APPRAISAL REPORT

64 LOTS LOCATED IN RIVERVIEW SUBDIVISION, ALASKA

DNR CONTRACT 2008-02

PREPARED FOR

STATE OF ALASKA
DIVISION OF MINING LAND AND WATER
DEPARTMENT OF NATURAL RESOURCES
550 WEST SEVENTH AVENUE, SUITE 650
ANCHORAGE, ALASKA 99501-3576

APPRAISED BY
HANS AXELSSON, ALASKA CERTIFIED GENERAL APPRAISER LICENSE #432
AXELSSON, MAYO & ASSOCIATES, INC

P.0. BOX 75332
FAIRBANKS, ALASKA 99707

r- /{l_\

P
'lx

UL’ DEC | | 2007

|

TECHNICAL & DATA e staitis |




ASLS

ADL # Subdivision Survey Lot Block Estimated Market Value
411118 Riverview 83-128 6 1 $9,800
411119 Riverview 83-128 7 1 $9,300
411121 Riverview 83-128 9 1 $8,900
411122 Riverview 83-128 10 1 $8,200
411126 Riverview 83-128 1 2 $8,800
411127 Riverview 83-128 2 2 $8,400
411129 Riverview 83-128 4 2 $8,400
411130 Riverview 83-128 5 2 $11,700
411131 Riverview 83-128 6 2 $12,000
411132 Riverview 83-128 7 2 $12,900
411133 Riverview 83-128 8 2 $13,000
411135 Riverview 83-128 10 2 $14,800
411136 Riverview 83-128 11 2 $16,700
411137 Riverview 83-128 12 2 $11,100
411138 Riverview 83-128 13 2 $9,800
411139 Riverview 83-128 14 2 $9,300
411140 Riverview 83-128 15 2 $9,000
411141 Riverview 83-128 16 2 $8,400
411142 Riverview 83-128 17 2 $9,100
411143 Riverview 83-128 18 2 $9,000
411144 Riverview 83-128 1 3 $8,500
411145 Riverview 83-128 2 3 $8,400
411146 Riverview 83-128 3 3 $8,400
411147 Riverview 83-128 4 3 $8,400
411148 Riverview 83-128 5 3 $8,700
411149 Riverview 83-128 6 3 $9,100
411150 Riverview 83-128 7 3 $8,500
411152 Riverview 83-128 9 3 $10,600
411155 Riverview 83-128 12 3 $9,900
411156 Riverview 83-128 13 3 $8,500
411158 Riverview 83-128 1 4 $11,700
411159 Riverview 83-128 2 4 $8,400
411160 Riverview 83-128 3 4 $9,200
411161 Riverview 83-128 4 4 $8,400
411162 Riverview 83-128 5 4 $8,400
411163 Riverview 83-128 6 4 $8,500
411164 Riverview 83-128 7 4 $10,000
411165 Riverview 83-128 8 4 $9,000
411170 Riverview 83-128 13 4 $12,800
411171 Riverview 83-128 14 4 $12,900
411173 Riverview 83-128 2 5 $14.800
411174 Riverview 83-128 3 5 $13,500
411176 Riverview 83-128 2 7 $8,400
411177 Riverview 83-128 3 7 $8,700
411180 Riverview 83-128 6 7 $9,400
411181 Riverview 83-128 7 7 $9,100
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411182 Riverview 83-128 8 7 $9,200
411183 Riverview 83-128 9 7 $9,000
411184 Riverview 83-128 10 7 $8,500
411185 Riverview 83-128 11 7 $8,700
411186 Riverview 83-128 12 7 $9,300
411187 Riverview 83-128 13 7 $8,800
411188 Riverview 83-128 1 8 $10,100
411190 Riverview 83-128 3 8 $8,600
411191 Riverview 83-128 4 8 $8,700
411192 Riverview 83-128 5 8 $8,700
411196 Riverview 83-128 1 9 $11,700
411197 Riverview 83-128 2 9 $8,400
411198 Riverview 83-128 3 9 $8,400
411199 Riverview 83-128 4 9 $8,400
411200 Riverview 83-128 5 9 $8,600
411201 Riverview 83-128 6 9 $9,200
411202 Riverview 83-128 7 9 $8,300
411203 Riverview 83-128 8 9 $8,400
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CERTIFICATION
I certify that, to the best of my knowledge and belief:
1. that the statements of fact contained in this report are true and correct.

