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ASSESSMENTS
FEB 21 2025MATANUSKA-SUSITNA BOROUGH

350 E. Dahlia Avenue ● Palmer, AK 99645
Ph. (907) 861-8640 ● vsww.matsugov.us

NOTICE OF APPEAL TO THE BOARD OF EQUALIZATION
Must be postmarked or delivered by February 28, 2025 or within 30 days of adjusted assessment notice
mailing.

V*~V>>-ycr<rtk,vOWNER NAME:

ACCOUNT NO:

Note: A separate form is required for each appeal; do not submit multiple account numbers on the same

rO\1.

2.

form.

Value from Assessment Notice: Land ; Buildings.3l^!!?:j5^-: Total

Owner’s Estimate of Value:

Property Market Data;

a. What was the purchase price of your property? .oc=><c>

Land"B2^poo: Buildings : Total Aoc?>coo

b. What year did you purchase your property?

c. Was any personal property included in the purchase? Yes

^Ifso, please itemize;

No:i
I

3.

4.

5.

C^.
£
£

d. Date property was last offered for sale: Price asked:

e. Type of mortgage:
f. Has a fee appraisal been done on the property within the past 5 years? Yes

If yes, please attach a copy.

Properly Inventory Data;
a. Have improvements been made since taking ownership?

^ If yes, please describe: 

No

No ^Yes
[

6.

Why are you appealing your assessed property value?

My property value is excessive.
□ My property value is unequal to similar properties.
□ My property was valued improperly (fraud or using an unrecognized appraisal method).
□ My property has been undervalued.
The above are the only grounds for adjustment allowed by Alaska Statute 29.45.210(b). (See attached.)

7.

Please provide specific reasons and evidence supporting the item(s) checked above:8.
T\A^VNXC

□ Please check here if you have attached additional information to support your appeal.
□ Please check here if you intend to submit additional evidence within the required time limit.

(See Page 3, Item #5 regarding the required time limit.)

10. Commercial Property Owners; Please include Attachment A.

9.

Appeal Form & Instructions, page 1 of 5
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11. Check the appropriate blank:

a. I am the owner of record for the account number appealed,

b. I am the attorney for the owner of record for the account number appealed,

c. The owner of record for this account Is a business, trust or other entity for which I am
an owner or officer, trustee, or otherwise authorized to act on behalf of the entity. I have
attached written proof of my authority to act on behalf of this entity (i.e., copy of articles of
incorporation or resoiution which designates you as an officer, written authorization from an
officer of the company, or copy from trust document identifying you as trustee). If you are not
listed by name as the owner of record for this account, this is REQUIRED for confirmation of
your right to appeal this account

d. The owner of record is deceased and I am the personal representative of the estate. I
have attached written proof of my authority to act on behalf of this individual and/or his/her
estate (i.e., copy of recorded personal representative documentation). If you are not listed by
name as the owner of record for this account, this is REQUIRED for confirmation of your right to
appeal this account

e. i am not the owner of record for this account, but I wish to appeal on behalf of the
owner. I have attached a notarized Powerof Attorney document signed by the owner of record.
If you are not listed byname as the owner of record for this account, this is REQUIRED for
confirmation of your right to appeal this account

12. Signed Statement of Appeal to the MSB Board of Equalization (BOE):

I  hereby appeal the determination of assessed value of the aforementioned property to the
Matanuska-Susitna Borough Board of Equalization. My appeal is based on the grounds identified
in Item #7 of this appeal form. I have discussed opinions of value with an appraiser representing
the Assessment Division. Appraiser's name: a.

I understand that I bear the burden of proof for this appeal and that I must provide evidence to
support my appeal. I also understand that all documentation that will be used to support my appeal
should be submitted within 15 days of the close of the appeal period or as provided in (MSB

3.15.225(E)^^WLfurther warrant that all statements contained in this appeal form and its
attachrm^tC^^tRje to the best of my knowledge.

r7
Sjgimjre

Mailing address

Printed Name

ZipStateCity

aPc-

Phone Number{s) - Requested for use by appraiser attempting resolution of this appeal and/or by BOE Clerk.

E-mail address - Requested for use by appraiser attempting resolution of this appeal and/or by BOE Clerk.

MUST BE FILED BY FEBRUARY 28,2025 OR WITHIN 30 DAYS OF ADJUSTED ASSESSMENT NOTICE.

BEFORE YOU FILE:

Did you remember to include your attachments? Attachments may include such items as an appraisal of your property,
valuation information regarding similar properties in your area, Attachment A (for commercial properties), or other
additional information to support your appeal.

Did you provide the required documentation to prove your right of appeal for this property? (See Item #11 above.)

Appeal Form & Instructions, Page 2 of 5
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Attachment A

Income Producing Property

Income producing commercial property is developed with the intent to produce net income to the owner.
In order for a protest or appeal to be adequately considered the income and expense generated by the
property should be analyzed. The information listed below is appropriate for an analysis of the property.

Income and expense from a business is not appropriate unless the property is the business, such as
rental apartments, hotels, retail shopping buildings, etc.

The following information is requested for analysis. The information may be submitted in another form
such as IRS filings or financial statements.

Account Number:

1) Rent roll including unit identification, size, and rent.
2)

INCOME

15, *4 ̂  0 P<r moRental income

Common area fees, if any

Utilities

Other income

EXPENSE

“JQ p-erInsurance

Repairs

^00 pXjA (YIOMaintenance

Employment taxes

H (g'2 ■ rrvDManagement fee

Water

Sewer

Gas

Electricity

2- I OOother - describe ftcCoMnhn&

Appeal Form & Instructions, Page 3 of 5
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DocuS'ign Envelope ID: 62C4D73E-E30D-4862-A91A-4CB3F3EA4430 

agree to purchase, own, manage, develop, lease and/or dispose of; and c) for the conduct of any and all 

other lawful affairs for which a limited liability company may be organized under the Alaska Revised 

Limited Liability Company Act. 

5. Registered Agent, Address. The registered agent and registered address of the LLC shall

be Chad R. Powelson, 4101 Arctic Blvd, Suite 203, Anchorage, AK 99503. 

6. 

7. 

Membership Interest. The respective interests of the Members in the LLC are as follows: 

HDC Holdings, LLC 20.0% 

SJB, LLC 20.0% 

Jason Hipszer 10.0% 

James Zehnder 15.0% 

Joel D. Fuller 15.0% 

Western Enterprises, Inc. 10.0% 

Chad R. Powelson 5.0% 

Ginger D. Howard-Powelson 5.0% 

Profits. All profits of the LLC shall be borne by the Members in accordance with their 

percentage interests in the LLC. The LLC's accountant(s) shall make all determinations as to what 

constitutes profits and the proper allocation of income, costs, depreciation and expenses, in accordance with 

generally accepting accounting principles and this Agreement. 

8. Management. The LLC shall be managed by a Managing Member. The initial Managing

Member shall be Western Enterprises, Inc. Thereafter, the Managing Member shall be whoever is so 

designated by a majority of the membership interests. 

The Managing Member shall have control over the business of the LLC and shall assume 

direction of its operations. 

The Managing Member shall be entitled to reimbursement for all administrative expenses 

such as postage, stationery, office supplies and duplicating costs, professional fees and allocation of salaries 

for personnel engaged in the maintenance and upkeep of the LLC property. The Managing Member shall, 

in addition to administrative expenses, receive the sum of $50.00 per month per building built on the 

MOUNTAIN HEATHER WAY, LLC OPERA TING AGREEMENT - page 2 
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C B R E  V A L U A T I O N  &  A D V I S O R Y  S E R V I C E S  

 

APPRAISAL 
REPORT 

 
 
NORTHERN POWERLINE CONSTRUCTORS WAREHOUSE 
6183 EAST MOUNTAIN HEATHER WAY 
WASILLA, ALASKA 99645 
CBRE FILE NO. CB24US027229-1 
 
 
 
FIRST NATIONAL BANK ALASKA 
 

BOE HEARING APRIL 29, 2025 
APPEAL #009 - MOUNTAIN HEATHER WAY 

29 OF 150



VALUATION & ADVISORY SERVICES 

 
 

12890 Old Seward Highway 
Anchorage, AK  99515 

 
T 907-561-1225 

www.cbre.com 

 
Date of Report: April 22, 2024 
 
 
 
Denver Hudson 
 
FIRST NATIONAL BANK ALASKA 
101 West 36th Avenue, Suite 305 
Anchorage, Alaska  99503 
 
 
RE: Appraisal of: Northern Powerline Constructors Warehouse 
 6183 East Mountain Heather Way 
 Wasilla, Matanuska-Susitna Borough County, Alaska 
 CBRE, Inc. File No. CB24US027229-1 
  
 

Dear Mr. Hudson: 

At your request and authorization, CBRE, Inc. has prepared an appraisal of the market value of 

the referenced property. Our analysis is presented in the following Appraisal Report. 

The subject is a 16,800 SF office/warehouse that is operating as Northern Powerline 
Constructors.  The subject was originally built as a bus barn for Laidlaw Transit, Inc who 

previously operated their school bus operation out of the property.  Subsequently, the bus barn 
operation ended, and the property was leased to Northern Powerline Constructors in 2023 who is 
the current tenant.  The subject is located at 6183 East Mountain Heather Way which is located 

about five miles northeast of Downtown Wasilla in the Matanuska Valley.  The subject was 
originally constructed in 2001 and is in average to condition for its vintage.  The subject site 
consists of 7.72 acres.  Given the entire property is encumbered with the current lease we have 

not valued any excess land separately.  Some of our sale comparisons include large site areas as 
well.    

According to the Purchase and Sale Agreement dated February 21, 2024, the subject is currently 

under contract for $2,100,000 for the real estate only between Laidlaw Transit, Inc and Arcticorp 
and Western Enterprises, Inc.  The sale includes a 7.72-acre site in addition to the warehouse 
structure. The subject was listed for sale at $2,300,000 for about 7 days before a contract was 

signed. Based on the analysis herein, the pending purchase price appears to be supported by 
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market. We are unaware of any additional ownership transfers of the property in the last three 
years.  The pending sales price is supported by market as determined in this analysis. 

The property is currently leased to Northern Powerline Constructors for $0.92/SF or 

$15,450/month and $185,400/year.  The lease began April 1, 2023 for a starting rent of 
$0.89/SF.  The lease is nine-year term with eight years remaining and an expiration date of April 
30, 2032.  The lease increases 3% every year of the term.  The current rent includes the building 

and all the underlying land.  This is a NNN lease with the tenant paying all expenses associated 
with the property.  We find the current contract rent is supported by market.  

Based on the analysis contained in the following report, the market value of the subject is 

concluded as follows: 

MARKET VALUE CONCLUSION

Appraisal Premise Interest Appraised Date of Value Value Conclusion
As Is Leased Fee Interest April 6, 2024 $2,100,000

Compiled by CBRE

 

We note that the subject is currently under contract; please refer to the Executive Summary section 
of this report for further discussion and analysis.  

The report, in its entirety, including all assumptions and limiting conditions, is an integral part of, 

and inseparable from, this letter. 

The following appraisal sets forth the most pertinent data gathered, the techniques employed, 
and the reasoning leading to the opinion of value. The analyses, opinions and conclusions were 

developed based on, and this report has been prepared in conformance with, the guidelines and 
recommendations set forth in the Uniform Standards of Professional Appraisal Practice (USPAP), 
and the requirements of the Code of Professional Ethics and Standards of Professional Appraisal 

Practice of the Appraisal Institute. It also conforms to Title XI Regulations and the Financial 
Institutions Reform, Recovery, and Enforcement Act of 1989 (FIRREA) updated in 1994 and further 

updated by the Interagency Appraisal and Evaluation Guidelines promulgated in 2010. 

The intended use and user of our report are specifically identified in our report as agreed upon in 
our contract for services and/or reliance language found in the report. As a condition to being 

granted the status of an intended user, any intended user who has not entered into a written 
agreement with CBRE in connection with its use of our report agrees to be bound by the terms 
and conditions of the agreement between CBRE and the client who ordered the report. No other 

use or user of the report is permitted by any other party for any other purpose. Dissemination of 
this report by any party to any non-intended users does not extend reliance to any such party, 
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and CBRE will not be responsible for any unauthorized use of or reliance upon the report, its 
conclusions or contents (or any portion thereof). 

It has been a pleasure to assist you in this assignment. If you have any questions concerning the 

analysis, or if CBRE can be of further service, please contact us. 

 
Respectfully submitted, 
 
CBRE, Inc. - VALUATION & ADVISORY SERVICES 

 

 

 

Gregory S. Wing, MAI  Shane Smith 
Senior Vice President  Senior Appraiser 
State Certified General Real Estate Appraiser  State Certified General Real Estate Appraiser 
Alaska Certification No. 204  Alaska Certification No. 105547 
Expiration: June 30, 2025  Expiration Date:  06/30/2025 
Phone: 907-227-5832  Phone: 907-310-1289 
Email: Greg.Wing@cbre.com  Email: Shane.Smith@cbre.com 
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Certification 

We certify to the best of our knowledge and belief: 
1. 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 our personal, impartial, and unbiased professional analyses, 
opinions, and conclusions. 

3. We have no present or prospective interest in the property that is the subject of this report and 
no personal interest with respect to the parties involved. 

4. Gregory S. Wing, MAI and Shane Smith have not provided any services, as an appraiser or in any 
other capacity, regarding the property that is the subject of this report within the three-year period 
immediately preceding acceptance of this assignment.  

5. We have no bias with respect to the property that is the subject of this report or to the parties 
involved with this assignment.  

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

7. Our 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. 

8. The reported analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the requirements of the Uniform Standards of Professional Appraisal 
Practice. 

9. Shane Smith has made a personal inspection of the property that is the subject of this report. 
Gregory S. Wing, MAI has not made a personal inspection of the property that is the subject of 
this report. 

10. No one provided significant real property appraisal assistance to the persons signing this 
certification.  

11. The reported analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the requirements of the Code of Professional Ethics and Standards of 
Professional Appraisal Practice of the Appraisal Institute. 

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

13. As of the date of this report, Gregory S. Wing, MAI, has completed the continuing education 
program for Designated Members of the Appraisal Institute. 

14. As of the date of this report, Gregory S. Wing, MAI and Shane Smith have completed the 
Standards and Ethics Education Requirements for Candidates of the Appraisal Institute. 

15. The reported analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the requirements of the State of Alaska. 

 

 

 

Gregory S. Wing, MAI  Shane Smith 
State Certified General Real Estate Appraiser  State Certified General Real Estate Appraiser 
Alaska Certification No. 204  Alaska Certification No. 105547 
Expiration: June 30, 2025  Expiration: June 30, 2025 
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Subject Photographs 

 

Aerial View 
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Southeast view from North Hyer Spur South side of building 

  

North side of building Northwest side of building 

  

Southwest side of building Rear entrance 
 

BOE HEARING APRIL 29, 2025 
APPEAL #009 - MOUNTAIN HEATHER WAY 

35 OF 150



  

Main entrance gate Looking south along west border 

  

Secondary entrance gate Yard area 

  

Yard area Yard area 
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Warehouse area Warehouse area 

  

Warehouse area Overhead door 

  

Mezzanine storage Mezzanine storage 
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Mechanical area Warehouse restroom 

  

Mechanical  Restroom 2nd floor 

  

Another 2nd floor restroom 2nd story office 
 

BOE HEARING APRIL 29, 2025 
APPEAL #009 - MOUNTAIN HEATHER WAY 

38 OF 150



  

2nd story office area 2nd story office 

  

1st floor office 1st floor restroom 

  

1st floor reception Interior stairwell 
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EXECUTIVE SUMMARY

Property Name

Location

Parcel Number(s)

Client

Highest and Best Use

As If Vacant

As Improved

Property Rights Appraised

Date of Inspection

Estimated Exposure Time

Estimated Marketing Time

Primary Land Area 7.72 AC 336,394 SF

Zoning

Improvements

Property Type Industrial

Number of Buildings 1

Number of Stories 2

Gross Building Area 16,800 SF

Clear Height 30'
Rail Access No

Percent Office 0.0%

Year Built 2001

Effective Age 15 Years

Remaining Economic Life 30 Years

Condition Average

Buyer Profile Investor-Regional

    VALUATION Total Per SF

Market Value As Is On April 6, 2024
Sales Comparison Approach $2,100,000 $125.00 

Income Approach $2,100,000 $125.00 

Total Market Value $2,100,000 

CONCLUDED MARKET VALUE

Appraisal Premise Interest Appraised Value

As Is Leased Fee Interest $2,100,000 

Compiled by CBRE

April 6, 2024

Northern Powerline Constructors Warehouse

April 6, 2024

Industrial

Industrial

6183 East Mountain Heather Way
Wasilla, Matanuska-Susitna Borough County, AK 99645

First National Bank Alaska

55258B01L005

Leased Fee Interest

6 - 12 Months

6 - 12 Months

UNZ

Date of Value
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STRENGTHS, WEAKNESSES, OPPORTUNITIES AND THREATS (SWOT) 

Strengths/ Opportunities 

• The subject is in good condition for a structure of its type and vintage. 

• The property has a long term NNN lease in place for another nine years with market rents 
and escalations.  

• The subject has adequate parking and a large, fenced yard area. 
 

Weaknesses/ Threats 

• Commercial real estate market conditions have deteriorated at the macro level. The 
significant recent increase in the cost of capital and reduced volume of transaction activity is 
impacting price discovery and creating an increase in uncertainty. Increasing interest rates 

and subdued economic growth will continue to weigh on commercial real estate 
fundamentals and investment transaction volumes. This creates a higher degree of 
uncertainty in general, though the impacts may vary by market and asset class/type. 

• The subject’s large size limits the potential buyer pool. 
 

MARKET VOLATILITY 

We draw your attention to a combination of inflationary pressures (leading to higher interest 
rates) and recent failures/stress in banking systems which have significantly increased the 
potential for constrained credit markets, negative capital value movements and enhanced 

volatility in property markets over the short-to-medium term.  

Experience has shown that consumer and investor behavior can quickly change during periods of 
such heightened volatility. Lending or investment decisions should reflect this heightened level of 

volatility and the potential for deteriorating market conditions.  

It is important to note that the conclusions set out in this report are valid as at the valuation date 
only. Where appropriate, we recommend that the valuation is closely monitored, as we continue 

to track how markets respond to evolving events. 

CURRENT ECONOMIC CONDITIONS 

At its January 2024 meeting, the Federal Reserve held the federal funds rate at a range of 5.25% 
to 5.50% and indicated it will continue reducing its balance sheet by $95 billion per month. The 

Fed removed language from its policy statement about further tightening but stated it needs more 
confidence inflation “is moving sustainably toward 2.00%” before considering cuts. Rising real 
interest rates will be a headwind for the economy in coming quarters; however, CBRE expects the 

U.S. economy will remain resilient with growth averaging 1.6% for the year.  
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While opinions vary on future economic issues, the general market consensus at the time of this 
appraisal is the anticipation of moderating inflation as higher interest rates cool demand. Tighter 

lending conditions and a weakening economy will keep capital markets activity subdued and 
reduce leasing demand in the short to medium term. Amid this uncertain and dynamic 
environment, investment market performance will be uneven across property types. 

