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 Office of the Borough Clerk 

TAX ASSESSMENT APPEAL HEARING DATE 

Monday, May 22, 2023 – 11:00 AM 

April 21, 2023 

 

SCOTT RALSTON cc: scott1ralston@hotmail.com 

270 EISENHOWER LN.  

KENAI, AK  99611 

 

RE:   Parcel No(s): 04904075 

Owner of Record: SCOTT RALSTON 

Appellant: SCOTT RALSTON 

  

HEARING DATE: The referenced tax assessment appeal is scheduled to be heard by the Board of 

Equalization on Monday, May 22, 2023 at 11:00 AM 

 

EVIDENCE DUE DATE: Pursuant to KPB 5.12.060(C) any evidence or documentation you intend 

to use during the hearing MUST be received by the Borough Clerk no later than 5:00 p.m. on 

Monday, May 8, 2023. Your evidence may be mailed, e-mailed, hand delivered or faxed.  Late 

filed evidence will be denied.  

 

Online Resources: 

 

The Kenai Peninsula Borough Code (pertaining to the conduct of the hearing): 

https://library.municode.com/ak/kenai_peninsula_borough/codes/code_of_ordinances?nodeI

d=TIT5REFI_CH5.12REPRPEPRTA_5.12.055REISOTRIPRNAP  

 

An information packet regarding the appeal processes is also available: 

https://www.kpb.us/images/KPB/CLK/Board_of_Equalization/Information_Packet_VALUATION_A

PPEAL_PROCESS.pdf.  

 

Any request for remote (video/teleconference) participation must be received by the borough 

clerk no later than 15 days before the hearing, unless good cause as defined by KPB 5.12.060(T) 

is shown for filing a late request. If your case is called and you are not available, we will try reaching 

you at a later time that day and if we are still unable to reach you, the Board may elect to decide 

your case based solely on the written material you have presented. 

 

Michele Turner, CMC, Acting Borough Clerk 

micheleturner@kpb.us  

https://library.municode.com/ak/kenai_peninsula_borough/codes/code_of_ordinances?nodeId=TIT5REFI_CH5.12REPRPEPRTA_5.12.055REISOTRIPRNAP
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https://www.kpb.us/images/KPB/CLK/Board_of_Equalization/Information_Packet_VALUATION_APPEAL_PROCESS.pdf
https://www.kpb.us/images/KPB/CLK/Board_of_Equalization/Information_Packet_VALUATION_APPEAL_PROCESS.pdf
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Tax Year 2023 
Real Property Assessment Valuation Appeal 

Kenai Peninsula Borough 
Office of the Borough Clerk 

144 N. Binkley Street 
Soldotna, Alaska 99669-7599 

Phone : (907) 714-2160 
Toll Free: 1-800-478-4441 

Applications must be postmarked or received at the Office of the Borough Clerk or 
authorized office in Homer or Seward by: 5:00 p.m. on March 31 , 2023. 

Filing Fee: Must be included with this appeal form. 

For Commercial Property: Please include Attachment A 

H000808 'tfl0SNIN3d l'tfN3>1 
>1837:J H000808 3Hl :10 3:Jl:f:10 

Fees Received: $dOZ)-
~ Cash y 
□ Check# ___ _ 

payable to Kenai Peninsula Borough 

CREDIT CARDS NOT ACCEPTED FOR FILING FEES 

FILING FEE BASED ON TOTAL ASSESSED VALUE PER PARCEL 
(Each parcel/account appealed must be accompanied by a separate filing fee and form) 

Assessed Value from Assessment Notice Flllng Fee 

Less than $100,000 $30 

$100,000 to $499,999 $100 

$500,000 to $1,999,999 $200 

$2,000,000 and higher $1 ,000 

Per KPB 5. l 2.050(8) , if the appeal is withdrawn before evidence is due, or if the appellant or agent of the appellant is present 
for the appellant's hearing before the BOE or participates telephonically pursuant to KPB 5. l 2.060(T) then the filing fee shall 
be fully refunded within 30 days after the hearing date. 

Account / Parcel Number: NOTE: A SEPARATE FORM IS REQUIRED FOR EACH PARCEL. 

Property Owner: Scott Ralston 
Legal Description : T SN R 11 W SEC 1 SEWARD MERIDIAN KN 0780041 MACK SUB TRACT A 

Physical Address of Property: 270 EISENHOWER LN 
Contact information for all correspondence relating to this appeal: 

Mailing Address: 270 EISENHOWER LN. Kenai, AK 99611 
Phone (daytime) : 9079539034 I Phone (evening) : 9·(;) 1 ~ Z -'f Z -3 (:; 51-
Email Address: scott1 ralston@hotmail.com □ I AGREE TO BE SERVED VIA EMAIL 

Value from Assessment Notice: $_5_4_9_,_5_0_0 ____ Appellant's Opinion of Va lue: $ _4_5_0_._0_0_0 _____ _ 
Year Property was Purchased: 2020 Price Paid : $ _3_7_5_,_00_0 _____ _ 
Has the property been appraised by a private fee appraiser within the past 3-years? 

Has property been advertised FOR SALE within the past 3-years? 

Comparable Sales: PARCEL NO. ADDRESS 

04904010 260 EISENHOWER LN 

Yes~ No D 
Yes ■ No □ 

DATE OF SALE 

1/4/2020 

Pagel of 2 S:\WPWIN\DATA\CLERK\TEMPLATES\Applicotion REAL PROPERTY ASSESSMENT VALUATION APPEAL mlt.docx 

SALE PRICE 

399000 

REVISED: 01/20/2021 TS 
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~ 
THE ONLY GROUNDS FOR APPEAL ARE: UNEQUAL, EXCESSIVE, IMPROPER, OR UNDER VALUATION OF THE PROPERTY (KPB 5.12.050 
(El) . Mark reason for appeal and provide a detailed explanation below for your appeal to be valid. (Attach additional sheets 
as necessary) 

~ My property value is excessive . (Overvalued) 

D My property was valued incorrectly. (Improperly) 

D My property has been undervalued. 

The following are NOT grounds for appeal: 

... The taxes are too high . 

D My property value is unequal to similar properties. 

... The value changed too much in one year. 
-. You cannot afford the taxes. 

Taxable property value has increased 47.5% since I purchased the property in 2020. I have made no upgrades to the 
house. There are no other properties that i could ind that have increase that much in the area. The new 2023 assessed . . . . . 

ever seen . To appraise the property for 174000 dollars more than the purchase price less then 3 years later is absurd. 

** THE APPELLANT BEARS THE BURDEN OF PROOF (AS 29.45.210(b)) ** 

Check the following statement that applies to your intentions: 

D I intend to submit additional evidence within the required time limit of 15 days prior to the hearing date. 

Ii] My appeal is complete . I have provided all the evidence that I intend to submit, and request that my appeal 
be reviewed based on the evidence submitted . 

Check the following statement that applies to who Is filing this appeal: 

Ii] I am the owner of record for the account/parcel number appealed . 

D I am the attorney for the owner of record for the account/parcel number appealed . 

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

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

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

Oath of Appellant: I hereby affirm that the foregoing information and any additional information that I submit is 
true an corr ct. 

Signature Appellant/ Agent/ Representative 

5 Co+\- R~l~o"\ 
Date 

Printed Name of Appellant/ Agent/ Representative 

Page 2 of 2 S:\WPWIN\DATA\CLERK\TEMPLATES\ Application REAL PROPERTY ASSESSMENT VALUATION APPEAL mll.docx REVISED: 01 / 20/2021 TS 
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2023 
2022 
2021 
2020 
2019 
2018 
2017 
2016 
2015 
2014 
2013 
2012 
2011 
2010 
2009 
2008 
2007 
2006 
2005 
2004 
2003 
2002 
2001 

f 

. General lnformati~n. . 

RALSTON SCOTT ORAS Property ID 04904075 

RALSTON ANGELA LASHELLE Address 270 EISENHOWE R LN 

20200070040 270 EISENHOWER LN Document / Book Page 

KENAI, AK 99611-B401 Acreage 8.9000 

Land Structures 
Mai n Roll Certification $ 173,200 $376,300 
Main Roll Certificat ion $138 ,800 $341 ,800 
Main Rol l Certificat ion $149,200 $343,300 
Main Roll Certificat ion $34,600 $337,800 
Main Roll Certification $34,600 $330,600 
Main Roll Certification $34,600 $329 ,900 
Main Roll Certification $34,600 $331 ,600 
Main Roll Certifi cation $34,600 $324,500 
Main Roll Certifi cation $34,600 $308,800 
Main Roll Certification $34,600 $288,500 
Main Roll Certification $34,600 $274, 300 
Main Roll Certification $34,600 $277,700 
Main Roll Certification $34,600 $285,400 
Main Roll Certifi cation $34,600 $282,700 
Main Roll Certification $24,600 $284,700 
Main Roll Certification $26,300 $274,700 
Main Roll Certification $25, 100 $256,700 
Main Roll Certification $25, 100 $194,100 
Main Roll Certification $31,600 $178,800 
Main Roll Certi fi cat ion $30,400 $172,000 
Main Roll Certifi cation $30,400 $159,600 
Main Roll Certification $30,400 $ 159,600 
Main Roll Certification $31 ,400 $149,400 

p ~~ l) eA. +A,s holA..S>e. 
.... 

'?..D2J7 w 3 '"'::f 5; OOD, 
I I\ 

Total 
$549,500 
$480,600 
$492,500 
$372,400 
$365,200 
$364,500 
$366,200 
$359,100 
$343,400 
$323,100 
$308,900 
$312,300 
$320,000 
$317, 300 
$309,300 
$301,000 
$281,800 
$219, 200 
$210,400 
$202,400 
$190,000 
$190,000 
$180,800 
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Story 

1 
1 
1 
B 
B 
B 

Code 
DRIVE 
SWL 

CONEX 
SHEDGP 

Address 270 EISENHOWER LN 

Type 1 L FRAME 

Grade A 

Year Built 1981 

Value $361,000 

Attribute 
Type 

Occupancy 
Roof Structure 

Roof Cover 
Heating 
Stories 

Bathrooms 
Feature 
Feature 
Feature 
Feature 

Exterior Wall 
Interior Wall 

Interior Flooring 
Interior Flooring 

Interior Wall 
Exterior Wall 

Year Bldg 
3000 R0l 
3000 RO! 
3000 R0l 
1988 RO! 

ROl - Extension Details 

Sca1ed!t_6 

Attributes 

Improvements 
Length Width 

0.00 0.00 
0.00 0.00 

40.00 8 .00 
14.00 10.00 

1 s Fr 

B-wo Fin BsmtG 

Detail 
1 L FRAME 

Single family 
Gable 

Comp sh 240-260# 
Hot water 

1.0 
3 

Basement garage - 2 car 
Fireplace 

Wood Stove 
Whirlpool - capacity 

Wood siding 
Normal for Class 
Base Allowance 

None 
Unknown 

Wood siding 

Units Unit Type 
1 IT 

1 IT 
1 IT 

140 SF 

03 
04 
05 

Value 
2,000 
10,500 
2,500 
300 
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WRIGHT TRAVIS B 

WRIGHT CHRYSTAL R 

290 MARYDALE CT 

SOLDOTNA, AK 99669-7417 

04904010 

Property ID 

Address 

Document / Book Page 

Acreage 

WRIGHT TRAVIS B 

-H ,, 

04904010 

260 EISENHOWER LN 

20200017020 

5.0000 

290 MARYDALE CT 

1 •• ; •• L_e~~! ~escri~tion . . · 
p 

T SN R llW SEC 1 Seward Meridian KN 2010048 SUNSET RIM SUB PT2 LOT 6A 

Land Structures Tota l 
20 23 Main Roll Certification $129,700 $290,000 $419,700 
20 22 Main Roll Certifi cation $1 03,900 $297,600 $401,500 
20 21 Main Roll Certifi cation $111,800 $280,000 $391,800 
20 20 Main Roll Certification $38,800 $285,200 $324,000 
20 19 Main Roll Certification $38,800 $28 1,800 $320,600 
20 18 Main Roll Certification $38,800 $277,700 $316,500 
20 17 Main Roll Certificat ion $38,800 $275,400 $314,200 
20 16 Main Roll Certification $38,800 $273,900 $312,700 
20 15 Main Roll Certificat ion $38,800 $90,200 $129,000 
2014 Main Roll Certification $38,800 $0 $38,800 
2013 Main Roll Certification $38,800 $0 $38,800 
2012 Main Roll Certification $38,800 $0 $38,800 
20 11 Main Roll Certification $38,800 $0 $38,800 

tor Aore- /Uo-'"le..y +heA f\,ly f,oi,..::,e_ ,11 2.D2o , 
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1 
1 
1 

1.5 
1.5 
1.5 

2 
2 
2 

1.5 
2,0 

,ROl_ - Extension Details 

Address 260 EISENHOWER LN 

Type 2+ L FRAME 

Grade G-

Year Built 2014 

Value $288,000 

Occupancy 
Roof Structure 

Roof Cover 
Heating 
Stories 

Bathrooms 

Bathrooms (Half) 
Feature 

Exterior Wall 
Interior Wall 

Interior Flooring 
Interior Flooring 

Interior Wall 
Exterior Wall 
Exterior Wall 
Interior Wall 

Interior Flooring 

Floor Level 

Floor Level 

Residential City/Residentia l B 
Remaining/Wetlands 

754 
792 

Scale: 15 ft 
WdDk 

D 

0.7500 

1 s Fr -c-

Fr G Fin 

452 
792 

0.00 

1 s Fr 

112 s Fr 

Single family 
Gable 

Comp sh to 235# 
Hot water 

2.0 
2 
1 

Wood Stove 
Vinyl siding-economy 

Normal for Class 
Base Allowance 
Base Allowance 

Normal for Class 
Vinyl siding-economy 

Vinyl siding-economy 
Normal for Class 
Base Allowance 

Wood frame 
Wood frame 
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Peninsula Appraisal Group 
P.O. Box 1870 
Soldotna, AK 99669 
(907)262-5822 
92-0143692 

Client: 

llem 

Cornerstone Horne Lendim!. In c. 
4-H)45 Kalifomsky Reach Rd, Ste C 
Soldotna . AK 
99669 

INVOICE 07105/2020 
DATE 

APPRAISAL FEE FOR SERVICES RENDERED 

Borrower: Ralston. Scott & i\n!l.ela 
270 Ei;enhower Lane ~ 
Kenai. AK 99611 
Tract A Mack Subdivision 

Th.Ink you 

Peninsula i\pprai sal Group 

20370 
FILE NUl,BER 

Total : 

CASE NUMBER 

Total 

865.00 

865.00 
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Uniform Residential Appraisal Report File# 20370 

The pu10CY.E1 of !his summ:iry appiaisal report 1s lo provtde lhe len::iew 'dient with an accurale, ~ !W>t"l ,atefv sunrvv1ed. opiri on of Iha market value of lhe subiecl rvtv'W:w'tv 

Property Adiess '.270 Eisenhower Lane City Kenai Stale AK Zip Code 996 l l 
Booower Ralston Scott & An°da 0...... cl Nilic F«ord Murnhv Carroll M. Coo1'V Kenai Peninsula 
i..eQal Desalpbon Tract A Mack Subdivision 

s Assessa's Parcel # 04904075 Tax Year '.2020 R.E Taxes S l.073 
u Neig,bcrllood Name Tho111nson Park Ma!> Pet8ence NI A C..-.SUs T,act 000600 
B 

0co.,p.r,1 IX 1o.... I !Ten.rot I lvacan1 Speoal AssessmenlS S 0 I IPUD HOAS 0 I I lpermcm 
J 

per yea, 

E Property f'lghlsAppased I X IFeeSin-.,le I Leasehold I I otier ldesoibel 
C Assi,r,r,c,t Type I X I Pu,chase Transac,on I I Relinan:e T,ansacion I I otie, tdosalbei 
T l8rdei Oianl Cornerstone Home I .enclino. Inc. Miess 44045 Kali forn skv Reach Rel . Ste C Solclotna. i\K 99669 

Is lhe sublect propeitv 0.11eridv o/'fa acl fc, sale 01· has it been offef ad 101 sale ,n the twelve mcnlhs pna to the effecfve date of tie ~aisal? IX Yes I ! No 

Repo,t data sozce(s) used. otte11ng p,ice(s). ard dale(sl. DOM l7 ·Per i\KMI .S lis rino /1 20-7 142 rhe suhiect was li stecl 05/'.22/2020 @ 
IS399 900. Price redu<.:o::d to $385 nno 011 06/0 I /2020. 

