
CBJ DOCKS & llARBORS BOARD 
FINANCE M.F,ET£NG AGENDA 
For Tue,a<lay, Octohe, 25,201 I 

I. Catl to Order (5:00 p.m. to 7:00 p'.m.) ln 10, Room µ4, City flail. 

IL Roll CaU (John Bush, Tom Donek. Kevio Jardell. Michael Williams, Wayne Wilson. and 
Eric Kueffn<r), 

UI. Approvnl ·or Agenda. 

MOTION: TO APPROVE l't[E AGENDA AS PRES.ENTED OR AMENDED. 

IV. PubJic Partleipatloo on Non-Agertda hC!ms (not 10 CXCL>ed five minutes per person. 
or twcmy min~ncs 1ocal). 

V. Appru\'al of Augu,1 23rd, 201 1 Pi11an<e Committtt Meeting Minutes. 

VJ. Items for Action. 

l. Boom Truck Fee Schedule 

Con.uniuce QueStions 

Public Comment 

Committee DiSCltSsit\n/Ac1ion 

MOTION: TO 8£ OEVELOPUO AT THE MEETING 

2. Tideland Lease Rent Adjustment (Mt Roberts Tram) 

Com.mince Questions 

Public Cot'hment 

C'.orrunittce Discussion/Act.ion 

MOTION: TO RE OtVELOPEO .'\T THF. llt£ETING 

3. T ideland leas., Rent Adjuslm<nl (Tim Smith el ol) 

ConmUne.o Questions 

Public Com.men! 

CommiU<:C Dfscussion/Aciion 

llfOTION: TO BE t>IW ELOPF.D AT THt MEETING 
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CBJ DOCK$ & HARBORS llOARD 
FINANCE MEETJNC AGENDA 
For Tuesday, Oc,ot,.,. 25"', 2011 

vn4 J rem for lnformation/DisclL~ioa. 

VlfJ. Starr & Momber Reports. 

[X. Committee Admi.nistrath·e Matter.$. 

I. Next Finan« Com1nitu,~ Meeting Nove,nbcr 29''· 2011 81 5:00 p.m. 01 CBJ Room 
224, 

X. Adjournment, 
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CB.I 00CK$ &.HARBORS 
FINANCE COMMl'ITEE MEETJNG MINUTES 

ForTue;doy. August 23.10 11 

I. Call to Ord..-. 

Erk Kuc.ffner caU,:d the Fin~nce Committee Mcctln,g to order at S:01 p..m. in room 224 
Ofche Assembly Building_. 

JI. Roll Coll. 

The follo,..,,jng members v.•erc pr-esenr: Tom Dontk. Kevin Jal'dell. W:tyne Wilson. John 
Bush and Eric Kue.ffncr. 

The foJJowin_g ltlt!mbers wM= absent: Michael WHliam$. 

Al-$Q in attenduncc were 1hc following: earl Uchytil-Pon Dirt=ttor. Ruth Danner­
Assembly Liaison :nid Mea.thL'r Ma.rlow•CBJ L.1nds and Resi.1un;cs Munager. 

111. Approval of Agenda. 

MOTION by Mr. Donelc TO APPROVE THE ACENDA AS PRESENTED. 

tV. Publk: ParticiJXt\fon on .No.n-Ai~nda hems. 

Georac Oannt:r IU - Tiu: north end of the JXIWC:r transfonner ~ t Aurora is nol up to date. 
He h.as scc:n oo pro-active majntonanc~ 10 take ta,c,of Lhis. He h11.<; worked ()n ships for 35 
)•ears and on 1hc Marine Highway systen:i. In this cssc he wa~ n� t sur~ who wo~ keeping 
ttn eye on the power si1wuion. There are othi;r problems. The fish table.s BJC gone a·nd 
lloat!i• arc missin.g_. He wanted to bring it to the BQard's oucntloo. 

Mr. Kudl'ner-sugges:u~d Mr. Oanncr 1alk 10 1hc HarbomuBter. He woold be fo charge: of 
mai,m:nw.lte and he will bring it to 1He attention or Seta ff, 

Mr. Danner $aid Ruth brought these issues up wi1h the Hadmrmastcr about a year ago. 

V. Approval of previous mect.ing mim1t~s. 

Hearing no objccrion. du~ minutl".$ of lbe June 28. 2011 Finance Committee Mt.~ting 
were approved U pre.sen It'd. 

VJ. Items for Action. 

I. Tideland Lease Memo on A rs 123. Lm 2. 



CBJ DOCKS & HARBORS 
FINANCE COllfMITTEE MEETING MINUTES 
August 23. 20 11 
Page2 

VI. Items for Action. (ContinuCdJ 

Mr. Ut:.hytH said Mr~ Trucano would llke to h:ase tidrland 1:>arcel ATS 123. Loi 2. 
If approved, he has agreed to tho S.05 X 45.433 squar< fool sugge~u:d in the 200-1 
Horan&. C<>l'npony appr.aisaJ. 

f\'lS:, Danner c:<pre,ssed c(lntcm that the ilp_pmisal was 7 years old .and lh.e lc-ase rutc 54:cms. 
low compared to other rates sho has seen. 

Mr. Kueffner $3.id lhi.sc appraisal amount is tu be us~ as a stwting poini in d1e bid. 

Mr. Jardell said sometimes it ls- 11Qt tost cffccth•e to g_e1 a whole new appraisal on such a 
smnll tideland le,ase. He asked Ule Pllrl Pircctor ir staff is ssking_ for the boiird to move 
forward on this tideland ICMsc. 

Mr. Uc.hytil ~~id sta.ff is foQkin,g for approval frt>m the Board to move forwnr<I with 
lease neg~)tiations at thl.s poillt. Horan did not recommc:nd a cha11ge in the lcas·c rate. 
C\'cn after 7 year.s bocau~e the land has been unused and unimproved the whofc: time.. 

f\t~. Dm1Hcr asked if lease~ go to the law department before tlt-ey nre appro\'cd. 
She did 1101 fee.I like the conimiucc was comromblc with the item being prcscntcd. 

Mr. Kueifner said a.1 this time we ar-c considering the request to lease lidtland propeny 
and w~ ha\'t 110( yet agreed on lease tc:m1 or rrue. We are not :it that point in 1.b< appro,·aJ 
pn'>Ce_ss yet. 

Mr. Jardell said he \\"3.S comfol'Ulble with the lease and stated that in its current llOndition 
the propcny was not terribly useful ond it would be good IQ l~ase i~ out, 

MOTION by Mr. Jard<ll: TO RECOMMEN"D TRE PORT DIR£Cl"OR MOVE 
AHEAD AND PUT TOGETHER A LEASE PROPOSAL FOR ATS 123, LOT 3 
AND BRING IT BACK TO THE FULL BOARD F'O.R. CONSIDERATION. 

VIL Items for infonnarion/Oiscussion. 

I. Archipelago Property Update. 

Heather Marlow gnvc an o,·erview 9f the cvcms und valuation of the Archipelago 
PrQJX'11Y acquis.iLion. The CBJ cu.rrenLly Oms-a floating C3.St'mcnt down the middle or the 
p,operty. Archipelago Properties Is looking ro <ell th< property. 



