processing facility. The east
side of the valley includes a row of older homestead residences, some
with renter cabins and two-family developments. Chugach Park View
Subdivision in Indian is the most recent residential subdivision. The 35lot subdivision is located between Indian Valley Road and Ocean View
Road and offers large lots averaging 2.5± acres, paved streets, and partial
Turnagain Arm and mountain views. The neighborhood offers various
access points to Chugach State Park.
Bird Creek developed much like Indian, dominated by larger lot rural type
residential development, with some scattered commercial uses along the
highway and some small-scale commercial businesses within the
residential area. A telecommunications facility is located along the
highway and an automobile maintenance facility operates near the site’s
east end. A sawmill operates within the residential lots as a permitted
use.
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Chugach State Park contains approximately 495,000 acres of land and is
one of the four largest state parks in the United States. The park’s
westernmost boundary lies in the western foothills of the Chugach
Mountain Range and is a mere seven miles to the east of downtown
Anchorage. The park is further defined by the Knik Arm on the north,
Turnagain Arm on the south, and Upper and Lower Lake George and
Chugach National Forest on the east.
Additional recreation opportunities in the neighborhood include State of
Alaska campgrounds, seasonal salmon fishing at Bird Creek, and the
“Bird to Girdwood” paved bike trail.

Summary

The Turnagain Arm district is an established community between
Anchorage and Girdwood. Development in the district centers in the
Indian, Bird Creek, and Girdwood. The Seward Highway and adjacent
railroad bisects the area and is the primary arterial providing access
to/from Anchorage to the Kenai Peninsula to the south.
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Chapter 3: Property Description and Analysis

Our appraisal inspection and available mapping are the principal data
sources used to describe the appraised property. We requested a
preliminary title report, but we did not receive this document. However,
we did receive title abstracts from DOWL HKM, Inc. staff that included
deeds, easements, Recorder’s Office document displays, Master Title
Plats, and survey data pertaining to the appraised property. Although we
rely upon these data, our interpretation of easements, restrictions, and
reservations may change with review of a preliminary title report.

Overview

The subject acquisition consists of a 15.8-acre parcel located on the north
side of the Seward Highway right of way from about Milepost 104.1 to
104.6, near Indian, Alaska. We use a tabular-type format to describe the
physical character of the parcel. The most important physical factor that
affects land use potential is topography and bedrock soil geology. We
discuss zoning and other regulatory requirements that affect land use
potential after describing the parcel. Photographs that follow provide a
visual overview while inserted exhibits help illustrate the physical
character of the parcel.
AERIAL IMAGERY (DATE UNKNOWN)

N
Mater ial Site 6

MP 104.6

MP 104.1

Sewar d Highway
Turnagain Arm
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Overview: The entirety of highway frontage has an above-grade profile
with undulating topography to steep ascending slope. The vast majority
of the parcel is heavily treed. We observed areas suitable for
development.
Present Use: Vacant land
Land Area: 15.8± acres or 688,248± square feet
Land Configuration: Irregular
Access: We presume legal access from Seward Highway on the south
side of the parcel; 2,640± feet of highway right of way frontage
NATIONAL GEOGRAPHIC TOPO MAP

N

Mater ial Site 6

Sewar d Highway

Tur nagain Ar m

Topography: undulating topography along highway frontage to steep
ascending slope to the north
Soils: Thin layer of organics over bedrock
Vegetation: Brush and grasses, alder, willow, cottonwood, birch
Public Utilities: Electricity and telephone near the northern boundary
Easements: None identified
Environmental Assessment: No evidence of adverse environmental
conditions observed during the property inspection
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The Land and Water Conservation Fund (LWCF) is a 50/50 Federal
matching grant program that was used in the Chugach State Park to fund
the acquisition of land including the subject parcel. The program requires
that the property be retained and used solely for outdoor recreation in
perpetuity. Therefore, the subject property may not be converted to
anything other than public outdoor recreation uses without the prior
review and approval by the Secretary of the U.S. Department of the
Interior. Actions that may represent conversion of use include installation
of cell towers, aboveground utilities, roads for uses other than recreation,
creation of indoor recreation facilities, or private encroachments such as
driveways. 6

The subject acquisition parcel is located within the Chugach State Park,
which is outside a zoning district. If the parcel was in the private sector,
it would be zoned Turnagain Arm (TA) District. The purpose of this
district is to govern the land uses for the area known as Turnagain Arm
south of Potter Marsh, including but not limited to Rainbow, Indian, Bird
Creek, and Portage/Twenty Mile. Permitted uses and densities within the
TA District are to conform to the land use plan map, polices, land use
definitions, and residential densities of the adopted Turnagain Arm
Comprehensive Plan. 7 Permitted uses include the following.
 Residential and accessory uses and structures that conform to the

Turnagain Arm Comprehensive Plan
 Commercial structures under 4,000 square feet in gross building area

in areas designated “Turnagain Mixed Use” in the Turnagain Arm
Comprehensive Plan
 Non-structural commercial uses occupying an area of 14,400 square

feet or less in areas designated “Turnagain Mixed Use” in the
Turnagain Arm Comprehensive Plan
 Industrial uses and structures in areas designated “industrial” in the

Turnagain Arm Comprehensive Plan
 Institutional uses and structures under 4,000 square feet of gross

building area in areas designated “community facility” in the
Turnagain Arm Comprehensive Plan
 Traditional homestead uses and activities in areas designated “rural

homestead” in the Turnagain Arm Comprehensive Plan
6

Chugach State Park Management Plan (May 2011), Chapter 4: Park Use and Issues,
pp. 31-32.
7

AMC Title 21: Land Use Planning 4-24.
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Conditional uses, which require a public review process, may be allowed
provided they conform to the goals and policies of the Turnagain Arm
Comprehensive Plan; protects the unique scenic and environmental
features of the area; and minimizes impacts to adjacent properties,
particularly those adjacent properties in a different land use category.
The subject parcel is closest to the Indian Land Use Plan, which includes
low-density residential, mixed use and community uses. Single Family
(one dwelling per 2.5 acres), Turnagain Mixed Use (TMU), and
Community Facility are all uses included in lands fronting the Seward
Highway. Single Family or TMU are the most probable uses for the
subject parcel. The TMU land use category allows a mix of commercial
and residential uses along the Seward Highway frontage.