I l_X, d d LJ cid rot analyze tie ccntract for sale for the sut;ect pschase Unsacion Explain he resul ts of the .nalysis ol the ooriJact klr sale a 'l\hy Iha analysis was rot 

g perfoomed. i\rms len°rh sale·Current oen<lin o sale aooears to be an arms lenoth transaction berween unrela ted oart ies. 
N Orioinal offer at '!.355 000 wirh counter offer increase<l to $375 .000. 
T Contract Pnce S 3 7 5 .000 Date cl Contract 06/08/2020 Is lhe p,oper1y sel..- lhe °""" cl public ,eood• I X Yes I !No Data Sou-ce(s) Public Rewrds 
R ls t:he!e M'f financial assistarw::e OOil"l dlaiges. sale con:::essions. gift°' cbvrpayment ass1stn::e etc.) to be pad by an, paity en behalf of the txnowew-? lXJves lJ No 

~ If Yes repc,1 lhe - dollar amoont iY"d desorbe lhe items 10 be pad $5000··Sell er to nav unto $5000 of buvers closin o costs nrena id's 
T and rese rves as oer EM/\. 

Note: Race and the racial composition of the nelohborhood are not appraisal factors. 

N 
Neighborhood Characteristics On~Unh Housing Trends One-Unit Housing Percent Land Use % 

Locaion IX I Ubir I I Stbuban I Pr operty Values r X i Stahl• I I Dedimg 65 qr, E f\Jraf Increasing PRICE AGE Che-Lril 

I Bui l-l.l:l I X Qve, 75¾ I l2s-15¾ I l.h:le,25¾ Dem.ro<:ur,-.lv I X Sh011aae I ., Bal...-.ce I IOve< S.ffYiv S(OOOl I=\ 2-4 Urit 5 % 
G Glowlh I IRapd IX lstabie I Slow Maikebng lime I IL.rde<Jmlhsrx' :,;;mlhs I l o.ia Smlhs 125 Low 0 !,\rjti-Famly ¾ 
H Ea s t o f Coo k Inlet Wc:s t o f Mackev Lake s North of 1.000 fiQh 60 Coome,oai 15 qr, B Neoghbahood Bo.rdalies 

o So lrl oc na an<l Sout h o f un <lev e lo ne<l Fedc:ra l Sa le an<l Native Lan<l s. l'.225 Pted. 30 cu,., Vac I~ % 
R Nelghbahocd Oescnpbcn *** So::o:: Additional Couuueul s *** 
H 
0 
0 *** So::e Additio11al Cou1mc11ls *** D Mari<.el Ccrdtlons ~ndudng suppat for Ile above ccndusicns) 

Dimensions See Attacho::d Man kaa 8.90 a<.: Shape Rectan2ular -.lew B·Creek: 
Speciftc Zcring ClassilicatJon Rural Re,idelllial Zoril1Q Descnption I - 4 Familv Residential Uso:: 
Zorinq Ccmpliarr:::e iXli..eQai 11..eQai Nonccn01mna {Grardalhered 1.Jsei I I No Zonna I I 11eaa1 {describe) 
Is the hllJhest ¥'d best usa .)f the Slbecl p-rnRrtv as urc:..oved (o as proposed pet plans ard speolcations) lhe presant use' X Yes I I No If "b. dascribe 

*•* Sc:!! Additional Cornn 11::nl'i .... .., 

s Utilities Public Other (descri be ) Public Othe r (describe) Off.site Improvements•-Type Public Private 

I ElecMty 1X I I wa1 .. I I IX I Well - Tvnical $beet Paved X I I 
T Gas IX ' I I SaritaryS.- i I IX I SeDlic - Tvoical Alley No11c:: I I I I 
E FEMA Specral Flocd Haza,d Alea I ryes IX 1No FEMA Flocd Zone l) FEMA Mall No 0200 I 2 2035A FEMA Map Dais 05/ J 9/ J 98 

Afe the u,lues ;rd ott-5118 1t'Tl)f ovemerd.s lyplc.:il lor lhe market ;;rea? I X I Yes I I No u No. desCJ\be 

Ale there at'Pi adverse Site cordti~ a- external lacbs (easements. erooachments EW"l\,1rorrnertal cordtions. lard uses etc)' I I Yes IX I No If Yes. descnbe 
8.9 acre site is lame for the neiQhborhood and Qenera l Kenai market area. Tvoical lot sizes in the neiohhorhood ran"e from 
. 15 a~res to I a~Te. 

! Gener.al Desorlpllon Foundation EJ:tartor Oescrlpllon malerlel tfcondltlon Interior materlals/eondltlor, 

Unts lX IQ-e I ()-., With Acc8SSOI)' lht I i Conoele Slab I I0311ASpace Fou-dadooWalls Com.:rde/Avu Floors Cmt Lam/A vu-G I 
# ot Stooes 1.00 I Full Bas..,.... IX Part al Basement Exteocr Wals Woo<l/Good Wais Orvwall /Gn<Yl 
Type~Det IAtt ! I S-DeVErd lhl Basemer<Alea 972 sq. It. PoofSorlace C:0 1110 Shinole/Goo<l T11m'Flnsh WrVAvo-G<l 
I XIExisting l I Proposed1 11..h:le, Co,sl Basemen: Rri sh 95 •• Outte1s & DoY.nspruts Partial/Good Bath Fico Vnl/.'\vo-Gd 
Des,gn (Style) Ra11d1/Bs111 IOJISldeEntiv1Exil ! !5<.mpPun-., 1-.lrdowTvoe Wd Vnl Clad/Avu-Gd Bath Wain.scot Fbu I/ A vu-Ge 
Year 81.Jlt 198 1 EYlderce cl I I 1r1es1a,on SIOfm Sasil1nsi.Jated Y cs/ I\ vo-Gd Car Storage I I None 

Effacdve Age (Vis) 20 1Da/l"l)n8SS I I Settlement Saeens Yes/ I\ vo-Grl I X I Dnvewav # ot C.:.-s 6 
Ame None Hoaong I IFWA X HWBB X Radan Amenjes I ' X IVoodSlove(s)# I ClrivewaySurtace Gravel 

I I DropStau I Stans cu,., Fu<i Gas X F•eolace(S) . I I IFe,ice None X lo.,,age # otCas 3 
M I FIOOI I IX Scullle Cooling . I ean,a1 Air C<ntoonng x' Pa!lo/Oed< W ocxl X IP01ch Cone I I Capo, I tt ot C.:W-s 0 
~ I I Finshed II I Healed I h:lvicl.JaJ I X 10th8 Nom, I Pool None I X IOtl .. ,h..-d+ IX IAtt I I 0e1. IX I Bul t➔n 

0 Appiances I Aelnqeralor X Ranqa'Oven I X Dishwashe, I Dospasai r X I Microwave wash .. o,y., I I 04h8 {describe) 

V Finshed cW"ea above gi ade contains: 5 Rooms 2 Beciooms 2.0 Balh(s) 1.812 Sq.Ja,e Feet cl Gloss LJ,,ng t,,ea lobove Grade 
E Ad:jtJOfl3 features (speaal enefgy effic1Er1t items. elc ) *** See Additional Commenc s *** 
M 
E 
N Des01be the cordtiOl"l ot the i:rooertv fird•rirvi needed f""1."'ll.fS. delenoraDOn. renovaiors. remcdeina. 8IC ). rJ · N n nn,-1 ° ,,.. < in •he nri nr 15 
T vea rs:Tax records indicate: rh edwellino was buil r in 1981 . Condition an~ ars avera oe 10 on0<l 1hrouohnut. Ownerreoort s 
S new boiler 2020 new roof shin°.l o::s 12 vears aoo so:: nti<.: sv,tent renlaced 11 tu 12 vears aoo basement fi nish nast 3 vears 

Are there arry i:tiysical deiaercies or adverse cxrdbons that aflact the livability. soun::hess. a- stri.JCtufal ntegrity of tie i:w~·ty' I I Yes IX f\iJ II Yes . deso1be 

Basement is recentlv finished ex~ent for tloorino. Base111en1 famil v room could be used as a 3rd bedroom. 

Does Ille properly general~ conform lo ihe ,...,;ghboohood {furctional utility. style. condnm use. ConslrUC80l"l elc.)? IX I Yes I I No II No. describe 

Freddie M ac Forni 70 March 2005 UAD Version 9/2011 Page 1 o f 6 Fannie Mae Form 1 004 March 2005 

Peninsula Apprai sal Group 
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Uniform Residential Appraisal Report FIie# 20370 
There are 37 oomparacle p,operles curenly olf"ed for sole ,n Ile subiect naghborhood r.niini ,n p,ice l <rn S 3~5.000 lo S 425 .000 
There ¥9 35 oomparable sales in the sl.Qect neictibahocd ~tiin tle past twelve monhs r;vnn, in sale price .-om S 3~5 .000 to S 425 .000 

FEATU1E SUIJECT COMPARABLE SALE t I COM'AAABLE SALE # 2 COMPARABLE SALE # 3 

270 Eisenhower Lane 260 Eisenhower Lane 230 Eisenhower Lane 147405 i\ugusta National Roa, 
Ad:iess Kenai AK9961 I 1Kenai AK 996 11 Kenai AK 996 11 Kenai AK 996 11 
Ptoxim ty to Subject 10.08 miles NE 0.23 miles NE 3.25 m;Jes S 
Sale Price $ 375.000 Is 386.500 Is 309 .500 Is 374.000 
Sale Pne&'Gross l.Jv Al ea $ 206.95 sq.It s 187.99 sq.~ I $ 137.74 >+ tt I s 238.52 sq tt I 
Data Soorce(s) AIOvlLS 11 19- 18 P4·DOM 5~ AIOvlLS #19- 15869 ·DOM 21AKMLS 1120-4555·DOM 5 
Verilcalioo Sou-oe(s) Puhlic Recor<ls/i\oent Puhlic Recor<l s/i\!!ent Puhlic Recorrls/i\oent 
V ALL.E ADJUST~ENTS DESCRIPTION DESCRl?TION • HS ll.djus.tm..ot DESCA?TION • ( ·)$ Acfiustmitnl: DESCRIPTION -(->S ~ustmort 

Sale or Financirg ArmLth I ArmLth ArmLth 
Co,cess;ons VA-0 I Co11\'·0 Cash·0 
Date of Sale, Trne s03/20·c0 1/20 s l 1/19:cl0/ l9 I 1s04/20·c04/20 
Location IN·Res· N:Res· 1N:Res· I N·Res: I 
l.8asehoki'Fee Siff1ie IFee Simnle Fee Simnle IFee Simnle Fee Simnle I 
Sit, 8.90 3 C 

1
5.00 ac +25 00040567 sf +40.0001 t .20 ac +45 .000 

View B·Creek· B:Creek: B:Prtl Mtn : I o:N:Kes: 0 
Design (Sty1e) DT I· R:rnch/BsmDT.2 · 2 Storv 0 DT.2 ·2 Storv/Bs1h 0 DT2·Tri Level 0 
OJalitv of Ccr611ucDon 111.d 10 3 - 16 .800104 103 - 17 200 
Ac>Jal Age 39 ~ 0134 0 40 0 
Caidlloo C4 C3 01c4 C3 0 
P>ro/e Grade Total IBd,ms.l Baths Total !Sams.I Balhs I Tot'1 Ba,ns I Baths Total Bdrm,.I s.it>s 

s RoomCOllll s I 2 I 2.0 6 I 4 I 2.1 I -9.000 G I 3 2.1 -9.000 G 4 I 2.0 -G.000 
A 

Gross Livir.J Area I 812 SQ. It 2 056 sq.ft - 15 900 2 247 .,_ tt I -28 300 I 568 9:lfl +IS 900 L 
E Basement & Firished 972sf925sfi.n 0sf I +48.600 I 092sffisfin I +21.300 728sf72 8sfin +12.200 
s Rooms Bel.ON G-ade I rrObr I.Oba lo 0rrObrO.0baOo +6.000 I rrOhrO.0ba Io I +6.000 lrrl brl.0bal o 0 

C 
FurdionaJ Ulilily Go<Yl 'Good 'Gocxl Good 

0 Heairg/Ccding RadFlr/HWBB GHWBB i 0GFA 0 GHWBB 0 
1,1 Enerqy Efficifrlt Items Good Good Gocxl I ,Good I 
P r~Q'Carport i I oa2ohi6<lw '.2 !!a6<lw I o,~!!a6<lw 0 2oa4<lw 0 
A Porch/Palio'lleck lo ck Shd Ldsco+ CvdWlk.Dcks-265 +5.0001Pch Shd.PvDr+ +2.500 Dck.Shd Grhs.PvDr+ -5.000 
R 

1218.Att/Blt ln 754 2B1 + 13 900'564 2GA +19.600 676 2GA I +16 300 I Gara 0 e: 
s FP/WdSt : FP WdSt +2.000 FP +2.000 FP +2.000 
0 Effective AQe: 20 Eff. Is Eff. -46 700 20 Eff. I JO Eff. -34.400 
N Net J\Qusrnen: (Tot>) 1x 1. 1 1. s 12 JOO IX1 . 1 I - 's 54 100 IXl , I i - $ 28.800 

A Aqusta::I Sale Price Ne<Aq 3.13 ,.. Ne<Aq 17.48 "1 Ne<Aq 7.70 o/· 1 
p olCO'noarables O,oss Ad 48.87 ,.. Is 39860 Cl<oss Ad 41.58 'Yo S 363.600 G-oss Pd 4 J. 18 ,.. s 401 .snn 
p , IX ' od I d d not research the sale a •ansta histcry of the subject property .rd CClfTl)atable sales If rot. explain 

R 
0 
A 
C My rese¥ch I cid I X I d d not reveal an, pia sales Of transfers of !he subject property fer d"le h-ee years prier to !he effaci,•e dale of this appraisal 

H Oaia "",.,..,sl AKMLS/Publi c Records 
My research Xcld I ! d d not reveal '<XTY prior sales er bansl9"s of the c~<X>le sales f0f tie pior y8<¥ to the date ol sale ot !he comparable sale 

Data Scuce(s} AIOvlLS 
Repat tie results of lhe research ard analysis of !he pria- sale a •anster hlsuy of lie 51.Jqect property ard corrparable Des (repcrt ad::itional pia sales Cl"I page 3) 

ITEM SUBJECT COMPARABLE SALE# I I COMPARABLE SALE t 2 COMPARABLE SALE# 3 

Date of Prior Sale/Trcnsfer I 
Price of Pnor Sal& Transfer I I 
Data Source(s) AIOv!LS/Public Records1AKMLS IAKMLS A.IOv!LS 
Effective Dale of Data So..·ce(s) 06/23/2020 06/23/2020 102/1 712020 06/03/2020 
Ana11~s r:J p,ior sole or tansle< tism r:J lhe subiect p,q,erty .Yd ~alll• soles Estate s a le o f comn 4 re nort erl @ $200 000 cl ose d 

07/26/2019. No other sales or transfe rs for the subiect within the oast 36 months. or comnarables within the nast 12 
months wen: disclosed to the aooraiser. 

SIXTIT\ar, r:J Sales C~son Ail!>roach *** See Additional Comments *** 

lrdcaled Value by Sales Ccmpanson Ail!>roachS 380.000 
R Indicated Value by: Sales Comparison Approach S 380.000 CoslApp,oach (ltdevelopod) SN/A lncom• App,oach (If dev•lopod) S N/ A 
E *** See Adililion:i l f'omments *** 
C 
0 
N 
C Ths appasal is made LX Nas 1s.N L- subjed to call)leton per plans .rd spea!caoons on the basis of a hypotletical ccn::hon that lhe 1mprOVQ'TIElfllS have been 
I 

~eted. Q .st.Jqeet lo tie follovkig repairs or alleralions a, Iha basis oi a hypod,elical c.cniMon that lhe repars or atteialia"S have been cOl'Tf)lefed er =:] suq"act to tle L 
I fdlo'Mro req.Jired inspecbon based m the ex1raadnav a.sslJl"ll)OOn that lhe oord~co or deAawv::v cbes not reqJ1re alta'"abai a repa"r * :lo:* See 
A Comments*** 1 Based on a complete visual inspection of the ln leri or and exterior areas of the subjecl property, dettned scope of work, slatement of assump tions and limiting 

0 conditions, and appraber's certlttealion, my (our) opinion ot lhe market value , as defined, of the real property Iha! Is lhe su bjecl of this report la 

N s 380.000 as ol 06/">')/,()10 , which Is the date ot Inspection and lhe effective dale ot this appraisal. J:..~ 
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File No . 203 70 

ADOITIONAL COP.f>ARABLES 
Borrower Ralston Scott & i\noela 
Prope,·ty-&SS 270 Eisenhower Lane 
at; Kenai Courcy Kenai Peninsula Slate AK Zlp Cod9 996 11 
Lender/Client Cornerstone Horne Lendi no. Inc. 

