
CBJ Docks and Harbors Committee 
Finance Meeting Minutes 

For Tuesday, January 29th , 2013 

I. Call to Order 

Mr. Kueffner called the Finance Committee Meeting to order at 5: 13 p.m. in 
CBJ Room 224. The meeting started late due to technical difficulties. 

II. Roll Call 

The following members were present: John Bush, Tom Donek, Kevin 
Jardell, Scott Spickler, Michael Williams, and Eric Kueffner. 

Also in attendance were the following: 
Charles Horan - Horan and Company. 

Carl Uchytil - Port Director, and 

III. Approval of Agenda 

MOTION By MR. JARDELL: TO APPROVE THE AGENDA AS PRESENTED 
AND ASK UNANIMOUS CONSENT. 

Motion passed with no objection. 

IV. Public Participation on Non-Agenda Items - None 

V. Approval of the December 18th , 2012 Finance Committee Meeting Minutes. 

Hearing no objection, the December 18th, 2012 Finance Committee Meeting 
Minutes were approved as presented. 

VI. Items for Action. 

1. Funds Transfer for Aurora Harbor Rebuild 

Mr. Uchytil said back in 2007 Docks and Harbors applied for marine 
passenger fees of $500,000 for cruise ship tug moorage rehab. The idea 
was this would be used on the Aurora Harbor project. Now that Docks 
and Harbors is moving forward with the Aurora Harbor rebuild, that 
$500,000 needs to be transferred to an account that is usable. This 
transfer will require Assembly consent. CBJ Law has determined using 
the $500,000 marine passenger fees for the cruise ship tug moorage in 
Aurora Harbor is appropriate use of these funds. 

Committee Questions -

Mr. Kueffner asked if the tug moorage was part of Phase I. 
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Mr. Uchytil said yes. This $500,000 is part of the match for the $2 
million Municipal Harbor grant program. The other $1.5 million is from 
the harbor fund balance. 

Public Comment- None 

Committee Discussion/ Action 

MOTION By MR. SPICKLER: TO APPROVE THE FUNDS TRANSFER FOR 
THE AURORA HARBOR REBUILD AND MOVE TO THE FULL BOARD 
FOR APPROVAL AND ASK UNANIMOUS CONSENT. 

Motion passed with no objection. 

2. Moorage Discount Promotion 
Mr. Uchytil said Docks and Harbors sent two staff to the Seattle Boat 
show, and in the past we have offered discounts to people that came up 
to the booth. Last year's offer was if you stayed two days, you would get 
the third day free. There were three boaters that took advantage of last 
years special offer. The Harbormaster requested to offer a discount again 
this year. He is proposing to offer a 10% discount for the first night's 
stay for visiting boaters from the lower 48, be a non-resident of Alaska, 
and the vessel must be less than 60'. Mr. Uchytil said he is supporting 
the Harbormaster's request to offer a 10% discount, but he needs 
approval from the Board. 

Committee Questions -

Mr. Spickler asked what the cost was for the staff to attend the Seattle 
Boat Show? 

Mr. Uchytil said a rough estimate would be about $3,000.00. The 
attendance for the Seattle Boat show is promoted from the AAHPA. This 
year there will be five Sou th east ports attending the Seattle Boat Show 
representing Alaska. This keeps Alaska in the forefront with boaters in 
the Pugent Sound area. 

Mr. Kueffner said Docks and Harbors didn't send staff for a few years, 
but with all the other Southeast Harbor representatives attending, this is 
a good year to send staff to represent Juneau Harbors again. 

Public Comment- None 
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Committee Discussion/ Action 

MOTION By MR. BUSH: TO SUPPORT THE 10% DISCOUNT AND ASK 
UNANIMOUS CONSENT. 

Motion passed with no objection. 

VII. Items for Information/Discussion. 

1. Mt. Roberts Tram 
Mr. Uchytil said at the last Finance Committee meeting the Committee 
requested to have Mr. Charles Horan, with Horan and Company, to 
attend this meeting to explain how appraisals are completed, explain how 
he appraised the Mt. Roberts Tram and determined a rent value. 

