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Alaska Mental Health Trust Land Exchange Act of 2017.   Appraisal Review for non-Federal parcels in Phase 1 

APPRAISAL REVIEW REPORT 

Introduction  

On May 5, 2017, Federal legislation was passed directing the USDA Forest Service to exchange 
certain lands with the Alaska Mental Health Trust Authority.  The legislation is The 
Consolidated Appropriations Act, 2017, P.L. 115-31, Div. G, Section 431(a)(2) the “Alaska 
Mental Health Trust Land Exchange Act of 2017,” (“the Act”). 

The exchange is to be conducted in 2 phases. Phase 1 will consist of non-Federal parcels K-1 
and K-2, described in the Act, and the Federal parcel named Naukati Phase 1 in the Act.  Phase 1 
does not provide for equalization of any difference in values.  Such differences would be carried 
forward and addressed in Phase 2. Appraisals were needed for each of the two ownerships for 
Phase 1: one appraisal report for the Federal land and one appraisal report for the non-Federal 
land. This appraisal review report concerns the appraisal for the non-Federal land in Phase 1.   

The Act provides for public review by stating, “…the Secretary shall make available for public 
review summaries of the appraisals of the Federal land and the non-Federal land for the 
applicable phase.” This appraisal review report provides the summary of the appraisal of the 
non-Federal land in Phase 1. 

The appraisal and appraisal report under review were developed and reported by Charles Horan, 
MAI, of Horan & Company, LLC, Sitka, Alaska.  Mr. Horan utilized the services of Clare Doig, 
CF, ACF, of Forest & Land Management, Inc., Anchorage. Alaska, to evaluate the potential 
timber resources.  The appraiser and the appraiser’s forester considered the timber resources 
based upon a timber cruise performed by Pacific Northwest Forestry LLC.  The Uniform 
Standards of Professional Appraisal Practice prohibits their discussion of the appraisal with 
anyone other than their Client. Any inquiries should be directed to the US Forest Service. 

I have reviewed the appraisal report for the non-Federal parcels K-1 Signal Mountain and K-2 
Minerva Mountain, as described in the Act, with an effective date of value of February 8, 2018.  
As a result of this review, I accept and approve for agency use the appraisal report which 
concludes a market value opinion for these two parcels, as follows: 

K-1 Signal Mountain $1,570,800 
K-2 Minerva Mountain $502,500
Total non-Federal Phase 1 market value  $2,073,300 

This technical appraisal review report is presented in four sections:  
1. APPRAISAL REPORT SUMMARY,
2. APPRAISAL REVIEW PURPOSE, SCOPE, AND INTENDED USE,
3. REVIEWER’S ANALYSIS, COMMENTS, AND CONCLUSIONS, AND

4. REVIEWER’S CERTIFICATION AND QUALIFICATIONS.

2  USDA-Forest Service 
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FIG RE 3.1 - Topographic map showing locations of non-federal K-1 Signal and K-2 

Minerva Mountains. 
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1. APPRAISAL REPORT SUMMARY

The appraisal report under review was submitted pursuant to a US Forest Service contract for 
appraisal services. The contractor/appraiser is Charles Horan, MAI of Horan & Company, Sitka, 
Alaska. The total document size is 256 pages and the report date is June 7, 2018. 

The appraisal report begins with a cover/title page, letter of transmittal, table of contents, signed 
certification, and an executive summary. The map shown above is from the appraisal report 
executive summary to assist the reader in understanding the location and configuration of the 
subject parcels: Photos are shown later in the appraisal report.  It then presents a synopsis of the 
legislation, and states that the purpose of the appraisal is to conclude an opinion of Market Value 
as defined at 36 CFR 254, Subpart A, 254.2. 

3  USDA-Forest Service 
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Hypothetical Condition and Statement of Assumptions and Limiting Conditions: 
The appraisal is made subject to one “Hypothetical Condition” identified in the appraisal report 
as follows: 
“The appraiser assumes that the lands and interests are in private ownership, zoned consistent 
with similar privately owned properties in the area, and are available for sale on the open market.  
As this is contrary to what exists as of the effective date of appraisal, it is noted as a hypothetical 
condition. The hypothetical conditions may have affected the assignment results.”   
Use of this hypothetical condition is consistent with the requirements of USPAP, UASFLA and 
Federal regulations relating to land exchanges.  The appraisal report also specifies 12 general 
assumptions and limiting conditions which are ordinary and typical of real estate appraisals 
generally. No extraordinary assumptions are stated. 

Client: 
The appraiser’s client is the USDA Forest Service, represented by the assigned agency review 
appraiser. 

Intended Users: 
Intended users of the appraisal include the USDA Forest Service, the Alaska Mental Health 
Trust, and their authorized representatives.   

Intended Use: 
The intended use of the appraisal is to provide a credible, reliable, accurate and properly 
supported opinion of the market value of the subject properties, as a basis for conducting the land 
exchange. 

Definition of Market Value: 
The appraisal report recites the definition and the source of the market value definition from 36 
CFR 254, Subpart A, §254.2. A jurisdictional exception from USPAP is cited, as the opinion of 
market value is not linked to a specific exposure time which would otherwise be required by 
USPAP. 