FEATURE SUBJECT COMPARABLE SALE NO 4 COt.V'ARABLE SALE NO 5 COMPARABLE SALE NO 6 

270 Eisenhower Lane 33025 Rensselaer Lane 51380 Biscayen Drive 40 11 0 !liarnna Loop 

-ess Kenai. AK 996 1 I Soldotna /\ K 99669 Kenai AK 996 11 Sterlinu AK 99672 
Ptoximity lo Suqect 6.76 miles S 5.57 mi.ks W 7.07 miles E 
Sale Pnce s 375.000 Is 345.900 Is 385 .000 Is 379.500 
Sale Piice'Gioss l.Jv. A-aa s 206.95 sq tt. s 166.38 sq ft I s 337.42 sq ft. I s 315.72 sq tt. I 
Data Soorce(s) AKMLS #20-500· DOM 13 AKMLS #19-6662·DOM l2f AKMLS #20-7366 -DOM I 
Ven ficatlon Souoa(s) Public Records/ i\oent Public Records/i\oenl Publ ic Records/i\ 0 ent 

VALUE ADJL6TMENTS DESCRJPTION DESCRl?TION .. (-)$ Adju>tmtnt DESCRIPTION •( ·JS Adjustment DESCRIPTION • (-)$ Aqustm>nt 
Sale Of Finararg ArmLth ArmLth ArmLtb 
Concessions Conv:2000 -2 .000Conv·0 Conv·0 
Date ot Sal&'Time ,03/20·~0 1120 s I 0/ I 9 :d)9/l 9 c05l20 
Locaticn N·Res : N:Res · N·Res· N·Res: 
Leasehold'Fee Simple foe Simn!e Fee Simnle Fcx Si111nk Fee Simnk 
Site 8.90 ac 39104 sf +45.000 1.03 ac -25 .000 1.90 ac +40.000 
View B·Crcck: N:Res· 0 B·Mts/1 1tlct: 0 N·Res· 0 
Des,gn (Style) DTl ·Ra.11d1/B,n DT2 ·2 S1orv 0 DT2:Snlit Entrv 0 DT2:Rdi,,e<l Ranch 0 
0Jal1ty of Constl'uction lru lo4 103 - 14 .300 !04 
Actual Age 39 136 0140 I 0 41 0 
Con:IDon C4 1c3 0C4 CJ 0 

Above Grade Total IBd,ms.1 Baths Total IBcims 
1 

Baths Total 1ectms Baths Total IBc>ms.l Baths 

RoomC<>..nt 5 I 2 I 2.0 6 I 3 12.1 -3 .000 3 I I I. I +3 .000 6 I 3 11.0 +6.000 
Gross Liv,rg Alea 1.812 sq. ft. 2.07'> sq ft - 17.400 1.14 1 sq. ft. +43 .600 1.202 sq ft. +39.700 

Basement & Finshed 972sf925 sfm 772s l772sfin + 10.000 1092sfl 092sfin -6.000 l 127sfl l 27slin -7.800 
Aocrr6 Below Gade l rrObrl.0bal o lrr lbrl.0ba lo 0 !rr2brl.0ba0o 0 0rr3br 1.1 ba Io -3 000 
Furdlor\ll Ui1ty Good 'Good Good Good 
Heairq'Cooirq RadFlr/l-lWBB 'GHWBB 0 GHWBB 0 GFA 0 
Ene,-qy Efficient lttn\S Goud 'Good Goud Goud 
Ga, ao&'Carport [oa2ehi6dw 2ebi4dw I 0 lea4dw 0 Jaa4odlcn6dw 0 
Porch1Patio10eck Dck.Shd.l .dsco+ Pch.Dck-49-l + 5 .000 Dck Foe Shu.Sn a+ -1.500 Pch Del. Sna.Shd.Grhs+ - 10.000 

Garaoe: 12 18.Att/Bltln 667 .281 + 16.5001396. lGA +24 .700 175 IArr!D<t -14SCr0<1 -20.500 
FP/WdSt : FP FP I +2 0001No11e +6 000 No11e +6 000 
Effective A!!e: 20 Ell 10 Eff. I -3 1.600 15 Eff. - [4 .300 l0Eff. : -34.500 

NetAqusrn.,.(TotoJ) IX l - 1 I - s 24 .5001 IX I . I 1. Is 15.200 IX I . I - s 15.900 
Aqustoo Sale Pnce Ne!Aq 7.08 ,,,. 1 I Ne!Aq 3.95 ~. Ne! /lq 4. 19 

.,. , 
ol Co'"np.Yables Gross Ad 38.3 ) % S 370.4000<oss Ad 36.1) '>'. S 400.100 0-oss /!d 44 . [4 "'- S 395.400 

ITEM ! SUBJECT I COMPARABLE SALE #4 COMPARABLE SALE #5 I COIJPARABLE SALE .,; 

Date of Pri01 Sal&'Tr~fer I 107126/20 19 
P11 ce of Prio, Sala.Transfer I ls~oo ooo 
Data Soutc01s) IAKMLS/Publk Record~AKMLS AKMLS AKMLS 
Effective Date of Data Scul'ce(s) !06/23/1020 106/23/2020 06123/2020 06/23/2020 
Commen t on Sales Comparison *** See Additional Commenrs *** 
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Uniform Residential Appraisal Report File# 20370 

J\s of the effrcti ve date of the annraisal the sholl and lono-term imnact to the local market from the C:OVJD-19 vi rus is 
unknown . It is. however. reasonahl e to assumer.hat anv current or future restricti ons in market activi tv due to the virus 
could extend marketino times bevon<l the current levels. This assumotion has been taken into consideration with reoards to 
the es timate of reasonable ex nosurc time. J\t thi s time. the annraiser assumes that in the near future there mav be some 
decrea se in market acti vitv. but not a sionifi cant lono-terrn shift in demand or suoolv whi ch would resul t in a chan 2e in 
markd values. These are consi<lcred lo be ext raor<li11arv assumntions whid1 if oroven false could imoact the oni11ions and 
co11dusions exoft!ssed in this reoort. 

A 
D 
D 
I 
T 
I 
0 
N 
A 
L 

C 
0 ., ., 
E 
N 
T 
s 

COST APPROACH TO VALUE {nol required by Fonnle llae) 

Provide adeqJa'8 il"'Q'Tnation for he len:ief 'dient to raplicate the belON cost l)g!Jas ard calculaticns. 

Support for the opnon ot site value (surrmary of CCJnl)cW'able lard sales or Olher melhods for estimating SIie value) 

C 
*** See Additional Comments ••• 

0 
s 
T ESTIMATED I I REPRODUCTION OR I I REPLACEMENT COST ~VI QPlt,ION OF SITE VALLE .. . .... •S 75 .000 

Scurce ot COSI data Dwellinq I 812 Sq. FL@$ .. -s 0 
A 

Q.Jality ralng from cost S8MC8 Etfecbve date ot cost data BSMT 972 Sq. Fl.@$ ................ -s 0 p 
p Comments on Cost Awoach (gross living area calcolaions, depreciation. etc ) 

R The cos t ao nroa ch is not anolicable as buvers o f older Ga-aga'Ca,port 1.218 Sq. Fl@$ ................. -s 0 
0 exi s ti n° homes tvoi~allv <l o not ba se th eir dec ision lo Total Esimate of Cost-New .................... -s 0 
~ lnurchoce n n rle~reciaterl renmduct;nn nr renlacemenr rmr . Less Phvsical I Fun:tiora I External 

H 1 Deprecation 0 I I •S{ 01 
I Deo,-eaala:l Cos! ol ll'T'p'ovements ........ ... .•S 0 

'As-is• Value d Site lrt1)"0Vemer1S . ...... .... . •S 

Es~matecJ RemairnJ Econorric Life (HUD ard VA onv) 40 Yecl'S trdcated Value By Cos! Aw-oach ....................................• s 
I INCOIIE APPROACH TO VALUE {not required by Fanni• ll•l 
N 

NIA NIA NIA lrdcated Value bv .-.care Awoach C Estimated Mont,Jy Market Ren: S X Gross Rent M.Jltiplie, -s 
0 Surrmarv ol ro:rne Approach CTrdi.dn, SUl'<JO'I la- man<et rert an: GRM) NI A M 
E 

PROJECT INFORMATION FOR PUD1 QI appllcable) 

p Is lhe davelopEl"'bulidef in contd ol !he Homeo,,,ners, Association (1-K)A)? ! Ives I I No Unttype(s) I I Deladled I Allached 

u PrOVlde the kjl()'Mna inbmatiCJ'l le, PUDs ONLY ~ lhe devel-lluidar is 1n contd of the fOA an: die st.biect pr0081V 1s an altached dM:llling lri l 

D legal name ol p.,qect NIA 
Totllrurrberolohases NII\ Total rnmbEI" of unts Nii\ Total r1.ffl)E!I of Ufl Is sold NII\ 

I NIA Totaln..rrbefofi.nlsforsale NIA DataSo.irce(s) NIA N Total run-ber ot unts rented 

F Was the j:J'qect aaaled by the conversicn ot existir,;J buildr,;J(S) ink:I a PLO? ) Ives No If Yes, dale of ccnverSJOn NIA 
0 Does die p..oiect cortain arw multi-d.Yelti!"XI lrits1 I Ives I INo Data Source( s) NIA 
R ., Are lhe trits, C0"1llTO'l elemerts. ard recreation taalities cOOl)lete? I I Yes ' No If No deso1be the starus of oompleticn NIA 
A 
T 
I Are the cornnon elements teased to or by die ~ s· Associabon' l yes I No II Yes desaibe lhe rent,; terms an: opicns. NI A 
0 
N 

Desa,be comnon elements ard recreational facilibes NIA 

Freddie Mac Form 70 March 2005 UAD Version 9i2011 Page 3 of 6 FannieMaeForm 1004 March2005 

Peninsula Appraisal Group 

APP11



U n iform R e side ntial Appraisal Re port File# 20370 

This report fo rm is d esigned to report an appraisal o f a o ne-unit property or a o ne-unit property with an accessory un it ; 

including a unit in a p lanned unit d evelopme nt (PUD). This report fo rm is no t d esig ned to rep ort a n appraisal o f a 

manufactured home o r a un it in a condominium o r cooperative p roject. 

This appraisal report is subject to the fo llowing scope o f work, intended use, inte nded user, d ef initio n o f m arket v alue, 

statement o f assumptions and lim iting conditions , and certif icaltons. Mod if icatio ns, addi t ions, o r deletio ns to the intend ed 

use, intended user, d efinit ion o f market value , or assumptions and limiting conctit ions are not permitted. T he appraiser may 

expand the scop e of work to inc lude a n y addit ional research o r a na lysis necessary based on the complexity o f th is appraisal 

assignment. M odifi cations or d eletio ns to th e certificat ions are a lso n ot perm itted. However, addition a l certifications that d o 

n ot const itute materia l a lterations to this appra isal report , s uch as those required b y law or those re lated to the appratSer·s 

continuing education or membership in an appraisal organization . are permitted . 

SCOPE OF WORK: The scope of work fo r th is appra isal is defined b y the compledy of th is appra is al assignment and the 

report in g requ irem ents of th is apprais al rep o rt fo rm , inc lud ing the fo llowing de fin ition of market value , statement o f 

assumption s and limit ing c ond itions , and certifications . The appra iser mus t, a t a m inimum : ( 1) perform a complete visual 

inspection o f the inte rior and exte rio r areas of the s ubject property , (2) inspect the neighborhood, (3) inspect each of the 

comparable sales from a t least the s tree t , (4 ) research, verify , and analyze d a ta from reliable pub lic and/or p rivate sources. 

a nd (5) report h is o r her a nalysis , opinio ns , and conclusions in th is appraisa l report . 

INTENDED USE: The intended use of this appraisal rep o rt is for the lender/c lient to evalua te the property thal is the 

subject o f thi s apprais al fo r a m o rtgage fina nce transaction. 

INTENDED USER: The inte nded user o f th is appraisal report is the le nder/client. 

DEFINITION OF MARKET VALUE: The most probable price wh ich a p roperty should bring in a competit ive and open 

m a rket under all c ondit ions req u isite to a fa ir sale , the b uyer and selle r , each acting prudentl y , knowledgeably and assuming 

the price is no t a ffected by undue s timulu s. Im plicit in this de f inition is the consumma tion of a sale as o f a specif ted date a nd 

the passing of t itle from seller to buyer under conditions wl1e reb y : (1) buyer and se ller are typically m otivated ; (2) both 

p a rt ies are w e ll informed or well advised , a nd each acting in wha t he o r she con siders his or her own best in te res t ; (3) a 

reasonable time is a llo wed fo r exp osure in the open market: (4) paym e nt is made in te rms of cash in U . S. dollars or in te rms 

of financial a rrangeme nts comparable thereto : and (5) the price represen1s the normaJ consideration for the property sold 

unaffected b y special or c reative fina nc ing or sales concessions· g ranted by a nyon e associated w ith the sale . 

.. Ad justments to the comparables m ust b e made for special or c reat ive f inancing o r sales concess io n s . No adjustme nts a re 

necessary for those costs which are norma lly p a id b y selle rs as a result of tradition o r law in a m a rke t a rea; these costs are 

read ily identifiable since th e selJer pays t11ese costs in v irtual ly al l sales transactions. Special or creative financing 

ad justments can b e made to the comparable p roperty by compa risons to fina ncin g terms otte red b y a th ird party in stitution a l 

lender that is not a lread y involved in the property o r transactio n . Any adjustme nt sho u ld n ot b e ca lcu la ted on a m echan ical 

d ollar for dollar cost of the financing o r concession but the do llar amount of an y adjustment sho uld approximate the marker s 

reaction to the financing o r concessions bas ed on the appraiser's judgm e nt. 

STATEMENT OF ASSUMPTIONS AND LJMITING CONDITIONS: T he appraisers cert if ication in th is report is 

sub f8ct to the fo llo wing assumptions and limi ting cond it ions . 

1 T he appraiser w ill n o t b e respon sible to r m a tters of a legal na ture tha t affect e ither the p roperty being appraised o r the title 

to it , except fo r information tha t he o r she becam e aware of during the research invo tved in p e rfo rming th is appraisal. The 

appraiser assumes tha t the 1itle is good a nd m arketable and w ill not render any opin ions about the title . 

2 . T he appraiser has provided a sk e tch in th is appraisal report to sh ow the approximate d ime nsions of the improvements. 

T he sketch is inc luded on ly to assis t the reader in visualizi ng the prop erty and understanding the appraiser·s d etem1ina tio n 

o f its size . 

3 . The appraiser h as examined the available flood maps that are p rovided b y the Federa l Emergency Management A gency 

(or o the r d ata sou rces) and has noted in thi s appraisal rep ort whether any portio n of the subject s ite is located in an 

ide ntif ied Special F lood Hazard Area Because the appra iser is no t a su rveyor , he o r she makes no g uarantees, express o r 

implied, regarding this d ete rmina tion. 

4 . T he appraiser will n o t g ive testimony or appear in court because he o r she m ade an appraisal o f the property 1n question, 

un less specifi c a rrangements to do so have been made b efo rehand , o r as othe rwise requ ired b y law. 

5 . T he appraiser has no ted in th is appraisal rep o rt a n y adverse conditions (such as needed repairs, d eterioration, the 

presence o f haza rdous w astes, toxic substances, e tc .) observed during the inspect ion o f the subject p roperty o r that he or 

she became awa re of during th e research invotved in perfo rm ing th is appraisal. Unless otherwise stated in this apprais al 

report , the appraiser has no knowledge of any h idde n or unapp arent physical d e ficienetes o r ad verse cond ition s o f the 

prop e rt y (suc h as, but no t limited to , needed repairs, d ete rio ration , 1he presence of hazardou s wastes, tox ic substa nces , 

ad verse environ mental condit ions , et c .) that w ould make the prop erty less valuable , and has assumed that the re are no such 

conditio ns and m akes no guarantees or w a rrant ies, express or implied. The appra ise r will not be resp on sible for any such 

conditions tha t d o exis t o r fo r any e ng ineering o r test ing that might be required to discover w l1ethe r such condition s exist. 

Because the appraiser is no t an expert in the field o f environmental hazards, U1is appraisal report mu st not be considered as 

an env ironm e ntal assessme nt of the propert y . 

