
CB.I DOCKS AND HARBORS BOARD 
REGULAR MEETING AGENDA REVlSlcD 

For Thursday, October 27, 2011 

I. Call to Order (7:00 p.m. at 1he CBJ Assembly Chamben;.} 

II. Roll (Greg Busch, John Bush, Tom Donek, Don Etheridge, Eric Kueffne.r, Budd Simpson, Michael 
Williams, Wayne Wilson and Kevin Jardell). 

Ill. Approval or Agenda 

MOTION: TO APPROVE THE AGENDA AS PRESENTED. 

IV. Approval of September 29th, 201 I Regular 8:oard Meeting Minutes. 

V. Public Partfoipation on Non-Agenda Items (nol to exceed 5 minutes per person, or twenty minutes 
10ml time}. 

VI. Items for Ac.tioo. 

I. Echo Cove Commercial Use Permit 

Presentation by Port l)irec.tor 

Board Questions 

Public Commem 

Board Discussion/Action 

MOTION: TO AUTHORfZE TH~'. PORT OfRECTOR TO ISSUE A COMMERCIAL USE 
PERMIT TO COEUR ALASKA FOR THE USE OF THE ECHO COVE LAUNCH RAMP 
FACILITY FOR THE PURPOSE OF OPERATING A PASSENGER SHUTTLE FROM ECHO 
COVE TO TH~: KENSINGTON MINE FROM NOVEMBER 14, 2011 UNTIL APRIL 30, 2012. 

VU. Items for Information/Discussion. 

I. Boom Truck Fee Schedule 

2. Tideland Lease Rent Adjustment (M1 Roberts Tram) 

3. Tideland tease Rent Adjustment (fim Smith el al} 
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CBJ DOCKS AND HARBORS BOARD 
REGULAR MF.F.TING AGENDA (CONTlNUED) 
For Tbunda)', October 27,201 I 

VIII. Commilltt and Board Member Reports 

I. Opera1ions Commiuee Meeting-October 19,201 I 

2. CJT>/Plonning Comminee Meeting-October 20,201 I 

3. Finance Committee Meeting - October2:5, 201 I 

4. Member Reports 

IX. PRAC Representative Report 

x·. Port ll:nginttr's Report 

XI. Harbormaster's Report 

Xll. Port Director's Report 

XIII. Assembly Liaison Report 

XIV. Committee Administrative M.atters 

a. Operations Committee Meeting - November 151 2011 
5:00 p.m. at the Aurora Harbor Office 

b. CIP/Planoing Comm.inee Meeting- November 17, 2011 
5:00 p.m. at the CBJ Assembly Chamber.; 

c. Finance Commiuee Meeting-November 29, 201 l -
5:00 p.m. al CBJ Room 224 

d. Board Meeting- December I, 201 I 
7:00 p.m. at CBJ Assembly Chambers 

XV. Adjournment 
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CBJ DOCKS & HARBORS BOARD 
REGULAR BOARD MEETING MlNUTES 

For Thursday, September 29'", 2011 

I. Call to Order. 

Mr. J•rdell called lhc Regular Board Meeting lo order at 7:00 p.m. in tlte Port/Customs 
Conference Room. 

II. Roll Call. 

The following members were present: Greg Busch, John Bush, Don Etheridge, Eric Kueffncr, Budd 
Simpson, Michael Williams, and Kevin Jardell. 

Absent: Tom Donek and Wayne Wilson 

Also present were the following: Carl Uchytil - Port DireclOr, Dwight Tajon -Harbormaster, Gary 
Gillette• Pon Engineer, and Ruth Danner - City & Borough Assembly Liaison 

Ill. Approval of Agenda. 

Mr. Uchytil said no changes to the agenda. 

MOTION by MR. WU..LIAMS: TO APPROVE THE AGENDA AS PRESENTED AND ASK 
UNANIMOUS CONSENT. 

The motion passed without objection, 

IV. Approval of Previous Meeting Minutes. 

Hearing no objection, lhe minutes of the August 16, 201 I, Special Board Meeting Minules and August 
25", 2011 Regular Board Meeting were approved as presented. 

V, Public Participation on Non-Agenda Items. 

None 

VI. Items for Action 

1. Contract Amendme1lt for $tatter Harbor Launch Ramp. 
Mr. Gilleue said lhis is a proposal from PND Engineers 10 continue work on Docks and Harbor Staller 

Harbor launch ramp project. \Ve have gotten through the environmental assessment phase which 
will take us to the next phase, pennitting with th<e Corps of Engineers. A major pan of tllat 
pcrmi1ling clement is the 404 Clean Water Act Pennit, Clean Water Certification. and mitigation for 
impacts to sensitive wetlands and tidelands. It is unknown how long tJ1is will take. The proposal is 
based on PNl)'s best estimate for time and materials with the knowledge Docks and Ha.rbors has at this 
point. There was an ex.tensive environmental assessment and the Corps of Engineers participated in this 
process. The proposal to move forward on this project is $172,000. This is a contract amendment and if 
approved by tlte Board, it v.ill then go to the Assembly for approval. 



CBJ DOCKS & HARBORS BOARD 
REGULAR BOARD MEETING MINUTES 
September 29, 201 I 
Page:2 

Board Question 

Mr. Jardell asked what caused the increase? 

Mr. Gillette said this contract has been done in phases. It was unknown how long each phase was going 
to iake and how far along each phase would get 10. 

Mr. Busc•h wanted to know if there is appropriate mitigation measures prepared for the Corps of 
Engineers mitigation plan? Were they idCntified in preparation of the environmental assessnlent or is 
•hat some1hing you participate on going through the permiuing process? 

Mr. Gillette said it is just something you participate on. BasicaUy Docks a,1d Harbors must propose a 
mitigation plan that will meet what t11e regulatory agencies have detem1ined arc the impacts. There is 
4.1 acres of tideland/mud flats being Wied that w:e classified as wetlands. Now that the study has been 
comple1ed, a mitigation plan needs to be proposed as part of the Col])S of Engineers permit 
requirem.:-nts. 

Ms. Danner asked what consideration goes into a time and materiaJs bid? 

Mr. Gillette said typically they pre.fer to have a lump sum because it is easier to trac.k and monitor. 
PcrmiUing is sueh an unknown. Docks and HarOOrs goes into a meeting thinking everything is prepared 
for !he issue ofihe permii, and the Col])S comes up wiih new questions and requesting more studies. 
The time and materials contract is really the best way to approach pennitting. 

Ms. Danner asked if there were clear rules when. a time. and materials contract could be used. 

Mr. Oilleue said he did not know of any rules, it is a specific call on each situation. 

Mr. Uchytil said the problem with the mitigation strategy is it is unknown wba1 it is going to be. To get 
to the 404 pennitting, no one is saying what is going to be acceptable mitigation, and it is unknown how 
much mil.igation is needed. 

Mr. Willia.ins said the agencies are not held accowltable for what they put an entity through. He said he 
undersmnds the process that is required. and the pennits and regulations that need to be followed to do 
this right, but the agencies that arc going to be looking at lbis are not held to any standards. 1'ime and 
materials is the best way to approach the permitting process because of the unknown. This is a process 
lhat wiJI have to be dealt with again, and again. 

Mr. Bush asked if the proposed $172,000 could -change either direction? 

Mr. Gillette said yes. 

Public Comments 
Nooe 

Board Disc-us,sion/Action 
None 



C8J DOCKS & HARBORS BOARD 
REGULAR BOARD MEETING MINUTES 
September 29,201 l 
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MOTION by MR. KUEFFNER: TO RECOMMEND THAT THE ASSEMBLY APPROVE A TIME 
AND MATERIALS CONTRACT AMENDMENT FOR PND ENGINEERING, INC. UP TO THE 
AMOUNT OF$ I n,ooo TO PROVIDE PROFESSIONAL SERVICES FOR PERMITTING OF THE 
STA TIER HARBOR LAUNCH PROJECT AN1O ASK UNANIMOUS CONSUNT. 

Motion passed wilhoul objection 

2. Approval ofthe2012 Committee and 8oard Meeting Calendar Draft. 
Mr. Jardell said the City Clerk asks for Committee and Board meeting calendar for the entire year. This 
is in accordance with what past practice has been. 

Board Questions 

Mr. Busch said to mo,•e lhe CIP meeting to October 17'' 2012. 

Public Commenls 
None 

Board Discussion/ Action 
None 

MOTION BY MR. ETHERIDGE: TO ADOPT THE 2012 CALENDAR AS AMENDED AND ASK 
UNANIMOUS CONSENT. 

Motion passed without objcccion. 

VU. hems for lnfonnation/Diseussion. 
None 

No Audio from here forward. 

Vlll. Committee and Board Member Reports. 

I. Operations Committee Meeting- September 20, 2011 
Mr. Etheridge repo11ed. the committee discussed Harbor maintenance and power issues. The 
action item was deferred to anothe.r committee. 

2. CIP/Planning Committee Meeting - September 22, 201 I 
Mr. Williams re-p0rted the commitlee had one ac-tion item. the contract amendment for $tatter 
Launch Ramp. 
He said Mr. Uchytil sem a memo to the Gaw department on 1 % of Art, what really applies. and 
asked for clarification. 
The damaged piles in Aurora A float invoice was sent to risk management, and they will pay for 
the two piles, Docks and Harbors is still ,vaiting on pemtitting to move forward with the work. 

3. Finance Committee Meeting - September 27., 201 I 
No meeting because they did not have a ,quort1m. 
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IX. PRAC Representative Report 
None 

X. Pon Engineer1s Repon. 

Mr. Gillette's report was included in the packet. 
He gave an update on the Douglas breakwater. The project has stopped due to the Corps of Engineers 
design failure. The Corps is relooking at this and will have to come back Vt~th a different approach. 
Trucano is on hold at this thne. 
Mr. Kueffner asked if the breakwater would still get installed this fall. 
Mr. Gillette djdntt know with weather and equipment issues. 
There was more discus.o;ion on the. Douglas breakwater. 
Ms. Danner said ilt the Committee of the Whole, Mr. Sanford would like an update. 

Mr. Gillette said the Cruise Ship upland staging area futal design is going forward. He handed out• 
proposed development plan and discussed tlie future vendor booth locations. In 2013, the plan shows 
two locatioos, and in 201 4~just one. location. There was more discussion on the ,,endor booth size and 
locations. 

XI. f-larbonnas.te.r's Report. 

Mr. Tajon said he has coniactcd lhe Sinie Ferry system lo propose having lhe M/V Susilna dock at the 
Intermediate Vessel Float. He has not heard back yet. 
He is workiog with the bank on a lien release for a fishing vessel to be able to impound the vessel. 

XJI. Port Director's Report. 

Mr. Uch}1il reported Phil Benner's last day is Fciday. 
End of season party for the seasonal employees is on Friday at the Buoy Deck. 
Greg Craig was hired to talce Dwight Tajon's Ope.rations & Maintenance Supervisor position at Starter 
Harbor. Docks and Mnrbors will keep Greg's position open until spring to save on expe-nses. 
The dedication ceremony at the Auke Bay Loading Facilil)• was well auended. 
Risk Manage01ent will pay for the two damaged pilings due to weather. The third piling will cost Docks 
and Harbors about S8,000.00. 
Demolition has Started at the Visitor Center and North Pacific Erectors was awarded dte bid. The 
project should be completed by the end of April. Mr. Uchytil said he will be looking into an appropriate 
lease for duu faci lity. 
Electric pedestals for Douglas and Stalter Harbors are estimated 10 be S120,000. 

XIII. Assembly Liaison Report 
I. Ms. Danner wanted information on the eleetrical pedestal that got damaged. 
Mr. Tajon said a boat opc,ator forgot to unplug his boat before pulling away from the dock and pulled 
the pedestaJ in the water. The lag bolts were in good wood and were bem over from the boat owner nor 
unplugging. Mr. Tajon said he called aod told rhe boat owner he was liable for the damage. 
2. Ms. Danner sajd she had a member of the public call that operales a whale watching business 
focusing on elderly lourists with wheelchairs and oxygen tanks. Their concern is if the A & B 
parking areas in the plan would still be aceessibre for elderly drop offs and pick ups. 

http:S8,000.00
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XTII. Assembly Liaison Repon(continued) 

Mr. Jardell encouraged the individual to bring tile complaint to tl1e Harbor staff. 
3. Ms. Danner said there was not enough resp<>nse lO CBJ's request for comment on what impact 
having agenda items placed in the Newspaper would have. There is no action yet. 
4. Ms. Danner said there are about 30 inebriates in Juneau. 111is situation has been geuing more 
aggressive and not getting better. The Juneau H<>meless Coalition had a meeting to discuss this 
situation. The agency heads are going to go to Anchorage to gather information and be looking at what 
can be done here in Juneau. TI1ey are looking for ideas, and will report back. 

XJV, Committee Administrative Matters. 

J. Qperalions Commiuec Meeting -October 19. 201 1 
5:00 p.m. in the Pon/Customs Confe.rence Room. 

2. CIP/Planning Committee Meeting - October 20. 2011 
5:00 p.m. in the CBJ Assembly Chambers 

3. Finance Committee Meeting - October25, 201 1 
5:00 p.m. CBJ Room 224 

4. Regular Board Mccling- Oc!ober27, 201 I 
7.00 p.m. in the CBJ Assembly Chambers 

XV. AdjoummenL 

Tiie Regular Board Mee,1ing adjourned at 8:00 p.m. 