CBJ DOCKS & HARBORS 
FINANCE COMMITrEE MEETING MINUTES 
Augu« 21.10 I I 
Pogc 3 

VI I. ·1u~m~ for infoonmion/OiSt.ussion. (Con1i01,1cd) 

1"he property start.5 at the sou1h si<f<rorthe parf(ing gnf?g~ and it run$ down to th!! 
white building just prior10 WerneTs Wharf. The property is b isected by an existing 
pier that ties out to €BJ dock, The: pier e:<tends o.ut to a crossw3lk and is an existing 
CBJ casemenL This is a nQ:ning e~scment whic.h me.an~ it c:a.n be relocated with in the 
property. 

We \\"Ould like: 10 purch~ a small portion of this property. l)ocl(s and Harbors has 
worked wilh Corbtls Ocsign to come up whh a po1e.ntia.l dc~;gn sclieme for Lhl! property, 
We: would like to create another publ.C waterfront feature possibly~ spae.c for 1he U.S.S. 
Juneau Memorial, 

Several differem appraisers ha,,e looked :at this property as well tis the CB.I Assessor and 
Ltu:y have. aU come up with d,iffcJ'tat mecl1ods of valuations and difTcrcnt \''1IUcs for the 
land. Ms. Marlow outlined those mc1hods and values in the Archipefoga Ac:quisi1ion 
Summary of EvtnLS and Vnluruion Activity, She said \\.c will conlinue to W(nt on finding 
an accepta,ble valuation oftlli.:: proptny. 

Mr. J:irdcll said Horttn seems to have ~ id lhat lhc 25ft easement hi• worth S45 per Square 
fool. The value of che propc-rty \l.'3S much less because there is an exislrng ~ascmcm. 
floa.ting.ea,;cmentnte, lt is not clear if he wa:s considerfng the side walk as well. 

Ms. Marlow taid I think thot is u Summery of the Vfllucs end what he is suggesting is on 
pag-c 5. He ha~ the easements-split out between m·e uploJ1ds (42%) and ridclo.nds (58%) 

Mr. Jnrdcll !i:tid the hues-1 comparub"le for any cell ~s going to be the .$300 per square ft. 
\-..·e jU$t offered for the sidew11Jk thut has an casemcnLon iL My rough· numb~rs say we 
offered $500.000 for 17,000 square f<et <tnd ,vejust paid $426,000 fo'r 1,500 square feci. 

Ms. Martow sai_d thm is the sumdard logic 1ha1 people want to app.Jy 10 1his valuaUon and 
this is in my opinion wh~re the seller has gouen tricked upas well, \Vb.at iS no t 
reprcs.ented in the Wold valuulion and 1hc apprai~r•s valuation arc the spec.iBI benefi ts 
lltat come ti.long wilh our project Tht adj,oining: property will get S330 per square foot 
Be-nefil from waterfront feature on the CBJ por1ion. 

Mr. Jardell said it .is hard for him to appn:ciatc Lhol concept bec.-.use 11: value is ·a \'aJae. 
Jf he had a p:ircel ne--xuo them 1ha1 had n.othlng to dQ with the ptu'Chase ond they we.re 
doing somethi11g n-cxt to me th.at makes my property more valuable, 1hcy could 1io 1 tome: 
10 me and dernand mon: n:ioncy because !'.hey made my properly more valuable. I 111ay 
pay more taxes for the- i~ value. 



CllJ DOCKS & HARBORS 
fflliANCE COMi\UrT££ MEETING lll,IN1J'r£S 
August 23, 2011 
Pug.::4. 

VII. hems ibr infomiatitm/Oiscussion. (COnti nucd) 

M$. Marlow said ju her opinic:m. na·onc. else other than tht:- CBJ Is ioiog to c<.m1e nlong 
and acqlJire: a piece ofpropel'ty and make it right of-\Wy tluu. will allow for Ulilitles 
and delh•ery access 1hat will benefit I.he adjoining propertie~. 

Mr. Jardell said he did not foci this valwulon ,yas rc.asonable. 

Ms. M.orlvw said we wilt aJwa-y-s have tbe11 noarins CB$emtnt m have good con~ction Oil 
1hc w;nerft'OnL 

Mr. Bosb asked ir we h:i\te conside-i:ed purchasing the whole propony. 

Ms. MarlOw soid we ha •lc noi- re·;Jlly considered thflt because cJ1~ tot.a) price is 10 MIiiion. 

Mr. Wilson asked what ,he 1•~ base for tliii& parcel of property would be and If CBJ 
Doc-k.~ and Harbors would 8,i!t enaugh rel um on 1he purcb~(-. 

Ms. Marlow said you could not guess whal 1he rax "a.Jue would be unlcs~ y ( 1t.1 knO'i\' whi!t 
will be buih there. 

Ms. Marlow ,aid th!! City Manager has been authorized by tJ1e Ass~mbly to negotiate 
with the owner. The owner has- no1 ye1 acknowledged the mclhodology we an: looking 
m agrtt upon. The chy mana_ger did wt1111 the addidot\al $i~wulk. We ha"e been 
enjoying a free easc:mentsincc i006 ru1d ·we nre rrying to 001tslder thnL 

Murr.t)' Walsh said he was pan. or the Ari::hipelago ieam in Juneau. Mr. Bud Simpson is 
in char,g~ of Archipclogo but must be ~cusod from rhis Item because he is .also on the 
Harbor B·oard. He said the special bent!fits pn;,posal did nOl seem n:asonablc. 

Mr. Kucffner asked what An.hipclago's plao for the propc11y was. 

Mr. Walsh said ~ey would like to St!c Ii ,i,,·atorfront Jetlture and lhe utility and delivery 
access. h )s, the largest piece or undeveloped ,.,...tc:rfronl propcny in downtown Juntau. 
The prop~r1y is c:um:ntly ror.~illc. Ht said he would report 10 the leam what was 
di'scussed at rheFinanoc Meeting. 

Ms. Danner asked about how many Sl(lnd.nrd sfzc. jewelry- St� res wQuld fit in this. property. 

Ms, Marlow said lkt property would fit IO j~welry stores on ea<ih side. 



CBJ DOCKS & HARBORS 
F11"Al'{C£ COMl\UTTEE MIIBTING M.INl:ITES 
August 2.3} 201 I 
Page 5 

VII. Items for lntbm:tatlon/DlSC'us!iion. (Conti nued) 

2. Updmc: on funding Sources. 

Mr. K ueffner said 1he wh.olc rdc.a behind this iltn, ,wts lO Jalk abou1 wl,cl"C some of our 
mpncy comes Crom. Tht Fhu-bo~ side is fairly .i:rraigh1 forward. We selJ mooragc:, 
elc.-c1ricily. lmmch pennits :md other misc. r«s ..... On the port side we have Mar1Jle 
passenger fees. tonnage: (ccs, head LaXe:. and \'c:ndor fcC!i, We do not h.avl:' complete 
;3cccss to aJI lhe port fonds. We hav'1 a lo t ?.>f exptnSC$ a:nd we have to n,o.ke these 
balance, We do not have.cootrol ovi.-:r marine passcJtger ti?es. We do gc,t grants fi'.Qm 
time lO lime .as well. We also h:t've cidelnnd lc;ase income which goes 1m,,ard the Harbors 
side. 

Mr. Wilson a-sked where the property pur,c~e would corm: from. 

Mr. Kueffner said this would be puroMsed 1.hrough the lands committee ,,.,j1h marine 
pa.ssenger ree$ for 1he purcha.sc of"tide.larlds. 

M,. Bush said for open space acquisitions it would be·bc!\<:r 10 At;IYiro IM whole thing if 
it is coming from marine passen;er fees. 