Subject Property
Photographs

On Pages 21 through 23 are photographs taken by Jim Dahl on January
20, 2015, with a map depicting location of photographs on Page 24.
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Property Photographs
Taken By: Jim Dahl

January 20, 2015

1

Sewar d Highway

Northwesterly view toward western portion of subject from Seward
Highway

2

Northerly view of central portion of subject
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Property Photographs
Taken By: Jim Dahl

January 20, 2015

3

Sewar d Highway
Mater ial Site 6

Northeasterly view of central portion of subject and Seward Highway
frontage

4

Westerly view of central portion of subject from Seward Highway
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Property Photographs
Taken By: Jim Dahl

January 20, 2014

5

Northerly view of eastern portion of subject from Seward Highway

6

Mater ial Site 6

Northeasterly view of easternmost portion of subject
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Property Photograph Location Map
Aerial Maps Showing Photo Location and Direction

AERIAL IMAGERY (DATE UNKNOWN)

N

Mater ial Site 6

MP 104.6

MP 104.1
6
1

4 5
2

3

Sewar d Highway

Turnagain Arm
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Chapter 4: Highest and Best Use Analysis

Overview

Highest and best use is a market-driven concept rather than a subjective
conclusion based on the experience of the appraiser or a property owner’s
wishes. Economic incentive is the motivation that has a market-effect on
the productivity or profitability of the land. Our market value estimate
relies upon the following definition of highest and best use.
The highest and most profitable use for which the property is adaptable
and needed or likely to be needed in the reasonably near future. 8
The criteria for analyzing potential use are legally permissible, physically
possible, financially feasible, and the degree of profitability. Importantly,
USAFLA requires that the estimate of highest and best use must be an
economic use. A highest and best use analysis follows.

Highest and Best Use
Analysis

Physically Possible/Legally Permissible: The subject is a 15.8-acre
parcel located the north side of the Seward Highway right of way within
Chugach State Park. The principal legal constraint affecting land use
potential is the MOA zoning ordinance, which designates the subject parcel
Turnagain Arm (TA) District if in the private sector. This zoning district
references the Turnagain Arm Comprehensive Plan for land use regulations.
The parcel is nearest to the Indian Land Use Area, with Single Family (one
dwelling per 2.5 acres) or Turnagain Mixed Use (TMU) are the most
probable uses for the subject parcel. The TMU land use category allows a
mix of commercial and residential uses along the Seward Highway frontage.
We observed undulating topography near the Seward Highway right of way,
then sloping steeply to the north. The bedrock limits development potential
due to the high cost of developing access, as well as well and septic
systems. However, the extensive ocean and mountain views are a
desirable amenity. We determined the physical features of the parcel
benefit recreation or residential use, though commercial is a secondary
alternative. Essentially, residential, recreation, and commercial are
legally permissible and physically possible uses of the subject parcel.
Financially Feasible: Residential, recreation, and commercial are the
uses of the subject parcel determined to be physically possible and legally
permissible. Recreation is most likely, though residential home site is a
88

Interagency Land Acquisition Conference, Uniform Appraisal Standards for Federal
Land Acquisitions, 5th ed. (Appraisal Institute, 2000), 34.
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likely alternative. We also analyzed the economic merits of subdividing
the subject into smaller parcels; although subdivision is legal, we
determined the investment risk exceeds potential income benefits due to
physical restraints. Due to the high costs of development, commercial
use is not feasible at this time. By default, a recreation cabin or singlefamily home site is the most probable financially feasible uses of the
subject parcel.
Degree of Profitability: Available data indicates price behavior does not
differ significantly for Turnagain Arm District land used for single-family
home sites or recreation lands. Thus, we determined that the degree of
profitability is similar for either type of land use. Therefore, we conclude
that the highest and best use of the subject parcel is recreation or
residential home site.
Highest and Best Use

Larger Parcel
Consideration

Recreation or Residential
Home Site

Determining the larger parcel is a key to the appraisal problem. The three
criteria for determining the larger parcel are unity of ownership,
contiguity, and unity of use. Fundamental to the unity of use analysis is
the principles of substitution, demand, and applied economics. Ignoring
these principles will compromise the credibility of the larger parcel
analysis.
NEIGHBORHOOD MAP

N
Chugach State Par k

Sewar d Highway
Mater ial Site 6
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The acquired parcel contains 15.8± acres, which we assume is a surveyed,
platted, and legally marketable, stand-alone property. As stated,
USAFLA requires that the estimate of highest and best use must be an
economic use, and our analysis determined that use is recreation or
residential home site. Importantly, typical similar recreation and home
site parcels range in size from about five to 80 acres. Therefore, the
acquired parcel fits within the market range for similar use parcels.
Importantly, topographical and geological restraints limit any subdivision
into smaller tracts, and there is no economic gain to expanding the area.
Therefore, we determined the acquired parcel owned by the State of
Alaska is the larger parcel.
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Chapter 5: Property Valuation – Before Acquisition

Overview

Sales Comparison
Methodology

This chapter analyzes similar land sales and makes comparisons of each
to the 15.8-acre appraised parcel. We found sufficient sale activity to
perform a credible analysis. We compare the sales on a price per acre
basis and make qualitative adjustments for differences in location and
physical character. An explanation of the sales comparison methodology
follows.

The sales comparison approach is a market-based analysis premised on
price behavior for alternative home site or recreational lands. Our initial
land sales search focused on the Turnagain Arm market district, but
turned up limited sale data that offers a reasonable comparability to the
subject. Therefore, we expanded our search to include other similar
access and topographical characteristics, and locations proximate to
Chugach State Park, including Eagle River and Chugiak. Thereafter, we
found eight land sales since May 2005. Of the eight, we rely on four sales
to compare directly to the subject. The following table summarizes the
eight sales, with the four primary sales highlighted in grey.
Comparable Land Sales

No.

