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APPRAISAL INSTRUCTIONS 
 
 
 The City of Redding (“City”) is the owner and lessor of that certain real property 

consisting of approximately 14.1 acres of land as legally described in Exhibit “A” and as 

generally shown on Exhibit “B” both of which are attached hereto and by this reference made a 

part hereof (the “Land”).  The Land is leased to Turtle Bay Exploration Park (“Turtle Bay”), 

together with other land, pursuant to that certain Ground Lease, dated as of January 7, 1992, 

between the City and Turtle Bay, successor-in-interest to Alliance of Redding Museums, as 

amended (the “Ground Lease”).  All existing improvements on the Land are currently owned by 

Turtle Bay.  The purpose of the subject appraisal is to determine the fair market value of the 

City’s leased fee interest in the Land as of August 15, 2013.  Such fair market value will be used 

to determine the sales price in connection with a sale of the City’s leased fee interest in the Land 

by the City to The McConnell Foundation (the “Foundation”).  At the closing of that sale, the 

City will assign all of its rights under the Ground Lease to the Foundation, and the Foundation 

will assume all of the City’s obligations under the Ground Lease, insofar as they relate to the 

Land.  The Ground Lease will continue in effect between the City and Turtle Bay as to the 

remaining property owned by the City. 

  
 Except as expressly provided in subsections (a), (b), and (c), below, the appraiser shall 

determine the fair market value of the City’s leased fee interest in the Land subject to all terms 

and conditions of the Ground Lease, all existing and applicable zoning regulations and 

restrictions, allowable land uses, and other regulations, and all existing and applicable covenants, 

conditions, restrictions, easements, rights-of-way and other matters of record affecting title to the 

Land.  In determining such fair market value, all of the following shall apply: 

 

 (a) notwithstanding footnote 2 in Section 18.36.038-A of the Redding Municipal 

Code which restricts commercial support uses in the City’s Public Facilities Zoning District to 

publicly owned properties, the appraiser will assume commercial support uses are allowed in the 

Public Facilities Zoning District regardless of the ownership of the Land; 

 

 (b) the appraiser shall take into account any easements or other rights in, or 

appurtenant to, the Land that are created by the City and the Foundation in connection with the 

pending transaction involving the purchase and sale of the City’s leased fee interest in the Land; 

provided, however, that if any such easements or other rights are not known as of the date the 

appraisal assignment is commenced, the appraiser shall proceed with the assignment without 

regard to such matters, and shall thereafter issue an addendum to his appraisal after they become 

known; and 

 

 (c) the appraiser shall assume the Land consists of two lawfully created parcels 

pursuant to the California Subdivision Map Act (which shall be a condition to the closing of any 

sale of the City’s leased fee interest in the Land to the Foundation). 

 

 The appraiser shall use the following definition of fair market value for purposes of the 

appraisal: 
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The term fair market value, as defined by the Dictionary of Real Estate Appraisal, 

5
th

 Edition, The Appraisal Institute, is the most probable price, as of a specified 

date, in cash, or in terms equivalent to cash, for which the specified property 

rights should sell after reasonable exposure in a competitive market under all 

conditions 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. 

 

  The appraisal will be prepared in accordance with the requirements of the Uniform 

Standards of Professional Appraisal Practice, as well as the Standards of Professional Practice 

and Code of Ethics of the Appraisal Institute. 

 

 The client is whoever is appropriate for each appraisal.   

 

 The intended users of the appraisal are the City of Redding and The McConnell 

Foundation. 

 

 The intended use of the appraisal is to establish a sale price for a sale of the City’s leased 

fee interest in the Land from the City of Redding to The McConnell Foundation. 

 

    