2. the reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting
conditions, and are my personal, impartial, and unbiased professional analyses, opinions, and conclusions.

3. I have no present or prospective interest in the properties that are the subjects of this report, and no
personal interest with the respect to the parties involved.

4, I have no bias with respect to the properties that are the subjects of this report or to the parties involved
with this assignment.

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

6. My compensation for completing this assignment is not contingent upon the development or reporting of a
predetermined value or direction in value that favors the cause of the client, the amount of the value opinion, the
attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this
appraisal.

7. My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity
with the Uniform Standards of Professional Appraisal Practice.

8. I have made a personal inspection of the properties that are the subjects of this report.

9. No one provided significant professional assistance to the person signing this report.
lo(13] 2> Q@&

Date Hans Axelsson, State of Alaska - General Appraiser # AA432




Part I — Introduction

SUMMARY

Location: The sixty four subject properties are located in Riverview Subdivision, which is situated north
of the Steese Highway between milepost 46 and 49, Alaska.

Owner: State of Alaska

Effective Date of Value: August 18, 2007

Inspection Date: August 5 & 18, 2007

Date of Report: October 13, 2007

Improvements: None

Client: State of Alaska, Department of Natural Resources

Intended Users of Appraisal: The Client and the general public.

Purpose of the Appraisal: The purpose of the appraisal is to estimate the current market value of the
subject properties.

Intended Use of the Appraisal: The appraisal will be used by DNR to establish the minimum price for a
sealed bid auction and will be used by the general public for guidance in determining actual bid prices.

Property Rights: Fee Simple, less mineral rights reserved under AS 38.05.125 (a).
Zoning and Restrictions: Rural Estate District 4 (RE-4)

Potential Hazardous Waste/Toxic Material: No adverse environmental conditions were noticed on the
subjects’ sites but the appraiser is not an expert in environmental matters.

Highest and Best Use: Residential/Recreational

Estimated Market Values:

ASLS

ADL # | Subdivision | Survey Lot Block Estimated Market Value
411118 Riverview 83-128 6 1 $9,800
411119 Riverview 83-128 7 1 $9,300
411121 Riverview 83-128 9 1 $8,900
411122 | Riverview 83-128 10 1 $8,200
411126 Riverview 83-128 1 2 $8,800
411127 Riverview 83-128 2 2 $8,400
411129 Riverview 83-128 4 2 $8,400
411130 Riverview 83-128 5 2 $11,700
411131 Riverview 83-128 6 2 $12,000
411132 Riverview 83-128 7 2 $12,900




