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                      APPEAL #2023-0112 

2023 REAL PROPERTY APPEAL PACKET  

BOARD OF EQUALIZATION May 11th, 2023 

         ASSESSOR OFFICE                               

 

Appellant: Nicole & Tyler Ferrin Location:  1122 Slim Williams Way 

Parcel No.: 4B2901270071 Property Type:  Zero Lot 

Appellant’s basis for appeal:  My property value is excessive/overvalued and unequal to similar properties. “The lot 

value per square foot in the 2023 assessment is $22.166/sqft, significantly more than the lot next door, 1118 Slim 

Williams Way at $12.037/sqft, and even more than a larger flat cul-de-sac lot on Wolfram (4B2901300060 Lot 

$8.117/sqft) which has city amenities of sidewalks and streetlights. I would expect the lots in the Wolfram/Ninnis 

neighborhood to be valued higher due to those safety features. The home is attached, that should lower the price per 

square foot compared to similar single-family homes.” 

Appellant’s Estimate of Value Original Assessed Value  Recommended Value 

Site: $53,572.20 Site: $146,300 Site: $146,300 

Buildings: $293,700 Buildings: $293,700 Buildings: $293,700 

Total: $347,272.20 Total: $440,000 Total: $440,000 

Subject Photo 

 

* CITY AND BOROUGH OF 

JUNEAU 
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Overview 
The subject is a 1,456 square foot average quality zero lot residence.  The residence is located on a 6,600-sf lot at 1122 
Slim Williams Way within the Back Loop North neighborhood. The original structure was built in 1984 but was expanded 
in 2018 according to CBJ records and appears to have had adequate maintenance and updates. Other recent 
improvements include the addition of a covered porch and water heater replacement which occurred in 2021. The 
subject resides on a typical neighborhood lot with no location or view adjustments. 
Subject Characteristics:  

• Land 
o 6,600-sf lot 
o No adjustments  
 

• Building 
o Average Quality 
o Average Condition 
o 1,456 SF GLA total 

 Includes 2018 building permit for an additional 320-sf 
 

 
Building Permits for 1122 Slim Williams Way 

 

 
 

 

 

 

 

 

 

 

 

 

  

482901270071 (11 22 SLIM WILLIAMS WAY) . 
A!mllel! II on Issued Finaled 

Value Date Date Date 

BLD20180185 Finaled $39,298.56 4/13/18 4130/18 10129118 Addition of living space 

BLD20210353 Finaled $4,154.88 5/24/21 6111121 919/21 Addition of covered porch 

BLD20210383 Finaled $4,000.00 617121 617/21 919/21 Direct replacement of propane water heater and associated 
lines. 
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Older Photos: 

 

 

View: 
-No View- 

Photo Provided by Appellant: 
-None- 

 

10.04 .2007 
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Area Map & Aerial 
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Land Valuation 
Land values are developed on a neighborhood basis. The land is examined to understand the typical land characteristics 
within the neighborhood. These characteristics include size, slope, view, water frontage, significant wetlands and other 
factors which are used to develop a neighborhood land valuation model. This model is tested and refined in 
consideration of sales of vacant and developed parcels. The resulting model is then applied to all land in the 
neighborhood to establish assessed site values. The subject parcel’s base rate value of $138,006 is in equity with Back 
Loop North single zero lots that are of similar square footage. The subject parcel is characteristically average for its 
neighborhood.  
Land Characteristics: 

• 6,600sf lot 
• No adjustments 

 
Land base rate valuation –Back Loop North– Lot size 6,600sf 

 
Land adjustments for view – subject and neighbors: 

 

PCN AreaAC AreaSF 

482901260080 I 0. 15 6,600 

482901270011 : 0. 15 6,600 

482901270021 : 0. 15 6,600 

482901270022 : 0. 15 6,600 

482901270040 : 0. 15 6,600 

482901270050 : 0. 15 6,600 

482901270071 0.15 6,600 

482901270072 : 0. 15 6,600 

482901270081 : 0. 15 6,600 

482901270082 : 0 .15 6,600 

482901270091 : 0. 15 6,600 

482901270092 : 0. 15 6,600 

482901270101 : 0. 15 6,600 

adj. 

111 4 

0-Lot 

A 

8aseRateSF Base.Value SiteAdj.Fc 8ase.NetAdj Nghd .Fctr Site.Value EffRate.SF 

20.91 1 

20.9'1 

20.91 

20.9'1 

20.91 

20.9,1 

20.91 

20.9,1 

20.91 

20.9'1 

20.91 

20.9'1 

20.91 

138,006 

138, 006 

138,0 06 

138, 006 

138,006 

138, 006 

138,006 

138, 006 

138,0 06 

138,006 

138,0 06 

138,006 

138,006 

1.0 - No 
adj. 

SFR 

1121 1121-B 

LOO 
LOO 
LOO 
LOO 
LOO 
LOO 
LOIi 

LOO 
LOO 
LOO 
LOO 
LOO 
LOO 

1123 

138,0061 

138,006 

138,006 

138,006 

138,006 

138,006 

138,006 

138,006 

138,0 06 

138,006 

138,0 06 

138,006 

138,006 

0-Lot 

1.06 1 

1.06 

1.06 

1.06 

1.06 

1.06 

1.06 

1.06 

1 .0 6 

1.06 

1.06 

1.06 

1.06 

1.0 • No 
adj. 

0-Lot 

1130 

146, 30 0 22.17 

146, 300 22.17 

146, 30 0 22.17 

146, 300 22.17 

146, 30 0 22.17 

146, 300 22.17 

146,300 22.17 

146, 300 22.17 

146, 30 0 22.17 

146, 300 22.17 

146, 300 22.17 

146, 300 22.17 

146, 300 22.17 

1132 

1030 
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Building Valuation 
Buildings are valued using the cost approach to value by: (1) calculating the current cost to reproduce or replace 
improvements such as buildings and (2) subtracting out physical, functional, or economic depreciation evident in the 
structures. This provides a uniform basis for the valuation of all buildings within the Borough. 

For any given parcel, the buildings are valued by the cost approach and the land value is determined by the 
neighborhood model. These two values are combined to produce a total basis value for the parcel. This combined value 
is then adjusted to market value by application of neighborhood adjustments developed by analysis of neighborhood 
sales. This sales analysis is done each year to establish assessed values. 
 

• Building Characteristics: 
o Average Quality 
o Average Condition 
o 1,456 SF GLA 

 
Sketch of Improvements: 
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Cost Report 
 

 
 
 

512!2023 11:13:17AM 

Cost Report - Residential 

6166 

Parcel Code Number 
Owner Name 

482901270071 
FERRIN NICOLE A 

Parcel Address 1122 SUM WILLIAM S WAY 

Elfoctlve Yea Built 
Year Bliilt 

Improvement 
Base 

Exterior 

Exterior 

Roof 

eating 

Adj sted Base Cost 

2010 
11184 

Ba,;eboard. o: water 

Extenor lmprovement(s) 

0th Garage Alla ed Ga age (SF) 

Other Garage Garage Fi · sh, Arta ed (SF) 

P,o,m b Porch (S· wnh Roof 

l 

Tota l 
Addillona Feature(s) 

Feature 

Total 

Sub Total 
ConditiClfl 

Local M . 

Cum,nj M lliPlier 

Qualify Ad us1ment 

Ne ig . borhoDCI M ·p @r 

Deprecia · on - Physical 

Depreci.i ' or, • Fu 'onal 

Depr@cia ·on • Econ ·c 

Perscent Complete 

Cost to Cure 

Ne ig borh00d Ad! stmert' 

Fixtu,e 

verage 

Replacement Cost less Depreciation 

Miscellaneous Im rovements 

'

Solid Fuel eater 

Total Miscellaneous Improvements 

IITotal Improvement Value 

Quantity 

t ,45e 

360 
360 

8 

Unit Cost 

24.63 

7 1.63 

3.39 

2.69 

102.34 

36. 0 
.53 

25.50 

R@ccrd 

Building Type 

Qiality 

Construction 

Total livable 
Sty le 

2:i~ 

5% 

100% 

100% 

1.22 

1. 12 

1.00[>() 15.00 

100.00 

13Q 

[Rounded] 

Page 1 

I 

R- Town House. End Unl:1 

3 

Stud Fr 

456 
On.eSlory 

(X] 

[X] 

(X] 

[X] 

1-1 
H 
1-1 
H 

[X] 

(+) 

Total 

149.00i 

12 ,QOO 

711 

J .570 

19,241 

12.720 

12,720 

180,968 

220, 8 1 

247,275 

247,275 

247.275 

37.091 

0 

0 
210.1,84 

8 1,Q71 

292,155 
...J 

1,500 

1,500 

$293,700 
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Assessment History 
 

 
 
 

  

City and Borough of Juneau 
Assessment Hl"storv Report 

482901270071 
NICOLE A FERRIN 

1122 SLI M WILLIAMS WAY 
BRIGADOON ESTATES II BL C LT6A 

YEAR ID LAND VALUE MIISC VALUE BLDG VALUE GAMA VALUE 
2023 $146,300.00 $1 ,500 .00 $292,200.00 $440,000.00 

2022 $'140,800.00 $1 ,500 .00 $228,400.00 $370,700.00 

2021 $'140,800.00 S1 ,SOD.OD $190,500.00 $332,800.00 

2020 $140,800.00 $1 ,500 .00 $175,400.00 $317,700.00 

2019 $140,800.00 $1,500.00 $164,500.00 $306,800.00 

2018 $141,000.00 $1 ,500 .00 $136,600.00 $279,100.00 

2017 $'142, 100.00 $1 ,500 .00 $136,400.00 $280,000.00 

2016 $99,868.00 $150,363.00 $250,231.00 

2015 $98,879.00 $148,874.00 $247,753.00 

2014 $97,900.00 $147,400.00 $245,300.00 

2013 $97,900.00 $147,400.00 $245,300.00 

2012 $70,000.00 $0 .00 $153,400.00 $223,400.00 
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Summary 
As a result of this petition for review no changes were made; the land and buildings are valued using the same methods 
and standards as all other properties across the borough. 

The appellant states that “value is excessive”. State statute requires the Assessor to value property at “full and true 
value”. According to appraisal standards and practices set by the Alaska Association of Assessing Officers, the State of 
Alaska Office of the State Assessor, and the International Association of Assessing Officers, correct procedures of 
assessment were followed for the subject. These standards and practices include consideration of any market value 
increase or decrease as determined by analysis of sales. Values have risen in Juneau; the current valuation of the subject 
reflects this increase. 

The Assessor Office proposes no change to the appellant’s 2023 Assessment. 



From: Nicole Ferrin
To: Assessor Office
Subject: 4B2901270071 Appeal
Date: Wednesday, March 15, 2023 11:09:50 AM
Attachments: 2023-Appeal-Petition-for-Review-1122SlimWilliamsWay.pdf

Ferrin 1122 Slim Williams Way.pdf

Please find the attached appeal form for 1122 Slim Williams Way.