COEUR 
ALASKA 

KBNSINOtoN OOLO MINE 

October 18,201 I 

Carl Uehytil 
Port Director 
Porl of Juneau 
City and Boroui;h of Juneau 
155 S. Seward St. 
Juneau, AK 99801 

Re: Kensington Alternate Tr-Ansportation Runs out of Echo Co\·e 

Dear Carl: 

Coeur Alaska plans to conduct boat transportation nms out of Echo Cove to Slalc Crock Cove. as 
a bae-k:up to the primary d0<:k at Yankee Cove during the winter months when weather conditions 
create unsafe conditions in Lynn Canal. The transportation runs a.re planned Saturday and 
Sunday evenings along with Monday Lhrough Friday morning and evening for a total of 12 runs 
per week. The runs out of Echo Cove are planned to begin on Novc-nlber 14, 2011 and c-0otinue 
through April 30, 2012. ll1e boat will be moored at Slate Creek Cove and transport personnel 
across Bcrncrs Bay on an car)y morning and evening schedule. 

Buses will be utili;,..ed to transport peisonnel from 1he parking area on Engineers Cutoff to Echo 
Cove. The parking area at Echo Cove will be utilized to park the bus while passenger., are 
loaded and unloaded from tile bus and hoat. The boat planned for this alternate nm will bcac,h 
load and offioad passengers on the north side of lhe boat ramp at Echo Cove. No facilities are 
planned to be placed m Echo Cove, 

If you have any questions regarding the alternate transportation runs. please contact me at (907) 
523-3328 or by email ~9oeur.com , 

Sincerely, 

Kevin Eppers 
Environmental Superintendent 

~If All~. Ire. 
3031 (l.lltM 01., Su.WO 202 
Ju""9v,N8~$ "60J, 
Tei(l~8901.52U309 
f:aesimf e 90 I. 62"J.33-t0 
-..,J(el'lS~flGeftl.com 

http:9oeur.com


XC: Tom Crafford, ADNR Marti Marshall, U.S. Forest Service 
Luke RuSS<:11, CDA John Kinyon, Coeur AK 
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Port of Jlllleau CITV/BOROUCH OF JUNEAU * t,1.ASK,:s CAPIThl. CITY 

Application for Commercial Use of Lands or Facilities 
Managed by the CB.I Docks & Harbors Department 

2011 

Applicarus ,nust complete this application and provide all rc;.."(luircd attachments. Incomplete applications will 
1101 be considered. Submil applications by mail to the Docks & Harbors Department, 155 South Seward S1., 
Jw1cau, AK 99801, or in person at d1e Port l)irector's Office, 76 Egan Drive. Juneau Alaska. Applications 
for the 201 0 season are due by 430 PM on April 16, 2011. A S<:J)8rate application must be submitted for each 
site. 

I. Applic:anl Information 

Legal Business Name:-'Co""'e"'y,.r .,A.,,la,.s,,k,.a • ..,J,.nc,.·,.._ ________________ _ 

Fonn ofBusiness Organi1.,ation:._ p,,o,.,ra..,1,.C,.'o,,ru, io,,n ________________ _ 
(Sole proprietorship/p,mne.rship/corpora1ion 

Business Address: 303 1 Clinton Dr. Suite 202 JuneatL AK 99801 

Namc(s) of Owner(s), Partners, Registered Agents: Please See Attachment I 

Address and Contact Numbers for Above:. _ e_.,S<!,.ee..c,A.,1t,.ac .,,e ________ _.P_.lea.,,,,s._ ,.,h,,_m .,_n,,_t_,_1 _ 

Local Mailing Address: 3031 Clinton Dr .• Suite 202. Juneatb AK 99801 

Local C.Onlact/Titk ; Kevin Em:~IS. Environmental Suo,,cnw·n,..J,.c;nd.,.,ewn,.t ----------

Local Phone Number: 907-523-3328 Fax Nun1ber: 907-523-3330 

ll. AHa<:hmenl> 

Provide the following attachments witlt d1is application. If there is any information that you wish 
to keep confidential, such as proposed fee schedules, please attach that information under separate 
cover. 

I. Description and map of the location of each use. 
2. Description of the services proposed to be provided at the site. 
3. l)escripti()n of park.ing available for your proposed use at the site and a statement of how 

customers will be dropped off or picked up. All vehicles under the ownership or control or 
the pennittcc must be legally parked while the permit holder is engaged in permit activities. 

4. Physical description and license numbers of each vehicle that \\ill be used as past of the 
operation. 

5. Description of the method of customer lnlllSportation to the site and mode of transportation. 

http:e_.,S<!,.ee..c,A.,1t,.ac


__ _ 

CBJ Docks and Harbors Commercial Use Application (Continued) 

6. Description of the number, scheduling :and size of participant groups at the site .. 
7. I'.¼timate of total number of participants expected to use a given area per season. 
8. Time of desired usage (11ours/weeks/months). 
9. Descl'iptioo of restroom t1ccommodations provided/required. 
IO. Plans for emergency evacuation.. 
I I. Plans for litter and vandal control. 
12. Description of safety briefiog presented to clicntele. 
13. Training requirements/standards of personnel conductjng traosport and tour activities. 
14. Submit SI00.00 non-rt fuodablt application fee. 

IJI. Insurance-

Upon acceptance of a permit., all perrniuees sh.all exe<:-ulc an instrument under the terms of whfoh the 
permittee sbllll agr<e to indemnify, defend and hold harmless the City & Borough of Juneau from any 
and all claims of htjury or damage to persons ,or prope-rty suffered in connection with the pemtittcc's 
activities unless such injury or damage is cau:scd by the gross negligence of the City & Borough of 
Juneau. The Pcnnittee will be required to submit a Certificate of insurance showing the Pcnnittce has 
obtained public liability insurance in the- amount dctcnnincd by the CBJ Risk Mm1ager as reasonable 
for the proposed use. The City and Borough of Jwteau must be named as addirional insured in the 
(>Olicy. 

IV. La.nd Use Permits 

ff initial staff review indicates that lhe area of proposed use is subject to Planning Commission 
review under Title 49 of the City Laud U:sc Code, the operator may be required to obtain a 
Recreational Use Pem1it before pennission to use the are,a ,vill be granted. 

V. Certification 

I certily that I am rrcnt on BJ Sales tax and CBJ Property tax and hereby gi,•e the Port Director 
pcrmissi ch atus of such: 

, 
UP r fbrrt 

CB.J Salti Tax Stalus, 

Port Stuf:T Use Only 

Roe'dby fML [l~/4.,jf, / ID/;;o/u 
(;BJ Propucy Tax Stratu5 __ _ Apprc:wed, _________ _ 
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ALASKA 
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Application for Commercial Use of Lands or Facilities 
Managed by the CBJ Docks & Harbors Department 201 l 

Attachments 

l . Description and map of the location of each use .. 

Coeur Alaska plans to conduct boat transportation runs oul of Echo Cove to Slate Creek Cove as 
a backup to the primary dock at Yankee Cove during the wimer months when we.ather creates 
unsafe conditions in Lynn Canal. The boats will be moored at Slate Creek Cove and transport 
personnel across Berners Bay. Figure I shows the location of Echo Cove and Figure 2 shows the 
area.~ at Echo Cove where. existing facilities nnd access will be utilized for lhe-planned ac-tivity. 

Figure I 
Location Map 
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Fi.gure2 
Site Pl•n 

) 
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2. lxscription of the services proposed to be providc..-d at the site. 

No services are proposed al Echo Cove. The existing access road aod parking are.a at 1--:Cho Cove 
will be utilized for bus access and parking. The-buses will tranSp<>rt Coeur Alaska personnel 
from the parking area located on Engineer Cut-off Road to the Echo Cove parking area where 
they will be transferred from the bus to a boat and t,:ansported to Slate Creek Cove. The boat 
will beach load nod unload pasoengers in an area just north of the Eeho Cove boat ramp. 
Personnel being transported from Slate Creek Cove will offioad from the boat, load onto the bus 
and be transported to the pa,k.ing area on Engineers Cutoff. 

3. Description of parking available for your proposed use at the site and a statement of how 
customers will be dropped off or picked up. All vehicles under 1he ownership or control 
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of the pcnnittce must be legally parked while the pennit holder is engaged in pennit 
activities. 

Employee parking is pro,,id<.-d in two parking areas located on Engineers Cutoff. Personnel will 
be transported from Engineers Cutoff to Echo Cove via bus. The buses will utilize the existing 
parking area to turn around and park for approximately IO rnioute.~ while persoonel are 
transferred f.rotn boat to bus and bns 10 boat. 

4. PhysicaJ description and license nwnbers of each vehicle tl1at will be used as part of the 
operation. 

Buses planned for transporting personnel are d escribed in the table below: 

Raven Bus Blue Bird 2000 DTV254 1 BAGNBXA5YF096558 
Ea I& Bus Blue Bird 2000 DTV 251 1 BAGNBXA7YF096559 
Bear Bus Blue Bird 2000 OTV253 1 BAGNBXASYF096561 

5. Description of the method of customer transportation to the site and mode of 
transportation. 

Personnel will be transported to Echo Cove wi lizing buses provide'<! by Goldbclt. 

6. Description of the number, scheduling and size of participaa1 groups at the site. 

The number or personnel being transported typically ranges from I to 80. Personnel 
transportation is planned for Sunday evening, Monday through Friday morning and evening, and 
Saturday evening. Morning transportation transfer of personnel at Echo Cove will typically 
occur about 6:00 AM and the e\lening transfer- will occur at about 6:00 PM. Twelve round ltips 
per \VCCk arc planned. 

7. Estimate of total number of participants expected to use a given area per season. 

Coeur Alaska estimates each trip will avctilge 20 employees. For the planned pe.riod th.is would 
amount to transporting 11,560 person trips or 5. 780 personnel making a round trip to the Slate 
Creek Cove. 

8. T ime of desired usage (hours/weeks/months). 

Personnel transfers at Echo Cove ,viii occur at approximately 6:00 AM Monday lhrough Friday 
and 6:00 PM daily. The boat transportation out of F.cho Cove is planned to commence on 
November 14th and end on ApriJ 301h. 
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9. Description. of restroom accom.rnodatio·ns provided/required. 

Restroom accommodations arc provided on the boat. No restroom facilities are rn..--eded at Echo 
Cove. 

lO. Plans for emergency eNacuation. 

811.h.?tgency evacuation \\~II either be by helicopter or ambuJance m accordance with the 
Kensington Emergency Response Plan. 

11. Plans for li11er and vandal con1rol. 

The boat will have tmsh receptac,les. Oue to the limited time at Echo Cove no trash reocptacJcs 
or vandal controls arc needed/planned. 

12. Description of safely briefing presented! to clientele. 

£mployees and contractor employees arc being transport<.'«. No cHente.le are anticipated. The 
boat safely briefing will include instructions on the location of life vests, fire c-xtinguishers. life 
rans. 0nd emergency procedures. Boal tratl~J)Ortation will be completed in accordance wilh !he 
approved Kensington Transportation Plan. 

13. Training m 1uiremen1s/standards of personnel conducting transport and tour activities. 

No tour activities will be undertaken as pan oftltis application. The Boat C-aptain and crew wiJI 
be trained and certified as required by the U.S. C-0as1 Guard. 

14. Submit Sl00.00 non-refundable application fee. 

Attached. 

http:cHente.le


COEUR 
ALASKA 

KENSINGTON COLO MINE 

ATTACHMENT I 



Coeur Alaska Officers 

Mitchell J. Krebs 
President and Chief Executive Officer 

Kelli Kast 
Senior Vice President, General Counsel and Cl1ief Administrative Officer 

K. L,-on Hardy 
Se.nior Vice Preside.in, Chief Operating Office~ 

Donold J. Birak 
Senior Vice Pn:sidcnl, Exploration 

Tom T. Angelos 
Senior Vice President & Chief Compliance Officer 

Humberto Rada 
President, Coeur South America 

Luther J. Russell 
Senior Vice President, Environmental Services 

Lar ry A. Ncbon 
Vice President, Hum.an Resources 

Kenneth L. Koski 
Controller 
Elizabeth M. 0ruffel 
Treasurer & Chief Accounting Oaicer 

Alfredo Cnizat 
Senior Vice f>reside.nt, Exploration, Coeur South America 

Guy C. Jeske 
Vice Prcsiden1. U.S. Ope.rations 

Mike Harrison 
Vice President, Corporate Development 

Wendy Yaug 
Vice President of Investor Relations 

l)on Moss 
Vice President, Information Technology 

http:f>reside.nt
http:Preside.in


Coeur Al.ask.a, Inc:. 
Board of Dir-edors 

Robert E. Mellor 
Chainnan of the Board 

Mitchell J, Krebs 
President and Chief Executive Officer, Coeur d' Alene J\,tines Corp0rn1ion 

James J. Curran 
Fonner Chairman aod Chief Executive Officer, l' irst Interstate (lank, 
Northwest Region 

John H. Robinson 
Chairman of Hamilton Ventures LLC 

Timothy R. Winterer 
Former President and Chief Op¢rnting Officer, Western Oil Sands, Inc 

J. Kenneth Thompson 
President and Chief Executive Officer, Pacific Star Energy_,_ LLC 

Andre"' Lundquist 
Managing Partner ofBlueWater Strategics LLC 

Sebastian Edwards 
Henry ford II Professor of International Busin.e.ss Economics at the Anderson 
Graduate School of Management at the University of California, Los Angeles 
(UCLA} 

L. Michael Bogert 
Attorney at Law, Crowell & Moring, Washington. O.C 

http:Busin.e.ss


Chy & fJ.QJough of Juneau• Oock.:s & H11,-t,cm 
15$ S. Seward Scrta: • J'utic:w, AK 99801 

(907) l86-0292 Phoo• • (907) S86-02'>5 Fax 

CITY/BOROUGH OF JUNE.AU * ALASKA'.S CAl'ITAL ClTV Port of Juneau 

To: Finance Committee 
From: Dwight Tajon- Harbonnaster 
Cc: Carl Uchytil- Port Director 
Date: September 28, 2011 
Re: Boom Truck Operational/ Proposal Fee (DRAFT) 

The department purchased a Ford F-750XL equipped with a Series 
300c Telescoping Crane through the TIGER Grant for use at the 
ABCLF m: the downtown harbors areas only. The boom truck will be 
operated by certified harbor staff. The proposed use will be for moving 
gear belonging to the Harbor customers such as nets, gillnet drums, crab 
pots or other related gear from the cranes to the nearest storage yard 
only. We will not be making home pick-ups for delivery IQ the crane 
sites. 
The only time that the truck may be utilized off site would be for the 
departments needs such as training, materials pick up for department 
use or moving materials to work sites where it is needed. 