Effective Date, Inspections and Landowner Contact: 
The report states an effective date of value of February 8, 2018, which coincides with the last 
date of the appraiser’s inspection of the subject property.  The owner of the property which is the 
subject of this appraisal is the Alaska Mental Health Trust Authority.  The appraiser and the 
appraiser’s forester, Clare Doig, met with Wyn Menefee, Executive Director, Aaron O’Quinn, 
Trust Resource Manager and other representatives, in person and by telephone.  The landowner’s 
representatives were offered the opportunity to accompany the appraiser’s inspection, and Paul 
Slenkamp, Trust Resource Manager, did so on February 5, 6, and 8, 2018.   

USDA-Forest Service 4 



         

                   

 

 

 

 

 
 

 

 

Alaska Mental Health Trust Land Exchange Act of 2017.   Appraisal Review for non-Federal parcels in Phase 1 

Property Rights Appraised: 
The estate appraised is the “as-is” fee interest, as encumbered by existing easements, 
encroachments and restrictions.  It is all of the rights, title and interests held by AMHT, subject 
to any outstanding rights as identified in the Stewart Title Company title report, file number 
44721 A, which appears in the Addendum of the appraisal report. 

Scope of Appraisal: 
The scope of the work used to develop the appraisal is summarized in the appraisal report.  It 
states that the character and description of the property is based on onsite inspection, 
topographical maps, maps furnished by the client and Trust Land Office and the Ketchikan 
Gateway Borough, and other public sources. The present use of the subject property is reported 
as “Remote Recreation/Timber.”  The report states that the timber resource was evaluated by 
Clare Doig, ACF, CF. About 900 acres of parcel K-1 was inventoried by timber cruise and an 
economic analysis was performed, indicating that there was no feasible timber resource due to 
poor timber quality, low volume, and high cost of recovery.  Details of the data acquired and the 
analysis which leads to this conclusion are shown in the Addendum of the appraisal report.  The 
direct sales approach is used to value the subject property. Sales data was identified and 
investigated using all available resources.  The report notes that there are very few substitutable 
alternative properties in this market, and that there is limited market activity for properties of this 
size. Limited market activity necessitated use of some government transactions, and the required 
“extraordinary verification” procedures were utilized for those sales.  The report states that the 
Cost Approach and the Income Approach were considered but are not applicable and are not 
utilized. The Cost Approach typically uses the cost to create a substitute property as a basis for 
value. It is generally only useful for properties with constructed improvements.  The Income 
Approach is based on the relationship between the amount of income a property can generate and 
the property value. Because the subject produces no rents or income through sales of forest 
products, there is no income to consider and this approach is not applicable to the subject.  The 
scope of work utilized complies with the UASFLA, USPAP and the appraisal instructions which 
are included in the Addendum of the appraisal report. 

Legal Description: 
The appraisal report states that, “The legal description and parcel acre sizes are as described in 
the Land Description Verification (LDV) forms in the addenda of this report.”  The LDV’s in the 
addenda were prepared by Registered Land Surveyor George Bisset, signed 4/11/2018.  Three 
separate LDV’s comprise the legal description provided for K1 Signal Mountain.  One separate 
LDV provides the legal description for K-2 Minerva Mountain.  The legal descriptions for the 
subject property are as follows: 

5  USDA-Forest Service 



         

                   

 

 

 

K-1 Signal Mountain 

Recording District on April 2, 2018 as Plat 2018-11 and Plat 2018-12. 
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The first LDV for K-1 Signal Mountain describes 1,838 acres, as follows: 

K-1 Signal Mountain
Legal Description 

Legal Description
Parcel CRM-3156-01Parcel CRM-3156-01 

That portion of Lot 1 of U.S. Survey No. 3835 located within Sections 34 and 35, Township 74 
South, Range 90 East, Copper River Meridian, Alaska, and that portion of Lot 1 of U.S. Survey That portion of Lot 1 of U.S. Survey No. 3835 located within Sections 34 and 35, Township 74 South, 

No. 3835 located within Sections 2, 3, 4, 9, 10, 11, 14 and 15, Township 75 South, Range 90 Range 90 East, Copper River Meridian, Alaska, and that portion of Lot 1 of U.S. Survey No. 3835 located 

East, Copper River Meridian, Alaska, according to the survey plat accepted by the United States within Sections 2, 3, 4, 9, 10, 11, 14 and 15, Township 75 South, Range 90 East, Copper River Meridian, 

Department of Interior, Bureau of Land Management in Anchorage, Alaska on August 12, Alaska, according to the survey plat accepted by the United States Department of the Interior, Bureau of 

1986,Land Management in Anchorage, Alaska on August 12, 1986, 

excluding Alaska State Land Survey No. 2005-2, recorded as Plat No. 2010-2 in Ketchikan excluding Alaska State Land Survey No. 2005-2, recorded as Plat No. 2010-2 in Ketchikan Recording 