Regards, 
Nicole & Tyler Ferrin
Home: 907-523-0796

mailto:ferrin.nicole@gmail.com
mailto:Assessor.Office@juneau.gov



Contact Us: CBJ Assessors Office 
Phone/Fax Email Website Address 


Phone # (907) 586-5215 ext 4906 
Fax #      (907) 586-4520 


Assessor.Office@juneau.gov http://www.juneau.org/finance 155 South Seward St. Rm. 114 
Juneau AK 99801 


\\CBJFILES\dAssessor\Administrative\FORMS 


Office of the Assessor 
155 South Seward Street 
Juneau, Alaska 99801


2023 Filing Deadline: Monday April 3rd, 2023 
Please attach all supporting documentation 


ASSESSOR’S FILES ARE PUBLIC INFORMATION – DOCUMENTS FILED WITH AN APPEAL BECOME PUBLIC INFORMATION 


Parcel ID Number 
Owner Name 
Primary Phone # Email Address 
Physical Address Mailing Address 


Why are you appealing your value?  Check box and provide a detailed explanation below for your appeal to be valid. 
[    ] My property value is excessive/overvalued 
[    ] My property value is unequal to similar properties 
[    ] My property was valued improperly/incorrectly 
[    ] My property has been undervalued 
[    ] My exemption(s) was not applied 


THE FOLLOWING ARE NOT GROUNDS FOR APPEAL 
• Your taxes are too high
• Your value changed too much in one year.
• You can’t afford the taxes


Provide specific reasons and provide evidence supporting the item(s) checked above: 


Have you attached additional information or documentation? [    ]  Yes     [    ]  No 
Values on Assessment Notice: 


Site $ Building $ Total $ 


Owner’s Estimate of Value: 


Site $ Building $ Total $ 


Purchase Price of Property: 


Price $ Purchase Date 


Has the property been listed for sale?   [       ]  Yes  [      ]  No   (if yes complete next line) 


Listing Price $ Days on Market 


Was the property appraised by a licensed appraiser within the last year?  [      ] Yes [     ] No  (if yes provide copy of appraisal)   
Certification: 
I hereby affirm that the foregoing information is true and correct, I understand that I bear the burden of proof and I must provide 
evidence supporting my appeal, and that I am the owner (or owner’s authorized agent) of the property described above. 
Signature Date 


Petition for Review / Correction of Assessed Value 
Real Property 


Assessment Year 
Parcel ID Number 
Name of Applicant 
Email Address 



http://www.juneau.org/finance





Contact Us: CBJ Assessors Office 
Phone/Fax Email Website Address 


Phone # (907) 586-5215 ext 4906 
Fax #      (907) 586-4520 


Assessor.Office@juneau.gov http://www.juneau.org/finance 155 South Seward St. Rm. 114 
Juneau AK 99801 
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PARCEL #: ___________________   APPEAL #: _____________   DATE FILED: _____________ 


Appraiser to fill out 
Appraiser Date of Review 
Comments: 


Post Review Assessment 
Site $ Building $ Total $ 
Exemptions $ 
Total Taxable Value $ 


APPELLANT RESPONSE TO ACTION BY ASSESSOR 
I hereby  [    ]  Accept       [    ]  Reject  the following assessment valuation in the amount of   $______________________ 
If rejected, appellant will be scheduled before the Board of Equalization and will be advised of the date & time to appear. 


Appellant’s Signature _____________________________________________  Date: _______________________ 


Appellant Accept Value [    ]  Yes    [    ]  No (if no skip to Board of Equalization) 
Govern Updated [    ]  Yes    [    ]  No 
Spreadsheet Updated [    ]  Yes    [    ]  No 
Corrected Notice of Assessed Value Sent [    ]  Yes    [    ]  No 


BOARD OF EQUALIZATION
Scheduled BOE Date [    ]  Yes  [    ]  No 
10-Day Letter Sent [    ]  Yes  [    ]  No 
The Board of Equalization certifies its decision, based on the Findings of Fact and Conclusion of Law contained within the 
recorded hearing and record on appeal, and concludes that the appellant [    ]  Met  [    ]  Did not meet the burden of 
proof that the assessment was unequal, excessive, improper or under/overvalued. 
Notes: 


Site $ Building $ Total $ 
Exemptions $ 
Total Taxable Value $ 



http://www.juneau.org/finance



		2022Parcel ID Number: 4B2901270071

		2022Name of Applicant: Nicole A Ferrin

		2022Email Address: ferrin.nicole@gmail.com

		Parcel ID Number: 4B2901270071

		Owner Name: Nicole A Ferrin & Tyler J Ferrin

		Primary Phone: 907-523-0796

		Email Address: ferrin.nicole@gmail.com

		Physical Address: 1122 Slim Williams Way

		Mailing Address: 1118 Slim Williams Way

		Physical Address_2: Juneau, AK 99801

		Mailing Address_2: Juneau, AK 99801

		Physical Address_3: 

		Mailing Address_3: (please update records to this address)

		Physical Address_4: 

		Mailing Address_4: 

		Provide specific reasons and provide evidence supporting the items checked aboveRow1: The lot value per square foot in the 2023 assessment is $22.166/sqft, significantly more than the lot next door, 1118 Slim Williams Way at $12.037/sqft, and even more than a larger flat cul-de-sac lot on Wolfram (4B2901300060 Lot $8.117/sqft) which has city amenities of side walks and street lights. I would expect the lots in the Wolfram/Ninnis neighborhood to be valued higher due to those safety features. The home is attached, that should lower the price per square foot compared to similar single family homes. 

		fill_22: 146,300

		fill_24: 293,700

		fill_26: 440,000

		fill_29: 53,572.20

		fill_30: 293,700

		fill_32: 347,272.20

		Purchase Price of Property: 

		fill_35: 259,000

		Purchase Date: May 2011

		fill_36: 

		Days on Market: 

		Date: 3/15/2023

		PARCEL: 

		APPEAL: 

		DATE FILED: 

		Appraiser: 

		Date of Review: 

		Comments: 

		Post Review Assessment: 

		fill_12: 

		fill_13: 

		fill_14: 

		fill_16: 

		fill_17: 

		Reject the following assessment valuation in the amount of: 

		Date_2: 

		  Yes    No: 

		  Yes    No_2: 

		  Yes    No_3: 

		  Yes     No: 

		  Yes     No_2: 

		The Board of Equalization certifies its decision based on the Findings of Fact and Conclusion of Law contained within the recorded hearing and record on appeal and concludes that the appellant    Met     Did not meet the burden of proof that the assessment was unequal excessive improper or underovervalued Notes: 

		fill_28: 

		fill_29_2: 

		fill_30_2: 

		fill_32_2: 

		fill_33: 

				2023-03-15T10:56:56-0800

		FERRIN.NICOLE.ANICKA.1393149660





		Group2: Choice20

		Check Box1: Yes

		Check Box2: Yes

		Check Box3: Off

		Check Box4: Off

		Check Box5: Off

		Check Box6: Off

		Check Box7: Off

		Check Box8: Off

		Check Box9: Off

		Check Box10: Off

		Check Box11: Off

		Check Box12: Off

		Check Box13: Off

		Check Box14: Off

		Check Box15: Off

		Check Box16: Off

		Check Box17: Off

		Check Box18: Yes

		Check Box19: Off

		Check Box20: Off

		Check Box21: Yes

		Check Box22: Off

		Check Box23: Yes

		Check Box24: Off

		Check Box25: Off
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Appraise Alaska
Angela Nolan, Appraiser
9454 Herbert Place
Juneau, Alaska 99801


5/4/2011


First National Bank Alaska
P.O. Box 100720
Anchorage, AK 99510-0720


Re: Property: 1122 Slim Williams Way
Juneau, AK 99801-8758


Borrower: Tyler J Ferrin & Nicole A Hannon
File No.: 111-1473728 703


In accordance with your request, I have appraised the above referenced property.  The report of that appraisal is
attached.


The purpose of this appraisal is to estimate the market value of the property described in this appraisal report, in as is
condition, in unencumbered fee simple title of ownership.


This report is based on a physical analysis of the site and improvements, a locational analysis of the neighborhood and
city, and an economic analysis of the market for properties such as the subject.  The appraisal was developed and the
report was prepared in accordance with the Uniform Standards of Professional Appraisal Practice.


The value conclusions reported are as of the effective date stated in the body of the report and contingent upon the
certification and limiting conditions attached.


It has been a pleasure to assist you.  Please do not hesitate to contact me if I can be of additional service to you.


Sincerely,


Angela Nolan
Appraiser
Appraise Alaska


Appraise Alaska
Angela Nolan, Appraiser
9454 Herbert Place
Juneau, Alaska 99801


5/4/2011


First National Bank Alaska
P.O. Box 100720
Anchorage, AK 99510-0720


Re: Property: 1122 Slim Williams Way
Juneau, AK 99801-8758


Borrower: Tyler J Ferrin & Nicole A Hannon
File No.: 111-1473728 703


In accordance with your request, I have appraised the above referenced property.  The report of that appraisal is
attached.


The purpose of this appraisal is to estimate the market value of the property described in this appraisal report, in as is
condition, in unencumbered fee simple title of ownership.


This report is based on a physical analysis of the site and improvements, a locational analysis of the neighborhood and
city, and an economic analysis of the market for properties such as the subject.  The appraisal was developed and the
report was prepared in accordance with the Uniform Standards of Professional Appraisal Practice.


The value conclusions reported are as of the effective date stated in the body of the report and contingent upon the
certification and limiting conditions attached.


It has been a pleasure to assist you.  Please do not hesitate to contact me if I can be of additional service to you.


Sincerely,


Angela Nolan
Appraiser
Appraise Alaska


Page #1Main File No. 111-1473728 703







INVOICEFROM:


Telephone Number: Fax Number:


TO:


Telephone Number: Fax Number:
Alternate Number: E-Mail:


INVOICE NUMBER


DATE


REFERENCE
Internal Order #:


Lender Case #:


Client File #:


Main File # on form:


Other File # on form:


Federal Tax ID:


Employer ID:


Lender: Client:
Purchaser/Borrower:


Property Address:
City:


County: State: Zip:
Legal Description:


$


DESCRIPTION


FEES AMOUNT


SUBTOTAL


PAYMENTS AMOUNT


Check #: Date: Description:
Check #: Date: Description:
Check #: Date: Description:


SUBTOTAL


TOTAL DUE


Please Return This Portion With Your Payment


FROM:


Telephone Number: Fax Number:
Alternate Number: E-Mail:


TO:


INVOICE NUMBER


DATE


REFERENCE


AMOUNT DUE: $


AMOUNT ENCLOSED: $


Internal Order #:


Lender Case #:


Client File #:


Main File # on form:


Other File # on form:


Federal Tax ID:


Employer ID:
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Purchaser/Borrower:


Property Address:
City:
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The purpose of this summary appraisal report is to provide the lender/client with an accurate, and adequately supported, opinion of the market value of the subject property.
Property Address City State Zip Code
Borrower Owner of Public Record County
Legal Description
Assessor's Parcel # Tax Year R.E. Taxes $
Neighborhood Name Map Reference Census Tract
Occupant Owner Tenant Vacant Special Assessments $ PUD HOA $ per year per month
Property Rights Appraised Fee Simple Leasehold Other (describe)
Assignment Type Purchase Transaction Refinance Transaction Other (describe)
Lender/Client Address
Is the subject property currently offered for sale or has it been offered for sale in the twelve months prior to the effective date of this appraisal? Yes No
Report data source(s) used, offering price(s), and date(s).


I did did not analyze the contract for sale for the subject purchase transaction. Explain the results of the analysis of the contract for sale or why the analysis was not
performed.


Contract Price $ Date of Contract Is the property seller the owner of public record? Yes No Data Source(s)
Is there any financial assistance (loan charges, sale concessions, gift or downpayment assistance, etc.) to be paid by any party on behalf of the borrower? Yes No
If Yes, report the total dollar amount and describe the items to be paid.


Note: Race and the racial composition of the neighborhood are not appraisal factors.
Neighborhood Characteristics


Location Urban Suburban Rural
Built-Up Over 75% 25-75% Under 25%
Growth Rapid Stable Slow


One-Unit Housing Trends
Property Values Increasing Stable Declining
Demand/Supply Shortage In Balance Over Supply
Marketing Time Under 3 mths 3-6 mths Over 6 mths


One-Unit Housing
PRICE
$ (000)


AGE
(yrs)


Low
High
Pred.


