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APPRAISAL SUMMARY 

Location 
The subject parcels are located in the Caribou Creek and White Mountain Remote Recreational 
staking areas. Caribou Creek staking area is located about 30 miles northeast of Fairbanks near 
the confluence of the Little Chena River and Anaconda Creek. White Mountain staking area is 
located about 45 miles northeast of Fairbanks north of the Steese Highway. 

Legal Descriptions 
Tract D, ASLS 2003-19, Caribou Creek, ADL 416929, 19.78 acres, F002N004E26 
Tract B, ASLS 2002-11, White Mountain, ADL 416738, 10.76 acres, F005N003E26 
Tract I, ASLS 2002-11, White Mountain, ADL 416718, 13.19 acres, F005N004E23 
Tract M, ASLS 2002-11, White Mountain, ADL 417048, 6.94 acres, F005N004E30 
Tract N, ASLS 2002-11, White Mountain, ADL 417049, 4.78 acres, F005N004E29 

Value Summary 
ADL RRCS area Tract ASLS Size-acres Appraised Value 

416929 Caribou Creek D 2003-19 19.78 $13,100 
416738 White Mountain B 2002-11 10.76 $9,800 
416718 White Mountain 2002-11 13.19 $13,200 
417048 White Mountain M 2002-11 6.94 $7,700 
417049 White Mountain N 2002-11 4.78 $5,900 

PREMISES OF THE APPRAISAL 

Type of Appraisal and Report 
This appraisal is a Summary Appraisal Report prepared in accordance with Standards Rule 1 and 
2 of the current edition of Uniform Standards of Professional Appraisal Practice (USPAP), 
and in accordance with DNR's General Appraisal Instructions. 

Purpose of Appraisal 
The purpose of this appraisal is to estimate current market value. 

User and Client Identity 
This appraisal is prepared for the State of Alaska, Department of Natural Resources and the 
general public. 

Intended Use of Appraisal 
The appraisal will be used by DNR to determine the minimum bid for parcels to be acquired 
during the auction sale program (AS 38.05.055). 

Property Rights Appraised 
Rights appraised are fee simple estate less mineral rights reserved to the State of Alaska under 
AS 38.05.125(a). 
Fee simple estate is defined as 1 : 

"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." 

1 The Appraisal of Real Estate, Twelfth Edition, Appraisal Institute, 2001, p.69 
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AS 38.05.125(a) states2
: 

Reservation. (a) Each contract for the sale, lease or grant of state land . .. is subject to the 
following reservations: "[sic) the party of the first part, Alaska, hereby expressly saves, excepts 
and reserves ... unto itself, its lessees, successors, and assigns forever, all oils, gases, coal, ores, 
minerals, fissionable materials, geothermal resources, and fossils of every name, kind or 
description, and with may be in or upon said land ... [and the right] to occupy as much of said land 
as may be necessary or convenient. .. to render beneficial and efficient the complete enjoyment of 
the property and rights hereby expressly reserved." 

Definition of Market Value3 

"The most probable price, as of a specified date, in cash, or terms equivalent to cash, or in other 
precisely revealed terms, for which the specified property rights should sell after reasonable 
exposure in a competitive market under all conditions requisite to a fair sale, with the buyer and 
seller each acting prudently, knowledgeably, and for self-interest, and assuming that neither is 
under undue duress." 

Effective Date of Value 
January 8, 2007 

Date of Report 
January 10, 2007 

Exposure Time 
Exposure time is defined as 4: " •.. the estimated length of time the property interest being 
appraised would have been offered on the market prior to the hypothetical consummation of a 
sale at market value on the effective date of the appraisal. .. " 

Exposure time can vary depending on the type of property being appraised and constantly 
changing market conditions . Supply and demand of similar properties to the subject is an 
important factor for determining exposure time. 

Parcels similar to the subjects typically require up to three years of marketing time. The subject 
parcels are considered average to below average when compared with other available properties 
on the market. Based on exposure time for similar properties, the estimated values are based on 
an exposure time of up to three years. 