411133 Riverview 83-128 8 2 $13,000
411135 Riverview 83-128 10 2 $14,800
411136 Riverview 83-128 11 2 $16,700
411137 Riverview 83-128 12 2 $11,100
411138 Riverview 83-128 13 2 $9,800
411139 Riverview 83-128 14 2 $9,300
411140 Riverview 83-128 15 2 $9,000
411141 Riverview 83-128 16 2 $8,400
411142 Riverview 83-128 17 2 $9,100
411143 Riverview 83-128 18 2 $9,000
411144 Riverview 83-128 1 3 $8,500
411145 Riverview 83-128 2 3 $8,400
411146 Riverview 83-128 3 3 $8,400
411147 Riverview 83-128 4 3 $8,400
411148 | Riverview 83-128 5 3 $8,700
411149 Riverview 83-128 6 3 $9,100
411150 | Riverview 83-128 7 3 $8,500
411152 Riverview 83-128 9 3 $10,600
411155 Riverview 83-128 12 3 $9,900
411156 | Riverview 83-128 13 3 $8,500
411158 Riverview 83-128 1 4 $11,700
411159 Riverview 83-128 2 4 $8,400
411160 Riverview 83-128 3 4 $9,200
411161 Riverview 83-128 4 4 $8,400
411162 Riverview 83-128 5 4 $8,400
411163 Riverview 83-128 6 4 $8,500
411164 Riverview 83-128 7 4 $10,000
411165 Riverview 83-128 8 4 $9,000
411170 Riverview 83-128 13 4 $12,800
411171 Riverview 83-128 14 4 $12,900
411173 Riverview 83-128 2 5 $14,800
411174 | Riverview 83-128 3 5 $13,500
411176 Riverview 83-128 2 7 $8,400
411177 Riverview 83-128 3 7 $8,700
411180 Riverview 83-128 6 7 $9,400
411181 Riverview 83-128 7 7 $9,100
411182 Riverview 83-128 8 7 $9,200
411183 Riverview 83-128 9 7 $9,000
411184 Riverview 83-128 10 7 $8,500
411185 Riverview 83-128 11 7 $8,700
411186 Riverview 83-128 12 7 $9,300
411187 Riverview 83-128 13 7 $8,800
411188 Riverview 83-128 1 8 $10,100
411190 Riverview 83-128 3 8 $8,600
411191 Riverview 83-128 4 8 $8,700
411192 Riverview 83-128 5 8 $8,700
411196 | Riverview 83-128 1 9 $11,700
411197 | Riverview 83-128 2 9 $8,400




411198 Riverview 83-128 3 9 $8,400
411199 Riverview 83-128 4 9 $8,400
411200 Riverview 83-128 5 9 $8,600
411201 Riverview 83-128 6 9 $9,200
411202 Riverview 83-128 7 9 $8,300
411203 Riverview 83-128 8 9 $8,400
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Part II — Premises of the Appraisal

Type of Appraisal and Report

This report is performed under USPAP Standards Rules 1 and 2, and in accordance with Special Appraisal
Instructions — DNR Land Disposal (see copy in addendum). It is prepared under the summary reporting option,
Standard Rule 2-2 (b).

Purpose of the Appraisal

The purpose of the appraisal is to estimate the current market values of the subject properties.

Intended Use of the Appraisal

The appraisal will be used by DNR to establish the minimum price for a sealed bid auction and will be
used by the general public for guidance in determining actual bid prices.

Client and User Identity

The appraisal is prepared for the State of Alaska, Department of Natural Resources.

Property Rights Appraised

The subjects’ property rights appraised consists of the fee simple estate, less mineral rights reserved to the
State of Alaska under AS 38.05.125 (a). The fee simple estate is defined as: “Absolute ownership
unencumbered by any other interest or estate; subject only to the limitations imposed by the government
powers of taxation, eminent domain, police power, or escheat. (Appraisal Institute, The Dictionary of Real
Estate Appraisal, 4th ed. (Chicago: 2002), p. 113.

AS 38.05.125 (a) states:

Reservation. (a) Each contract for the sale, lease, or grant of state land, and each deed to state land,
properties, or interest in state land, made under AS 38.05.045 - 38.05.120, 38.05.321, 38.05.810 -
38.05.825, AS 38.08, or AS 38.50 except as provided in AS 38.50.050 is subject to the following
reservations: "The party of the first part, Alaska, hereby expressly saves, excepts and reserves out of the
grant hereby made, 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
which may be in or upon said land above described, or any part thereof, and the right to explore the same
for such oils, gases, coal, ores, minerals, fissionable materials, geothermal resources, and fossils, and it also
hereby expressly saves and reserves out of the grant hereby made, unto itself, its lessees, successors, and
assigns forever, the right to enter by itself, its or their agents, attorneys, and servants upon said land, or any
part or parts thereof, at any and all times for the purpose of opening, developing, drilling, and working
mines or wells on these or other land and taking out and removing there from all such oils, gases, coal,
ores, minerals, fissionable materials, geothermal resources, and fossils, and to that end it further expressly
reserves out of the grant hereby made, unto itself, its lessees, successors, and assigns forever, the right by
its or their agents, servants and attorneys at any and all times to erect, construct, maintain, and use all such
buildings, machinery, roads, pipelines, power lines, and railroads, sink such shafts, drill such wells,
remove such soil, and to remain on said land or any part thereof for the foregoing purposes and to occupy
as much of said land as may be necessary or convenient for such purposes hereby expressly reserving to
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itself, its lessees, successors, and assigns, as aforesaid, generally all rights and power in, to, and over said
land, whether herein expressed or not, reasonably necessary or convenient to render beneficial and efficient
the complete enjoyment of the property and rights hereby expressly reserved.” (Alaska Statutes Title 38,
Public Land Article 5, State of Alaska, 2005.)