Present Land Use %
One-Unit %
2-4 Unit %
Multi-Family %
Commercial %
Other %


Neighborhood Boundaries


Neighborhood Description


Market Conditions (including support for the above conclusions)


Dimensions Area Shape View
Specific Zoning Classification Zoning Description
Zoning Compliance Legal Legal Nonconforming (Grandfathered Use) No Zoning Illegal (describe)
Is the highest and best use of subject property as improved (or as proposed per plans and specifications) the present use? Yes No If No, describe


Utilities Public Other (describe) Public Other (describe)
Electricity
Gas


Water
Sanitary Sewer


Off-site Improvements - Type Public Private
Street
Alley


FEMA Special Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date
Are the utilities and off-site improvements typical for the market area? Yes No If No, describe
Are there any adverse site conditions or external factors (easements, encroachments, environmental conditions, land uses, etc.)? Yes No If Yes, describe


General Description
Units One One with Accessory Unit
# of Stories
Type Det. Att. S-Det./End Unit


Existing Proposed Under Const.
Design (Style)
Year Built
Effective Age (Yrs)


Foundation
Concrete Slab Crawl Space
Full Basement Partial Basement


Basement Area sq.ft.
Basement Finish %


Outside Entry/Exit Sump Pump
Evidence of Infestation


Dampness Settlement


Exterior Description materials/condition
Foundation Walls
Exterior Walls
Roof Surface
Gutters & Downspouts
Window Type
Storm Sash/Insulated
Screens


Interior materials/condition
Floors
Walls
Trim/Finish
Bath Floor
Bath Wainscot


Attic None
Drop Stair Stairs
Floor Scuttle
Finished Heated


Heating FWA HWBB Radiant
Other Fuel


Cooling Central Air Conditioning
Individual Other


Amenities
Fireplace(s) #
Patio/Deck
Pool


Woodstove(s) #
Fence
Porch
Other


Car Storage None
Driveway # of Cars


Driveway Surface
Garage # of Cars
Carport # of Cars
Att. Det. Built-in


Appliances Refrigerator Range/Oven Dishwasher Disposal Microwave Washer/Dryer Other (describe)
Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade
Additional features (special energy efficient items, etc.).


Describe the condition of the property (including needed repairs, deterioration, renovations, remodeling, etc.).


Are there any physical deficiencies or adverse conditions that affect the livability, soundness, or structural integrity of the property? Yes No If Yes, describe


Does the property generally conform to the neighborhood (functional utility, style, condition, use, construction, etc.)? Yes No If No, describe
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1122 Slim Williams Way Juneau AK 99801-8758
Tyler J Ferrin & Nicole A Hannon Nathaniel W & Karen E Trigg City & Borough of Juneau


Brigadoon Estates 2 Block C Lot 6A
4B2901270071 2010 2,319.55
Brigadoon Estates Back Loop 0001.00


0.00 N/A


First National Bank Alaska P.O. Box 100720, Anchorage, AK 99510-0720


MLS listed 4/17/2011 for $259,000.  Full price offer signed the next day.


The earnest money agreement was read by the appraiser.  The closing costs are being split between the buyer and the seller.


259,000 4/19/2011 EMA, Assessor


N/A


200
350
250


New
50
20


60
10
0


10
20


See attached addenda.


The subject property is located in a good, quiet neighborhood that is close to area amenities.  The neighboring homes
consist primarily of single family homes and some two to four family properties.  The subject property has a good appeal to the market considering
the location and the present condition of the home.  >>


See attached addenda.


As per Juneau Assessors office 6,600 sq ft +/- Mostly rectangular Mountain
Single Family & Duplex D5 7,000 sq ft +/- minimum lot size D5=5 units per acre


 Property can be rebuilt to current specifications


None available
Paved
None


C 0200090878C 9/28/1990


See attached addenda.  The lot size is slightly smaller than the required 7,000 sq foot lot for a site that is zoned D5.  The lot is grandfathered in and
can be rebuilt to current specifications.


1


1 Story Attach
1984
2 Years


None
N/A


Concrete/Good
Cedar siding/Good
Comp Shingle/Good
Aluminum/Good
Casement/Good
No/Yes
Yes


Lam,Carpet/Good
Txtrd dwl/Good
Wood/Good
Vinyl/Good
Tile/Good


Fuel oil Wood


shed


4
Gravel


1


7 3 2 1,175
The subject property features a one car attached garage, a fenced yard, and a shed.


The subject property has a roof that was installed in
2009, a boiler that was installed in 2010, new windows, new kitchen, new remodeled bathrooms.  New propane water heater and garage door.


Appraise Alaska (907) 790-6429
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The purpose of this summary appraisal report is to provide the lender/client with an accurate, and adequately supported, opinion of the market value of the subject property.
Property Address City State Zip Code
Borrower Owner of Public Record County
Legal Description
Assessor's Parcel # Tax Year R.E. Taxes $
Neighborhood Name Map Reference Census Tract
Occupant Owner Tenant Vacant Special Assessments $ PUD HOA $ per year per month
Property Rights Appraised Fee Simple Leasehold Other (describe)
Assignment Type Purchase Transaction Refinance Transaction Other (describe)
Lender/Client Address
Is the subject property currently offered for sale or has it been offered for sale in the twelve months prior to the effective date of this appraisal? Yes No
Report data source(s) used, offering price(s), and date(s).


I did did not analyze the contract for sale for the subject purchase transaction. Explain the results of the analysis of the contract for sale or why the analysis was not
performed.


Contract Price $ Date of Contract Is the property seller the owner of public record? Yes No Data Source(s)
Is there any financial assistance (loan charges, sale concessions, gift or downpayment assistance, etc.) to be paid by any party on behalf of the borrower? Yes No
If Yes, report the total dollar amount and describe the items to be paid.


Note: Race and the racial composition of the neighborhood are not appraisal factors.
Neighborhood Characteristics


Location Urban Suburban Rural
Built-Up Over 75% 25-75% Under 25%
Growth Rapid Stable Slow


One-Unit Housing Trends
Property Values Increasing Stable Declining
Demand/Supply Shortage In Balance Over Supply
Marketing Time Under 3 mths 3-6 mths Over 6 mths


One-Unit Housing
PRICE
$ (000)


AGE
(yrs)


Low
High
Pred.


Present Land Use %
One-Unit %
2-4 Unit %
Multi-Family %
Commercial %
Other %


Neighborhood Boundaries


Neighborhood Description


Market Conditions (including support for the above conclusions)


Dimensions Area Shape View
Specific Zoning Classification Zoning Description
Zoning Compliance Legal Legal Nonconforming (Grandfathered Use) No Zoning Illegal (describe)
Is the highest and best use of subject property as improved (or as proposed per plans and specifications) the present use? Yes No If No, describe


Utilities Public Other (describe) Public Other (describe)
Electricity
Gas


Water
Sanitary Sewer


Off-site Improvements - Type Public Private
Street
Alley


FEMA Special Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date
Are the utilities and off-site improvements typical for the market area? Yes No If No, describe
Are there any adverse site conditions or external factors (easements, encroachments, environmental conditions, land uses, etc.)? Yes No If Yes, describe


General Description
Units One One with Accessory Unit
# of Stories
Type Det. Att. S-Det./End Unit


Existing Proposed Under Const.
Design (Style)
Year Built
Effective Age (Yrs)


Foundation
Concrete Slab Crawl Space
Full Basement Partial Basement


Basement Area sq.ft.
Basement Finish %


Outside Entry/Exit Sump Pump
Evidence of Infestation


Dampness Settlement


Exterior Description materials/condition
Foundation Walls
Exterior Walls
Roof Surface
Gutters & Downspouts
Window Type
Storm Sash/Insulated
Screens


Interior materials/condition
Floors
Walls
Trim/Finish
Bath Floor
Bath Wainscot


Attic None
Drop Stair Stairs
Floor Scuttle
Finished Heated


Heating FWA HWBB Radiant
Other Fuel


Cooling Central Air Conditioning
Individual Other


Amenities
Fireplace(s) #
Patio/Deck
Pool


Woodstove(s) #
Fence
Porch
Other


Car Storage None
Driveway # of Cars


Driveway Surface
Garage # of Cars
Carport # of Cars
Att. Det. Built-in


Appliances Refrigerator Range/Oven Dishwasher Disposal Microwave Washer/Dryer Other (describe)
Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade
Additional features (special energy efficient items, etc.).


Describe the condition of the property (including needed repairs, deterioration, renovations, remodeling, etc.).


Are there any physical deficiencies or adverse conditions that affect the livability, soundness, or structural integrity of the property? Yes No If Yes, describe


Does the property generally conform to the neighborhood (functional utility, style, condition, use, construction, etc.)? Yes No If No, describe
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There are comparable properties currently offered for sale in the subject neighborhood ranging in price from $ to $ .
There are comparable sales in the subject neighborhood within the past twelve months ranging in sale price from $ to $ .


FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Address


Proximity to Subject
Sale Price $ $ $ $
Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Data Source(s)
Verification Source(s)
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment
Sales or Financing
Concessions
Date of Sale/Time
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck


Net Adjustment (Total) + - + - + -$ $ $
Adjusted Sale Price
of Comparables $ $ $


Net Adj. %
Gross Adj. %


Net Adj. %
Gross Adj. %


Net Adj. %
Gross Adj. %


I did did not research the sale or transfer history of the subject property and comparable sales. If not, explain


My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.
Data Source(s)
My research did did not reveal any prior sales or transfers of the comparable sales for the year prior to the date of sale of the comparable sale.
Data Source(s)
Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).


ITEM SUBJECT COMPARABLE SALE #1 COMPARABLE SALE #2 COMPARABLE SALE #3
Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Analysis of prior sale or transfer history of the subject property and comparable sales


Summary of Sales Comparison Approach


Indicated Value by Sales Comparison Approach $
Indicated Value by: Sales Comparison Approach $ Cost Approach (if developed) $ Income Approach (if developed) $


This appraisal is made "as is", subject to completion per plans and specifications on the basis of a hypothetical condition that the improvements have been
completed, subject to the following repairs or alterations on the basis of a hypothetical condition that the repairs or alterations have been completed, or subject to the
following required inspection based on the extraordinary assumption that the condition or deficiency does not require alteration or repair:


Based on a complete visual inspection of the interior and exterior areas of the subject property, defined scope of work, statement of assumptions and limiting
conditions, and appraiser’s certification, my (our) opinion of the market value, as defined, of the real property that is the subject of this report is
$ , as of , which is the date of inspection and the effective date of this appraisal.
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6 219,000 285,000
15 219,000 275,000


1122 Slim Williams Way
Juneau, AK 99801-8758


259,000
220.43


Suburban
Fee Simple
6,600 sq ft +/-
Mountain
1 Story Attach
Cedar siding
27 Years
Good


7 3 2
1,175


None
N/A
Average
OHWBB/None
Typical
1 car garage
Fenced, Shed


Other None
Other
Days on the market 1 DOM


7/25/2006
243,000
Assessors office
May 2011


3852 Lee Court
Juneau, AK 99801
2.19 miles SW


259,000
200.00


Assessor, MLS
Appraiser, MLS #10445


Conventional


4/21/2011
Suburban
Fee Simple
5,187 sq ft +/- +5,000
Mountain,Wds
2 Story Attach
Vinyl Siding
10 Years -8,500
Avg to Avg+ +7,500


5 3 2.5 -1,500
1,295 -4,800


None
N/A
Average
OHWBB/None
Typical
2 car garage -5,000
Deck, Porch
None


DOM 3
-7,300


2.8
12.5 251,700


4/26/2001
169,500
Assessors office
May 2011


3952 Portage Boulevard
Juneau, AK 99801
1.59 miles SE


252,500
180.23


Assessor, MLS
Appraiser, MLS #10442


FHA


4/29/2011
Suburban
Fee Simple
4,815 sq ft +/- +15,000
Mountain
2 Story Attach
Wood Siding
29 Years +1,000
Average (+) +5,000


5 3 1.5 +1,500
1,401 -9,040


None
N/A
Average
EBB,Mntr/None
Typical
1 car garage
Deck, Fenced
None


DOM 11
13,460


5.3
12.5 265,960


5/25/2005
215,000
Assessors office
May 2011


8705 North Loop Way
Juneau, AK  99801
1.25 miles SE


219,000
200.55


Assessor, MLS
MLS #10117


Conventional


11/15/2010
Suburban
Fee Simple
7,349 sq ft +/- +15,000
Mountain
2 Story Attach
Wood,T1-11
28 Years +500
Average (+) +5,000


+5,000
5 2 1.5 +1,500


1,092
None
N/A
Average
EBB,Mntr/None
Typical
1 car garage
Cov Deck, Pch
Fenced -1,000


DOM 11
26,000


11.9
12.8 245,000


10/26/2005
200,000
Assessors office
May 2011


City assessors office


City assessors office


See the above prior sales.