Mr. Horan provided a power point presentation which he discussed in 
detail and is attached to these minutes. 

Mr. Horan summarized his presentation by saying the Tram is an 
important part of the neighborhood and there would be a transition if it 
went away, but the ships are going to keep coming if the Tram is there or 
not. The space the Tram is on is very vibrant because of the location. 
Mr. Horan said he sees the economic outlook stable, and retail is 
improving. 

Mr. Kueffner asked where the Board was with negotiations with Mt. 
Roberts Tram representatives? 

Mr. Uchytil said the Board is still looking for common ground. There is 
not much movement on an agreement. The original appraisal from 
Reliant Advisor Services that states the site the Tram is on is an 
uneconomical parcel is still the appraisal that Goldbelt wants to use. The 
Board is still looking for a true comparison appraisal from Goldbelt. 
Goldbelt did hire Alaska Appraisal Associates for a comparison appraisal, 
but Docks and Harbors was only given a two page summary of the 
appraisal, and without the full appraisal it is unclear if this is a true 
comparison. 

Mr. Jardell said Mt. Roberts Tram representatives are working on 
something to present to the Board to try to move forward to reach an 
agreement. 
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2. Auke Bay Round About Permanent Easement 
Mr. Uchytil said Alaska Department of Transportation (ADOT) was trying 
to expedite a property deal with Docks and Harbors to be able to 
facilitate a driveway for Dick Deem's property needed in the design of the 
round-about. Mr. Uchytil said staff was going to use an appraisal that 
Horan and Company completed in 2009 for expedited purposes and 
valued the easement at $83,000. This was approved in the Planning 
Committee and the Lands Committee. Mr. Uchytil said when he was 
drafting his recommendation for the Assembly action, ADOT said they 
never agreed on a price and wanted to negotiate. They did not want this 
agenda item for the Assembly to move forward at the $83,000 property 
value. Mr. Uchytil said when Horan and Company did the appraisal in 
2009 the land was appraised at $400,000 and the house was appraised 
at $250,000. There was a house on the property that Docks and Harbors 
had to remove for the Statter Harbor project. The entire cost for Docks 
and Harbors to buy this property was $650,000. Mr. Uchytil said his 
understanding going into the negotiation with ADOT was going to prorate 
the 2,300 sq/ft based on the $650,000. Mr. Preston, who is the right of 
way lawyer for ADOT, said it should be based on the $400,000. The 
price that ADOT is willing to pay would be $50,000. Mr. Uchytil said Mr. 
Preston was seeking action from CBJ Law to keep it on the agenda, but 
to have language for the Assembly to approve this at a fair market value 
that is yet to be determined. Mr. Uchytil said that Mr. Preston did find 
other times that the Assembly has approved something like this without 
a firm fixed number, but it was decided by the manager's office that 
because of not having a current appraisal this would not move forward to 
the Assembly. Mr. Uchytil said he was trying to move this forward 
quickly only because of the timing issue with ADOT. Mr. Uchytil said, 
with this easement, Docks and Harbors would lose at least one parking 
space, green space, and would need to build a retaining wall. 

Mr. Kueffner asked if Docks and Harbors would receive the funds for this 
land purchase. 

Mr. Uchytil said yes 

Mr. Spickler asked if it was out of Docks and Harbors hands at this time. 
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Mr. Uchytil said Mr. Horan called him and indicated that ADOT wanted 
to hire him to appraise the property. Mr. Horan wanted approval from 
Mr. Uchytil to appraise this because Docks and Harbors is Horan and 
Company's client. Mr. Uchytil gave Mr. Horan authorization. Mr. Uchytil 
said this will probably be appraised at $400,000, but does not think that 
the property should be priced from that number. The real cost to Docks 
and Harbors is the $650,000 and then the $20,000 to have the house 
demolished. Mr. Uchytil said Docks and Harbors should get the real cost 
plus the inconveniences. 

Mr. Jardell said if the time is not of the essence anymore, the appraisal 
should go to the Finance Committee. Staff will be able to provide all the 
details on the value of the needed retaining wall, and the loss of a 
parking space. The Committee can then make a judgment call on what 
they want to do and send back to the Board for approval. 