EXTRAORDINARY ASSUMPTIONS 

An extraordinary assumption is defined as “an assignment-specific assumption as of the effective 
date regarding uncertain information used in an analysis which, if found to be false, could alter 
the appraiser’s opinions or conclusions.” 1 

• None noted 

HYPOTHETICAL CONDITIONS 

A hypothetical condition is defined as “a condition, directly related to a specific assignment, 

which is contrary to what is known by the appraiser to exist on the effective date of the 
assignment results but is used for the purposes of analysis.” 2 

• None noted 

1 The Appraisal Foundation, USPAP, 2024 Edition (Effective January 1, 2024) 

2 The Appraisal Foundation, USPAP, 2024 Edition (Effective January 1, 2024) 
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OWNERSHIP AND PROPERTY HISTORY 

OWNERSHIP SUMMARY
Item Current v

Current Ownership
Owner: Laidlaw Transit, Inc
Seller: Laidlaw Transit, Inc
Purchase Price: N/A
Transaction Date:
Sale in Last 3 Years?: No
Legal Reference: Lot 5, Block 1, Mountain Ash
County/Locality Name:  
Buyer/Seller Relationship Type: Arm's length and reasonable
At / Above / Below Market: At Market
Comments:

Pending Sale
Under Contract: Yes
Buyer: Arcticorp and Western Enterprises, Inc. 
Contract Price: $2,100,000   
Contract Date: February 21, 2024
Arm's Length: Yes
At / Above / Below Market: At Market
Comments: Real Estate only

Previous Listing
Currently Listed For Sale: No
Previous Listing Price: $2,300,000   
Listing Date: February 14, 2024
Comments: None

Compiled by CBRE
 

PENDING SALE: 

According to the Purchase and Sale Agreement dated February 21 2024, the subject is currently 

under contract for $2,100,000 for the real estate only between Laidlaw Transit, Inc and Arcticorp 
and Western Enterprises, Inc.  The sale includes a 7.72-acre site in addition to the warehouse 
structure. The subject was listed for sale at $2,300,000 for about 7 days before a contract was 

signed. Based on the analysis herein, the pending purchase price appears to be supported by 
market. We are unaware of any additional ownership transfers of the property in the last three 
years.  Of note, the buyers make up a conglomerate of several entities, one of which is James 

Zehnder who is the President of Norther Powerline Constructors, Inc. the current tenant.  Given 
his share of the company is a small percentage and the current lease cannot be adjusted and will 
stay in place at current rents after the sale, we find the transaction is arms-length.  
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EXPOSURE/MARKETING TIME 

Current appraisal guidelines require an estimate of a reasonable time period in which the subject 
could be brought to market and sold. This reasonable time frame can either be examined 

historically or prospectively. In a historical analysis, this is referred to as exposure time. Exposure 
time always precedes the date of value, with the underlying premise being the time a property 
would have been on the market prior to the date of value, such that it would sell at its appraised 

value as of the date of value. On a prospective basis, the term marketing time is most often used. 
The exposure/marketing time is a function of price, time, and use. It is not an isolated estimate of 
time alone. The property is not listed for sale. Actual exposure time is zero. A reasonable 

exposure time for the subject would be less than twelve months. Most sale comparisons used in 
this appraisal sold in less than twelve months exposure time. The market value estimate for the 
subject property is predicated on a marketing time of up to twelve months.  
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Scope of Work 

This Appraisal Report is intended to comply with the real property appraisal development and 
reporting requirements set forth under Standards Rule 1 and 2 of USPAP. The scope of the 

assignment relates to the extent and manner in which research is conducted, data is gathered, 
and analysis is applied.  

INTENDED USE OF REPORT 

This appraisal is to be used for buy/sell/exchange and no other use is permitted. 

CLIENT 

The client is First National Bank Alaska. 

INTENDED USER OF REPORT 

This appraisal is to be used by First National Bank Alaska. No other user(s) may rely on our 
report unless as specifically indicated in this report. The Small Business Association (SBA) is also a 
specified intended user of this report. 

Intended users are those who an appraiser intends will use the appraisal or review 
report. In other words, appraisers acknowledge at the outset of the assignment that 
they are developing their expert opinions for the use of the intended users they 
identify. Although the client provides information about the parties who may be 
intended users, ultimately it is the appraiser who decides who they are. This is an 
important point to be clear about: The client does not tell the appraiser who the 
intended users will be. Rather, the client tells the appraiser who the client needs the 
report to be speaking to, and given that information, the appraiser identifies the 
intended user or users. It is important to identify intended users because an 
appraiser’s primary responsibility regarding the use of the report’s opinions and 
conclusions is to those users. Intended users are those parties to whom an appraiser is 
responsible for communicating the findings in a clear and understandable manner. 
They are the audience. 3 

RELIANCE LANGUAGE 

Reliance on any reports produced by CBRE under this Agreement is extended solely to parties and 
entities expressly acknowledged in a signed writing by CBRE as Intended Users of the respective 

reports, provided that any conditions to such acknowledgement required by CBRE or hereunder 
have been satisfied. Parties or entities other than Intended Users who obtain a copy of the report 
or any portion thereof (including Client if it is not named as an Intended User), whether as a 

result of its direct dissemination or by any other means, may not rely upon any opinions or 
conclusions contained in the report or such portions thereof, and CBRE will not be responsible for 

3 Appraisal Institute, The Appraisal of Real Estate, 15th ed. (Chicago: Appraisal Institute, 2020), 40. 
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any unpermitted use of the report, its conclusions or contents or have any liability in connection 
therewith. 

PURPOSE OF THE APPRAISAL 

The purpose of this appraisal is to develop an opinion of the market value of the subject property.  

DEFINITION OF VALUE 

The current economic definition of market value agreed upon by agencies that regulate federal 
financial institutions in the U.S. (and used herein) is as follows: 

The most probable price which a property should bring in a competitive and open market under 
all conditions requisite to a fair sale, the buyer and seller each acting prudently and 
knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this 

definition is the consummation of a sale as of a specified date and the passing of title from seller 
to buyer under conditions whereby: 

1. buyer and seller are typically motivated; 
2. both parties are well informed or well advised, and acting in what they consider their own 

best interests; 
3. a reasonable time is allowed for exposure in the open market; 
4. payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 

comparable thereto; and 
5. the price represents the normal consideration for the property sold unaffected by special 

or creative financing or sales concessions granted by anyone associated with the sale. 4 

INTEREST APPRAISED 

The value estimated represents the Leased Fee Interest as defined below: 

Fee Simple Estate - 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. 5 

Leased Fee Interest - The ownership interest held by the lessor, which includes the right 
to receive the contract rent specified in the lease plus the reversionary right when the 
lease expires. 6 

Leasehold Estate - The right held by the lessee to use and occupy real estate for a 
stated term and under the conditions specified in the lease. 7 

Going Concern – An established and operating business having an indefinite future 
life. 8 

4 12 CFR, Part 34, Subpart C-Appraisals, 34.42(h). 

5 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed. (Chicago: Appraisal Institute, 2022), 73. 

6 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed. (Chicago: Appraisal Institute, 2022), 105. 

7 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed. (Chicago: Appraisal Institute, 2022), 105. 
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Extent to Which the Property is Identified 

The property is identified through the following sources: 

• postal address 
• assessor’s records 
• legal description 
• past appraisal 
• plat map 

Extent to Which the Property is Inspected 

Shane Smith inspected the interior and exterior of the subject, as well as its surrounding 
developments on the effective date of appraisal. Greg Wing, MAI did not inspect the property but 

agrees with the conclusions of this report. These inspections were considered adequate and are 
the basis for our findings. 

Type and Extent of the Data Researched 

CBRE reviewed the following: 

• applicable tax data 
• zoning requirements 
• flood zone status 
• demographics 
• previous appraisal of the subject 
• comparable data 

Type and Extent of Analysis Applied 

CBRE, Inc. analyzed the data gathered through the use of appropriate and accepted appraisal 

methodology to arrive at a probable value indication via each applicable approach to value. The 
steps required to complete each approach are discussed in the methodology section. 

STATEMENT OF COMPETENCY 

The appraisers have the appropriate knowledge, education and experience to complete this 

assignment competently. 

8 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed. (Chicago: Appraisal Institute, 2022), 83. 
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Data Resources Utilized in the Analysis 

DATA SOURCES

Item: Source(s):

Site Data
Size Matanuska-Susitna Borough 
Excess/Surplus Matanuska-Susitna Borough 

Improved Data
Building Area "As Built" and physical measurements

 Parking Spaces Physical count
Year Built/Developed Matanuska-Susitna Borough 

Compiled by CBRE  

APPRAISAL METHODOLOGYS 

In appraisal practice, an approach to value is included or omitted based on its applicability to the 

property type being valued and the quality and quantity of information available. 

Cost Approach 

The cost approach is based on the proposition that the informed purchaser would pay no more 
for the subject than the cost to produce a substitute property with equivalent utility. This approach 

is particularly applicable when the property being appraised involves relatively new improvements 
that represent the highest and best use of the land, or when it is improved with relatively unique 
or specialized improvements for which there exist few sales or leases of comparable properties. 

Sales Comparison Approach 

The sales comparison approach utilizes sales of comparable properties, adjusted for differences, 

to indicate a value for the subject. Valuation is typically accomplished using physical units of 
comparison such as price per square foot, price per unit, price per floor, etc., or economic units 

of comparison such as gross rent multiplier. Adjustments are applied to the physical units of 
comparison derived from the comparable sale. The unit of comparison chosen for the subject is 
then used to yield a total value. Economic units of comparison are not adjusted, but rather 

analyzed as to relevant differences, with the final estimate derived based on the general 
comparisons. 

Income Capitalization Approach 

The income capitalization approach reflects the subject’s income-producing capabilities. This 

approach is based on the assumption that value is created by the expectation of benefits to be 
derived in the future. Specifically estimated is the amount an investor would be willing to pay to 
receive an income stream plus reversion value from a property over a period of time. The two 

common valuation techniques associated with the income capitalization approach are direct 
capitalization and the discounted cash flow (DCF) analysis.  
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Methodology Applicable to the Subject 

In valuing the subject, only the sales comparison and income capitalization approaches are 
applicable and have been used. The cost approach is not applicable in the estimation of market 

value due to the subjects age. The exclusion of the cost approach is not considered to 
compromise the credibility of the results rendered herein. 
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Area Analysis 

 

 

POPULATION

Source: ESRI, downloaded on Apr, 9 2024

The subject is located in the Matanuska-Susitna Borough. Key information about the area is
provided in the following tables.

The area has a population of 111,739 and a
median age of 37, with the largest population
group in the 30-39 age range and the smallest
population in 80+ age range.

Population has increased by 22,744 since
2010, reflecting an annual increase of 1.8%.
Population is projected to increase by 4,927
between 2023 and 2028, reflecting a 0.9%
annual population growth.
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INCOME

EDUCATION

EMPLOYMENT

Source: ESRI, downloaded on Apr 9, 2024; BLS.gov dated Feb 1, 2024 (preliminary)

The area includes a total of 47,826 employees and has a 4.9% unemployment rate. The top
three industries within the area are Health Care/Social Assistance, Construction and Retail
Trade, which represent a combined total of 37% of the workforce.

The area features an average household
income of $109,297 and a median household
income of $82,013. Over the next five years,
median household income is expected to
increase by 4.3%, or $710 per annum.

A total of 26.9% of individuals over the age of
24 have a college degree, with 18.4% holding
a bachelor's degree and 8.6% holding a
graduate degree.
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In summary, the area is forecasted to experience an increase in population and an increase in 
household income. 

ALAKSA TRENDS ARTICLE 

The following article titled Statewide jobs Forecast for 2024, dated, January 2024 from the 
Alaska Trends Magazine is provided next. 
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This year’s forecasted growth of 1.7 percent, or 5,400 jobs, will be widespread as all industries 
either grow or hold steady, bringing Alaska’s total job count and many industries above their pre-

pandemic levels. Industries that remain significantly below their 2019 levels have either faced big 
changes in recent years or were already on long-term declines.  

Most post-pandemic recovery is behind us. Unlike the last few years’ growth, which came from 

parts of the economy normalizing after COVID disruptions, big projects will be this year’s major 
catalyst. Federal infrastructure projects will start to materialize in 2024, and mining and oil and 
gas also have big investments on the horizon. 

 

POSITIVES FOR GROWTH THIS YEAR 

The federal infrastructure bill and the Inflation Reduction Act will route billions of dollars to the 
state over the next decade. Funds for roads, bridges, ferries, water and sewer facilities, 

broadband, and other longstanding priorities will make lasting and sometimes overdue 
improvements. Many of these projects are still in the planning phase, so we might not see 
significant job growth this year, but they have begun.  

The projects will create jobs, at least in the short term, and the results will lay the foundation for 
further economic growth. For example, port upgrades in Anchorage and the development of a 

far north deep water facility in Nome will raise the state’s profile in the global shipping market.  
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Several large oil and gas projects are anticipated to move forward in 2024, although they won’t 
start producing oil for several more years, even under the most favorable circumstances, and the 

potential for setbacks will continue until the oil starts to flow.  

 

A new gold mine in the interior is set to begin production this year, spurring new jobs in mining 
and transportation. 

Tourism is an important economic driver for Alaska, and early indicators point to a repeat of last 

year’s record visitor season. Alaska’s draw is strong, especially for domestic travelers, and trip 
demand remains high. Cruise visitor numbers are expected to meet or slightly exceed 2023’s 
high water mark of 1.65 million. 

The national economy remains strong, with job and wage growth outperforming predictions, 
although both started to slow in late 2023. While fears of an imminent national recession are 
receding, some economists are still forecasting a downturn. 

WITH PANDEMIC CHECKS OVER AND PAYMENT PAUSES EXHAUSTED, PEOPLE HAVE 
LESS INCOME 

Households have less disposable income than they had over the last couple of years. Federal 
stimulus payments have largely been spent, and the Alaska Permanent Dividend was significantly 
smaller in 2023 than in 2022.  

Inflation, which peaked in 2022 at 8.1 percent in Alaska, has slowed but prices remain high, 
eroding purchasing power. Interest rates shot up in 2022 as the Federal Reserve Board tried to 
put the brakes on the national economy to curb inflation. Federal student loan repayment, which 

was paused during the pandemic, resumed in late 2023.  

At the same time, wages increased, bolstering some households’ ability to withstand higher prices 
and resumed loan repayments.  

SLUGGISH BEFORE COVID; BUDGET WOES ONGOING 
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Another factor is hard to quantify, but how Alaska entered the pandemic will affect how we come 
out of it, to the degree that the underlying conditions remain the same. Alaska’s job growth 

before COVID was the slowest in the country.  

The state continues to struggle with how to pay for services, with the tension between paying out 
Permanent Fund Dividends and identifying new revenue sources continuing to play out politically 

and in public opinion. In addition to the state’s longstanding budget and revenue problems, the 
coming years will bring additional pressure for the state to come up with the matching funds 
required with these recent large federal investments. 

WORKER SHORTAGE IS ESPECIALLY ACUTE HERE, COMPOUNDED BY MIGRATION 
LOSSES, AGING  

The worker shortage will persist in 2024, particularly for Alaska, and constrain potential growth. 
We have high job openings and a short supply of workers to fill them; the Bureau of Labor 
Statistics estimates Alaska has two job openings for every unemployed person seeking work. This 

makes recruitment and retention a challenge for employers but also gives workers more 
opportunities than we have seen in decades. 

The entire country is grappling with this worker shortage, but Alaska’s deficit is stark. In a double 

blow to worker availability, our population is slightly smaller than it was 10 years ago and is 
getting older. More Alaskans are aging out of the workforce, and the number in their prime 
working years (ages 18 to 64) fell by 30,000 from 2013 to 2022. Alaska has always imported 

labor, with about 20 percent of our jobs filled by nonresidents in a typical year. Some stay — 
about 10 percent — but most come to work in our highly seasonal or remote. 

Industries such as seafood processing, tourism, and extraction. With high job openings across the 

nation, Alaska has less draw for workers, temporary or permanent. Alaska’s high wages have 
given us an edge in the past, but our wage advantage over the rest of the country has narrowed 

over the last few decades.  

Similarly, while Alaska has always seen large numbers of people flowing in and out each year, 
fewer people have moved here each year over the last decade, and they are not staying as long 

as they used to. This net migration loss was big enough in several recent years to drive down the 
population overall. 

Movers in both directions tend to be in their 20s and 30s: prime working age people likely to 

bring children with them. Losing them and their families, along with the current population aging 
in place, has exacerbated our labor shortage. 

ALL INDUSTRIES EXPECTED TO GROW OR HOLD STEADY IN 2024 

Projects to boost multiple industries, especially oil, construction, linked services. The broader 
mining sector is forecasted to add 1,000 jobs in 2024, with 600 coming from the oil and gas 
industry. Hard rock mines tolerated the pandemic downturn well, and their growth this year will 
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come from a new gold mine opening near Tok, about 200 miles southeast of Fairbanks, and 
small expansions in their workforces across the board. 

 

Oil and gas, on the other hand, was hammered by the pandemic, losing 3,200 jobs in the first 

two years on top of its declines from the immediately preceding state recession when the industry 
shed 5,400 jobs.  
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After those two downturns, oil and gas employment in 2021 was less than half that of 2014. Jobs 
rebounded somewhat over the last two years, with the industry adding 300 jobs in 2022 and 400 

in 2023. 

Preparation for the Pikka and Willow projects and more activity overall will boost oil and gas 
employment by about 600 this year, although some of the early-phase employment growth will 

show up in other industries such as construction, transportation, and professional and business 
services. Federal infrastructure money will boost construction, although likely by small amounts in 
2024 as individual projects take time to fund, bid out, and start. More oil field work, particularly 

in Willow and Pikka, will also buoy construction. Construction lost just 600 jobs to COVID and 
has recovered and grown at an accelerating pace, adding 100 jobs in 2021, 200 in 2022, and 

600 in 2023. We expect the industry to add 1,100 jobs in 2024, bringing total employment to 
1,400 above 2019’s annual average. 

Similarly, the professional and business services that support oil and construction work will benefit 

this year, and we forecast an additional 600 jobs for this industry, pushing it above pre-pandemic 
levels. 

THE LABOR SHORTAGE IS A BIG OBSTACLE FOR THE SEAFOOD PROCESSING INDUSTRY 

Manufacturing lost 1,300 jobs in 2020, mainly in seafood processing, and has added back 800 
since. We don't anticipate job gains this year, and employment will probably remain below pre-
pandemic levels.  
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In late 2023, Trident Seafoods, which has plants across Alaska, announced it plans to sell off 
several operations including those in Petersburg, Ketchikan, and Kodiak. When those sales take 

place and who buys will determine the impact in 2024, but this sale will disrupt the processing 
industry this year. 

Finding workers will add an extra obstacle, as most come from outside Alaska and, as mentioned 

earlier, most of the country will see unusually plentiful job opportunities closer to home. 
Manufacturing’s job count has been declining over the last decade, although it can be volatile 
from year to year with wild swings in seafood harvesting around the state and between seasons. 

Recent years have brought both historically large catches and disaster-level absences.  

Harvest fluctuations make it hard for processors to anticipate peak labor needs, adding to the 

difficulty of securing an adequate workforce in remote locations of mainly nonresidents. 
Manufacturing covers a variety of other goods, including makers of tents, cookies, boats, alcohol, 
and cannabis products. 

Breweries and distilleries have gained traction in recent years, as has the marijuana industry, 
although data suggest the niche market for cannabis products is approaching its ceiling.  

RETAIL APPROACHES FULL RECOVERY 

Retail lost 2,200 jobs in 2020 as the pandemic prompted closures, shifts in shopping behavior, 
and a dearth of out-of-state visitors. The industry has regained 1,900 jobs in the years since and 
we anticipate a small increase of 200 in 2024, bringing retail within 100 jobs of full recovery. E-

commerce continues to eat away at traditional stores’ market share, although some of that 
decrease is simply where the jobs are counted. For example, Amazon is opening a distribution 
and sorting facility in Anchorage this year, jobs that will be categorized as warehousing rather 

than retail. 

TRANSPORTATION CONTINUES TO FLOURISH 

Transportation lost 3,400 jobs in 2020 when travel nearly halted, then recovered in the three 
years that followed with more growth on the horizon in 2024. According to Alaska Department of 
Transportation and Public Facilities statistics, international airport passenger numbers for 

Anchorage and Fairbanks in fiscal year 2023 remained below 2019 levels but cargo numbers 
soared. Juneau has the state’s third-busiest airport, and by late 2023, Juneau’s passenger 
numbers were just 1 percent below its pre-COVID levels. 