Ms. Marlow said we ha\'e threc·acqu~sitlons we al'e \\0rking on rfgh1 now out ortJ1ose 
funds. We are pun;,uing acquisition or the spit property over by 11\e under-bridge park and 
the sea walk piece ~9ming Qffot' Marine Park. 

VIII , Staff and Mcmbc:rRcporu.. 

Mr. KudTncr wcle<>ml!d Mr. Uchytil to fris first. Fin.anc~ C9mmittcc Meeting. HI) 
Asked him to take the te·su,oony from George Oann~r to Phil Benner, l-larbormaster. 

I)(. Commiu«: Adn)inistradve Mauers. 

J. Next Flnitncc Commiuee Mee.ting-September 27. 2011 . 

X. AdjoununenL 

MOTJON by Mr. Bush: TO ADJOURN THE FINANCE COMMITl'EE 
MEETING AND ASK UNANIMOUS CONSF.NT, 

Thi! meeting adjourned at 6: llp.m. 

http:CONSF.NT
http:purcha.sc


Clry 4. Somit&ii qf Juneau • ()Qcb &. .Hwbon 
IH S. Se-wan! Sl'l'Cct • JulKllu, AK Y98CU 

(907) S8<'>-0m Phooc • (901) 586,0295 Fa< 

CITV/UOIIOUCH 01' IUN'EAU * Al.ASKKS CAPITAL CIT~ Port of Juneau 

To: Finance Committee 
From: Dwight Tajon- Harbormaster 
Cc: Carl Uchytil- Port Dii:ec1or 
Date: September 28, 2011 
Re: Boom Truc-k Operational/ Proposal Fee (DRAFT) 

The department purchased a Ferd F-750XL equipped with a Series 
300c Teleseoping Crane through the TIGER Grant for use at the 
ABCLF ru: the downtown harbers areas only. The boom truck will be 
operated by certified harbor sta,fI. The p(Oposed use wjl) 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 wi]I nolbe making.home pick-ups for delivery to the crane 
sites. 
The only time that the truck may be utilized off site would be for the 
depanmcnts needs such as training, materials pick up for depanroent 
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 bouror$400.00 
per day requiring that you be the operator with a Class B CDL These 
costs are for pick up and delivery anywhere in the borough but on the 
contractor's schedule except for the $400.00 per day price. 

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

http:bouror$400.00


<.,':i.ty & Bon,11.gfi <1f Juocou • Docb & Hart>on 
IS.5 S. ~llll'd Street• Junco~ AK 99801 

{901) 586-0292 Phooc • (901}.586-0195 Fa,c 

Recommendation: 

We use the training_petiod. after ihe boom truck arrives near the end of 
October to provide a free service in order to see what the demand would 
be before implementing a structured servic.i fee. This will give the staff 
time to .get familiarized with use, CDL qualifications, finding out what 
more equipment we may need for 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,it $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. H should not take more than onequarter 
lank of fuel to move items from a short distan.ce away to the nearby 
storage area loeations of the downtown area or ABCLF costing SS0.00 
per quarter gallon of fuel. 

Staff is recommending the total hourly boom truck rate of$1 IO.OO per 
hour, minimum of I hour. Th.is 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 ibeJirst nour will 
be prorated to the nearest half In.our. 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 halfbour 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 10 be April I, 2012. 

Insurance: 

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

http:distan.ce


QTY/IIOIU)UCH OP 1UHUU Port of Jtmeau * ALASKA'S' CAP'ITALCITY 

To: Docks and Harbors Finance Committee 
CC: 
From: Carl Uchytil. Port Director 
Date: October 25'h, 20 I I 

Re: Tideland Lease Rent Adjustments 

The annual rem for two tidelan,d leases is due for adjustment pursuant to the 
lease contracts. The Leases are Tim Smith el al (AOL l 029)4), and the Goldbelt 
Tram. TI1e 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. 
Following lhe expiration of the initi'al 25 year period of this lea:,e, the rent was 
subj.eel lO adjustment, and ·ac each IO year period thereafter. The appraiser 
recommends adj_ustins this lease rent 10 $11,957.25 annually, 

The Goldbelt Tram lease rem rate was set on July I•, 2006 at $104,000 
annually. 17,e terins of this lease slate that the rent is subject to adj ustments every 
3 years. The apprili~e~ recommends &djusting this lease rent to $300,000 annually. 

I recommend the Comminee au1horize me to contact the lesse;is that it is 
con'Sidering adjusting the annual rent 10 the above rates. The Board would take 
final action at i.ts Decemhcr I" meeting ·after ao opportunity for input from the 
lessees. 

Please call me at 586-0294 lfyou have questions. 

Auachmenls 

http:11,957.25
http:9,600.00
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HORA,"/ & COMPANY, LLC 
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July I. 2011 

September JO. 201 I 

11-078 



HORAN & COM.PANY, LLC 
403 Lt;"C0L1' s·ntEr.T, SUITE 110 $TTKA, ALASKA 99835 
TF.l.f..PHOSE (907) 7.a?~66& f AX (907) 747•i417 . £AtArL £PPJPJ1rrcl)lltir'httnin1 PPOlhfib-AAID 

CHARU!S,f.. HORA,~. MAJ I W1U.UM (;. f -8RCIJS01', TIMO'nl\' \\. RILE\', JOSUl11' C.llORA~, 
JA.\l£S A. Cmti\t{ AJl-0 ,IACQUE \\' ALTO'.'\! 

September JO, 2(11 I 

Cad Uchy,il. Pon Oire<:tor 
City amt lkirough of Jun~u Docks and Hatbioi:s 
155 S. Scwurd Strcc1 
Juncou, A Insko 99~0 I VJA Email! Lt"etta_!Sco\·illf~ 1:i,JWit1m..U.10 

Re; Esrinmtcd Mark~.t Rems of1be Mo.unl Robcms Tramway Land Lease, Juneau. Alaska. Our 
Filo 11-078 

°"'1r Mr. Uchytil: 

I hove am1lyzcd the. applicable renl e-~ta10 market for sales infonn:mQn as well a.s any applicublc 
tidelands and waterfront le.asc~. 8.L.~cd on lhis 11m11Jsis, tb:e·es11m.ated annual mnrkc1 n:n1 value:1 as 
of the v{du.ation datc of July I. 201 l. is i!"S follows; 

Tram Least- l0,000 Sf 
S.J00,000/ytur 

Your. attemion 15 invi1ed 10 the remainder o f tlus repon which SCt'5 fortb the: Assumptions and 
Umitln_g Condilicms, Certification of' Appraisa~_aud the most periincn1 clntn considered in c:,,iimaling 
the m.irket volll~ of the subject propi:ccy. 1.bis sum.,na.ry t1pprais.ul n...'"J)Qrt is fo tcnd~ lO com1>ly with 
thi! rules and rcgula1icms a$ sc1 fonh by lhe Unlfor.m SUlndanls or firofcssionaJ Apprnis.i:I Practiot­
(US.PAP). the Ci()' and Borougtt of Juneau·, Appraisal insuuctions ond the Standards ••d Bylaws 
of1hc Appr;usal Institute. 

tr you b:avc atl)' q;ues1ion,; or CQrnmc:nt.s. please ft."t!l th:c. to ccmroc1 me ~t your coµvcnicnce. 

Sincerely. 