Date of Inspection

An inspection of the subject properties was completed on August 5 and 18, 2007. All the subject
properties were physically inspected by the appraiser by the means of either an on the ground or aerial
inspection. In addition to the physical inspection, topographic, survey maps and aerial photos were
inspected.

Effective Date of Value Estimates

August 18, 2007

Definition of Market Value

Market value is, according to the Uniform Standards of Professional Appraisal Practice (USPAP) 2006
Edition, “a type of value, stated as an opinion, that presumes the transfer of a property (i.e., a right of
ownership or a bundle of such rights), as of a certain date, under specific conditions set forth in the
definition of the term identified by the appraiser as applicable in an appraisal.

Comment: Forming an opinion of market value is the purpose of many real property appraisal
assignments, particularly when the client’s intended use includes more than one intended user. The
conditions included in market value definitions establish market perspectives for development of the
opinion. These conditions may vary from definition to definition but generally fall into three

categories:

1. the relationship, knowledge, and motivation of the parties (i.e., seller and buyer);

2. the terms of sale (e.g., cash, cash equivalent, or other terms); and

3. the conditions of sale (e.g. exposure in a competitive market for a reasonable time prior to
sale)

In accordance with instructions from the State of Alaska, market value for the appraised properties is
estimated in terms of seller financing typical for the property type as of the date of appraisal.

Appraisal Institute, The Appraisal of Real Estate, 12" Edition describes the definition of market value as
“The most probable price, as of a specified date, in cash, or in 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, knowledgably, and for self-interest, and assuming that neither is under undue duress.”
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Scope of Appraisal

The scope of the appraisal includes the necessary steps to prepare a report according to the valuation
process in compliance with the Uniform Standards of Professional Appraisal Practice. The term “scope of
work” refers to the amount and type of information researched and the analysis applied in the assignment.
The appraisal process is divided into four basic tasks: 1) gathering of information, 2) analyzing data
collected, 3) drawing conclusions, and 4) reporting the conclusions.

This report is performed under USPAP Standards Rules 1 and 2. It is prepared under the summary
reporting option, Standard Rule 2-2 (b). The following describes the extent of the process in which data is
collected, confirmed, and reported.

The properties being appraised consists of sixty four parcels of land situated in Riverview Subdivision
north of the Steese Highway between mileposts 46-49. The appraiser personally inspected all the subject
properties and the comparable sales on August 5 and August 18 by either an on the ground or aerial
inspection.

Collection of regional and neighborhood data were derived from the Alaska Department of Community
and Economic Development, interviews with local residents and the appraiser’s observation of the market
area. Factual data for this report was based upon a physical inspection and the acreage for the properties
was taken from the survey plats. The appraiser also examined topographic maps and aerial photos of the
subject properties.

In developing approaches to value, specific market data was collected from the appraisal firm’s
comparable sales files. Other sources include records of the State of Alaska, Department of Natural
Resources, the Greater Fairbanks Multiple Listing Service as well as interviews with appraisers, Realtors,
local residents, and property owners. The Sales Comparison Approach to value was used to compare sales
of vacant land parcels that could be considered competitive to a selected key lot, representative for the
sixty four subject lots. The subject lots consist of vacant land and the Cost Approach was not applicable.
The Income Approach was not applicable, since the subjects, nor the market produced rental income, also,
typically residential and recreational properties are not purchased for their income production.
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10.