6 . T l1e appraiser has b ased his o r he r appraisal repcrt and va luation conclusion fo r an appraisal tha t is sub1ect to satisfactory 

comple tion , repairs, or a lterations on the assumption tha t the com p letion, repairs , or a lterat ions o f the sub ject p rop erty will 

b e per1 ormed in a professional m anne r. 
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Uniform Reside ntial Apprai sa l Re port FI ie# 20370 

APPRAISER'S CERTIFICATION : The Appraiser certifies and agrees that . 

1 . I have, at a m inimum, d eveloped and reported this appraisal in accordance with the scope of w o rk requ irements stated in 

this appraisal report . 

2 . I performed a complete visual inspection o f the interior and exterior a reas of the subject property. I reported th e condition 

of the improvements in factual, specific terms . I identified and reported the phys ical d eficiencies that coukf affect the 

livabi lity , soundness, o r structura l integrit y of the property . 

3 . I performed th is appraisal in accordance with the requirements of the Uniform Standards o f Profess ional Appraisal 

Pract ice that were adopted and promulgated by the AppraisaJ S tandards Board o f The Appra.isaJ Fo undation and that were in 

place at the time this appraisal report w as prepared. 

4 . I developed m y opin ion of the market va lue of the real prope rty that is the subject o f this report based on the sales 

comparison approach to value . I have adequate comparable market data to develop a reliab le sales comparison approach 

fo r this appraisal assignm ent. I further certify that I considered the cost and income approaches to value but did no t d evelop 

them, unless o therwise indicated in this report . 

5. I researched , ve rified, a na lyzed, and repo rted o n any curren t agreement for sale for the subject property , any offering for 

sale of the subject property in the twelve months prior to the e ffect ive date of this appraisal, and the prior sales of the subject 

property fo r a minim um of three years prior to the effect ive date of this appraisal, unless othe rw ise indicated in this report . 

6 . I researched, vern' ied, analyzed, and reported on the prior sales of the comparable sales for a minimum of o ne year prior 

to the date o f sale o f the comparable sale, unless otherwise ind icated in this report. 

7 . I selected and used comparable sales tha t are locationally , physically , and functionally the most s imilar to the subject prope rty . 

8. I have not used comparable sales tha t w ere the res ult o f combining a land sale wi th the contract purchase price of a ho me that 

has been built or will be buitt on the land. 

9 . I have reported adjustments to the comparable sales that reflect the market's react io n to the differe nces betwee n the subject 

property and the comparable sales. 

1 O. I verified, from a dis interested source , all information in this report tha t was provided by parties who have a f inancial interest in 

the sale or financing of the subject prope rty . 

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

12 . I am aware of, and have access to, the necessary and appropriate public and private data sou rces, such as mult iple listing 

services , tax assessment records, public land records and o ther such data sources for the area in which the propert y is located . 

13 . I obtained the info rmation , estimates , and opin ions furnished by o ther parties and expressed in this appraisal report from 

re liable sources that I believe to ba true and correct. 

14. I have taken into consideration the factors that have an impact on value with respect to the subject neighbortiood, subject 

property , and the p roximity o f the subject prope rty to ad verse influe nces in the d evelopment o f my op inion of m arket value . I 

have noted in this appraisal report any adverse condiHons (such as, but not limrted to, needed repairs , deteriorat ion , the 

presence of hazardous w astes. toxic substances, adverse environmenta l cond itions, etc .) observed during the inspect ion of the 

subject property or that I became aware of during the research involved in performing this appraisal. I have considered these 

adverse condihons in m y analysis of the p roperty val ue , and have reported on the e ffect o f the conditions on U1e value and 

marke tabilrty of the subject prop erty. 

15. I have not knowi ng ly withheld any s ignificant info nnation from this appraisal report and, to the best of m y knowledge, all 

statements and information in this appraisal report are true and correct. 

16. I stated in th is appraisal report my own personal, unbiased, and professio nal analysis, opin ions, and conc lusions, which 

are subject only to the assumptions and limiting cond it ions in this appraisal report . 

17 . I have no present or prospective inte rest in the property that is the subject of th is report , and I have no present or 

prospec tive personal inte rest o r bias w ith respect to the partic ipants in the transaction. I did not base, either partially o r 

compJetely, my analys is and/or opinion o f m a rket value in this appraisal report on the race, co lor, re ligion, sex , age, marital 

sta tus, ha nd icap, fami lial status , or national orig in of e ither the prospective owners or occupants o f the subject property or o f the 

prese nt owners or occupants o f the properties in the vicin fly of the subject property or on any other basis prohibited by law . 

18 . My employment and/o r compensation for perto rm ing th is appraisal or any future or anticipated appraisals was not 

conditioned o n any agreement or understanding , wrttten or o therwise, that I wou ld repo rt (or present analysis supporting) a 

predetermined specrfic value, a predetermined m inimum value , a range o r direction in value , a value that favors the cause of 

any party, or the a ttainment o f a speci fic result o r occurrence of a specific subsequent event (such as approval of a pe nding 

mortgage loan applicatio n}. 

19 . I p ersonally prepared a ll conclusions and opinions about the real esta te that were set fo rth in this appraisal report . If I 

relied on s ignificant real property appraisal assistance fro m any individual or individuals in the performance o f this appraisal 

o r t11 e preparatio n of th is appraisal report , I have named such inc:Hvidual(s) and disclosed the specific tasks perfonned in this 

appraisal repo rt . I certify that a ny indiv idual so nam ed is qualified to pe rform the task s. I have no t authorized anyone to make 

a change to any item in this appraisal report : there fore, any change made to th is appraisal is unauthorized a nd I w ill take no 

respons ibility fo r it. 

20. I identrfied the le nder/client in this appraisal report who is the ind ividua l, organization . o r agent for the o rganiza tion that 

ordered a nd will receive th is appraisal report . 
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21. The lender/client m ay disclose or distribute this appraisal report to· the bo rrower; another lender a t the request o f the 

borrower; the mo rtgagee or its successors and assigns , m ortgage insurers; government sponsored enterprises: o ther 

secondary market partic ipants ; data collection o r reporting services ; professio na l appraisal organizations ; any d epartment, 

agency , or instrumenta lity of the United Sta tes ; and any state , the District o f Columbia, or other jurisdictk>ns : without having to 

obtain the appraiser's or supervisory appraiser's ( if applicable) consent. Such con sent must be obtained befo re this appraisal 

report m ay be disclosed o r distributed to any other party (including, but not limited to , the public through advertising, public 

re latk>ns, news, sales, or o the r media). 

22. I am aware that any disciosure or distribution of th is appraisal report by me or the lender/client may be subject to certain 

laws and regula tions. Furtl1er, I am also sub ject to the provis ions of the Unifo rm S tandards of ProfessionaJ Appraisal Practice 

that pertain to disclosure or distribution by me. 

23. The borrower , a nother lender at t11e request of the borrowe r, the mortgagee or its successors and assigns , mortgage 

insurers , government sponsored enterprises , and o ther secondary m arket partic ipants may rely on this appraisal report as part 

o f any mo rtgage f inance transaction that involves any one or m ore of these parties. 

2 4 . If th is appraisa l report was transmitted as an .. e lectronic record .. containing m y He lectronic signature,"' as those terms are 

d efined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile tra nsmission o f th is 

appraisal report containing a copy or representation of m y s ignature , the appraisal report shall be as e ffective, enforceable and 

valid as if a paper version o f this appra,jsal report were de livered containing m y original hand written signature. 

25. Any intentional or negligent misrepresentation (s) contained in t11is appraisal report may result in civil liability and/or 

criminal penalties including , but not limited to , fine or imprisonment or b oth under the provisions of Title 18, United States 

Code, Section 1001, et seq ., o r similar state laws. 

SUPERVISORY APPRAISER'S CERTIFICATION: The Supervisory Appra iser certwies and agrees that: 

1. I d irect ly supervised the appraiser for this appraisal assignme nt, have read the appraisal report , and ag ree w ith the appraisers 

analysis, opinions, statements, conc lus ions, and the appraise r's certification. 

2 . I accept fu ll responsibili ty for the contents of th is appraisal repo rt including, but not limited to, the appraisers a nalysis. opinions , 

statements, conclusions, and the appraiser's cert ificatio n. 

3. The appraiser k:tentified in this appraisal report is e itl1er a s ub-contractor or a n employee of the supervisory appraiser (or the 

appraisal firm) . is quaJified to pertorm this appraisal, a nd is acceptable to pe rtorm this appraisal under the applicable state law. 

4 This appraisal report complies with the Unifo rm Standa rds o f Professional Appraisal Practice that w ere adopted and 

promulgated by the Appraisal Standards Board of The Appraisal Found ation and that were in place at the time this appraisal 

report w as prepared. 

5 . If this appraisal report was transmitted as an .. e lect ro nic record ~ contain ing my Helectronic signature ,•· as those terms are 

defined in applicable federal andlor s tate laws (exclud ing audio and vk:teo record ings), or a facsim i~ transmission of th is 

appraisal report contain ing a copy o r representat ion o f m y signature , the appraisa l report shall be as e ffective, enforceable and 

valtd as if a paper ve rsion of this appraisal report were de livered containing m y originaJ ha nd writte n s ignature. 

APPRAISER 

Signature ___ _ 

Name ~J=o=h=' ~~= 
Company ame 0P~e~n==~====~==- - ------
Company Address P.O. Box 1870 
Soldotna AK 99669 
Telephone Number (907 )"'6'>-5821 

Emai l Address pena pp@ pnhox. a las ka. ner 

Date of Signature and Report "0~7~/=0=5~!].=0~2=0~---------
Effective Date of Appraisal ~06= /="=3~/1~0=2=0 __________ _ 
State Cert1f icat10n # 05~5~---------------­
or State License # 

or Other _____________ _:S:::t:::at::ec:#:.._ ____ _ 

State ~A~K~---- --- - - ----------
Exp,rat1on Date of Certdicat1on or L<:ense ~0"'6"-/,<3::.;0"'/2..:0sc-~1 _._I _ _ __ _ 

ADDRESS OF PROPERTY APPRAISED 

270 Eisenhower Lane 
Kenai AK 996 1 I 
APPRAISED VALUE OF SUBJECT PROPERTY$ ,,3"'8"'0"'.0"'00"'----­
LENDE R/CLIENT 

Name Mercury Network 
Company Name Co rnerstone Home Lending. Inc. 
Company Address -l4045 Kalifornsl-.'\' Beach Rd. Sre C 
Soldotna AK 99669 
Email Address ___________________ _ 

SUPERVISORY APPRAISER (ONLY IF REQUIRED) 

Signature ____________________ _ 

Name 

Company Name 

Company Address __________________ _ 

Telephone Number 

Email Address 

Date of Signature 

State Cert1fica11on # 

or State License # 

State 

E~1ration Date of Cert1f1ca11on or License 

SUBJECT PROPERTY 

0 Did not inspect subject property 

0 Did inspect exterior of SUbfect property from street 

Date of Inspection ________________ _ 

0 Did inspect interior and extenor of subject property 

Date of Inspection ___ _____________ _ 

COMPARABLE SALES 

D Did not inspect exterior ci comparable sales from street 

D Did inspect exter10r of comparatie sales f rom street 

Date of Inspection ___________ ___ __ _ 
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File No 1 0'370 . 
ADOITlONAl COMIENTS 

Borrower or Owner Ralston. Scott & Anoela 
PrnpertvAddress 270 Eisenhower Lane 
c,1y Kenai County Kenai Peninsula State AK Zip Code 996 I I 

Lendero,C!ent Cornerstone Home Lencli no_ Inc. 

NEIGHBORHOOD BOUNDARIES 
The neighborhood is located 4 to 5 miles lo the south and eas t or down town Kenai . north and east or the Kenai 
River along the Kenai Spur Highway. 

NEIGHBORHOOD DESCRIPTION 
The neighborhood is loca ted on the south side of the Kenai Spur Highway and includes the Thompson Park SID 
which is an older subdivision of Kenai platted in 1961 . The area has developed with a mix of older mid co lower 
priced single fam ily homes. more recentl y bui lt higher priced homes a long the perimeter o r the subdivision. 
scattered 2 to 4 family uni ts. and limited couw1ercial uses along the Kenai Spur Highway. The subdivision was 
pla tted with small 1/4 lo 1/2 acre+/- lots originally wi th 0 11 site well and septic sys tems. The Ci ty of Kenai has 
since installed public water & sewe r in the subdiv ision and paved the SID roads. 

MARKET CONDITIONS 
General Market Conditions: Starling in the 2nd half of 20 15 through 20 18 overall market conditions slowed 
due tu a downturn in the slate and loca l economy res ulting from low oil prices. jobs losses. and severe state 
budget defici ts. IL is now recognized tha t the State of Alaska has been in an economic recession for the past 4 lo 
5 yea rs. A yea r-over-year comparison fo r all sales in all areas of the local market , howecl a 9% decli ne in Total 
# of Closed Sales and Total Sold Volume in 20 16 from 20 15 leve ls. Tota l # of Closed Sales and the To ta l Sold 
Volume during 20 17 and 2018 remain ed generally stable@' the lower 20 16 levels with a small increases noted 
in 20 19. 

Whi le overall market activity has been lower since 20 15. 110 signi fi cant declines in market values are reported 
a, Average Sales Price for all areas has remained stable to increa sing from 2016 through 20 19. AKMLS sales 
records by Borough/Census Area fo r th e local market area on the central Kenai Peninsula for the time period of 
01 /0 1/20 19 Lo 12/3 1/2019 show a lot.al o f 539 li stiugs sold (increased 7% from 2018J : average sales price al 
$255.023 (increased 6.77o/c from 20 18J: average sales/li st price ratio@ 97% (same as 20 18J: and 84 average 
OOM (decreased from 107 average DOM in 20 18). 

Kenai Market Area: 05/24/2020 AKMLS records for the Kenai market area in the last 12 months repon I 16 
closed sa les ($54.500 to 56 15.000 ) with a medi an ;;ale price @ $220.000. sale to li st price ratios range from 
84 '7c to I04'7c- with a median Sale/List price ra tio @ 99'7c-: and days on market (OOM J range from Oto 595 wi th 
a median DOM @ 48. Currently there are 33 Acti ve Listings (589 .000 to $695.()00) with a median li sting pri ce 
@ $299 .900 and a median 54 DOM. 18 pending sales are reported with li sting prices ranging from $ 149.000 to 
$950.000 and !)OM from 1 to 588 with a median 4 3 DOM. Current supply of 33 housing uni ts is signifi cantly 
!es, than the historic 12 month sales volume of 11 6. Supply and demand typica Uy decline during tl1e winter 
months in this area with increases in the spring and summer. Properties in thi s market location sold @' an 
average of 9.67 uni t, per month in the previous 12 month s. AL the previous 12 month rate. t. l1e current su pply of 
33 housing uni ts v.,i ll take 3.4 1 month s to absorb . 

HIGHEST AND BEST USE 
Current use of Lhe site is for a single fami ly residential dwell ing. This use is legally pennissib le. physically 
possib le, appropriately supported/ financially fea,-:ible. and is maximally productive. Highes t and Best use of the 
sire is for continued use for a single fami ly residential dwell ing. 

ADDITIONAL FEATURES 
Good quality ranch with hillside basement has ex tra features inc luding redwood siding. archi tectural roof 
shi ngles. prow front. oversiLe windows with window blinds. vaulted ceilings with T &G wood. hardwood 
kitchen cabinet, . bamboo l1ooring. double-sided fireplace. ma ster bedroom has private ba th and walk-in c loset. 
basement woods tove. single car attached garage and 2 car built in garage with large me tal hoist. large rear 
deck. landscaped yard with retaining wa lls. IO' x 14 ' shed. etc ... 

SALES COMPARISON APPROACH 
The subject of this appraisal includes a mid priced ranch style single fami ly dwelling with a mostly fini shed 
hilbide basement and upper and lower garage areas on a large 8.9 acre site witl1 creek frunl ameni ty in a 
suburban residential neighborhood between Kenai and Soldotna . Current AKlvfLS records report 35 closed 
sa les over the past 12 months of single-family homes in the $325 .000-$425.000 price range in the local market 
area. Days on mark.el (DOM ) ranged from 2 tu 1479 with a median DOM at 43. Sales/lis t price raLios range 
from 90'7c tu 102% with a median sales/li st price raLio at 99',c . Curren tly 37 active li stings are reported \\ilh 
DOM ranging from 3 to 772 . 12 pendin g sales are reported tincludi ng the subjec t) with DOM ranging from I to 
263 days. Current supply of 37 active units is close to the historic dema nd for 35 units over the past 12 months. 