Marketing Time 
"Marketing time is an opinion of the amount of time is might take to sell a real or personal 
property interest at the concluded market value level during the period immediately after the 
effective date of an appraisal. "5 

Based on current market conditions for similar properties the estimated value is based on a 
marketing time of up to three years. 

Sale History 
The subject parcels are owned by the State of Alaska and have not sold in the last three years. 

2 Alaska Statutes Title 38. Public Land Article 5, State of Alaska, 2002, pp. 590-591 
3 The Appraisal of Real Estate, Twelfth Edition, Appraisal Institute, 2001, p.22 
• Uniform Standards of Professional Appraisal Practice 2004, Appraisal Foundation, p. 94. 
5 QQ_g, p. 141 
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SCOPE OF WORK 

Property and Comparable Sales Inspection 
I inspected the White Mountain parcels October 4, 2004 and the Caribou Creek parcels October 
5, 2004. The comparable sales used in this report have not been inspected. The appraiser relied 
on descriptions of these parcels from previous appraisals as well as the most recent satellite 
imagery available. 

Research and Analysis Conducted 
Interviews were conducted with local real estate agents, appraisers, and other individuals familiar 
with the area who provided information about trends in values, supply and demand. DNR records 
were searched for recent comparable sales. The recorders office was also searched to identify 
any recent sales. Sellers and buyers were contacted to verify recent sale prices and other 
transaction details. 

After analysis of all available data, appropriate comparable sales were selected. The market 
value estimate was derived from this process and is based on the following assumptions and 
limiting conditions. Individual lot values were derived by correlating the "key lot" value. 

Extraordinary Assumption 
The subject parcels were inspected October 4 & 5, 2004. It is an extraordinary assumption that 
the physical characteristics have not changed substantially since this inspection. Since this is a 
vacant land appraisal, the assumption does not prevent the development of a credible valuation. 
The most recent satellite imagery available has been investigated to ensure the subject has not 
changed due to an act of nature. The appraiser reserves the right to modify the value 
conclusions if an on-site inspection reveals a variation in site features from those assumed in this 
report. 
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Assumptions and Limiting Conditions 

1. The property is appraised as vacant land without structural or site improvements. 

2. The appraiser assumes no responsibility for legal matters. The subject lots are assumed 
to be free and clear of encumbrances, except as otherwise noted, and title is assumed to 
be marketable. 

3. All engineering studies are assumed to be accurate. Plats and illustrative material 
included in the report are intended to help the reader in visualizing the properties. 

4. Information furnished by others and included in the report is believed to be reliable but 
the appraiser does not warrant the accuracy of such information. 

5. Unless otherwise noted in the report, the appraiser did not find any evidence that 
hazardous materials exist on these properties. The estimate of value is based on the 
assumption that there are no such materials on the property. The appraiser is not 
qualified to detect these substances. No responsibility is assumed for any such 
conditions or for any expertise or engineering knowledge that is required to discover 
these substances. 

6. The appraiser, by reason of this appraisal, is not required to give further consultation or 
testimony, or be in attendance in court with reference to the property in question unless 
arrangements have been made in advance. 

7. The data and conclusions in this report are a part of the whole valuation. Each part of 
this report is only part of the evidence upon which the final judgment is based. Therefore, 
no part should be used out of context and by itself alone. 

8. It is assumed that there are no hidden or apparent conditions of the property, subsoil, or 
structures that render it more or less valuable. No responsibility is assumed for any such 
conditions, or for arranging engineering studies to discover them. 

9. The estimate of value in this report is not based in whole or in part upon the race, color, 
or national origin of the present owners or occupants of the properties in the vicinity of the 
property appraised. 

10. Some parcels may contain saw timber, but not necessarily in commercial quantities. The 
estimated market value does not include that value of commercial timber, if any. 