On the air cargo side, Anchorage moved up a notch in its international ranking to become the 
third-busiest air cargo airport in the world. The North-Link Aviation project at the Ted Stevens 
Anchorage International Airport, worth $200 million, will in-crease the airport’s traffic capacity 

with additional plane parking and a 90,000-square-foot warehouse. Construction began in 
2023. The parking areas will be completed in late 2024 and the warehouse will be finished by 
late 2025. 
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TWO INDUSTRIES CONTINUE LONG-TERM DECLINES 

Information is an example of an industry on a long term decline, with jobs in newspapers, radio 

stations, and telecommunications peaking more than 20 years ago. In 2000, information had 
almost 7,500 jobs in Alaska, and by 2023, it was 4,600. We don’t forecast any growth for 2024, 
although the federal infrastructure investments in broadband may stimulate some expansion in 

the next few years.  

Long-term losses have mainly come through technological changes such as print publications 
and radio news and music moving online. Outsourcing call centers and other support functions 

has been another factor. 

Financial services have faced similar declines, and for similar reasons, although the losses 

haven’t been as dramatic. Online banking and insurance access and working with out-of-state 
financial managers have lessened the need for local workers, also leading to a flat forecast this 
year. 

HEALTH CARE TO KEEP GROWING AFTER NEW HIGH 

Health care will add about 600 jobs in 2024, continuing the long-term trend spurred by the 
needs of an aging population. Health care has been a mixed bag over the last three years, with 

ups and downs in hospitals, outpatient services, and nursing homes. Reclassification of some of 
those jobs further muddied the numbers. Big picture, health care’s trajectory has been up, even 
amid COVID disruptions, with the industry adding 1,300 jobs since 2019 and hitting a high in 

2023. 

Private social assistance, which includes childcare, suffered big losses during the pandemic and is 
fore casted to add 100 jobs this year, as it did last year.  

LEISURE AND HOSPITALITY GETS BACK TO NORMAL 

Leisure and hospitality, which is strongly linked to tourism as well as local demand, lost over a 

quarter of its jobs in 2020 and recovered proportionally, with big gains in the three years that 
followed. We forecast moderate growth of 500 jobs in 2024, as most of the pandemic losses 
have already been regained, especially with last year’s flood of visitors. 

While cruise numbers in 2024 will resemble the previous year’s record, no economic changes are 
on the horizon that would drive up the job count as we saw over the last few years, and a tight 
labor market will dampen job growth. 

STATE AND LOCAL GOVERNMENTS STILL STRUGGLE TO REGAIN GROUND, MEET 
SERVICE DEMAND 

About a quarter of Alaska’s jobs are in government, with the largest share in local governments 

(including public schools and tribal governments). State government is second, including the 
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University of Alaska system, and the federal piece, which has been fairly steady in recent years, is 
smallest. 

State government employment has been falling for a decade, and even with the additional 
pandemic-related hires a few years ago in public health and unemployment services, state 
government had about 3,700 fewer jobs in 2023 than it had in 2014, right before the statewide 

recession. 

UA sustained similar losses, with 2022 employment, the most recent available, about 2,100 jobs 
below 2014, a loss of more than a quarter of its jobs. 

We forecast the State of Alaska will add 300 jobs in 2024. Some state agencies reported that 
staffing levels in 2023 left them unable to provide basic services, some of which are statutorily 

required. These included public defenders, court-appointed guardians, food stamp and Medicaid 
offices, ferry services, and even the state’s own payroll and hiring functions, which have been 
hobbled by staffing shortages. 

Local governments lost 2,800 jobs in 2020, mainly in schools, and gained 1,200 back over the 
last three years. However, local government still had about 1,600 fewer jobs in 2023 than before 
COVID. We forecast 200 more jobs in 2024 as some school districts continue to normalize, but 

growth will be tempered by the significant budget deficits districts face across the state as well as 
falling enrollment. 
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Neighborhood Analysis 

 
 

LOCATION 

The subject located just north of the East Palmer Wasilla Highway in the city of Wasilla and is 
considered a suburban location. The city of Wasilla is situated in southwest Matanuska-Susitna 
Borough. Wasilla is about 40 miles north of Anchorage, Alaska’s largest city and is in the 

Matanuska-Susitna Borough, which is situated within Southcentral Region.  

The subject’s immediate neighborhood boundaries are detailed as follows: 

North: East Bogard Road 
South: Palmer Wasilla Highway 
East: Turk Road 
West: North Seward Meridian Parkway 

LAND USE 

Land uses within the subject neighborhood consist of primarily of commercial development on the 

frontage streets of the Parks Highway and major roads offering frontage.  The side streets that do 
not offer much frontage consist of industrial and residential properties that do not require 
exposure.  The immediate area surrounding the subject is all commercial development, taking 

advantage of good access and exposure of the Parks Highway.   
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GROWTH PATTERNS 

Growth patterns have occurred along primary commercial thoroughfares.  Some recent examples 
include the Sun Mountain (anchored by Sonic) development along the Parks Highway near 

Wasilla CBD.  Several new commercial buildings have also been constructed on Foundry Way. 
Another area of commercial growth is in the medical sector, situated along Seward Meridian 
Parkway. Several new commercial projects have been developed at the Home Depot power 

center near the Parks Highway and East Palmer Wasilla Highway intersection. The subject 
neighborhood has not seen a lot of major new development, but this area is further away from 
the Wasilla or Palmer CBD areas which are seeing the most growth.  

ACCESS 

The George Parks Highway is the only route from Anchorage to the Valley. As such, it carries a 
tremendous amount of traffic and can be quite congested. Most of the major retail development 
in Wasilla fronts the Parks Highway. While the subject doesn’t have direct frontage to a major 

thoroughfare like East Palmer-Wasilla Highway, it is situated along Hyer Spur Road which 
connects to the Palmer Wasilla Highway.  There are two cantilever gates providing access to the 
subject from Hyer Spur Road.  There is another access road along the east border called Hyer 

Circle but this is not currently used.   

DEMOGRAPHICS 

Selected neighborhood demographics in the area around Wasilla, Anchorage and the Mat-Su 
Borough are shown in the following table: 

6183 East Mountain Heather Way
Wasilla, AK 99645

Population

2028 Total Population 2,241 18,220 39,831 399,825 116,666

2023 Total Population 2,113 17,000 37,286 400,252 111,739

2010 Total Population 1,879 13,424 28,906 380,821 88,995

2000 Total Population 1,307 9,887 20,656 319,605 59,322

Annual Growth 2023 - 2028 1.18% 1.40% 1.33% -0.02% 0.87%

Annual Growth 2010 - 2023 0.91% 1.83% 1.98% 0.38% 1.77%

Annual Growth 2000 - 2010 3.70% 3.11% 3.42% 1.77% 4.14%

Households

2028 Total Households 817                 6,453              14,433            152,665          43,115                

2023 Total Households 756                 5,909              13,269            150,143          40,541                

2010 Total Households 673                 4,594              10,143            139,156          31,824                

2000 Total Households 443                 3,269              6,933              115,378          20,556                

Annual Growth 2023 - 2028 1.56% 1.78% 1.70% 0.33% 1.24%

Annual Growth 2010 - 2023 0.90% 1.96% 2.09% 0.59% 1.88%

Annual Growth 2000 - 2010 4.27% 3.46% 3.88% 1.89% 4.47%

Income

2023 Median Household Income $102,660 $95,119 $88,501 $86,845 $82,013

2023 Average Household Income $131,871 $130,295 $121,137 $117,872 $109,297

2023 Per Capita Income $46,586 $45,851 $43,124 $44,395 $39,692

2023 Pop 25+ College Graduates 451                 3,575              7,443              99,558            20,203                

Age 25+ Percent College Graduates - 2023 30.3% 30.8% 29.8% 37.0% 26.9%

Source:  ESRI

SELECTED NEIGHBORHOOD DEMOGRAPHICS
Anchorage, AK 

Metropolitan 
Statistical Area

Matanuska-
Susitna Borough

1 Mile Radius 3 Mile Radius 5 Mile Radius
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CONCLUSION 

The subject’s neighborhood appears to be stable and the subject is well situated with excellent 
access and exposure to the Parks Highway. 
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2006 LAND TITLE SURVEY 
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Flood Plain Map 02170C8110F 
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SITE SUMMARY AND ANALYSIS

Physical Description
Gross Site Area 7.72 Acres 336,394 Sq. Ft.

Net Site Area 7.72 Acres 336,394 Sq. Ft.

Primary Road Frontage n/a n/a
Excess Land Area None n/a

Surplus Land Area None n/a

Topography

 ff    Parcel Number(s)

Zoning District

Flood Map Panel No. & Date 02170C8110F 27-Sep-19

Flood Zone Zone C

Adjacent Land Uses

Comparative Analysis
Visibility

Functional Utility

Traffic Volume

Adequacy of Utilities

Landscaping

Drainage

Utilities Availability
Water Yes

Sewer Yes

Natural Gas Yes

Electricity Yes

Telephone Yes

Item Results
Detrimental Easements

Encroachments

Deed Restrictions

Reciprocal Parking Rights

Various sources compiled by CBRE

Comments

Average

Average

Average

Well water

Private septic system

Enstar

MEA

MTA

There are no known reciprocal parking rights impacting 
the site.

Based on the above research, the following results were concluded:

No significant easements that would impact 
development. Note, perimeter easements are common in 
commercial sites, and we do not find they significantly 
impact the property’s value or development potential.  
The entire site is considered usable for analysis purposes. 

There are no known encroachments impacting the site.

There are no known deed restrictions impacting the site.

Rating
Average

Good

Minimal

Generally Level

UNZ

Commrcial

55258B01L005
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SITE SIZE & SHAPE 

The subject is generally referred to as Lot 5, Block 1, Mountain Ash Subdivision according to the 
provided land title survey.  The site consists of a single irregular lot with a total site area of 

336,394 Sq. Ft. or 7.72 Acres.  The parcel does not front a major thoroughfare and has minimal 
exposure.   Given the entire property is encumbered with a long term lease we have not stepped 
through a surplus or excess land approach.  The land-to-building ratio is 20.02 which is above 

average for the market but within range of our sales comparisons.  

INGRESS/EGRESS 

The subject is located on the east side of North Hyer Spur, which connects to the East Palmer 
Wasilla Highway in the south.  There are two access points along North Hyer Road via cantilever 

gates.  According to the site plan there is also access road along the east border called Hyer 
Circle that connects the subject with East Palmer-Wasilla Highway.  Street improvements include 
asphalt paved roads.  

EASEMENTS AND ENCROACHMENTS 

The plat map shows a 5’ snow storage maintenance easement along the west border and a 30’ 
vegetation buffer near the northeast corner.  Such perimeter easements are common in 
commercial sites, and we do not find they significantly impact the property’s value or 

development potential. The entire site is considered usable for analysis purposes. 

COVENANTS, CONDITIONS AND RESTRICTIONS 

There are no known covenants, conditions or restrictions impacting the site that are considered to 
affect the marketability or highest and best use. It is recommended that the client/reader obtain a 

copy of the current covenants, conditions and restrictions, if any, prior to making a business 
decision.   

ENVIRONMENTAL ISSUES 

We were not provided any Environmental Reports.  The buyer and tenant report they are not 

aware of any REC’s on the site.  

The appraiser is not qualified to detect the existence of potentially hazardous material or 
underground storage tanks which may be present on or near the site. The existence of hazardous 

materials or underground storage tanks may affect the value of the property. For this appraisal, 
CBRE, Inc. has specifically assumed that the property is not affected by any hazardous materials 
that may be present on or near the property.  Our site inspection did not indicate any obvious 

signs of REC’s on the site.  

ADJACENT PROPERTIES 

The adjacent land uses are summarized as follows: 
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North:  Residential  
South: Mat-Valley Meats and Future Garage Town Development 
East: Raw Land and Residential 
West: Higher by Bad Grammer (Cannabis Retail Store) 

CONCLUSION 

The subject is a well-positioned in a commercially developed neighborhood and offers good 

access with minimal exposure.  If the subject site were vacant and available today, the likely 
highest and best use would be a commercial development in keeping with the area.   
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IMPROVEMENTS LAYOUTS 

 

 

 

OFFICE 

OFFICE 
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Improvements Analysis 

The following chart shows a summary of the improvements. 

IMPROVEMENTS SUMMARY AND ANALYSIS

Warehouse
1

2

16,800 SF

 0.1 Units/Acre

Open Aggregate 
f20

2001

23 Years

15 Years

45 Years

30 Years

33.3%

Source:  Various sources compiled by CBRE

Effective Age

1.19

Development Density

Parking Improvements

Year Built

Typical

Total Economic Life

Parking Spaces:

Functional Utility

Remaining Economic Life

Actual Age

Age/Life Depreciation

Parking Ratio (per 1,000 SF GBA )

Gross Building Area

Property Type

  

Number of Buildings

Number of Stories

 

The subject is a 16,800 SF office/warehouse that is operating as Northern Powerline 
Constructors.  The subject was originally built as a bus barn for Laidlaw who previously operated 
their school bus operation out of the property.  Subsequently, the bus barn operation ended, and 

the property was leased to Northern Powerline Constructors in 2023 who is the current tenant.  
The subject is located at 6183 East Mountain Heather Way which is located about five miles 
northeast of Downtown Wasilla in the Matanuska Valley.  The subject was originally constructed 

in 2001 and is in average to condition for its vintage.  The subject site consists of 7.72 acres.  
Given the entire property is encumbered with the current lease we have not valued any excess 
land separately.  Some of our sale comparisons include large site areas as well.    

Improvements consist of a two-story metal-frame, office/warehouse building built in 2001. The 
structure is situated on a poured concrete foundation.  The warehouse includes a (7) 12’ x 14’ 
and (1) 12’ x12’ overhead doors.  The warehouse area has a sloped metal roof with 25’ at the 

apex and 16’ wall heights.  The walls are plastic encased insulation.  The warehouse floor is 
radiant heated slab.  There are some stairs to a 7’x14’ or 98 SF open mezzanine storage and a 

small 11’ x 15’ enclosed storage area.  

The exterior walls are metal paneling. The structure has a generally rectangular shape with 
dimensions of about 220’ x 60’.   

GBA 

We were not provided any construction drawings with dimensions of the warehouse and office 

areas.  We were provided an as-built drawing that shows the dimensions of the first floor.  The 
following is based on some measurements we took during the inspection and information from 
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the as built and the current lease which indicates the GBA is 16,800 SF, and we use this figure as 
the gross building area (GBA) in our analysis.  We were not provided any plans that show the 

actual sizes of the first and second floor office spaces.  Based on our measurements during the 
inspection and the as-built the first floor is 13,272 SF (220’ x 60’) and the second floor is about 
3,528 SF.  This includes about 7,056 SF (42%) of office space over two floors and 9,744 SF 

(58%) of warehouse space.    

The following illustrates the key features/components of the subject improvements. 

YEAR BUILT 

The subject was built in 2001.  The subject has been well maintained since it was acquired. 

CONSTRUCTION CLASS 

The overall quality of the facility is considered to be typical for the neighborhood. However, 
CBRE, Inc. is not qualified to determine structural integrity and it is recommended that the 
client/reader retain the services of a qualified, independent engineer or contractor to determine 

the structural integrity of the improvements prior to making a business decision. 

FOUNDATION/FLOOR STRUCTURE 

The foundation is assumed to be of adequate load-bearing capacity to support the 
improvements. The floor structure is summarized as follows: 

Ground Floor: Concrete slab on compacted fill 

EXTERIOR WALLS 

The exterior walls are steel frame with metal paneling finish. Front windows are double pane set 
in vinyl frames. 

ROOF COVER 

The building has a pitched metal standing-seam roof. The owners report it is in good condition 

and has been well maintained.  

INTERIOR FINISHES 

 

Floor Coverings:  The office area consists of commercial carpet in the office 
areas and hallways. Laminate floor in the restrooms. 
Concrete floors in the warehouse. 

Walls:  A mix of textured and painted sheetrock and exposed 
insulation and metal paneling in most areas of the 
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warehouse. 

Ceilings: Combination textured and painted sheetrock in the office 
and covered insulation in the roof and walls for the 
warehouse area. 

Lighting: Standard commercial fluorescent fixtures in warehouse and 
LED fixtures in the office. 

Summary: The interior areas are typical building standard sales office, 
and warehouse space and are commensurate with 
competitors in the area. The interior is in average condition 
for a structure of this type and vintage. 

HVAC 

Warehouse areas are heated with radiant flooring. There are two air circulation fans in the 
warehouse area near the west end of the warehouse area to help with exhaust when vhicles are 
running in the warehouse.  The office areas and second floor are heated by a forced air furnace 

system. They are assumed to be in good working order and adequate for the building.  The two 
boilers were recently replaced and are in good working order.  

ELECTRICAL 

The electrical system is assumed to be in good working order and adequate for the building.  The 

building has 3-phase power with 1400 and 600 amp systems.  

PLUMBING 

The subject has two restrooms in the first-floor office and two on the second floor.  There is a 
single restroom in the warehouse area. There is also a small kitchenette on both the first and 

second floors in the office.  The plumbing is assumed to be in good working order and adequate 
for the building. 

LIFE SAFETY AND FIRE PROTECTION 

The building does not have a sprinkler system. 

It is assumed the improvements have adequate fire alarm systems, fire exits, fire extinguishers, 
fire escapes and/or other fire protection measures to meet local fire marshal requirements. CBRE, 
Inc. is not qualified to determine adequate levels of safety & fire protection, whereby it is 

recommended that the client/reader review available permits, etc. prior to making a business 
decision. 
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PARKING AND DRIVES 

The property features an adequate number of surface parking around the building and gravel 
surface in the yard area for heavy vehicle storage.  All parking spaces and vehicle drives are 

asphalt paved.  The available parking spaces is legally conforming for the existing use and is 
good for the market.  

LANDSCAPING 

Landscaping is considered to be minimal.  

FUNCTIONAL UTILITY 

The overall layout of the property is considered functional in utility and provides adequate 

accessibility and visibility. 

ADA COMPLIANCE 

The first-floor office/showroom of the property appears to have handicap accessibility. The 
client/reader’s attention is directed to the specific limiting conditions regarding ADA compliance. 

FURNITURE, FIXTURES AND EQUIPMENT 

This is an appraisal of the real property only. Any personal property or inventory is specifically 
excluded from this analysis.  

CONDITION ANALYSIS 

Although CBRE was not provided a Property Condition Assessment (PCA), a tour of the 

improvements did not reveal any significant maintenance issues. Our tour of the improvements 
included a cursory inspection of the improvements. 

ECONOMIC AGE AND LIFE 

CBRE, Inc.’s estimate of the subject improvements effective age and remaining economic life is 

depicted in the following chart: 

ECONOMIC AGE AND LIFE
Actual Age 23 Years

Effective Age 15 Years

MVS Expected Life 45 Years

Remaining Economic Life 30 Years

Accrued Physical Incurable Depreciation 33.3%

Compiled by CBRE  

The remaining economic life is based upon our on-site observations and a comparative analysis 
of typical life expectancies as published by Marshall and Swift, LLC, in the Marshall Valuation 
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Service cost guide. While CBRE, Inc. did not observe anything to suggest a different economic life, 
a capital improvement program could extend the life expectancy. 

CONCLUSION 

The improvements are in average overall condition. Overall, there are no known factors that 
adversely impact the marketability of the improvements. 
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ZONING MAP 
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Zoning 

The following chart summarizes the subject’s zoning requirements. 

ZONING SUMMARY
Current Zoning UNZ

Legally Conforming Yes

Uses Permitted Most commercial uses are permited.

Zoning Change Not likely
Category Zoning Requirement

Source:  Planning & Zoning Dept.  

ANALYSIS AND CONCLUSION 

The improvements represent a legally conforming use and, if damaged, may be restored without 
special permit application. Additional information may be obtained from the appropriate 

governmental authority. For purposes of this appraisal, CBRE has assumed the information 
obtained is correct. 
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Tax and Assessment Data 

The following summarizes the local assessor’s estimate of the subject’s market value, assessed 
value, and taxes, and does not include any furniture, fixtures or equipment. The CBRE estimated 

tax obligation is also shown. 