Recording District on January 13, 2010, located in a portion of Lot 1 of U.S. Survey No.3835;District on January 13, 2010, located In a portion of Lot 1 of U.S. Survey No.3835; 

andand 
excluding Tract A and Tract B of Alaska State Land Survey No. 87-307, recorded as Plat No. 
97-10 in Ketchikan Recording District on February 21, 1997;excluding Tract A and Tract B of Alaska State Land Survey No. 87-307, recorded as Plat No. 97-10 in 

andKetchikan Recording District on February 21, 1997; 

less and Excepting therefrom any portion of Lot 1 of U.S. Survey No. 3835 lying within and and 
Northwest of the North Tongass Highway Right-of-Way depicted on the Record of Survey filed 
in the Ketchikan Recording District on April 2, 2018 as Plat 2018-11 and Plat 2018-12.less and Excepting therefrom any portion of Lot 1 of U. S. Survey No. 3835 lying within and northwest of 
the North Tongass Highway Right-of-Way depicted in the Record of Survey filed in the Ketchikan 

The second LDV for K-1 Signal Mountain describes 4.81 acres, as follows:  

LeLeggal Description: al Description:(Inclu de (Include subdivision part, Section, Township, Range, Meridiansubdivision part, Section, Township, Range, Meridian; or lot, block, warrant, parcel, ; or lot, grant, 
etcb., lock warranas appropriate.) t, parcel, grant, etc., as appropriate.) U.S. Survey No. 3833 lU.S. Survey No. 3833 located within Section 3, Township 75 South, Range ocated within 90 East, Copper River 
MeridianSection 3, Township 75 South, Range 90 East, Copper River Merid, Alaska, according to the plat accepted by the United Staes Department of the Interior, ian, AlaskBureau a, accorof Land ding to 
Management the plat accepted by the United States Department of Interior, Bureau ofin Washington D.C. on July 26, 1961 , less and Excepting therefrom any portion lying  Land Management within and northwest in of 
the North Tongass Highway Right-of-Way depicted in the Record of Survey filed in the Ketchikan Recording District on 
April Washington D.C. on July 26, 1961, less and Excepting therefrom 2, 2018 as Plat 2018-13. any portion lying within and  

northwest of the North Tongass Highway Right-of-Way depicted in the Record of Survey 
 filed in the Ketchikan Recording District on April 2, 2018 as Plat 2018-13. 
The third LDV for K-1 Signal Mountain describes 4.91 acres, as follows:  

Legal LegaDescription: l Description:(Include  (Include subdivision part, Section, Township, Range, Meridiansubdivision part, Section, Township, Range, Meridian; or lot, block, warrant, parcel, grant; or lot, , etc., as 
approprblock warrant, parcel, grant, etc., as appropriate.)iate.) 
U.SU.S. Survey No. 3834 located within Section 3, Township 75 Sout. Survey No. 3834 located within Section 3, Township 75 South, Range 90 East, Copper River h, Range 90 East, CMeridian, Alaska, according opper to 
the Rsurvey iver Meridian, Alaska, according to the survey plat accepted by tplat accepted by the United States Department of the Interior, Bureau of Land Management he United States in Washington D.C. on 
July 24, 1962, less and excepting therefrom any portion lying within and northwest of the North Tongass Highway Right-of-Way 
depicted Depin artmenthe Record t of Interior, Bureau of Land Management in Washington D.C. on of Survey filed in the Ketchikan Recording District on April 2, 2018 as Plat 2018·_1---'-4.'---July 24, 1962, ----- 

less and excepting therefrom any portion lying and northwest of the North Tongass Highway 
 Right-of-Way depicted in the Record of Survey filed in the Ketchikan Recording District on 
 April 2, 2018 as Plat 2018-14.
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CRM-3157-0lA 

East, Copper River Meridian, Alaska and that portion of Lot 6 of U.S. Surv y No. 3835 located within 
Sections 7, 17, 18, 19 and 20, Township 75 South, Range 91 East, Copper River Meridian, Alaska, 

acc
Ma

excluding Alaska State Land Survey No. 87-357, recorded as Plat No. 92-28 Ketchikan Recording 
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A separate LDV for K-2 Minerva Mountain describes 670.23 acres, as follows: 

K-2 Minerva Mountain
CRM-3157-01A

Legal DescriptionMinerva Mountain 

That portion of Lot 6 of U.S. Survey No. 3835 located within Sections 12, 13 and 24, Township 
75 South, Range 90 East, Copper River MeridLegal ian, Alaska, and that portion of Lot 6 of U.S. Description 