VIII. Staff & Member Reports - None 

IX. Committee Administrative Matters. 
1. Next Finance Committee Meeting February 26th , 2013 at 5:00 p.m. in 

CBJ room 224. 

X. Adjournment 

The Finance Committee adjourned at 6:4 7 p.m. 
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Mt Roberts Tramway Land Lease Valuation 
Charles Horan, MAI 
Horan & Company, LLC 
CBJ Dock and Harbors 
January 29, 2013 

Introduction - Horan & Co. 
• Largest Commercial Appraisal 

firm in Southeast Alaska 

• Over 100 years of cumulative 
experience 

• Specialize in complex appraisal 
' issues C:>~, ; I 

· . . ·. 1~ · ... 
• Seminars, presentations, and .",_ · .. :..>~ 

trend studies 

• Over 20 appraisals on South ,'~~(:: ,. 
Franklin Street and over 200 \ -,- ,,. 

appraisals in the Juneau area in ,, (.,:. 

the past 10 years. . ,..._ 

Properties Appraised on S. Franklin St. 
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Objective 
• Appraisal 101- Land Valuation 

• South Franklin Street 

• Review Horan Appraisal 

• Specific Appraisal Issues 

-. Q/A 

Summary of Appraisal Problem 
• CBJ entered into a lease with Mt. Roberts Development 

Corporation in 1995 

• The lease provides for a base rent adjustment every third 
anniversary ofthe permit date (January 1, 1996) based on 
10% of appraised market value. 

• Section S(d)(3) states: 
"The basis of appraisal shall be the fair market value of the unimproved 
land of the Leased premises including the Air Rights Easements, at its 
highest and best use. The appraisal shall not consider any buildings or 
structural improvements above or below ground, landscaping or 
paving. The appraisal shall consider the Leased Premises as unimproved 
land." 

• Other rent includes royalty payment (Section 6) 

• Lessees have other obligations 
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Market Value 
• Market Value-

The most probable price that a property should bring in a 
competitive and open mark.et under al l conditions requisite to a 
fair sale, the buyer and seller each acting prudently and 
knowledgeably, and assuming the price is not affected by undue 
stimulus. Imp licit In this definition ls the consummation of a sale 
as of a specified date and the passing of title from seller to bL!ver 
under co nditions whereby: 

• • Buyer and seller are typically motivated; 
• • Both parties are well informed or well advised, and acting in 

what they consider their best interests; 
• • A reasonable time is allowed for exposure in the open market; 
• • Payment is made in terms of cash in U.S. dollars or in terms of 

financial arrangements comparable thereto; and 
• • The price represents the normal consideration for the property 

sold unaffected by special or creative financing or sales 
concessions granted by anyone associated with t he sale. 

• The Dictionary of Real Estate Appraisal, 5th Edition, Appraisal 
Institute, Pages 123 

What is Market Value? 
• What is a market -the meeting of the minds 

• Predicting Human Behavior 

• Market evidence for real estate value 

• Sales - What people pay 

• Income - What people pay for an income stream 
• Value+ Income= Rate 

• Income+ Rate= Value 

• Value x Rate = Income 

• Rates are risk sensitive 

• Commercial Rents dictate commercial land values, 
especially in the absence of data to the contrary 
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Methods for Land Valuation 
From Table 16.1: Applicability and Limitations of Land Valuation Techniques, 
The Appraisal ofReal Estate, 131h Edition, The Appraisal Institute, pg 363 

• Sales Comparison 

• Sales of similar, vacant parcels 

• Market Extraction 

• The depreciated cost of the improvements is deducted 
from the total sale price 

• Allocation 

• A ratio of site value to property value is extracted from 
comparable sales 

Methods for Land Valuation, Cont. 
• Direct Capitalization - Land Residual Technique 

• Net operating income attributable to the land is capitalized; 

• Applicable in testing the feasibility of alternative uses or 
when land sales are not available 

• Limitations: The following conditions must be met: 