AD VALOREM TAX INFORMATION

Parcel Assessor's Parcel No. Parcel Description 2023 2024

1 55258B01L005 subject $2,565,900 $2,687,700

Subtotal $2,565,900 $2,687,700

% of Assessed Value 100% 100%

Final Assessed Value 2,565,900    2,687,700             

General Tax Rate (per $1,000 A.V.) 12.083          - - -

General Tax: $31,004 - - - 

Effective Tax Rate (per $1,000 A.V.) 12.083         - - - 

Total Taxes $31,004 - - -

Source:  Assessor's Office  

State statutes require that real estate in Alaska be assessed at “full and true value” for real estate 

tax purposes, and this terminology is usually interpreted as synonymous with market value as 
defined in this report. In practice, assessed values tend to be lower than market value, although 

this is not always true.  

CONCLUSION 

Our research of numerous properties that have sold over the past several years indicates an 
average assessed value ratio (assessed value / market value) of roughly 60% to 80%.  However, 
in this case, it would appear the subject is currently somewhat over assessed based on the as is 

value of this report at $2,100,000.  For purposes of this analysis, CBRE, Inc. assumes that all 
taxes are current. 
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Market Analysis 

The subject is an industrial property that is currently being used as repair shop and offices along 
with vehicle storage yard.  The property was originally a bus barn for many years before the 

current tenant took over operations about a year ago. We have included an industrial market 
analysis and a Wasilla area industrial analysis in this chapter.  

DEMOGRAPHIC ANALYSIS 

Demand for industrial properties is a direct function of demographic characteristics analyzed on 
the following pages.  

Housing, Population and Household Formation 

The following table illustrates the population and household changes for the subject 
neighborhood.  

 

POPULATION AND HOUSEHOLD PROJECTIONS

Population

2028 Total Population 2,241 18,220 39,831 399,825 116,666

2023 Total Population 2,113 17,000 37,286 400,252 111,739

2010 Total Population 1,879 13,424 28,906 380,821 88,995

2000 Total Population 1,307 9,887 20,656 319,605 59,322

Annual Growth 2023 - 2028 1.18% 1.40% 1.33% -0.02% 0.87%

Annual Growth 2010 - 2023 0.91% 1.83% 1.98% 0.38% 1.77%

Annual Growth 2000 - 2010 3.70% 3.11% 3.42% 1.77% 4.14%

Households

2028 Total Households 817 6,453 14,433 152,665 43,115

2023 Total Households 756 5,909 13,269 150,143 40,541

2010 Total Households 673 4,594 10,143 139,156 31,824

2000 Total Households 443 3,269 6,933 115,378 20,556

Annual Growth 2023 - 2028 1.56% 1.78% 1.70% 0.33% 1.24%

Annual Growth 2010 - 2023 0.90% 1.96% 2.09% 0.59% 1.88%

Annual Growth 2000 - 2010 4.27% 3.46% 3.88% 1.89% 4.47%

Source:  ESRI

Anchorage, AK 
Metropolitan 

Statistical Area

Matanuska-
Susitna Borough

1 Mile Radius 3 Mile Radius 5 Mile Radius

 

As shown, the subject’s neighborhood is experiencing moderate positive increases in both 
population and households.  

Income Distributions 

Household income available for expenditure on consumer items is a primary factor in 

determining the retail supply and demand levels in a given market area. In the case of this study, 
a projection of household income identifies (in gross terms) the market from which the subject 
submarket draws. The following table illustrates estimated household income distribution for the 

subject neighborhood. 
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HOUSEHOLD INCOME DISTRIBUTION

Households by Income Distribution (2023)

<$15,000 7.14% 6.53% 6.59% 8.36% 8.74%

$15,000 - $24,999 4.23% 4.69% 6.29% 5.79% 6.83%

$25,000 - $34,999 2.38% 2.49% 3.08% 5.05% 4.03%

$35,000 - $49,999 5.29% 7.29% 7.91% 7.74% 8.16%

$50,000 - $74,999 16.27% 15.70% 16.28% 15.43% 16.76%

$75,000 - $99,999 12.70% 15.70% 16.05% 14.02% 15.79%

$100,000 - $149,999 24.07% 19.58% 19.13% 20.01% 19.31%

$150,000 - $199,999 12.96% 12.08% 11.30% 11.46% 10.35%

$200,000+ 15.08% 15.91% 13.35% 12.14% 10.03%

Source:  ESRI

Anchorage, AK 
Metropolitan 

Statistical Area

Matanuska-
Susitna Borough

1 Mile Radius 3 Mile Radius 5 Mile Radius

 

The following table illustrates the median and average household income levels for the subject 
neighborhood. 

HOUSEHOLD INCOME LEVELS

Income

2023 Median Household Income $102,660 $95,119 $88,501 $86,845 $82,013

2023 Average Household Income $131,871 $130,295 $121,137 $117,872 $109,297

2023 Per Capita Income $46,586 $45,851 $43,124 $44,395 $39,692

Source:  ESRI

Anchorage, AK 
Metropolitan 

Statistical Area

Matanuska-
Susitna Borough

1 Mile Radius 3 Mile Radius 5 Mile Radius

 

Outlook 

Based on this analysis, the immediate area surrounding the subject is projected to experience 

moderate, positive growth relative to households, population, income levels and retail 
expenditures into the near future. Given the area demographics, it appears that demand for both 
comparable surrounding area commercial properties and the subject will continue to be 

favorable. 

New Industrial Construction 

Current real estate conditions (i.e., rents and sale prices) do not generally support most rent-
driven (or speculative) commercial construction. Recent developments have typically been the 

result of a lack of substitute properties in the existing inventory and were built for owner/users.  

Only a handful new warehouses were developed on speculation of finding tenants, while the 
majority of properties are built-to-suit.  

 

Industrial Market Rents 

Tenant “fit” is a key factor in the industrial market: floor and ceiling heights, door configuration 
and the amount of office space and yard storage are important factors for warehouse tenants. 
With a few exceptions, current market rents for warehouse or office-warehouse space are 

generally below the levels that justify new construction.  

Common practice is to express rents on the basis of dollars per square foot per month. According 
to knowledgeable participants, blended office/warehouse rents typically range from $ 9.00/SF to 
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$27.00/SF. A recent CoStar reports that the Mat-Su Business Region average rents are 
$16.87/SF. 

 

At the rates discussed above, the tenant in a multi-tenant building is generally responsible for a 
pro-rata share of utility expenses, janitor and other items depending on the property. For single-

tenant warehouse properties, rents are usually based on tenants paying all expenses, except 
management and reserves, and this is generally referred as a triple-net lease (N-N-N). 

Of note, property owners often avoid shop tenants that are in the automotive repair business due 

to possible environmental concerns. Therefore, repair shops often utilize lower quality space or 
occupy space at the high end of the rental rate. 
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Industrial Market Vacancies 

In 1986, economic conditions in much of Alaska entered a downturn caused by overbuilding, low 

oil prices and a loss of jobs. These conditions caused a decline in office demand. Coupled with 
an over-built market, office vacancies soared to nearly 40% in Wasilla in 1986 and remained at 
more than 20% until 1992. During this time, much of the 1980s construction went into 

foreclosure due to poor income performance stemming from severely diminished demand. 

 

Based on discussions with numerous brokers, owners, and managers of industrial property, we 
do not expect any significant changes in the vacancy rate during the next few years, but given 
economic concerns, a range of 3% to 8% is reasonable. 
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Vacancies are low at this time, with many properties owner-occupied. All issues taken together; 
we expect that the property should continue to compete effectively in this segment of the Mat-Su 

market. We project a stabilized vacancy and credit loss of 5% (see Income Capitalization 
Approach). 

Overall, the Mat-Su has enjoyed a relatively stable economy over the last 15 years and 

weathered the national recession fairly well. The Mat-Su economy has steadily grown more 
diversified and resilient over the past years. Sectors that are not as closely tied to the oil industry, 
such as healthcare, tourism and transportation are stable. Of course, this can change quickly if 

there is a decrease in population. Going forward in 2024, the Mat-Su real estate market is best 
characterized as flat with market participants keeping a close eye on inflation, oil prices and 
population trends. 

The Mat-Su and Anchorage economies are inextricably linked, and so are their futures. Some 
events could provide the Mat-Su Valley with a more independent path, such as new port activity 
or growth in the nonresidential component of the visitor industry. At present the fate of the Mat-Su 

Valley’s economy is more dependent on what happens in Anchorage than vice-versa. As the Mat-
Su borough becomes a bigger slice of the combined area, a greater balance will develop in this 

relationship. 

CONCLUSION 

General rent and occupancy levels in the Mat-Su are currently healthy, although speculative 
construction is still generally not feasible for the typical developer. Flat economic conditions may 
prevail for the near term, but continued population and job growth in the area can only serve to 

improve both demand and rents for commercial space. Overall, we expect stability in the 
commercial market over the next several years. However, the State of Alaska's economy is heavily 
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dependent on stable oil prices and there are projections of a deficit going into 2024, with issue 
related to the coronavirus and oil price wars between Saudi Arabia and Russia. While oil prices 

tend to fluctuate, we recognize that this is a near-term economic risk for the subject. The Mat-Su 
market should remain stable over the foreseeable future; however, market participants in all 
sectors of real estate are keeping a close eye on the market going forward in 2024/2025. These 

issues are taken into consideration through our selection of a capitalization rate later in this 
report. 
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Highest and Best Use 

In appraisal practice, the concept of highest and best use represents the premise upon which 
value is based. The four criteria the highest and best use must meet are: 

legally permissible; 
physically possible; 
financially feasible; and 
maximally productive. 

The highest and best use analysis of the subject is discussed below.  

AS VACANT 

The property is unzoned but is of sufficient size to accommodate various types of development. 

The immediate area includes various commercial and light industrial land uses. Considering the 
surrounding land uses, location attributes, legal restrictions and other factors, it is our opinion 
that a commercial oriented use would be reasonable and appropriate. Therefore, it is our 

opinion that the highest and best use would be for commercial-related use, time and 
circumstances warranting. The most likely buyer of the site as vacant is a developer or owner-
user. 

AS IMPROVED 

As improved, the subject involves a commercial-oriented facility. The current use is legally 
permissible and physically possible. The improvements continue to contribute value to the 
property and based on our analysis, the existing use is financially feasible and the maximally 

productive use.  Given the property is encumbered by a long-term lease, the most likely buyer for 
the subject property is as follows: 

• Investor-Regional 

Therefore, it is our opinion that the highest and best use of the subject, as improved, is for 

continued use as an office/warehouse with industrial use.  
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Sales Comparison Approach 

The following map and table summarize the comparable data used in the valuation of the 
subject. A detailed description of each transaction is included in the addenda. 
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Summary of Copmparable Sales

Land Land-to YOC / Property GBA Actual Sale Price
No. Property Name Type Date (Acres) Bldg Rt Reno'd Type  (SF)  Price Per SF 1 OAR

1 Big Lodge Road Warehouse
14868 Big Lake Lodge Road
Wasilla, AK 99654

Available
/Listing

Apr-24 9.00 47.81 2017 Industrial 8,200 $2,450,000 $298.78 - - -

2 Denali Street Office/Wrhs.
440 S. Denali Street
Wasilla, AK 99654

Sale Apr-23 0.21 4.43 1978 /
2022

Industrial 2,064 $349,900 $169.53 7.20%

3 Gibson Roofing Warehouse
2001 E. Foundry Way
Wasilla, AK 99654

Under 
Contract

Apr-24 1.00 7.26 2001 Industrial 6,000 $975,000 $162.50 8.20%

4 Blondell Drive Office/Warehouse
6701 W. Blondell Drive
Wasilla, AK 99623

Sale Jul-23 1.18 5.41 2000 Industrial 9,500 $1,325,000 $139.47 8.50%

5 Green Forest Office/Warehouse
2805 N. Green Forest Drive
Palmer, AK 99645

Sale Oct-23 0.68 7.24 2005 Industrial 4,091 $560,000 $136.89 8.75%

6 Denali Street Industrial
567 Denali Street
Wasilla, AK 99654

Available
/Listing

Aug-23 0.60 3.58 2000 Industrial 7,300 $779,900 $106.84 9.00%

7 Frontier Ambulance Warehouse
14675 W. Diane Lane
Big Lake, AK 99652

Sale Dec-22 1.03 6.80 2007 Industrial 6,600 $635,000 $96.21 9.50%

Subj.
Pro

Forma

Northern Powerline Constructors 
Warehouse
6183 East Mountain Heather Way
Wasilla, AK 99645

Under 
Contract

Feb-24 7.72 20.02 2001 Industrial 16,800 $2,100,000 $125.00 ---

1 Adjusted sale price for cash equivalency, lease-up and/or deferred maintenance (where applicable)

Compiled by CBRE

Transaction

 

The sales utilized represent the best data available for comparison with the subject. They were 

selected from our research of comparable improved sales within the greater Wasilla, Big Lake 
and Palmer areas. These sales were chosen based upon best available data. Discussions of the 
sales comparison details are provided in the Addenda. 

It is our opinion that the comparables utilized in this analysis represent the best data currently 
available for comparison to the subject. They were selected primarily due to market timing, with 
as much consideration as possible given to similarities use, size, and rural/tertiary locations in the 

Southend market. The unit of comparison in this analysis is price per rentable square foot, with 
various other amenities of the site and improvements included into the adjustment and 
reconciliation process. Prior to making any adjustments, the comparables indicate unadjusted 

sale prices ranging from $96.21/SF to $298.78/SF of GBA. 

Due to the subject’s age, location and large size we place downward pressure on the PSF 
indicator, we would expect the subject to fall at the lower middle end of the range on a PSF basis.  

SUMMARY OF ADJUSTMENTS 

All of the sales involved fee simple sites.  Financing and sale terms were cash or at-market 

financing – no adjustments are necessary.   Financing terms for the sales were cash to sellers or 
the equivalent.  All the sales and pending sales occurred between 2022 and 2024 with one 
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current listing.  Physical adjustments such as building age, size, construction type, quality, 
condition, overall appeal, site configuration and functional utility are recognized using 

comparative analysis.  The sales range from $96.21/SF to $298.78/SF of GBA.  Note, the 
subject has a very large site area with a land-to-building ratio of 20.01 to 1 which is superior to 
most of the comparisons except for No. 1.  Overall, the comparisons provide a good value range 

for the subject building.  We array the sales relative to the subject in the following table. 

SALES ADJUSTMENT GRID

Comparable Number 1 2 3 4 5 6 7 Subject

Transaction Type Sale Sale Sale Sale Sale Sale Sale Sale

Transaction Date Apr-24 Apr-23 Apr-24 Jul-23 Oct-23 Aug-23 Dec-22 Pending
Interest Transferred Fee 

Simple/Freehold
Fee 

Simple/Freehold
Fee 

Simple/Freehold
Fee 

Simple/Freehold
Fee 

Simple/Freehold
Fee 

Simple/Freehol
d

Fee 
Simple/Freehol

d

Fee

Land Area (Acres) 9.00 0.21 1.00 1.18 0.68 0.60 1.03 7.72
Year Built/Renovated 2017 1978/2022 2001 2000 2005 2000 2007 2001

Property Type Industrial Industrial Industrial Industrial Industrial Industrial Industrial Industrial
Traffic Counts (AADT)
GBA (SF) 8,200 2,064 6,000 9,500 4,091 7,300 6,600 16,800

Actual Sale Price $2,450,000 $349,900 $975,000 $1,325,000 $560,000 $779,900 $635,000 $2,100,000

Adjusted Sale Price 1 $2,450,000 $349,900 $975,000 $1,325,000 $560,000 $779,900 $635,000 ---

Price Per SF 1 $298.78 $169.53 $162.50 $139.47 $136.89 $106.84 $96.21 ---
OAR - - - 7.20% 8.20% 8.50% 8.75% 9.00% 9.50% ---

Adj. Price Per SF $298.78 $169.53 $162.50 $139.47 $136.89 $106.84 $96.21  
     Land-to-Building Ratio 47.8% 4.4% 7.3% 5.4% 7.2% 3.6% 6.8% 20.02%

Land-to-Building Ratio Superior Inferior Inferior Inferior Inferior Inferior Inferior
Location Inferior Inferior Similar Similar Similar Inferior Superior

Size Superior Superior Superior Superior Superior Superior Superior

Age/Condition Superior Superior Superior Superior Superior Similar Similar
Quality of Construction Similar Similar Similar Similar Similar Similar Similar 

Absolute Adjustment Superior Superior Superior Superior Superior Inferior Inferior
1 Adjusted for cash equivalency, lease-up and/or deferred maintenance (where applicable)

Compiled by CBRE

 

SALE PRICE PER SQUARE FOOT CONCLUSION 

The high end of the range is No. 1 at $298.78/SF which is a good quality building built in 2017 
with a higher land-to-building ratio at 47.8% which are both superior to the subject. We would 
expect a lower SP/SF for the subject.   The low end of the range is No. 7 at $96.21/SF which is 

similar in terms of age and condition but has a superior location along a major thoroughfare.  
This property has an inferior land to building ratio with a far inferior land area to the subject.  
No. 6 at $106.84/SF was recently renovated and has a superior condition and is smaller but has 

a far inferior land-to-building ratio to the subject.  We would expect a higher SP/SF for the 
subject.  Nos 2-5 at $136.89 to $169.53/SF are all superior to the subject in terms of size and 
condition and are superior to the subject in that regard.  We would expect a lower SP/SF for the 

subject to Nos 2-5.   
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SALES COMPARISON APPROACH     

GLA/GBA (SF) X Value Per SF = Value

16,800 X $120.00 = $2,016,000

16,800 X $130.00 = $2,184,000

VALUE CONCLUSION

As Is Market Value $2,100,000

Rounded $2,100,000

Value Per SF $125.00

Compiled by CBRE  

As shown, the indicated values set a range between $2,020,000 to $2,180,000 (slightly 

rounded) “as is”.  This approach generally supports our Income Capitalization Approach value 
and we reconcile at $2,100,000 in this approach.  
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Income Capitalization Approach 

The following map and table summarize the primary comparable data used in the valuation of 
the subject. A detailed description of each transaction is included in the addenda. 
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SUMMARY OF COMPARABLE RENTALS

No. Property Name Location
YOC / 
Reno'd Property Subtype

Expense 
Basis

Area 
(SF)

Lease
Date

Lease
Term

Monthly
Rent

Addjusted
Rent

1 Builders Choice 4201 E. Palmer-Wasilla Highway 2018 WH / Distribution / 
Logistics

NNN 10,000 Jan-19 12.0 Yrs. $1.50  PSF $1.50  PSF

Wasilla, AK 99654

2 Classic Collision 7805 E. Palmer-Wasilla Highway 2003 WH / Distribution / 
Logistics

NNN 11,520 Jan-22 10.0 Yrs. $1.15  PSF $1.15  PSF

Wasilla, AK 99645

3 Hermon Warehouse 900 S. Hermon Road 1983 WH / Distribution / 
Logistics

NNN 7,620 Jan-23 5.0 Yrs. $1.00  PSF $1.00  PSF

Wasilla, AK 99654

4 Railroad Warehouse 651 E. Railroad Avenue 1973 WH / Distribution / 
Logistics

Utilities 4,600 Mar-20 2.0 Yrs. $1.10  PSF $0.95  PSF

Wasilla, AK 99654

5 Territory North Constructors 1705 N Winding Brook Loop #A1 1982 WH / Distribution / 
Logistics

Utilities 1,595 Jun-23 1.0 Yrs. $0.94  PSF $0.79  PSF

Palmer, AK 99645

Subj
.