FEES: 

When calling around for estimates, most came in with a mandatory 
operator and charges quoted at $125.00 to $150.00 per hour or $400.00 
per day requiring that you be the operator with a Class B COL. These 
costs are for pick up and deli very anywhere in the borough but on the 
contractor's schedule except fo~ the $400.00 per day price. 

(Currently our hoist charges are at .25¢ per minute or $15.00 per hour.) 



City & .Boroogb of JunCIU • Docks & Hatbors 
USS. Seward SlJUt • J1mcau, AK. 99301 

(901) 586-0292 Phone • (901) S86-0295 f' ax 

Recommendation: 

We use the training period after the boom tnick arrives near the end of 
October to provide a free service in order to see what the demand would 
be before implementing a strucrured service fee. This will give the staff 
time to get familiarized with use, CDL qualifications, finding out what 
more equipment we may need f<>r safe tie-downs and safe work 
practices. 

Fee Proposal: 

Since our staff time (Labor Rate) that we charge for boat moving, 
vessel pump-outs and dock repairs due to damage is at $60.00 per hour 
per person, this should be the base rate for the for the boom truck fee. 
Our biggest expense will be diesel fuel. The cost is roughly $4.00 per 
gallon and the truck has a 50 gallon tank, to fill the tank would cost the 
department about $200.00. It sh.ould not take more than one quarter 
tank of fuel to move items from a short distance away to the nearby 
storage area locations of the downtown area or ABCLF costing $50.00 
per quarter gallon of fuel. 

Staff is recommending the total hourly boom truck rate of$! 10.00 per 
hour, minimum of I hour. This is due to the limited amount of 
transporting that will be done ONLY in the nearby crane areas to the. 
immediate storage areas of the same. Anytime after the first hour will 
be prorated to the nearest halfh<>ur. The OPS Committee recommends a 
higher rate of$120.00 per hour of use to help recoup the maintenance 
costs of the truck and prorate to the half hour after the first hour. 

This suggested fee proposal would be best set up as a new regulation in 
05.CBJAC 15 with an effective date to be April 1, 2012. 

Insurance: 

The City & Borough is self insured. An approved waiver from Risk 
Management will be implemented to help protect the department. (See 
attached) 

http:of$120.00
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To: Docks and Harbors Finance Committee 

CC: 
From: Carl Uchytil, Port Director 

Date: October 25'", 20 I I 

Re: Tideland Lease Rent Adjustments 

The annual rent for 1wo tideland leases is due for adjustment pursuant to the 
lease contracts. The Leases are Tim Smith et al (AOL 102934), and tne Goldbelt 
Tram. The rents for these two leases were recently reviewed by Charles Horan, 
an appraiser, and the appraisals are attached. 

Tim Smith et al lease rent rate was set in 1984 at $9,600.00 annually. 
FoUowing the expiration of the ini1i.al 25 year period of this lease, 1he rent was 
subject to adjustment, and at each IO year period thereafter. The appraiser 
recommends adjusting this lease rent to $1 1,957.25 annually. 

The Goldbelt Tram lease rent rate was set on July I'', 2006 at $104,000 
annually. 1l1e terms of this lease state that the rent is subject to adjustments every 
3 years. The appraiser recommends adjusting this lease rent 10 $300,000 annually. 

l recommend the Committee a uthorize me to contact the lessees that it is 
considering adjusting the annual rent to the above rates. The Board would take 
final action at its December I" mee ting after an opportunity for input from the 
lessees. 

Please call me at 586-0294 if you have questions. 

Attachments 

http:1,957.25
http:ini1i.al
http:9,600.00
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HORAN & COMPANY, LLC 
403 LINCOI.N Sl°R.P.F;T, SUITE 210 SITKA, ALASKA 99835 
l'ELCrJION£ (907) 747-6666 FAX (907) 747•741 7 EMAIL ~ommcrcia.Vihoranupprah:als.c;om 

C HARLES lL HORAN, MM / Wll,1.IA,\I G. F'ERGUSON, T l~tOl'HYW, RILEV, .fOSIIUA C. HORAN, 

J AMES A. CORAK ANO JACQUE WALTON 

September 30,201 I 

Car) Uchytil. Port Director 
City and Borough of Juneau Docks and Harbors 
I 55 S. Seward Str,.>et 
Juneau, Alaska 99801 VIA Email: tccna_scovill@ci.juneau.ak.us 

Re: E.stimaled Market Rents of the Molm't Roberts ~rramway Land Lea..:;e, Juneau. Alaska. Our 
File 11 -078 

Dear Mr. Uchytil: 

I have analyzed che applicable re.al t Su.t tc mJtr-ket for saks inform11tion as well as any applicable 
tidelands and waterfronc leases. Based on this analysis, the cstima1cd annual market rent value, as 
of the valuation date of JuJy I, 20 11 , is as rollows: 

Tram Lease • 10,000 SF 
SJ00,000/year 

Your allention is invited to the remainder of this report which set~ forth Lhe Assumptions aod 
Limiting Conditions) Cenitieation of Apptaisal, and the most pertineot dataconsidcrod in estimating 
the marke1 value of the subject propetty. Tili!i sumroacy appraisal n..1)0rt is intended to comply,\~th 
lhe mies and regulations as set forth by the Uoifoo:n Staindards of Professional Appraisal Practice 
(USPAP), the City and Borough of Juneau's Appraisal instnictions an.d the Standards and Bylaws 
ofrhe Appraisal Institute. 

If you have aoy questions or comments, please feel free l'O contact me at your convenience. 

Sincerely, 

HORAN & COMP/ISY, LLC u-vJ~ 
Timothy W. Riley 
AA685 

mailto:tccna_scovill@ci.juneau.ak.us
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C£Rl"11:1cA·noN OF APPRAISAL 

I cenif)' lhat, to the bcs.1 of my knowledge and beJjcf: 

The statements of fact contained iil this report are true and corrcc1. 

Tile repotled analyses. opinions, and co1Jdusfons ate Hinited only by the reported sssnmptioos a.od 
lin1iti.ng COJ)dilionsandarc my pc-rsonsl. ir,npsnial,and unbiased proftssional analySC'5, opinions, and 
conclusions. 

I have no prc.5cot or prospective interest in the. property 1hs1 fa; the subject of 1his report and no 
personal in1ereS1 with ~ spect to the patlies invol\'ed. 

I have no bia'i with rcspcc110 the propetl}' 1b.m is lhesubjcctof1hii; report or to the pariies invoh·ed 
wilh lhis assignment. 

Myeng.ag<:ment in this assigi:1mcu1 was not cotuingen1 upon de,•d oping crrcponing p~e1ermined 
rtsuhs. 

My oompcnsation for completing th.is ~ignmc.nt is not coniingcnt upon the dcvclopmem or 
repor1ing of a prcdetcnnined value or dJreetiOll in \'alue that favors the call$c of the elien1, the 
amounl of lhe 11aluc opinion, the auainn1c111 of a s1ipuJa1ed result, or Lhc. occurrence of a subscqucnr 
C\'en1 ditecll)' rel.ti.led to lhc intended use of this appraisal. 

The reponcd analyses, opiniolls. and conclusions wert~devc.lopcd, and this rcpon has bcell ptepared, 
in eonfonni1y wi1h the r~uir¢n>CL\tS 6f 1he Codt MProlessional E:thic.s & Stand:trds of Profossiona.l 
Appraisal Prac.ticc of the. Appraisal lostiu.uc, which il)Ciudc lhe Uniform St11ndards of Professional 
Approisal Pract·ke. 

The use of this reporl is subject co the requircl))CQtS of Che ApptaisaJ lns.1itute relating to 1he review 
by i1s. duly authorized representatives. 

Timothy \V. Rjley made a personal inspcc11ionof1hcpropeny that is the subject of this report on July 
JO, 201 1. 

No ooc 1>rovided significanl rt.al property appraissl assistan« 10 1.he persons signing this 
ccrtific.ation. 

Ollr office. previously C\.11lu;ued 1bc subj-ect lcase 10 determine the need for adjus.1.men1 b.1sed on 
cunen1 m.arkt'al trends. No other appraisal services were perfonncd on the s.ubject lease in tbc past 
three )'Cars. 

v-w\t\ 
Timolhy W. Riley, Real f.statc Approiscr, AA 68.5 

July 30, 201 I 
Inspection Date 

July J, 2011 
Effecti,•e Date 

,.sep ... "'""'mi,b<"·"-r-"30,.,..,2a,0"'1.1.I _ 
Date of Report 

_______ _ 
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HORAN & COMPANY, LLC 

SCOPE OF APPRAISAL 
This appraisal is intended as an update of the re.nt tbr the. Mount Rohc.rts TrimJ luud lease. The 
subject lease was apparently last updated in Mar'Ch 2006. At that time, the lease was amended to 
become a pure land lease with no royalty payments lO the city. &scd on the terms of the original 
lease, the update S(;bedule is on a three. ye-.ar cycle: however. no update was perfonned in 2009 
according co the Docks and HartJon; office. The subjcct•s current lease rate will be examined based 
on market trends and lhe rent updated, with a new three year cycle initiated, eft'ective July l , 20 l I . 
Based on 1hc May 10, 1997 record of survey for the Mount Roberts Tram facing as stated under note. 
#3, the subject site is I0,000 SF. 

Based on the March 301 2006 Docks and Harbors Board decision, this appraisal will adju~1 the ren1 
pursuant 10 Paragraph 5 or tho original lease. Paragraph 5, Base Rent (3) reads os follows: " fhe 
h.t$iS 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 stn1cturnl improvemen1s above or below ground, landscaping or paving. Tlte appraisal 
shall consider the Leased Premises as unimproved land." 

The appraise.r has noted various restriction.~ in the lease. These include the requirement to provide 
public bathrooms as well as lim.i1s in use. These conditions of lease arc not considered in this 
appraisal, only the fai.r market value:- of the. site at its higbes1 and best use, per the lease instructions 
for valuation. 

Apprai;•I Methodology 
The most direct way to cs1imatc market rent is by the Rent Comparison Approach. In this approach, 
the annual rcnl of similar properties is considered on a price per square foot basis. We identify 
comparable information through interviews with knowledgeable participants i1l the real estate 
markets such as locaJ appraisers, other lessors and lessees, disc.ussions wilh municipal propeny 
assessmem pmonnel and others who a.re familiar with the real estate market in Sou1heas1 Alaska. 
A search was performed of similarly used propc;rtics in the communities throughout Southeast 
Alaska. lo formation was coJJcctcd from rclia,blc sources as available. 

Our office maintains markcl data information on sates, transfers and on a geographic location basis 
for those rural properties .00 1 connected to a road system. Within each of these areas. the data is 
further segmented i.nto commercial and residential properties. Whhin these divisions of separation 
a.re divisions for zoning and whether the properties arc waterfront or upland parcels.. Horn11 & 
Company, LLC maio1aios and continuaJJy up,datcs this library of sale u-ansactions throughout the 
Sitka and So,nhcast Alaska region and has done so for over 25 years. 

I.I l0£NTlflCATION Ot~PROPf.RTY 
The.subject of this report is located a.t 490 South Franklin Stn:el. The lcgnl description for the leased 
site i$ made up of J)l)rtions ofl-ots 13B, 16 and 17 of Plot 355, Lot I, Pia, 89-9 and Lot 2A. Plat 91-
71, Juneau Rccording District. first Judicial [)istric1, State of Alaska per the original lease and is 
defined as a site nol to exceed I 0,000 Sf. 

11-078 / Mt. Roberts Tram Land Lease .• Junc-.au 
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2 HORAN & COMPANY, LLC 

The Air Rights Easement is described as befog made up of a I 00' wide air <..-orridor for various 
activities related to the constmction and operotior) of an aerial tramway over portions of Lots 138, 
16 and 17 of Plat 355. Lot I, Plat 89-9, Lot 2A, P)at 91-71 and Lots I and 2, Block 6, U.S. Survey 
7A Amended Addition 10 Juneau as well as Roberts Street. Juneau Recording. District. First Judicial 
District, State of Alaska per the original lease. 

ln addHlon, the city's foasc offers its air rights, if any, over South Franklin Street, Millsitcs G 
(excluding Alaska Tram Corp<)ration portion), f, B, P, Hand X, USMS 9288; Bear No. 7 and ·'It" 
Mining Claim wit1lin USMS l027A; and additional parcels along the l'ramway line as shown 
currently held hythe State of Alaska, Dcpartotent ofNatural Resources, Juneau Recording Distric-t, 
First Judicial District, State of Alaska. 

This area is the location of the Mount Roberts Tram Tennioal site and air rights leading up Mount 
Roberts to the tram terminal on the upper shoulder ofcbc mountain. Access 10 the terminal is off 
South Franklin Street adjaceo1 to Gastineau Channel iu Juneau, Alaska. 

1.2 PURPOSE OF APPR,\IS.A.L~ l l'ffEN0£1> ·usf; RS ANO INTENDED USE 

The purpose of this summary appl'aisal is ro de1ennine the annual markcl rent based on the marke1 
rental value for the land. 