11.

12.

13.

ASSUMPTIONS AND LIMITING CONDITIONS

No responsibility is assumed for the legal description or for the matters including legal or title considerations. Title
is assumed to be good and marketable unless stated otherwise. Title information was given to the appraiser prior
the engagement of this assignment.

The property is appraised free and clear of any liens or encumbrances unless otherwise stated.

The information furnished by others is believed to be reliable. However, no warranty is given for its accuracy. The
appraiser reserves the right to modify the conclusions reached if errors are found.

It is assumed that there are no hidden or unapparent conditions of the property or subsoil that render it more or less
valuable. I assume no responsibility for such conditions, or for any engineering studies required to discover such
conditions.

It is assumed that there is full compliance with all applicable federal, state, and local environmental regulations and
laws, as well as applicable zoning, building and use regulations and restrictions, unless noncompliance is stated,
defined, and considered in the appraisal report.

It is assumed that all required licenses, consents, or other legislative or administrative authority from any local,
state, or national government or private entity or organization have been or can be obtained or renewed for any use
on which the value estimate in this report is based.

It is assumed that the utilization of the land is within the boundaries or property lines of the property described and
that there is no encroachment or trespass unless noted in the report.

While various approaches to value and various mathematical calculations may have been used in estimating value,
these are only aides to the formulation of the value estimate expressed by the appraiser in this report. In these
calculations certain mathematical figures are rounded off to the nearest significant amount.

All assessments for taxes, water, and sewer (if any) are assumed paid to date.
The estate being valued is the fee simple estate, less mineral rights reserved under AS 38.05.125 (a).

The appraiser is not qualified to detect hazardous waste and/or toxic materials. Any comment by the appraiser that
might suggest the possibility of the presence of such substances should not be taken as confirmation of the
presence of hazardous waste and/or toxic materials. Such determination would require investigation by a qualified
expert in the field of environmental assessment. The presence of potentially hazardous materials may affect the
value of the property. The appraiser’s value estimate is predicated on the assumption that there are no such
materials on or in the property that would cause a loss in the value unless otherwise stated in this report. No
responsibility is assumed for any adverse environmental conditions, or for any expertise or engineering knowledge
required to discover them. The appraiser’s descriptions and resulting comments are the result of the routine
observations made during the appraisal process.

Possession of this report, or a copy thereof, does not carry with it the right of publication.
The appraiser, by employment to make this appraisal report, is not required to give further consultation, testimony,

or be in attendance in court with reference to the property in question unless arrangements have been previously
made.
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14.

15.

16.

17.

18.

19.

Neither all nor any part of the contents of this report (especially any conclusions as to value, the identity of the
appraiser, or firm with which the appraiser is connected) shall be disseminated to the public through advertising,
public relations, news, sales, or other media without prior written consent and approval of the appraiser. The report
may not be used for any other purpose other than the one stated in the Purpose of the Appraisal, without the
express, written consent of the appraiser and client.

Any value estimates provided in the report apply to the entire property, and any prorating or division of the total
into fractional interests will invalidate the value estimate, unless such prorating or division of interests has been set
forth in the report.

The date of value for the opinions expressed in this report is as stated in the letter of transmittal. The appraiser
assumes no responsibility for economic or physical factors occurring at some later date which may affect those
opinions.

The appraisal report is to be used only in its entirety and no part is to be used without the entire report, or in
conjunction with any other appraisal. Use of a portion of the report invalidates the analysis and valuation
conclusions contained herein.

No opinion is intended to be expressed for legal matters or for opinions that require specialized investigation or
knowledge beyond that ordinarily employed by real estate appraisers, although such matters may be discussed in
the report.

The liability of Axelsson, Mayo & Associates, Inc. and its employees and the individual appraisers is limited to the
client of the appraisal of the subject properties only, and only up to the amount of the fee actually received for the
assignment. No third parties may rely upon this appraisal for any purpose whatsoever, including financing for the
acquisition or improvements of the subject property. This appraisal was prepared specifically for our client, to
whom this proposal or report was addressed.
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Part III — Presentation of Data

Legal Description and Size

All Lots are located within Riverview Subdivision, ASLS 83-128, recorded in the Fairbanks Recording
District as Plat No. 84-93.