• Building value is known or can be accurately estimated 

• Net operating income to the property is known or can be 
estimated 

• Both building and land capitalization rates are available 
from the market 

• Direct Capitalization: Ground Rent Capitalization 

• A market derived capitalization rate is applied to the ground 
rent 
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Look for Market Experience 
• For unusual or unique properties 
• For markets with little data 
• Look at what is knowable 
• Two broad types of market evidence 
• Sales 
• Income 
• Best to bracket 

• Lets look at some examples of how the market 
would look at this situation ..... 
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Reliant Going Concern Implications 
• If the going concern NOi is capitalized at building value rate, the going 

concern value is demonstrated: 
$1,597,972+10% = $16,000,000 (rounded) 

This is not o concluded value indicator but a demonstration. 

• The real question would be: How much of the total value would be 
allocated to land? 

• Conclusion: If a going 
concern value is 
indicated, something 
should be allocated to 
land. 

Fundamentals of Separating Real Property, 
Personal Property and Intangible Business Assets; 

the Appraisal Institute 

(:~§ =) 
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Ground Rent Capitalization 

From Reliant Table, Page 70: 

Oound Lease Payments 
AJTl.ease 64,157 119.03% -1.99% -9.4% 

~.t~ AK DNRAir Space 8,000 0.00% O.OOo/o 0.0% II 8,000 
CBJ Oound Lea.se Rent 109,200 1.S7% O.OOo/o 0,0% &clNdui 

For instance, if land capitalization rate is 8%, this indicates values of: 

AJT Lease $63,189/Year + 8% = $789,863; $790,000 (rounded) 

AK DNR Air Space $8,000/year + 8% = $100,000 
These are not concluded value indicators, but presented for demonstration. 

Conclusion: Land for tram use has value. 

Horan Appraisal 
South Franklin Street 
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Horan Appraisal: 

S. Franklin St Market 
Juneau Cruise Ship Passensers 

UIJJ.000 

• Cruise Ship passenger 
volume peaks in 2008 

• Passenger count improves 
in 2012 

1 I .111HHlln1 
.f .f' ill ./I I II'~~ ,l l 

1 Gros1TidatRevenue 
vRINn ~ ...... ,c.. -1- • Tram volumes steady in 

1000000 

same time period 
100000 

Juneau Touilst Spending 2001- 2010 
10000 

70,000 , - --- - --------- _, ___ - -· - - -,..I' ,t#' ,.# ,t#' ,t#' ~~ ,.o'-' 
60,000 

� Gr111Mllid1.t....,_ MIBNrs ...... 50,000 
11n 40,000 -,::: 

10,000 
0 

• Retail spending follows ._d'" ._d'" i'.; ,#',.#,I ._.I· .f i" 
cruise ship trends 

u , .. ..-,JA,t '"~"'~ - • r...11-.. 

Highest & Best Use 

• Neighborhood rents $6-$8 / SF 

• Subject located in 400 Block S. Franklin 

• Most profitable use: tourist oriented retail 
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Subject Site 
• • '< j . 

" - ~~,./~ •r•~-J .no·r ~• ... .1 • -:.: 

• 10,000 SF lower ,:, - -"",:,,,.C , """' 7f " ~r~~r~ 1' / I C.m1 
tram site "¾ , '"• . I I ✓ • •, ,. . 1 ,1 . ) 

• 21,815 SF air 
--.... ~!~i-.. ur 

~- u:r -rights ,~-~. ::>ii 
• Mostly filled 

lands with t~i-j' ~ : i~.: ~-decks on pilings 
;. r : • Site is close to 

I ~ -, ! .. _,__ ~ . ...... .--;-' l' ! l _ !P..,,......,_..,,., all municipal I .at~VLJ • 

.... ,...; utilities =l~i '~--S~i --1 .. ~· ' •="'= ! :::,:-~,_- \ _J -: . ~ g,:o~~__: 

- "" ··· - . - o,l~~- ' - - - · -~--·-.c._,... 