Survey No. 3835 located within Sections 7, 17, 18, 19 and 20, Township 75 South, Range 91 
East, Copper River Meridian, Alaska, according to the survey plat accepted by the United States 
Department of Interior, BuThat portion Lot 6 of U.S. Survey reau of Land Management in Anchorage, Alaska on August 12, 1986No. 3835 within Sections 12, 13 and 24, Township 75 South1 Range 90 , 

excluding Tract A of Alaska State Land Survey No. 2005-1, recorording to the survey plat accepted by the United States Department of the ded as Plat No. 2010-3 Interior, Bureau ofland 
nagement Ketchikan Recording Distrin Anchorage, Alaska ict on Januaryon August 12,  11986, 2, 2010, located within Section 19, Township 75 
South, Range 91 East, Copexcluding Tract A of Alaska perState  River Meridianland Survey No, Alaska,. 2005-1, recorded as plat No. 2010-3 Ketchikan 
and Recording District on January 13, 2010, located within Section 19, Township 75 South, Range 91 
excluding Alaska State LanEast, Copper River Meridian, d Survey No. 87-Alaska, 307, recorded as Plat No. 92-28 Ketchikan 
Recording District on June 29, 1992, located within Section 24, Township 75 South, Range 
90 East, Copper River Meridian, Alaska,and 

AND District on June 29, 1992, located within Section 24, Township 75 South, Range 90 East, Copper 
River Meridian, Alaska, 

TrAND act B of Alaska State Land Survey No. 87-358, recorded as Plat No. 90-1 Ketchikan 
ReTract cordB ing District on Januof Alaska State land aSurvey ry 8, 1No99. 087, l-o358, caterecorded d withinas  SePia ctioNon 2. 904, -T1 oKetchikan wnship 7Recording 5 South, RDistrict ange 90 
Eaon st, CJanuary opper 8, River Meridia1990, located within n, AlaSection ska, an24, d STownship ection 1975 , TSouth, ownshRange ip 75 90 SouEast, th, RCopper ange 9River 1 East, 
CoMeridian, pper River Meridian, AlAlaska, and Section as19, ka,Township 75 South, Range 91 East, Copper River Meridian, Alaska, 

AND 
AND

Tract G of Alaska State land Survey No. 2005-1, recorded as Plat No. 2010-3 Ketchikan Recording District 

Tron act GJanuary  of Al13, aska State La2010, located nwithin d SurvSection ey No. 24, 200Township 5-1, reco75 rdSouth, ed as PRange lat No90 . 2East, 010-Copper 3 KetchRiver ikan 
ReMeridian, cording District on JanuAlaska and Section ar19, y 1Township 3, 2010, l75 ocSouth, ated wRange ithin S91 ecEast, tion Copper 24, TowRiver nshiMeridian, p 75 SouAlaska, th, Range 
90AND  East, Copper River Meridian, Alaska, and Section 19, Township 75 South, Range 91 East, 
Copper River Meridian, Alaska,

Ophir lode of Mineral Survey No. 769, approved by the U.S. Surveyor Genera l's Office in Juneau, Alaska 

Aon NDAugust 7, 1908, located within Section 24, Township 75 South, Range 90 East, Copper River Meridian, 
Alaska and Section 19, Townsh ip 75 South, Range 91 East, Copper River Meridian, Alaska.  Ophir Lode of Mineral Survey No. 769, approved by the U.S. Surveyor General’s Office in 

Juneau, Alaska on August 7, 1908, located within  Section 24, Township 75 South, Range 90 
East, Copper River Meridian, Alaska, and Section 19, Township 75 South, Range 91 East, 

 Copper River Meridian, Alaska.
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Analysis of the Market: 
The appraisal report contains a detailed analysis and explanation of the subject’s market 
influences. It describes that areas throughout Southeast Alaska have similar economic 
underpinnings and supply and demand characteristics.  The market is considered stable.  
Population trends are examined, showing generally slow growth.  Regarding the remote land 
market, the report states, “The outlook for this market would be for little perception of change.”  
The coastal Alaska timber market was described and examined.  Sources of supply are described, 
and the sources of demand are described.  The actual timber production operations in southeast 
Alaska are described. The outlook for the future of the coastal Alaska timber industry is 
described as being at a critical point due to factors such as the reduction in supply, partly due to 
legal challenges by environmental groups.  Recent timber sales indicate “continuation of the 
timber industry, at levels of production similar to 2016-17…”  Demand for wood products and 
logs is likely to continue. The Ketchikan area, containing the subject property, is described and 
analyzed. Both the City of Ketchikan and the Ketchikan Gateway Borough are discussed.  The 
1996 closure of the Ketchikan Pulp Mill reduced employment and population, and real estate 
values. The national recession beginning in 2008 also had an adverse impact.  The market for 
large parcels in Alaska is analyzed.  Large-sized land tracts such as the subject are relatively rare, 
and are generally held by institutional owners for income production.  The market in such 
properties is relatively small and “lacks the consistency found in larger volume centralized 
markets.”  The coastal Alaska market is analyzed, summarized as, “The remote real estate 
market has been relatively static throughout the past 20 years, with some upward movement in 
prime coastal properties.”  The appraisal report includes a brief Marketability Study consisting of 
a narrative explanation of the potential sources of demand for properties such as the subject.  The 
overall conclusions are that there is limited demand, prospects for growth are slow, costs of 
constructing infrastructure have risen, and the return on raw land is minimal.  However, there are 
few opportunities to acquire large tracts in the Ketchikan area.  The best value indicators are 
sales throughout the region, including older sales due to the lack of significant market change 
over the past 10-20 years. The most similar current listings of properties offered for sale were 
examined.  No current listings were found for truly competitive properties. 