Northern Powerline 
Constructors Warehouse

6183 East Mountain Heather Way
Wasilla, AK 99645

2001 Retail/Warehouse/
Office

NNN 16,800 Feb-23 9.0 Yrs. $0.92  PSF $0.92  PSF

Compiled by CBRE

 

MARKET RENT ANALYSIS 

The adjusted comparisons range for $0.79/SF to $1.50/SF. Rent comparison No. 4 and 5, were 

adjusted down $0.15/SF given the tenants only pay utility expenses for their leases and the 
subject in leased based on a NNN basis. The subject is generally ranked as inferior to the 
majority of the comparisons due to its size (larger) given, as unit size increases, rent per square 

foot generally decreases. The subject’s exposure is generally similar to the majority of the 
comparisons as well as it does not front a major thoroughfare.  Although Nos. 1 and 2 offer 
superior locations given their premium Parks Highway exposure, proximity to surrounding 

developments and overall position in Wasilla and are slightly superior in terms of condition and 
buildouts to the subject.  Nos 3 and 4 are superior based on size as they are much smaller, but 
No. 5 is a very small unit with minimal office build-outs and no yard area which we find is 

inferior to the subject.  Considering these issues, we would expect the subject to lease above No. 
5, ($0.79/SF), below No. 4 ($0.95/SF). Overall, we find the subject’s current contract rent is 

within range of market and well supported.  When this lease signed the property had been 
exposed to the market at $0.95/SF for several months before the starting lease was signed at 
$0.89/SF.   

CURRENT LEASE 

The property is currently leased to Northern Powerline Constructors for $0.92/SF or 
$15,450/month and $185,400/year.  The lease began April 1, 2023, for a starting rent of 

$0.89/SF.  The lease is nine-year term with eight years remaining and an expiration date of April 
30, 2032.  The lease increases 3% every year of the term.  The current rent includes the building 
and all the underlying land.  This is a NNN lease with the tenant paying all expenses associated 

with the property.  We find the current contract rent is supported by market.  
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POTENTIAL RENTAL INCOME CONCLUSION 

Within this analysis, potential rental income is estimated based upon the forward-looking market 
rental rates over the next twelve months. 

POTENTIAL RENTAL INCOME

Total $/SF/Yr
CBRE Estimate $185,400 $11.04

Compiled by CBRE  

VACANCY & CREDIT LOSS 

The subject’s estimated stabilized occupancy rate was previously discussed in the market analysis. 

The subject’s vacancy and credit loss is detailed as follows: 

VACANCY & CREDIT LOSS

Total % of PGI
CBRE Estimate ($9,270) 5.0%

Compiled by CBRE  

We have concluded a vacancy and credit loss deduction of $9,240/year or 5% of gross income.  

EFFECTIVE GROSS INCOME 

The subject’s effective gross income is detailed as follows: 

EFFECTIVE GROSS INCOME

Total $/SF/Yr
CBRE Estimate $176,130 $10.48

Compiled by CBRE   

EXPENSES 

Operating expenses include variable expenses that fluctuate with occupancy levels and other 

forces. Included in this category are professional management, utilities, maintenance and repairs, 
parking lot (snow removal and landscaping) and miscellaneous expenses. Fixed expenses include 
reserves for replacement, insurance and real estate taxes, and do not vary with occupancy levels. 

Our projections reflect only these landlord-paid expenses. In this analysis, we have projected the 
subject’s expense structure as NNN meaning that the landlord would be responsible for 
management and reserve expenses and the tenants would pay all other building expenses 

associated with the operation of the subject. 
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Management Fee 

Management expenses are typically negotiated as a percentage of collected revenues (i.e., 
effective gross income). The comparable data and projections for the subject are summarized as 

follows: 

MANAGEMENT FEE

Total % of EGI
CBRE Estimate $3,523 2.0%

Compiled by CBRE  

Reserves for Replacement 

Reserves for replacement have been estimated based on market parameters. The comparable 
data and projections for the subject are summarized as follows: 

REPLACEMENT RESERVES

Total $/SF/Mo
CBRE Estimate $4,403 $0.26

Compiled by CBRE  

OPERATING EXPENSE CONCLUSION 

The comparable data and projections for the subject are summarized as follows: 

TOTAL OPERATING EXPENSES

Total $/SF/Mo
CBRE Estimate $7,926 $0.47

Compiled by CBRE   

NET OPERATING INCOME CONCLUSION 

The comparable data and projections for the subject are summarized as follows: 

NET OPERATING INCOME

Total $/SF/Yr
CBRE Estimate $168,204 $10.01

Compiled by CBRE  

DIRECT CAPITALIZATION 

Direct capitalization is a method used to convert a single year’s estimated stabilized net operating 
income into a value indication. The following subsections represent different techniques for 
deriving an overall capitalization rate. 
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Comparable Sales 

The overall capitalization rates (OARs) confirmed for the comparable sales analyzed in the sales 
comparison approach are as follows: 

COMPARABLE CAPITALIZATION RATES

Sale Sale Price

Sale Date $/SF  OAR
1 Apr-24 $298.78 - - -
2 Apr-23 $169.53 7.20%
3 Apr-24 $162.50 8.20%
4 Jul-23 $139.47 8.50%
5 Oct-23 $136.89 8.75%
6 Aug-23 $106.84 9.00%
7 Dec-22 $96.21 9.50%

Indicated OAR: 7.20%-9.50%

Compiled by CBRE

 

The overall capitalization rates for these sales were derived based upon the actual or pro-forma 

income characteristics of the property.  The majority of the sales occurred within the past 12 
months, while Sale No 7 represents a slightly older transaction date. Therefore, primary emphasis 
has been placed upon the more recent data, which is generally reflective of current market 

trends, interest rates, and buyer’s expectations and motivation in the market. Given the subject’s 
position in the market, we would expect it to rank near the low end of the local comparisons.  

Published Investor Surveys 

The results of the most recent investor surveys are summarized in the following chart. 

OVERALL CAPITALIZATION RATES

Investment Type OAR Range Average
Local Sales Comparisons 7.20% - 9.50% 8.35%

RealtyRates.com

Industrial 5.91% - 13.24% 9.56%

Warehouse/Distribution 5.91% - 11.60% 8.61%

R&D/Flex 6.54% - 13.24% 9.72%

Climate Controlled/Manufacturing 6.21% - 12.53% 8.81%

-

PwC Warehouse

National Data 4.00% - 8.00% 5.38%

Indicated OAR: 8.00%

Compiled by CBRE  

Because of the subject’s condition, type and flexibility towards alternative uses, an OAR near the 
middle of the range indicated in the preceding table is considered appropriate. 
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We have also considered recent events and prevailing market conditions with respect to 
capitalization rates. This includes a combination of inflationary pressures, higher cost of capital 

(considering interest rates as well as risk spreads), and the recent geopolitical events. While the 
overall long-term outlook for commercial real estate remains positive, the full effect of these 
factors may not yet be reflected in transactional data. Overall, we view uncertainty and the higher 

cost of capital to have an upward influence on capitalization rates which is considered with 
respect to our conclusion herein. 

Direct Capitalization Summary 

A summary of the direct capitalization is illustrated in the following chart. 

DIRECT CAPITALIZATION SUMMARY

Income Area - SF Rent/Mo. $/SF/Mo Total      

Office Warehouse 16,800 $15,450 $0.92 $185,400

Potential Rental Income $185,400

Vacancy & Credit Loss 5.00% (0.55) (9,270)                     

                      $/SF/Yr

Effective Gross Income $10.48 $176,130

Management Fee 2.00% $0.00 $3,523

Utilities 0.00 0.00

General Operating 0.00 0.00

Reserves for Replacment 2.50% $0.00 $4,403

Insurance 0.00 0.00

Real Estate Taxes 0.00 0.00

Total Operating Expenses $0.47 $7,926

Operating Expense Ratio 4.50%

Net Operating Income $10.01 $168,204

OAR 8.00%

Indicated Value As Is $2,102,552

Rounded $2,100,000

Value Per Unit $2,100,000

Value Per SF $125.00
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Reconciliation of Value 

The value indications from the approaches to value are summarized as follows: 

SUMMARY OF VALUE CONCLUSIONS

Appraisal Premise As of Date
Excess Land 

Value
Cost 

Approach
Sales Comparison 

Approach
Income 

Approach
Reconciled 

Value

As Is - Total Property April 6, 2024 $2,100,000 $2,100,000 $2,100,000

Compiled by CBRE

 

In valuing the subject, given the long-term lease in place, the Income Capitalization Approach is 

considered most reliable and has been given primary emphasis, with secondary emphasis placed 
on the Sales Comparison Approach. In the case of the subject, the value conclusions are the 

same for both analyses. The property is pending sale for $2,100,000 which is supported by 
market. Based on the foregoing, the market value of the subject has been concluded as follows: 

MARKET VALUE CONCLUSION

Appraisal Premise Interest Appraised Date of Value Value Conclusion
As Is Leased Fee Interest April 6, 2024 $2,100,000

Compiled by CBRE  
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Assumptions and Limiting Conditions 

1. CBRE, Inc. through its appraiser (collectively, “CBRE”) has inspected through reasonable observation the subject 
property. However, it is not possible or reasonably practicable to personally inspect conditions beneath the soil 
and the entire interior and exterior of the improvements on the subject property. Therefore, no representation is 
made as to such matters.  

2. The report, including its conclusions and any portion of such report (the “Report”), is as of the date set forth in the 
letter of transmittal and based upon the information, market, economic, and property conditions and projected 
levels of operation existing as of such date. The dollar amount of any conclusion as to value in the Report is based 
upon the purchasing power of the U.S. Dollar on such date. The Report is subject to change as a result of 
fluctuations in any of the foregoing. CBRE has no obligation to revise the Report to reflect any such fluctuations or 
other events or conditions which occur subsequent to such date.  

3. Unless otherwise expressly noted in the Report, CBRE has assumed that: 

(i) Title to the subject property is clear and marketable and that there are no recorded or unrecorded matters or 
exceptions to title that would adversely affect marketability or value. CBRE has not examined title records 
(including without limitation liens, encumbrances, easements, deed restrictions, and other conditions that may 
affect the title or use of the subject property) and makes no representations regarding title or its limitations on 
the use of the subject property. Insurance against financial loss that may arise out of defects in title should be 
sought from a qualified title insurance company. 

(ii) Existing improvements on the subject property conform to applicable local, state, and federal building codes 
and ordinances, are structurally sound and seismically safe, and have been built and repaired in a workmanlike 
manner according to standard practices; all building systems (mechanical/electrical, HVAC, elevator, plumbing, 
etc.) are in good working order with no major deferred maintenance or repair required; and the roof and 
exterior are in good condition and free from intrusion by the elements. CBRE has not retained independent 
structural, mechanical, electrical, or civil engineers in connection with this appraisal and, therefore, makes no 
representations relative to the condition of improvements. CBRE appraisers are not engineers and are not 
qualified to judge matters of an engineering nature, and furthermore structural problems or building system 
problems may not be visible. It is expressly assumed that any purchaser would, as a precondition to closing a 
sale, obtain a satisfactory engineering report relative to the structural integrity of the property and the integrity 
of building systems.  

(iii) Any proposed improvements, on or off-site, as well as any alterations or repairs considered will be completed in 
a workmanlike manner according to standard practices. 

(iv) Hazardous materials are not present on the subject property. CBRE is not qualified to detect such substances. 
The presence of substances such as asbestos, urea formaldehyde foam insulation, contaminated groundwater, 
mold, or other potentially hazardous materials may affect the value of the property.  

(v) No mineral deposit or subsurface rights of value exist with respect to the subject property, whether gas, liquid, 
or solid, and no air or development rights of value may be transferred. CBRE has not considered any rights 
associated with extraction or exploration of any resources, unless otherwise expressly noted in the Report.  

(vi) There are no contemplated public initiatives, governmental development controls, rent controls, or changes in 
the present zoning ordinances or regulations governing use, density, or shape that would significantly affect the 
value of the subject property. 

(vii) All required licenses, certificates of occupancy, consents, or other legislative or administrative authority from any 
local, state, or national government or private entity or organization have been or can be readily obtained or 
renewed for any use on which the Report is based. 

(viii) The subject property is managed and operated in a prudent and competent manner, neither inefficiently, nor 
super-efficiently. 

(ix) The subject property and its use, management, and operation are in full compliance with all applicable federal, 
state, and local regulations, laws, and restrictions, including without limitation environmental laws, seismic 
hazards, flight patterns, decibel levels/noise envelopes, fire hazards, hillside ordinances, density, allowable 
uses, building codes, permits, and licenses.  

(x) The subject property is in full compliance with the Americans with Disabilities Act (ADA). CBRE is not qualified to 
assess the subject property’s compliance with the ADA, notwithstanding any discussion of possible readily 
achievable barrier removal construction items in the Report.  
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(xi) All information regarding the areas and dimensions of the subject property furnished to CBRE are correct, and 
no encroachments exist. CBRE has neither undertaken any survey of the boundaries of the subject property, nor 
reviewed or confirmed the accuracy of any legal description of the subject property.  

Unless otherwise expressly noted in the Report, no issues regarding the foregoing were brought to CBRE’s 
attention, and CBRE has no knowledge of any such facts affecting the subject property. If any information 
inconsistent with any of the foregoing assumptions is discovered, such information could have a substantial 
negative impact on the Report and any conclusions stated therein. Accordingly, if any such information is 
subsequently made known to CBRE, CBRE reserves the right to amend the Report, which may include the 
conclusions of the Report. CBRE assumes no responsibility for any conditions regarding the foregoing, or for any 
expertise or knowledge required to discover them. Any user of the Report is urged to retain an expert in the 
applicable field(s) for information regarding such conditions.  

4. CBRE has assumed that all documents, data and information furnished by or on behalf of the client, property 
owner or owner’s representative are accurate and correct, unless otherwise expressly noted in the Report. Such 
data and information include, without limitation, numerical street addresses, lot and block numbers, Assessor’s 
Parcel Numbers, land dimensions, square footage area of the land, dimensions of the improvements, gross 
building areas, net rentable areas, usable areas, unit count, room count, rent schedules, income data, historical 
operating expenses, budgets, and related data. Any error in any of the above could have a substantial impact on 
the Report and any conclusions stated therein. Accordingly, if any such errors are subsequently made known to 
CBRE, CBRE reserves the right to amend the Report, which may include the conclusions of the Report. The client 
and intended user should carefully review all assumptions, data, relevant calculations, and conclusions of the 
Report and should immediately notify CBRE of any questions or errors within 30 days after the date of delivery of 
the Report.  

5. CBRE assumes no responsibility (including any obligation to procure the same) for any documents, data or 
information not provided to CBRE, including, without limitation, any termite inspection, survey or occupancy 
permit.  

6. All furnishings, equipment and business operations have been disregarded with only real property being 
considered in the Report, except as otherwise expressly stated and typically considered part of real property.  

7. Any cash flows included in the analysis are forecasts of estimated future operating characteristics based upon the 
information and assumptions contained within the Report. Any projections of income, expenses and economic 
conditions utilized in the Report, including such cash flows, should be considered as only estimates of the 
expectations of future income and expenses as of the date of the Report and not predictions of the future. This 
Report has been prepared in good faith, based on CBRE's current anecdotal and evidence-based views of the 
commercial real estate market. Although CBRE believes its views reflect market conditions on the date of this 
Report, they are subject to significant uncertainties and contingencies, many of which are beyond CBRE's control. 
In addition, many of CBRE's views are opinion and/or projections based on CBRE's subjective analyses of current 
market circumstances. Actual results are affected by a number of factors outside the control of CBRE, including 
without limitation fluctuating economic, market, and property conditions. Actual results may ultimately differ from 
these projections, and CBRE does not warrant any such projections. Further, other firms may have different 
opinions, projections and analyses, and actual market conditions in the future may cause CBRE's current views to 
later change or be incorrect. CBRE has no obligation to update its views herein if its opinions, projections, analyses 
or market circumstances later change.  

8. The Report contains professional opinions and is expressly not intended to serve as any warranty, assurance or 
guarantee of any particular value of the subject property. Other appraisers may reach different conclusions as to 
the value of the subject property. Furthermore, market value is highly related to exposure time, promotion effort, 
terms, motivation, and conclusions surrounding the offering of the subject property. The Report is for the sole 
purpose of providing the intended user with CBRE’s independent professional opinion of the value of the subject 
property as of the date of the Report. Accordingly, CBRE shall not be liable for any losses that arise from any 
investment or lending decisions based upon the Report that the client, intended user, or any buyer, seller, investor, 
or lending institution may undertake related to the subject property, and CBRE has not been compensated to 
assume any of these risks. Nothing contained in the Report shall be construed as any direct or indirect 
recommendation of CBRE to buy, sell, hold, or finance the subject property.  

9. No opinion is expressed on matters which may require legal expertise or specialized investigation or knowledge 
including, but not limited to, environmental, social, and governance principles (“ESG”), beyond that customarily 
employed by real estate appraisers. Any user of the Report is advised to retain experts in areas that fall outside the 
scope of the real estate appraisal profession for such matters. 
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10. CBRE assumes no responsibility for any costs or consequences arising due to the need, or the lack of need, for 
flood hazard insurance. An agent for the Federal Flood Insurance Program should be contacted to determine the 
actual need for Flood Hazard Insurance.  

11. Acceptance or use of the Report constitutes full acceptance of these Assumptions and Limiting Conditions and any 
special assumptions set forth in the Report. It is the responsibility of the user of the Report to read in full, 
comprehend and thus become aware of all such assumptions and limiting conditions. CBRE assumes no 
responsibility for any situation arising out of the user’s failure to become familiar with and understand the same.  

12. The Report applies to the property as a whole only, and any pro ration or division of the title into fractional 
interests will invalidate such conclusions, unless the Report expressly assumes such pro ration or division of 
interests. 

13. The allocations of the total value estimate in the Report between land and improvements apply only to the existing 
use of the subject property. The allocations of values for each of the land and improvements are not intended to 
be used with any other property or appraisal and are not valid for any such use. 

14. The maps, plats, sketches, graphs, photographs, and exhibits included in this Report are for illustration purposes 
only and shall be utilized only to assist in visualizing matters discussed in the Report. No such items shall be 
removed, reproduced, or used apart from the Report. 

15. The Report shall not be duplicated or provided to any unintended users in whole or in part without the written 
consent of CBRE, which consent CBRE may withhold in its sole discretion. Exempt from this restriction is duplication 
for the internal use of the intended user and its attorneys, accountants, or advisors for the sole benefit of the 
intended user. Also exempt from this restriction is transmission of the Report pursuant to any requirement of any 
court, governmental authority, or regulatory agency having jurisdiction over the intended user, provided that the 
Report and its contents shall not be published, in whole or in part, in any public document without the written 
consent of CBRE, which consent CBRE may withhold in its sole discretion. Finally, the Report shall not be made 
available to the public or otherwise used in any offering of the property or any security, as defined by applicable 
law. Any unintended user who may possess the Report is advised that it shall not rely upon the Report or its 
conclusions and that it should rely on its own appraisers, advisors and other consultants for any decision in 
connection with the subject property. CBRE shall have no liability or responsibility to any such unintended user. 
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ADDENDA 
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Addendum B 

IMPROVED SALE DATA SHEETS 
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Available/Listing Industrial - WH / Distribution / Logistics No. 1
Property Name Big Lodge Road Warehouse

Address 14868 Big Lake Lodge Road
Wasilla, AK 99654
United States

Government Tax Agency Mat-Su Borough

Govt./Tax ID 54774B01001

Site/Government Regulations

Acres Square feet
Land Area Net 9.000 392,040

Land Area Gross 9.000 392,040

Site Development Status Semi-Finished
Shape Irregular
Topography Generally Level
Utilities All

Maximum Floor Area 6,000 sf
Min Land to Bldg Ratio 65.34:1

Actual Land to Bldg Ratio 0.14:1

Zoning UNZ

General Plan N/A

Improvements

Gross Building Area 8,200 sf Floor Count 1
Gross Building Area (GBA) 8,200 sf Parking Type Open
Usable Area N/A Parking Ratio 1.83/1,000 sf
Status Existing Condition Good
Occupancy Type Owner/User Exterior Finish Metal
Year  Built 2017 Investment Class B
Year Renovated N/A Number of Buildings 1
% Office N/A Fire Protection N/A
% AC N/A Rail Access N/A
Clear Ceiling Height  ft Column Spacing N/A

Loading N/A

Sale Summary

Recorded Buyer N/A Marketing Time N/A
True Buyer N/A Buyer Type N/A
Recorded Seller N/A Seller Type N/A
True Seller N/A Primary Verification N/A

Interest Transferred Fee Simple/Freehold Type Available/Listing
Current Use N/A Date 4/3/2024
Proposed Use N/A Sale Price $2,450,000
Listing Broker N/A Financing All Cash
Selling Broker N/A Cash Equivalent $2,450,000
Doc # N/A Capital Adjustment $0

Adjusted Price $2,450,000
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Available/Listing Industrial - WH / Distribution / Logistics No. 1
Transaction Summary plus Five-Year CBRE View History
Transaction Date Transaction Type Buyer Seller Price Cash Equivalent Price/sf

04/2024 Available/Listing N/A N/A $2,450,000 $298.78

Units of Comparison

Static Analysis Method N/A Eff Gross Inc Mult (EGIM) N/A
Buyer's Primary Analysis N/A Op Exp Ratio (OER) N/A
Net Initial Yield/Cap. Rate N/A Adjusted Price / sf $298.78
Projected IRR N/A Wtd. Avg. Lease Expiry N/A

Actual Occupancy at Sale N/A

Financial

No information recorded

Map & Comments
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Sale Industrial - WH / Distribution / Logistics No. 2
Property Name Denali Street Office/Wrhs.