Intended use. T11is valuation is to be used to set m;i.rket rent. fo r a lease with cbn."e year rent.al 
adjustments based o n a lease w·ith the City an:d Borough of Juneau. 

Intended USU$ are the City and Borough of Juneau and Moum Roberts Development Corpora1io1J, 
et al, Lessee. 

J,3 PROPERTY RIGHTS APPRAIStl) 
The market rc.nt estim.are is for the. property in fee simple interest less mineral rig.hts1 in its pre. 
development condition with au air rights casement. The appraiser has noted an amendment to the 
original lease based on a Docks and Harbors Board decision in March 2006. The amended 
Stipulations allowed the alteration of the initial lease to reflect a I.and lease. for the tram Lcnninal site 
only to jts highest and best use. 

1.4 TERI\-UNOLOGY 
Markel Value 
Market value is described in the Uniform Startd.ards of Profossional Appraisal Practice (USPAP) as 
follows: 

A type of v:duc, stated as an opinion, that pre$umcs the transfer or a property (i.e-., a right of 
ownership or a bundle of such rights), as of a certain date., undc-r Specific conditions set fonh in the 
definition oflhe oem, identified by thcapprais.er as applicable in an appraisal. (USPAJ>, 2010-201 I 

1 
ltesc"'ed by the state unckr AS 38.05.125(a) 
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3 HORAN & COMPANY, LLC 

ed.) USPAP also requires that ce11ain items be i11cludcd in every appraisal report. Among these 
items, 1hc foUowing arc directly related to the definition of market value: 
• Identification of the spec.itic prop<:i:ty :rights to be appraised. 
• Statement of the effective date of the value opinion. 
• Spcc.itication as to whether cash, temts equivalent to cash, or other precisely dcsc.rihed 

On.anciog terms an: assumed as the basis of the appraisal. 
• t f the appraisal is conditioned upon fin:anc.ing or Other tcnus, specification as to whether the 

financing or terms arc at, below or above inari..et interest rates and/or contain unusual 
co1\ditions or i(lccntivcs. The terms of' above- or below-market interest rates and/or other 
SpCcjal incentives must be clearly set forth; their contribution to. or negative i1lfluence oo. 
value must be described and estimated ; and the market data supporting the opini()n of value 
must be described aud explained. 

TIit! l>,,,cm11ar}'t1/ R,•al £11.ori AP1•n1;,al, '°' &l\1."911, 11.."'<Jlmii,;,I Jns1in11e. P~ 121 

Market Rent 
The-most probable rent tha1 a property should briog in a competit"ive and ope-!l market rellectlng all 
conditions and restrictions of the-lease agreement iucluding permitted uses, use restrictions, expense 
obligations. tenn, concessions. renewal and purchase options. and tenant improvcmc:ots. 

YN /);rfi(m(Nj• q-/ fttfrl £"''ft App,v,i$<,1(. Sth fclilJOn. Appmi,;u! IMIKUI<'. I'll~ U I & UZ 

Tidelands 
All areas which are at or below me.an high 1idc:aod co.1.s1al wetlands, mudflats, a.nd sirniliuareas that 
are contig\lous or adjacent LO coa.,-~I w!)t¢fS ;md ~w an integral part of the estuarine sy.:;tcms 
i.rwolvcd. Coastal wetlands include mar$hes. mudflats. and shaJlows and mean." those areas 
periodically inundated by saline ,,,ate,rs ... 

/111u;ll{a1rurocrJu'PatMmkri'roMtal l#iie!a1m1tmt/ref,,.,,,irt'l{ldiniti®fr"hlml 

Extraordinary Assumpl:lon 
An assumption, directly related 10 a specific assignment. which. if found to be false. could alter the 
appraise.r's opinionsorcond usions. ExtTilordinal)• assumptions presume as fact otherwise uncertain 
information abou1 physical. legal, or economic c-harac.teris1ics of the subject property; or about 
conditions external to the propeny such as market condi1ions or trends: or about lhe iotegrityof dara 
used io ao analysis. CUSP AP. 2010-2011 N.J r11,. O-.'c.'"°"""'efR~, ~ Appn •ito-i. Sil\ 1:di1i.«.. Affn!s111 b!ll\:isc. ''ate\ 13 

l.S PARTIES TO TH£ i:'IL\.NS.-\(,"TJON 
Client and Ostensible Owner 
City •nd Borough of J.uneau. 

Lease Applicant 
Mount Roberts Developme1lt Corporation. ct a l, Lessee. 

1.6 ISSPECTION ANO EFFECTIVE DAT£ 

Timmhy Riley made a personal inspection of the property thaL is the subject of this repo 11 on July 
30, 2011 . 
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4 HORA,~ & COMPANY, LLC 
11le effe<::tlndateofthis appraisal is July I. 2011 . This has bcco con.finned by thcofficeofcbe Port 
Direc.tor for the Juneau city and Borough. 

1.7 PROPERTY HISTORY 
The subject is comprised of a varietyof partcl.s. A lease was signed January 31, 1995 with a '·pcm1it 
date•· of January 1, 1996 and ao cxpiryof3S years from thecft'ective date of the lease. with a 35 year 
renewal aJlowed. The tram was constructed dw'ing the 1996 ru1d 1997 seasons. There have been a 
variety of aJterations to the lease. with the most penine~lt revision made io Marth 2006. revising the 
lease mte a.rld tenni(uUiog the royalty provision. 

l.3 ASSUMPTIONS ANO LIMITING CO.ND11'10NS 
This appraisal report and valuation contained herei1.1 are further expressly subject to che following 
assumptions ancVor condicions: 

I. le is assumed that the <bta, maps and descriptive data furnished by the client or bis 
representative are accurate and cotTOCt. Photos, sketches, maps, and drawings in this 
appraisal report arc for visualizing the property only and arc not to be relied upon for any 
other tisc. They may not be to scale. 

2. The valuation is based on inforrn&tion and data from sources believed reliable, correct and 
accurately reported. No responsibility is assumed for false data provided hy othc.f'$. 

3. No responsibiltly Is assumed for building pennits. zone changes, engineel'ing or any other 
services or duty coMectOO with legally utilizing the subject property. 

4. This appraisal was made on the premise that there are no encumbrances prohibiting 
utili~tion of the propeny under the apptaisec's estimate of the highest and best use. 

S. It is assumed that lhe title to the property is marketable. No investigation to this fac.t has 
been made by the appraiser. 

6. No ces-p0n.~ibility is assumed for mntt-:rs of law or legal intecpretation. 

7. It is assumed no conditions cxis1 ~hat arc not discoverable through normal diligent 
inves.tigation which would affoc:1 the use and value of the property. No engineering report 
was made by or provided to the appra:iscr, 

8. Unless otherwise stated in this report. the existence ofha1..ardous material, which mayor may 
not be present on the property, was tt<>t observed by the appraiser. The !ippraiscr has no 
knowledge of the exis.tence of such ,naterials on or in lhc propeny. The appraiser, however, 
is not qualified to detect such substances. The presence of substances such as- asbestos, ureaw 
fonnaldehyde foam insulation, or other potentially hazardous materials may affect che value 
of dle property. The value estimate is predicated on the assumption that there is no such 
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5 HORAN & COMPANY, LLC 

material Oil or in the property that woUJld cause a Jo.1js i.n valur:-. No responsibility is assumed 
f~'>r any such conditions. or for any expertise or eogim."Cri ng knowledge required to dis<.-o,•er 
them. The client is urged to remiu an expert iu this field, if desired. 

9. The value estimate is made subject to the purpose, date aod definition of value. 

JO. The appraisal is to be considered in its: entirety, the use of only a portion thereof will render 
the appraisal invalid. 

I I. The appraiser s hall 001 be required to give teslirnony or appear in coun by reason of this 
appraisal with reference to the propenydcsctibed herein unless prior arrangements have been 
made. 

12. The market rent is estimated for lhc tract with no value for improvements to the land or 
irnprovemenLS on the land which are owned or leased by the lesst-c. 

I J.()78 i Mt, Rob<:ns Tram Land Lease, Juneau 
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SU8J£CT A.NO CO.\tPAMAfU.F. SAt..f:S locATIO~ AEA.lAL MAP 
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HOR,\N & COMPAN\\ LLC 

AREA ANALYSIS 

2.1 IN1.ROOUCTION 

Demand for real estate is gcnetallydrivcn by population, and pOpulation is sustained byc:mployment. 
The Juneau economy is driveo by the major bac.ic: industry, state gove,nmcnt. 

There seems co be a constant tendency to mo.,,.re 1be st.:nc govemment., or significant ponion.s, closer 
to the population c::entt r in Anchorage. This results in consolidation of ot.liccs in the Juneau area. 
The office ,na.ikct has also expanded out of downtown Juneau into the Mendenhall Valley where less 
expensive. space. j5 available. Many state agencies that relate 10 the Governor's Office and 
Legislature on a regular basis prefer lhe dowilltown location. 

The tourism sector of the marice.1 has begun to stabilize after a remarkable period of growth in the 
l 990s and early 2000s. Much of this growth was ajded by 1hc city's and privace i1ld'us1ry•s intensive 
capital improvement~ for dock space in downtown Juneau. As the regional hub, Juneau takes the 
lion's share of the 1ourism market and promotes visitation within Juneau, as well as acting as a 
staning point for Glacier Bay and other nearby scenic wilderness atttac.tions. The private market in 
Juneau's downtown waterfrom area was developed, taking advantage of the rapid increase of 
tourists. espcciaJly by cruise ships. which discharge into or near the dowmown area. Annual 
visitation for cruise ship passengers was less than 400,000 in 1995 but increased steadily to over 
1,000,000 in 2008. This mark.et has seen some soHcning due to economic fac.tors, with around 
875,600 in 2010 and 860,000 projccte<I for 20 1 I. It can be argued that a fitly dollar 2006 State 
Commercial "Passenger Vessel Excise Tax initiative caused some resistance in the market. This tax 
has recently been modified, however. Juneau coJlects marine passenger fees and port development 
fees. The overall softening of the tourism market has led to a consolidation of providers a,ud 
facil ities in the industry as a whole. 

There is significanl growth occurring in the mining industry witll 1he successful pcnmttmg, 
development aod recent opening oflhc Kensington Mine, nonh of Juneau, which is supplementing, 
the e,nploymeot :tt the existing Oreens Creek Mine on Admiralty Island. Both of these mines use 
Juneau as a base of housing for thefr remocc operations, which arc extensive. 

Jua:icau•s <...-conomy has bee11 growing steadily since a mild downhm1 in the late 1980s. The growth 
of State government has oot been rcOected in the. increases in Juneau, which would nonnaHy be 
as.soci.atcd with a state capitol. due to state jobs being continually siphoned 10 population centers to 
the oorth. The housing market has softened, in the r1a1ion and state overaJJ, but appears to be stable. 
The outlook tOt fu ture dc:.vclopmcnt depc11ds upon the e<:onomic sectors that the general real estate 
developments would serve. The forecast would be for st.ability overall as shown by this chan: 
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2.2 NtlGHBORH()()I) ANALYSIS 

The s11bject property is located along the waterfront of downtown Juneau in 1he center of the inost 
heavily used tourist area ()f Sooth Franklin Street In the current market, the heaviest tourist traffic: 
and therefore the highest market rents arc in the 300 and 400 block of South Franklin with 
conce(ltrations near lhe subject and the larger cruise ship docks. South Franklin StJ\."et is llle main 
thoroughfare serviog the downtown Central Business District (CBD) exte-nding southeast to the 
Alai;:k-a Juneau Rock Dump, This stretch of South FrankJin Street is approximatcl}r one rnile in 
length and has developed into a heavily-traveled street in the summer months by tourists visiting 
Southeast Alaska. With the ongoing devclopmem of the scawalk and lhe reconfiguration and 
CX.pansion of cruise ship docking along the waterfront. additional tourism is being generated in the 
subjccl neig)>borhood. 

Over 875,000 visitors used this corridor from May through Septe,nber 2010 as a result of cruise ship 
vis irntion. Three cruise ship docks are _paral lei to South franklin Street, with an additional dock 
nearby at the Rock Dump. There is a strip of p.rivately-owned property betwec(l the docks and screer. 
and the upland side is aJso developed ,\fith commercial businesses catering 10 tourist traffic generated 
from the cruise ship passengers. lltc:.re iscurrentlya sc:awalk finking the Franklin Street Dock, sooth 
of the retail core at about the 900 block of South Franklin Street, to Marioc Parle at the n,>rthem end 
of the retail core. in about the equivalent of Franklin Street's 100 bJock. The subject parcel is located 
in the center of the most active and valuable area of Juneau· s waterfront and is arguably one of the 
premier tourist aurac.tions of southeast Alask;a. 

The rapid growth :tod pressure in the community to accept cn1ise ships tmd passengers is sc,eo in the 
following graph. 
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Juneaa Cruise Ship Passengers 
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Studies have shown that tourists bring in a significam amoul'.lt of buying power, in the magnitude of 
$50 mill.ion/year into chis a.rea.1 This trend is likely 10 condnue. Visitation to the subject's 
improvements: on the Ltam has ranged becween 190,000 and 210>000 visitors over the past six yea.rs 
and revenues appear relatively stable. 

Currently, I.he. highest miarket rents are in the 300 to 400 blocks of S. f ranklin witll ground floor 
retail around S6/SF to $8/SF or big.her. Rents diminish as you move-away from the remit core n<..-ar 
the tram. The outlook is positive for the immediate neighborhood of the subject with expected 
increased touris-m from the seawalk development and recon.tiguralio.o of the existing c-ruise ship 
docks into la,ger fac:i lilics. Increased trallic brings increased sales, and as a res.ult. increased rents. 