Property Description and Characteristics:  
The appraisal report utilizes the topographic map shown above, to assist the reader in 
understanding the location and configuration of the subject parcels K1 Signal Mountain and K-2 
Minerva Mountain. It then presents the site descriptions for each parcel separately.   

For parcel K-1 Signal Mountain, an aerial photo is shown with boundaries and dimensions.  The 
present use is specified as “Remote Recreation / Timber.”  A detailed analysis of the road access 
at parcel K-1 is presented, with frontages at 5 locations with an estimated total of 1,417 feet.  
Ground-level photos show 4 of these access points.  These are predominantly rock bluffs which 
would require significant excavation to provide access to any developable land on parcel K-1.   
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The land contours and elevations are shown on a detailed topographic map and are described.  
There are discussions and descriptions of the soils, anadromous fish streams, vegetation, and 
views. A table presents the acreages from the three LDV legal descriptions for parcel K-1, 
totaling 1,847.72 acres, and the report states that the size of 1,848 acres will be used for 
purposes of analysis. There are discussions and descriptions of the land shape configuration, 
utilities, mineral potential, water rights, easements, encumbrances and reservations, and the 
absence of structure improvements.  Historical use of the property described selective logging by 
helicopter in 2005. The report describes the sales history, assessed value and potential taxes, 
zoning and other land use regulations. There are 14 photos of the subject property, and a map 
showing the location and direction of view for each of those photos. 

For parcel K-2 Minerva Mountain, a topographical map is presented showing the parcel 
boundary, followed by an aerial photo with boundaries and dimensions.  The present use is 
specified as “Remote Recreation / Timber with no significant activity since selective harvest in 
2005.” The report states that access would require an easement through neighboring federal, 
borough or private lands, and potential future access points are identified.  The land contours 
and elevations are described. The report states, “The steep, hilly mountainous topography 
presents significant development challenges for the subject.  There are some low lying sloping 
areas along the southern fringes that may present some remote future development opportunities, 
if access could be negotiated.”  There are discussions and descriptions of the soils, vegetation, 
and views. The land area is shown in a draft Special Warranty Deed and in the LDV legal 
description for parcel K-2, totaling 670.23 acres, and the report states that the size of 670 acres 
will be used for purposes of analysis.  There are discussions and descriptions of the land shape 
configuration, utilities, mineral potential, water rights, easements, encumbrances and 
reservations, and the absence of structure improvements.  Historical use of the property 
described selective logging by helicopter in 2005.  The report describes the sales history, 
assessed value and potential taxes, zoning and other land use regulations.  There are 14 photos of 
the subject property, and two maps labelled to show the location and direction of view for each 
of those photos. 

Highest and Best Use: 
One of the foundations of any appraisal is the determination of the subject property’s highest and 
best use. 36 CFR 254, Subpart A, 254.2 provides the following definition: 
“Highest and best use means an appraiser’s supported opinion of the most probable and legal 
use of a property, based on market evidence, as of the date of valuation.” 

The appraisal report notes that the two portions of the subject property are geographically 
separate from each other.  Highest and Best Use is determined using four tests which are 
addressed in detail: legally permissible, physically possible, financially feasible, and maximally 
productive (highest value). A wide variety of legally permissible uses are noted, and there are no 
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particularly burdensome limitations.  Physically possible uses are limited by elevation, slope and 
access. The analysis of financially feasible uses focused on timber production, and a timber 
cruise was performed of the most promising areas, to evaluate this potential.  An aerial photo 
with layout of possible roads and harvest units is shown in the report.  A table presents the 
acreages, volumes, potential selling prices and potential operating costs.  The present value of 
the timber resource was determined to be insufficient to offset costs.  Other development and 
uses were also evaluated, but are severely limited by demand, availability of utilities, and access 
issues. Maximally productive uses are considered to be for a personal retreat or recreational use.  
The report discusses the various types of potential buyers, including those who would hold for 
long-term speculation, with the owner developing opportunities as they arise over time.  As 
stated earlier, the concluded highest and best use for each of the parcels is Remote Recreation / 
Timber.  The concluded use is an economic use that is supported by the analysis presented. 

Larger Parcel: 
Standards require the appraiser to determine the “larger parcel” as that term is used in UASFLA, 
which states, “the larger parcel, for purposes of these Standards, is defined as that tract or those 
tracts of land that possess a unity of ownership and have the same, or an integrated, highest and 
best use.”  The property as a whole meets the larger parcel requirements.  The real estate 
appraisal report indicates that the market would price the two parcels individually, and therefore 
they comprise two larger parcels.  They are not appraised on the basis of a single bulk 
transaction, but the appraiser concludes that there would be no discount if purchased together or 
separately. Other property in the vicinity was also considered for inclusion in the larger parcel.  
Those properties did not meet the larger parcel requirements, and were therefore excluded. 