Location

Zone

Size

Date

Price

Price/
Acre

1

East side of Cotton Grass Drive, off Hiland
Drive, Eagle River

R-10

80.00

7/14

$177,200

$2,215

2

Near the head of Crow Creek, eight miles up
Crow Creek Road from Girdwood, Crow Pass

N/A

66.48

3/13

$198,000

$2,978

3

Fronting Hiland Drive just off Eagle River
Loop Road, Eagle River

R-10

38.00

9/09

$385,000

$10,132

4

Southwest corner of Upper De Armoun Road
and Canyon Road, Anchorage

R-8

67.83

9/14

$500,000

$7,371

5

1± mile southeast of Mirror Lake on the west
side of Mt. Eklutna, Chugiak

R-10

24.43

8/08

$69,000

$2,824

6

End of Ken Logan Circle, off Hiland Drive,
Eagle River

R-10

10.00

6/07

$70,000

$7,000

7

South of Eagle River from Ken Logan Circle,
off Hiland Drive, Eagle River

R-10

20.00

4/06

$44,000

$2,200

8

Off Cheely’s Lane, about eight miles up
Eklutna Lake Road, Chugiak

R-10

32.32

5/05

$180,000

$5,569
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Regarding the comparative analysis, we use qualitative adjustments to
measure differences between the sales and the subject. Qualitative
adjustment uses a technique known as a relative comparison analysis,
which represents a study of market relationships without recourse to
quantification. By analyzing and interpreting market behavior, we rate
various elements of comparison that influence price as superior, inferior,
or similar. This adjustment technique is particularly useful in analyzing
the comparable sales because of interrelationships between physical
characteristics. The relative comparison grid on Page 36 summarizes the
ratings of the primary land sales to the subject parcel.

Analysis of Elements
of Comparison

The first step of the valuation process is to ascertain what comparative
elements cause price to vary. We determined location and physical
characteristics, i.e., size, access, topography, and utilities, have the
greatest influence on price. Importantly, real property rights conveyed,
financing terms, conditions of sale, and market conditions had no affect
on price behavior for these sales. An explanation of adjustments made
follows.
Real Pr oper ty Rights Conveyed
The property rights appraised is the fee simple interest, and each of the
sales conveyed similar entitlements. Therefore, no adjustment is
necessary for property rights conveyed.
Financing Terms
Based on the definition of market value we assume financing terms in
cash, or on terms reasonably equivalent to cash, for the subject property.
Sales 1, 4, and 6 were owner-financed transactions with 40 to 50% down
at undisclosed terms. However, owner financing is common in this
market, and the large down payments are similar to typical financing.
Therefore, we do not adjust these comparables for financing terms.
Conditions of Sale
Regarding Sale 1, the buyer owned a contiguous property and desired to
protect their privacy. The Broker indicated buyer motivations might have
trended the sale price upward because the parcel sold before the listing
reached the MLS database. However, we do not adjust for conditions of
sale because the price paid a similar to past sale activity in the Hiland
Road market district. Sales 4, 5 and 6 were exposed to the market, and do
not indicate any atypical motivation.
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Market Conditions
While analysis indicates modest appreciation from 2005 to the present
day, we found no data to support a market conditions adjustment to the
three sales that transpired since 2007. Therefore, we do not adjust the
comparable land sales for change in market conditions.
Location
The neighborhood environment and proximity of shopping and services
are location influences that affect price behavior. The appraised property
is located 14 miles from Midtown Anchorage, and about ten miles from a
South Anchorage shopping district. Sales 1, 5, and 6 are located between
15 and 22 miles from Midtown Anchorage, but each is within eight miles
of the Eagle River commercial core. Overall, the neighborhoods of these
sales offer similar locations removed from shopping and services.
Therefore, we do not adjust the sales for location. However, Sale 4 is
located on the Anchorage upper hillside, much closer to commercial
goods and services. Therefore, we adjust Sale 4 downward for a superior
location.
Physical Characteristics
As stated, size, access, topography, and utilities are physical factors that
cause price to vary. Importantly, interrelationships betweens these
physical features make it difficult to measure or quantify price
differential. Thus, we measure physical differences by a qualitative rating
of inferior, similar, or superior.
Size: The sales range from 10.00± acres to 80.00± acres, whereas the
subject is a 15.8-acre parcel. Typically, an inverse relationship between
price and size reflects market behavior. However, this relationship is not
linear. In fact, analysis of historical sales develops a price curve that has
a steep slope for parcels containing less than 20 acres, a moderate slope
for parcels ranging from 20 to 80 acres, and a modest slope for parcels
greater than 80 acres. The weakness of this analytical process is the
presumption that size is the sole price influence, which is an improbable
dynamic. Thus, we use the price curve as an analytical tool to bracket
value, but not quantify size adjustment.
Based on the preceding analysis, we make a significantly upward
adjustment to Land Sales 1 and 4 for sizes more than four times larger
than the subject. Similarly, we mat a small upward adjustment to Sale 5
for inferior size. Sale 6 is 10.00 acres, and we make a downward
adjustment for a slightly superior size.
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Access Comparisons: The subject fronts the Seward Highway right of
way, but potential legal and physical access includes risk. Developing
physical access to the subject would be costly due to the above-grade
frontage and bedrock. Location on a bend of the highway could create
legal barriers to a driveway permit due to safety concerns.
Sale 1 does not have developed road access, but does have access via trail
for ATV-type vehicles; we rate this access inferior to the subject parcel.
Sale 4 has potential access from De Armoun Road and Canyon Drive,
which is a superior to the subject. Land Sale 5 has two, 10-foot
easements extending easterly to Homestead Road, a paved and developed
secondary roadway. Sale 6 has access via a 60-foot right of way, which is
passable by a four-wheel drive vehicle. These sales have physical and
legal constraints similar to the subject, and we make no adjustment.
Topography Comparisons: The subject has undulating to steep sloping
topography that is above grade with Seward Highway frontage. Sales 1
and 5 have steep sloping topography that limits development potential,
which we rate inferior to the subject. Sales 4 and 6 have a more modest
slope, which is generally similar.
Utilities: The subject has electricity near the northern boundary of the
parcel. Sales 1 and 3 do not have any utilities within the general
proximity, and require upward adjustments for this inferiority. Sale 5 has
electricity about 400 feet away, which is also rated inferior. Conversely,
Sale 4 has electricity and natural gas along two boundaries, which we rate
superior to the subject.
View Amenity: The subject has direct view of Turnagain Arm and
surrounding mountains. Sales 1 and 5 have Knik Arm and mountain
views, Sale 4 has Cook Inlet and City views, and Sale 6 has Eagle River
and Mountain views. While views differ, desirability of one view over
the other is a subjective and personal assessment. Further, there is no
data to support adjusting the sales for a view of Cook Inlet, Knik Arm,
and Eagle River versus Turnagain Arm. Therefore, we do not adjust for
view amenity.
Use (Zoning)
The subject parcel is located within the Chugach State Park, which is
outside a zoning district. If the parcel was in the private sector, it would
be zoned Turnagain Arm (TA) District and would likely be subject to the
Indian Land Use Plan. Nearby lands are designated for residential or
mixed use; however, the highest and best use of the parcel is for
recreation or home site.
Sales 1, 5, and 6 are zoned R-10, a low-density residential district with a
minimum lot area of 1.25 to 7.50 acres depending on average slope and
soil geology of the parcel. Due to the sloping topography and bedrock
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soils of the comparable sales, the R-10 zoning is rated generally similar to
the subject indicating no adjustment is necessary. Sale 4 is zoned R-8,
which states the minimum parcel size is four acres, although slope and
soil condition will require larger lots if subdivided. Therefore, we do not
adjust Sale 4 for zoning.