Size Size Size

Lot Block (Acres) Lot Block {Acres) Lot Block (Acres)
6 1 10.637 2 3 10.042 2 7 11.199
7 1 10.08 3 3 10.012 3 7 11.547
9 1 9.636 4 3 10.016 6 7 12.493
10 1 8.109 5 3 10.428 7 7 12.038
1 2 10.539 6 3 10.885 8 7 12.249
2 2 10.014 7 3 11.274 9 7 11.955
4 2 10.016 9 3 16.867 10 7 11.275
5 2 10.005 12 3 15.734 11 7 11.605
6 2 10.241 13 3 10.183 12 7 12.331
7 2 10.035 1 4 10.025 13 7 11.682
8 2 10.086 2 4 10.034 1 8 13.391
10 2 10.072 3 4 11 3 8 10.309
11 2 12.6 4 4 11.198 4 8 10.45
12 2 14.773 5 4 10.068 5 8 10.453
13 2 13.07 6 4 10.139 1 9 11.153
14 2 12.36 7 4 16.008 2 9 10.05
15 2 10.822 8 4 10.802 3 9 10.054
16 2 10.044 13 4 11.066 4 9 10.002
17 2 10.938 14 4 10.056 5 9 10.233
18 2 10.816 2 5 10.033 6 9 10.953
1 3 10.128 3 5 10.115 7 9 11.035

8 9 10.07

Neighborhood Description

Riverview Subdivision is a rural residential subdivision situated approximately 33 miles northeasterly of
Fairbanks between milepost 46-49 Steese Highway, within the Fairbanks North Star Borough. The
subdivision was created in 1983 and approximately 1/3 of the lots have sold since then. Most of the
platted subdivision roads have not been constructed, but there are several trails throughout the subdivision.

Electricity is available by Golden Valley Electric Association in the western portions of the subdivision,
(from Steese Highway along Kateel Drive to the intersection with Tatlanika Drive); however GVEA has no
intention to expand the service in the near future. There are no other utilities available. The subdivision’s
topography varies from gentle to moderate sloping. Vegetation consists of spruce, birch and aspen trees.
Large areas of the subdivision suffered a forest fire during 2004. The subdivision is zoned RE-4 (Rural
Estate, minimum 160,000 square feet lot size). General services such as a restaurant, groceries, RV Park
are available at Long Creek Trading Post which is situated at mile 45 Steese Highway.
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Property Data

The subject properties range in size from 8.109 to 16.867 acres in size. Access in this subdivision is by
platted right of ways from the Steese Highway. Currently, only portions of Chisana Street, Kateel Drive
and Mackenzie Drive have been constructed. See table below for individual lot’s access. Electricity is
available by Golden Valley Electric Association in the western portions of the subdivision, (from Steese
Highway along Kateel Drive to the intersection with Tatlanika Drive); however GVEA has no intention to
expand the service in the near future. There are no other utilities available. Potable water is typically
taken from nearby streams and bathroom facilities usually consist of outhouses. The properties are situated
on gentle to moderate sloping hillsides on both sides of Camp Creek. The properties are vegetated by
spruce, poplar and birch trees. Large areas of the subdivision suffered a forest fire during 2004. Areas that
appear to have suffered the greatest fire damage are the extreme northeastern portions north of the
Davidson’s Ditch and the majority west of Camp Creek, except for the very most western portion. The
properties are considered having well to adequately drained soils. The majority of the properties have
views of the Chatanika Valley and surrounding mountains. The subdivision is zoned RE-4 (Rural Estate,
minimum 160,000 square feet lot size). Surrounding uses include recreational and residential use.

Access

Below is a table indicating current access to the various lots.