1:1.0kA,\I & COt,.U-'r\l\iY. LLC 

~~ 
Timothy W. lulcy 
AA685 

http:t1pprais.ul
http:sum.,na.ry
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Cf!RTIFICA'rlON0,:0 APrRAlSAL 

I ccnify duu. to the bc$1 of'm_yknowledgc-and belief: 

TI.1e statements of tll'ct C011t..1.lned in this r.cpan arc IM>C Md comet. 

Tho reportoJ a.mllysc.s, npl nions, llltd oou.dmdons an,: Ii mi~d oul )' by 1be rcponcd !1R-ump1 i-ons and 
limiting-conditions.and are my pets:ormL io1pmtai. and unbia~ professional an.:i lyscs', opinions. ond 
conc.lu!l:i~,.s. 

I hn,1e no pl'CSl)al or pr05pcc,11ve. mrCl'e$1 in the property tba1 is lhe- subj.XI of this n:pon al'ld no 
ptTWn!ll init:tesi wi1h_re!1-pe1.:1 10 1M p:mE~ invo h•ed 

J bavl': {t(I bias with rcspt'c:t to the propcrr,i rlt.·u !s tbi;: subJ1,,•ctof th1$ rcpon Qt' to lhepan(es involved 
with this ai.;.,;is.nmCnt, 

My c:nb'1t.£emenl ln 1hi~-ass;igon1.:nt wuil no t contlogem t.1p(ll1 d\.'Wlopiog ,,r rc-ponl11g prcd~C"mliriod 
r~ull$. 

My compensation (or comr,lcli.ng 1his a?l:dgnmm 1 I$ nol comltlgc:,u upon the developn)\!.01 ur 
rcpor1.ins, al" a pn::dc:tc101incd value or d irccuan tn value 1ha1 fovors lhe c.nus,: of 1bc cJj~m. ilic 
~111lOU1U ·C1f the \•aJuc opini<'II. 1he ;.11111.inmc..nt of a sllpllht1cd rcsull, or lheoc:cucrcnce of!! $\1bs:(que.m 
event directly relotcd to w~ imeudcd use or this appr3i:ml, 

The rep<>riedanalyse!I, opinions, :uxl coni:htsic.ms 'wcrcdc\'t"lopcd, :ind •hi~ rtpor1 has been prcpnrcd. 
in confo1:1nity wiLb lho requirement$ of 1h~ Qd-a.or Prorc~ional EthlC's & Sta.ndffi of"PrQPcss.ionat 
Apprni.sal Practice o f lhc: ApprnlsaJ lns1ittuc, wbtch include the Uniform Sumdards orr,oressiQnal 
Apprai,-111 Prac<icc. 

11,e US¢ Of this rcpari is iriUbjccl 10 1he req uiremi:nts of thi: Appr3iSIII lnstitUl t" rclJttl:ng 10 the n;:,, lcv,• 
by i1:s duly·authori7.Cd representatives. • 

Tlmochy w .Riley n1udea pcrsonnl illS(".."Cfion,oftheptopcny tJim i-. 1hc f nbjec;1 orlhls ri:pOrt onJuly ,o. 2011 

No on~ pcovidc.·d siguitic;mt rc:111 pro-pen)' opprui~I assistance 10 1he perSOu.'i Signing thL,;­
ccrilficmJoo, 

Our ont1.-c ptcviowly C\'aluatcd 1bc' subj(:Ct k;l$e to de1erm.il1C rbe t\eed for adjustment b.,~ on 
CUll"Cnt ma;k~t lrl.--i1d5. No other npp~JSttl sti'\'lcts ;',<('re pcrt'orm~ on 1h~ .wbj~ li.!as-e in the post 
three ycnrs. 

'v-w\O\ 
.lulY 30, 2Ql J 

Tlmolh)• \V ~ kilcy, Re-al Esui,c, Appt.Ui;e;. AA 68:S lnspccdou lxttu 

July 1,201) ~,;p,c-mt,i;c30, 201l 
Effective Date- Date of Repott 

11-0"18 / Mi.. R.oberu Tr.im Land leas..t. JWJL"J!U 
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I 
HORAN & COMPA.~V, LLC 

SCOPE OF APPRAISAL 
Thfa appraisal is intended as n.n updnl.e Of the .rent for die Mouu1 Rohc,:.rts Tram land lease. The 
subj i.:ct lcaSC, was 11ppare1uly la!\t updated in March 2006. At that time. th~ lea,!'le was amended 10 
lx:¢omc a pure land lem;e_ with no royaJty JX!lymenlS to the city. Basi;d ou the tem1s of the originol 
lease, the update schedule is .on a three year eye.le; howcw.~r. no update was petfonned in 2009 
according io 1hc l)o(ks-and Harbors office, ifht ~ubj~c•s cucront lease mte will be e~amincd b,ased 
on 1narkct treads. and the rem updaJed, with a ncwthl\.."Cyear C)'l.lle initiated.. effective July I, 2011. 
Based on tho.May 10. 1997 record of.su,.,.•cy for the Mow1t Robcru. Tram racing-as stated under note 
#3, the subject si1e. is I0,000 SF. 

Based on !be March 30, 2006 Dooks ond.Harbors Board decision, this appraisal v.ill adjust the rtnl 
pursuan, io Pllmgmpb S of the originai leas~. Parugrnph S, Jla,e Rent (3) reads o_s fo llows: "The 
basls of apprai~I s.lutJI be. the fair marlcc;t value of 1hc unimproved land of Lhc Lea.o;ed Premises 
includifl~ the: Air Rights Basemo11t~ at h.s highest aod best use. The a ppr-al.sat shall not C()»Sidcr any 
buHd:ing!"> orstructuml improvemcms·abovc ot-bclow ground. fondscapitigorpa.ving. ThcttRPWi.sal 
,;hall cOasidcr the Leased Premises as unimproved land.·· 

Tho apprnJscr has noted \'U{ious ~ctfons in the lease. Tht.'SC iucludo the requirement 10 provido 
pubtlc lxuhrooms as well as. limits In use. 11,ese t(mditions of lease are not conside«:d in this 
ttppraisal, only th.:: fa'irmarkctl value of the-$i.tea1 iti. highest and best use, pc,..r the 1Ca$t in.s1n1ct1ons 
for \•aluation. 

App-niHI Mer:bodology 
Tho m~t direct '-"'BY 1oes-rintare.mntkcl rent Is by lhc Rene Comparison Appmnch. In this approach. 
1he annual rcnl of similar ptopcrtiC$ is cio11S-idcn.-d on i1 price per Square foot ba;:.is. We idc.ntify 
comparable mformatfo ll through interviews wilb kJ·1owlcdgcable. participants in lbc real estate 
m:nk~ts such as loca.l apprai~ers. other l!=Ss-ors and lessees. disc:us,$ions with municipal properry 
asscssmem personuel and Otht:rs who ;110 fnmHiarwith the renJ cs1rue ·mnrke1 in Southeast Alaska. 
A search 'was pertOnncd or similarly used properties [n the communilies throughout Southeast 
Alaska Jnfonninion wns collcc1c<l 6:om reliable sourees a$ ""ailablc. 