Comparative Land
Sale Analysis

A tabular summary of the land sales used in comparative analysis is on
the following page. The inserted map that follows provides a location
reference, with additional details of the three comparable land sales in the
addenda.
Comparable Land Sales

No.

Location

Zone

Size

Date

Price

Price/
Acre

1

East side of Cotton Grass Drive, off
Hiland Drive, Eagle River

R-10

80.00

7/14

$177,200

$2,215

4

Southwest corner of Upper De Armoun
Road and Canyon Road, Anchorage

R-8

67.83

9/14

$500,000

$7,371

5

1± mile southeast of Mirror Lake on the
west side of Mt. Eklutna, Chugiak

R-10

24.43

8/08

$69,000

$2,824

6

End of Ken Logan Circle, off Hiland
Drive, Eagle River

R-10

10.00

6/07

$70,000

$7,000

TA

15.80

-- --

-- --

Material Site 6 – MP 104.5 Seward
Highway, Indian

-- --

Assumed

Land Sale 1
Summar y: This sale is an 80-acre parcel located in the South Fork Eagle
River valley neighborhood accessible from Hiland Drive. Located
adjacent to Chugach State Park boundaries, the parcel has a panoramic
northwesterly view of Eagle River and Knik Arm. While trail access is
possible to the westerly parcel area, it permits only ATV-type vehicles.
Steep topography is the defining physical feature, which diminishes
useable land area. Available utilities are within one-half mile.
The buyer owned a contiguous property and desired to protect their
privacy. The Broker indicated buyer motivations might have trended the
sale price upward because the parcel sold before the listing reached the
MLS database. However, we do not adjust for conditions of sale because
the price paid a similar to past sale activity in the Hiland Road market
district.
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N

Sale 5

Sale 6

Sale 1

Chugach State Par k

Sale 1

Mater ial Site 6
LAND SALE MAP
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N

Land Sale 1

Cotton Grass Road
Hiland Road

Compar ative Analysis: Analysis supports upward adjustments for
inferior size, access, topography, and utilities. Therefore, Land Sale 1
indicates a unit value significantly greater than $2,215 per acre.
Land Sale 4
Summar y: This sale is a 67.83-acre parcel located in the Upper Hillside
neighborhood fronting the south side of Upper DeArmoun Road east of
Canyon Road in Rabbit Creek Valley. Topography has a moderate
southwesterly slope below access grade that enhances the view amenity.
Reportedly, soil conditions cause a high water table with drainage
constraints, which reduces yield potential.
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Upper DeArmoun Road

N

Canyon Road

Land Sale 14

Rabbit Creek Road

Electricity and natural gas are available from the road right-of-way.
Zoned R-8, the minimum parcel size is four acres, although slope and soil
condition will require larger lots if subdivided.
Compar ative Analysis: Analysis supports a downward adjustment for
superior location, access, and utilities. Conversely, an upward adjustment
is necessary for size. Overall, the net adjustment is downward indicating
a unit value less than $7,371 per acre.
Land Sale 5
Summar y: This sale is a 24.43-acre parcel located about one mile
southeast of Mirror Lake in the Peters Creek neighborhood. The parcel
sets on the westerly slope of Mt. Eklutna, constrained by a steep slope.
However, the parcel has a panoramic northwesterly view of Knik Arm.
Access from Homestead Road is possible via two 10-feet wide easements.
Electricity is within 400 feet of the parcel.
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N

Homestead Road

Land Sale 5

Compar ative Analysis: Analysis supports upward adjustments for
inferior size, topography, and utilities. Therefore, Land Sale 5 indicates a
unit value greater than $2,824 per acre.
Land Sale 6
Summar y: This sale is a 24.43-acre parcel located in the Hiland Road
neighborhood adjacent to Chugach State Park. Setting on the north slope
of Harp Mountain adjacent to the Eagle River Greenbelt, the parcel has a
steep slope with northerly view of Eagle River. Access is via a 60-foot
right of way that extends eastward from Ken Logan Road about one mile.
Though unmaintained, the gravel roadbed is sufficient for four-wheel
drive vehicles. Sloping topography is the defining physical feature,
which diminishes useable land area. Utilities are about one mile to the
northwest.
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Material Site 6

Eagle River

N
60-foot ROW

Land Sale 6

Hiland Road

Compar ative Analysis: Analysis supports a downward adjustment for
superior size. Conversely, lack of available utilities is an inferior
characteristic. Overall, the net adjustment to Land Sale 5 is downward,
but small, indicating a unit value slightly less than $7,000 per acre.
On the following page is an adjustment grid that summarizes the
comparative land sale analysis.
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Comparative
Analysis Summary

Material Site 6

Listed below is an adjustment grid that summarizes the comparative land
sale analysis.
Comparable Land Sale Adjustment Grid

Land Sale No.