Comps inc lude 5 closed sales and I pending: li sti ng: of mid priced multileve l homes (5 with basements) in the 
local rnarkel area. Cnrnps 1 and 2 are in the subjects immediate neighborhood . Comp I is ne xl door tu the 
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Borrower or Owner Ral ston Scott & /\noeia 
P,opeity Addms 270 Eisenhower Law:: 

ADOITIONAL COMt,£NTS 
PaQe2 

Coty Kenai county Kenai Peninsula State AK 
LenderorCtient Cornerstone Home Lenclin°. Inc. 

subject and has a 5 acre creek front 101. 

File No ~0170 

Z~Co:le 9961 I 

Site adjustment (based on estimated vacanc land va lues) to each of the comps re nect the subjects superior lot 
value due ib larger Jul siLe and/or creek front amenity . /\U site aujustmen ls are based 0 11 vacant land values 
which considers differences due tu a larger ur s1I1a lter lot size. view ur water front amenity. el-: .... /\ny 
differences in site value between the subject and comp is adjusted un the SITE line only . /\fter review uf 
available li sting and sales data the subjects sice value is concluded @ 575.000. The comps site values range 
from 530.000 (comps 3 and 4J lo S I00.000 (comp 5) . 

Other adjustments are made fo r differences in effec tive age at I %/yr. based on improvement value. $65/SF 
upper-level GT.A, $6000/Bath. $3000/hal fba ch . basements from 525/SqFt to 550/SqFl dependi ng on fin ish and 
utility. garage adj ustmencs@ 530/SqFt. quality adj ustment to comps I. 3. and 5 which are superior to the 
subject rela tive lo construction rnelhuds/J nateriab. tri111 & fini sh. and/or exlras/custu111 features. a,xl lump su111 
acljustmenls based 011 estirnatecl contributory values rur other feature, . After acljustments tire comps indicate a 
range in va lue from 5370.400 to $40'.! .800 wich Ch e . ubjeccs market va lue concluded to be in the range of 
5370.000-$390.000 at $380,000 based on a markec c.ime of up co 90 days . 

In this appraisa l. various indi\"idual. nel. gros, adju,U nents. the dista nce of Lite cor nparables fro111 the subject. 
and the sa les dates of the comparables may exceecl those typical guiclelines which are clesirable for a single 
family residentia l appraisal report. However the subject exists in a limited and heterogeneous market which 
covers a broacl geographic area ancl therefore the use of co111parables which require large acljust111 e11 ls. 
comparable, wh ich are located grea ter than I mile from the subject. or comparables which are older than 6 
month sa les. is unavoidable. 

RECONCILIATION 
The sales comparison approach is felt to be the most reliable inclicalor of marke t value as it re0ecls the typical 
and current buyers reactions to va rious characteri stics of a single fami ly residence in today's market. The cost 
approach is not used as buyers of existing hou1es typically do noL ba,e their decision lo purchase 011 clepreciatecl 
replace111en1 cus l and the cosl approach often does 11 01 adequa tely renecl all types of deprecia tion particularly in 
older properties. The i11cou1e approacl1 is nol usecl clue lo the lack of supportive clata. Single family homes are 
1101 typically purchased as renta l or inco11 1t: produci ng properties in this area. 

CONDITIONS OF APPRA ISAL 
The appraiser has u1ade a brief vi,ual inspection of the clwelli 11g Lo ob,erve any hea lth a11d safety issues. 
physical uelicie ncies or auverse co11cliLio11> that affect the li vability. sounclness or structura l integrity of the 
property. 

This inspection included a brief visual check of the ex terior of the dwelli ng including the roof and fo undation 
when visib le. attic and crawl space areas when access i, arnilable. and 111eclianical. piu111bing & electrical 
sys tems. applia nces. etc .. . 

The appraiser clues not ha ve the qualilicatio11s to observe ancl cletecl 111a11y visible or hidde n unobserved defects 
ur deficienLies of the property. The cli elll. buyer. seller. or olher interested parties are urgecl to e111pl oy the 
services uf a qualiliecl Builcling lnspeclo r. contractor. or engi 11 ee r to clt'leru1ine Lite aclequacy of these items if so 
desired. 

In this appraisa l assignrne111. the exisLe 11ce of pulentiaUy haarclous materia l ancl/or the existence of toxic waste. 
may or may not be present on the property. was not observed by me: nor do I have any knowledge o f the 
existe11ce of such materials 011 or in the properly. The appraiser. however. is 1101 qualiliecl tu detect such 
substances. The existence of pole11 tially ha Lardou, was te ma terial 111ay haw an effect 011 the value of the 
property. The client is urged to reta in an expert in thj s fi e ld. if desired . 

This app raisal has been completed for a Lender/C lient in connection with mortgage lending and should not bc: 
used or relied on for insurance purpo,es. Nothing set forth in the apprai sa l should be relied upon for the 
purpose of cletennining the au1ou11L ancl/or type of insurance coverage Lo be placecl on the subject property . The 
appraiser assumes nu liability for ancl clues 1101 guarantee thaL any insurable value estimate i11ferrecl from this 
report "'i ll result in the subject prop1my being fu lly insured for any loss that may be sustai 11ecl . The appraiser 
reco11u11e11cls that an insurance professional be consulted lo cleten11i11.: the amoun t ancl/or type of insurance 
coverage Lo be placecl 011 the subjec t property LO aclequa te ly insure for any future loss or clau1ages. 

SUPPORT OF OPINION OF SITE VALUE 
T he subjects site value is conc luded based 011 a review of /\KM! ,S records of vacanl lot sa les and li stings in the 
subjects general market area . See attached /\K.MLS summary. The comparables range i11 price from $'.29 .000 to 
S99.900 with lot sizes from 3.08 acres to 13.02 acres and uni t value, frorn $3.994/acre to S19.630/acre . The 
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Borrower or Owner Ral ston . Scot! & /\naela 
Propertv Addms 270 Eisc: nhowc:r Lane 

AOOITIONAL C~NTS 
PaQe" 

c,1y Kenai Coooty Kenai Peninsula Slate AK 
LenderorCient Cornerstone: Home Len<lin !! . lnc. 

File No 20370 

Zip Code 996 I I 

subjects sire value is conclu<le<l to be in the range o f $8000/acre - $9000/acre @' $8500/acre x 8.9 acres= 
S75 .000 (RJ . 
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7131= 

Vacant Land-Conf 

2 

3 

4 -
5 

VACANT LAND LISTINGS AND SALES 

ne,msWei:> 

Price / Status / MLS Acres Date- Legal 
# Closing 

$29,000 3.08 02/10/2020 Sandy Hills Est L2 
L2 Arrrm Head 
A1e11ue 
Soldotna, AK 99669 
Closed I 19-7701 

$40,000 
L 1 Erlwein Road 
Sterling, AK 99672 
Closed I 17 -1387 

$52,000 
48833 Rustic A\€nue 
Soldotna, AK 99669 
Closed / 19-1806 

$54,000 
L2-4 Heath Circle 
Soldotna, AK 99669 
Closed / 18-559 

$58,990 
48927 Rustic A '.1lnue 
Soldotna, AK 99669 

5 11/14i201 7 Birch Hollow #12 L 1 

13.02 05127/2020 Peterson Forest Tr 3 

4.83 06/0612019 Hensley L2-4 

13.02 Peterson Forest Tr 2 

File No 20370 

11 Properties 

Tax ID 

05803267 

06378013 

13104603 

05803315,05803316,05803317 

13104602 

Sta tus Change Pending / 19-1807 P 

6 

7 

8 

9 

10 

11 

$60,000 
48601 Linger Lane 
Soldotna. AK 99669 
Closed I 17-776 

$66,000 
L2 B2 Whimsy 
A\€nue 
Soldotna, AK 99669 
Closed I 15-8965 

$75,000 
Tr E Redman Street 
Sterling, AK 99672 
Closed / 18-7604 

6.11 03/01 /2018 Pleasant View Estate LS B5 13167105 

7.76 10/17/2017 Mystic Ridge Est Pt 2 L2 B2 13104163 

9.54 05/21 12018 EPPS Homestead Tracts Tr E 06301413 

$75,000 12.02 11/191201 9 Peterson Forest Tr 6 13104606 
48561 Rustic A'.1lnue 
Soldotna, AK 99669 
Closed / 19-3481 

$85,000 4.33 Timber Lake Estates L6-7 B4 06351oos· 
35820 Teresa Way & 
35780 
Sterling, AK 99672 
Pending / 20-3755 P 

$99,900 
000 High Point 
A\€nue 
Soldotno, AK 99669 
Closed / 19-12913 

10 10/29/2019 T SN R 9W Sec 8 Seward Meridian 06301511 
KN SW 1/4 SE 1/4 ~N 1/4 

i\11 infom1cu.1on s deeined re!'able, but 1s not 9uara,1teed. 1n1eres.~d part1as a"r8advi~ d 10 7ndeoe11denUy ven:y311 in'ormat,on conlain~d h!!1e1n. (12020 VL3 and­
css. Prepared by John Gns,1no on Fnday, Jul y 03. 2020 1:33 PM . 
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File No 20370 

SKETCH ADDENDUM 
Borrower or Owner Ralston. Scott&. J\noela 

P1 op&1 Address 270 Eisenhmwr Lam: 
c,1y Ken County Kenai Peninsula State AK Zip Code 996 11 

Cornerstone Home Lendin° Inc. 

Upper Level 

28 ' 2' 12' 

Nook 

W IC 
Living Room fJ) 

Waster ;; 

Bea'oom 
~· 

MBath 
Garage 

FP 2r 
30' 

Kitchen 
Bedroom Bath 

D1n1ng 

14' 

S8' 

Deck 

28 ' 2' 12' 

LOW'e< Level 

Bath 

Utilities fJ) 

Burltln !-
30' Garage 

Family Room 30' 

WdSt 

28· 30' 

Living /vea Upper Level 
Upper Level 1812 182 90 X 4.0 • 36.0 

18.0 X 2.0 • 36.0 
Basement 58.0 X 30.0 • 1740.0 

LO'Ner Level 972 126 Total 1812.0 

Garage'Carport 
Atta:hed Garage 378 82 
Built In Garage 840 116 
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PHOTOGRAPH ADDENDUM 
Borrower or Owner Ra lstnn Scotr & i\noela 
P1ope, Addless 270 Eisenhow"r L:t11t! 
c,1y Kenai County Kenai P<:!1tinsula State 

CIB!11 Cornerstone Horne Lendin°. Inc. 

Pt!ninsul a Appraisal Group 

RleNo 20370 

Zip Code 996 11 

FRONT VIEW OF 
SUBJECT PROPERTY 

REAR VIEW OF 
SUBJECT PROPERTY 

STREET SCENE OF 
SUBJECT PROPERTY 
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FleNo 20370 

PHOTOGRAPH ADDENDUM 
Borrower a Owner 

Pt~ Mtess 

c11y Kenai Stat• AK Z~ Co<ll 996 11 
Clia1 

Entry Kitchen 
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FleNo 20370 

PHOTOGRAPH ADDENDUM 

BorrowerorO,,ner Ralston. Scott & An°ela 
Property Wess 270 Eisenhower Lane 
city Kenai Cotsty Kenai Peninsula Stal, AK 
C61n Cornerstone Home Lendi1r Inc. 

Fireplace Master Bedroom 
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FleNo 20370 

PHOTOGRAPH ADDENDUM 

0ooowar<J"O,.,ner Ralston. Scott & An°ela 
Prq,ertyMtess 270 Eisenhower Lane 
cty Kenai Om/ Kenai Peninsula Stat• AK l~ Cocll 99611 
crien Cornerstone Home Lendin" Inc. 

Family Room Wood Stove 
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FieNo 20370 

PHOTOGRAPH ADDENDUM 

BorroweraOwner Ralston. Scott & An°ela 
PropertyMtess 270 Ei. enh wer Lane 
c1y Kenai <m1y Kenai Peninsula Slala AK Zj) COOl 9961} 
Cliert Cornerstone Home Lendin<> Inc. 

Attached Garage 
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PHOTOGRAPH ADDENDUM 
Ralston. Scott & Anoela 

270 Eisenhowt:r Lane 
C State 

Peninsula Apprai sal Group 

File No J0370 

Zip Code 996 l l 

COMPARABLE #1 

260 Eisenhower Lane 
Kenai. AK 996 11 

Price 
Price/SF 
Date 
Age 
Room Count 
Living Area 

S336.500 
187.99 

s03/20:c0 1/20 
6 

6-4-2. 1 
2.056 

Value Indication S398.600 

COMPARABLE #2 

230 Eisenhower Lane 
Kenai. AK 996 1 l 

Pri.x 
Price/SF 
Date 
Age 
Room Counl 
Living Area 

S309.500 
137.74 

s l l/l9:cl0/19 
34 

6-3-2.1 
2.247 

Value Indication S363 .600 

COMPARABLE #3 

47405 Augusta National Road 
K<'nai. AK 996 11 

Price 
Pri..:e/SF 
Date 
Age 
Room Count 
Living Area 

S374.000 
238.52 

s04l20:c04!20 
40 

6-4-2.0 
1.568 

Vahle Indication S-102 .800 
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PHOTOGRAPH ADDENDUM 
Borrower or Owner Ra lsrrn1. Scotr & i\ noela 
Prope, Ad<Jms 270 Eisenhower Lane 
Crty Kenai County Kenai Peni nsula State K 
Client Cornerstone Home Lendino Inc. 

Peninsula i\ppr:i isaJ Ci mup 

File No 20370 

z~ Code 996 11 

COMPARABLE #4 

33025 Rensselaer L:u1e 
Soldotna. AK 99669 

Price 
Price/SF 
Dale 
Agt: 
Room Count 
Living Area 

S345 .900 
166.38 

s03/20:c0 1/20 
36 

6-3-2. l 
2.079 

Value Indication S370.400 

COMPARABLE #5 

5 13S0 Biscayen Drive 
Kenai . AK 996 11 

Price 
Price/SF 
Dale 
A!!e 
R;,m Count 
Living Area 

S38 5,000 
337.42 

s IO/l 9:c09/l 9 
40 

3- 1- 1.1 
1.141 

Value Indica tion S400.200 

COMPARABLE #6 

40 I IO lliamna Loop 
S1erling. AK 99672 

Pri ce S379.500 
Prict:/SF 3 15.72 
Date c05l20 
i\ge 41 
Room Count 6-3- 1.0 
Liv ing Area 1.202 

Value Indication S395,400 
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SITE PLAN 
Borrower or Owner Ralston . Scott & J\noela 
P,opei Add!ess 270 Eisenhower Lane 
c, Kenai Cour<y Kenai Peninsula State AK 
Ci ent Cornerstone Home Lendi no Inc. 

I . I J. f 

,1 ... .... ~ .. • 

Peninsula Appra isal Group 

File No 70370 

z~ Cooe 996 I I 

MACK SUBDIVI SION 
A Sl/80/V/S/ON OF A PONT/ON 
OFGOV"r. l.QTS 182, SE:C. I, 
T 5N., II. II W.,.S:M. , CITY OF 
KENAI, ALASKA. 

~-===~'!,-;:,~"'~":.~ ~-=t"::,i'iu. 

~4 ~~.,d, 
... .,.. :;!"'.= 

"~'=~~=~:..:-~i:.~=l 
1J :";,,.·~-:--,:::-~ - · _, - _ ._. 

_,. •:.a-•~-­• ~c..n~•--C­-~--•~ ~ ,· 
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File No 10170 

AERIAL MAP 
Borrower or Owner Ral ston. Scott & J\ noela 
Piope, Addoess 210 Eisenhowcr Lane 
c11y Kenai County Ken · Pe insula State AK Zip Code 99611 
Client C.ornerstone Home Lemlino Inc. 

Peninsula Apprai sal Group APP28



LOCATION MAP 
Borrower or Owner Ral ston. ScO!t & /\noela 
Plope, Addtess 270 Eisenhowt:r Lant: 

Ken · CDlrtf Kenai Peninsula 
Corners ton Home I ,endi no Inc . .. 