Lot | Block Access Lot | Block Access Lot Block Access
6 1 Unimproved 2 3 Unimproved 2 7 Unimproved
7 1 Unimproved 3 3 Unimproved 3 7 Unimproved
9 1 Unimproved 4 3 Unimproved 6 7 Unimproved
10 1 Unimproved 5 3 Unimproved 7 7 Unimproved
1 2 Unimproved 6 3 Unimproved 8 7 Unimproved
2 2 Unimproved 7 3 Unimproved 9 7 Unimproved
4 2 Unimproved 9 3 Unimproved 10 7 Unimproved
5 2 ATV Trail 12 3 Unimproved 11 7 Unimproved
6 2 ATV Trail 13 3 Unimproved 12 7 Unimproved
7 2 ATV Trail 1 4 ATV Trail 13 7 Unimproved
8 2 ATV Trail 2 4 Unimproved 1 8 Unimproved

Road Vehicle/Dirt
10 2 Road 3 4 Unimproved 3 8 Unimproved
Road Vehicle/Dirt

11 2 Road 4 4 Unimproved 4 8 Unimproved
12 2 Unimproved 5 4 Unimproved 5 8 Unimproved

13 2 Unimproved 6 4 Unimproved 1 9 ATV Trail
14 2 Unimproved 7 4 Unimproved 2 9 Unimproved
15 2 Unimproved 8 4 Unimproved 3 9 Unimproved
16 2 Unimproved 13 4 ATV Trail 4 9 Unimproved
17 2 Unimproved 14 4 ATV Trail 5 9 Unimproved

Road Vehicle/Dirt
18 2 Unimproved 2 5 Road 6 9 Unimproved
Road Vehicle/Dirt

1 3 Unimproved 3 5 Road 7 9 Unimproved
8 9 Unimproved
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Site Improvements

No improvements were noticed during the property inspections.

The reader should be cautioned that no detailed information regarding improvements was available to the
appraiser.

Personal Property

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

Ownership History

The Uniform Standards of Professional Appraisal Practice Standard Rule 1-5 (a) and (b) requires that the
appraiser “analyze all agreements of sale; option, or listings of the subject property current as the effective
date of the appraisal; and analyze all sales of the subject property that occurred within the three (3) years
prior to the effective date of the appraisal.”

Public Record indicates that all the subject properties are currently owned by the State of Alaska.

None of the above mentioned properties are currently listed for sale.

Tax Assessment

All parcels owned by the State of Alaska are tax exempt. Once ownership is transferred from the State of Alaska,
property taxes are the responsibility of the buyers/grantees. The current mill rate in Riverview Subdivision is
13.744.

Zoning and Restrictions

Typically land is subject to governmental and private controls such zoning, building codes, environmental,
deed, lease restrictions and covenants. The Fairbanks North Star Borough (FNSB) platting regulations
apply if the properties are subdivided plus the Department of Environmental Conservation and the Army
Corps of Engineers may regulate certain uses as to the environment. The subdivision is subject to RE — 4
zoning, see addenda for detailed zoning description.

Easements

No title report was furnished to the appraiser, but according to available survey plats the properties are subject to
typical easements. For detailed easement information, please see survey plats in the addenda.

Potential Environmental Hazards and Hazardous Waste/Toxic Material

No adverse environmental conditions or toxic/waste were noticed on the subject properties but the appraiser is not
an expert in environmental matters.
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Part IV — Analysis of Data and Conclusions

Highest and Best Use Analysis

Highest and Best use is a determination of the most profitable and competitive use to which a parcel of
land can be utilized. According to The Appraisal of Real Estate 12™ Edition highest and best use is
defined as follows:

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

Highest and Best use is further defined in the 12" Edition as to apply to land alone since the value of
improvements contributes to the value of the land. Land is said to have value and improvements
contribute to value. Highest and Best Use analysis is the analysis on the potential uses of the land as
though vacant. However, existing improvements contribute to the value of land and any alteration of those
improvements must be recognized. “In the development of an appraisal, the appraiser must distinguish
between the highest and best use of the land as though vacant and highest and best use of the property as
improved.”