Subject

Land Sale 1

Land Sale 4

Land Sale 5

Land Sale 6

Sale Price

-- --

$177,200

$500,000

$69,000

$70,000

Price/Acre

-- --

$2,215

$7,371

$2,824

$7,000

Property Rights
Conveyed

Fee simple

-Similar -

-Similar -

-Similar -

-Similar -

Financing Terms

Cash

Ownerfinanced
-Similar -

Ownerfinanced
-Similar -

Cash
-Similar -

Ownerfinanced
-Similar -

Conditions of Sale

Assumed Typical

-Similar -

-Similar -

-Similar -

-Similar -

Market Conditions

1/15
(Date of value)

7/14
-Similar -

9/14
-Similar -

8/08
-Similar -

6/07
-Similar -

-- --

$2,215

$7,371

$2,824

$7,000

Turnagain Arm;
Indian

- Similar -

-Super ior -

-Similar -

-Similar -

15.80 Ac.

80.00 Ac.
-Infer ior -

67.83 Ac.
-Infer ior -

24.43 Ac.
-Infer ior -

10.00 Ac.
-Super ior -

Seward Highway

- Infer ior -

-Super ior -

-Similar -

-Similar -

Undulating to steep
sloping

Steep sloping
-Infer ior -

Modest slope
-Similar --

Steep slope
-Infer ior -

Modest slope
-Similar -

Electricity

None
-Infer ior -

Electricity &
NG
-Super ior -

Electricity
400± feet
-Infer ior -

None
-Infer ior -

Easements and
Restrictions

None

-Similar -

-Similar -

-Similar -

-Similar -

View Amenity

Turnagain Arm;
Mountains

-Similar -

-Similar -

-Similar -

-Similar -

TA (assumed)

R-10
-Similar -

R-8
-Similar -

R-10
-Similar -

R-10
-Similar -

Inferior

Superior

Inferior

Superior

> $2,215

< $7,371

> $2,824

< $7,000

Adjusted $/Acre
Location
Physical Character
Size
Access
Topography
Utilities

Use (Zoning)
Overall Relative
Comparison Rating
Adjusted $/Acre

-- --
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Reconciliation and
Conclusion of Value

Material Site 6

The comparable land sales indicate an unadjusted unit value range from
$2,215 to $7,371 per acre. After analysis, Land Sales 4 and 6 are superior
indicating a value less than $7,000 per acre. In contrast, Land Sale 5 is
inferior indicating a value greater than $2,824 per acre. We array the land
sales and subject on an overall basis as follows.
Land Sale

$/Acr e

Over all Rank

Net Adjustment

4

$7,371

Superior



6

$7,000

Superior



Subject

-- --

-- --

-- --

5

$2,824

Inferior



1

$2,215

Inferior



After qualitative adjustments, the range tightens to a value greater than
$2,824 but less than $7,000. Based on the preceding data, reasoning, and
analysis, we estimate a value at the high end of the indicated range or
$6,500 to 6,900 per acre. This develops the following range of value.
15.80 Ac. @ $6,500/Ac. = $102,700
15.80 Ac. @ $6,900/Ac. = $109,020
In conclusion, the market value of the larger parcel before the acquisition,
as of January 20, 2015, is reconciled as follows.
Market Value Before Acquisition
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Material Site 6

Chapter 6: Property Valuation – After Acquisition

Overview

Because the larger parcel and acquisition are the same, valuation reflects
a full acquisition. Therefore, the property after the acquisition has no
value.
Market Value After Acquisition
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Material Site 6

Chapter 7: Market Value of Acquisition

Overview

We employ the before and after methodology to value the acquisition of
Material Site 6. Analysis based on the sales comparison approach
concluded with market value estimate before the acquisition as follows.
Value Before Acquisition

$105,000

The valuation reflects a full acquisition. Therefore, the property after the
acquisition has no value.
Value After Acquisition

$0

The value of the acquisition is the difference between the before and after
opinions of market value. Thus, the value of the acquisition of Material
Site 6 is as follows.
Market Value of Acquisition

Market Value of
Acquisition

$105,000

Based on the preceding data, reasoning, and analysis, it is our opinion the
market value of the acquisition “Material Site 6,” as of January 20, 2015,
is as follows.
Market Value of Acquisition

$105,000

As instructed by DOWL HKM, Inc., analysis and valuation of the
property is subject to the following hypothetical condition, which is a
condition that is contrary to what exists, but is used for the purpose of
analysis: We assume the parcel referred to as “Material Site 6” is a
surveyed, platted, and legally marketable, stand-alone property.
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Comparable Land Sale 1
Comparable Land Sale 1

N

Cotton Grass Road
Hiland Drive

Location:
Assessor Numbers:
Legal Description:

Grantor:

Grantee:
Sale Date:
Sale Price:
Cash Equivalent Price:
Terms:

East of Cotton Grass Drive off of Hiland Road, 9± miles southeast of Eagle River,
Alaska
050-411-40 & 41
NE4NE4, Section 33, T14N, R1W SM and SW4NW4, Section 34 T14N, R1W, SM,
Anchorage Recording District
Personal Representative’s
Eric Gingrich Personal
Instrument:
Deed
Representative for Estate of
Stephen Gingrich
Hertha Monroe
2014-028880-0
Document No:
7/14
Broker
Data Source:
$177,200
Dan Shantz
Confirmed By:
$177,200
Fee simple interest
Property Rights:
Owner financed, $88,600 down payment, $88,600 Deed of Trust at undisclosed terms

80.00± acres
None
Land Area:
Public Utilities:
R-10
Residential
Zoning:
Intended Use:
Trail
Access:
Highest & Best Use: Residential
Dan Shantz
Easements/Restrictions: Section line easements
Inspected By:
Property Description:
This 80-acre parcel is located on the eastern slope of the South Fork Eagle River valley neighborhood accessible
from Hiland Road. Location is 15± miles from Midtown Anchorage. A trail extending nearly one-half mile links the
parcel to Cotton Grass Drive. Topography is steep, which diminishes subdivision potential.
Remarks:
The buyer owned a contiguous property and desired to protect their privacy. The Broker stated the buyer negotiated
the purchase prior to the listing reaching the MLS database.

Analysis

$177,200

÷

80.00± Acres
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Comparable Land Sale 1

N

Portion of MTP T 14N, R 1W

N

Land Sale 1

Hiland Drive

Cotton Grass Road

National Geographic TOPO Map
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Comparable Land Sale 4

Location:
Assessor Number:
Legal Description:

Grantor:
Grantee:
Sale Date:
Sale Price:
Cash Equivalent Price:
Terms:

Land Area:
Zoning:
Access:

South side of Upper De Armoun Road, 9± miles southeast of Midtown Anchorage,
Alaska
017-073-06
N2SE4 except the NW4NW4SE4, Section 25, T12N, R3W, SM, Anchorage Recording
District
James Hoeffler and Karyn
Warranty Deed
Instrument:
Warner
Big Country Enterprises, LLC
2014-036617-0
Document No:
9/14
Broker
Data Source:
$500,000
Dan Shantz
Confirmed By:
$500,000
Fee simple interest
Property Rights:
Owner financed, $200,000 down payment, $300,000 Deed of Trust at undisclosed
terms
67.83± acres
R-8
Upper De Armoun Road and
Canyon Road
Section line easement

Public Utilities:
Intended Use:
Highest & Best Use:

Electricity, natural gas
Residential
Residential subdivision

Dan Shantz
Easements/Restrictions:
Inspected By:
Property Description:
This 67.83-acre parcel is located in the Upper Hillside neighborhood with road access possible from the north and
east boundaries. Topography has a descending southwesterly gradient below access grade that provides a
desirable view amenity. A high water table with drainage constraints characterizes a majority of the parcel. R-8
zoning requires a minimum lot size of four acres if subdivided.
Remarks:
Listed for $750,000, the parcel sold after 3± days on the market. The Broker stated the list price was high, while the
sale price reflects market parameters. According to the Broker, owner financing did not influence price negotiations.