Our office maintains market data lntQ:ru\tilion on stdcs. transfers and on .t .geogr.iphic loc~t"ion basis 
for those ru.ml pr,opcnies not c·onncctcd to a road system. Within each or1hesc. area.;. the dala is 
furthtrsegmcnred in10 commercio.l and rt.-sidcnrial properties. Within thcScdivisions of separation 
an: dhiisJons for zoning 11nd whether the pr;operties are ,ya1errnm1 or upl.ua.d parcels. Horan & 
Company. LLC m.ainta:ln~ ttnd cQ-nlinu:dly updates thi.s library or ,sale lmnsactions throughout t.he 
Sitka and Southeast Alaska ~itm and has d'()ne SO foe.over 25 yc:ar.s. 

1.1 lOf:i\'Ttl'l<;:Xl'IO.NOF:PROP.£RTY 

The rubjcct oflhis l'CpOr1 i$ IC>e:'l l'cd al 490 Soulh Fraoklin St:n:cL The legal description tbr the le-tsed 
site is m•de up of poniQnsofLots IJB, l6ond 17 of Plat 355, l,ot I, Plat 89-9 and Lot 2A, Plat 9l-
7J, Juneati. Recording DiStrict. First Judicial District, St.utc of Alaska per tho original )ease and is 
dclin¢ as a site not 10 exceed 10.000 SF. 

I I •07K t ¥l Robcm Train La.ttl ~. Juneau 



2 l:IOltAN & COMl'M<Y, LLC 

The t\ir Righ,s l;a..~ctnent is dcscribe.d as being mndc up of ;t 100' wide air c-oni.dor for various 
activities rul.att:d. 1-0 lhc construction Md operatfon of an aerial tramway Qvcr portions of Lots 138. 
16 and 17 cyf Plol 355. Lot l, l'lai 89-9, Lot 2A, Plat 91 -71 and Lois I •nd 2. Block 6, U.S. Survey 
7A Amended AddHiol) to Juneau aswl!II a5 Roberts Street. Juneau Rc~-rding District. Firsr Judlcio.J 
Djslri~1. Stntc of Alaska per the original lease. 

In additfon, 1.he city's lcaSc- offers Its air rights, lr any. over Soutl1 fr.utklin Street. Miltsi1cs G 
(excluding AIMk~ Tram Corporation portion), F, R, P. Ii and X, USMS 928B; B<0I N'o, 7 nnd "It" 
M.ining Claim w1lhin USMS l027 A;. and addilio.nal parcels along the tramway Line as shown 
au•renr-ly held by the.State or Alaska. Deparunent ofNa1ural Resources, Junc;n, Recording Disuicc. 
Fiisl Jt.idkisl Db1ricc. S1mc of Alaska. 

This -area is the locaiion of the Mou.tit Roberts Tram Terminal s'ite o.nd air righ1s leading up MoUJll 
Roberts 10 1hc trnm tonnina.l Qll lhe upper sl1ouldcr oftbe mOtUlta.in.• Access to tbe-tcnninal.is off 
Sou1h franklin SU\..~t adjacent 10 Gasl'incau. Cfornnel in Jw1enu. AlaskA. 

l.? P URP()Sf.. OF' APPRAISAL, I.Nl'F.SDf.0 Us•;JtSAND L"-TEND£0 USE 
The purpo~ oflhis s.umm.ary appraJsa.l is to·dttc:m1inc the annual market r.en1 bas.ed on the market 
rcntnl value for 1hc land. 

Intended ust. Th.is velu1Jtion is co be usc,d 10 set market rc-nt for i'.I tease with tJut:e year R:nlal 
adJusmlem.s based on a lc;LSC with the City aud Borou,gh of Juneau. 

Intended users nrc the City and Borough ar Juneau aod Mount Roberts Development Corporation. 
et al. Le..::~cc,. 

1.3 PROP&RTY RICH'l'S Al'l•RAl~t:o 
Tht. marker rcnl estimate Is for iJH! property in fee simple inleres:r- less mincOJI rights1 in its pre.­
development condirfou with 3Jl oir rigbr!,; eascmcn.t, The ar,praiscr bas notc:d nn a.meadmen.t to lhc 
original lease based on a I.locks and Harbors 8oatd decisioo in March 2006. The amended 
siipularions.illlot\-ed 1ho allcration of the.initkil lc.3.$e lQ rcJlect a land lrosc for the trattt 1em1inal Site 
only to its highes1 and best use. 

J.4 TERMINOLOGY 
M,arket Va.Jue 
M110.ci value is describ. .. 'CI in the Unifonn St3ndard$ or Professional Appmis.:al Practice (USP AP) as 
follows: 

A type of value. Staled.as an bpinion. ·thl!I _presumes lhe 1rat1s.fo.r of a property {i.e., a right of 
ow11Ci:$hip Qr a bundle of such ri_ghcs). ~ of u ccnain date.. under spcojfic condi1ions sci forth in the 
dcnnirion oflho lcnn idenlifled by the approiscr M applicabl.c in OJl appraisal. (USPA.l'. 2010.201 I 

' Reu-.r,·ed b)' the 111a1c. under AS 38.05. Jis<:t) 

11 -018 J MLR.ohri:n$l'mm Land lease~ Jun,c-1n, 
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HO>L\.S & C0>1PA1"Y, LLC J 
1.-d,) USPAP also requires that ccrtnin ltcms~bc included In cvc-,y apprnisaJ rt!port, Among lhcsc 
it?tui;:. the fo llowing are di~ ly ret"tcd to the: dcli,1illon of mnrke1 vt1luc;-

ldc:n1ificntion of I.hi: specific property rights to be apprni:;cd, 
• Statcmen1 of the effective dat-e of I.hi! value opinion. 
• Spccificmloo as to wbe1.})er cash, teans cqu1vaJcnt to cash.. or <>the.r precisely dt.'SCribcd 

financing renns are assumed as the 'tmsls of 1hc appraisal 
If the appraisal is condilioocd upon fin_ancing or other 1erms, &peciiic111ion as to wbclherlhe 
£in.11t1ci11g or tcnns aro at. below or abo.-ve mad::eL int~res:1 rates 3Jld/or contain unusual 
condll.ions or mcc:ntwcs.. "(be rerms o'f abo¥e- or below-market in1crcst rotes andlor 01bcr 
spccfa) inccn1ivcs must be clearly set fon.h; Lhcir con1ribmion to, or negative Influence oo, 
vnlm:: must be described.and es.tinuued.; 11ud the market datasupporling lhi: 'opinion of vnluf 
ml•St be dcscnl,c:d and explained, 

11ril D" ri.wtm-r"I /1nl ~ .¾,pmh.ul J.lh l'iJ!dlln, Appf.liQI l11,1,n11c, l'>iW 11".,? 

Market Reot 
l11e must probable rent 1h·:u a property should bring ln .t compclilivc and open milrkcl rcOccting.aJI 
condi1fons and restr.lctlons ortbe lea'se:agreetnent iuc:ludiug pcmiittc-d uses. us~ reslrktions. c.!(pcw;e 
obli,garions. temt., .concessions, rc11Cwal and pt,1:rchnsc options. and tenllm hnprovemeots. 

, ,., I.NtrJ.WNli)'.(N.cuJ Ultit~ ~IIU. .. I. ~ II fulill(II!, r\1tpm~ 111.11i11,w. l'u~cs 1) 1 & l!? 

Tidtlaod.< 
All areas which are a1 or bel(tW mean high tide and co:.stal wcd;mds. mudflats1 nnd sj,ntlar areas 1ha1 
arc contiguous or odj3ci;nt 10 c~s4'1 \'l'tH9rs illld ar~ an integral pan or Lhc es:luarinc syMtml6 
invoh-00, Coast.ii wetlands ind udc mnn-bet1. m:udfiats. nnd shallows and means tlu:,s.c arcaii 
periodically Inundated b}' saline wllte(S .... 