1126 Slim Williams Way was considered but was not used since the comparable is now almost a year old.
Due to the lack of similar size, similar condition, similar style attached home sales the search area was expanded by the location of the comparable
sales (over a 1/2 mile away).  The comparables that were used bracket the subject property well.


260,000
260,000 236,168


The Sales Comparison Approach is given the most weight as it is most reflective of the value.  The Income Approach is not considered as the
typical buyer's motivation for purchase of these properties is not investment, but is rather as a primary residence.  The Cost Approach is supportive
of the Sales Comparison Approach but given less weight due to the difficulty in measuring accrued depreciation.


The subject property meets the
FHA/HUD guidelines.


260,000 5/4/2011
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There are comparable properties currently offered for sale in the subject neighborhood ranging in price from $ to $ .
There are comparable sales in the subject neighborhood within the past twelve months ranging in sale price from $ to $ .


FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Address


Proximity to Subject
Sale Price $ $ $ $
Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Data Source(s)
Verification Source(s)
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment
Sales or Financing
Concessions
Date of Sale/Time
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck


Net Adjustment (Total) + - + - + -$ $ $
Adjusted Sale Price
of Comparables $ $ $


Net Adj. %
Gross Adj. %


Net Adj. %
Gross Adj. %


Net Adj. %
Gross Adj. %


I did did not research the sale or transfer history of the subject property and comparable sales. If not, explain


My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.
Data Source(s)
My research did did not reveal any prior sales or transfers of the comparable sales for the year prior to the date of sale of the comparable sale.
Data Source(s)
Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).


ITEM SUBJECT COMPARABLE SALE #1 COMPARABLE SALE #2 COMPARABLE SALE #3
Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Analysis of prior sale or transfer history of the subject property and comparable sales


Summary of Sales Comparison Approach


Indicated Value by Sales Comparison Approach $
Indicated Value by: Sales Comparison Approach $ Cost Approach (if developed) $ Income Approach (if developed) $


This appraisal is made "as is", subject to completion per plans and specifications on the basis of a hypothetical condition that the improvements have been
completed, subject to the following repairs or alterations on the basis of a hypothetical condition that the repairs or alterations have been completed, or subject to the
following required inspection based on the extraordinary assumption that the condition or deficiency does not require alteration or repair:


Based on a complete visual inspection of the interior and exterior areas of the subject property, defined scope of work, statement of assumptions and limiting
conditions, and appraiser’s certification, my (our) opinion of the market value, as defined, of the real property that is the subject of this report is
$ , as of , which is the date of inspection and the effective date of this appraisal.
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COST APPROACH TO VALUE (not required by Fannie Mae)
Provide adequate information for the lender/client to replicate the below cost figures and calculations.
Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value)


ESTIMATED REPRODUCTION OR REPLACEMENT COST NEW
Source of cost data
Quality rating from cost service Effective date of cost data
Comments on Cost Approach (gross living area calculations, depreciation, etc.)


OPINION OF SITE VALUE =$
DWELLING Sq.Ft. @ $ =$


Sq.Ft. @ $ =$
=$


Garage/Carport Sq.Ft. @ $ =$
Total Estimate of Cost-New =$
Less Physical Functional External
Depreciation =$( )
Depreciated Cost of Improvements =$
"As-is" Value of Site Improvements =$


INDICATED VALUE BY COST APPROACH =$Estimated Remaining Economic Life (HUD and VA only) Years
INCOME APPROACH TO VALUE (not required by Fannie Mae)


Estimated Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach
Summary of Income Approach (including support for market rent and GRM)


PROJECT INFORMATION FOR PUDs (if applicable)
Is the developer/builder in control of the Homeowners’ Association (HOA)? Yes No Unit type(s) Detached Attached
Provide the following information for PUDs ONLY if the developer/builder is in control of the HOA and the subject property is an attached dwelling unit.
Legal Name of Project
Total number of phases Total number of units Total number of units sold
Total number of units rented Total number of units for sale Data source(s)
Was the project created by the conversion of existing building(s) into a PUD? Yes No If Yes, date of conversion.
Does the project contain any multi-dwelling units? Yes No Data Source
Are the units, common elements, and recreation facilities complete? Yes No If No, describe the status of completion.


Are the common elements leased to or by the Homeowners’ Association? Yes No If Yes, describe the rental terms and options.


Describe common elements and recreational facilities.
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 • URAR: Sales Comparison Analysis - Summary of Sales Comparison Approach


A comprehensive search for comparable sales was conducted in the subjects area.  The comparables used appear to be the best, most recent,
most similar comparables available to compare to the subject property.  Adjustments to the comparable sales were made for significant factors
which are inferior or superior which affect the value of the subject.


Typical adjustments are $40.00 per square foot of gross living area if the area exceeds a difference of 100 square feet, $2500 per bathroom,
$1500 per half bathroom, $500 per year in actual age, $5000 per bedroom, $1000 for the fireplace, and $1000 per exterior amenities.


The net, gross, and individual adjustments fall within the recommended guidelines.


The lot size adjustment was made for the difference in the value of the lots and not necessarily on the size differences.  The lot is valued at $70,000
and adjustments were made accordingly.


The appraiser has not completed an appraisal on this property within the last 3 years.


The land value is based on recent land sales and
age adjustments due to the lack of land sales in the Juneau area.


City planning office
Good May 2011


70,000
1,175 130.00 152,750
None


Exterior amenities 5,000
345 26.00 8,970


166,720


5,552 5,552
161,168


5,000


236,168


See attached addenda.
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 • URAR: Sales Comparison Analysis - Summary of Sales Comparison Approach


A comprehensive search for comparable sales was conducted in the subjects area.  The comparables used appear to be the best, most recent,
most similar comparables available to compare to the subject property.  Adjustments to the comparable sales were made for significant factors
which are inferior or superior which affect the value of the subject.


Typical adjustments are $40.00 per square foot of gross living area if the area exceeds a difference of 100 square feet, $2500 per bathroom,
$1500 per half bathroom, $500 per year in actual age, $5000 per bedroom, $1000 for the fireplace, and $1000 per exterior amenities.


The net, gross, and individual adjustments fall within the recommended guidelines.


The lot size adjustment was made for the difference in the value of the lots and not necessarily on the size differences.  The lot is valued at $70,000
and adjustments were made accordingly.


The appraiser has not completed an appraisal on this property within the last 3 years.


The land value is based on recent land sales and
age adjustments due to the lack of land sales in the Juneau area.


City planning office
Good May 2011


70,000
1,175 130.00 152,750
None


Exterior amenities 5,000
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COST APPROACH TO VALUE (not required by Fannie Mae)
Provide adequate information for the lender/client to replicate the below cost figures and calculations.
Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value)


ESTIMATED REPRODUCTION OR REPLACEMENT COST NEW
Source of cost data
Quality rating from cost service Effective date of cost data
Comments on Cost Approach (gross living area calculations, depreciation, etc.)


OPINION OF SITE VALUE =$
DWELLING Sq.Ft. @ $ =$


Sq.Ft. @ $ =$
=$


Garage/Carport Sq.Ft. @ $ =$
Total Estimate of Cost-New =$
Less Physical Functional External
Depreciation =$( )
Depreciated Cost of Improvements =$
"As-is" Value of Site Improvements =$


INDICATED VALUE BY COST APPROACH =$Estimated Remaining Economic Life (HUD and VA only) Years
INCOME APPROACH TO VALUE (not required by Fannie Mae)


Estimated Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach
Summary of Income Approach (including support for market rent and GRM)


PROJECT INFORMATION FOR PUDs (if applicable)
Is the developer/builder in control of the Homeowners’ Association (HOA)? Yes No Unit type(s) Detached Attached
Provide the following information for PUDs ONLY if the developer/builder is in control of the HOA and the subject property is an attached dwelling unit.
Legal Name of Project
Total number of phases Total number of units Total number of units sold
Total number of units rented Total number of units for sale Data source(s)
Was the project created by the conversion of existing building(s) into a PUD? Yes No If Yes, date of conversion.
Does the project contain any multi-dwelling units? Yes No Data Source
Are the units, common elements, and recreation facilities complete? Yes No If No, describe the status of completion.


Are the common elements leased to or by the Homeowners’ Association? Yes No If Yes, describe the rental terms and options.


Describe common elements and recreational facilities.
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This report form is designed to report an appraisal of a one-unit property or a one-unit property with an accessory unit;
including a unit in a planned unit development (PUD). This report form is not designed to report an appraisal of a
manufactured home or a unit in a condominium or cooperative project.


This appraisal report is subject to the following scope of work, intended use, intended user, definition of market value,
statement of assumptions and limiting conditions, and certifications. Modifications, additions, or deletions to the intended
use, intended user, definition of market value, or assumptions and limiting conditions are not permitted. The appraiser may
expand the scope of work to include any additional research or analysis necessary based on the complexity of this appraisal
assignment. Modifications or deletions to the certifications are also not permitted. However, additional certifications that do
not constitute material alterations to this appraisal report, such as those required by law or those related to the appraiser’s
continuing education or membership in an appraisal organization, are permitted.


SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the
reporting requirements of this appraisal report form, including the following definition of market value, statement of
assumptions and limiting conditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual
inspection of the interior and exterior areas of the subject property, (2) inspect the neighborhood, (3) inspect each of the
comparable sales from at least the street, (4) research, verify, and analyze data from reliable public and/or private sources,
and (5) report his or her analysis, opinions, and conclusions in this appraisal report.


INTENDED USE: The intended use of this appraisal report is for the lender/client to evaluate the property that is the
subject of this appraisal for a mortgage finance transaction.


INTENDED USER: The intended user of this appraisal report is the lender/client.


DEFINITION OF MARKET VALUE: 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, 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 each acting in what he or she considers his or her own best interest; (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.


*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are
necessary for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are
readily identifiable since the seller pays these costs in virtually all sales transactions. Special or creative financing
adjustments can be made to the comparable property by comparisons to financing terms offered by a third party institutional
lender that is not already involved in the property or transaction. Any adjustment should not be calculated on a mechanical
dollar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the market’s
reaction to the financing or concessions based on the appraiser’s judgment.


STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser’s certification in this report is
subject to the following assumptions and limiting conditions:


1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title
to it, except for information that he or she became aware of during the research involved in performing this appraisal. The
appraiser assumes that the title is good and marketable and will not render any opinions about the title.


2. The appraiser has provided a sketch in this appraisal report to show the approximate dimensions of the improvements.
The sketch is included only to assist the reader in visualizing the property and understanding the appraiser’s determination
of its size.


3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency
(or other data sources) and has noted in this appraisal report whether any portion of the subject site is located in an
identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or
implied, regarding this determination.


4. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question,
unless specific arrangements to do so have been made beforehand, or as otherwise required by law.


5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or
she became aware of during the research involved in performing the appraisal. Unless otherwise stated in this appraisal
report, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the
property (such as, but not limited to, needed repairs, deterioration, the presence of hazardous wastes, toxic substances,
adverse environmental conditions, etc.) that would make the property less valuable, and has assumed that there are no such
conditions and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any such
conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.
Because the appraiser is not an expert in the field of environmental hazards, this appraisal report must not be considered as
an environmental assessment of the property.


6. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory
completion, repairs, or alterations on the assumption that the completion, repairs, or alterations of the subject property will
be performed in a professional manner.
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This report form is designed to report an appraisal of a one-unit property or a one-unit property with an accessory unit;
including a unit in a planned unit development (PUD). This report form is not designed to report an appraisal of a
manufactured home or a unit in a condominium or cooperative project.


This appraisal report is subject to the following scope of work, intended use, intended user, definition of market value,
statement of assumptions and limiting conditions, and certifications. Modifications, additions, or deletions to the intended
use, intended user, definition of market value, or assumptions and limiting conditions are not permitted. The appraiser may
expand the scope of work to include any additional research or analysis necessary based on the complexity of this appraisal
assignment. Modifications or deletions to the certifications are also not permitted. However, additional certifications that do
not constitute material alterations to this appraisal report, such as those required by law or those related to the appraiser’s
continuing education or membership in an appraisal organization, are permitted.


SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the
reporting requirements of this appraisal report form, including the following definition of market value, statement of
assumptions and limiting conditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual
inspection of the interior and exterior areas of the subject property, (2) inspect the neighborhood, (3) inspect each of the
comparable sales from at least the street, (4) research, verify, and analyze data from reliable public and/or private sources,
and (5) report his or her analysis, opinions, and conclusions in this appraisal report.


INTENDED USE: The intended use of this appraisal report is for the lender/client to evaluate the property that is the
subject of this appraisal for a mortgage finance transaction.


INTENDED USER: The intended user of this appraisal report is the lender/client.


DEFINITION OF MARKET VALUE: 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, 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 each acting in what he or she considers his or her own best interest; (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.


*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are
necessary for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are
readily identifiable since the seller pays these costs in virtually all sales transactions. Special or creative financing
adjustments can be made to the comparable property by comparisons to financing terms offered by a third party institutional
lender that is not already involved in the property or transaction. Any adjustment should not be calculated on a mechanical
dollar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the market’s
reaction to the financing or concessions based on the appraiser’s judgment.


STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser’s certification in this report is
subject to the following assumptions and limiting conditions:


1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title
to it, except for information that he or she became aware of during the research involved in performing this appraisal. The
appraiser assumes that the title is good and marketable and will not render any opinions about the title.


2. The appraiser has provided a sketch in this appraisal report to show the approximate dimensions of the improvements.
The sketch is included only to assist the reader in visualizing the property and understanding the appraiser’s determination
of its size.


3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency
(or other data sources) and has noted in this appraisal report whether any portion of the subject site is located in an
identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or
implied, regarding this determination.


4. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question,
unless specific arrangements to do so have been made beforehand, or as otherwise required by law.


5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or
she became aware of during the research involved in performing the appraisal. Unless otherwise stated in this appraisal
report, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the
property (such as, but not limited to, needed repairs, deterioration, the presence of hazardous wastes, toxic substances,
adverse environmental conditions, etc.) that would make the property less valuable, and has assumed that there are no such
conditions and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any such
conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.
Because the appraiser is not an expert in the field of environmental hazards, this appraisal report must not be considered as
an environmental assessment of the property.


6. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory
completion, repairs, or alterations on the assumption that the completion, repairs, or alterations of the subject property will
be performed in a professional manner.
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APPRAISER’S CERTIFICATION: The Appraiser certifies and agrees that:


1. I have, at a minimum, developed and reported this appraisal in accordance with the scope of work requirements stated in
this appraisal report.


2. I performed a complete visual inspection of the interior and exterior areas of the subject property. I reported the condition
of the improvements in factual, specific terms. I identified and reported the physical deficiencies that could affect the
livability, soundness, or structural integrity of the property.


3. I performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal
Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in
place at the time this appraisal report was prepared.


4. I developed my opinion of the market value of the real property that is the subject of this report based on the sales
comparison approach to value. I have adequate comparable market data to develop a reliable sales comparison approach
for this appraisal assignment. I further certify that I considered the cost and income approaches to value but did not develop
them, unless otherwise indicated in this report.


5. I researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for
sale of the subject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject
property for a minimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this report.


6. I researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior
to the date of sale of the comparable sale, unless otherwise indicated in this report.


7. I selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.


8. I have not used comparable sales that were the result of combining a land sale with the contract purchase price of a home that
has been built or will be built on the land.


9. I have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject
property and the comparable sales.


10. I verified, from a disinterested source, all information in this report that was provided by parties who have a financial interest in
the sale or financing of the subject property.


11. I have knowledge and experience in appraising this type of property in this market area.


12. I am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing
services, tax assessment records, public land records and other such data sources for the area in which the property is located.


13. I obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from
reliable sources that I believe to be true and correct.


14. I have taken into consideration the factors that have an impact on value with respect to the subject neighborhood, subject
property, and the proximity of the subject property to adverse influences in the development of my opinion of market value. I
have noted in this appraisal report any adverse conditions (such as, but not limited to, needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) observed during the inspection of the
subject property or that I became aware of during the research involved in performing this appraisal. I have considered these
adverse conditions in my analysis of the property value, and have reported on the effect of the conditions on the value and
marketability of the subject property.


15. I have not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all
statements and information in this appraisal report are true and correct.


16. I stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which
are subject only to the assumptions and limiting conditions in this appraisal report.


17. I have no present or prospective interest in the property that is the subject of this report, and I have no present or
prospective personal interest or bias with respect to the participants in the transaction. I did not base, either partially or
completely, my analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital
status, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the
present owners or occupants of the properties in the vicinity of the subject property or on any other basis prohibited by law.


18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not
conditioned on any agreement or understanding, written or otherwise, that I would report (or present analysis supporting) a
predetermined specific value, a predetermined minimum value, a range or direction in value, a value that favors the cause of
any party, or the attainment of a specific result or occurrence of a specific subsequent event (such as approval of a pending
mortgage loan application).


19. I personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. If I
relied on significant real property appraisal assistance from any individual or individuals in the performance of this appraisal
or the preparation of this appraisal report, I have named such individual(s) and disclosed the specific tasks performed in this
appraisal report. I certify that any individual so named is qualified to perform the tasks. I have not authorized anyone to make
a change to any item in this appraisal report; therefore, any change made to this appraisal is unauthorized and I will take no
responsibility for it.


20. I identified the lender/client in this appraisal report who is the individual, organization, or agent for the organization that
ordered and will receive this appraisal report.
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APPRAISER’S CERTIFICATION: The Appraiser certifies and agrees that:


1. I have, at a minimum, developed and reported this appraisal in accordance with the scope of work requirements stated in
this appraisal report.


2. I performed a complete visual inspection of the interior and exterior areas of the subject property. I reported the condition
of the improvements in factual, specific terms. I identified and reported the physical deficiencies that could affect the
livability, soundness, or structural integrity of the property.


3. I performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal
Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in
place at the time this appraisal report was prepared.


4. I developed my opinion of the market value of the real property that is the subject of this report based on the sales
comparison approach to value. I have adequate comparable market data to develop a reliable sales comparison approach
for this appraisal assignment. I further certify that I considered the cost and income approaches to value but did not develop
them, unless otherwise indicated in this report.


5. I researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for
sale of the subject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject
property for a minimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this report.


6. I researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior
to the date of sale of the comparable sale, unless otherwise indicated in this report.


7. I selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.


8. I have not used comparable sales that were the result of combining a land sale with the contract purchase price of a home that
has been built or will be built on the land.


9. I have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject
property and the comparable sales.


10. I verified, from a disinterested source, all information in this report that was provided by parties who have a financial interest in
the sale or financing of the subject property.


11. I have knowledge and experience in appraising this type of property in this market area.


12. I am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing
services, tax assessment records, public land records and other such data sources for the area in which the property is located.


13. I obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from
reliable sources that I believe to be true and correct.


14. I have taken into consideration the factors that have an impact on value with respect to the subject neighborhood, subject
property, and the proximity of the subject property to adverse influences in the development of my opinion of market value. I
have noted in this appraisal report any adverse conditions (such as, but not limited to, needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) observed during the inspection of the
subject property or that I became aware of during the research involved in performing this appraisal. I have considered these
adverse conditions in my analysis of the property value, and have reported on the effect of the conditions on the value and
marketability of the subject property.


15. I have not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all
statements and information in this appraisal report are true and correct.


16. I stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which
are subject only to the assumptions and limiting conditions in this appraisal report.


17. I have no present or prospective interest in the property that is the subject of this report, and I have no present or
prospective personal interest or bias with respect to the participants in the transaction. I did not base, either partially or
completely, my analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital
status, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the
present owners or occupants of the properties in the vicinity of the subject property or on any other basis prohibited by law.


18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not
conditioned on any agreement or understanding, written or otherwise, that I would report (or present analysis supporting) a
predetermined specific value, a predetermined minimum value, a range or direction in value, a value that favors the cause of
any party, or the attainment of a specific result or occurrence of a specific subsequent event (such as approval of a pending
mortgage loan application).


19. I personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. If I
relied on significant real property appraisal assistance from any individual or individuals in the performance of this appraisal
or the preparation of this appraisal report, I have named such individual(s) and disclosed the specific tasks performed in this
appraisal report. I certify that any individual so named is qualified to perform the tasks. I have not authorized anyone to make
a change to any item in this appraisal report; therefore, any change made to this appraisal is unauthorized and I will take no
responsibility for it.


20. I identified the lender/client in this appraisal report who is the individual, organization, or agent for the organization that
ordered and will receive this appraisal report.


Page 5 of 6Freddie Mac Form 70 March 2005 Fannie Mae Form 1004 March 2005


Page #6Main File No. 111-1473728 703
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21. The lender/client may disclose or distribute this appraisal report to: the borrower; another lender at the request of the
borrower; the mortgagee or its successors and assigns; mortgage insurers; government sponsored enterprises; other
secondary market participants; data collection or reporting services; professional appraisal organizations; any department,
agency, or instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to
obtain the appraiser’s or supervisory appraiser’s (if applicable) consent. Such consent must be obtained before this appraisal
report may be disclosed or distributed to any other party (including, but not limited to, the public through advertising, public
relations, news, sales, or other media).


22. I am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain
laws and regulations. Further, I am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice
that pertain to disclosure or distribution by me.


23. The borrower, another lender at the request of the borrower, the mortgagee or its successors and assigns, mortgage
insurers, government sponsored enterprises, and other secondary market participants may rely on this appraisal report as part
of any mortgage finance transaction that involves any one or more of these parties.


24. If this appraisal report was transmitted as an “electronic record” containing my "electronic signature," as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.


25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil liability and/or
criminal penalties including, but not limited to, fine or imprisonment or both under the provisions of Title 18, United States
Code, Section 1001, et seq., or similar state laws.


SUPERVISORY APPRAISER’S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:


1. I directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser’s
analysis, opinions, statements, conclusions, and the appraiser’s certification.


2. I accept full responsibility for the contents of this appraisal report including, but not limited to, the appraiser’s analysis, opinions,
statements, conclusions, and the appraiser’s certification.


3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the
appraisal firm), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state law.


4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal
report was prepared.


5. If this appraisal report was transmitted as an "electronic record" containing my "electronic signature," as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.


APPRAISER


Signature
Name
Company Name
Company Address


Telephone Number
Email Address
Date of Signature and Report
Effective Date of Appraisal
State Certification #
or State License #
or Other (describe) State #
State
Expiration Date of Certification or License


ADDRESS OF PROPERTY APPRAISED


APPRAISED VALUE OF SUBJECT PROPERTY $
LENDER/CLIENT
Name
Company Name
Company Address


Email Address


SUPERVISORY APPRAISER (ONLY IF REQUIRED)


Signature
Name
Company Name
Company Address


Telephone Number
Email Address
Date of Signature
State Certification #
or State License #
State
Expiration Date of Certification or License


SUBJECT PROPERTY


Did not inspect subject property
Did inspect exterior of subject property from street
Date of Inspection
Did inspect interior and exterior of subject property
Date of Inspection


COMPARABLE SALES


Did not inspect exterior of comparable sales from street
Did inspect exterior of comparable sales from street
Date of Inspection
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21. The lender/client may disclose or distribute this appraisal report to: the borrower; another lender at the request of the
borrower; the mortgagee or its successors and assigns; mortgage insurers; government sponsored enterprises; other
secondary market participants; data collection or reporting services; professional appraisal organizations; any department,
agency, or instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to
obtain the appraiser’s or supervisory appraiser’s (if applicable) consent. Such consent must be obtained before this appraisal
report may be disclosed or distributed to any other party (including, but not limited to, the public through advertising, public
relations, news, sales, or other media).


22. I am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain
laws and regulations. Further, I am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice
that pertain to disclosure or distribution by me.


23. The borrower, another lender at the request of the borrower, the mortgagee or its successors and assigns, mortgage
insurers, government sponsored enterprises, and other secondary market participants may rely on this appraisal report as part
of any mortgage finance transaction that involves any one or more of these parties.


24. If this appraisal report was transmitted as an “electronic record” containing my "electronic signature," as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.