Analysis

$500,000

÷

67.83± Acres
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Comparable Land Sale 4

N

MOA Mapping

N

Land Sale 4

National Geographic TOPO Map
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Comparable Land Sale 5

N

Homestead Road

Location:
Assessor Number:
Legal Description:
Grantor:
Grantee:
Sale Date:
Sale Price:
Cash Equivalent Price:
Terms:

Approximately 1± mile southeast of Mirror Lake, Peters Creek neighborhood Chugiak,
Alaska
051-832-13
Tract B1, Tonjess Estates, Plat 82-59, Anchorage Recording District
Great Alaska Council, Boy
Scouts of America
Eugene Cappozi, Ronald Miller,
and Kristin Miller
8/08
$69,000
$69,000
Cash

Instrument:

Warranty Deed

Document No:

2008-048643-0

Data Source:
Confirmed By:
Property Rights:

Broker
Dan Shantz
Fee simple interest

24.43 Acres
None
Land Area:
Public Utilities:
R-10
Residential
Zoning:
Intended Use:
Easements
off
Homestead
Drive
Residential
Access:
Highest & Best Use:
Dan Shantz
Easements/Restrictions: None noted on plat
Inspected By:
Property Description:
This 24.49-acre parcel is located in the Peters Creek neighborhood about 22± miles from Midtown Anchorage.
Setting on the west slope of Mt. Eklutna, the parcel has a steep slope. Access is via two trail easements that extend
eastward from Homestead Road. Electricity is 400 feet west.
Remarks:
The Broker stated the parcel was listed in May 2008 for $75,000, indicating a marketing time of 88 days.

Analysis

$69,000

÷

24.43 Acres
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Comparable Land Sale 5

N

Plat No. 82-59

N

Homestead Road

Land Sale 5

National Geographic TOPO Map

__________________________________________________
Appendix C - Page 251

MacSwain Associates LLC

Comparable Land Sale 6

N

Eagle River

60-foot ROW Trail

Location:
Assessor Number:
Legal Description:

Grantor:
Grantee:
Sale Date:
Sale Price:
Cash Equivalent Price:
Terms:

Approximately 1± mile southeast of Ken Logan Road, Hiland Road neighborhood Eagle
River, Alaska
067-201-05
S2NE4NW4NW & E2NW4NW4NW4, Section 27, T14N, R1W, SM, Anchorage
Recording District
Sharon Lynn Walleen
Warranty Deed
Instrument:
Casey W. Fagerquist and
2007-038457-0
Document No:
Danielle T. Pratt
6/07
Broker
Data Source:
$70,000
Steve MacSwain
Confirmed By:
$70,000
Fee simple interest
Property Rights:
Owner financed, $35,000 down payment, $35,000 Deed of Trust at undisclosed terms

10.00 Acres
None
Land Area:
Public Utilities:
R-10
Residential
Zoning:
Intended Use:
60-foot ROW; gravel roadbed
Access:
Highest & Best Use: Residential
Steve MacSwain
Easements/Restrictions: None noted on plat
Inspected By:
Property Description:
This 10.00-acre parcel is located in the Hiland Road neighborhood about 16± miles from Midtown Anchorage.
Setting on the north slope of Harp Mountain adjacent to the Eagle River Greenbelt, the parcel has a steep slope.
Access is via a 60-foot right of way that extends eastward from Ken Logan Road about one mile. Though
unmaintained, the gravel roadbed is sufficient for four-wheel drive vehicles.
Remarks:
The parcel was originally listed in March 2007 for $125,000, before lowering to $78,000 before securing an offer.
The Broker stated that owner financing with 50% down did not affect the sale price.

Analysis

$70,000

÷

10.00 Acres
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Comparable Land Sale 6

N

60-foot ROW Trail

MOA Grid Map SW0460

Eagle River

N

60-foot ROW

Land Sale 6

Hiland Road

National Geographic TOPO Map
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MacSwain Associates LLC
4401 Business Park Boulevard, Suite 22, Anchorage, Alaska 99503

Appraiser: Steve MacSwain, MAI
Member of Appraisal Institute - No. 5700
State of Alaska, Certified General Real Estate Appraiser - No. 42

Professional Experience: 1986 to Present - MacSwain Associates LLC
1976 to 1986 - Appraisal Company of Alaska - President
1970 to 1975 - Real Estate Services Corporation – Appraiser
1969 to 1970 - State of Alaska Department of Highways - Right of Way Agent
Real estate appraiser and consultant of all property types throughout Alaska including commercial, industrial,
subdivisions and special-purpose properties. Appraisals have been performed for financing, leasing, insurance,
condemnation, taxation, property damages, investment analysis, and buy-sell decisions. Appraisals include
valuation of both real property and business enterprises. Professional experience totals 42 years.