2.3 MAR.KETINC TIME A:'1"O EXPOSURE TIME 
The subjec.1 is located in a desirable toc:ation in the cemer of the tourist re.tail core adjacent to the 
current cruise ship facilities. Therefore, the marketing tjmc for the subject propcny is estimated to 
be up to 18 months. 111c. exp0surc time-for the subject prope.rty is likewise estimated at up co 18 
months. the exposure time precedes an appraisal, and is the time requiri:xl to expose the subject 
property to the i:naJtct. The subject property would be professioa~lly marketed a1 the appraised 
value for the. tenn oftbe marketing time. The consideration of supply and demand oflhesc types of 
pl'Opcrties arc considered in the estimate of marke1ing time and exposure cime .. Also considered are 
the depth of demand. fund.~ available for purchasing, 8\1ttilability of substitution, overall supply and 
demand, and physical and econc>mk cllaracte:ristics for lhe Juneau real estate market. 

2.4 LM<OLEASE PERC£N'UCtRATES 
Land lease rents arc of\co developed based on a percentage or the land value. We anafyt..ed IC3Se 

2 
552-.533.000 wtaJ sal~s lcw~Jry Stores. An ('.alleries. Curios & Gift Shop:;, 2009; pi:r Misc:. Business 

S1s1is1ics, ~1.11istical Section. C8J Fin.;mce Dcpartmcm CAFR Rtport, Page 214 divided by 1,()19,507 2009 pax 
coom, CBJ - SSl.53/pessengcr in retail con:, (Cruise Lines Ager1cy \1isi1.1lion numbers) 
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rates in the market to de1en:ninc what rate is applicable in the subject instance. 

Private Sector Lease Rates 
\Ve considered a variety of private sec.tor Jeas.cs. Over che last Jew ye3rs in Skagway. the White Pass 
Railr()ad has lei long-..term land leases on their waterfront 10 AML and Temsco Helicopter. The 
value of 1hese lands equate to about 8% of tbe lease ra1c charged. Rece,uly in Juneau. Tlingit and 
Haida Central C-Ouocil negotiated a parking lot lease on Willoughby A venue for a uustee at 8% of 
the estimated market value of tile land. Over the las1 ten years or so, private sector lease rates have 
gene.rally ranged from 7% to 12%, but more recently sealing urouod 8% more or less. 

The Real EStcitc Division of the Alaska Railroad has a cwrent standard land lease rate of 8% of the 
es1iin.ated markcl value. WaterfrO(lt and commerciaJ ]ands are leased for 9%. A dise:ussion with 
Mari Montgomery, University of Alaska. indicated that a minimum conuncl'cial lease rate is 10% 
for urban land; however ,they do (IOt frequeLttly le.ase land. 

Munic.ipa.l Lease Ratc5 
The City of Petersburg leases tidelands and uplands at l 0% of the appraised value. 111e City and 
Borough of Sitka leases tidelands and other lands at 10% of the estimated market vaJue. Jf the lease 
is for a project that would stimuJatc lhc economy, an 8% rate is used, A recem lease of a mooragc 
facility for bulk water sales was made at 8% of the foe value, The City of Craig leasc.-s hmd at 8% 
of the apprajsed fee value. The City of Haines leases land 3t its pon based on 8% of the appraised 
roarkel vaJue. Both Craig and Haines adjust their lease rates e\'ery five years with the cbanae in 
surrounding assessed values for ta.x purpose::. or new apprnisals. The City of Klawock leases land 
at 8% of the estimaled market value. 

State Lease Rates 1110d Other Government Agencies 
As the primary rnanag:er of stale lands, the Department of Natural Resources (DNR) is directed to 
lease a1 ·•mai·ket reru." Typically, land is valued aod a market percentage is applied. These raics 
fluctuated significantly during the 1980s with the movement of iruerest rates. They have genetally 
leveled out during the 1990s. Over tlle last t<en years or so. they have bovcred right arouJld 8%. 

Federal land managers include the Bureau of Land Managcr:ncnt (BLM), Forest Service, an<l Bureau 
of Indian Affairs (BIA). Bo)'CC Bush, from BLM in Fairt>anks, indicated that they wcro using a rate 
8% of market value for its land leases over fhe last several years. Jeness Burnes, actiug regional 
appraiser for the Department of Justioe, who n:views numc.rous appraisal for BIA. as well as other 
appraisal dulies !>iatcd 1hat generally rale;s range between 8% and 12% with the majority being 
between 8% and 10% throughout the SI.ale. 

Conclusion 
lt is obvious thal mos1 laod managers confinn the private sector market indicators al acceptable la.ild 
lease perccnmge rates. For the purpose of my analysis. 1 will cooclude an annual rate at 8% of the. 
market value of land under consideration wbc-,rc direct annual rent.a) comparables are not available~ 
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PROPERTY 0£SCRIPTION 

3.1 0VERALL0ESCRrP'tlON 
1"he appraiser tacks a current as built plat oflhe subjec.t site .. As no1ed under Section I, the su~ject 
parcel is comprised of a variecy of lots and portions of lot'), wi1b recorded documents varying slightly 
from the specifications or the original lease .. At the re<1ucst of the client, utilizin,g a size reporced in 
a record of survey from• 1997 plat, the subject will be defined as a I 0.000 SF. highly i,regular ; itc 
adjacent to Gastineau Channel. 

Topognipby 
The parcel is a combinalioo of uplands. tilled tidelands and unfilled tidelands with deck on pilings. 
t)'pical of construction i1l the immediate area. The appr.tiscr was not provided with a brcako\ll of the 
various components of the si1e and prior uses of the area make the delennil)ution of the acrual 
breakotll of the various site components difti cult 10 ascertain. A minor amount of the site appears 
t() be on a wooden doc.k in the I 997 plat provided 35 well as noted in the on·site inspection. 
Oi$cussions with the Tram 'sGcneral Manager noted a small void under l11e building's concrete deck; 
howc,•cr. no estimates of tho size of this arl!a were provided. Adjacent uses typically rely on a 
,wiety of concrete bulwarks and piling f()r suppon in addition to 1be AJ miae's wasle rock base. 
The original shoreline has long si.nce been obscured. Based on the appraiser's famil iarity with the 
ge.1)e.ral a~ as well as the indications of the dock trnder a portion of the subject, the appraiser will 
make an extraordinary assump1ion that the market would not regard the site as any different from 
comp<ting properties, As the filled tidelands have similart haracterislit~ and utility as u,e uplands, 
they will be trealed the same. The site is fuH_y usable as developed. It is regarded as typical in the 
market and would not be allocated on a upland/tidelands basis> but as a foUy usable site. As 
appraised, there are. no improvements. 

Access 
The site, as presently developed, bas vehicular access by adjacent municipal off site parking lots 
leading onto the subject from South Frank.Un S11-eet. As appraisod. the subject would be 
undeveloped with access through the adjacco1 public.ally ow11..:.-d lots. 

Udlllic; 

City sewer, water and private utilities includi1lg power, trash collection, phone., cable. internet 3Jld 
fuel arc available. 

3.2 ZQNINC 
The subject is zoned Watc,rfront Commercial (WC). 1·he watetfronl commercial djstrict, is intended 
10 provide both lund and water space. for uses which are direc.cly related to or depe.ndcnt upon a 
marine environmeol. Such activi1ies include privat"e boating, commercial freight and passenger 
1rnffic, commercial fJshing. tloatpJane opemtiions. Md retail services dixcc.tly linked to a m..aritirne 
cliemele. Other uses may be permitted if watcr•dependcnt or water~oricnted, 
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3.3 ASStSSEO VALUATION ANO TAXES 

The subject property is assessed by the Cit)' tmd Borough of Juneau. The subject is identified by the 
assessor's office as 490 South Franklin Strec;t, hs assessor parcel number is I Cl OOK83001 I, and 
the cu.n-ent assessed possessory interest for the land is $2,509,500. The estimaced total value of the 
site by the ~scssor is $31000,000, with tbc entire site estimated as filled, and valued at $300iSF fee 
simple value. Improvements are. noted by the assessor and valued at SJ ,533,000. The typical mil 
ra1e in Juneau has been between I 0. 17 and 12 mils ove.r the past few years and is c-urrcntly 10.55 
mils for fiscal year 2012, 

3,4 E ASEMENTS ANO O THf;R R~TRJCTIIONS 

TI1c subjoct benefits from 3Jl extensive series.of airpace easements that involve the operation of the 
tram. These arc unique to the subjec-t Jnd the impact of their benefit is included in 1he valuation of 
lht: subjcci site. 

There arc two historic easements detailed in the lease that apparently impac[ the subject property. 
Ooe casement. from f989, details an casement for access. ingress and egress associaied with a prior 
owner of the site. The other casement, from 1963. is a use agreement regarding the fonuer ferry 
te-nninal Both casements arc not felt to imp.act the high-est and best use ortbc property. 

There are a variety of'stipuJatjons and conditions in the original use regarding allowed uses aod the 
required provision of public. bath.rooms. These items are lease conditions and fall outside-of the 
1,·aluatioo as required under the tcnns ofche ~easc.

1 
ParagrMpb S, Base Rem (3). 

The appraiser is uoaware of any other easements or fe:)trictioos. 

3.S FUNC110NAL UTILITY OF Sl1'f: 
The lease is utilized in support of the tram facility function. This high lroflic, ccntrolly located 
ptiblicsite has a signilitllJltappeal tocomme,c.iaJ users. This site func,tions\vell for the intended use, 

The s.ubject exhibits high functional utility IC> the user due to the existiog. developed nature of this 
parcel aild its easements. Recognitfort of lhe difficulty or even likelihood of development of 
comparable sitt-s must be r,ecogni2ed io the 8Jlalysis of the available data. 

3,6 SYNOPSIS OP LEASE 

Please refer to the. lease and the 2006 lease n:aodHicatfon notiticatioo co,uaiocd in the addenda.. 
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4 VALUATION 

4.J tflCHf.ST AND BEST USE 

Highest and best use is dt.!lined as "the reasonably probable and Jegal use of vacanc land or ao 
improved propeny that ls physically possible, appwpriately supported., financially feasible., and that 
results in the highest value. 11le four crltcria the highest and best use must ,nee1 arc legal 
pennissibility, physical possibility, financial fcasibilicy, and maximum produc.tivity. Alternatively, 
the probable use of land or improved property- specific with respect to the user 1'od timing of the 
use-tba1 is adequately supported and results in the highest presem value. 

th1 l)i,·11·(Jffi."1' ~ It~ lswrt Appmi~t. 5th &lili<m. ApprnWI ln~1im1c, f'lllt ,3 

The primary cruise ship docks are located adjacent to the subjec.1 property where the great majority 
of the 850,000+ visitors as well as crew disembark frorn the vessels. The preponderance of these 
visitors pa$S by the subje<::c building.. Sou1h franklin Street is a narrow, 1wo-lanc, two-way street that 
caiers t() these visitations, having b<."<:n expanded th.rough the-years with wider sidewalks and adding 
characteristic light fjx tures, etc. of the era be:ing projected. 

If the subject site were vacant, ob,•iously its highest and best use would be 10 develop the site wilh 
a gift shop on the first noor with second noor uses such as warehousing, offices or employee 
housing, 111is would be suitable for completion of the highest and best use. 

The existing use is the highest and b~t of tho s ubject property, B11SQd on market evidence, the most 
like I}' ptut hascr and user would be a gift shop own ct. This analysis is based on the development in 
the immediate neighborhood as well as the lack of subsiitutable competing property. Of the four 
sales cited in this repon, all were purchased by parties related to the illtended user of some or aJI of 
the space for its retail business. 

4.2 RENTAL VAUJ~ 

I have inventoried dozens of sales and leases, and amsjdcred the most comparable on an overall 
aMual rcntaJ basis 10 the subject proposed lea.;;ed premises, Where necessary, 1 have convened the 
sates indications to rental values or vice ve.rsa. The following tabJe contains the OlOSt helpful data 
that shows wh.ac the area might both set! fbr and lease for on a pc.r square foot basis. 11le 
comparabfe,s considered in the finaJ ana1ys~s arc in whit~ with the-balance of cJ1e considered 
indicators in Jigb1 grey. 
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RENT/SALE INDICATORS 

ll1ditart:c.1 lndlt:alec.l Annu-.J 
T ranHt liO• Siie vtiluc or Annual Rent/ 

#/Comp O~cription Oatt- (SF) land s<>ld S/SF Renr SF 

I 4761 307 S. Frankli11 Sc., 01/06 
Juneau 

4JOO SI..S00.000 S333.3.l s120.ooo S26.67 

2 4161 439 S. l~rank.lin St. 12/07 
June3u 

115,420 S3.350,000 s211.25 S268.000 Sl7.38 

3 6573 428 S. Ft::wkJin St. as.king 2,804 $2,325.000 5829.00 $186,000 566.33 
Juneau 06/09 

4 4$14 4)9 S. Frnnldi:n SL. 01/06 
Jw1<::t11 

3.625 S l .562,)7$ $4) 1.00 $ 124,990 Sl4.48 

5 :?$87 455 S. Franklit1 St., 01/04 
J1111.i:.iu 

2,6lJ Sl,000,000 S380.00 S 80,000 S30.38 

2782 43 1 S. Franklin St., 02,'04 1.610 
Jun~.iu 

S 700.000 $435.00 S 56,000 S)4.78 

)347 Mcrcha.ttu WharfTL. 10/10 43,200 
kMC. Juneau 

$ 1,200.000 S 27.78 $ 96,000 S 2.22 

6995 Merc~nt with demo 11/08 
Wharf 

Q41654 S2,293,S13 $ 2•,lJ $1~3,4~6 S 1.94 

Combined wilh<>111 
Interest demo S3,293,;78 $34.79 S263.486 $ 2.18 
(S4.5%) 

5012 Tidela,)ds @ 422 S. 05106 1,955 
Franklin SL Juneau 

S 244.375 S125.00 S J9,S47 S10.00 

6)61 560 $. Franklin St, 03/08 .i4,296 
Juneau 

SJ,000.000 S SS.1$ $240,000 S 4.42 

6996 55-0-$60 $. f'r,1nklin S.., 08/09 8,3S3 
Juneau 

SMI0.000 S 51.46 S 38,400 S 4.60 

2793 373 S. Fr.inklin St .. 02/0S 3,000 
Juneau 

S 725,000 si•l.00 S 58.000 $ 19 .33 

6911 319 Mill Street, 04/08 2.578 
.Ket<:bikan 

Sl,IS-0,000 S446.00 S 92.000 SJS.69 

Subiect -Tram Lease 07/ 11 10.000 Solve Solve Solve 
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Comparable S is the allocattd value of a building site across the 
street. This sale occurred a.i 1be beginning of 2004 and, based on 
rental ac.tivity would be decrnod similar 10 the subject in time. The 
srnall si:i,.e of thjs observation is superior by •I to the subject. This 
obi..ervation is s imilar in all other respects, with a11 overall superior 
ranking of -1 . 