Direct Sales Comparison Approach to Value: 
Using the Sales Comparison Approach, sales of comparable properties are analyzed and utilized 
as a basis to arrive at an indication of the value of the subject property.  Sales were described and 
analyzed using overall sales price per acre as the unit of comparison, although total sales price 
was also described for each sale. Typically, differences between the comparable sales and the 
subject property are identified, and adjustments are applied to account for those differences 
which may affect market value.  Hundreds of sales throughout the state were considered.  The 
search was narrowed to consider sales in the remote or nearby urban/rural market over the past 
18 years, for sales between 200 acres and 3,000 acres. This was supplemented by a search of 
sales in Ketchikan between 10 acres and 200 acres.  This search produced a body of data 
consisting of 50 sales, which were presented in the appraisal report in a one-page table.  These 
sales ranged from 11 acres to 2,939 acres and sales prices ranged from $110 per acre to $9,239 
per acre. These sales were then categorized according to the extent of their similarity to the 
subject property. That categorization was used to narrow the data array to include only the most 
similar potentially comparable sales. 
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4.3 - MOST HELPFUL C OMPS Co SIDERED B RACKETING 

THE S UBJECT ON A P RICE P ER A CRE B ASIS 

Cmnp Location Sales Sales Acre Acre 
Date Price Size Price 

1- (#1932) Mt. Verstovia and Gavan Hill, Sitka 4/ 03 $1,395,000 1,043 $1,337 
2 - (#7724) Hidden Valley, Lemon Creek, Juneau 7/ 13 $210,000 180 $1,167 
3 - (#5111) No1t h side El Capitan Passage, Prince 8/ 12 $1,250,000 1,227 $1,019 

of Wales Island 
4 - (#9882) Off Montana Creek trail out of 6/ 12 $60,000 109 $55o 

J uneau 
5- (#1359) Tokeen Bay and El Capitan Passage, 5/ 01 $1,865,000 2328 $783 

Prince of Wales Island and 85 other 
scatter parcels 
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Of these, nine sales were identified as most reflective of the subject market.  These sales ranged 
from 11 acres to 2,939 acres and the range of sales prices was narrowed to $783 per acre to 
$7,224 per acre. The nine sales were plotted on a scatter graph with a statistical trendline 
demonstrating good correlation between price per acre and size.  That graph showed that the 
influence of parcel size was very significant below 145 acres, but much less significant at 
acreages of 145 acres and larger. 

The report indicates that one of the difficult issues is to “bracket” the subject’s size.  The most 
similar acreages were four sales at 180 acres, 1,043 acres, 1,227 acres, and 2,382 acres.  A sale at 
109 acres was also considered in order to establish the lower limit of the per-acre potential value, 
with a sales price at $550 per acre.  This 109-acre property was described as “clearly inferior.”  
These five sales were analyzed in detail for the direct sales comparison.   

The following table of comparable sales is excerpted from the appraisal report: 

The property characteristics and the characteristics of these transactions were described with 
write-ups in the Addendum of the appraisal report.  This included extraordinary verification, as 
required by UASFLA, conducted by the appraiser for Comp 1.  The detailed write-ups included 
detailed descriptions, photos, topographic maps, drawings, and deeds.  All comparable sales 
were visited in person by the appraiser and the appraiser’s forester, and transactions were 
personally verified by the appraiser. 

Comparable sale #1 is 1,043.38 acres sold in April 2003 for $1,395,000 or $1,337 per acre.  It 
consists of two parcels which are part of the backdrop to Sitka, Alaska.  It was a purchase by the 
US Forest Service from the Alaska Mental Health Trust Authority with the purchase price based 
on an appraisal and considered to be market value.  The Mt. Verstovia parcel was approximately 
935 acres valued at $1,350 per acre, and the Gavan Hill parcel was approximately 109 acres 
valued at $1,200 per acre. It has a small amount of low lying lands suitable for near term 
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development, adjacent to existing development.  Its timber resource was evaluated, but was not 
found to be its highest and best use. Relative to subject parcel K-1, it was considered to have a 
superior location, but inferior access, but it is rated overall as superior. Relative to subject parcel 
K-2, it was considered to have a superior location, and superior access, and superior topography
and development potential and it is rated overall as superior.

Comparable sale #2 is 180 acres sold in July 2013 for $210,000 or $1,167 per acre.  It consists 
of a long, irregular string of mining claims along the steep valleys of Lemon Creek, off the 
Juneau road system with an access easement across adjacent lands.  It was purchased with the 
idea of developing a day tour destination for cruise ship passengers.  Relative to subject parcel 
K-1, it was considered to have be similar in all regards except for the influence of size resulting
in a rating as superior, and it is rated overall as superior. Relative to subject parcel K-2, it was
considered to have an inferior location, influence of size resulting in a rating as superior, superior
access, and superior topography and development potential, and it is rated overall as superior.

Comparable sale #3 is 1,227 acres sold in August 2012 for $1,250,000 or $1,019 per acre.  It 
consists of a semi-remote area of northern Prince of Wales Island, with road access but many 
miles from the nearest community.  It lies immediately west of El Capitan Peak.  It is hilly and 
bisected by streams, and it was logged about 30 years prior to purchase with no remaining timber 
resource value at the time of purchase.  Buyer motivation included acquisition of access that this 
property provided to their other holdings nearby.  Relative to subject parcel K-1, it was 
considered to have an inferior location, and superior topography and development potential and 
it is rated overall as superior. Relative to subject parcel K-2, it was considered to have an inferior 
location, superior access, and superior topography and development potential and it is rated 
overall as superior. 