Comp3 

Comp1 

260 Eisenhower Lane 
Kena~ AK 99611 
0.08 miles NE 

47405 Augusta National Road 
Kenai, AK 99611 
325 miles s 

33025 Rensselaer Lane 
Soldotna, AK 99669 
6.76 miles S 

Peninsula Apprai sa l Group 

File No ,0,70 

I 

1 rmies ~-lirn · 

8 2020 HERE, ®2020 ll"!<J0501tCorpomon 
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Filo No 10370 

F.I.R.R.E.A. ADDENDUM 
' 

Borrower or ONner Ra lston Scorr & i\n!!ela 
ProPett'/ Add1ess 270 Eiseuhuwer Lam: 
City Kenai County Kenai Peni 11sula State AK Zip Cod& 996 1 I 
Lender or Client Cornerstone Ho me Lendi no. 1 nc. 
Puroose of the Aooraisal 
The nurnnse or the annra isal rennrl is lo e,lirnale ihe current market value or the fee ,imnk eslale of the sub iecl nrunert v for :i 

mort oaoe finance transacti on. 

Scooe of Work 
The scuoe uf lhe aooraisal indudes au in, oe,lion o fl he sub iecl orooe1tv and analvsis o frekvanl i11formaliu11 im.:lutliriu-
neiohhorhood trends. the sir e currenr market condi tions and sa les o f comnnrahle sinole fomil v homes to conclude a markt t 
value for the suhiect nmoertv. 

Report of the prior year sales histcrv for the subled prOllf!rtv - _, 
Is lhe subject ptoperty cu11 endy listed? lXJ Yes LJ No List Price S 385000 
Has the p,opeNty sok1 dt.11J19 the p1 101 year? □ Yes [X] No If yes, describe below 

DOM 17 :Pt r i\KMLS listino lt20- 7142 the subiect was li sttd 05/2 212020 @ l-399.900. Pri ce reduced to l-385 000 on 
06/0 11'.' 0 1 0 

Marketing Trne 
What 1s your estimate of ma1keting time klr the subject property? u12 tu3 months Oesc,ibe below the basis (rationale) for yotx itStimate? 

Current AKMLS reconis reoort 35 closed sales overthe oast 11 months o f sin° le- famil v homts in thc: S3 2.'i 000-$425 000 
mice ranoe in the local market area. Davs on market (1)OM1 ranotd from 2 to 1479 with a media n DOM at 4:t Saks/l ist 
nri ce ratios ranoe from 90<7,; to IO" 'lt: wi th a median sales/l ist mice rat io at 9991:. Currentl v 37 active li stinos are re norted wit 1 

DOM ranoino from 3 to 77 2. 12 nendino sales are reoorted (includino the suhie~1 1 with DOM ranQin" from I to 263 davs. 
Currt nt sunolv of 37 acti ve units is close to the histo ric demand for 35 units over the oast 12 months. 

Non-real property transfers 
Does the transaction involve the 1ransf3r of per,;.onal property, fixtures or intang ibles that are not real propefty? LJ Yes lXJ No 

If yes , pr0'tlde desc11ptlon an:t valuation bek>•I'!' 

Additional Conrnelis 
The intt nded user of this r? nort is the above referenced clielll - Cornerstone Homt I ;-ndin2 In.:. T he inttnded use o r this 
reoo rt is to ass ist the user in maki m! a lendinQ decision. i\nv otht r use o f the reoort bv anv other user is orohibited. 

Additional Certification 
1 The acceptance of this appraisal assignment by the appraiser was no! baud on a requested mnmum vaiJallOO a spec16ed valuation. Of an app,oval of the loan 

2 The appraise, certifies that the compensaOOn for this appraisal 1s not contingart upon the reporting of a p1edeterminad ~.:llue or direction in value that favrxs the cause of lhe 

clier., the amount of the '>'alll! estim ate, the attarnrnent of a sti pulated 1esun of the occ11rence of a subsequent avert 

3. This appraisal has been prepared lo conform wrth the Urifo,m Stardards of Professional Apprarsal procttc!J 1·usPAPj adopted by the App1aisal Standards 80il.1d of !he 

Appraisal fotldabon except lhe Departt.n Prov1s1on , LS1less otherwise staled below 

4 The apPf aise, has disclosed within hs appraisal 1ep01t, 01 belo'/f , all steps taken that we,e necessary 01 appropriate lo c omply wilh !he Cornpelen:y prov1S1on of !he USPAP 

COM PET ENCY O F TH E i\PPRAIS ER: T he armra iser has t he annronriate knowlerloc: anrl exnc: ri ence to ..:omnlete thi s 
annrai sal assi0 nment comnetentlv. This comnetencv has hcen obtainer! from over thirtv vears of I to 4 fa mil v res idential 
onnroi sal wnrl· ··••lrr<iv~I, in thf' ~-n,ro l tr . no; P~nin<11la marl.Pr ,r~ , and is o,•b mwl ... rlo~d hv th,> Store of i\ lo, L·o thrrn oh 
orofcss ional aonrai sal licensin° reouiremenr s whidt include ..:ontinued educa tion thmuohout the vears. 

Date 07/05/2020 Appra1se1(s)· 

John F. C ri stiano VA 

Date Revi8"tv App1a1se1(s) . 

Form 953 
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-USPAP Compliance Addendum 
FtleNo '10370 

Borrower 'Oient Ra lston Scott & i\nQela 
P,opewty Ad:iess 270 Eisenhower Lane 
Olv Kenai COunty K~nai Peninsula Stale AK Zip Code 996 I I 
ume,'aient Cornerstone Honi.e I ~n<1in o. Inc. 

APPRAISAL AND REPORT IDENTIFICATION 

Ths Applaisal Ropo,t is a,e ol lhe fdlowrg types: 

Appr:,lt.ll Reporl lhs report was prepared in acoodanc:e 'Mlh !he req .. lirernents of tie ,Waisal Report opijon ol USPAP Sl:arl:bds R.J!e 2-2.(a). [X] 

□ Restrieled Appraisal Report This rep:rl was prepared in accordan:e i\'itl tie reQ.Ji rements of he Pesticted App-aisal Aepcrt optional L5PAP Stardards FUe 2-2(b) Toa 

iriErded US81 of lhs ,epcrtis limled b he ldantleddient This ts a Resl1dedAwf"aisal Repat ard lhe ,abonale ltt howtha ~a,ser ~rtved 

at tie ooinc:n. ard ccn::iusions sat fortl in the report rroy oot be urdefstOOO pr~y Y.Hhrut Iha actitional rlcrmation in the ~aaser·s workli le 

ADDITIONAL CERTIFICATIONS 
I certify lhal. b lhe best ol my knoo<edge ard beliet 

• The statements of tact caitained m this report are rue an::I ccrrect 

• The repcr1 analyses. q::,iricns. ard ccrdusicns Ye lirrited crly by tie reported assumplons ard Ne my personal impartial . ard urtliased protesslOf\:II analyses, 
opirions , ard ccrdusicns 

• I have no (« lhe speoted) present cw prospecive inlelest in !he pr~ty hat is the subject ol lhs repcrl ard ro (er specited) perscnal interest w,th respect b the 

parties irwdved. 

• J have no bias \IAti respect to !he property lhat is the subject of this report or tie parties nvolved wti l'lls MSlgnnenl 

• My erqagement in tis assig~t was not ccnlingert upon develOJ)ng or 1epcrdng predetewmned r8SUts. 

• My comperisation for completing !his assigrynert is nol ca,tin:,ent upa, lhe de\'elopTl0rtt a repcrin-;J of a predetemired valle or d rection in value hat favors the cause 

of Iha dienl Ile <¥TlOISlt of the value opnon, Ile attairnl:n. ot a ~ak:ld result a the occurerce of a subseq.Jent went df9dly related kl the inlerdad use ol 
tis app-aisal 

• My cnalysas. ~rtenS. ard ccn::lusions 'MH developed an:I lhs report has been prepared. in conformity "t.;lh tt"le Lhfam Strd.Yds of ProfesSIOlial ~aisal Practice 

• Ths appraisal report was prapaed in acccrdance wilh the rEqJiremerts of 1i~a XI of F!RREA .rd an; illl)lamanti ng regutaiais 

PRIOR SERVICES 
X I have NOT performed services. as¥'! appraiser ,in al"l'(other caoacity regaidng theprope1ty 1Jiat1s tie ~act :i#lhe rep::rtwittW'I tie hee-)'9¥ pencd 

immedat~y precedng acceptarce ol lhls assigrmer< 

D I HAVE perbmed services, as ¥'I appraiser~ inarw::>thef" capacity reg.rdng !he property tiat 1s he st.qect of this report 'Mhn tie tuee-yerar pencd1nmedatefy 

preced acceptance ol this assi art. Those services a1edesaibed in the corrrnerts below. 

I have NOT mcde a personal inspection of !he property that is the ~ect oi this repat 

X t HAVE mooe a personal "5!)8Clonol lhepr-tf lhat is !he ·ec1o1 hs repat. 

APPRAISAL ASSISTANCE 
l.Hess o~se ~ -re one provided si!)"lficart real property appraisal assistance I> tie perSal sigfW'g tits cernficalion II arrycneddprOV'lde sign leant assistance. tlf!I-/ 

.M"e hereby Identified along wlh a sumnary of !he exterc ol the assisiance p-OYidad 1n tie repat 

ADDITIONAL COMMENTS 
A:tllicnal USPAP 18'ated issues req.;iring d sdosureard'or cl?/ staB mn:ialed t!Q.Jl"arnents· 

MARKETING TIME AND EXPOSURE TIME FOR THE SUBJECT PROPERTY 
X A reasona!;e markemg ime la lhe subject pr_.ty is up to 90 
X A reasona!;e axposi,o time fc, lhe subject pr is u to 90 
APPRAISER 

S,grnru-e 

Name 

Date ol Signatise 

State Qv-lilcatial # 

Of State License # 

State AK 
E.-q:iiraicn Date ol Certification or License 06/30/2021 

day(s)utiirirg rra1<el ccrdtior< per1inent ., tie -.,isal assi!1ffl'111. 
da s) 

UPERVISORY APPRAISER (ONLY IF REQUIRED) 

Srgnan,e 

Name 

Date ol Signatu-e 

Stale Certilcabon # 

or State l.Jcense • 

State 

E)(f:Xration Date ol Ca-dfiea~on or License 

S_,iiSOfY Appi-aise< Inspection ol Subject Pt-,y: 

Effeclive Date ol Did Not n Exten01<.n frcrn Steet n Interior .rd Exterior 

USPAP Q:rrpliance Ad:iard.Jm 201 4 Page 1 of I 
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Fannie Mae - Definition of Terms 

CaseN:> 

FileN:> 20370 

Borrowet Ralston Scol1 & Anod a 
Prq>erty A:ttess 270 Eisenhower Lane 
c,1y Kenai Ca.nty Kenai Peninsula Stale Zip Cede 996 11 
Lerder/Oienl Co 1ers lm1e Horne Le11<li1w 111 ·. Actl ess 44045 <l Ste C Soldotna K 99669 

Requirements - Condition and Quality Ratings Usage 
Appraiset·s rrust utiijze ~ following stard.lJd zed c.ordtlons ard cp.JJlity ratings within the appraisal lepcfl 

Condit ion Rat ings and Definitions 

C1 - The in,:.O\lements have been >1e,,y r8C81'1fy ccnstructed ard have rot prev10Usly been occupect. lhs eri11e snuctu,e ard al OlO"lpCt'l8f'I aie rew ard tie ONefling feab.Jies 

no physical depreaa!ion 

"Not9: Nsrtly constructed m1provfHnents that feature r£1cycled m.'3terials and or components can b9 con~deax:I m,w dvtelliJgs ;rovded that the drul!ling is placed on a l (}()o/. 

new foUJdation ard recycled materials and the recycled components have been rehabiiitated re-rTWJufac!Ur9d ,nto f h-nttrt cordrion Recentfy constructed 1maov9ment3 

that have not been preVJOus/ij OCC'Jpied au, not considered ·nerl ,f they have s1gn1ficant physical deprKiation (i. e .. newly constructed drteflings that f-.ave been vacant for an 

exterded period of rime Mthout adequate maintenance or upkeep}. 

C2 • The i~ements leature ro deferred main!enanCe little or no p,ys,cal depreaaton, ard r8Q.Jlle ro repai rs Virtually all bu1k:ling components are~· or have been recently 

repaN ad, 1efinshed. 01 rehabilitated Al ourdaled corTl)0118111:s ard finshes have been l.¢ated e:rd'OI replaced ~ lh c:ornpc:n:rits tiat meet: cunent st.rdalds Cwel~ngs in Ills 

ca'8gory eilhel are almost new or have been recerity o::::mP'eely ,ero:ated ard are sirnlar in cordfon to ne-N c:onYucton. 

"Note: The rnp-ovements represent a relahvely new property that is well ,r,a.mramad l'lith no deferred maintenance and little Of no physical dep-eciaffon, or an older property 

that has been recent/>/ completely umovated. 

CJ • The irrpovements are 'NEIi i mamlained ard feature limled physical depedabon die to t"ICfmal 'Neat ard teai some cOfll)Ol18nts, but not eveAy maia buiking component 

may be updated or recendy rehabd1taled. The structure has been 'NE!II maint:lred. 

·Note · The rnp-ovement is ;, its first-cyde of replaci;g short./ived budding components (appliances, floor covenngs, HVAC, etc} t!lld 1.5 being r1ell mainta,r;ed Its estimated effecffve age 

1s less t11an its actual age It also may reflect a property 1n 1"1h,ch the maJOflf'/ of shorl•fived building components have been replaced our no! to the level of a complete renovation. 

C4 • The 1nµovements teatu1e some nw,a delened ma,rtenan:::e ard physacal deteA1aation Cl.le lo romal wear a"'d tea, The dwelling has been cD9QJalefy mamtained ard 
reqJ[es Olly IT'in mal repairs to buldng c~ts!mecharical syst£mS M'd cosmetic repans. All major b.J1ld ng corrponenls have been adeqJately maintained ard are 

fln:licnally adeq.Jate 

*Note · The estimated effective age may be close to or equal to ,ts actual age It reflects a property 1n which some of the s.J.xJrt•IIVed ouild,ng components have been 

replaced. t!lld some short- lived bu;t11ng components are ar or near the end of rhett physical ite expectancy: hor1evflf, rhay shll function adeqt.,ately Most mmor repairs 

havtt btten addressed on an ongo,ng basLs rtt.iulhng in an adequately mamtained property 

CS • The ~ovements feaue obvious defened maintenance ard a-e 1n need of some sigriftcant repairs Sane buildng CClf1l)COElnls need repaus rehab~tabon or i.¢ati,g 
The fun:tJooal uthcy ard overall livability 1s some'M'lat dm1nshed die D ccrdbon, but lhe dNel~O'J remains useable ¥'ct lt.rdmal as a res.dence 

*Note: Some S1g,1ficanr repairs are needed to tile ,m,:rovements due to the lack of adequate maintenance. It refleC'.s a ;xopert'/ u, rth1ch many of i ts short- lived 

bui"kiing comoonents are at the err:I of or have exceeded their phyStcal tile expectancy but retr.ain funcrional 

cs . The irrpoveme<its have substanti al dir'nage °' deferred maintenarce wflh deficiencies or defects !hat are severe eoough to aftect Ile salety. sou-c:hls.s. Of structural nl8[Jrity 
of Ile impi-ovemerts The l'T'p'ovements 3";! n need of substvlbal repan s ard rehablhtabcri. irdt.dng m:wiy 01 most map ~ 

"Note · Substantial repairs ate needed to the improw,menl3 due to the lack of ac:J9q11ate ma111tenance or ptopert,/ damage It re"ects a prooe:1y rnth conditions savere enough to 
affect the safe!'f, .;oundness or str.x:rural 1nregnty of the ,mprovements 

Quality Ratings and Definitions 

0 1 • Owelmgs "'4th !his q,;ality rating .we uSUJlly LnQJe structLl'es !hat a-e 1rdvid.J31ly de9gned b-J cW"l arctvtect la' a speoled use. Sud, residences typically are constructed 
from detailed arch1teclJral plarlS ard speaftca8a,s ard feah.Jl·e an excepllonaHy high level ot v.akmansh!p ard exceptionally high-grade mateiials tlrOIJ!1X!Ut tie in:enor ard 
exteria of !he sb1.JCIUre The design teau1es axcepCJonally hlgh-q..iality exletiOf refinements ard 01namenlabon, ard excepr,onalty htgh-q..iality interior ,efineimants The 

wOO<l'T'klf"'IStp materials. ard ~rishes lhroughoot !he CM'elHng aie exceplon.llly high QJaity 

02 • ONellings ....;tt, !his q.iality rating a-e often rust>m designed fer ccnsltJCbon on an 1rdv0Jal p--operiy ~s sale 1-ic:w.ever ctNeangs m lils q..iality grade .Ye also fourd 