Jmt fm1 '• ttllt:1:ml,UMY; 5Y"IRM 1Au'tkwau:u1 O'.lm fW'f!'4,;t1ttytdm .,Auffl 

E-xtraordin11ry Assumption 
An ~sumplio.n, dircclJyrclmed to :l.s:pccifie uS.SiynmCJJI, which, if found to be fuJsc, could oiler I.he 
nppra1scr • sop ini ons or conclusiotls . .Ex.1.raort1i � ary nssumpl ions prcsumi: as fact otherwise unrert:un 
information about ph~ical, legal, or etouomic cbaroctcristics of the subject _property~ or nbou1 
condJ1ions e~h!n\al W the propcny such a.s n1w:k~t condiiiott~ ot trends; or abou1 the integrity ofdota 
used in nn on11}ysls. (t,'Sf'Ar. JOIO.JO! 1 o.i ,) 1N. Dlltl,Nt,·N)' l?f N...-~ i;,t.t,,..,. ,ww,4,.,1,-.\.i+ &1~fo11. Airpm;;d 1,uti111td'111;e 1.l 

J.5 PAJffl.£.~ 1'0 'rllf.. T'IU1"S,__.\CTIO~ 
Clientond Osr-t:nslbl.c Owner. 
City ond ~o·rough of Juneau. 

Lease AppUtant 
Moun.I Robens Development Corpomtion. ctal. Lc~S<:c. 

1.6 L"iSf'OC'l'IO!\ ANO F.FFt:cnvc OAT& 
Timothy Rifoy made a persona) inspccti(')n (lft hc propcr1y tha1 is the Sllbjcc-t "(this report (m July 
30. 20l l. 

11...078 f Ml Ao~r1~ Tlilm L..md Leu.St'. JUlk:',lU 
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TI1ceffe<.th•c dnreofthis appraisal is.July I, 2011 . This ha.sheen con finned by 1hc offlceoflhc Port 
Director for the Juneau ci1y and Borough. 

J. 7 PROPERTY HISTORY 

Tbl!subject iscumpriScdofa varlel)•ofparccls. A leasewassijp1edJanua.ryll, 191)5 wi1ba.1·pen11it 
dau,'· orlanuary I, l996and anexphyof35yc•ts from 1bccffectivedatoof1hc lease, wilh a35 year 
rcne'\wl 11Jlowed. The tram was con.s.truute-d! duriflg the 1996 and 1997 seasons. There bave been a 
vam:,1yof aheraiions ·to the leas~. with the most per1inon1 tl!visiou mooe in Mart.It 2006, re:vi~i,,g. the 
lt:asi: rntc and termJnadng the rvyahy provision, 

1.8 ASStJMmOl°'\S AND LIMITINC·CONU1llO~S 
This apJ)raisal repott a11d valuation conmjned herein n.re further expressly SU~ject 10 thf!. f91lowing 
assti.mptions a.ad/Qr t,:ondhion.s; 

I. Jr is assi.,med that the datA, niaps and des<.Tiptivc data fumish<.'tl by the d iem or his 
represcn1ati\'e are accuratl! n11d cOrrtel. Photos. slrekhes, mups, and drawin:gs in Lhi$ 
uppruisal repon arc: for visualizing. ihc pr.operty only and are nol lo be rolled up6n tOr ·any 
9ther UJ'C. 11>~)' mflyno1 Ix: lo.scale. 

2. The valuation 15 based on information and d:altt from sources believed .reliable, com:crt and 
accuralcl}' ccponcd. N.o responsibility is assumed for falsc-dato provided by others, 

3. No rCS-pousibilhy i.s. assu1ned f'Orbul ldii-tg, permits, zone cbang_e-s-, ~ngiru.:cring or·:my Olher 
services or du1y connec1ed wilh 'lcftal ly utilizing the subject property, 

4. ThtS appraisal was made on Lbc prcmi.se that tl1arc a,:e no encumbrances prohibiting 
u1ilii-arion of the property undl~ 1he apprniser·s es-1i 111at~ ofthi! highc~t nnd best use, 

S. It is assumed lha1 lhe title to the pr6µcny is markctilhlc .. No· investigation to this iact has 
been mode b.)· the apprpi.ser. 

6. No re11pon,sibi1ity i, assumOO for maLtcrs (I( law or legal interp11.,'talion. 

7. h is a.ssumcd no co,lditions exist 1baL are oot diSCOvtmblt through normal dHigcut 
im·..-stfgation which ,voutd 1.1HCct the use and value of the pn,}J)Crty, No cngmee.ring.repo.n 
wm m:tde by or provided 10 1hc nppr.aiscr. 

8. Unless otherwiscsro.t«lfo 1h-is rcpon. thccxistenceofhnt ardous material. which mayntmay 
not be present ou the property. wns not observed by the. ap11raiscr. The appraiser b.as no 
knowlcdg_eof the existence of such materials an DI' ltt 1.he prQpcrty. The appraiser .. howevCT, 
is not qualified tode1t-c1su·cb SUbslanccs. The, presencc.of suhstnaccssuch as asbestos, urea­
tbrmaldcbyde foam il'W.ilatioa, or other potentially hazardous materials may affect the ,-aloe 
oftbe property, The value e:stimate is predica1cd on th9 ~sumption that there i$ no such 

11-0i ll J (\.11, R(l~crt5 Tmm LllJld Lc:i,I!'~ Jun.::iu 
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ruatoria.l on or in the property th:31 wou:ld e,ause tt loss in valul!. No responsibility is assumed 
for any ~uch conditions, or for MY e:<i>enisc or engineering knowkdgc required to discover 
tln::m. The olic-nl is urt!cd -10 retain an cxpcn in this field. if desired. 

9. The value: estim:nt is mode s.uhjei:l to th~ purpose. date and defmhioi) of vulue, 

IO. The npprais·a_l i8" to be Considered in Its entirety, the USI!-of <mly·u portion ,hercorwlll render 
thu- appraisal iavnJid. 

1 l . The apprabi-er shall not be required In g_ive 1cstim.ony or appear in coun by reason or 1his 
apprais:aJ with refer-0ncc to the· properly de.wribed hcrcjn un I css prior a.rrang.c.111tnLdia ve been 
made. 

12. The martct rent 1~ es1inu11cd. for the tract with no value for imprm'ttnen1 s to the land or 
Improvements on Lhf lnnd which arc own\:-0 or leased by 1lie lessee: 

I 1.013 , Ml. Rolxrls Tram Land Lt:i'..5-ll,JUnl!llll 
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HOR,\.~ & COMJ>AN\', LLC 

AREA ANALYSIS 

2.1 INTllO0UCTIOX 
Demand for real es1a1e is gcnt:rnllydriven bypopula1jon .. and population is sustaJnM hycmptoymcnt. 
The Juneau economy is driven by the rrmjor basic industr)t, state govcmn1en1. 

TI1crc seems to be a c0,1st.ant 1endcncy 10 move Lhe.state g_('IVernrnen1, or sigfli.ficant pan.ions, c.loscr 
to the population center in Anchor.age. this rcsulls in coosoJidotfon of offices in the Juneau .area. 
Thc.oftice mar.}(et hl:ll:i: ttlso expanded out of downmwnJunca~dn10 lh.e Mendenhall VnUey wherelcs·s 
cxpen~ivt! spllcf is available. Many ::mte agencies that relate (O 1be G9ve,mor'.s Office apd 
Legislttlure on n regular basis prefer the d1.w.,n1QWt1 1,,curioo. 