Comparable sale #4 is 109 acres sold in June 2012 for $60,000 or $550 per acre.  It consists of 
the purchase of two adjacent parcels acquired 14 months apart, but considered one transaction by 
the purchaser. It lies about 12 miles northwest of Juneau, west of Mendenhall Glacier.  It has 
severely constrained access via helicopter or by 4 miles of hiking trail and then off-trail hiking 
for another 2000’. Relative to subject parcel K-1, it was considered to have an inferior location, 
the influence of size resulting in a rating as superior, inferior access and inferior topography and 
development potential and it is rated overall as inferior.  Relative to subject parcel K-2, it was 
considered to have an inferior location, influence of size resulting in a rating as superior, and it is 
rated overall as inferior. The appraisal report states that this sale is “clearly inferior” and was 
introduced, “in order to bracket the lower limit of the subject acre value.”  

Comparable sale #5 is 2,382 acres sold in May 2001 for $1,865,000 or $783 per acre.  It 
consists of 87 remote parcels scattered through western, central and southeast Alaska.  The bulk 
of the acreage (77%) was in two parcels consisting of 607.5 acres at Tokeen and 1,227 acres 
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immediately west of El Capitan Peak.  (That 1,227 acres subsequently resold and that sale is used 
as Comp 3 in this report.)  The other parcels are significantly smaller: less than one acre to about 
25 acres. This sale is analyzed based on the aggregate size and price.  Relative to subject parcel 
K-1, it was considered to have an inferior location, but superior topography and development
potential, and it is rated overall as similar. Relative to subject parcel K-2, it was considered to
have an inferior location, and superior access, superior topography and potential for
development, and it is rated overall as superior.

The comparable sales described above are deemed to be the most similar, recent and proximate 
to the subject property, and most representative of the market for such property.  Adequate 
market data did not exist to support dollar or percentage amount adjustments.  Because of the 
limited market data, quantitative adjustments for differences between the sales and the subjects 
would be unreliable. The comparable sales were analyzed using a qualitative analysis, with 
ratings of inferior, similar or superior for each significant element affecting market value.  
However, these ratings were made more specific by attributing a qualitative ranking of 1, 2 or 3 
for each characteristic.  This provides a weighting of qualitative factors, since not all qualitative 
attributes have an equal influence on values. If the comparable property is superior to the 
subject, the ranking factor is negative.  (As the indicated value for the subject property would be 
less than the sale price of the comparable.)  If the comparable property in inferior to the subject, 
the ranking factor is positive.  A summation of these factors results in an overall indication of 
whether the comparable is inferior or superior to the subject, and the magnitude of the difference.  
Relating this to the sales price per acre of each comparable shows that the market value of the 
subject should be higher or lower than that sale price per acre.  In this way, each comparable sale 
provides a separate indication regarding the market value of the subject property.  Finally, each 
of these indications are reconciled to a final conclusion of market value. 

Consideration was given to transaction characteristics and property characteristics which may 
have an influence on market value.  Conditions of sale were all rated as similar.  Market 
conditions were rated as similar, reflecting the appraiser’s determination that the market was 
relatively flat over the time period of these sales.  Titled interests were rated as similar, as 
variations in easements or other minor issues were not felt to impact the sales prices.  Location 
characteristics varied significantly.  Sizes of the parcels varied, and smaller parcels typically sell 
at higher prices per acre than larger parcels.  Access varied significantly.  Topography/ 
Development/ Use Potential captures the influence on values due to differences affecting the 
potential uses of each property.  These comparisons were tabulated and an overall ranking was 
determined for each comparable. 

Since parcel K-1 and parcel K-2 have different characteristics, they are analyzed separately, to 
conclude a separate market value for each parcel. 
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The qualitative analysis described above results in the ratings for parcel K-1 Signal Mountain 
shown in the appraisal report as follows: 

TABLE 4.5- RANKI G GRJO Kt SIGNAL MT 
Comp Location Size Rating Acre Value 
Comp! Mt. Verstovia, Sitka 1,043 AC Superior -1 $1,337/AC 
Comp2 Hidden Valley, Juneau 180AC Superior -2 $1,167/AC 
Comp 3 El Cap, POW 1,267AC Superior -1 $1,019/AC 
Subject Kl Signal Mt 1,847 AC Similar Solve 

Comp 5 Tokeen/El Cap 2,382AC Similar $783/AC 
Comp4 Montana Creek, Juneau 109AC In ferior +4 $550/AC 

 
This table is arrayed by price per acre for the sales comparables, with a line for the subject 
indicating where it would lie within the data array.  The value indication for the subject parcel  
K-1 lies within the range of $783 per acre to $1,019 per acre.  The report notes that the most
similar rated comparable is “Comp 5 at nearly $800 per acre,” and concludes that the rate of
$850 per acre is felt to be reasonable, for an overall contributory value at $1,570,800. This total
value is bracketed by the total price paid for the largest of these comparables: Comp 3 at
$1,250,000 and Comp 5 at $1,865,000 which tends to support the reasonableness of this
conclusion.