1n h1gh-Q.Jality tract developments feahllng 18Sldences ccns,ucted from 1rdvld.Jill plans a i0111 hl~ty modfied 01 upgr.xied plans The design featl.Jes det:vled hlgl..q.iality 

exleno1 Ofnarrentation. hlgh-Q.Jaliiy int6flor 1efinements Md detJtl. The W01kmlnsh1p ll\'.lteri3ls, ard i n shes lhloughout the i:ME4hng are of excepbonaly high Q.Jality 

03 • Dwellings "M!h this QJality rating are resaden::;e:s of t'vgh8I q;ahty built tom u"dvtd.laJ 01 readly available designs l)N'IS in atxw&-stard.1rd 1esidenbal t ac! developments 

01 on ~ ird~al property cw.-ners Site. The design 1ndt.des S1gnfiCcY1. exlenor 01namentation ard intooors Iha! .re well finshed. The W01kmanst.p exceeds acceptable 

stard .ids ard nuny mateuals aro fnshes throughout Ile ctNelllng have been upgraded f10111 ~stock" slardards 

04 • Dwe11ngs with !his q.iality ralir,'J meet 01 exceed he reqJirements of applicable l:l.lild ng cedes Stardard a mcdied stan:lard Wldng plans are utiized ard the desi!11 includes 

adeQ.Jate feneslJation ard scrne exterior OfficllTlentabcn ard intanor refinerne('(s Mat8fials, workmanship. lnsh. ard 8q.J~ert aie of Slod<. or bulder g,ade ard may feature 

someupg<ades 

05 • Dwellings 'M!h this QJality ra~ ng feature ecx:o:>my of COl"61ruclion ard basic functionality as main consderati01"6 Such dwellings feal!.J"e a l)ain desi~ USH'l'.J re.dly avafabta 

or basic lk>or l).ris feab.mng mlrimal fenesuaion ard basic finshes \'Alh mnmal extancr Ofllrlffientabon ard limited irmnor del.111 These CM'eil1rgs meet mrwrum buk:lng codes 

ard a,-e constructed with inexpensive. stick matanals 'Mlh limited 1einements ard l4)9riKies 

06 • Dwel1ngs 'Mth tlls QJa11ty iatrg are of basic q.rality ard I~ cost, some ITklY rot be su1t~e fa yecr-rourd OCOJP<WlCY Sudl o.velings ae often built ~ti sample plar,s a 

wlhout !)ans often uti121ng lhe lowest q.iality b.Jtldr,'J mateuals. Such c,.,.,ejhO'JS a,e often bull or exp.rded by persons who a,e p--otessionally U"'ISkllled 01 possess ony min mal 

c.onsbuciion sl<dls 8ec1 ical. l)urrting, ard olher mechancal systems ard 8QJ1pment may be minmal a non-existent Cldel ONelliigs may feature c:oe or moie substardard 
noo-contormr,'J ad:ilJons to lhe orrginal structure. 

Defin itions of Not Updated, Updated , and Remodeled 

Nol Updated · l.Jttle er no ~ ling 01 m:xtemza!Jon. This des01p•on 1ndudes. but ,s rot limted to, ne"N homes Resrdenllal p,cperbes of lltaen years ol age 01 less often 

l'ellect an Ofiginal cordba1 'Mti ro updatng. 11 ro ffiaJOf comp::nents have been r~aced or i.pjated Those OV8f fifteen years of age .Ye also COflSldefed not updated if the 

appliances. fixtures. ard linshes are pi edonwlantty dated. An area lhat 1s 'N.,t ~led' may sbll be .,.,e1 maintained ard fulty ltnclional, ard lhs ralng 0085 nol nec:essa11ly 

imply detened ma,nten.rice a physic.j,functional detenoranon. 

Updated • The area of the heme has been mcdfied to meet o,1ent maiket E»:p8Ctations These mcdficallons are ~m1ted 1n terms of both srope ard cost. All t.¢ated a,ea of 
the home shol.id ha\18 an 1rrp,ovad look ard 1881 or fl..nctonal utiWty Changes that constitute updales 1n:::tude refurbishment an:Slor replaang oomponerts D meet exis~ng market 

expectabons. Updates do not include Slgnficant alterations b lhe ex:isbng sttuctu,e 

Remodeled • S1gnficant finish ard1or strucnxal dianges have been made !hat 1roease utility ard appeal tlYoug,'l COr'r9ete replacemert ard'a exp,;wlSlon. A remcdeled area reflects 

hrdamenlal c:hanges that 1ndl.de mut~e alteradons. Thesa alterafons may 1rdL.de some 01 all of lhe follO'NIO'J'. replacemert of a major COf1lX)l18f'lC (cabnet(s) , balhiJb, 

01 bathrocrn ij le) relocada, of plumblng1gas fixures 'appl1ances signficant sllUCIUr3 allerabons (relocabng walls ard1or the ad111on of !:Q.Jae lootage) This would 1rdude 

a ccmplete gutting ard ,etuld. 

Explanation of Bathroom Count 
Tivee-q.a,l(lef baths a,e counted as a llll bah 1n all cases. OJarter baths (balhs !hat feature Oliy a tQlet) .re rot included 1n the ba oom co.nl The runtier of fiJI ard half baths 1s 

reported by separating lhe two values usmg a period. ....ne,e the lul ba!h crunt 1s 1ep,·esented b !he left of the per,00 ard the half bat, count 1s repesenled to 

lhe nght of the penod 

Example: 3.2 trdc:aBS i:tuee UI baths M'd two hall batis. 
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easer,;, 

Filef'«> 20370 

Full Name AWqlriai> Raids 

I Adverse Location & View 

Aaes Arna Site 

Aqacent to Prt Location 

Aqacent to PCJ1Net lJnes Location 

I Arm; length $.:ie Sale a, Fir"l.lrnlg Concessions 

1 Attached Slrucbse Des,gn (Style) 

I Beneloal I Location & Vif!'N 

Ba!hroom(s) Basameri& Firished Rocms Below Grade 

Bectoom Basement a Rr.shed Rooms SE;ow Grade 

Busy Road I Location 

Ccnractad Data Date ol Sal&'Time 

Cash Sale Of F'"l"'lal"cir'g Con:ess1011S 

Cornrnefoal Wluence I Location 

I Comem:ral Sale or Ff'W'Ol"g Ccn'esslMS 

Ca,-port Garag&'Caoort 

I CcutQdewed Sale Sale a, Fnarcirg Ccn:essi"1 

City ViflW Skyine View View 

0t1Soee1V""' v,,,,, 

Co\'ered Garaae!Ca,port 

Days On Merkel Data Sources 

Detached S111.JWe Desi!l" (style) 

Driveway Garaae!Ca,port 

ExpraticnDate Date ol Sale'Time 

Estate Sale Sale o, Fl"lcW"lcir'g Corcessicns 

Federal 1-b.Jsing .Adnnstta~O'l Sale or Fnan::n:) Con:essions 

Gaage Gar~I 

Attached Garage Garag&'Ca,porl 

Built-inG.vaQe GaraQ&'Ca,porl 

I Detached Gar aoe GaraQ&'Ca,port 

Gol l Cou<se Location 

Gdt Ccuse View View 

Gaden Des,gn (Style) 

figh Flsa Design (Style) 

lncerior Oriv Stairs Basemen: & Firished Rooms Below Grade 

lrd.Jst1al l.ocaDon&Vi'IW 

Li...-., Sale Of' Fn.rcn:J Con::essions 

l.ardil Location 

u niledSi~I View 
1 MdFlse ' Des,gn I <:Mo) 

Mouriain\/tew I View 

Neuoal Location & \.1 ew 

No-1-.AmlS 1 l>n'llh Sale I Sale or F~ Con::essions 

Other I Basement & Fini sheet Rooms Below Grade 

Other I [les,gn (SMA) 

Open I Gara"""'a,port 
1 PalkView v, ,,,, 

Pastoral View V, r,,, 

P~ic T,ansportabon Location 

Powe, Lines v, ,,,, 

Aelocabon 5.:ie Sale or Fnan::in:;i Con:esslOllS 

REOS..e Sale Of Fll'"A"'.im Ccrcessicns 

Flesi:ienJal I Location& View 

USDA • Rural f<lugno Sale Of Fii.vri"v1 :::on:;esscons 

Racreeiona/ (Rae) Room 8asaT'l8l"t & Finshed Rooms Below Grade 

Settlement Date 1 Date of Sale/Time 

SQ.Jara Feet f<ea. Site. Basement 

Short Sale I Sale OJ F~ Con::esscons 

L.H<no\',n I Date of Sale'Time 

Veta-ans kmnstration 1 Sale OJ Fl'\iVlCJl'lQ Clncesscons 
I '-Vilhci"awOate Date of Sale/lime 

Walk OJI Basement I Basement & Firished Rooms Below Grade 

Woc,:Js\/lew V,r,,, 

WaterV!fffl I V, r,,, 

Water Frontage location 

Walk4> Basement Basernert & Finshed Rooms 3elow Gra:je 
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ASSESSOR’S DESCRIPTION 

ANALYSIS AND RECOMMENDATION 

04904075_1_Card_Appeal 

LAND USE AND GENERAL DESCRIPTION 

1. Utilities

Electricity:  Yes Gas:      Yes 

Water: Well Sewer:  Septic 

2. Site Improvements:

Street:  Paved

3. Site Conditions

Topography:  Level, Sloped Drainage:  Typical, 1.33 Acres of Wetlands 

View:  Limited Easements: Typical for the Kenai Peninsula Borough 

HIGHEST AND BEST USE: As Currently Improved ZONING: Rural Residential

APPELLANT:  RALSTON, SCOTT ORAS / 

RALSTON, ANGELA LASHELLE 

PARCEL NUMBER:  049-040-75 

PROPERTY ADDRESS OR GENERAL 

LOCATION: 

270 EISENHOWER LN   

KENAI, AK 99611

LEGAL DESCRIPTION: T 5N R 11W SEC 1 Seward Meridian  KN  0780041  MACK 

SUB TRACT A 

ASSESSED VALUE TOTAL: $549,500 

RAW LAND: $173,200 

SWL (Sewer, Water, Landscaping): $10,500 

IMPROVEMENTS $363,000 

ADDITIONS 0 

OUTBUILDINGS: $2,800 

TOTAL ABOVE GRADE FLOOR AREA: Card One 1812 Sq. Ft.  

TOTAL FINISHED LIVING AREA: Card One 2784 Sq. Ft. 

Card One, First Level 1812 Sq. Ft. Card One, Second Level 0 Sq. Ft. 

Card One, Basement Unfin. 1,812 Sq. Ft. Card One, Basement Finished 972 Sq. Ft. 

LAND SIZE 8.90 Acres GARAGE 378 Sq. Ft. 
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The Kenai Peninsula Borough (KPB) Assessing Department uses a Market Adjusted Cost 

Approach to value residential structures for assessment purposes. This Cost Approach is 

derived from the property description, quality, size and features and is based upon 

replacement cost new less deprecation (RCN-D).  That value is then adjusted by a 

statistically tested market adjustment.  

According to Property Assessment Valuation, the first step in developing a cost approach 

is to estimate the land value at its highest and best use. KPB does this by reviewing, 

analyzing and statistically testing reported land sales in a given market area.  That updated 

land value is then combined with the value of all improvement; and the sum of the two is 

the assessed value. This application is in accordance with State of Alaska AS 29.45.110. 

Land Comments 

Subject property is an 8.90-acre parcel located in the Kenai market area (#120). Land 

influences are paved access, limited view, pond/creek waterfront and all utilities, gas, 

electric, and public water and sewer.  Currently 7.57 acres are being valued as usable and 

1.33 acres are being classified as remaining/wetlands.   

For the Kenai market area (#120), 29 sales from the last two years were analyzed by the 

Land Appraiser, Heather Windsor.  The resulting analysis indicated an increase to the land 

model was needed.  The median ratio for all of the sales is 96.80% and Coefficient of 

Dispersion (COD) is 29.50.  All ratios are within acceptable ranges as set by International 

Association of Assessing Officers (IAAO).  These properties are being valued fairly and 

equitably with surrounding like-kind properties. 

Improvement Comments 

Property was inspected by Joey Barnes, Principal Appraiser and Vara Martushev, Appraiser 

1. Subject property is a 1-Level Frame, over a finished basement, attached garage, and

Quality Grade of Average (A), year built is 1981.

ASG2



 

04904075_1_Card_Appeal  

As a result of the inspection, the following issues were addressed: 

  

• Some facia board need to be repainted. 

• Basement trim missing. 

• The stair landing isn’t finished.  

 

No other changes were noted. The percent complete was reduced to 97%.  The total dollar 

reduction was $3,700.  

 

This value is found to be fair and equitable with like-kind properties.  

 

 

 

 

 

Reference 

 

International Association of Assessing Officers. (1996). Property Assessment 

Valuation Second edition. Chicago: International Association of Assessing 

Officers. 
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The Assessing Department requests the Board of Equalization uphold their value 

recommended below based on the following findings: 

 

1. Subject property is currently valued uniformly and equitably with the surrounding 

parcels. 

 

2. Influences are applied correctly and uniformly to the subject properties. 

 

3. The Assessing Department uses standardized mass appraisal procedures and 

techniques to specify and calibrate market models which are applied uniformly to 

value property within the borough. The modeled values are statistically tested to 

ensure a level of accuracy and equity of assessment that meets the guidelines 

established by the Alaska Association of Assessing Officers and the International 

Association of Assessing Officers, and in compliance with State Statutes. 

 

4. The Assessing Department reviewed all physical characteristics of the subject 

property to ensure all data was accurately captured. 

 

 

ASSESSOR'S RECOMMENDATION:  

 

 

 

LEGAL DESCRIPTION: 

 

 

 

 

BOARD ACTION:   

 

LAND:  ________________   IMPROVEMENTS:  _________________  TOTAL: ________________ 

 

RECONCILIATION AND FINAL VALUE CONCLUSION 

APPELLANT: RALSTON, SCOTT ORAS / RALSTON, ANGELA LASHELLE 

PARCEL NUMBER: 049-040-75 

T 5N R 11W SEC 1 Seward Meridian  KN  0780041  MACK SUB 

TRACT A 

 
TOTAL: $545,800 
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LAND SALES RATIO STUDY

Ratio Sum 30.60 Excluded 0
Mean 105.50% Earliest Sale 2/3/2021 # of Sales 29

Median 96.80% Latest Sale 6/17/2022 Total AV 654,400$          
Wtd Mean 98.85% Total SP 661,999$          

PRD: 1.07 Range 1.5 Minimum 58.18%
COD: 29.50% Lower Boundary 5.05% Maximum 185.71%

St. Dev 0.3703 Upper Boundary 196.91% Min Sale Amt 4,000$              
COV: 35.09% Max Sale Amt 90,000$            

. NBH

Outlier Information
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LAND SALES RATIO STUDY

Ratio Sum 30.60 1.37 Excluded 0
Mean 105.50% Earliest Sale 2/3/2021 # of Sales 29 New Val

Median 96.80% Latest Sale 6/17/2022 Total AV 654,400$           1
Wtd Mean 98.85% Total SP 661,999$           

PRD: 1.07 Range 1.5 Minimum 58.18%
COD: 29.50% Lower Boundary 5.05% Maximum 185.71%

St. Dev 0.3703 Upper Boundary 196.91% Min Sale Amt 4,000$               1/1/2020
COV: 35.09% Max Sale Amt 90,000$             0