Comps 080806_2524 

Please refer to the following Qualitative Grid for a comparative display of the. rankings discussed 
above. 

Cbara~ctrh,tk: 

Rem/SF 

M:Uktl 
CoOOitions 
(Timc.ofSalc) 

Conditi,ons 

Tilled l.ntc.rest 

LQC:i.1ion 

Access 

Sizc(SF) 

S1lt 
ChatllCICri$1iCS 

0\'cra\l Nel 
R:uin .. 

QuALITATl"Ve AOJCS'ThtENT CIUD OF BEST REf'R£S£~'TA'fl Vf CO.\tf'AkAIU.f.S 

Subjttt - Comp fJ I - Comp#2- Camp1'3 - CompN4-
490 s. 307$. 489S. 428S. 4J9S. 
Fr1mkll.n Frankllll Fraflkllll franklin f r11nklin 

Solve $26.67 $17.)S S66.JJ $34.48 

Appf;us;1J 01/06 -1 12/07 0 06/09 0 01/06 -1 
l)a1e: 

071.?0JJ 

Market Sale/ 0 S.1,1 0 Askl113 -1 S.le/ 0 
L= Similar Similar Similar 

Fee Similar 0 Simil;ir 0 Similar 0 Similar 0 
Simple 

1'r'°m Inferior ~, Similar 0 Similar 0 Similar 0 

Public Similar 0 Simi:l:tl' 0 S1mi.l:1r 0 Similar 0 

lO.OOOSF 4,.100 • 1 IS.410 +I 3.625 -1 3.62$ -1 

100% 55% - 2 60% +2 Sintilat 0 Simil:..r 0 
.,.bl< usabk =bk 

Subject = Inferior +I Inferior +3 Suptri¢r .3 $c1perior -2 
0 

Comp# S-
4SSS. 
Fna,nkliD 

S30...38 

0 1/04 0 

Sulc/ 0 
Simil:u 

Similar 0 

SimiW 0 

Similar 0 

2.633 -1 

Slmil.'lr 0 

Superior -1 

If c«>mp,,.rnbl,: is Supcrtur. min~ ra1ing ,of -1. -2, or -3 dcpr11ding on i;cvcrity. 
lfcontp;a,rable i$ ·1nftrior, plus rudog ,of +I. +2. or - 3 depending oo severity. 

The relative weighing or each o[lhecomparables as adjusted to the subject is shown in the following 
grid on the next page. 
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RANKl~C CRID 

.,..omparitblf Rl•ti• g Rt•nt Rank 

Comparable 3 Superior S66.33 .3 

C()rnp.t:r-,.11,le 4 Superior S34.48 -2 

C.Omparablc 5 Sup('rior S30.38 ., 
Subj ee1 Similar Solve 0 

C<>mp3r-ahle 1 Inferior S26.67 +I 

Comt'l3.i3.ble 2 lt'lf,:-rior $17.38 +3 

Conclusion - Fee Simple Value 
As noted above. the st1bjcct square fool rent would appear 10 fall somewhere between $26.67/SF and 
$30.38/SF. Considering the subject's location in the cen£er of che tourist development in the 
downtown area aud based on tbe air rights iilhcrent in the lease, it is estimated 1owards the upper end 
of the two most similar indfoators at S:30/SF. The reotal value can he. sum i:ruirit ed as follows: 

10,000 SF x S30/SF/year • S300,000/yea, 

Based on the foregoing, the Market Value Co1:1dusion is as follows: 

$300,000 s- 8% = S3,7S0,000 
($3,750,000 s- 10,000 Sf= $375/SF) 

I f-078 / Mt. RobettS ir3tn L.a1l<1 l,1!;1$e., Jun~u 
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Subjcc1 Pho1ograpbs 

Trnm from Sou1h f railk.1i.n Sltee1 0623 11_1816 

062311_1818 

Typical shordinc nearby 06231 I_ Jlt26 
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Subjcc1 Pho1ographs 

06231 1_1820 

062311_ 18211 

View of mm pLlza. eiry p.,r1:il'lg aOO Sl:'ltt ~,r 061311_1826 
recail core are.,. S Franklin St looking N from 1mm. descending 
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155 S. Seward Street 
Juneau, Alaska 9980 I 

Timo1hy W, Riley, Real Estate Appraiser 
HOlv\1" & COMJ'ANY, LLC 

403 Lincoln Street, Suite. 2 JO 
Sitka. Alasko 99835 
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HORAN & COJ\i!PANY, LLC 
.COJ l.fNCOLN STREET, SUITE2J0 Sl'l'Kt\, ALASKA 99835 
T l!U'.PHONt (907) 747.6666 } .. A,\: (907) 747•74 17 [Mi\U, .til,111rncn:ial(if h<,rnnsppr:1is::il~.cJ.l.!ll 

CH,\Rl.CS E. lfORAN1 MAI / WIU.IA.M G. fi'&l~C IJSO~. T 1MO1·Ht W. R.JLE\', JOSHtJA. C. FIOR.A.N, 
J A.i\f£SA. CORAK AND J/\CQU.E WAI.TON 

Augus1 31 . 201 l 

Phil Bconer, ln1erim Port Djroo1or 
Ci1y and Borough of Juneau Docks snd Harbors 
155 S. SewoJd Street 
Juneau, Alaska 99801 VIA Email teena_scovi1J@ci.juncau.ak.us 

Re: Estimated Market Rents of ATS 1277, Plat 83-210, 1.83 Acres Located m Gastineau 
Chann.el, Juneau, Alask.11 AOL 102934; Olli' file 11-079 

Dear Mr. Benner: 

I have anuly1:ed the applicable real estate mnrket for sales information as well us :my {lppHcable 
tidelands and waterfront leases. Based on this analysis. the estimaled annual market renl value, as 
of lhe valua1ion date of June 23, 2011, is as foJlows.: 

ATS 1277, 1.83 Acres; 79,715 SF 
SI l ,9S7.25/year 

Yottr anen1ion is invucd 10 the remainder or this repo 11 which sets forlh the Assumptions and 
Umi1iJ1g Conditions, Cc:rtilic.1tion of AppraisaJ, and lhe most peninem data considered in enimaLlng 
1he markc1 \'alue oftJle subject property. This summary appraisal repon is intended l0 c.omply with 
the ruks and rc:gulacions :is se1 fonh b)' the Uniform Staodards of'Professiona1 Appraisal Practice 
(USP AP). the City and Borough of Juneau's Appraisal instructions and the: Standards and Bylaws 
of the Appraisal l.us1itute. 

Jf you have any questions or c-0mmenL<:, please feel free lo contact me: at your convenience. 

Sincerely, 

HORAN & CoMPAl<Y. L LC 

0--W~ 
Timothy W, Riley 
AA685 

http:Alask.11
http:Chann.el
mailto:teena_scovi1J@ci.juncau.ak.us
http:CH,\Rl.CS
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C 1W.1'JflCA 1'10 N <)f Af'PR.AJSAI.. 

I ce1•1ily lha1. lo lhe best ormy knowledge t11J<l belief; 

The suitcmc1)ts or f~1 , co,uafoed i.n this repor1 are true ond correct. 

llte 1-eportcd amdyses, opinions, and condusions are limned oaf)'by me 1,ep0rled assurnptjons and 
I im i i ing cooditions and a.rt my personal. impartial, and unbia.1tod professioo:d analyses, opiofons. and 
conclusions. 

r h<we no present or prospective interest in the propeny 1h:u is lbe subjee:1 of this rtpo11 and no 
pcr.sono) interes1 wilh ,espect to lhe parties involved. 

I have no bias wilh respect to the properly that i:$ the subject of this repo11 or to the parties involved 
wi1h 1his :t.Ssignmeiu. 

Myengagt menl in this assignmcn1 wa:, notcontingcm upon developing_ or reportingpredelemiined 
results, 

~·1y compensation for complc1ing this ass!gnrncn1 is no;: contingellt upon tbe dt\'el-Opmtnl or 
reporting of a p-tede1enniued vahie or dfroccion in v;due that favors the cause Clf 1he clicot, 1be 
amount of the-vaJue opmion, the a1tain.mcm of a supul:ued n~suh, or 1b~ occwren« o( a subsequent 
event direc1ly 1<el31ed 10 the intended use of 1h.is appraisal. 

The re1)oited ;lJlaJyses, Opinions. and cond usions wcre.devc-lopod,and this repor1 b:isOCeo pcepar-ed. 
inccmfomdtywi1h tile req1.1ire1»el)ISOftbe Code of Proies~ional Eth k s& Stand.nrds o(Pro(cssional 
Apprnisal t>rac~icc of'1he Apprai,;a• l~ titutc, which Inell.Ide die Uniform Standard!! of Professional 
,\ppraisal P1.i:ciice. 

The use <:>f this repor1 is subjec1 10 1J1e requiremen ts of the Appraisal lnstitute relating to the rtwicw 
by its duly authorized representatives. 

Timothy W. Riley made a 11crsonal iMpcctioo of che pro~t1y tbat is 1.he subJ.:Ct of this report on July 
,o, 2011, 

No one provid¢d signiftcanl real propel1y appraisal assistance 10 the pe.-sons sig."ti11g this 
certiiicstion. 

Our office previously e~lu:ned ch~ subject leas-e to determine 1he ne~d for adjustment based on 
eurren1 marke1 trend.,;. No other appraisal scr.1iccs were J)erfonued on the subjec1 least iu the p.'tSl 
three vea.rs r-[)--wf;.\. 

Timoilty W, Riley, Reill Esta!e Appratscr, AA 68S 
July 30. :?01 I J\llf!lq }I, 20 11 
lnspee1i<>n Md Effective Dnte Oale of i{cport 

11 ..079 1 Smitli'fidd:lildS:, AT$ 1277 
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I 

HORAN & CO~trAN\' L L C 

SCOPE OF' APPRAJSA l. 
This sppraisal ,s imended as an upda1c of 1he rt n t for s tidelsnds lease. The subject's lease rate 
!ichedule wiH be :imended to a more typical City nnd Borol.lgh o! June.au five year update schedule, 
aud a chtmge made lo compensation language in the !ease refleC!jng market value*, which is 
intended Lo maximi;;e income to the city based on the a1>praised marlce;: value ren"al of thefr laad!i. 

Appruisal Methodology 
The mos-1 direct way to estimate mal'ket ren1 is by the Rent Comparison Approach.. fo this appro:1cb, 
the annual rent of similar properties is considered on a price per square foot ba..:;is. We: idcntif>• 
comparable infonnaliOn through interviews whh knowledge.able participams in t11e real estatt 
maJ'kc;s such as local appraisers, other lessors an-d lessees, diS<:uss:ions with omnicipeJ propt.rty 
assessment personnel and others who are familiar with the re.ii c.slate market in Southeast Alaska. 
;-\ search was performed of s imilal'ly used propeirties in Lhc c-0mmun?tics 1JlJougllout Soutb~t 
Alaska. lnfonmufon was collected fi·om rcJk1bJe sources as availilble. 

Our office maj1nains market data infonnation on sa]e.<>. tran,fcrs and on a geographic location basis 
for those rural propenies not 0011necled to a toad system. Within each of 1hesc areas, Lhe dat~ is 
further segmented into conuuercia1 and reside(l[ial properties. Wilhin the$C divisions of s<:-parndon 
are divisions for :toning and whe1her Lbe properties are watetfronl or upland parcel$. Horan & 
Comp~ny, LLC maintains and c:outimi~Uy updates tbis librruy of saJe ttansac.tions throughout Lhe 
Sitka and SoutJ1east Alaska region nnd has done so fo r over 2S yc~rs. 

I. I I 0£.'1T'IFICAT'ION OF P1tor £R'fY 
The subject of this rcpon is ATS J277, Plitt 83~210, Juneau Recording District, First Judicial 
District, Stme of Alaska. This survey 1s a ponion of the Nonbland Barge landio_g si1e on Channel 
Drive adjacent co Gastineau Channel in Juneau, Alaska. 

The property is located on tidelands adjacent 10 tlie Mendenhall Wetlands State Game Refuge 
(M\VSGR) in Gastineau Charrnel, oIT tbe tnai1tland adjacent to Salm()n Creek. 

1.2 PURPOSE OF A.Pl'R;\lSAL, .lNT&NO&O USERS ANO INTENDED US£ 

The putpose of this summary ttppreis-al is to detern:ii ne the annual 1J1arket rem based on 1he marl<el 
rental r:11c for che Jand. 