11. Due to the lack of on·site inspections of the subject parcels (aerial only), some physical 
features are assumed based on conversations with those knowledgeable about the area 
and interpretation of existing maps and aerials. The appraiser reserves the right to 
modify the value conclusions if an on-site inspection reveals a variation in site features 
from those assumed in this report. 

12. The per/acre value and total adjustment factor displayed in the adjustment grids in this 
report have been rounded for display purposes, but not for calculations. 
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PRESENTATION OF DATA 

Pro pert ty Identification 
ADL RRCS area MTRS Tract ASLS Size~ acres 

416929 Caribou Creek F002N004E26 D 2003-19 19.78 
416738 White Mountain F005N003E26 B 2002-11 10.76 
416718 White Mountain F005N004E23 I 2002-11 13.19 
417048 White Mountain F005N004E30 M 2002-11 6.94 
417049 White Mountain F005N004E29 N 2002-11 4.78 

Personal Property 
There is no personal property involved with the appraisal of these properties. 

Market Area 
The subject parcels are located in the Caribou Creek and White Mountain staking areas northeast 
of Fairbanks. Both areas are in the Fairbanks North Star Borough. Fairbanks is the regional 
service and supply center for interior Alaska. The staking areas are located 30 to 45 miles 
northeast from this economic center in an area that is used for various recreational uses by 
Fairbanks residents. Both areas feature rolling hills rising from the low areas present around 
creeks. 

Caribou Creek 
This area is located about 30 miles northeast of Fairbanks near the confluence of Little Chena 
River and Anaconda Creek. The staking area is located about 7 miles north of the Chena Hot 
Springs Road. Due to logging activity in the vicinity of the staking area a substantial road has 
been developed along the southern border of the staking area. This road was further developed 
to be used as a fire break and to support fire fighting activities. The road provides access to the 
staking area but not to the subject parcel. The staking area is bisected by Anaconda Creek with 
hills rising in both directions from the creek. The subject parcel is located on the side of a hill just 
above the creek. 

White Mountain 
The area is located about 45 miles northeast of Fairbanks, just north of the Steese Highway 
between mile 45.5 and 52.5. The Chatanika River can be found south of the staking area across 
the Steese Highway. The historic Davidson Ditch extends between the Steese Highway and the 
staking area. The Davidson Ditch was used years ago to bring water to gold mining operations 
near Fairbanks. The Boundary fire burned a portion of the White Mountain staking area in the 
summer of 2004 including Tracts B, M and N. 

Subject parcels 
Location The staking areas are located 30 to 45 miles northeast of Fairbanks 
Legal Description Tract D, Caribou Creek, ASLS 2003-19 (ADL 416929) 

Tract B, White Mountain, ASLS 2002-11 (ADL 416738) 

Tract I, White Mountain, ASLS 2002-11 (ADL 416718) 

Tract M, White Mountain, ASLS 2002-11 (ADL 417048) 

Tract N, White Mountain, ASLS 2002-11 (ADL 417049) 

!Access ATV, snowmachine or walk-in 
Size and Shape Tract D, Caribou Creek, 19.78 acres, rectangular 

Tract B, White Mountain, 10.76 acres, nearly rectangular 

Tract I, White Mountain, 13.19 acres, irregular 
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Tract M, White Mountain, 6.94 acres, nearly rectangular 

Tract N, White Mountain, 4.78 acres, irregular 
TopographyNegetatlon/ Area elevations range from 1 ,000 to 1 ,800 feet above sea level with 
Solis level to rolling topography. Hardwoods and larger spruce can be 

found in areas with well-drained soils. Areas with poorly drained 
soils support black spruce and alder with willows present along the 
ridges. The Boundary Fire burned a portion of the White Mountain 
staking area in the summer of 2004 including Tracts 8, M and N. 
Soils are gravelly near the creeks and appear to have adequate 
drainage. 

Utilities There are no utilities available. 