Address 440 S. Denali Street
Wasilla, AK 99654
United States

Government Tax Agency Mat-Su Borough

Govt./Tax ID 51032B14L002

Site/Government Regulations

Acres Square feet
Land Area Net 0.210 9,148

Land Area Gross 0.210 9,148

Site Development Status Semi-Finished
Shape Rectangular
Topography Generally Level
Utilities All Public

Maximum Floor Area N/A
Min Land to Bldg Ratio N/A

Actual Land to Bldg Ratio 4.43:1

Zoning N/A

General Plan N/A

Improvements

Gross Building Area 2,064 sf Floor Count 1
Gross Building Area (GBA) 2,064 sf Parking Type Open
Usable Area N/A Parking Ratio 4.84/1,000 sf
Status Existing Condition Good
Occupancy Type Owner/User Exterior Finish Vinyl Siding
Year  Built 1978 Investment Class B-
Year Renovated 2022 Number of Buildings 1
% Office N/A Fire Protection N/A
% AC N/A Rail Access N/A
Clear Ceiling Height  ft Column Spacing N/A

Loading N/A

Sale Summary

Recorded Buyer Johnson Properties, LLC Marketing Time 6 Month(s)
True Buyer N/A Buyer Type N/A
Recorded Seller Artfully Detailed, LLC Seller Type N/A
True Seller N/A Primary Verification N/A

Interest Transferred Fee Simple/Freehold Type Sale
Current Use N/A Date 4/12/2023
Proposed Use N/A Sale Price $349,900
Listing Broker N/A Financing All Cash
Selling Broker N/A Cash Equivalent $349,900
Doc # 2023-006046 Capital Adjustment $0

Adjusted Price $349,900
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Sale Industrial - WH / Distribution / Logistics No. 2
Transaction Summary plus Five-Year CBRE View History
Transaction Date Transaction Type Buyer Seller Price Cash Equivalent Price/sf

04/2023 Sale Johnson Properties, LLC Artfully Detailed, LLC $349,900 $169.53

Units of Comparison

Static Analysis Method N/A Eff Gross Inc Mult (EGIM) N/A
Buyer's Primary Analysis N/A Op Exp Ratio (OER) N/A
Net Initial Yield/Cap. Rate N/A Adjusted Price / sf $169.53
Projected IRR N/A Wtd. Avg. Lease Expiry N/A

Actual Occupancy at Sale N/A

Financial

No information recorded

Map & Comments
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Under Contract Industrial - WH / Distribution / Logistics No. 3
Property Name Gibson Roofing Warehouse

Address 2001 E. Foundry Way
Wasilla, AK 99654
United States

Government Tax Agency Mat-Su Borough

Govt./Tax ID 116B03L012

Site/Government Regulations

Acres Square feet
Land Area Net 1.000 43,560

Land Area Gross 1.000 43,560

Site Development Status Semi-Finished
Shape Irregular
Topography Generally Level
Utilities All available

Maximum Floor Area N/A
Min Land to Bldg Ratio N/A

Actual Land to Bldg Ratio 7.26:1

Zoning C Commercial

General Plan N/A

Improvements

Gross Building Area 6,000 sf Floor Count 2
Gross Building Area (GBA) 6,000 sf Parking Type Open
Usable Area N/A Parking Ratio 2.50/1,000 sf
Status Existing Condition Average
Occupancy Type Owner/User Exterior Finish Metal
Year  Built 2001 Investment Class B
Year Renovated N/A Number of Buildings 1
% Office N/A Fire Protection N/A
% AC N/A Rail Access N/A
Clear Ceiling Height  ft Column Spacing N/A

Loading N/A

Sale Summary

Recorded Buyer N/A Marketing Time N/A
True Buyer N/A Buyer Type N/A
Recorded Seller N/A Seller Type N/A
True Seller N/A Primary Verification N/A

Interest Transferred Fee Simple/Freehold Type Under Contract
Current Use N/A Date 4/3/2024
Proposed Use N/A Sale Price $975,000
Listing Broker N/A Financing All Cash
Selling Broker N/A Cash Equivalent $975,000
Doc # N/A Capital Adjustment $0

Adjusted Price $975,000
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Under Contract Industrial - WH / Distribution / Logistics No. 3
Transaction Summary plus Five-Year CBRE View History
Transaction Date Transaction Type Buyer Seller Price Cash Equivalent Price/sf

04/2024 Under Contract N/A N/A $975,000 $162.50

Units of Comparison

Static Analysis Method N/A Eff Gross Inc Mult (EGIM) N/A
Buyer's Primary Analysis N/A Op Exp Ratio (OER) N/A
Net Initial Yield/Cap. Rate N/A Adjusted Price / sf $162.50
Projected IRR N/A Wtd. Avg. Lease Expiry N/A

Actual Occupancy at Sale N/A

Financial

No information recorded

Map & Comments
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Sale Industrial - WH / Distribution / Logistics No. 4
Property Name Blondell Drive Office/Warehouse

Address 6701 W. Blondell Drive
Wasilla, AK 99623
United States

Government Tax Agency Mat-Su Borough

Govt./Tax ID 3080B03L007

Site/Government Regulations

Acres Square feet
Land Area Net 1.180 51,401

Land Area Gross 1.180 51,401

Site Development Status Semi-Finished
Shape Irregular
Topography Generally Level
Utilities All

Maximum Floor Area N/A
Min Land to Bldg Ratio N/A

Actual Land to Bldg Ratio 5.41:1

Zoning UNZ - Not Zoned

General Plan N/A

Improvements

Gross Building Area 9,500 sf Floor Count 2
Gross Building Area (GBA) 9,500 sf Parking Type Open
Usable Area N/A Parking Ratio 0.74/1,000 sf
Status Existing Condition Good
Occupancy Type Multi-tenant Exterior Finish Vinyl Siding
Year  Built 2000 Investment Class B
Year Renovated N/A Number of Buildings 2
% Office N/A Fire Protection N/A
% AC N/A Rail Access N/A
Clear Ceiling Height  ft Column Spacing N/A

Loading N/A

Sale Summary

Recorded Buyer Tymac Holdings, LLC Marketing Time 1 Month(s)
True Buyer N/A Buyer Type N/A
Recorded Seller Deana and Jeffrey Lepage Seller Type N/A
True Seller N/A Primary Verification N/A

Interest Transferred Fee Simple/Freehold Type Sale
Current Use N/A Date 7/25/2023
Proposed Use N/A Sale Price $1,325,000
Listing Broker N/A Financing All Cash
Selling Broker N/A Cash Equivalent $1,325,000
Doc # 2023-012958-0 Capital Adjustment $0

Adjusted Price $1,325,000
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Sale Industrial - WH / Distribution / Logistics No. 4
Transaction Summary plus Five-Year CBRE View History
Transaction Date Transaction Type Buyer Seller Price Cash Equivalent Price/sf

07/2023 Sale Tymac Holdings, LLC Deana and Jeffrey 
Lepage

$1,325,000 $139.47

Units of Comparison

Static Analysis Method N/A Eff Gross Inc Mult (EGIM) N/A
Buyer's Primary Analysis N/A Op Exp Ratio (OER) N/A
Net Initial Yield/Cap. Rate N/A Adjusted Price / sf $139.47
Projected IRR N/A Wtd. Avg. Lease Expiry N/A

Actual Occupancy at Sale N/A

Financial

No information recorded

Map & Comments
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Sale Industrial - WH / Distribution / Logistics No. 5
Property Name Green Forest Office/Warehouse

Address 2805 N. Green Forest Drive
Palmer, AK 99645
United States

Government Tax Agency Matanuska-Susitna Borough

Govt./Tax ID 72153

Site/Government Regulations

Acres Square feet
Land Area Net 0.680 29,621

Land Area Gross 0.680 29,621

Site Development Status Finished
Shape Rectangular
Topography Generally Level
Utilities N/A

Maximum Floor Area N/A
Min Land to Bldg Ratio N/A

Actual Land to Bldg Ratio 7.24:1

Frontage Distance/Street N/A N. Green Forest Dr.

Zoning UNZ

General Plan N/A

Improvements

Gross Building Area 4,091 sf Floor Count 1
Gross Building Area (GBA) 4,091 sf Parking Type Open
Usable Area N/A Parking Ratio 0.00/1,000 sf
Status Existing Condition N/A
Occupancy Type Single Tenant Exterior Finish N/A
Year  Built 2005 Investment Class N/A
Year Renovated N/A Number of Buildings 1
% Office N/A Fire Protection N/A
% AC N/A Rail Access N/A
Clear Ceiling Height  ft Column Spacing N/A

Loading N/A

Sale Summary

Recorded Buyer David John Morrow & Jennifer Marie Marsh Marketing Time N/A
True Buyer David John Morrow & Jennifer Marie Marsh Buyer Type N/A
Recorded Seller Elbon Properties LLC Seller Type N/A
True Seller Elbon Properties LLC Primary Verification N/A

Interest Transferred N/A Type Sale
Current Use N/A Date 10/1/2023
Proposed Use N/A Sale Price $560,000
Listing Broker N/A Financing N/A
Selling Broker N/A Cash Equivalent $560,000
Doc # 2023-018445-0 Capital Adjustment $0

Adjusted Price $560,000
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Sale Industrial - WH / Distribution / Logistics No. 5
Transaction Summary plus Five-Year CBRE View History
Transaction Date Transaction Type Buyer Seller Price Cash Equivalent Price/sf

10/2023 Sale David John Morrow & 
Jennifer Marie Marsh

Elbon Properties LLC $560,000 $136.89

Units of Comparison

Static Analysis Method N/A Eff Gross Inc Mult (EGIM) N/A
Buyer's Primary Analysis N/A Op Exp Ratio (OER) N/A
Net Initial Yield/Cap. Rate N/A Adjusted Price / sf $136.89
Projected IRR N/A Wtd. Avg. Lease Expiry N/A

Actual Occupancy at Sale N/A

Financial

No information recorded

Map & Comments

This is the Green Forest Office/Warehouse located at 2805 North Green Forest Drive, Palmer.  The 
improvements consist of a metal frame office/warehouse that is situated on concrete slab foundation. 
Exterior walls are painted metal paneling.  This building was built in 2005.  This structure is designed to 
accommodate a single tenant or an owner user.  The gross building area is 4,091 SF. Condition of the 
improvements is average overall for a structure of this type and vintage. This building had an asking 
price was $599,000 or $146.42/SF and the negotiated purchase price was $560,000 or $136.89/SF.  
The property was listed for about 71 days before the agreement was made. The property sold in October 
2023. The RO is estimated at 8.75% based on our income and expense projections.
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Available/Listing Industrial - WH / Distribution / Logistics No. 6
Property Name Denali Street Industrial

Address 567 Denali Street
Wasilla, AK 99654
United States

Government Tax Agency Matanuska-Susitna Borough

Govt./Tax ID 85640

Site/Government Regulations

Acres Square feet
Land Area Net 0.600 26,136

Land Area Gross 0.600 26,136

Site Development Status Finished
Shape N/A
Topography Generally Level
Utilities All Available

Maximum Floor Area N/A
Min Land to Bldg Ratio N/A

Actual Land to Bldg Ratio 3.58:1

Frontage Distance/Street N/A Denali Street

Zoning C, Commercial (Wasilla)

General Plan N/A

Improvements

Gross Building Area 7,300 sf Floor Count 1
Gross Building Area (GBA) 7,300 sf Parking Type Surface
Usable Area N/A Parking Ratio 0.00/1,000 sf
Status N/A Condition Average
Occupancy Type Owner/User Exterior Finish Wood
Year  Built 2000 Investment Class N/A
Year Renovated N/A Number of Buildings 1
% Office 21% Fire Protection N/A
% AC N/A Rail Access None
Clear Ceiling Height 10 - 20 ft Column Spacing N/A

Loading Yes

Sale Summary

Recorded Buyer TBD - Current Listing Marketing Time 1 Month(s)
True Buyer TBD - Current Listing Buyer Type N/A
Recorded Seller TRIPLE B'S LLC Seller Type N/A
True Seller TRIPLE B'S LLC Primary Verification CoStar and Broker

Interest Transferred Fee Simple/Freehold Type Available/Listing
Current Use N/A Date 8/27/2023
Proposed Use N/A Sale Price $779,900
Listing Broker Alisa Parrent - 907.864.6500 Financing Not Available
Selling Broker N/A Cash Equivalent $779,900
Doc # TBD - Current Listing Capital Adjustment $0

Adjusted Price $779,900
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Available/Listing Industrial - WH / Distribution / Logistics No. 6
Transaction Summary plus Five-Year CBRE View History
Transaction Date Transaction Type Buyer Seller Price Cash Equivalent Price/sf

08/2023 Available/Listing TBD - Current Listing TRIPLE B'S LLC $779,900 $106.84

Units of Comparison

Static Analysis Method N/A Eff Gross Inc Mult (EGIM) N/A
Buyer's Primary Analysis Owner/Occupier Op Exp Ratio (OER) N/A
Net Initial Yield/Cap. Rate N/A Adjusted Price / sf $106.84
Projected IRR N/A Wtd. Avg. Lease Expiry N/A

Actual Occupancy at Sale 100%

Map & Comments
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Sale Industrial - WH / Distribution / Logistics No. 7
Property Name Frontier Ambulance Warehouse

Address 14675 W. Diane Lane
Big Lake, AK 99652
United States

Government Tax Agency Mat-Su Borough

Govt./Tax ID 57660000L002A

Site/Government Regulations

Acres Square feet
Land Area Net 1.030 44,867

Land Area Gross 1.030 44,867

Site Development Status Finished
Shape N/A
Topography Generally Level
Utilities All plus Well and Septic

Maximum Floor Area N/A
Min Land to Bldg Ratio N/A

Actual Land to Bldg Ratio 6.80:1

Zoning UNZ

General Plan N/A

Improvements

Gross Building Area 6,600 sf Floor Count 2
Gross Building Area (GBA) 6,600 sf Parking Type Open
Usable Area N/A Parking Ratio 1.52/1,000 sf
Status Existing Condition Average
Occupancy Type Owner/User Exterior Finish Metal
Year  Built 2007 Investment Class B
Year Renovated N/A Number of Buildings 1
% Office N/A Fire Protection N/A
% AC N/A Rail Access N/A
Clear Ceiling Height  ft Column Spacing N/A

Loading N/A

Sale Summary

Recorded Buyer FCPT Holdings, LLC Marketing Time 9 Month(s)
True Buyer N/A Buyer Type N/A
Recorded Seller James and Diane Pankowski Seller Type N/A
True Seller N/A Primary Verification N/A

Interest Transferred Fee Simple/Freehold Type Sale
Current Use N/A Date 12/27/2022
Proposed Use N/A Sale Price $635,000
Listing Broker N/A Financing All Cash
Selling Broker N/A Cash Equivalent $635,000
Doc # 2023-008133 Capital Adjustment $0

Adjusted Price $635,000
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Sale Industrial - WH / Distribution / Logistics No. 7
Transaction Summary plus Five-Year CBRE View History
Transaction Date Transaction Type Buyer Seller Price Cash Equivalent Price/sf

12/2022 Sale FCPT Holdings, LLC James and Diane 
Pankowski

$635,000 $96.21

Units of Comparison

Static Analysis Method N/A Eff Gross Inc Mult (EGIM) N/A
Buyer's Primary Analysis N/A Op Exp Ratio (OER) N/A
Net Initial Yield/Cap. Rate N/A Adjusted Price / sf $96.21
Projected IRR N/A Wtd. Avg. Lease Expiry N/A

Actual Occupancy at Sale N/A

Financial

No information recorded

Map & Comments
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Addendum D 

CLIENT CONTRACT INFORMATION 
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APPRAISAL REQUEST FORM/INSTRUCTIONS
(COMMERCIAL, MULTIFAMILY AND LAND) 

DATE:

LEGAL :
PHYSICAL ADDRESS:
BORROWER:
PROPERTY DESCRIPTION:

D
Please accept this letter as written authorization to proceed with your engagement to perform an appropriate “Scope of Work” 
analysis to develop credible assignment results of the real estate captioned above.  Requested report type is checked below:

APPRAISAL REPORT: with the following approaches/level of detail, if applicable:

Cost Approach Sales Approach Income Approach  Self Contained format per 2012-2013 USPAP guidelines

MULTI FAMILY:  FHLMC Form 71B  Narrative

LAND APPRAISAL: Commercial  Residential Form Report  Narrative

ADDITIONAL INTENDED USERS: AIDEA  SBA  BIA

HARD COPIES REQUIRED:  YES (  bound copies)

Report delivery is scheduled to be on or before    with a total fee, including expenses, not to exceed      
         Please provide a searchable PDF of the report to Valuations@FNBAlaska.com.  The report should estimate 

the MARKET VALUE of the property and comply with the First National Bank Alaska (FNBA) appraisal instructions for 
commercial properties as per the attached.  The report must meet the current Uniform Standards of Professional Appraisal 
Practice as formulated by The Appraisal Foundation, and conform to the Appraisal Standards for federally related Transactions
adopted by the Office of the Comptroller of Currency (OCC) and FNBA Appraisal Policy.   

The property must be appraised “As Is”, “At Completion” (if appropriate) and “At Stabilized Occupancy” with detailed 
analysis and estimates of the time and cost necessary to achieve same enumerated within the appraisal, as appropriate.  For tract 
development properties (e.g., subdivisions, condominiums), a “Gross Retail Sell-Out” value and a value “At Completion”
reflecting the time and cost of the sell-out program must be provided.  The “As Is” value of the property is based on its current 
physical condition and subject to zoning in effect as of the date of the appraisal.  For proposed or partially completed 
properties, value “At Completion” represents the market value at the effective date construction is completed or the certificate 
of occupancy is issued.  This estimate of value reflects the impact of absorption time and the costs include leasing commissions, 
rent loss/concessions, and tenant improvement costs on vacant or non-preleased space.  Proposed developments that involve the 
sale of individual houses, units or lots must include an analysis of and provision for holding costs, marketing costs and 
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entrepreneurial profit.  Discount rates, growth rates, sales or absorption rates, revenues, expenses and occupancy levels should 
be based on current market and economic conditions and not upon estimates or projected levels that cannot be supported by 
current market conditions.   

Similarly, the “Stabilized Value” (at the effective date of stabilization) should be based upon current market and economic 
conditions supported by revenue, expense and occupancy levels achieved by comparable properties.  The “Gross Retail Sell-
Out” value utilized for tract development appraisals should also be predicated on current comparable property retail sales. 

The appraisal must contain an analysis of actual income and expenses experienced by the subject property where it is an 
existing income-producing property and explain any anticipated deviations from the established historical trend.  Market real 
estate taxes should be addressed and utilized appropriately.  Any relevant market trend which affects the subject property or 
market, such as increasing or decreasing vacancy rates, greater use of rent property operating data provided to the appraiser is to 
be kept in strict confidence unless otherwise specifically authorized by the undersigned. 