Education: Bachelor of Business Administration, Finance (1969), University of Alaska Fairbanks
Appraisal Education: The following is a list of completed appraisal courses and seminars.
2014 – Uniform Standards of Professional Appraisal Practice – Update by the Appraisal Institute
2013 – Complex Litigation Appraisal Case Studies by the Appraisal Institute
2013 – Uniform Appraisal Standards for Federal Land Acquisitions (Yellow Book) by the Appraisal Institute
2012 – Appraisal Curriculum Overview by the Appraisal Institute
2012 – Business Practices and Ethics by the Appraisal Institute
2012 – Uniform Standards of Professional Appraisal Practice – Update by the Appraisal Institute
2010 – Reviewing Appraisals in Eminent Domain by the International Right of Way Association
2010 – Commercial Appraisal Engagement and Review Seminar for Bankers and Appraisers by the Appraisal Institute
2009 – The Appraiser as an Expert Witness: Preparation and Testimony by the Appraisal Institute
2009 – Attacking and Defending an Appraisal in Litigation by Whitmer Education
2008 – Uniform Standards of Professional Appraisal Practice by the Appraisal Institute
2007 – Business Practices and Ethics by the Appraisal Institute
2007 – Eminent Domain Law for Right of Way Professionals by the International Right of Way Association
2007 – Appraisal Review for Federal Aid Programs by the International Right of Way Association
2007 – Analyzing Operating Expenses by the Appraisal Institute
2007 – Forecasting Revenue by the Appraisal Institute
2007 – Case Studies in Highest and Best Use by the Appraisal Institute
2002 – Uniform Standards for Federal Land Acquisitions: Practical Applications for Fee Appraisers by the Appraisal Institute
2002 – Legal Aspects of Easements by the International Right of Way Association
2001 – Partial Interest Valuation Undivided by the Appraisal Institute
2001 – Special Purpose Properties Divided by the Appraisal Institute
1969-2000: Numerous appraisal classes pertaining to principles, income capitalization, cost analysis, sale
comparison approach, and highest and best use analysis by the Appraisal Institute, Society of Real Estate
Appraisers, International Right-of-Way Association, International Association of Assessing Officers, and Marshall
Valuation Service
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Membership and Organizations: Member of Appraisal Institute – No. 5700
Member of International Right of Way Association
Member of Building Owners and Managers Association (BOMA), Anchorage

Public Service: Past Chairman of the State Board of Certified Appraisers
Past member of Board of Equalization, Municipality of Anchorage
Past member of National Experience Review Committee of the Appraisal Institute
Past member of Regional Ethics and Counseling Panel of the Appraisal Institute
Past president of Alaska Chapter 57 of the Appraisal Institute

Significant Assignments:
 Appraised the Trans-Alaska Pipeline System, an 800-mile common carrier crude oil pipeline from Prudhoe Bay










to Valdez, operated by Alyeska Pipeline Service Company.
Appraised Calais Company, Inc., a real estate holding company consisting of 39 commercial parcels in
Anchorage.
Principal real estate consultant and expert witness for all lands affected by the Exxon Valdez oil spill. Project
involved over 2,000,000 acres of remote land and nearly 2,000 private property owners.
Appointed as a representative of a three-member panel that analyzed and valued over 1,000,000 acres and 8,000
parcels for the Mental Health Lands Settlement.
Contract assessor for the North Slope Borough, Kodiak Island Borough, City of Nome, and the City of Valdez.
Represented Seibu Alaska, Inc. (Alyeska Resort and Alyeska Prince Hotel) in preparing of their property tax
appeal with the Municipality of Anchorage that resulted in a $65 million reduction in assessed value.
Appraised submerged tideland parcels and wetlands parcels located in Womens Bay on Kodiak Island for the
purpose of an exchange between Koniag, Inc. and U.S. Fish and Wildlife Service
Appraised Common Carrier Pipeline right-of-ways leased and operated by BP Transportation Alaska and
ConocoPhillips Alaska.
Appraised 3,600 acres consisting of the former Adak Naval Air Station and Submarine Base conveyed to the
City of Adak and the State of Alaska.
Appraised and/or provided consulting services on properties throughout Alaska including numerous financial
institutions, Native corporation lands, and real estate holding companies both public and private.

Expert Witness Experience: Steve MacSwain is qualified as an expert witness in both the United States Federal
Court and the State of Alaska Superior Court. Steve has testified as an expert witness in State and Federal courts.
In addition, Steve has testified as expert witness in numerous Alaskan municipal tax courts, public hearings, and
depositions on matters related to real property.

Arbitrator Experience: Appointed a Master by the Superior Court of Alaska and Municipality of Anchorage to
serve as an arbitrator in determining just compensation.
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REVIEW APPRAISER’S DETERMINATION OF
APPRAISAL COMPLIANCE WITH UASFLA & USPAP
By
Franklin M. King, MAI
5646 Rogers Road
Lizella, GA 31052-5509

Phone: 478-538-5661 — E-Mail: franklinkingjr@hotmail.com

PROJECT NAME:

W INDY CORNER SEWARD HWY.
MILEPOST 105-107

DOT & PF PROJECT NO. 0A3-1(34)/56631
PROPOSED MATERIAL SITE 6 (STATE OF
ALASKA)
KVC FILE NO. 15-002D

Property Owner: Alaska Department of Natural Resources, Chugach State Park.
Appraised Property: The fee-simple interest in 15.8± acres of vacant land located along the Seward Highway
between Mileposts 104.1 and 104.6 near Indian, Alaska. The real estate is roughly, legally described as being
situated in Section 6, Township 10 North, Range 2 West, Seward Meridian, Alaska. Note: The appraiser was
instructed by his client, DOWL HKM, to base the appraisal on the hypothetical condition that the 15.8 acres
constituted a platted, legally marketable, stand-alone property rather than an unsubdivided portion of a 495,000acre park.
___________________________________________________________________________________________________

I, Franklin M. King, MAI, have completed a technical review of the February 28, 2015 appraisal report on the
above-referenced property which was prepared, signed and certified by Steve MacSwain, MAI. My review was
completed without a field inspection of the subject property or the comparable sale properties, i.e., a “desk”
review was performed. The scope of my review included: 1) a check for proper appraisal methodology, analytical
consistency, internal logic, and accuracy of mathematical calculations; 2) a check for compliance with the
Uniform Appraisal Standards for Federal Land Acquisitions (UASFLA) and the Uniform Standards of
Professional Appraisal Practice (USPAP); and 3) a determination as to whether the appraisal report constitutes an
adequate basis for an offer of just compensation. I did not independently confirm the market data or subject
property data presented in the appraisal report.
My five-page appraisal review report herein is intended for use only by my client, DOWL HKM, as well as the
State of Alaska and the National Park Service.
Mr. MacSwain utilized the sales comparison approach to value the subject land as if vacant and available for
development to its highest and best use, which he determined to be as a recreation or home site. The results of his
appraisal were communicated in an “Appraisal Report” as defined in the 2014-2015 edition of USPAP.
The fee simple interest in the land is to be acquired as part of the above-captioned road project. The appraiser’s
opinion of the market value of the acquisition, as of January 20, 2015 was $105,000.00 (One Hundred Five
Thousand Dollars).
The appraisal report contained a number of minor errors and inconsistencies—none of which had any impact on
the value conclusions. Mr. MacSwain made corrections and submitted an amended report to me for final review.
He assured me that he will also promptly submit same to DOWL HKM.
Review Appraiser’s Determination:


The content, analyses, and conclusions in the amended appraisal report are in compliance with my
interpretation of the current editions of UASFLA and USPAP.