Land Value by Extraction Method 

• Relies on actual competitive market sales 

TABLE 1 • SA.LES LA:'\""D ALLoc A TIO;li St~l.\tARY 

Cowparable 
Property Sales 

I -#2587. 
455 S Franklin St 

2 -~2782, 
431 S Fnmklin St 

3 - #2793, 
373 S Franklin St 

4 -#4814, 
439 S Franklin St 

5 -#4161. 
489 S Franklin SI 

Dale 01/2004 0212004 0212005 01/2006 12/2007 

Price $1,360,000 SJ,000,000 Sl.000,000 Sl.900,000 $6,400.000 

Building Area 5.876 SF 1.987 SF 5.416 SF 2,245 SF 16,930 SF 

SF Bldg Price $85 09/SF Sl5J1SF S50 781Sf Sl50iSF SJ501SF 

Build.in~ Price llQQ.l!Q2 "2Q.2Q!! ~ ~ ~ 

Land Price $860.000 $700,000 $725.000 Sl.563.250 $3,860,500 

SF Land 2.633 SF Sl.610 SF 3,000 SF 3.625 SF 15,420 SF 

Land Price;Sf S327/SF S435iSF S241/SF S431.25/SF S250 361Sf 
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Qualitative Adjustment to Comparables 

Comp 1 

• Small superior size -1 

• Steep rear, inferior +l 

Comp2 

• Small superior size -2 

Qualitative Adjustment to Comparables 

Comp3 

• Location inferior +l 

• Steep rear, inferior +1 

• Superior size, -1 

Comp4 

• Small superior size -1 
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Qualitative Adjustment to Comparables 

Comps 

• Large size, inferior +1 

• Steep rear, inferior +2 

Qualitative Adjustment Grid 
TABLE 2 - QUALIT ATl\'E ADrosTME~"T GRID 

Ch� ractnistlc 
Subjttl - 490 
S. Fraokllu 

Comp# 1-455 
S.Fr� ukllo 

Comp# l-431 
S. Fr� nldlo 

Comp #3-373 
S. Fraukllo 

Comp#4 . 
439S. 
Fr� nklln 

Comp#S-
489 s. 
Fnukllu 

Price/SF Solve $337/SF $435/SF $241/SF S431/SF S2SOISF 

Marker Conditions 
(Time of Sale) 

Appraisal Dale: 
0712011 

01104 0 02104 0 02/0S 0 01/06 0 12107 0 

Location TI11Dl Siruilar 0 Siruiler 0 Inferior +I Siruiler 0 Similar 0 

Size (SF) 10.000SF 2,633 -I 1.610 -2 3,000 -1 3.625 -I IS.420 +I 

Site Characteristics 100", usable Inferior +I Siruilar 0 Inferior +I Siruilar 0 Inferior +2 

Overall Net Ra!ine Subiecr-o Siruilar 0 suoerior -2 lnf•rior + I Snnerjor -I Inferior +3 

lfc--01npnrnbl, 1, Sup f" rlc:it. 11111w, 11U i11I of - 1. •:!~ or-3 dependin,! 011 ~V-t."f1t)' 
If comparable is Inferior. plus rariag of +I. +2, or +3 depending on severity. 

11 



TABLE 3 - SUMMARY RA..,'KING GRID 

Compuablt 

Comparable 2 

Comparable 4 

Comparable l 

Subject 

Comparable 3 

CoDll)llrllble 5 

Rating 

Superior 

Superior 

Similar 

Similar 

Inferior 

Inferior 

Rank 

-2 

-1 

0 

0 

+I 

+3 

SF P11ct 

$435 

$431 

$337 

Solve 

$241 

$250 

Tram value conclusion, as of January 2011: 

10,000 SF @ $300/SF = $3,000,000 

Check for Reasonableness 
How much would an investor pay? 