The next question asked in highest and best use analysis is: “should the land be developed or left vacant?
If development is an option, the question then becomes; “what kind of improvements should be built?” If
the property were improved already, the question becomes: “Should the existing improvements on the
property be maintained in their current state or should they be altered in some manner to make them more
valuable?”

Highest and Best Use as though vacant and the property as improved must meet four criteria in sequential
order, the highest and best use must be:

1. Physically Possible

2. Legally Permissible

3. Financially Feasible
4. Maximally Productive

Because the parcels are appraised as vacant land and because market forces determine highest and best use,
the subjects are analyzed in the context of the market that determines the highest and best use.

The market indicates four possible uses for the parcels including rural residential, commercial, industrial

and recreational use. The uses are analyzed according the four criteria described above as though vacant
since the subjects’ sites are appraised as vacant land.
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Four Tests of Highest and Best Use

Legally Permissible:

Typically land is subject to governmental and private controls such zoning, building codes, environment,
or deed, lease restrictions and covenants. FNSB platting regulations apply if the properties are subdivided
plus the Department of Environmental Conservation and the Army Corps of Engineers may regulate
certain uses as to the environment. Riverview Subdivision is zoned RE-4 which prohibits commercial and
industrial use, but recreational and residential uses is legally feasible uses.

Physical Possibility

The properties all have shapes that make them functional; most lots have gentle to have moderate sloping
topography and ranges in size from 8 — 16 acres in size. Legally permissible uses are also physically
possible uses.

Financially Feasible

Due to the subjects’ location in a semi remote area, approximately 33 miles northeasterly of Fairbanks with
surrounding residential and recreational makes physically possible uses also seem financially feasible.

Maximally Productive

Analysis of comparable sales and buyers of properties in the subjects' neighborhood indicate recreational
and residential use. This is substantiated by the land capabilities, current use, and the use of adjacent
properties, the location of the properties, and the parcels shape and size.

Considering all the above factors, the current highest and best use of the subject properties is determined
to be for recreational and residential use.
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PART V

ADDENDA/EXHIBITS
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Location: Riverview Subdivision (ASLS 83-128), Alaska Photo by: Hans Axelsson
Pro pert) r: State of Alaska 7 . _ e Dit_e' August 18, 2007
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Location: Riverview Subdivision (ASLS 83-128), Alaska Photo by: Hans Axelsson
Property Owner: State o _ = _ 18, 2007
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Location: Riverview Subdivision (ASLS 83-128), Alaska Photo by: Hans Axelsson
f Alask . Sg— ate: August 18 & 5, 2007
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View of
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Lot 5,
Block 8,
facing
northeast.
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Propert
View of
Lot 4,
Block 8,
facing
northeast.

Photo by: Hans Axelsson
Date: August 18, 2007

Location: Riverview Subdivision (ASLS 83-128), Alaska

Property Owner: State of Alaska




Location: Riverview Subdivision (ASLS 83-128), Alaska Photo by: Hans Axelsson

Property Owner: State of Alaska Date: August 1 8, 2007
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Location: Riverview Subdivision (ASLS 83-128), Alaska

Property Owner: State of Alaska

Photo by: Hans Axelsson
Date: August 18, 2007

{ f
i‘
[ i (]
; ¥ ;3
H {
8 | l' 5"';'
R g
f 7 ]
- :
y J }
¥/ |
i ]
¥ \ ‘}‘l 1 i ]
[Pl 1 |
i }‘I i ¥ {: b i
gk
)’ Al 1
o

E-

Fo
- oo i
X
e
»
.
4Y

Subject
Property:

View of
Kateel
Drive and
Lot 2,
Block 5,
facing
northeast.

Subject
Property:

View of
Tatlanika
Drive
facing west.
Lot 13,
Block 4 to
the right
and Lot 8,
Block 2 to
the left.




Location: Riverview Subdivision (ASLS 83-128), Alaska

Photo by: Hans Axelsson
D_ate: August 18, 2007

Property Owner: State of Alaska
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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. 7" 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., 4" 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.