Intended use.. ·nlis vatuation is (O be used to sci fnarkec rent for a lease wiih five yc..:ir ren1al 
:idjus;mcnts based on a tidelands lt.ase with 1he City and Borough or Juneilu. 

Intended use.rs ere the City and Ro rough of Jur.esu and Tim Smith, c1 al, Lessee. 

t A's not~d m C0J'g Chap.er 50 Lease. Administration; IJ5CBJAC 50.040 

lf,079/$m11i1Tidelllnd~ATS 12n 



3 HORAN & COMPANY, LLC 

J.3 PnortRTY R)GHTS ArPllAISEO 

The marke1 rent c:s1i1uatc ,s for tbe pl'ope11y in ree sin1p!e intertsl less mineral rightsl in its pre· 
developmem comlition. Tbe approiser has noted special stipufa1ions as amended associmed with the 
original le3se. The emended stipulations allowed the ahcl'ation of use, proposed layout and an 
expansion of the proposed basin. These supulations define use end devc.Jopment and will be 
considered in tlle lease onnlysts. 

1.4 TERMINOL.OGY 
Market Value 
Ma1•ke.1 \l.llue is described in the U1lifo1m Swndards of Professional Appraisal Practice (USP.AP) as 
tOl!ows: 

A cype of vafuc, stated as an opiJljoil, that presumes the transfer of a property {i.e., a right of 
ownership or a bundle of such rights), as of a ceriain date, unde.r specific conditions set forth in the: 
dcfmition oftlle tem1 idc.-ntific:d l>y the tipprniser as applicable in an appraisal. {USP AP, 2010.20 11 
ed.) USPAP ti.so requjres lhal ec:rtain items be incJuded io every appraisal report. Among these 
iteins, the following are directly tela1ed 10 the definition of m:irke-t value: 

• Jdentific;)t iun of t!Jc specific prope11y rights m be appr~isecl. 
• Srntemem of the effective: date of 1hc vaJue opinion. 
• S~ificatfon as 10 whether cash, tcmlS equjvalcnt to cash, or other prc:dsely described 

financing terms arc assumed as the basis of the appraisal. 
If the approjsaJ is co11ditiot1ed upon fimm.c-ilt:g or other icrms, specifica,jon as to whether the 
financing or tenus are at, below or above market i.nte-rcst rates and/or contain unusuaJ 
condj1ions or inccmives. The tel'lns of abo \·e. or be!ow•n1a1:ke1 in1cres1 rates and/or other 
special inc.eotivcs must be clcatl)' set forth; 1he.ir-con1ributfon to, or negative influence on, 
value must be describe-d and esrimatcd; and lhe maJ'ket data supporting the opinion ofvah:ie 
must be de.sc-ribtd and explained. 

111~ t>r~m'W)' ef,,ti/1 t'.11.<JJe Jpp,W,,f4J, :Stll f:d!toon. 1,ppr-,uU m:iiut.11. ~ J ~ 

.Markel Rt:nt 
l11e most probable rerit tha1:, property should bting in a co1npetj1ive a1Jd opeo mn.rket reflecting all 
conditions aJld restrictions of the lease agreement inc.Judingpe.nniued uses, use restrictions, exper\se 
obligations. te11n, concessions. rcocw,t and purchase options, and lenant improvements. 

11N IA(,.•lt,,.wry of Rn( 1-~tflf, A;,,•.v~,I, j (ll l!d1tiun, "W'a.iUJ IMRl:'.;~t,. 1'l!C$ ! -: 1 & Ill 

Tidthmds 
Ali areas which arc i?t or bc)ow mean high tide and co.as!al wet!ancls, mudtla;s~ and similar areas lhat 
ate c.ontiguous or adjacent to coasrn1 wateJ'S and are an lnrcgra! part of tile estuadne systems 
involved. Coast-al we'.(anris include marshes. mudflats. and shallows and means lhose areas 
periodically inu;\dmed by saline waters ... 

hf111 ,~•low K·(-<P"'WrAfj,kf('JkqQl((lf J1:,-eloumtt11I/Nlj•,·rw:!..,'<l!':flmfi'l"i 1bt11tl 

~ Reserved b)• dloC' state under AS J8.()5.f2S{a} 

11-079/ Smi>h Tidcitind~ AT'S 1277 
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4 HOJ<AN & co,tPANY, LLC 

J .5 P AHTr£S TO TU£ T'R.ANSAC'l'ION 

C lient and QjlCnsihle Owner 
City and Botough of June.au. 

Lease AJ>pHc:1nl 
Tim Smjth c1 al. 

J.6 INSPE:CTtoN ANO E f'•P£C'f'IVE DAn:: 
r-imothy Riley made :i personal inspec.t1on of the propeny lhal is tlle subJect of this report on July 
30,2011, 

The tffcclive date ofihis sppwisaJ 1s 1hc LllSl)ettion d:itc. This h.as been confirmed by Phil Be1lJlet. 
lmei·im Port Dir~C!Or for the Port of Juneau. 

I. 7 PROPERTY HISTORY 
The subject j)roperry was owned by the State of Alaska for man)' }"(:ars. A lease was issued April 
27, t9S4 with an expiry of April 26, 2014, and tl1e adminis1ra1ion of the Jease was transferred to the 
Cityof'Juneau on February 8, 2001, uJldet Lhecorldicion only to !ease and n()t to sell or transfer this 
type of property. The land was recorded is patemed on July I Oi 2002. 

1.8 ASSU1'1l)T10NS AND LIMl"TlNG COKDJTIONS 
This appraisaJ f<.\port and valuation CQntained herein are further expressly subject to 1he followiDg 
assumptions and/or cot'lditions: 

I . I I is assumed that the data, maps and descriptive data fumished by the client or ltis 
rcprcscntoiive arc accurate nnd conect. Photos, sketches. maps, and drnwiogs in this 
appraisal report u.rc for visual.iiing the proJJerty only and arc not to be retied upon for nny 
othc( use. They may not be to scale. 

2. The vatmuion is based on mfonnation and d~ta from sources believed rehable. correct a11d 
acc.urntcly reported. No «.-'Spons1bdi1y 1s ass,uncd for false data provided by other.s. 

3. No responsibility is .assumed for building pe.:rmits, z.one changes, cngit1eering or any other 
services or duty connected with legally utiliz.ing the s1.1bjec, property. 

4. This app:illsal was made on the ptemise 1hi!t there are no ~ncumbranccs prohibiting 
utilization of the prope11y unde.r the appraiser's estimate of the highest and bi:st use. 

S. It is assumed ih:11 ,he title 10 the property is mnrketable No invesdgadon to this fact has 
been 1111\dc by the appraise-r. 

J J-079/ Smith Tidelands. ATS J21? 



5 .HORAN & COMPANY. L LC 

{). No responsibilily is essumed for m1mers of law or legal imerpret;ttion. 

7. lt is as~umed no conditions exist lhat are not disCO\'el'ab!e lhrough nOmlal diligcn1 
inves1ig.ation which would a.ffec:t the use and value of the propc!t)'. No eng.ineerini rtporl 

was made-by or provided to the ~ppraiscr, 

8. Unless otherwise stated in this repon, thccx.istenceofJlazardous material, which mayor may 
not be prescm on the property, was not observed by dte appraiser. TI1e appraiser has no 
knowledge of the existence of such num~rfals on or iu the property. ll)e appraiser, however, 
is 1lotqoalified to detect such subsiaoccs. The prcsenceofsubstancessuch as ~sbestos, urc:a~ 
formaldehyde !oam insulation, or other potcntialty hazardous materials may affect the value 
of the p,•ope:ry. The vatue estimate is predicated on the assumption that there is no such 
lnaccrial on or in the prope1"tytha1 wot1ld cause a loss i.n \!alue. Nu responsibility is :lssmned 
for aoy such conditions, or for any expcnisc or e11ginee1'iJ)g knowledge required lo discover 
chem. The clienl is urged to retain nu ex pen in this field, if desired. 

9. The value es!im,ue is made subject to the purpose, date .ind defini tion of value. 

JO. The appraisal is to be considered in ics einiriery, the use of only a por1ion thereof will render 
1hc appr~usal invaJid. 

If. The appraiser shall ool be requlrecl to glvc iesiimony or appear ln ooun by reaso1l or this 
appraisal wich refe.rence to thepropercydescRbed here-in unless prior ammgemcnls have been 
made. 

12. 'fhe market rcnr is estimated for che crnct w ith oo value for iJ'nprovemerlls 11:, the land or 
unprovcmcms on 1bc land which are owned or leased by the lessee. 

J H)19/ Snulh 1'ide bt1ds, A iS J2 77 
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HOllAN & CO,\ll'ANY L LC 

AR£A ANAl,\'SIS 

:?..I lN'l''nOOOCl'ION 
The subject prope11y js near the north end of improvements along Channel Drive adjaccr.1 10 Egao 
Dnve, a four~lane, divided highwJy. Access 10 the areo is via the conuolled Ltaffie exchange al 
Salmon Creek n~rby. As noted, tbc subject is a b.arge landing, taking ad\•;uuage or the good 
loc.nt1011 wi1h dirccl aCCC$S to 1be expresswt)' !iu.king bOlb town and the valley. The ndjacem 
waterfront cbaracccr is primarily industrial <)r commercial uses. 

This art~ has importance to Juneau due to its easy access to tile highway as weU as the lourism 
anrnction of the Douglas [stand Pink aod Chum Ladd Macauley Hatchery facility. Large office 
b1.1i ldiJJgs for the Depanment of Transportation as well as the Juneau Empil·e·s building and the 
Bartlett Hospital medical campus and adjacent developmenl across chc highway are other exaroplcs 
of the area's in11>0rtance and desirable locatjon. 

The existing tidelands lease allows the use of areas deep enough to moor shallow d.r:,ft vessels. As 
part orthc original pen nil as ameoded, a large 4.98 AC, 75,000 cubic yard dredged basin was created 
to allow barge traffic rnooragealong the shoreline. The tidelands Slart to shallow up in this are-a due 
to the combined impacts of glacial rebounding and .siltation, wlth reduced water depths the norm. 
Due to lhe subject being adjacem to the Mendenhall Wetlands, with a nearby active 1ouris1 attraction 
at the hatchery. it is unlikely there will be,my furtbe-r intense industrial de\·elopmeot iu 1.hearea. The 
waterfront to thesourh and west is zoned Waterfront lndustriaJ (WI), \-.·ith a.1 upland ponion zo!led 
General Commerci•I (GC). 

2.2 JUNE,\IJ AR t A DYNAMICS 
O~m.and for real eslale is generally driven by population, and populatioo is sustained byemployme111. 
The Juneau economy is driven by the major basic induslty, state government 

There has been t1 tendency to mo\•e srate government, or sig1liticam l)Qrtio(ls, closer to Ar~horage. 
This results in downsizing in the Juneau area. The office m u.rkd has also expanded omof dowmown 
Juneau into the l\•lendellh-all Valley where Jess expeJ1sive space is available. 

The tourism sector of the marlcet has bf;gun losU!biHzeafler gtowth in the 1990~2008 period Much 
of this growth was aided by Juneau's intensive capit:!} improveme!1ts for dock space downtown. As 
a regionaJ hub, Juneau uikes the lion's share of the tourism market actiog as a sranin,g poinl for 
Glacier Bay and 01her nearby scenic wilderness stops. Ju1le.1u•s downtown waterfrom area was 
developed. taking advamagc of the tourist,, which dischat_ge i.J.Hoor near the downtown area. Annual 
visitation for cruise sbjp p1:ssengcrs wa:\i leis than 400,000 in 1995 bul inciwscd stendHy to over a 
miHion in 2008. This ruarkel has seer, some sotie11ing due to economic factors, with c:siimatcs for 
I.he 2011 season of 885,000 passengers or I 5% less Lhru.1 lhc 2008 peak. The softening of the tourism 
mnrke1 has Jed 10 a cofl}jo}id;11ion of providers and facilities in the mrius1ry as a whole. 

1 J.(1791 Smith 1·1dttf11'ld5,;. ATS 1217 
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·nlere i$ signific.an1 growLh oocurring in the mining indusny wtrh the success ful penu.utmg, 
development and receni opening of the Kel)sin.gton Mine, noi:th of Juneaut which is supplemen1ing 
the employment ac the existing Greens Creek Mine on Admiralty Island. Both of these miMs use 
June!IU as~ base of 1:ousing for their remo1e opcrar.joJa, which are exttmsivc. 

Juneau ·s e<:011omy hasbee."I growing 
:.-lCO!I-•~---steadily since a mild dow1mm1 in the 
.11,111>:.' 

late I 980s. The housing: 01arket 1'l.~0-: 
~~,0'11 appears to be stable. The outlook for l'S'~O!l 

fomre dcvelopmc:111 depends upon -
the economic sectors tbat the general 
real estate devdopmems would 
serve. The forecest would be for 
SI.ability overaJI as s1iown by the 
chart here: 

"" ,., '-tl'!"t •·· I n i 

2.3 LANO L EASt PEI\CENTAC£RAT£ & TfOf:l • .ANOS TO UPI.ANOS RA r ,o 
1.n pursuil ormy analysis, r h:ive determined the norn1al way to set 1idelat1d rent$ as a percentage of 
the hmd \ialue if direct comparables are not av.ailabJe. 1 havc-foc:Juded a srudyof1his in the Addenda 
of1his rep<>rt whic-h concludes an 8% ra1e. r have also considered that the market often allocates the 
values for tidelands on a unit price as a. p,erttiU~g_e 6f !he unit vaJnc for nearby or adjacent uplands. 
J have made a srudyorthis ph-coomeuon and incJuded it in the Addenda uodc:r ''Tidefonds to Upland 
Ratios." for the purposeoi this report, sc:vc:rat lidefand allocatjons have been used aod are generally 
allocated al nbout 30% of the- unit value of the uplao:ds. 