Estimated Income 9,000 SF @ $6.50/SF/Mo x 12 

Less Allowance for Vacancy Credit Loss, Tax, 

Insurance, Maintenance, and Management 25% 

Indicated Net Operating Income 

Capitalized at 9% 

Indicated Value of Development 

Less 10% Entrepreneurial Profits 

Less Building Costs 9,000 SF@ $250 

Land Budget 

Value by comparison approach appears reasonable: $3,000,000 

$702,000 

$175,500 

$526,500 

+9% 

$5,850,000 

$ 585,000 

$2,250.000 
$3,015,000 

2/18/2013 
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Total Land Value 
Air Rights Easement estimated at 5% of fee value 

21,815 SF@ $15/SF = $330,000 Rounded 

Total Land Value 

Lower Tram Site Terminal 10,000 SF $3,000,000 

Air Rights Easement 21,815 SF $ 330,000 

Total Indicated Value $3,330,000 

Other Issues 

13 
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Assessed Value vs Appraisal Value 

Assessed Value Appraisal Value 

• Mass appraisal • Specific study of one 
techniques used property 

• Equalize values for • Usually done by a 
taxation purposes certified appraiser 

• Market value is their goal • Based on specific market 
but tends to be less data 
precise 

Subject Assessed Value 

Fee Simple Land Value History Possessory Interest Table 
_, 2005 $130/SF 

2006 $130/SF 

2007 $500/SF 

2008 $500/SF 

2009 $500/SF 

2010 $350/SF 

2011 $350/SF 
2011 appealed $300/SF 

., -------••.! 
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-
CBJ MT ROBERTS DVLPMT CORP 

TRAM PROPERTY LOWER TERMINAL 1C100K830011 2011 
JQt~u 

Adjustment Improvement Adt Total Value Ye.ars Land Value Adl Land Value 10% 
. s s Annual 

1 . s 272,700 $ 12-727 273) $ 272.700 S 20295 3.000.000 
Table S 3.000,000 S (2,479,33i l $ 520 ,700 S s SZ0.700 2028 2 

S 3.000,000 S (2,253,944) $ 746.100 S $ 746.100 2027 3 

• • $ 951.000 2026 5 3,000.000 $ (2,049,040) S 951 ,000 S 

S 3.000.000 S (1,862,764) $ 1,137,200 $ - s 1137.200 5 2025 

. s 1,306.600 S 3 ,000 000 S 11 .693.422) S 1..JOG,800 S 6 202• 

2023 S 3.000 000 S (1 ,539'74) $ 1.'80,Sj)0 S • $ 1.�G0,500 7 

• $ 1,600,500 8 2022 S 3,000.000 S (1 ,399 522) S 1.800.500 S 

• s 1,727,700 202.\ s 3.CIOQ.000 S (1,272.:llr.l) S 1,727.700 S 9 

10 2020 S 3.000000 S !1156.6301 $ 1,843,400 S • s 1 ~ �00 

s 1,!1611.s(ID $ 2019 S 3,000.000 S (1 ,051 . .t&) . s 1.141.SOO 11 

• s 1,044.100 2018 S 3000000 S (115581121 S 2,044,100 $ 12 

• t 1,131,000 2017 S 3,000.000 S (1168,9931 S Z 131,000 S 13 ,. • $ 2,210,000 20t6 S 3.000.000 $ (789.9941 S 2.210 DOD S 

- $ 1,281 800 ts 2015 S 3,000.000 S 1718 1761 $ 2.281,800 S 

• $ 2.W,100 2014 S 3.000,000 S 1652.887) $ Z,!147.100 S 16 

. s 2 406,500 2013 S 3,000,000 S 1.593,53') S U0&,5()0 s 17 
• $ 2.el!l,AOD 2012 $ '3CIOll,OOO $ J~ .$76) .$ 2,460,tOO S 18 

~ 

"'"""i"el 
20J21»ols 3.000:000 I 1 t= .113111 s 1,$54,100 j $ 

~ 

- s 2,654.100 
201 \I s , .000.000 I s HM5'4)js ~ .~.Is Is Villll_;,;jlll l 

Miner's Hall Tideland Lease Rental 
Appraisal Comparison 

Alaska Appraisal Associates Horan & Company 

• Effective Date 10/2005 • Effective Date 5/2011 

• Proposed 2,989.03 SF • Actual 1,954.7 SF 

• Base Land Value without • Base Land Value $99.03/SF 
sea walk access $125/SF 

• Base Land Value with sea 
walk access $225/SF 

15 
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Taku Smokeries 

• Sale: $10,000,000 
• March 2008 
• 123,535 SF 
• Allocation 

Uplands $101.50/SF 
Tidelands $25.18/SF 
Leasehold $11.82/SF 

• Alternate Allocation 
$7,000,000 Plant & Land 
$3,000,000 Excess Lot 
54,296 SF= $55.25/SF 