Water and Sewer No public water or sewer systems are available. 
Easements Typical lot line, section line, and utility easements. 
Mazardous Waste and None noted 
Toxic Materials/ 
Environmental Hazards 
!zoning Regulations The subject parcels are located within the Fairbanks North Star 

Borough, but outside the City of Fairbanks boundaries. 
!Tax Assessments Fairbanks North Star Borough is the taxing authority. Parcels owned 

by the State of Alaska are tax-exempt. Once ownership is 
transferred from the State of Alaska, property taxes become the 
responsibility of the purchaser. 

OWnership !History State of Alaska 

Adjacent Land Use Primarily recreational use 

Tract D, Caribou Creek, ASLS 2003-19 (ADL 416929) 
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Tract B, White Mountain, ASLS 2002-11 (ADL 416738) 

Tract I, White Mountain, ASLS 2002-11 (ADL 416718) 
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Tract N, White Mountain, ASLS 2002-11 (ADL 417049) 
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DATA ANALYSIS AND CONCLUSION 

Highest and Best Use 
Analysis of highest and best use for the subject property is necessary to accurately estimate the 
value of the land. Highest and best use analysis ensures that the value estimate is derived with 
the use in mind that maximizes the utility for a given property. The appropriate highest and best 
use for a given property is determined by the conditions of the market. Highest and best use can 
be defined as6

: 

"The reasonably probable and legal use of vacant land or an improved property, that is physically 
possible, legally permissible, appropriately supported, financially feasible, and that results in the 
highest value." 

The land to be valued is considered vacant and thus valued with the highest and best potential 
use for the property. Value for improvements (when present on the site) is then based on their 
contribution to this use. The appraised parcels are vacant and unimproved. 

Legally Permissible 
The subject parcels are not subject to any known zoning requirements that would be restrictive to 
potential development. Development of well and septic systems must comply with the 
requirements of the Department of Environmental Conservation. Therefore, almost any legal use 
of the site would be possible. 

Physically Possible 
The subject parcels range in size from 4.78 to 19.78 acres. The size and physical characteristics 
are adequate to support all reasonable and probable uses. 

Financially Feasible 
Surrounding land use is primarily recreational. Development of the parcel depends on the 
amount of resources the owner is willing to allocate for recreational needs. 

Maximally Productive 
Maximally productive use is the use that produces the maximum return from the proceeds of a 
sale or lease. Access to fishing and hunting are the primary motivations for surrounding 
recreational users. 

Highest and Best Use of Land as Vacant 
Based on the foregoing analysis, the highest and best use of the subject parcel as vacant would 
be for almost any legal use, primarily a private recreation cabin site. 

6 The Appraisal of Real Estate, Twelfth Edition, Appraisal Institute, 2001, p.306 
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Due to the confidentiality of sales information in the State of Alaska, the valuation section 
of the report is unavailable online.  The entire report can be reviewed at the DNR Public 
Information Center: 
 
 
In Anchorage 
(in the Atwood Building) 
550 W. 7th Ave.  Suite 1200, Anchorage AK, 99501 
Phone (907) 269-8400 
Fax (907) 269-8901 
TDD for hearing impaired (907) 269-8411 
e-mail: dnr.pic@alaska.gov 
Business hours 10:00 am to 5:00 pm M-F. 
 
 
In Fairbanks 
(Corner of University & Airport Way) 
3700 Airport Way, Fairbanks, AK  99709 
Phone (907) 451-2705 
Fax (907) 451-2706 
TDD for hearing impaired (907) 451-2770 
e-mail: fbx-pic@alaska.gov 
Business hours 10:00 am to 5:00 pm M-F. 
 
In Juneau 
(Southeast Div. of Land) 
400 Willoughby Ave., 4th Floor, Juneau AK  99801 
Phone (907) 465-3400 
Fax (907) 586-2954 
e-mail: southeast_land@dnr.state.ak.us 
Business hours 10:00 am to 5:00 pm M-F. 
 