25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil liability and/or
criminal penalties including, but not limited to, fine or imprisonment or both under the provisions of Title 18, United States
Code, Section 1001, et seq., or similar state laws.


SUPERVISORY APPRAISER’S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:


1. I directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser’s
analysis, opinions, statements, conclusions, and the appraiser’s certification.


2. I accept full responsibility for the contents of this appraisal report including, but not limited to, the appraiser’s analysis, opinions,
statements, conclusions, and the appraiser’s certification.


3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the
appraisal firm), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state law.


4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal
report was prepared.


5. If this appraisal report was transmitted as an "electronic record" containing my "electronic signature," as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.


APPRAISER


Signature
Name
Company Name
Company Address


Telephone Number
Email Address
Date of Signature and Report
Effective Date of Appraisal
State Certification #
or State License #
or Other (describe) State #
State
Expiration Date of Certification or License


ADDRESS OF PROPERTY APPRAISED


APPRAISED VALUE OF SUBJECT PROPERTY $
LENDER/CLIENT
Name
Company Name
Company Address


Email Address


SUPERVISORY APPRAISER (ONLY IF REQUIRED)


Signature
Name
Company Name
Company Address


Telephone Number
Email Address
Date of Signature
State Certification #
or State License #
State
Expiration Date of Certification or License


SUBJECT PROPERTY


Did not inspect subject property
Did inspect exterior of subject property from street
Date of Inspection
Did inspect interior and exterior of subject property
Date of Inspection


COMPARABLE SALES


Did not inspect exterior of comparable sales from street
Did inspect exterior of comparable sales from street
Date of Inspection
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FEATURE SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #
Address


Proximity to Subject
Sale Price $ $ $ $
Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Data Source(s)
Verification Source(s)
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment
Sales or Financing
Concessions
Date of Sale/Time
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck


Net Adjustment (Total) + - + - + -$ $ $
Adjusted Sale Price
of Comparables $ $ $


Net Adj. %
Gross Adj. %


Net Adj. %
Gross Adj. %


Net Adj. %
Gross Adj. %


Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).
ITEM SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #


Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Analysis of prior sale or transfer history of the subject property and comparable sales


Analysis/Comments
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259,000
220.43


Suburban
Fee Simple
6,600 sq ft +/-
Mountain
1 Story Attach
Cedar siding
27 Years
Good


7 3 2
1,175


None
N/A
Average
OHWBB/None
Typical
1 car garage
Fenced, Shed


Other None
Other
Days on the market 1 DOM


7/25/2006
243,000
Assessors office
May 2011


8136 Snipe Court
Juneau, AK 99801
1.37 miles SE


275,000
184.32


Assessor, MLS
Appraiser, MLS #10324


Owner Finance


4/20/2011
Suburban
Fee Simple
6,657 sq ft +/- +15,000
Mountain
2 Story Attach
Wood Siding
28 Years +500
Average (+) +5,000


+5,000
6 2 2


1,492 -12,680
None
N/A
Avg-layout +2,500
EBB,Mntr/None
Typical
1 car garage
Deck, Porch
Patio


DOM 65
15,320


5.6
14.8 290,320


8/1/1991
105,000
Assessors office
May 2011


3380 Park Place
Juneau, AK 99801
2.04 miles SE


270,000
174.19


Assessor, MLS
Appraiser, MLS #10184


VA


12/29/2010
Suburban
Fee Simple
9,653 sq ft +/- +10,000
Mountain
1 Story Attach
Vinyl Siding
9 Years -9,000
Avg+ to Good +2,500


5 3 2
1,550 -15,000


None
N/A
Average
OHWBB/None
5 Star rated -2,500
2 car garage -5,000
Deck, Porch
Fence, Shed -2,000


DOM 14
-21,000


7.8
17.0 249,000


4/12/2002
185,000
Assessors office
May 2011


4 5 6


4 5 6
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FEATURE SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #
Address


Proximity to Subject
Sale Price $ $ $ $
Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Data Source(s)
Verification Source(s)
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment
Sales or Financing
Concessions
Date of Sale/Time
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck


Net Adjustment (Total) + - + - + -$ $ $
Adjusted Sale Price
of Comparables $ $ $


Net Adj. %
Gross Adj. %


Net Adj. %
Gross Adj. %


Net Adj. %
Gross Adj. %


Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).
ITEM SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #


Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Analysis of prior sale or transfer history of the subject property and comparable sales


Analysis/Comments
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• URAR: Neighborhood Market Factors


The subject property is located in Juneau, which is the capital of Alaska.  Juneau is home to
approximately 30,000 residents.  Juneau is located in Southeast Alaska and is located approximately
900 air miles north of Seattle and approximately 600 air miles south of Anchorage.  Juneau has about
190 miles of city and state maintained roads, approximately 45 miles end to end, not including Douglas
Island roads.  Juneau can be reached by the Alaska Marine Highway ferry system or by airplane.
There is public transportation available and the local bus stop is within walking distance to the subject
property.  The subject property is approximately 5 minutes to the area amenities and approximately 15
minutes to area employment.  Employment in the area is considered stable at the present time.
Juneau's main employment opportunities are with the State of Alaska, with the Federal government, and
with tourism.  The only hospital in Juneau is located within 5 miles from the subject property.  The other
land use is vacant.


The scope of this assignment does not include any attempt at discovery (or reporting) of potentially
adverse neighborhood influences such as, but not limited to: nearby criminal activity, registered sex
offenders, or interim rehabilitative facilities for felonious offenders.


• URAR: Adverse Environmental Conditions


Unless otherwise stated in this report, the existence of hazardous materials, which may or may not be
present on the property, was not observed by the appraiser.  The appraiser has no knowledge of the
existence of such materials on or in the property.  The appraiser, however, is not qualified to detect such
substances.  The presence of substances such as asbestos,  urea-formaldehyde foam insulation, toxic
black mold and other potentially hazardous materials may affect the value of the property.  The value
estimated is predicated on the assumption that there is no such material on or in the property that would
cause a loss in value.  No responsibility is assumed for such conditions or for any expertise or
engineering knowledge required to discover them.


• URAR: Analysis of Current Agreement


One of the requirements of the appraisal is to disclose the sales price and the date of sale.  Due to
Alaska being a nondisclosure state, meaning the sales are not public record, the appraiser researches
information from the local assessors office, the local realtors, and the appraisers own files to verify the
sales information.  If needed the buyer and/or seller is also contacted to verify that the information is
correct.


• URAR: Sales Comparison Analysis - Summary of Sales Comparison Approach


A comprehensive search for comparable sales was conducted in the subjects area.  The comparables
used appear to be the best, most recent, most similar comparables available to compare to the subject
property.  Adjustments to the comparable sales were made for significant factors which are inferior or
superior which affect the value of the subject.


• URAR: Conditions of Appraisal


No items of personal property were included in the appraised value.  The appraisal is completed as is as
of the time of the inspection of the subject property.  The intended user of the appraisal is First National
Bank Alaska and their assigns for financing purposes only and the appraisal report is not intended for
any other use or by any other party.


• URAR : Neighborhood - Boundaries


The subject property is bound to the north by the Mendenhall Glacier, to the south by the Gastineau
Channel, to the east by the Tongass National Forest, and to the west by the  Mendenhall River.
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• URAR : Site - Adverse Conditions or External Factors


While no adverse site conditions or external factors were observed, many site related issues are beyond
the scope of this assignment and the expertise of the appraiser.  Unless otherwise noted, standard utility
and right of way easements are insignificant to value.  However, a current locational or boundary survey,
which was unavailable to the appraiser, may reveal encroachments, easements, zoning violations, or
other matters of interest that could warrant modification of the appraiser's analysis and opinions.  This
appraisal is not an environmental assessment of the subject property and should not be relied on as
such.


Flood maps often lack sufficient detail to enable accurate determinations on the part of the appraiser.
Please note Limiting Condition on page 4 of this report.


• URAR : Improvements - Condition of the Property


The year built was taken from the Juneau City Assessors records.


The utilities were on and were in working order at the time of the inspection.


Any obvious deficiencies noticed during the inspection have been noted.  However, a detailed structural,
code compliance, hazardous waste, mechanical or electrical inspection is beyond my area of expertise
and the scope of this report.


Physical depreciation was taken due to the effective age of the subject property.


No functional or external obsolescence was noted at the time of the inspection.


The appraiser's viewing of the property was limited to what was readily observable without moving
furniture, floor coverings, or personal property.  The appraiser's viewing of the property was limited to
surface areas only and can often be compromised by landscaping, placement of personal property, or
even weather conditions.  Most importantly, the appraiser's viewing of the property is far different and
much less intensive than the type of inspections performed to discover property defects.


The appraiser is not an expert in other fields such as but not limited to home inspection, building
construction, pest control, or structural engineering.  An appraisal is not a substitute for a home
inspection or an inspection by a qualified expert in determining issues such as but not limited to
foundation settlement or stability, moisture problems, wood destroying (or other) insects, rodents, or
pests.  The client is encouraged to employ the services of appropriate experts to address any areas of
concern.


• URAR : Cost Approach Comments


The cost data was obtained from the local city office, from local builders, and from the appraisers
experience.  The land value was estimated based on a  review of sales in the subjects market area.


The outside of the subject property was measured.


Replacement cost figures used in the cost approach are for valuation purposes only.  No one, client or
third party, should rely on these figures for insurance purposes.  The definition of market value used on
page four of this report is not a definition of insurable value, and must not be interchanged.  Actual
reconstruction costs can easily exceed the replacement cost figures used in this appraisal.


Abbreviations:


Hdwd=Hardwood; Cer Tile= Ceramic Tile; Vnl=Vinyl; Lam=Laminate; Cpt=Carpet; KP=Knotty Pine;
Plstr=Plaster; Txtrd=Textured; Dwl=Drywall; Fbgls=Fiberglass; OHWBB=Oil hot water baseboard;
FA=Forced Air; EBB=Electric baseboard; Csmnt=Casement; DH=Double Hung; Fxd=Fixed; Sld=Sliding;
Sq ft=Square feet; Wtr=Water; Mntn=Mountain; Alum=Aluminum; Gar=Garage; P=Personal; Gd=Good;
Avg=Average
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Comparable Photo Page
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Comparable 1


Prox. to Subject
Sale Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age


3852 Lee Court
2.19 miles SW
259,000
1,295
5
3
2.5
Suburban
Mountain,Wds
5,187 sq ft +/-
Vinyl Siding
10 Years


Comparable 2


Prox. to Subject
Sale Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age


3952 Portage Boulevard
1.59 miles SE
252,500
1,401
5
3
1.5
Suburban
Mountain
4,815 sq ft +/-
Wood Siding
29 Years


Comparable 3


Prox. to Subject
Sale Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age


8705 North Loop Way
1.25 miles SE
219,000
1,092
5
2
1.5
Suburban
Mountain
7,349 sq ft +/-
Wood,T1-11
28 Years
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Lender


Form PICPIX.CR — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE


Comparable Photo Page
Tyler J Ferrin & Nicole A Hannon
1122 Slim Williams Way
Juneau City & Borough of Juneau AK 99801-8758
First National Bank Alaska


Comparable 1


Prox. to Subject
Sale Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age


3852 Lee Court
2.19 miles SW
259,000
1,295
5
3
2.5
Suburban
Mountain,Wds
5,187 sq ft +/-
Vinyl Siding
10 Years


Comparable 2


Prox. to Subject
Sale Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age


3952 Portage Boulevard
1.59 miles SE
252,500
1,401
5
3
1.5
Suburban
Mountain
4,815 sq ft +/-
Wood Siding
29 Years


Comparable 3


Prox. to Subject
Sale Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age


8705 North Loop Way
1.25 miles SE
219,000
1,092
5
2
1.5
Suburban
Mountain
7,349 sq ft +/-
Wood,T1-11
28 Years


Borrower/Client


Lender


Property Address
City County State Zip Code


Page #17Main File No. 111-1473728 703







Property Address
City County State Zip Code


Form PICPIX.CR — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE


Comparable Photo Page
Tyler J Ferrin & Nicole A Hannon
1122 Slim Williams Way
Juneau City & Borough of Juneau AK 99801-8758
First National Bank Alaska


Comparable 4


Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age


8136 Snipe Court
1.37 miles SE
275,000
1,492
6
2
2
Suburban
Mountain
6,657 sq ft +/-
Wood Siding
28 Years
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Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
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3380 Park Place
2.04 miles SE
270,000
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5
3
2
Suburban
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9,653 sq ft +/-
Vinyl Siding
9 Years
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PRIVACY NOTICE


Pursuant to the Gramm-Leach-Bliley Act of 1999, effective July 1, 2001, Appraisers, along with all
providers of personal financial services are now required by federal law to inform their clients of
the policies of the firm with regard to the privacy of client nonpublic personal information.  As
professionals, we understand that your privacy is very important to you and are pleased to provide
you with this information.