Board Chair Questions 
• 1. Is the Tram itself a Draw? Without would the neighborhood 

would suffer? 
• Tram is an important neighborhood feature- adds to synergy 

Stable ridership 190,000 to 210,000 annually 
• Tram is a land mark- notable meeting place 
• More important -

• Ships unload right there 
• Bus drop off/pick up for other tours bring traffic 
• Open public space promotes congregation 

• Conclusion-
• Neighborhood ----"'= t' ._ .,,--r' .,-~ 

~~ -� . • would do well. ... .. - ;• ~ _
• Consider ~ 

_ 

am :411-7 - -
• Ketchikan & 

_,; ... ~ . .. ··:-
• Skagway. ...... 

.. 
t .. 
~ 

',. ,,,_.,.. -=-...,.,. --- ,, 
--· ,_,./'~ ,.. -,~- ' , .. 
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• 2.Unimproved land would not have frontage on S Franklin St. 
Would that make it less valuable? 

• No 

• People's Warf building 

• reconstructed to 
• oriented to parking lot. 

• Kiosk selling tours 

• boat traffic 

• bus traffic unloading ··; ~-.. f¼,; -'. . . 
• All in front of the site 

• make it very desirable. 

\ '' ··, . ' 

• 3. What about extending the utilities and the condition of the 
site prior to tram development? 

• Highest and best use would be for light wood structure. It 
would not require the extraordinary earth work required to 
anchor the tram. 

~11i:ir ,• ... !;-'...:.' 11 • •• ~' ·n 

11'~ • Extension of utilities 
I '.I 

• 100 feet or so would not be -· .I •• " -·· 
• and extraordinary ~ B · 

M~J • development requirement ~ 
• consideration the 

• City infrastructure in place 
•' ' ~--~ 
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4. Should the value be discounted because of the 
port economic outlook? (See following figure from JEDC Trends) 

Cruise Passengers Vlslt1n1 Juneau, 2000-2013 

1,200,000 

1,000,000 

e eoo.ooo 
i 600.000 _ : .,. .,. 
> u~ ~~ _,, "'" 400.000 -C ~ - .L i:. i 200.000 -i ~ ~ .. 
! O N ~ • ~ ~ ~ = ~ 0 M 
z g 

O 
g g g g g g g g g O s ~ 

N N N N N N N N N N N N N 

0 
N 

5oune: Cr\11:seUne~ofA&mbandMcDcNl!IIGtoup. 

• Cruise visitation likely to improve - so may retail sales 

• Market mature - marginal businesses have moved 

• Rents appear to be stabilizing 

• Anecdotal comments from retails saw increases in 2011 & 2012. 

Questions ... 
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Mt Roberts Tramway Land Lease Valuation 
Charles Horan, MAI 
Horan & Company, LLC 
CBJ Dock and Harbors 
January 29, 2013 

Visitor Ellpendl tures, Per Person~ o~ut:heast CommunltJes, 2011 

Sldra , 
-I 

...wa....._, S8l3 
... J 

w....,.u 

l'Nnbwg ·-H- ~~~==-=i11973 
ic.tdllbn ,._-=a=-,---
Sbpay 1----..-a;~ 

Sl,592 

� A--...,-.,.....tollll 
lpflltlnCOIIUlllllllly 

� A--per-,..._tutal 
1p111I In Awa 

HooMI> H63 f ss~~ I I 
so ssoo SUIOO Sl,500 $2,000 

Sourct:~--,..._l,\_101.1.C-..,bflM...._~lorADCCaED 
,Le. t.llfludn tuM,pOtUtJon LO/lram AINb. 

2/18/2013 
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Tram itself draws and influences values/Does not have frontage 
on Street 

Aerial Photo of Tram, Cruise ships and Waterfront 
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