The qualitative analysis described above results in the ratings for parcel K-2 Minerva Mountain 
shown in the appraisal report as follows: 

TABLE 4.7- RANKING GRID K2 MINERVA MT 

Comp Location Size Rating Acre Value 
Comp! Mt. Verstovia, Sitka 1,043AC Superior -3 $1,337/AC 
Comp2 Hidden Valley, Juneau 180AC Superior-4 $1,167/AC 
Comp3 El Cap, POW 1,267AC Superior-3 $1,019/AC 
Comp5 Tokeen/ El Cap 2,382AC Superior-2 $783/AC 
Subject K2 Minerva Mt 670AC Similar Solve 
Comp4 Montana Creek, Juneau 109AC Inferior +1 $550/AC 

 
This table is arrayed by price per acre for the sales comparables, with a line for the subject 
indicating where it would lie within the data array.  The value indication for the subject would be 
significantly less than the range of comparables one, two, and three.  The value indication for the 
subject parcel K-2 lies within the range of $550 per acre to $783 per acre.  The subject has 
limited utility due to its access challenges and extremely steep topography.  The report concludes 
that the rate of $750 per acre is felt to be reasonable, for an overall contributory value at 
$502,500. 
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In reconciling the final opinion of the market value of the subject property, the appraiser 
considers the quality and quantity of data, the proximity in time and location of the sales to the 
subject property, the market support for the adjustment process, and the number and size of 
adjustments applied.  Tests for the reasonableness of the value conclusion are also performed.  
As previously noted, the appraiser concluded that the market would generally price the two 
parcels individually, but that there would be no discount if purchased together or separately.  
Based on the appraiser’s analysis of the Ketchikan real estate market and the broader large-parcel 
land market throughout Southeast and coastal Alaska, the opinion of market value is concluded 
as follows:  

K-1 Signal Mountain $1,570,800 
K-2 Minerva Mountain $502,500
Total non-Federal Phase 1 market value $2,073,300 

Appraisal Report Addendum: 
The Addendum of the appraisal report contains the following items: 

1) Statement of Work.  This Appraisal Instructions and Statement of Work document was the
basis of contracting for the appraisal reported here and for the other appraisals related to the
exchange.

2) Title Report and Plats.  Title Insurance Policy issued by Stewart Title Guaranty Company and
countersigned by Alaska Escrow and Title Insurance Agency, Inc., File No.44721A, indicated as
“Amendment No. 1” and specifying various reservations, exceptions, easements, rights,
prohibitions, limitations, terms, provisions, access limitations, records of survey and other title
matters, and including an Alaska Amendatory Endorsement.  It includes attached Records of
Survey, statements of the tax status of various lands, Right of Way Deeds, and highway project
plans.

3) K-1 and K-2 Warranty Deed.  This is a draft of the proposed deed to convey the subject
parcels pursuant to the exchange as planned.

4) K-1 Signed LDV. This consists of three USFS Land Description Verification forms dated
4/11/2018, which are the basis of the legal description used in this appraisal report for Parcel K-1
Signal Mountain.
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5) K-2 Signed LDV. This consists of the USFS Land Description Verification form dated
4/11/2018, which is the basis of the legal description used in this appraisal report for Parcel K-2
Minerva Mountain.

6) Floodplain/Wetlands Report.  This report evaluates the wetland and floodplain resources
associated with each of the parcels for each phase of the exchange associated with the Act.  The
appraiser analyzed this information and concluded no significant influence on market value.

7) Water Rights.  This is a Water Right Specialist Report and analysis for the Federal and Non-
Federal lands identified in Phase 1 of the Act. It shows only one water right, which is in the
process of being relinquished.  The appraiser analyzed this information and concluded no
significant influence on market value.

8) Timber.  This item begins with a letter to appraiser Charles Horan from the appraiser’s
forester Clare Doig presenting his analysis and conclusions regarding the timber resource on the
subject properties, K-1 and K-2. It includes aerial mapping, timber cruise layout, and the
software output reports from the timber cruise.  This is the supporting data for the appraiser’s
conclusion that there is no timber value contribution, as described earlier in this summary.

9) Comp Location Map and Write Up.  In this section the appraiser presents a map of the
locations of the 5 comparable sales analyzed in detail for the Direct Sales Comparison Approach.
It includes detailed write-ups of each sale with detailed descriptions, photos, topographic maps,
drawings, and deeds.  The sales write-ups meet or exceed the documentation standards required
by UASFLA.

10) Qualifications and License.  This shows a synopsis of the appraiser’s qualifications,
designations, certifications, education and experience.  The final item in the appraisal report is a
copy of the appraiser’s Certified General Appraiser License issued by the State of Alaska, which
is current and valid for the type of real estate appraisal services performed.

(End of appraisal summary.) 
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