The report should be sufficiently descriptive to enable the reader to ascertain the value estimates, and the rationale for each 
estimate, and should provide detail and depth of analysis that reflects the complexity of the real estate appraised. In addition, the 
report should not incorporate by reference a document not readily available to the reader.  Studies prepared by a third party
should be verified to the extent the assumptions and/or conclusions are used, and the appraiser’s acceptance or rejection of a 
third party study and its impact on value should be fully explained. 

All other values or interests appraised must be clearly labeled and segregated, (e.g., business value, fractional interests, 
furniture, fixtures and equipment value).  The appraisal is to have a separate assessment of personal property, fixtures or 
intangible items that are attached to or located on real property if the personal property, fixture or intangible item affects the 
value of the real estate.

The retaining client is FNBA and the interest to be appraised is fee simple (and leased fee, if different).  For further information 
regarding the subject property, such as legal description, inspection access, cost breakdown, plans and specifications, leases or 
lease summaries, operating expenses, etc., please contact:

Property Contact:

FNBA Contact:

Reports and billing information should be addressed to First National Bank Alaska, 101 W 36th Ave, Suite 305, 
P.O. Box 100720, Anchorage, Alaska 99510-0720.  The invoice must accompany the appraisal reports.  First National Bank
Alaska reserves the right to charge a 2% per day late fee for everyday the appraisal report is over 5 days past the 
required completion date.

To comply with FNBA policy, a copy of this letter and instructions must be included in the addenda and referenced in the letter 
of transmittal submitted with the appraisal or the reports will be returned for correction.  The enclosed copy of FNBA appraisal 
instructions is provided for your reference.  All appraisals must conform to the requirements of this letter and FNBA Appraisal 
Policy.

Sincerely,

Form 407-2 First National Bank Alaska, Revised /2016

ADDITIONAL INSTRUCTIONS:
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FIRST NATIONAL BANK ALASKA
INSTRUCTIONS TO APPRAISER
(Commercial, Multifamily & Land) 

A.  Appraisals shall comply with Volume 12 Code of Federal Regulations Part 34, Subpart C (12CFR 34, Subpart  C) and OCC                                        
Bulletin 2010-42 Interagency Appraisal and Evaluation Guidelines. 

 1.  Conform to generally accepted appraisal standards as evidenced by the Uniform Standards of 
      Professional Appraisal practice (USPAP) promulgated by the Appraisal Standards Board of the 
      Appraisal Foundation: 
  
 2.  Be written and contain sufficient information and analysis to support the estimate of value: 
  
 3.  Analyze and report appropriate deductions and discounts for proposed construction or renovation, 
      partially leased buildings, non-market lease terms, and tract developments with unsold units: 

 4.  Be based upon the definition of market value as set forth in 12 CFR 34, Subpart C: and 
  
 5.  Be performed by State licensed or certified appraisers in accordance with requirements set forth in
      12 CFR 34, Subpart C. 

 6.  The appraiser(s) cannot have any direct or indirect interest, financial or otherwise, in the property 
      or the transaction. 
  

** Unavailability of information.  If information required or deemed pertinent to the completion of  
an appraisal is unavailable, that fact shall be disclosed and explained in the appraisal.

B.  The following special points should be addressed in the body of your appraisal or in an addendum: 
  
 1.  Assumptions and Limiting Conditions.  Contain a summary of assumptions and limiting  
      conditions in one physical location within the appraisal. 

 2.  Certifications.  All certifications should be contained in one physical location within the appraisal.

 3.  Income Approach to Value.  All formulas, spreadsheets, or other analytical tools used are to be  
      presented in the appraisal in a clear and concise manner.

 4.  Comparables.  Comparables must be confirmed, analyzed and presented in appropriate detail in
      the report. 

 5.  Adjustments to Comparables.  An appropriate adjustment grid must be included showing Quantitative or 
      Qualitative adjustments made to the comparables.

 6.  Photos and Maps.  The report must contain clear color photos of the subject and pertinent street 
      scenes.  Clear photos of comparables and maps showing their relationship to the subject must be 
      included. 

 7.  Flood, Slide or Seismic Conditions.  Provide information on any flood, slide or seismic conditions  
      affecting the site.

 8.  Hazardous Materials.  Include a statement regarding any evidence that may indicate the presence
      of toxic waste or hazardous materials on the site and in the neighborhood or applicable market area.

9. State Certification.  Appraisers are to provide their State Certification Number within the report and 
qualifications within the addenda.  

10. Land Appraisals.  If property contains multiple parcels having independent Highest and Best uses, please  
      provide a value for each parcel.  
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Addendum E 

QUALIFICATIONS
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VALUATION & ADVISORY SERVICES / DIVISION MOUNTAIN NORTHWEST 

Gregory S. Wing, MAI 
VAS-Senior Vice President, Alaska 
 
M +1 907 227 5832 
E Greg.wing@cbre.com  
 

Professional Experience 
Mr. Gregory S. Wing, MAI is a VAS-Senior Vice President within the CBRE Valuation 
& Advisory Services team located in our Mountain Northwest.  Mr. Wing has been 
active in the real estate analysis industry since 1991 and is heading the Alaska 
division of CBRE.  He has over 30 years of real estate appraising and consulting 
experience working with a wide array of clients.   
 
His appraisal experience includes assignments in Anchorage and nearly every 
community throughout Alaska, as far reaching as Barrow, St. George Island, 
Ketchikan and Dutch Harbor.  Mr. Wing has extensive experience in a wide variety 
of commercial property types including, hotels, multi-family, industrial, office, retail, 
restaurants, warehouses, seafood plants, special purpose facilities and raw land.     
 
Prior to joining CBRE, Mr. Wing was with North Pacific Advisors, LLC, a commercial 
Real Estate Appraiser and Consulting firm which he opened in 2001.  He has 
completed over 2,000 commercial appraisals in Alaska. 

  

 
 

   

Clients Represented 
‒ Alaska Banks  
‒ National Banks  
‒ Life Insurance companies  
‒ Core Investors  
‒ Non-Core Investors  
‒ Private Investors  
‒ REITS  
‒ Attorneys  
‒ Development companies  
 

Pro Affiliations / 
Accreditations 
‒ MAI Designation -Appraisal 

Institute  
‒ Past President of Alaska Chapter- 

Appraisal Institute 
‒ Alaska General State Certification 

No. 204 

Education 
‒ Bachelor of Administration 

Finance – University of Alaska 
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Commissioner: Julie Sande

State of Alaska
Department of Commerce, Community, and Economic Development 

Division of Corporations, Business, and Professional Licensing

Board of Certified Real Estate Appraisers

Licensee: GREGORY S. WING

License Type: Certified General Real Estate Appraiser

Status: Active

License #: APRG204 
Effective: 5/23/2023 
Expires: 06/30/2025

Relationships

No relationships found.

Designations

No designations found.

GREGORY S. WING 
12890 Old Seward Highway 
Anchorage, AK 99515

Wallet Card

State of Alaska
Department of Commerce, Community, and Economic Development 

Division of Corporations, Business, and Professional Licensing
Board of Certified Real Estate Appraisers

GREGORY S. WING

As

Certified General Real Estate Appraiser

License 
APRG204

Effective 
5/23/2023

Expires 
06/30/2025
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CBRE         Shane A. Smith 
  12890 Old Seward Highway  Anchorage, AK    99503 
  (907) 561-1225     FAX  (907) 258-0292 

 
Appraiser Qualifications 

 
State of Alaska Certified Real Estate Appraiser – General 

License No. 105547 
 
Shane A. Smith, an Alaska resident since 1977, is a 2003 graduate from the University of Alaska Anchorage 
with a Bachelor of Arts in Journalism and a Certified General Real Estate Appraiser in the State of Alaska since 
June 2016.  He joined Howard and Wing in 2010 and continued with North Pacific Advisors in 2011 and 
recently joined CBRE in January of 2024.  
 
Appraisal experience includes assignments in Anchorage, Girdwood, Fairbanks and Eagle River along with 
various other smaller communities such as Glenn Allen, Delta Junction and North Pole, and he has assisted 
Gregory S. Wing, MAI with various communities throughout Alaska such as Bethel, Homer, Dutch Harbor and 
Juneau.  This experience involved numerous property types: apartment, office, retail and warehouse buildings, 
complex properties, special-purpose facilities and raw land.  Previous clients include banks, insurance 
companies, attorneys, government agencies and private property owners. 
 
The following list provides examples of the appraisals Mr. Smith has worked on: 

HOTEL 
Eagles Nest Courtyard Hotel 
Black Angus Inn Residence Inn 
Comfort Inn - Fairbanks Springhill Suites 
Microtel – Eagle River  Alpine Lodge - Fairbanks 

OFFICE  
Laurel Street Office Building Tatitlek Office Building 
Bragaw Office Center Steward Title Office 
ACS Office Building – Fairbanks Northern Skies Office Building 
KeyBank Center Midtown KeyBank Center Plaza – Downtown 
EMC Office Building – Proposed Remax Office Building 
Hearts and Hands Office/Church 

INDUSTRIAL   
Everts Air Cargo Lake Hood Condo Hangar 
Lifemed Condo Hangar/Office BCI Modular Shop/Warehouse – Proposed 
Craig Taylor Industrial – Fairbanks Ship Creek Warehouse 
Northern Lights Center Warehouse Greer Tank Warehouse 
Alaska Ventral Express Hangar Airport Hangar – Proposed 
Copper River Seafood Anderson Building – St Paul Island 
Cinnabar Court Warehouse Cool Air Warehouse 
NLB Office/Warehouse Craig Taylor Industrial – Ship Creek 
DBL Distribution Warehouse Airline Support Warehouse 

RETAIL/RESTAURANT 
Buffalo Wild Wings La Cabana 
Chepos Mexican Restaurant – Eagle River Country Kitchen 
Eagle River Alehouse Tips Bar 
Wasilla Gold Rush Liqueur Wells Fargo Pad Site –Wasilla 
Eagle River Bowl Mobile Trailer Supply 
Red White and Blue Car Dealership Alaska Printing 
AT&T Retail Center – Fairbanks El Dorado Building – Downtown 
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AMD Retail Building Airport Business Park 
BNC Center – Proposed, Bethel Tudor Bingo – Proposed 
Body Renew – Proposed Seams Like Home – Proposed 

MULTI – FAMILY PROPERTIES 
Artic Sun Apartments City View Apartments 
Terrace on the Lake Apartments Elmwood Apartments 
Pioneer Hieghts Retirement Home – Ketchikan Green Acres Mobile Home Park 
Resolution Pointe Subdivision Northwind Apartments 
Ingra House Delta Cottages – Bethel 
City View Apartments Legacy West Apartments 
Eagle Crossing Sudivisions - Proposed 

SPECIAL PURPOSE PROPERTIES 
Eagle River Bowl Winterberry Charter School 
Downtown Day Care Tanglewood Golf Course 
Korean Church Top Shelf Storage 

The following is a partial list of previous appraisal clients: 

Northrim Bank Key Bank of Alaska 
First National Bank Alaska Global Credit Union 
Wells Fargo Bank Mat Su Valley FCU. 
Bank of America Alaska USA 
US Bank Alaska Growth Capital 
Mount McKinley Bank Zion Bank 
BBCN Bank Navy Federal Credit Union 
Cushman & Wakefield West Coast Bank 
NuVision Federal Credit Union Live Oak Bank 
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Commissioner: Julie Sande

State of Alaska
Department of Commerce, Community, and Economic Development 

Division of Corporations, Business, and Professional Licensing

Board of Certified Real Estate Appraisers

Licensee: Shane Alexander Smith

License Type: Certified General Real Estate Appraiser

Status: Active

License #: 105547 
Effective: 5/9/2023 
Expires: 06/30/2025

Relationships

No relationships found.

Designations

No designations found.

Shane Alexander Smith 
2015 Cannoneer Cir 
Anchorage, AK 99507

Wallet Card

State of Alaska
Department of Commerce, Community, and Economic Development 

Division of Corporations, Business, and Professional Licensing
Board of Certified Real Estate Appraisers

Shane Alexander Smith

As

Certified General Real Estate Appraiser

License 
105547

Effective 
5/9/2023

Expires 
06/30/2025
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1 

Mat-Su Borough 

Board of Equalization 

Parcel Number/PID 

5258B01L005/51070 

BOE Number 

009 

Appellant 

Mountain Heather Way, LLC 

Prepared By 

Oliver Querin & Ryan Judd 
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Subject Photos 
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Subject Location Map 
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4 
 

Subject Overhead Photo 

 

 

Introduction: 

Subject property is a 336,394 square foot (7.72 acre) parcel improved with a 2001 built 
warehouse/oƯice that contains 16,800 square feet of area.  The warehouse portion of the structure 
is expansive, containing 9,744 square feet of area and is ranked good.  The oƯice portion area of the 
structure contains 7,056 square feet of area within two levels and is ranked average. The property 
has broad exposure from the Palmer-Wasilla Highway but does not front it.  Nevertheless, quick 
access to the property is available via Hyer Spur Road.   
 

This property was listed for $2,300,000 with a long-term NNN lease in place and after only seven 
days on the market, a contract was signed for $2,100,000.  The grantor in this transaction was 
Laidlaw Transit, Inc and Articorp and Western Enterprises, Inc was the Grantee.  Associated with 
this transaction, the lender ordered a MAI Fee Appraisal from Coldwell Banker Richard Ellis (CBRE) 
which appraised the leased fee interest subject at $2,100,000. 
 

The primary property rights appraised in appraisals are Fee Simple Estate or Leased Fee Estate.  Fee 
simple includes the “full bundle” of rights while leases convey partial property rights to tenants for 
their use and occupancy.  The following are definitions per the Appraisal of Real Estate 13th Edition. 
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“Fee Simple Estate – Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by governmental powers of taxation, eminent domain, police power, 
and escheat.” 

“Leased Fee Estate – The ownership interest held by the lessor, which includes the right to the 
contract rent specified in the lease plus the reversionary right when the lease expires.” 

Key to this case is establishing if lease fee and fee simple interests are equal in both the sale price 
and CBRE appraised value conclusions.  Second, does the sale price reflect full and true value as 
defined by AS 29.45.110(a) or investor value which is defined by The Appraisal of Real Estate 13th 
Edition as “The specific value of a property to a particular investor or class of investors based on 
individual investment requirements distinguished from market value, which is impersonal and 
detached.”    

 

 

The owner appeals on the grounds that the assessed value is excessive and points to both the 
6/13/2024 sale of the subject for $2,100,000 and a CBRE appraisal which supports that amount (as 
leased fee).  

As a matter of oƯice policy, MSB staƯ reviews all fee-appraisals submitted by property owners.  
Assessment Division staƯ are aware that assumptions, conclusions and even reporting 
requirements can diƯer between appraisers and this report is in no manner intended to demean the 
quality of the CBRE appraisal or the professionalism of its author(s).   

Income Approach: 

The CBRE appraisal places primary emphasis on the Income approach with a concluded value of 
$2,100,000.   

The fact that the subject property was advertised and sold encumbered by a lease does not 
necessarily indicate the sale price represents only the leased fee interest and not also the fee 
simple interest.  If the subject property’s lease terms, including rent, are reflective of the market, 
the interest appraised is also the fee simple interest.  That is, the leased fee interest equals the fee 
simple interest.  
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It is noted that CBRE appraiser finds the current rent is supported by the market.  If the current rent 
is in fact market rent, then the CBRE value conclusion would also fee simple.  However, market data 
contained in the CBRE appraisal does not provide adequate proof that this is in fact the case.  
Rather, the market data contained in the report indicates that the subject contract rent is below 
market rent. 

The following table is from page 52 of the CBRE appraisal:  

 

Note that Q4 2023 shows NNN asking rent for the Mat-Su business region warehouse submarket is 
$16.87 per square foot per year.  For the subject, this equates to $1.41 per square foot per month 
((16.87 x 16,800) ÷ 12) ÷ 16,800.  The subject contract rent of $0.92 per square foot per month is 
significantly lower, equating to only $11.04 per square foot per year.  Additionally, consider the 
following comparable rent data from page 61 of the CBRE appraisal: 
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The following Graph clearly shows that CBRE rent comparable data indicates that as square foot 
increases, rent per square foot increases.  This appears contrary to the economic principle of 
diminishing marginal returns, but it is in fact what the CBRE data concludes.  On page 61 under 
Market Rent Analysis, the CBRE appraisal states, “the subject is generally ranked as inferior to the 
majority of the Comparisons due to its size (larger) given, as unit size increases, rent per square foot 
decreases.”   Clearly, the CBRE rent comparison data does not support this statement.   
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The CBRE appraisal adjusts rent comparable numbers #4 and #5 a negative $0.05 and $0.15 
respectively and then reconciles between the two at the current contract rent of $0.92 per square 
foot per month, despite the fact these are the most dissimilar to the subject in terms of size.   Again, 
the CBRE data does not support that conclusion.  Using the CBRE data, market rents at $1.16 per 
square foot per month are not unreasonable.  The following Direct Capitalization summary 
incorporates all CBRE data contained in the appraisal except for rent per square  
foot per month. 

 

The above income approach utilizing a market supported rent of $1.16 per square foot per month 
supports the 2025 assessed value of $2,654,300 and suggests the 6/13/2024 purchase price of 
$2,100,000 represents leased fee and not fee simple interest.  

Land Valuation: 

A land valuation is appropriate to ensure the accuracy and credibility of the following cost 
approach.  The CBRE appraisal does not provide a land valuation or a cost approach. 
 
Land sale #1 is situated adjacent to the subject and eƯectively fronts the Palmer-Wasilla Highway.  
Access to the property is via Mountain Heather Way.  This 1.34-acre parcel sold on 10/10/2022 for 
$189,000 or $3.23 per square foot.  After this sale a building was moved onto this site and is 
currently operating as a retail cannabis store.  

Land sale #2 and #3 (same parcel) are also situated adjacent to the subject and eƯectively front the 
Palmer-Wasilla Highway.  Access to the property is via Mountain Heather Way.  This 0.94-acre 
parcel sold on 11/2/2022 for $160,000 or $3.91 per square foot and again on 6/8/2023 (218 days 
later) for $190,000 or $4.65 per square foot.  The percentage price change between these two sales 
is 18.75%. 
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Land Sale #4 is located across the Palmer-Wasilla Highway from the subject and land sales #1 
through #3.  This 15.39-acre parcel sold on 7/5/2023 for $1,100,000 or $1.64 per square foot.  
Shape is triangular and the parcel contains a significant amount of Palmer-Wasilla Highway 
frontage.  The parcel is predominantly below road grade and there is currently only one DOT access 
point from the Palmer- Wasilla Highway.  It is assumed that development of this lot will likely require 
significant expense for excavation in addition to possible changes to the existing traƯic pattern.   

Land sale #5 is located approximately 1.17 miles southwest of the subject and fronts the Palmer 
Wasilla Highway.  Access to the property is via E Fatic Drive.  This 0.92-acre parcel sold on 
11/14/2022 for $180,000 or $4.50 per square foot.  

Land sale #6 is located approximately 0.37 miles SW of the subject.  This parcel contains eƯective 
Palmer-Wasilla Highway frontage and access.  This 1.23-acre parcel sold on 9/30/2024 for $245,000 
or $4.56 per square foot. 

Land Valuation Adjustment and Value Conclusion: 
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Sale a (also land sale #5) was compared with sale b to estimate an appropriate adjustment for no 
Palmer-Wasilla Highway frontage.  After adjustment for time at 3% per annum, sale b sold for 14% 
less than sale a.     

Trendline analysis of the six land sales indicates a value of $2.17 per square foot for a 336,394 
square foot parcel with an eƯective Palmer-Wasilla Highway frontage amenity.  A negative 14% 
adjustment was applied to the above resulting in a subject land value estimate of $1.86 per square 
foot or $626,580.   

 
 

Cost Approach: 

The following cost approach is developed per Marshall Valuation Service.  Source documents for 
the various cost data are included in the addenda.  Factors for entrepreneurial incentive and soft 
costs were derived through interviews of reputable commercial developers who are active in the 
Mat-Su Borough.    

