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July 3,2008 

Agenda Item 0·3·--"--......._---
~. Committee \='\ oCJ)[JCe 

DERRY &: ASSOCIATES, Inc. Page Number Cl_3<-- _ 
Real Estate Appraisers. CollDSe1oJ'S 
(907) 260-8434· derry@alaska.com 

Box 2882 • Kenai, AI{ 99611 

Ryan K. Smith, Chief Executive Officer 
Central Peninsula Hospital 
250 Hospital PI. 
Soldotna, AK 99669 

RE:	 Lots 9 -16, Block 1, Green Estates Subdivision 
Lot 6-A Mackey Lake Station Subdivision 

Dear Mr. Smith: 

At your request and authorization we have prepared an appraisal of the above 
referenced properties, located on West Rockwell Avenue and Mackey Lake Road 
respectively, reported in a Summary Appraisal Report. As a Summary Report, this 
appraisal contains a summary discussion of the data, reasoning, and analysis made in 
concluding Market Value. Additional supporting documentation is retained in our work 
file. 

The property currently platted as lots 9 -16, Block 1, Green Estates Subdivision is 
valued as-If the subdivision plat is vacated, zoning is Limited Commercial, and the 
Building and Use Restrictions for Green Estates are rescinded. Please see the 
Extraordinary Assumptions and Hypothetical Conditions, Page 4. 

lot 6-A Mackey lake Station is valued recognizing the impact of the electrical 
distribution easement, which severs a portion of the lot. That easement and the size 
calculations are described in the Property Description section, Pages 18 & 19. 

The concluded Market Values are based on value indications developed by the Sales 
Comparison Approach. The Summary, Pages 3 & 4, presents in abbreviated format 
pertinent property details and the Market Value conclusions. 

This appraisal is prepared in conformance with the Uniform Standards of Professional 
Appraisal Practice (USPAP) of the Appraisal Foundation, and in conformance with the 
Code of Professional Ethics and Standards of Professional Appraisal Practice of the 
Appraisal Institute. 

Thank you for this assignment and the opportunity to be of service to Central Peninsula 
Hospital. If you have any questions regarding this report, please feel free to call. 

Respectfully submitted, 

~lYM 
Barbara J. Belluomini David M. Derry, ~'r 
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I Highest and Best Use 
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I Hypothetical Conditions 

I Extraordinary Assumptions 

I 
I 
I 
I 
I 

Date of Report

I Effective Date of Appraisal 

I Estimated Market Value 
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Parcel A: Robert D. Green & R. Daniel Green 

Parcel B: Kenai Peninsula Borough 

Parcel A: Currently Single Family!Two Family 
Residential; assumed Limited Commercial for 
purposes of this assignment 

Parcel B: Unzoned 

Parcel A: Develop with a healthcare related 
use 

Parcel B: Develop with a residential use 

Parcel A is valued as-if the existing 
subdivision plat is vacated and the property 
is zoned limited Commercial. 

Parcel A: This appraisal is perfonned under 
the assumption that the Amendment to the 
Declaration of Conditions, Covenants, and 
Restrictions affecting Green Estates 
Subdivision rescinds the Building and Use 
Restrictions for Green Estates. 

Parcel B: The electrical easement location, 
site area encompassed by the easement, and 
the site area severed by the easement (west 
and south) are based on calculations by the 
Kenai Peninsula Borough· Land Management 
Office. The appratsers reserve the right to 
modify the value conclusion at their sole 
discretion if a survey by a registered 
professional land surveyor identifies a variation 
in the easement location or sizes used. 

July 3,2008 

June 26, 2008 

Parcel A: $380,000 

Parcel B: $24,500 

Subject to the Hypothetical Conditions and 
Extraordinary Assumptions addressed above. 
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Interest Appraised 

Summary 

Parcel A 

NHN West Rockwell Ave. Soldotna, AK
 
Lots 9 - 16, Block 1, Green Estates Subdivision
 
Plat No. 79-62
 

Parcel B 

NHN Mackey Lake Rd. Soldotna, AK
 
Lot 6-A Mackey Lake Station Subdivision
 
Plat No. 93-27
 

Both lots are located within the Kenai 
Recording District, Third Judicial District, State 
of Alaska. 

Fee Simple Estate as to both parcels 

L'~~'::'-:' 
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Following the Market Conditions adjustment the comparables indicate 
a close range in value at $3.96 - $4.46/sf. Comparable 5, currently 
advertised for sale by the owner, indicates at the low range of value. 
Comparable 2, the sale of a corner lot across Fireweed Street from 
the hospital, indicates at the high range. Comparable 6, a current 
listing, also indicates toward the high range; typical of a listing (prior to 
buyer-seller negotiation). 

As part of the value conclusion the comparables are weighted, 
applying a subjective weighting to each comparable, considering how 
meaningful or representative that comparable is in comparison to the 
sUbject. The resulting weighted average and median then reports the 
results of the relative weighting. In this case Comparables 5 & 6, the 
properties advertised/listed for sale, are given lower weightings due 
primarily to their locations outside of the currently established 
healthcare district. Comparable 5 appears to be advertised slightly 
below the market but again has an inferior location. 

The following graph identifies the unadjusted sale price of the 
comparables, indicated value (adjusted), and the linear trend line of 
the adjusted value. 
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After adjustment the comparables indicate a diverse range in value at 
$9,681 - $12,808/ac. Comparable 4, the sale of two adjacent lots 

I fronting on Mackey Lake Road just inside the City limits, indicates at 
the low range of value. Comparable 1, the sale of a lot in a 

.subdivision with underground utilities and CC&Rs, indicates at the

I high range. The remaining comparables develop a closer range at 
$10,833 - $11 ,205/ac. 

I Again, as part of the value conclusion the comparables are weighted, 

I 
applying a subjective weighting to each comparable, considering how 
meaningful or representative that comparable is in comparison to the 
subject. The resulting weighted average and median then reports the 
results of the relative weighting. 

I The following graph identifies the unadjusted sale price of the 
comparables, indicated value (adjusted), and the linear trend line of 
the adjusted value. 
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