The iouri~m '5ector of the markeL has begun 10 sUtbflizc after a remarkable period of growth in the 
1990s and early 2000s. Muc.h of this growth wm; aided by the city's and private iJ1,dw;.1ry•s intcusive 
enpirul improvements for dock space in downrown JuncalL As ihe regionaJ hi,tb. Juneau lakes the 
fa,n's share of1he Courism 1narke1 and promotes visitation within Junei1u1 f!S well a.s a,cting as a 
sra.rting point for Gla~ier Bay and Qtl)cr n.earby scenic wildeme:-.s attractions. The privale marte1 in 
Juneau's downtown w;.tcrfrom area wns developed. taking mlvantago of the. rapid Ulcreasc of 
tourists, espteialJy by cnitsc sbi~, whieh discharge itHO or near the downtown IU'CiL AnnuaJ 
visit.atiO-o for cruis.;�. ship p:issengers was less thSn 4-00.000 in l995 but incre-as~d steadily to ove.r 
1.000.000 in 2008. TI1is nia1Xe1 h;tS seen some sofkning due to c<:<,1nc,im ic fuctors. with arow1d 
875,600 in 2~10 and S60,000 projcotcd for 201 I. It cru, b<. argued that a fifty dollar 2006 State 
Commercial Passenger Vessel Excise Tax initiative tu~s~d Wrnt resistance in the market Thi$ uuc 
has.f\."'Cemly bl!c.u n:1odificd. however. Juneuu collects marine passengc:r fc~ and pon development 
fees, The overall softening. t,f the tourism market has led hi a co1)Solid1.tlion of providers i'.lnd 
facilldcs In th.c iadustry as o wholo. 

Tlrere ls significant g:roMh occurring in I he mining. industry with the sutccssful perrninlng. 
de·\'elopmcnt and recent opening of"thi! K.ens.ington Mine. nMLh of .Juneau .• which is suppleihenring 
theemployrnem at the c:xisting Greens Creil: Minc ,on Admiralty Island. Born of these mit1es use 
Juneau as a ha,~ c,f ho4sing for thoir remot~ opera1ions, whith arc extensive, 

Juncl:'lu~s economy has boon growing sreadily Siacc a mfld doWmum in the fo tc l 980s. The growth 
of S1ate government has noi been ro.floctcd in the increases in Juneflu. "i>ich would nonnaUy be 
assoclat~ with a state capitol, due. to slate jobs befog co,ninuaUy siphoned to population centers I� 
the nor.Ill. The housing mru:kct has softened, in the nati1,nl a11d state overall. butappc-.t!5 co be ~table.. 
The O\JlJOc)k for fo turt dcvclOpmeot d~pends upon the economic scctoB 1ha1 lhe general ieal esturc 
developmentS would Sm'o, The rorecasl wouJd be for stability overall as shown by this- chart: 

I l.073 / ML RobcttsTr.;inr Land l.~lll!, June.,u 
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2.2 NKIGIIOORHOOD A NAL \'SIS 

The subjc:ct pr-opcrty 1s located along thQ wpterfi"ont of do"'-ntowQ Juneau in Lbc center of the most 
'1-cavilyuscd touris1 area of So\JLb Frank:Hri Stircet. In tht currtill mnrk¢t. tho heaV10S1. touris, traffic 
and therefore the bighes1 .1narkcL n:nl-' art in the 300 an'd 400 block of SouLh Fr..auklin wilh 
concemrations ncM the stibject and the larger croise 5rup docks. South Franklht Street is the main 
lhorough(arc serving the downtown Ccntr.-1 Business DisuicL (CBD) extcndin$ sool11eas:L ru 11:te 
A1ask'1 Junc.-iu R(l<,:k Dump. This .stretch of Soulh Franklin Street is np,pro.xirn.atcly uru: mile in 
lenglh nnd has dc\•ctoped into a hcavily~1ravc:lcd street l.n Lhc sun:urtc.r months hy tourists visi1iog 
Southea.~l Aloska. Witb 1b-o ongoing dovt.}(opmcnt of the .soo.walk and the rtctmfigumtion and 
expansion of crulsc sbjp dock.log along lhe watedfom. additiotial couri~m is. hc.ing generated in the 
subj1.-ct nl!ighborhood. 

Ovc-r87S,000 vjsitors usc:d this corridor from h<fa}' th.rou,gh Seplcmbcr2010 as a result of crui~c-.ship 
visiuiti(>n, Three cruise ship docks aro parnl k l 10 Souib Franld in St.rcct.. witJ1 sn 11ddi1ional dock 
ncarbya1 the Rock.Dump. There ls a strip of pr.ivnt¢ly-owocd property between the docks and street. 
and lheupt:wd~ide is also developed wi1h com,ni.:r~:iaJ businesses catering to murist Lraflic.gener,ued 
from the cruise ship pa::.s.eogii:rs, There i!i: currc-nlly aseawalk linki.ng Lhe Fronklin SireeJ Dod e. $0uth 
of lhc-.r«:1;iil corc"t .1bou1 the 900 block of South frn.Jlklin Strect. m Murioe Pnrf.:- a, the no.rt.hem cud 
(>fth~-·rotaJI core ln about ,he cquivalem ol'Frank.Ji11 Srreet's I 00h1oc.k. l11c sub;cctp:irccl is located 
in lh~ ccnti:rof lhc mo.,-.1 f:lctlvc :tnd valuable :trea urJu11eou?s Wlltcrfronl and is argu.ab1yonc of 1hc 
premier touris1 tittr.u;tions of sou,bcast Alaska. 

The: ·rapid growth and prossure In the communily 10 accept cruise.ship~ 11nd pas.sco_gccs ts seen in the 
following graph. 

http:linki.ng
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luaeau Cruise Ship Pasw-,ger~ 
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Studies h.avcshown that tourists brin_g in;. sig.ni.ficnnt amount ofbu ying poW«!r, ln the magnitude.of 
SSO mlllfouiycar into this area} This trend is likely 10 cominuc. Visitatior1 UI th~ subjcc.1 •~ 
impr.o\•crncnts--on the tram has rang..!d between 190.000 and 2 10.000 visirors over the past six. years 
and revenues appear relatlvclx stable. 

C1.JJTeJuly, the highi:sr mnrkc:1 ~-ni-s are in the 300 to 400 blocks ofS. F"mnk1in wii:h grouod floor 
reui.il around S6JSF to $8/SF or higher. Rents diminish as you move away from the f\)tall corene-ar 
t.hc lram. The outlook ls positive ror tho immediate neighborhood or the subje.ct whb expoored 
incrtascd 1ourisrn from the scsw3lk dcvclopmem and recOntigurntion of the e.:<istiug. L'-l'Uist sh1p 
doc::J{s into larger fadliti~. lncrca~ 1raffic b ring:> increased sales. and as a rcsuht increased reu.LS. 