No Time Adj
NBH

neighborhood pxfer_date lrsn PIN Total Acres Current Land Val Sale Price LandType SaleCd2022 Cert Land Ratio
120 2/3/21 9422 03902216 0.41 20,000$             14,000$           2 C $16,000 142.86%
120 5/20/22 9468 03903222 0.22 10,300$             9,000$             2 C $8,200 114.44%
120 3/9/21 9469 03903301 0.27 11,300$             6,500$             2 C $9,100 173.85%
120 7/21/21 9484 03903318 0.17 7,100$               4,000$             2 C $5,700 177.50%
120 6/15/22 9599 03906115 0.26 3,200$               5,500$             2 C $2,500 58.18%
120 7/8/21 9837 03910222 0.34 18,200$             17,500$           2 C $14,600 104.00%
120 6/9/22 101972 03914139 1.01 117,500$           90,000$           2 C $94,400 130.56%
120 5/24/21 10401 04101317 0.22 22,100$             20,000$           2 C $17,600 110.50%
120 6/16/21 10403 04101319 0.26 23,900$             25,000$           2 V $19,100 95.60%
120 5/24/21 10429 04101345 0.33 27,000$             18,000$           2 Z $21,600 150.00%
120 4/4/22 10718 04302032 0.90 25,200$             28,000$           2 C $20,100 90.00%
120 6/14/21 11886 04503017 0.30 15,400$             25,000$           2 C $12,300 61.60%
120 5/20/22 11890 04503021 0.46 19,100$             16,000$           2 C $15,300 119.38%
120 6/17/22 12069 04512032 0.34 3,600$               5,000$             2 C $12,400 72.00%
120 5/5/21 13470 04908111 0.22 14,700$             17,900$           2 C $11,700 82.12%
120 3/5/21 13798 04916052 0.30 17,100$             28,000$           2 C $13,700 61.07%
120 4/13/21 13843 04917023 0.46 15,900$             14,000$           2 C $12,800 113.57%
120 3/22/21 14290 04932001 0.52 16,900$             9,100$             2 C $13,500 185.71%
120 5/4/21 14475 04938027 0.26 15,900$             24,000$           2 C $12,700 66.25%
120 6/7/22 14633 04940036 1.07 24,200$             25,000$           2 C $19,400 96.80%
120 5/10/22 14634 04940037 1.03 23,800$             25,200$           2 C $19,100 94.44%
120 6/2/22 14636 04940039 1.03 23,800$             25,000$           2 C $19,100 95.20%
120 9/9/21 14637 04940040 1.03 23,800$             20,500$           2 C $19,100 116.10%
120 4/26/21 14651 04940056 0.92 22,500$             14,300$           2 Z $18,000 157.34%
120 2/18/21 14705 04941034 1.25 26,200$             45,000$           2 C $21,000 58.22%
120 3/26/21 14722 04941051 1.03 26,900$             27,000$           2 C $21,600 99.63%
120 6/25/21 14783 04942059 1.09 24,500$             27,999$           2 Z $19,600 87.50%
120 6/14/22 14785 04942061 0.93 25,600$             40,500$           2 Z $20,500 63.21%
120 6/23/21 106981 04949051 1.50 28,700$             35,000$           2 C $16,800 82.00%

Outlier Information
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RATIO STUDY

RATIO SUM: 25.69 12/1/2018 1.34 # OF SALES: 26 SALE DATE:
MEAN: 98.81% Earliest Sale 1/21/2021 TOTAL AV: 6,516,000$       

MEDIAN: 96.98% Latest Sale 5/25/2022 TOTAL SP: 6,514,915$       HOUSE TYPE 1 L
WTD MEAN: 100.02% MINIMUM: 81.37% MKT AREA: 120

PRD: 0.99 Range 1.50 MAXIMUM: 118.55%
COD: 8.04% Lower Bound 67.79%N SALE AMT: 108,015$         

ST. DEV 9.81% Upper Boun 129.62%X SALE AMT: 530,000$         
COV: 9.93% -$             580,000$         

PIN AREA IMPS LAND AV SP RATIO HTYPE DATE QUAL
03910301 120 196,400$     18,200$        214,600$     222,000$         96.67% 11 8/13/2021 A+
03912323 120 168,600$     18,200$        186,800$     185,000$         100.97% 11 3/16/2021 A
03914164 120 349,800$     28,200$        378,000$     400,000$         94.50% 11 8/20/2021 G-
04101237 120 275,300$     23,000$        298,300$     275,000$         108.47% 11 12/2/2021 G-
04101343 120 335,000$     23,000$        358,000$     321,000$         111.53% 11 5/14/2021 G+
04101348 120 302,100$     23,000$        325,100$     338,000$         96.18% 11 5/25/2022 G-
04101408 120 188,600$     28,200$        216,800$     205,000$         105.76% 11 6/8/2021 A+
04101419 120 215,200$     29,000$        244,200$     265,000$         92.15% 11 5/20/2022 A+
04302028 120 170,700$     14,700$        185,400$     185,000$         100.22% 11 3/31/2021 A
04329001 120 149,000$     20,400$        169,400$     185,000$         91.57% 11 9/17/2021 A
04330027 120 195,400$     22,500$        217,900$     225,000$         96.84% 11 9/20/2021 A-
04335019 120 181,400$     22,100$        203,500$     200,000$         101.75% 11 11/29/2021 A
04509025 120 89,800$       31,300$        121,100$     108,015$         112.11% 11 9/15/2021 F+
04515101 120 232,400$     17,100$        249,500$     287,000$         86.93% 11 6/29/2021 A-
04521009 120 259,200$     49,400$        308,600$     275,000$         112.22% 11 12/29/2021 A
04522065 120 410,300$     39,200$        449,500$     395,000$         113.80% 11 3/15/2022 G+
04701011 120 196,800$     18,800$        215,600$     250,000$         86.24% 11 10/8/2021 G-
04713049 120 153,000$     23,400$        176,400$     182,000$         96.92% 11 5/5/2022 A-
04713072 120 202,900$     20,400$        223,300$     219,000$         101.96% 11 2/17/2021 A+
04714031 120 169,000$     30,000$        199,000$     196,000$         101.53% 11 6/24/2021 A
04715022 120 173,700$     23,900$        197,600$     221,500$         89.21% 11 1/4/2022 A
04901211 120 185,700$     27,300$        213,000$     219,500$         97.04% 11 2/18/2022 A
04915005 120 166,200$     15,000$        181,200$     209,000$         86.70% 11 8/27/2021 A
04915018 120 197,800$     14,700$        212,500$     241,900$         87.85% 11 7/28/2021 A-
04920019 120 130,700$     11,700$        142,400$     175,000$         81.37% 11 1/21/2021 A-
04942032 120 601,400$     26,900$        628,300$     530,000$         118.55% 11 3/7/2022 VG-

Outlier Info
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NBH # 120 HT 1 L #REF!
RATIO SUM: 25.69 12/1/2018 1.34 # OF SALES: 26

MEAN: 98.81% Earliest Sale 1/21/2021 TOTAL AV: 6,516,000$        
MEDIAN: 96.98% Latest Sale 5/25/2022 TOTAL SP: 6,514,915$        

WTD MEAN: 100.02% MINIMUM: 81.37%
PRD: 0.99 Range 1.5 MAXIMUM: 118.55%
COD: 8.04% Lower Boundary 67.79% MIN SALE AMT: 108,015$          

ST. DEV 9.81% Upper Boundary 129.62% MAX SALE AMT: 530,000$          
COV: 9.93%

Outlier Information
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APPEAL HISTORY FOR PARCEL  049-040-75

Date Filed
Appeal Type/Status
Appraiser

APPEAL YEAR:  2022

03/22/2022 516,400 480,600 -35,800 Informal AdjustmentHWINDSOR -7%

Summary:  

BOE APPEAL  Withdrawn - Formal % Chg Value Change ReasonDifferenceResult ValueAppealed Value

Date Filed
Appeal Type/Status
Appraiser

APPEAL YEAR:  2023

03/24/2023 549,500 0 549,500GTODD 0%

Summary:  

BOE APPEAL  BOE - Scheduled % Chg Value Change ReasonDifferenceResult ValueAppealed Value

03/24/2023 549,500 0 549,500VMARTUSHEV 0%

Summary:  

BOE APPEAL  BOE - Scheduled % Chg Value Change ReasonDifferenceResult ValueAppealed Value
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Price per Acre Comparison 
 
A very popular way to compare land values is to do a simple Price per Acre calculation. Simply 
stated this is the assessed value divided by the acreage.  This will work just fine if the properties 
you are comparing are exactly the same size and have the exact same influences, otherwise you 
are just comparing apples to oranges.   

 
 
Below is a sample comparison of 2 parcels that have the same acreage, with different influences. 
 

 
 
Below is a sample comparison of 2 parcels that have the same influences, with different acreages. 
 

 

5.0 AC Base 50,000$     5.0 AC Base 50,000$    

Gravel Maint ‐$           Paved 5,000$      

Elec Yes ‐$           Elec Yes ‐$          

Gas No (10,000)$   Gas Yes ‐$          

View Limited 12,000$     View Good 25,000$    

Waterfront Pond 25,000$    

Land Value 52,000$     Land Value 105,000$ 

Price/AC 10,400$     Price/AC 21,000$    

5.0 AC Base 50,000$     10.0 AC Base 70,000$    

Paved 5,000$       Paved 7,000$      

Elec Yes ‐$           Elec Yes ‐$          

Gas Yes ‐$           Gas Yes ‐$          

View Good 25,000$     View Good 35,000$    

Waterfront Pond 25,000$     Waterfront Pond 35,000$    

Land Value 105,000$  Land Value 147,000$ 

Price/AC 21,000$     Price/AC 14,700$    

ASG28



    8/19/2020 

Definitions 
Assessment progressivity (regressivity). An appraisal bias such that higher value properties are 
appraised higher (lower) than low-value properties. See also price-related differential. 

Coefficient of dispersion (COD). The average deviation of a group of numbers from the median 
expressed as a percentage of the median. In ratio studies, the average percentage deviation from the 
median ratio. Acceptable range: Land under 30%, residential under 20%. 

Coefficient of variation (COV). The standard deviation expressed as a percentage of the mean. 
Acceptable range: 1.25 of the COD. 

Mean: The result of adding all the values of a variable and dividing by the number of values. For example, 
the arithmetic mean of 3, 5, and 10 is 18 divided by 3, or 6. Also called the arithmetic mean. 

Median. The midpoint or middle value when a set of values is ranked in order of magnitude; if the 
number of values is even, the midpoint or average of the two middle values. Acceptable range: 90% to 
110% 

Price-related differential (PRD). The mean divided by the weighted mean. The statistic has a slight bias 
upward. Price-related differentials above 1.03 tend to indicate assessment regressivity; price-related 
differentials below 0.98 tend to indicated assessment progressivity. Acceptable range: 0.98 to 1.03. 

Progressivity. See assessment progressivity (regressivity) 

Regressivity. See assessment progressivity (regressivity) 

Standard deviation (St. Dev). The statistical calculated from a set of number by subtracting the mean 
from each value and squaring the remainders, adding together these squares, dividing by the size of the 
sample less one, and taking the square root of the result. When the data are normally distributed, one can 
calculate the percentage of observations within any number of standard deviations of the mean from 
normal probability table. When the data are not normally distributed, the standard deviation is less 
meaningful and should be used with caution. 

Weighted mean; weighted average (wtd mean). An average in which the observations are weighted 
based on some criterion. In ratio studies, the weighted mean is a calculated by weighting the ratios based 
on their sale prices. A shortcut method is to sum the appraisals or assessments, sum of the sales prices, 
and divided the first result by the second. (International Association of Assessing Officers, 1990) 

References 
International Association of Assessing Officers. (1990). Property Appraisal and Assessment 

Administration. Chicago: International Association of Assessing Officers. 
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For any properties that are not typical and fall outside of these parameters, See land appraiser for final determination. 
 

Influence Definitions 
View  

 None: No view other than immediate 
surroundings, could have a view if trees on 
adjoining properties were removed.  

 Limited: Less than 45° viewable unobstructed, 
greater than 45° view angle with obstructions, 
mountain top view, view from 2nd story, able to 
view beyond adjacent lots, overlooking an area 
that would provide increased viewing 
opportunities for wildlife (rule of thumb, distance 
greater than football field). 

 Good: 45°-90° view, unobstructed view, at least 1 
feature, mountain, river, lake, inlet etc. Able to 
view beyond adjacent lots. (River, Lake and Inlet 
frontage property will always have at least a Good 
or Excellent View) 

 Excellent: 90° or greater view, unobstructed, 2 or 
more features.  

Street Access 
 Paved Access: Paved road & government 

maintained. 
 Gravel Maintained: Gravel road & maintained by 

the borough or another organized entity. 
 Gravel Unmaintained: Gravel road but is not 

maintained by the borough (check Arcmap), 
could be maintained by the subdivision, HOA or 
private owner(s). 

 Trail: No longer used. If can be driven to year 
round, use gravel unmaintained, otherwise platted. 

 Platted: Road platted but not built. 
 Limited/NA: Section line easement. No platted 

access. To include water, beach only access.  
Utilities 

 Gas & Electric Yes/No: To be considered as 
having gas & electric utilities must be at the 
property, directly across the street from property 
(not paved), or on the same side of the road and 
1 lot away or less than 300 feet away. If street is 
paved & influence is across the road, parcel to be 
marked at not having service available. 

 Public/Community Water & Sewer: Service is 
provided by municipality or by HOA.  City lots are 
presumed to have this service though certain 
subdivision do not and need private well/septic 
influence. If only 1 of the services is available, 
mark Yes. Add well or septic if necessary for 
service not available. If street is paved & influence 
is across the road, parcel to be marked at not 
having service available. 

 
 
 
 

 
 
Water Front 

 Ocean: Fronts on major body of Saltwater, Cook 
Inlet, Kachemak Bay, Resurrection Bay. 

 River: Fronts on a major navigable river, Kenai 
River, Kasilof River. 

 Lake: Fronts on major lake, big enough to get a 
float plane on & off (approx. 3000') Mackey Lake, 
Longmere Lake, Island Lake. 

 Pond/Stream/Canal: Fronts on smaller body of 
water, may be a fair size, but typically not able to 
get float plane on/off. Arc Lake, Sport Lake, Echo 
Lake.  Not generally navigable by boat. Funny 
River, Deep Creek, Anchor River, Swanson River. 

Topo  
 Steep: Topography that is greater than usual 

incline/decline, making access & building difficult.  
At least 15 feet in elevation change and no less 
than 45% average slope (4.5 feet vertical per 10 
feet horizontal)  

 Ravine: Ravine or swale, a long deep hollow in 
the surface with wall height of at least 15 feet and 
average slope of 500% (5 feet vertical per 1 foot 
horizontal)  

 Other: Any additional topographical feature that 
would have an influence on property, value.  
Topo features not described in the form. 

 Wetlands: Water within 1 foot of the surface is 
considered wetlands. A Typical indicator of 
wetlands is scrubby black spruce. 

Protective CCR's / HOA:  Covenants, Conditions & 
Restrictions for individual subdivisions, Homer Owners 
Association. Check S Drive or Contact title company. 
Airstrip:  Private dirt/grass/gravel strip, off strip access.  
Airstrip Improved:  Gravel/ Paved, maintained, lights. 
Agriculture Rights:  Restrictions on property, limiting 
use of property or portion of property to agriculture use. 
Easement:  Description of a typical easements.  Such as 
Overhead Power Line, Gas Line or other.  Typical 
easements would include utility easements for providing 
utilities to local subdivision.  Usually the front 10’-20' of 
the property. 
Other:  Other features not mentioned in form, describe 
in notes section. 
 
Notes Section:  Further description of influences or 
describe influences not accounted for in input sheet.  
Example, a Power Line easement running across property. 
Private Boat launch for subdivision.   
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AS 29.45.110. Full and True Value. 
 

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

 
AS 29.45.130. Independent Investigation 
 

(a) The assessor is not bound to accept a return as correct. The assessor may make an independent 
investigation of property returned or of taxable property on which no return has been filed. In either 
case, the assessor may make the assessor's own valuation of the property subject to an ad valorem 
tax and this valuation is prima facie evidence of the value of the property. 

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

(c) An assessor may examine a person on oath. On request, the person shall submit to examination at a 
reasonable time and place selected by the assessor. 

 

MARKET VALUE 

 
The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other precisely 
revealed terms, for which the specified property rights should sell after reasonable exposure in an open and 
competitive market under all condition's requisite to a fair sale, with the buyer and seller each acting 
prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress. (Appraisal 
of Real Estate 11th Edition - Appraisal Institute) 
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BURDEN OF PROOF 

 
The appellant has the burden of proving or providing any information to show that the assessed values are 
excessive, improper or unequal. The assessor is accorded broad discretion in deciding among the recognized 
valuation methods. The assessor’s choice of one recognized method of valuation over another is simply the 
exercise of a discretion committed to the assessor by law. 
 
*A borough has discretion to appraise, by whatever recognized method of valuation it chooses, so long as there is 
no fraud or clear adoption of a fundamentally wrong principle of valuation. Hoblit vs. Greater Anchorage Area 
Borough, Sup. Ct. Op. No. 636 (File No. 1214), 473 P.2d 630 (Alaska 1970). 

 
The assessing department is concerned not only with market value, but also with equity of assessment, 
which means: making sure that every property is assessed at the same level as all others with respect to 
market value. For this reason, the assessor uses a broad scope in its approach to value, using overall 
trends to value all properties in a given market area. In contrast, a private appraisal is only concerned 
with estimating the value of a single property. 
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