Page 20 of the CBRE appraisal notes, in part, “The cost approach is based on the proposition that 
the informed purchaser would pay no more for the subject than the cost to produce a substitute 
property with equivalent utility. This approach is particularly applicable when the property being 
appraised involves relatively new improvements that represent the highest and best use of the land, 
or when it is improved with relatively unique or specialized improvements for which there exist few 
sales or leases of comparable properties.”  
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Given that there are few sales or leases of truly comparable properties, it is reasonable to consider 
the cost approach in the formulation of an opinion of value.   
 
 

 
 
 
Cost approach improvement value indication is $9,146 higher than the subject 2025 improved 
assessed value and $563,446 higher than the appellant’s estimate of improvement value.  It is 
important to note that the above cost approach recognizes only the fee simple interest in the 
property. 
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Sales Comparison Approach: 
 
MSB StaƯ does not present a sales comparison approach.  The CBRE appraisal does provide a 
sales comparison approach which concludes an estimated value of $2,100,000, of which it places 
secondary weight. 
 
The sales adjustment grid presented in the CBRE appraisal does not show any calculated 
adjustment amounts for any units of comparison.  Indicated price per square foot amounts are 
calculated by simply dividing the sale price by the square foot of the respective comparison.   
 
The Appraisal of Real Estate, 13th edition states that when analyzing industrial properties, physical 
elements of comparison include: 
 

 Size (and land to building ratio) 
 Ceiling Height 
 Loading capacity 
 Percentage of office space 
 Automated operations  
 Utilities  
 Security 
 Building management and tenant mix 
 Environmental regulations 

 
The following table shows the diƯerences in some of the above units of comparison between the 
subject and the CBRE appraisal comparisons: 
 
 

 
 
 
The CBRE appraisal does provide a narrative “Sale Price Per Square Foot Conclusion” which is 
broken down as follows: 
 
 
 
 
 
 

BOE HEARING APRIL 29, 2025 
APPEAL #009 - MOUNTAIN HEATHER WAY 

136 OF 150



13 
 

“The high end of the range is No. 1 at $298.78/SF which is a good quality building built in 
2017 with a higher land-to-building ratio at 47.8% which are both superior to the subject. 
We would expect a lower SP/SF for the subject.” CBRE appraisal indicates that sale #1 should 
be adjusted down but does not indicate how much.  Adjusting the sale price per square foot to 
$125.00 per square foot requires a negative adjustment of 58.46% ($298.78 ▲% $125.00 =                  
- 58.16%). 
 

 

“The low end of the range is No. 7 at $96.21/SF which is similar in terms of age and 
condition but has a superior location along a major thoroughfare. This property has an 
inferior land to building ratio with a far inferior land area to the subject.”  CBRE appraisal 
makes no narrative price per square foot adjustment for this comparison.    
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“No. 6 at $106.84/SF was recently renovated and has a superior condition and is smaller 
but has a far inferior land-to-building ratio to the subject. We would expect a higher 

SP/SF for the subject.”  CBRE appraisal indicates that sale #6 $/SqFt should be adjusted up but 
does not indicate how much ($106.84▲% $125.00 = 17%). Also note that the MSB has no record 

of this sale but only of its listing ($825,000 not $779,000) and that the listing has expired.  

 
 
“Nos 2-5 at $136.89 to $169.53/SF are all superior to the subject in terms of size and 
condition and are superior to the subject in that regard. We would expect a lower SP/SF 
for the subject to Nos 2-5.”  Once again, the CBRE appraisal does not specify the adjustment 
percentage or amount.  
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Comments on CBRE Sales Comparisons: 
The Appraisal of Real Estate, 13th edition by the Appraisal Institute, is considered the treatise on real 
estate appraisal and defines the sales comparison approach as follows: 
 
“The process of deriving a value indication for the subject property by comparing similar 
properties that have recently sold with the property being appraised, identifying appropriate 
units of comparison, and making adjustments to the sale prices of the comparable properties 
based on relevant, market-derived elements of comparison.” 
 
The CBRE does not make adequate conclusionary adjustments to the sale prices (Price per square 
foot) of the comparable properties nor does it present any market-derived elements of comparison.   
 

Case Facts: 
1. The CBRE appraisal indicates the interest appraised is lease fee.   

 
2. The subject property was listed and purchased encumbered by a lease. 

 
3. In accordance with AS 29.45.110(a), MSB staƯ values given properties at full and true value 

which is synonymous with both market value and fee simple interest. 
 

4. CBRE rent comparisons indicate the subject’s contract rent is below current market rates. 
 

5. The CBRE appraisal does not contain market data that supports the assertion that the 
subject contract rent is market rent. 

  
6. Page 52 of the CBRE appraisal indicates asking NNN rent for the Mat-Su Business Region 

Warehouse Submarket during Q4 2023 was $16.87/Sf/YR which for the subject equates to 
$1.41/Sf/Yr; the subject contract rent at $0.92/Sf/Mo is significantly below this amount.  

  
7. CBRE rent comparisons show that as square footage increases, rent per square foot 

increases. 
  

8. Based on CBRE rent comparisons, a market rent of $1.16 per square foot for the subject 
property is reasonable. 

 
9. MSB staƯ presented cost approach supports the 2025 subject assessment. 

 
10. MSB staƯ presented income approach supports the 2025 subject assessment. 

 
Recommendation: 
Uphold the subject 2025 assessment:  
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Addenda 

 
Marshall and Swift Source Documents 

 
Relevant Alaska Statutes 
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Marshall Valuation Service Source Documents: 
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Relevant Alaska Statutes: 
 
Sec. 29.45.110(a) - Full and true value. The assessor shall assess property at its full and true value 
as of January 1 of the assessment year, except as provided in this section, AS 29.45.060, and 
29.45.230. The full and true value is the estimated price that the property would bring in an open 
market and under the then prevailing market conditions in a sale between a willing seller and a 
willing buyer both conversant with the property and with prevailing general price levels. 

Sec. 29.45.130(b) - Independent investigation. For investigation, the assessor or the assessor's 
agent may enter real property during reasonable hours to examine visible personal property and the 
exterior of a dwelling or other structure on the real property. The assessor or the assessor’s agent 
may enter and examine the interior of a dwelling or other structure or the personal property in it only 
(1) if the structure is under construction and not yet occupied; (2) with the permission of a person in 
actual possession of the structure; or (3) in accordance with a court order to compel the entry and 
inspection. The assessor or the assessor's agent may examine all property records involved. A 
person shall, on request, furnish to the assessor or the assessor's agent assistance for the 
investigation and permit the assessor or the assessor’s agent to enter a dwelling or other structure 
to examine the structure or personal property in it during reasonable hours. The assessor may seek 
a court order to compel entry and production of records needed for assessment purposes. 

Sec. 29.45.210(a)&(b) - Hearing. (a) If an appellant fails to appear, the board of equalization may 
proceed with the hearing in the absence of the appellant. (b) The appellant bears the burden of 
proof. The only grounds for adjustment of assessment are proof of unequal, excessive, improper, or 
under valuation based on facts that are stated in a valid written appeal or proven at the appeal 
hearing. The board of equalization may not raise the assessment in the current year unless 
requested to do so by the appellant. 

AS 29.45.190(b) – Appeal. The appellant shall, within 30 days after the date of mailing of notice of 
assessment, submit to the assessor a written appeal specifying grounds in the form that the board 
of equalization may require. Otherwise, the right of appeal ceases unless the board of equalization 
finds that the taxpayer was unable to comply. 
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Appeal # 012

Account Number 53254000T00D

Owner KALENKA TRUST

Map Number BL2

Appraiser
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Matanuska-Susitna Borough 

Department: Finance  
Division: Assessments / Prepared By: Oliver Querin & Ryan Judd 

2025 Board of Equalization 

Appeal Number 
028 

Subject Appellant 
Fred Meyer Stores Inc. / The Kroger Co. 

Represented By Natalie Kwan Lloyd – Ernst & Young LLP 

Physical Adress 
535 E Palmer-Wasilla Hwy, Palmer AK 99645 

Account Number / Parcel Number 
57482000T00A / 526222 
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Subject Description 

 
The subject improvement is a good quality big-box retail store (Marshall & Swift Occupancy Discount 
Store) containing 132,580 square feet. The property is owner-occupied and improved with a 2016-built 
masonry structure operating as a Fred Meyer Marketplace.  Quality and condition of the property is ranked 
good. The improvement is situated on 470,055 square foot (10.79 acres) of land at the east corner of the 
Palmer Wasilla, Glenn Highway intersection.  City of Palmer Zoning is C-G Commercial General.  This 
corner lot location on two major arterials is considered excellent. 
 
The appellant states “Cost, Market Income, and Equity indicate a lower value.”  Information to support the 
appellant’s claim utilizes a Cost Approach, Uniformity Analysis and Income Approach.  The land 
component of the assessed value is also appealed, no land sales are presented.   
 
 

 
 
 

Subject Photo 
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Subject Location Map 

 

 

Subject Overhead Photo 
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Subject Sketch 

 
 
Subject Sales History: 

Parcel 51895000T00C-1 was a 364,677 square foot (8.37 acre) parcel located on the corner of the Glenn 
Highway and Evergreen Street (Palmer Wasilla Highway).  This parcel was purchased by Fred Meyer Stores 
Inc. on May 22, 2014, for $4,750,000 or $13.03 per square foot.  After this sale, a portion of an adjoining 
parcel was purchased by Fred Meyer Stores Inc. (price unknown) and combined with Parcel 
51895000T00C-1 to create the subject 470,055 square foot (10.79 acre) parcel. 
 
Adjustment to the sale price for demolition costs is calculated as follows: 
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Income Approach: 
 
The quantity and quality of the available data is insufficient to produce a credible income approach and 
MSB staff does not present one. 
 
The tax agent submits an income approach which is summarized as follows: 
 

 

The tax agent’s income approach lacks clear, cogent and convincing evidence that the applied rent and 
capitalization rate are valid comparisons to the subject.   The tax agent states, “market rent of $13.20 
based on asking rent of available big box retail space in AK.”  The tax agent submits a COSTAR report 
showing a lease offering of $13.20 per square foot per year for a 3-star quality, 1983 year built, multi-
tenant property situated on a 21.47-acre parcel located in Anchorage at 1920 W Diamond Boulevard 
(Bayshore Mall).  The tax agent submits only one lease offering to establish market rent for the subject.   
 
 In a COSTAR report, “stars” indicate the building’s quality and condition, using a five-star rating system 
that evaluates factors like architectural attributes, amenities, and property type specifics. A three-star 
rating refers to an average property with basic amenities and limited upgrades.  The tax agent’s rent 
comparable is for a portion of a multi-tenant building that is 33 years older than the subject and contains 
145,748 square feet of area of which 110,287 square feet (comprising three units) are vacant.  This lease 
offering in no manner produces a valid rent comparison to the subject.  Lastly, the use of only one listing 
to determine comparable rent is insufficient to produce a valid conclusion.  The following summarizes 
the current occupancy and lease listings for the tax agent’s submitted rent comparable: 

 

 
 

To support the capitalization rate, the tax agent submits a graph for the Mat-Su Business Region 
indicating an 8% capitalization rate.  This chart does not provide a sufficient level of detail to support an 
8% Capitalization rate for big box stores located in the Matanuska-Susitna Borough.  Capitalization rates 
are commonly categorized by property type (multifamily, industrial, office, retail, etc.) and rates between 
them often vary considerably.  The chart is not specific to big box retail stores and its use is not valid for 
an income approach of the subject.  
 

BOE HEARING APRIL 29, 2025 
APPEAL #028 - FRED MEYER STORES INC. 

29 OF 48



5 
 

Cost Approach: 

 
The Marshall & Swift Valuation Service is compiled and published by Marshall & Swift/Boeckh, LLC. The 
cost data presented is based on years of valuation experience, thousands of appraisals and continual 
analysis of the costs of new buildings. This publication is recognized as an authority in the appraisal field.  
Users of this service include independent appraisers, insurance companies, savings and loan 
associations, banks, architects, developers, accountants, assessors, engineers, and members of many 
other vocations who need access to easily computed, reliable cost data and proven building and 
equipment cost indexes.  
 
The cost approach is based on the proposition that an informed purchaser would pay no more for the 
subject than the cost to produce a substitute property with equivalent utility. This approach is particularly 
applicable when the property being appraised involves relatively new improvements that represent the 
highest and best use of the land, or when it is improved with relatively unique or specialized improvements 
for which there exists few sales or leases of comparable properties. 
 
The following cost approach is developed per Marshall & Swift Valuation Service.  All source documents 
are contained in the addenda.   
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The cost approach returns a value $288,700 higher than the subject assessed value and $6,788,600 higher 
than the tax agent’s assertion of value.  

The tax agent submits a SwiftEstimator summary cost report indicating a value of $19,997,944.  Tax agent 
fails to consider entrepreneurial incentive or developer’s overhead and profit as well as soft costs, which 
are necessary to produce a credible cost approach.  Additionally, it is unknown if base costs are modified 
to current costs.  Multipliers for local costs are different than what Marshall Valuation Service cost data 
indicate.  Depreciation is not adequately explained nor source referenced, for example, “Paving, Asphalt” 
are depreciated 80% which seems unreasonable and is not explained.  Lastly, the tax agent’s cost 
approach ranks the subject quality as average when it is good.     

Uniformity Analysis:  
 
Alaska case law has established the following working definition that must be established in order to prove 
an inequity: 
 

 Unequal – an appellant must show that there are other properties in the same class and that there 
is no basis that would justify different valuations of the property. 

 
Looking at building costs per square foot alone is not sufficient to demonstrate unequal assessments.  
Costs differ between various types of improvements and there are numerous variables that cause these 
differences. For example, size effects cost due to the regressionary relationship between size and cost i.e., 
as total square feet increase, cost per square feet decreases.  Wall heights are another factor that affects 
cost; a building with an average wall height of 24 feet will have a higher replacement cost than the same 
building with an average wall height of 14 feet.  Also, costs vary between different occupancy types and 
construction class i.e., concrete vs. wood.  The overall quality of construction must also be similar.  Cost 
variations may be influenced by thickness, materials used, method of application or attachment, the type 
of ornamentation, the intricacy of the design, and the finish observed.  Lastly, the level of depreciation will 
affect value.  Depreciation is the difference between the market value of a structural improvement and its 
reproduction or replacement cost as of the date of valuation.   

The tax agent presents the following properties to support their assertion that the subject property is 
valued unequal to similar properties. 
 

1. Account number 54219000T001 is located at 1000 S Seward Meridian Parkway which was 
previously occupied by Sears and is now dark for which a negative 25% functional obsolescence is 
applied to the improved component of the assessed value.  This improvement is also 23 years older 
than the subject. 
 

2. Account number 55769000L001 is located at 1255 E Palmer Wasilla Highway and is currently 
occupied by Home Depot.  The Marshal & Swift occupancy of the structure is a Discount 
Warehouse Store which is different than that of the subject and it is erroneous to compare the two.  
This improvement is 12 years older than the subject. 
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3. Account number 55626000L001A is located at 2561 E Sun Mountain Avenue and is currently 
occupied by Lowes. The Marshal & Swift occupancy of the structure is a Discount Warehouse Store 
which is different than that of the subject and it is erroneous to compare the two.  This 
improvement is also 12 years older than the subject. 
 

4. Account Number 56905000T00A-1B is located at 1501 E Parks Highway and is currently occupied 
by a Fred Meyer.  This improvement is 17 years older than the subject and 48,416 square feet 
larger.  Again, comparison of the two for equity purposes is erroneous. 
 

5. Account Number 55387000l001A is located at 650 S Cobb Street.  The improvement was purpose 
built as a Fred Meyer who ceased operations and moved to their new location during spring 2016.   
This building is 13 years older than the subject and a significant portion of the original infrastructure 
has been removed.  The structure is currently operating as a U-Haul Moving and Storage.   Once 
again, comparison of this building for equity purposes is not reasonable. 

 
The tax agent requests a land value of $3,407,590 which is $1,293,010 lower than the assessed land value 
based on the presented uniformity analysis; no sales are presented. 
 
Note that the tax agent presents only one Palmer Core area property and ignores 57482000T00A which is 
located across the street from the subject at 664 E Palmer Wasilla Highway and occupied by Carrs.  This 
parcel is not located on a corner and is 4.01 acres smaller than the subject, the structure is 78,840 square 
feet smaller.     
 
 
 

  
 
 
To prove an inequity in land valuation, comparisons must be similar in size, location and attributes.   
 
Case facts: 
 

1. Rent used in the appellant’s income approach are not supported by an adequate quantity of 
comparisons and the one lease offering presented is not a valid comparison.  Capitalization rate 
used in the income approach lacks sufficient supportive detail to conclude validity. 

 
2. Appellant’s uniformity analysis does not present land or building details similar enough to the 

subject to conclude inequity.  Moreover, raw data is not accompanied by any analysis to conclude 
inequity.  
 

3. Appellant does not submit any land or improved sales to support the respective estimates of value. 
 

4. Appellant’s cost approach is not explainable as to source or convention. 
 

5. Respondent’s submitted cost approach is supported by source documentation from Marshal 
Valuation Services and its compilation is explainable.   
 

6. Respondent’s cost approach supports the 2025 subject assessed value.  
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Recommendation: 
 
Uphold the subject 2025 subject assessed value at follows:     
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Addenda 

 
Historical Land Sales 

 
Historical Land Sales Map 

 
Account # 51895000T00C-1 Property Acquisition Questionnaire 

  
Marshall and Swift Source Documents 

 
AK MLS Listings 

 
1920 W Dimond Blvd Interior Photos (Per LoopNet Listing) 

 
1920 W Dimond Blvd Exterior Photos (Per LoopNet Listing) 

 
Relevant Alaska Statutes 
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Historical Land Sales: 
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Historical Land Sales Map: 
 
 

 
 
 

Account # 51895000T00C-1 Property Acquisition Questionnaire: 
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Marshall Valuation Service Source Documents: 
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AK MLS Listings: 
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1920 W Dimond Blvd Interior Photos (Per LoopNet Listing) 
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1920 W Dimond Blvd Exterior Photos (Per LoopNet Listing) 
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Relevant Alaska Statutes: 
 
Sec. 29.45.110(a) - Full and true value. The assessor shall assess property at its full and true value as of January 
1 of the assessment year, except as provided in this section, AS 29.45.060, and 29.45.230. The full and true value 
is the estimated price that the property would bring in an open market and under the then prevailing market 
conditions in a sale between a willing seller and a willing buyer both conversant with the property and with 
prevailing general price levels. 

Sec. 29.45.130(b) - Independent investigation. For investigation, the assessor or the assessor's agent may enter 
real property during reasonable hours to examine visible personal property and the exterior of a dwelling or 
other structure on the real property. The assessor or the assessor’s agent may enter and examine the interior of 
a dwelling or other structure or the personal property in it only (1) if the structure is under construction and not 
yet occupied; (2) with the permission of a person in actual possession of the structure; or (3) in accordance with 
a court order to compel the entry and inspection. The assessor or the assessor's agent may examine all property 
records involved. A person shall, on request, furnish to the assessor or the assessor's agent assistance for the 
investigation and permit the assessor or the assessor’s agent to enter a dwelling or other structure to examine 
the structure or personal property in it during reasonable hours. The assessor may seek a court order to compel 
entry and production of records needed for assessment purposes. 

Sec. 29.45.210(a)&(b) - Hearing. (a) If an appellant fails to appear, the board of equalization may proceed with 
the hearing in the absence of the appellant. (b) The appellant bears the burden of proof. The only grounds for 
adjustment of assessment are proof of unequal, excessive, improper, or under valuation based on facts that are 
stated in a valid written appeal or proven at the appeal hearing. The board of equalization may not raise the 
assessment in the current year unless requested to do so by the appellant. 

AS 29.45.190(b) – Appeal. The appellant shall, within 30 days after the date of mailing of notice of assessment, 
submit to the assessor a written appeal specifying grounds in the form that the board of equalization may 
require. Otherwise, the right of appeal ceases unless the board of equalization finds that the taxpayer was 
unable to comply. 
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