Types of Nonpublic Personal Information We Collect


Parties to Whom We Disclose Information


Confidentiality and Security


In the course of performing appraisals, we may collect what is known as "nonpublic personal information" about you.  This
information is used to facilitate the services that we provide to you and may include the information provided to us by you directly
or received by us from others with your authorization.


We do not disclose any nonpublic personal information obtained in the course of our engagement with our clients to nonaffiliated
third parties, except as necessary or as required by law.  By way of example, a necessary disclosure would be to our
employees, and in certain situations, to unrelated third party consultants who need to know that information to assist us in
providing appraisal services to you.  All of our employees and any third party consultants we employ are informed that any
information they see as part of an appraisal assignment is to be maintained in strict confidence within the firm.


A disclosure required by law would be a disclosure by us that is ordered by a court of competent jurisdiction with regard to a
legal action to which you are a party.


We will retain records relating to professional services that we have provided to you for a reasonable time so that we are
better able to assist you with your needs.  In order to protect your nonpublic personal information from unauthorized access by
third parties, we maintain physical, electronic and procedural safeguards that comply with our professional standards to insure
the security and integrity of your information.


Please feel free to call us an any time if you have any questions about the confidentiality of the information that you provide to us.


Appraise Alaska (907) 790-6429


In the course of performing appraisals, we may collect what is known as "nonpublic personal information" about you.  This
information is used to facilitate the services that we provide to you and may include the information provided to us by you directly
or received by us from others with your authorization.


We do not disclose any nonpublic personal information obtained in the course of our engagement with our clients to nonaffiliated
third parties, except as necessary or as required by law.  By way of example, a necessary disclosure would be to our
employees, and in certain situations, to unrelated third party consultants who need to know that information to assist us in
providing appraisal services to you.  All of our employees and any third party consultants we employ are informed that any
information they see as part of an appraisal assignment is to be maintained in strict confidence within the firm.


A disclosure required by law would be a disclosure by us that is ordered by a court of competent jurisdiction with regard to a
legal action to which you are a party.


We will retain records relating to professional services that we have provided to you for a reasonable time so that we are
better able to assist you with your needs.  In order to protect your nonpublic personal information from unauthorized access by
third parties, we maintain physical, electronic and procedural safeguards that comply with our professional standards to insure
the security and integrity of your information.


Please feel free to call us an any time if you have any questions about the confidentiality of the information that you provide to us.


Appraise Alaska (907) 790-6429
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The purpose of this addendum is to provide the lender/client with a clear and accurate understanding of the market trends and conditions prevalent in the subject
neighborhood. This is a required addendum for all appraisal reports with an effective date on or after April 1, 2009.
Property Address City State ZIP Code
Borrower
Instructions: The appraiser must use the information required on this form as the basis for his/her conclusions, and must provide support for those conclusions, regarding
housing trends and overall market conditions as reported in the Neighborhood section of the appraisal report form. The appraiser must fill in all the information to the extent
it is available and reliable and must provide analysis as indicated below. If any required data is unavailable or is considered unreliable, the appraiser must provide an
explanation. It is recognized that not all data sources will be able to provide data for the shaded areas below; if it is available, however, the appraiser must include the data
in the analysis. If data sources provide the required information as an average instead of the median, the appraiser should report the available figure and identify it as an
average. Sales and listings must be properties that compete with the subject property, determined by applying the criteria that would be used by a prospective buyer of the
subject property. The appraiser must explain any anomalies in the data, such as seasonal markets, new construction, foreclosures, etc.
Inventory Analysis Prior 7–12 Months Prior 4–6 Months Current – 3 Months Overall Trend


Median Sale & List Price, DOM, Sale/List % Prior 7–12 Months Prior 4–6 Months Current – 3 Months


Total # of Comparable Sales (Settled)
Absorption Rate (Total Sales/Months)
Total # of Comparable Active Listings
Months of Housing Supply (Total Listings/Ab.Rate)


Median Comparable Sale Price
Median Comparable Sales Days on Market
Median Comparable List Price
Median Comparable Listings Days on Market
Median Sale Price as % of List Price


Increasing Stable Declining
Increasing Stable Declining
Declining Stable Increasing
Declining Stable Increasing


Overall Trend
Increasing Stable Declining
Declining Stable Increasing
Increasing Stable Declining
Declining Stable Increasing
Increasing Stable Declining


Seller-(developer, builder, etc.)paid financial assistance prevalent? Yes No Declining Stable Increasing
Explain in detail the seller concessions trends for the past 12 months (e.g., seller contributions increased from 3% to 5%, increasing use of buydowns, closing costs, condo
fees, options, etc.).


Are foreclosure sales (REO sales) a factor in the market? Yes No If yes, explain (including the trends in listings and sales of foreclosed properties).


Cite data sources for above information.


Summarize the above information as support for your conclusions in the Neighborhood section of the appraisal report form. If you used any additional information, such as
an analysis of pending sales and/or expired and withdrawn listings, to formulate your conclusions, provide both an explanation and support for your conclusions.


If the subject is a unit in a condominium or cooperative project , complete the following: Project Name:
Subject Project Data Prior 7–12 Months Prior 4–6 Months Current – 3 Months Overall Trend
Total # of Comparable Sales (Settled)
Absorption Rate (Total Sales/Months)


Months of Unit Supply (Total Listings/Ab.Rate)
Total # of Active Comparable Listings


Increasing Stable Declining
Increasing Stable Declining
Declining Stable Increasing
Declining Stable Increasing


Are foreclosure sales (REO sales) a factor in the project? Yes No If yes, indicate the number of REO listings and explain the trends in listings and sales of
foreclosed properties.


Summarize the above trends and address the impact on the subject unit and project.


Signature
Appraiser Name
Company Name
Company Address
State License/Certification # State


Email Address


Signature
Supervisory Appraiser Name
Company Name
Company Address
State License/Certification # State


Email Address
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1122 Slim Williams Way Juneau AK 99801-8758
Tyler J Ferrin & Nicole A Hannon


4
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N/A
N/A


241,000
41
N/A
N/A
N/A


7
2.33
N/A
N/A


240,000
22
N/A
N/A
N/A


4
1.33


6
4.5


259,000
3


266,500
48


97%


There have been very few seller concessions within the last 12 months.  These are usually only seen on foreclosure
properties, relocation properties, and on some new construction.  Typically the closing costs are split between the buyer and the seller.


There are a handful of foreclosure sales in the Juneau market.  Due to being a non disclosure state it is sometimes difficult to verify whether the
properties are foreclosure sales or not.  The sales are verified through realtors, appraisers, and sometimes the lender.


Juneau MLS, past appraisals, other appraisers data sheets.


The comparable information that was pulled from the Juneau MLS is of attached properties between 800-1700 square feet that are not
waterfront properties and had a purchase price of over $150,000.   Overall Juneau has been relatively stable and steady but we do see some
fluctuations in the market, especially in this price range.  The requested active listing information is not readily available within the normal course
of business, due to the lack of a reliable search function within the local MLS program.  The listings are the total amount of listings on the
market.   The marketing time is varied between 0 days on the market to the highest at 372 DOM.  Part of this is due to how well they are priced
when they first hit the market and the condition that they are in.


N/A N/A


N/A
N/A
N/A
N/A


N/A
N/A
N/A
N/A


N/A
N/A
N/A
N/A


N/A


N/A


Angela Nolan
Appraise Alaska


9454 Herbert Place, Juneau, AK 99801
296 AK


appraisealaska@yahoo.com
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There have been very few seller concessions within the last 12 months.  These are usually only seen on foreclosure
properties, relocation properties, and on some new construction.  Typically the closing costs are split between the buyer and the seller.


There are a handful of foreclosure sales in the Juneau market.  Due to being a non disclosure state it is sometimes difficult to verify whether the
properties are foreclosure sales or not.  The sales are verified through realtors, appraisers, and sometimes the lender.


Juneau MLS, past appraisals, other appraisers data sheets.


The comparable information that was pulled from the Juneau MLS is of attached properties between 800-1700 square feet that are not
waterfront properties and had a purchase price of over $150,000.   Overall Juneau has been relatively stable and steady but we do see some
fluctuations in the market, especially in this price range.  The requested active listing information is not readily available within the normal course
of business, due to the lack of a reliable search function within the local MLS program.  The listings are the total amount of listings on the
market.   The marketing time is varied between 0 days on the market to the highest at 372 DOM.  Part of this is due to how well they are priced
when they first hit the market and the condition that they are in.


N/A N/A


N/A
N/A
N/A
N/A


N/A
N/A
N/A
N/A


N/A
N/A
N/A
N/A


N/A


N/A


Angela Nolan
Appraise Alaska


9454 Herbert Place, Juneau, AK 99801
296 AK


appraisealaska@yahoo.com


Form 1004MC2 — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE


File No.Market Conditions Addendum to the Appraisal Report
M


A
R


K
E


T 
R


ES
EA


R
C


H
 &


 A
N


A
LY


SI
S


C
O


N
D


O
/C


O
-O


P 
PR


O
JE


C
TS


A
PP


R
A


IS
ER


The purpose of this addendum is to provide the lender/client with a clear and accurate understanding of the market trends and conditions prevalent in the subject
neighborhood. This is a required addendum for all appraisal reports with an effective date on or after April 1, 2009.
Property Address City State ZIP Code
Borrower
Instructions: The appraiser must use the information required on this form as the basis for his/her conclusions, and must provide support for those conclusions, regarding
housing trends and overall market conditions as reported in the Neighborhood section of the appraisal report form. The appraiser must fill in all the information to the extent
it is available and reliable and must provide analysis as indicated below. If any required data is unavailable or is considered unreliable, the appraiser must provide an
explanation. It is recognized that not all data sources will be able to provide data for the shaded areas below; if it is available, however, the appraiser must include the data
in the analysis. If data sources provide the required information as an average instead of the median, the appraiser should report the available figure and identify it as an
average. Sales and listings must be properties that compete with the subject property, determined by applying the criteria that would be used by a prospective buyer of the
subject property. The appraiser must explain any anomalies in the data, such as seasonal markets, new construction, foreclosures, etc.
Inventory Analysis Prior 7–12 Months Prior 4–6 Months Current – 3 Months Overall Trend


Median Sale & List Price, DOM, Sale/List % Prior 7–12 Months Prior 4–6 Months Current – 3 Months


Total # of Comparable Sales (Settled)
Absorption Rate (Total Sales/Months)
Total # of Comparable Active Listings
Months of Housing Supply (Total Listings/Ab.Rate)


Median Comparable Sale Price
Median Comparable Sales Days on Market
Median Comparable List Price
Median Comparable Listings Days on Market
Median Sale Price as % of List Price


Increasing Stable Declining
Increasing Stable Declining
Declining Stable Increasing
Declining Stable Increasing


Overall Trend
Increasing Stable Declining
Declining Stable Increasing
Increasing Stable Declining
Declining Stable Increasing
Increasing Stable Declining


Seller-(developer, builder, etc.)paid financial assistance prevalent? Yes No Declining Stable Increasing
Explain in detail the seller concessions trends for the past 12 months (e.g., seller contributions increased from 3% to 5%, increasing use of buydowns, closing costs, condo
fees, options, etc.).


Are foreclosure sales (REO sales) a factor in the market? Yes No If yes, explain (including the trends in listings and sales of foreclosed properties).


Cite data sources for above information.