I 1-0791 Smith TillelsnCB. A'rS 1277 
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A'8nsl pno10 !Mteo Jurie 20C6 

NORTHLAND BARGE Vicinity • NOT A SURVEY· 
10: lino~ ::rec ;:,pprox1m~1q 0 tl~ lSO SQQ 750 1.000 

Feet 

AERU.t. ov,mvmwoFSUflJ'£CT PROPf.k'f\' ANf> NtJ(;HB(,)Jlll()OI) 

tJ-U79! Smi1h Ti&:bnds, A'r$ '211 
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J PROPERTY DESC.Rll'TJON 

3. i OV£RALL DHSCRll"TI0N 

The: prqposcd subjeci tideland lease is e.djacen1 10 the applicam)s property, ATS S77, as shown by 
1he plat on Page l of this repon. The size of tbe site is 1.83 AC or approxiru:ueJy 79,7l5 SF. The 
site is an irregular trapezoid, 42) .83' wide on lhcc.hannel and 456' adjacent to A'fS 877 on 1he shore 
and rnnges between J88.4J' on the sou1heast edge and 200' to the north. The parcel 1s filled and 
adjacent to the exca,,.9tcd bnsin serving the landut.g and eohauces the use of the adjaccnl uplands. 
As nppraised. the.re are no improvcmonts. The prospective Jessee anticipates con1inuing bis present 
use ns ii barge landing area. A SO' pedestrian access easemen1 js no1ed along the shorelioe. 

The appraiser was not provided with an as-builtsuJvey oftbc 5ubject site, The site was shallow !idal 
lnnds, and primarily awash at high (jdes. The site ·is between the median high and median water 
rnarl-s. 1lle inter-tidal lands near the shore area1 presenc nearlyc.ompleteJy filled. wi1h 1bc pcnni1ted 
basin ofrsite, below median low water. 1'horc are significant impro,•e.ment£ on !he adjacent upland 
parcel, also owned by the lessee. 

Access 
The site, as presently developed, has vchicu)ar access by a driveway off site leading ont<> tbetmbjcc1 
tidelands from Channel Drive. ;\sappr:i.is.cd, the subject would be undeveloped with occ~'i througb 
the adj:icem 101. 

Utiliti~ 
City sewer, water and private utilities including powel'. trash collection, phone. table and focJ are 
available. 

3.2 ZoNINC 
The properties are zoned Waterfront Jndusllial (\VJ). The WI, waterfrom industrial district is 
imended for indu.suiaf and port uses, which need or s ubstantially benefit fron~ a shoreline !ocation. 
ln addi1ion, many of ti1e 1.L,;es thut are allowed in the WC, waterfront commercial district, are also 
allowed in the WL waterfront industrial district The WC district allows for bolh land and wmer 
space for commercial uses, which are directly rt.lated 10 or depcndeni upon ti marine envi.ronment. 
Such activities include private boating, commercial freight and passeogertraffic, commercial fishing, 
floatplanc operations. ;md retail sen•ices directly lioked lO a 1neritime cliente!e. Other uses may be 
permitted if watcr-dcpcndcm or water .. oriented. 

3.] ,)SSE;SStO VALUATION ANO TAXES 
The subjoc1 property is assessed by the Ci1y and Borough of JmH.•.au. 11le.subject is identified by the 
asses.sot's ofiice. as 31 SS Channel Drive; ATS 1277. ·1ncn.ssesunem number is 78090 I 03010 I and 
the current assessed possessory inte.rcst for the land is $201 .600. The esi:imated tom! \1ttlue of Lhe 
site b>' lhc assessor is $53 J,860; \Vith approxima!ely 45% cstiml!tcd as filled and valued at S 10/SF 
nnd .55% esi-im;1u;d JS unfilled and estimated a1 $4/SF. No improvements arc noted by the assessor. 

I I 4J79i Sl'l!Jlh Tidelands. ATS 1271 
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1'hc l)'l)ical mil rnte in Juneau bas been bct\veen JO. J 7 and 12 mils over ilie pi!st few years and is 
currently tO.SS mils for fiscal year 2012. 

3.4 EASeM~NTS MW O TO.ER RitSTRICrl0NS 
There. is a 50' pedestrian eosemenr on the subject lot The subject IOl is restricted in use as specified 
by 1he lea.se agreements and amendments. The original 1982 pJan ror a coiomercial dry marina .ind 
marine service fac ility with boat storage, hmnching ramp itnd mooring float was amended in 1989 
lO allow marine rcla1ed storage a.~a and a commercial barge facility with an exp.anded dredged basin 
and a reconfigured uplands layout. P!ease refer lo ti1eaddenda for details of lhesc agreements on the 
allowed uses or the subject fol. As noted, a penni1 for a1l dredged basin benefits the 101; however, 
this basin is primal'il)' i1l state waters Md is not c01isidered in this ~ppraisa1. The appraise.r is 
uuaw~re of any other easements or resufotions. 

3.5 F'tJNCTI0NAl, IJrlLITV Of S rTI? 
The lldeJands are located in support of Lhe adjacent barge facility func.tio11. Their isola!ed location 
and the adjacent dredged basin Jimits their demand to the sp«1itic upland user. These tidclan<ls 
function well for lhe imended use, but due to the access liroluitions, physical loc~111ou and 
characteristics of the site, 1bcy would have limited utWty for any 0th.er coromcrckt1 user. 

The subject a.I.so exhibits high functional utility lO the u.se.r due ,o the existing, developed nature of 
these tidelands. The developu!ent of these 1idel,rnds tn the present day would be unl.ikely, or much 
more costly, d'ue to the adjacellt Mendenhall Werla:nds State Game Refuge as wen as the oversight 
of various regulatory agencies and the split ownersh.ips of the affected area, with a private emity, the 
c i ty and the state alJ having interests m the genera.I aroa. The site cxhjbits high utWty due t0 the 
gr.audfothered narure or 1be barge landing. Recognition of tbc difficulty or even likelihood or 
development of comparable sites must be recognir,c::d in the analysis of lhe available data. 

No lease d ocutnenls have been fo1a li2ed. Based on imervlews with harbor master persomtel. it is 
expec1ed tha1 the lease would closely fol!ow i typfoal net !case siooilar to sum: :utd city tidelands 
leases in 1hc area. These leases arc cssc-ntiaHy total net leases. The assumed terms are as follow$: 

3,6 SYNOPSIS OFTYPICAl. l� &ASE 

legal Description/Leased Premises: A TS 1277, Plat 83~210, Juneau Recording Distric1, Fil'St 
Judicial Districr, State of AJaska 

less()r: Dock and Hal'bot Board of Ciry and Borough of Juneau as 
la1ld manager 

Le.tsee: Tim Smi1 h e1 .at 
Term oflease: Formerly 30 years; new ttnn unknown. 
Originol leose.Do1e: r\pril 27, 1984 (with Slate of Alaska) 
£.ffective Date: June 23,201 J 
Reappraisal anniw!.r.'oary: April 26, 2014 

I 1°(>7 9I Smith Tidi::l:inds, Al 'S IJ77 
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R.&t1al Adj,mmen1 Period· 
Ure: 
Frup,.•rty R,g)Jts lncluded: 

p-,.<,pcrry it.lghts Exd11ded: 
tasemems: 
Other renns b/lease: 
Reversibn of Jmprove.ments. 

8111/di,,g/Site !mprove.mcms 
!ududi·d: 

E\<t-1·y five years, bast>d on e~tlma!ed 11wrket value 
Barge Laudil!lg 
Nonnnl rights conveyed by lease. In addition, Lessee is 
allowed lode\lelop andmain1ai11 a dredged basin or4.98 acr~ 
in slate owned waters. 
No mineral or limber ri.ghrs are conveyed by le.ase. 
SO' Pedestrinn Eascmc111 on meander line. 
Typical full net le--d.Sc indemnifying lessee. 
Not specified'. but typically able to be retained hy lessee or its 
successo! if all obligations or feasc. havc bcc1> fol.fi lled. 

None All inuprovemems to be provided by !~::;sec. 

11-079: Smilh Tidtl/lllds. ATS J211 
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, VAL UATION 

-t. I fhGllES1' ANO B RSi USJ! 

1-Jighes1 aod best use is defined as "lh~ rtasonably probable and legal use of vacant land or iln 
improved propeny tbac is physic.any possible, appropriutely supponed, financially feasible, and thJH 
results in the highest vah1e. The four criteria the b.igbcst and bes1 use muse meet are legal 
pe.nn.issibility, physical possibility, iinancial feasib ility, and maximum produclivity. Alterncnively, 
the pivbnble use of land or improved property- specific wilb respect to I.be user and 1irni1l.g orlhe 
use-1hat is adequately supported and resulls i11 the highest pn:sc1u vnlue. 

111,i: DktifNMr}'ojk.MI l:t:.:,•# Ap,w(Ml/.\'. Jlll5dili,on, Arim1i1al l1ulittAf, p-,:o ~J 

The highest and best JJse or lhe site is for its continued use- as a ba(ge lallding. The site ha-; 
functioned well chis way for the past 20 years or Jnore and "ppears Hkely to continue 10 handle 
wharfage to 1he needs of the exis:j1)g user. The site docs not extend into deep water but is sufficient 
for 1he needs of the lessee due co I.be permined dtedged basin. Due to isos1etic rcboun-ding and 
s ilrntion from nearby gfacicrs,additloo:il dredging maybe required to continue to aci:.css deep water 
Marine-related ind\Jslrial uses ar~ the defining use for the subject paocel ind are the highest <llld best 
use, 

4.2 T ioeLAN"DS llENTAL VALOR 
I have inveruoried doz.ens of sales and IC"-ses, and c-0nsidered 1hc most compan·1bfe on an (wernll 
annual rental basis IO the. subject proposed leased premises, The t0Uowh1g iable contains 1he most 
helpful d:.'tta that shows ,vhat 11tt: area mi,gh1 lease for on a per square foo1 basis. 

If 1he comp.i.rabJe was tidelands exuacted from a sa:le, the an.nual rent was csiimated m 8% of the 
tidelands 't·alue only. The "!located tideland portion vaJue of lhe 1ransac1l()n is 5ummarizcd lo the 
t.1.ble below wi!h indica!cd annual rent at 8%. 

11 -079/ Srnitli Tidelands. ATS 1271 
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TIDELAND Rc:,.rr INDICA.1'0MS • ATS ll77 

1'1detands lml it aled Annual 
Siu Vafuc of Annu.al Rent/ 

NICo rnp l'raos-:1cdot1 Oe$trip lioo O:u~ ($F) Sale Re-nl SP 

#J~34 I 31 SO Ch:mncl Ori~·:: - Fosken Afloca1io11 04/00 10,000 $23,(K)(I s 1,34000 $0.1 s 
ATS l 412 + upla,td • cx1rac1ed lidellmds 

l All74) 2.691 Channel Orl\'efJuncau Rtdi Mix Alloc:edo-11 0&'<13 SJ,40J $81,300 $ 6,504.00 so.n 
Loi 1, ATS 7, leasehold LOI 2 A'l'~7. A'rS 1067 

3 N.!177 2691 Ctia.ntit l Ori\'i: 08/1)6 70,001 LOISC $?0,.500. IS SO. IS 
l'...ol :?, ATS 7; AOL 2193 

• #"4 187 2697 Channel Otive • Dff'AC 08/10 2t1,S73 $31.885.92 to.IS 
TrA&8. AiSl3!i6 '"'"' 

#1744 5 3560 Nonh 1:>outla.s t l igbw~y OS/JO 4J,S65 Lease s !,77J.OO S0,20 
'1'~1$ ,<\&9, ATS S41. A0L 5!488 

Subiee1 - ATS 127i 06/1 J 79.71.S Soh'c Soh·c ~h-.i 

9207-12"2,6 

041304.,08 19 

Comparable 1 is the allocation of a dated saJe of au adjacent parcel. 
When adjusted for its tidelands as o rent comparable at 8% of the 
allocated value, it indica1esS0. I 8/SF, high for !he area, bUI within 1be 
range and likely due to the smalJ si~e of the unfilled 1>01t io1l or the 
site. Thi,s indicator is given Jess- wcigh1 due. to due to ciiue, it-s 
allocated components and size. 

Compar~ble 2 is another nlfocation of a dat.ed sale nearby. This 
sale's area ls very sfotifar 10 the subject, however lacks the mild 
appreciation 1h11t occ1,1rrcd over the incerveuingperiod ofiimc. \Vbjle 
the sale closed in 2003, it was negoliated off an appi:uisal effective a1 
the beginning of 2002. lintited considetation is given this 
mms.action due to time and its allocated componenlS. 

I 1-079/ Smith Tideland~ ATS 1277 
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Comparable S was p.arl of ail a:;scmblage of a barge landmgsite wilh 
superio;wa1er frontage.overall. Thfa s i1e, closerco town aod adjac.en1 
deeper waters, is regarded as superior to dle subject's rnore shallow 
site and is given less weight 

CornparnbJes 3 and 4 arc adjacent to the subjoc1. ,he most current lease data available and considered 
most similar of all Lile compar.ables. Comparabtcs 1, 2 and 5 bdp to .support Lhe indications of these 
closest c-<lmparabJes. \Vheu conside,ed as a groop. all 1he sales and rental i.odica:tors cxamfoed 
.sugge.~1 a •;aluc fo 1he middle of the nlllge at SO. JS/SF. 

8<1$cd on the foregoing. the Market Rental Val\1e Conclusion ls as folJows: 

79.71 5 SF@ SO. IS/SF= S 11.957.25/ycor 
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