The market value opinion was based on an adequate quantity of relevant data and proper adjustments
to the data were made where appropriate.



The appraisal methods and techniques used were appropriate for the valuation problem.

Proposed Material Site 6 — Windy Corner Project, Milepost 105-107 of the Seward Highway, Alaska
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The $105,000 market value opinion for the property rights that are proposed to be acquired is
appropriate and reasonable, given the data and analyses presented, and I recommend approval of the
appraisal report as an adequate basis for an offer of just compensation.

JUST COMPENSATION ALLOCATION:
Land:
Section Line/PLO Interests:
Improvements
Cost-to-Cure:
Damages:
Special Benefits:
TOTAL:

$105,000
$ N/A
$ N/A
$ N/A
$ N/A
$ N/A
$105,000

Uneconomic Remnant?  Yes

 No

If yes, enter value: $

N/A and describe:

Reviewer Assumptions & Limiting Conditions:


This appraisal review is based solely on data and information contained in the appraisal report that is the
subject of this review.



It is assumed that the data and information are factual and accurate,



I reserve the right to consider any additional data or information that may subsequently become available
and to revise the opinions and conclusions in this report if such data and information indicate the need for
such a change.



All of the assumptions and limiting conditions contained in the appraisal report that is the subject of this
review are also conditions of this review unless otherwise stated.

Review Appraiser Certification:
I certify that, to the best of my knowledge and belief:


The statements of fact contained in this appraisal review report are true and correct.



The reported analyses, opinions, and conclusions in this review report are limited only by the assumptions
and limiting conditions stated in this review report, and are my personal, impartial, and unbiased
professional analyses, opinions, and conclusions.



I have no present or prospective interest in the property that is the subject of the work under review and
no personal interest with respect to the parties involved.



I have performed no other services, as an appraiser or in any other capacity, regarding the property that is
the subject of the work under review within the three-year period immediately preceding acceptance of
this assignment.



I have no bias with respect to the property that is the subject of the work under review or to the parties
involved with this assignment.



My engagement in this assignment was not contingent upon developing or reporting predetermined
results.

Proposed Material Site 6 — Windy Corner Project, Milepost 105-107 of the Seward Highway, Alaska
__________________________________________________
Appendix C - Page 257

Page 2 of 5



My compensation is not contingent on an action or event resulting from the analyses, opinions or
conclusions in this review or from its use.



My compensation for completing this assignment is not contingent upon the development or reporting of
predetermined assignment results or assignment results that favor the cause of the client, the attainment of
a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this
appraisal review.



My analyses, opinions, and conclusions were developed and this review report was prepared in
conformity with the requirements of the Uniform Appraisal Standards for Federal Land Acquisitions as
well as the Appraisal Institute’s Code of Professional Ethics & Standards of Professional Appraisal
Practice, which include the Uniform Standards of Professional Appraisal Practice.



The use of this review report is subject to the requirements of the Appraisal Institute relating to review by
its duly authorized representatives.



I have not made a personal inspection of the subject of the work under review.



No one provided significant appraisal, appraisal review, or appraisal consulting assistance to me during
the review process.



As of the date of this report, I have completed the continuing education program of the Appraisal
Institute. I am also certified by the State of Alaska as a General Real Estate Appraiser.

___________________________
Franklin M. King, MAI
Review Appraiser

Effective Date of Appraisal Review: February 19, 2015
Date of Appraisal Review Report: February 19, 2015

Alaska General Real Estate Appraiser
Certificate No. 18 — Expires 6/30/15

Proposed Material Site 6 — Windy Corner Project, Milepost 105-107 of the Seward Highway, Alaska
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PROJECT NAME:

APPRAISAL REPORT CHECKLIST
By

W INDY CORNER, SEWARD HIGHWAY
MILEPOST 105-107

DOT & PF PROJECT NO. 0A3-1(34)/56631

Franklin M. King, MAI
2612 Desert Glen Drive
Las Vegas, Nevada 89134-8873

PROPOSED MATERIAL SITE 6 (STATE OF ALASKA)

Phone: 702-331-7723 — E-Mail: franklinkingjr@hotmail.com
Appraiser: Steve MacSwain, MAI

KVC FILE NO. 15-002D
Review Appraiser: Franklin M. King, MAI


Special Instructions: The appraiser was instructed by his client, DOWL HKM, to base the appraisal on the hypothetical condition
that the 15.8 acres constituted a platted, legally marketable, stand-alone property rather than an unsubdivided portion of a 495,000-acre
park.
Note: If item is not applicable, write “N/A” by the box for that item



















Current ROW Plans
Appraisal matches plans
Narrative Appraisal Summary Completed
Certificate of Appraisal signed
Scope of appraisal, Purpose and function
Assumptions & Limiting Conditions
Area & Neighborhood Analysis
Land area and shape
Access/Frontage
Topography
Soils
Utilities
Rights to be acquired
Easements and encroachments shown
Present use
Zoning / Restrictions (Before & After)
Known Hazards: Environmental, Flood
N/A Improvements described + sketch + shown on plat
N/A Specialty items or Tenant owned improvements

Assessed Value/tax trends

Plat/Plot Plan/Parcel Map

Photos: land & improvements

Ten-Year Sales History

Highest and best use

Approaches: Sales Comparison

Support for Adjustments or Assumptions

Value of the whole

Conclusion and, if applicable, reconciliation

Value of acquisition & allocation

Remainder as a part of the whole

Value reasonable and consistent

Owner contact verification
N/A Title Report and Legal Description
Issues: N/A

Comparable Sales data should include:

Comparable Sales map

Size

Shape

Topography

Utilities

Soils

Use / Zoning

Access and Grade relationship
N/A Improvement allocation
 Photographs

Verification by the appraiser
After Value: Has the appraiser considered
N/A Highest & Best Use change
N/A Access/Frontage issues
N/A Area/Shape
N/A Elevation or Drainage change
N/A Improvements
N/A Approaches: Sales Comparison
N/A Support for Adjustments
N/A Support for Damages/Special Benefits/Cost-to-cure
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