Summarize the above information as support for your conclusions in the Neighborhood section of the appraisal report form. If you used any additional information, such as
an analysis of pending sales and/or expired and withdrawn listings, to formulate your conclusions, provide both an explanation and support for your conclusions.


If the subject is a unit in a condominium or cooperative project , complete the following: Project Name:
Subject Project Data Prior 7–12 Months Prior 4–6 Months Current – 3 Months Overall Trend
Total # of Comparable Sales (Settled)
Absorption Rate (Total Sales/Months)


Months of Unit Supply (Total Listings/Ab.Rate)
Total # of Active Comparable Listings


Increasing Stable Declining
Increasing Stable Declining
Declining Stable Increasing
Declining Stable Increasing


Are foreclosure sales (REO sales) a factor in the project? Yes No If yes, indicate the number of REO listings and explain the trends in listings and sales of
foreclosed properties.


Summarize the above trends and address the impact on the subject unit and project.


Signature
Appraiser Name
Company Name
Company Address
State License/Certification # State


Email Address


Signature
Supervisory Appraiser Name
Company Name
Company Address
State License/Certification # State


Email Address
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From: Jacob Clark
To: Nicole Ferrin
Subject: RE: Petition For Review - 4B2901270071
Date: Tuesday, March 28, 2023 8:11:00 AM
Attachments: image001.jpg

BOE Hearing of Appeal Code.pdf

Good morning,
 
Here is some information regarding the BOE. I will have the Clerk’s Office schedule the
hearing.
 
Something that I would like to stress is that the primary task of the Board of Equalization is to
review the work of my office for errors and review your evidence to prove we have erred. A
feeling that your home is overvalued or out of equity is not evidence. The burden of proof is
on the appellant to prove with actual evidence that your property is overvalued or in your case,
unequally valued. To see a change in value, you are required to have substantial evidence
proving an error or inequity in your assessment vs your neighbors (treating you differently
than your neighbors). Please be sure to address these errors with me so that we can discuss
them and have a better understanding on both sides, yours being why you believe there is an
error, and mine showing we are not making an error – if that is the case.
 
 
Jacob Clark
Appraiser I
Assessor’s Office
City and Borough of Juneau, AK
(907) 586-5215 ext 4038
Jacob.Clark@Juneau.gov
Untitled_sm

 
From: Nicole Ferrin <ferrin.nicole@gmail.com> 
Sent: Saturday, March 25, 2023 12:16 PM
To: Jacob Clark <Jacob.Clark@juneau.gov>
Cc: Tyler Ferrin <tyler99827@gmail.com>
Subject: Re: Petition For Review - 4B2901270071
 
Mr. Clark,
 
We reject the proposed value for 1122 Slim Williams Way and would like to be scheduled for
review with the board. 
 
Thank you,

mailto:Jacob.Clark@juneau.gov
mailto:ferrin.nicole@gmail.com
mailto:Jacob.Clark@Juneau.gov
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15.05.190 Board of equalization hearing of appeal. 


(a) Preparation of appeal packet. The appellant must submit to the assessor's office all documentary evidence 
and briefing in their possession that the appellant believes is relevant and wishes the board to consider 
within 15 days following the close of the 30-day appeal period. Upon receipt of the notice of appeal and the 
appellant's documentary evidence, the assessor shall make a record of the appeal for presentation to the 
board of equalization. The record shall contain the notice of appeal, the appellant's timely filed documentary 
evidence and briefing, all the information shown on the assessment roll in respect to the subject matter of 
the appeal, and the assessor's briefing. The parties may supplement the record by a witness list and 
additional documents in accordance with subsection (c)(8) of this section up to ten days prior to the appeal 
hearing. The assessor shall place the complete record before the board of equalization at least seven days 
prior to the appeal hearing.  


(b) Quorum and voting. 


(1) Quorum. A quorum for hearing appeals shall consist of three board members.  


(2) Voting. To alter an assessment or to grant an appeal in part or in whole for the appellant, at least two 
members of the board must vote in the affirmative to either (i) reverse and remand to the assessor for 
further consideration or (ii) alter the assessment. Any appeal or part thereof that is not granted by the 
board shall be deemed denied, and the assessor's original assessment giving rise to the appeal remains 
the final valuation determination. Any alteration to the assessment made by the assessor during a 
hearing shall require an affirmative vote by at least two members in order to become a final valuation 
determination.  


(c) Conduct of hearings; decisions. Except as otherwise provided in this chapter, hearings shall be conducted by 
each panel of the board of equalization in accordance with the following rules:  


(1) Application of CBJC 01.50. The appeal procedures of chapter 01.50 do not apply to hearings conducted 
under this chapter except as specifically provided.  


(2) Record. The municipal clerk of the assembly is ex officio clerk of the board of equalization. The 
municipal clerk shall keep electronic recordings of the board's proceedings. The municipal clerk shall 
record in the minutes of each meeting or record of appeals all proceedings before the board of 
equalization, the names of persons protesting assessments, and all changes, revisions, corrections, and 
orders relating to claims or adjustments.  


(3) Counsel. All parties may be represented by counsel during hearings before the board.  


(4) Commencement of hearing. Every appeal shall be assigned an appeal case number, which should be 
read into the record along with the name of the appellant and the tax identification number at the 
commencement of the hearing. If an appellant fails to appear, the board of equalization may proceed 
with the hearing in the appellant's absence.  


(5) Burden of proof. The appellant bears the burden of proof. The only grounds for adjustment of an 
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. If the valuation is found to be too low, 
the board may raise the assessment. The board should sustain the original assessed value if the 
relevant documentary evidence or briefing is not timely submitted to the assessor's office within 15 
days from the close of the 30-day appeal period absent a good faith attempt at compliance.  


(6) Rules of evidence. Evidence shall only be presented by the appellant and the assessor or their 
authorized representatives. The board shall not be restricted by the formal rules of evidence; however, 
the presiding officer may exclude evidence irrelevant to the issue(s) appealed. Relevant evidence 
includes but is not limited to purchase and closing documents, appraisal reports, broker opinions of 







 


 


 
    Created: 2023-02-09 10:34:58 [EST] 
(Supp. No. 148) 


 
Page 2 of 3 


value, engineer reports, estimates to repair, rent rolls, leases, and income and expense information. 
Hearsay evidence may be considered provided there are adequate  guarantees of its trustworthiness 
and it is more probative on the point for which it is offered than any other evidence that the proponent 
can procure by reasonable efforts.  


(7) Order of presentation. Each party shall be allowed a total of 15 minutes to present evidence including 
personal presentations and direct or cross-examinations. The appellant shall present evidence and 
argument first. Following the appellant, the assessor shall present evidence and argument. The 
appellant may reserve up to ten minutes for rebuttal directed solely to issues raised by the assessor. 
Upon finding good cause, the presiding officer may extend both the appellant's initial presentation and 
the assessor's presentation by equal amounts. At the conclusion of the parties' prese ntations, board 
members may ask questions, through the presiding officer, of either the appellant or the assessor. The 
presiding officer may end the questioning and call for a motion from the other board members. 


(8) Witnesses, exhibits and other evidence. 


(i) The appellant and the assessor may offer oral testimony of witnesses and documentary evidence 
during the hearing.  


(ii) The appellant and assessor may agree to waive deadlines to supplement the record more than 
ten days prior to the appeal hearing. However, only the chair can authorize requests to 
supplement the record, upon motion to the municipal clerk by a party if the evidence being 
offered satisfies the criteria in CBJC 01.50.110(e), filed within ten days preceding the appeal 
hearing.  


(iii) The assessor shall make available to the appellant all reasonably relevant assessor records 
requested within 15 days following the close of the 30-day appeal period.  


(iv) If an appellant has refused or failed to provide the assessor or assessor's agent full access to 
property or records, the appellant shall be precluded from offering evidence on the issue or 
issues affected by that access and those issues shall be decided in favor of the assessor. 


(v) At the request of the appellant, evidence submitted pursuant to subsection (c)(6) or (c)(8) of this 
section relating to the assessed valuation of property used in an income -producing commercial 
enterprise shall be confidential. The assessor and the appellant may stipulate to facts to be 
presented to the board provided the assessor has received credible and reliable evidence to 
establish the facts.  


(9) Decisions. At the conclusion of the hearing the board shall determine, based solely on the evidence 
submitted, whether the assessment is unequal, excessive, improper, or an under valuation. The board 
should issue findings of fact and conclusions of law clearly stating the grounds upon which the board 
relied to reach its decision and advising all parties of their right to appeal the decision to superior 
court.  


(10) Certification. The presiding officer shall review and give final board certification to all appeal decisions.  


(11) Termination of appeal upon agreement between appellant and assessor. After an appeal to the board 
of equalization has been filed, any value which has been agreed to by the assessor and the appellant 
shall constitute a withdrawal and termination of the appeal by the appellant and the agreed upon 
valuation shall become the assessed value.  


(d) Relaxation of requirements. This section is designed to facilitate the business of the board and shall be 
construed to secure the reasonable, speedy, and inexpensive determination of every appeal. The procedural 
requirements of this section may, in the discretion of the presiding officer, be relaxed in any c ase in which a 
strict adherence to requirements will work injustice.  


(CBJ Code 1970, § 15.05.190; Serial No. 70-33, § 3, 1971; Serial No. 2022-021(b) , § 8, 12-12-2022, eff. 1-12-2023) 
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State law reference(s) Hearing, AS 29.45.210.  


 







 
Nicole and Tyler Ferrin
 
 

On Thu, Mar 23, 2023, 3:25 PM Jacob Clark <Jacob.Clark@juneau.gov> wrote:
Hi Nicole,

I have also reviewed 1122 Slim Williams Way for equity issues and found that you are well
within equity. Attached is another land value spreadsheet comparing land values of
neighboring 0-Lots. Below you will find my No Change Proposal. I will need a response to
both proposals individually. Should you have any questions or would like to discuss this
further, please call me at 586-5215 ext. 4038.
Alaska State Statute, (AS 29.45.110) requires boroughs throughout the State to assess at an
estimate of “full market value” as of January 1st of the assessment year. To do this, the
Assessor is tasked with gleaning market information for individual neighborhoods
throughout the borough and looking at what the median difference between our replacement
cost new less depreciation and actual sale prices for those homes sold in a specific
neighborhood is, this is called a neighborhood adjustment. Neighborhood adjustments are
applied to every parcel within the given neighborhood for which the adjustment has been
calculated. This is why you see an increase in value each year. As the market continues to
trend upwards, your value increases.

So in order to appraise all homes in the Borough, we use what is called replacement cost
new less depreciation, where we take the structural elements of your building and look at
what it would cost to build that same structure in today’s market and then apply
depreciation to account for the age and condition of the structure. The data for our
calculation of replacement cost new less depreciation is provided by a firm called Marshall
& Swift which provides Assessor’s Offices nationwide with regional and local information
regarding building supply costs and factors of inflation. We then add the site value and
apply our neighborhood adjustment to get within 5% of market value per State of Alaska
statutes.

We use the assessed value and divide it by the time-adjusted sales price to determine the
neighborhood adjustment for your neighborhood or the “A/S” ratio.

Land values are developed on a neighborhood basis. The land is examined to understand the
typical land characteristics in the neighborhood. These characteristics include size, slope,
view, water frontage, significant wetlands and others and are used to develop a
neighborhood land valuation model. This model is tested and refined in consideration of
sales of vacant and developed parcels. The resulting model is then applied to all of the land
in the neighborhood to establish assessed site values.
Below are more links to helpful articles:
Understanding Your Assessment
For the Property Owner Who Wants to Know
2023 Assessment Report Residential Final
Upon review of your appeal I find our assessment of your property to be fair and
equitable and propose a No Change to your 2023 Assessment.
 
2023 Assessment:      Site: $146,300       Improvements: $293,700    Total:  $440,000

mailto:Jacob.Clark@juneau.gov
https://juneau.org/wp-content/uploads/2020/12/Understanding-Assessment.pdf
https://juneau.org/wp-content/uploads/2020/12/For-the-Property-Owner-Who-Wants-to-Know.pdf
https://juneau.org/wp-content/uploads/2023/03/2023-Assessment-Report-Residential-Final.pdf
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