2.3 MARl<f;TING TIM£ AND £XPOSURE TIM£ 
The subjccl is loco1cd fn a desirable loca1ion in thi: ccn1er of the tourist retail cort adjacent to the­
current cruise ship facUities. Therefore, I.be mnc.kctlng titue for the subject propcay is t'Stlmmed to 
be up to 18 months. ~fhc exposure 1.froe for lihe subject property ii. litwwisc es1ironli:cJ 01 up lo 18 
months. The expo:sure lime ·precedes ao appruisnl. and is lhl!' time required to expose the subJcct 
property 10 lhc muri.oL Tho sul>jccl propc_~y would bo profCSoSionoUy marketed a, !lie appraised 
valui:-for the le-an of1hc m:u..kctingtim-c. 1"he ~ons.idernfioo of supply-and demi.'1.nd ofthL>sc i:ypes or 
propert.iCS are considered in the esunmteor marketing llme ci.ud exposure tlm~-- Also cons-idl!rcd an: 
the depth of demand. fituds,wailablc for purch a.~ing,a\•ail.abili1yorsubs1itutit% overall supply and 
demand, s.nd physical 11nd economic ch:uacreristics for the Juneau real cs:.1a1c murkeL 

2,4 LA.'<.O L£AS£1'£RCt,TACt R, T£S 
Laud lease rents nre ollcn developed based o:o a pcr.cemage f)f tlle land value. We analyzed lease 

~ '552,531.000 tolll1 .sale!! Je\\'t'lry Sto1n, Al's: Oall..•ri~ Curi,,s. &. Gift Shnpfo. l 01)Q; pc:r Mil;.::. Eh,;.'incs~ 
Sb1tistics. StatlSdooJ Section. CSJ F'inaucc Depa.nmc1r1 OAFR ktpoit. fta~c ! 14 divided b) 1,019-.SO'l :?009 t"" 
rtm,n. C-8.1 • $5 I SJ}pis!>Cfl,.;:Cf in r~lliJ Ci)ft' (Cruise LiocsAgcncy vii;:iwdoa 11umbeo.) 

11-078 I Ml. Robens Tram Laod Lease. June:m 
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rates la the uu1.rke1 10 detc-nuinc whnl ra1c is .. applicablc in the subjec:1 instance. 

Pri\':!Ce Sector Least Rates-
We considered a·varic.tyof private se.ctot lcuSc's. 0\'Cf the fast few years in Skagway. the White Pa~ 
R:.Uroad has. ler lori_g:..rerm land leases on their ¼'8.tc.rfront to AML and Temseo HClicoptcr. The 
value ofihe~ fonds l!quutc 10 abous 8% oftbe lease ratechru-se<L Rcc:entJy in Juncm1. Tlingit and 
Hai& Ccn1ral Council nogoLiatOO a parking lot lco.5e on Willoughby Avenue for a trostee .118% C>r 
lhe cstima1c..-d ma.rkct value oft.he land. Gvel' the 18$t ten years or so, private sec:tor lcasi!rntes have 
•generally ranged from 7% 10 12%. but m..ore ·ri:ccntlyscttJing around 8% moru or ICSs. 

Tho R~I Esrate Division oflhl! Alaska.Railrc:md has a current stand:t.rd land lea.~ rate. or8% of 1h0 
cstimiited mllrket value. Watl!rfront 110d cormni:n:ial lands are leased fol' 9%. A discussion with 
Mari Montgomery, University of Alaska. indicated that a minimum oornm~rcinl lcai,;c ra1e i-S 100/4 
.tbrurban lan9; however ,lhey(,!v n<.)l fr-equc:ntty lease land, 

Municipal r,,..., Ra, .. 
The Ci1y of Petersburg leases tidelands and uplands m I 0% of 1bc appraised value. Tho Chy and 
Borough ofSitka leases tideJands and othet land~ ar. 10% of 1bc estimated market 1/alue. lf'thc lease 
is for a project Lhal wou1d sdmuJtttl! the ec.onomy, an 8% rnte is used. A recent lease of a m(),()rage 
facility ror bulk water $lie$ was made at &% of the fee value. lbc City of Craig len~es lilnd at 8% 
of the appraised foe value. The City of Hafoes leases fond at its port biisc:d on 89/o of the npprnised 
market value. Both Craig.and Haioes adjust their lease nues: c,•cry fi,•c: years with tho c:hanic in 
.!luJTOunding a~scsSOO vnluc:s ror UI.M purposes or ocw apprnis:a1$. The City of r<.J~wock leases land 
at 8% of the eslinuucd market value. 

State Lease. Rates and Other Government Agtttdcs 
As the primary man.igcr o(sU11c lands, the Ocparunem QfN3tura1 Resoun:es (DNR) is d1rcc,ed 10 
lease .ii "markc:1 rent." Typk.ally. land i:s vaiuoo and a rnnrkc~ perccn1-agc is ;1pplicd, These rates 
011ctuo1cd-signi.Jicaolly during the 1980s with tbe move.men, Clf interest mies., 1l1ey h.Clvc generally 
Jcvc:lcd 0 111 during the, 199os .Over the last 1en years or so, 1hey h:we hovered righ1 around 8%. 

Federal laud managers include the Bureau ofumd Manasemeo1(BLM), Forest Service, aod Bureau 
oflndinn AOAirs(BlA), Boyce Bush, from BLM infaitbanks. indicated th.at lhcywcrcusing a 111tc 
8% of mark.Ct value for its land leases over tl1t- lasL :=;cvtm1I years. Jcness Burnes, acting regional 
1;1ppraiscr for the Depa1·m1ent of JUS-tice, who reviews numi:rous nppraisal for Bl.A, as weU as od1er 
ttpprais31 d111ies ~1.ated r.hat ge:ntrally r1tte5. range between 8% and 12¾ with the majority being 
bct\\•c,:m 8¾ nnd 10% througl\out lhe·sUtte. 

Conc.usion 
11 is obvious 1h'nt most fand managers confinu the priv,uo sec I or m~rkc:t indkutors at acceptable land 
k"'1Se. peroL-nta.gc nucs. 'For rhe purpose of 111yi1.t1aly!tis, I will conclude a.n annual nuc al 8% of the 
martc.t value of.land w1de,r consideration where dircc't .:innu1JJ rental comparables are not available. 

11.078 I Mt, Robt'nsTrnm Ulnd Lc!l.iC, Juneau 
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PROPERTY 0ESCIUM'ION 

3.1 OVE.l!ALL 0 E$CRll'TION 
The appra:lser lacks .a current as buill plat of the. ~ubject site. As n',)ted undl'r Section I. ll1e subject 
pa~I is com-prised ofa varietyotloL~and portiions:pflois, with recorded d<:1c.umcnis \·nrying slightly 
from 1hespocific.a1ions of1hc original lease. At the request of the <:licnt, utiliz ing a stzc .n::pornxl in 
• record of survey from• 1997 plat. the subject will be dclincd as• I 0.000 Sf. highly irnigulorshe­
odjacem to Gastineau Ch:mno-1, 

Topography 
The-partel is a combination of uplands, filled tideJauds: and unfilled lJdeJand-s wit1l dec.k on piling.'\, 
cypical or <.'Ql1stl'.'llcnoo in rh&-101111ed.iate area. llle-appraiser ,v-.1s no.t pro..,ided with a breakout of the­
various oompuuent(; ofihe sit~ ilJ1d prior u~e!J. or ll1e area make the dctc.nninatic;m of Lhe- ae1UAJ 
brf~k(tt.U of 1hc various Site components difficilll lO ascc:na.in. A minor amounl of the: siu: appc:ai:s 
10 be on a woc.ldco dock in lht 1997 pb,11 provided as well as notod in the oo-sfrc i,nspc.'Qrioll­
Discussiorrs with tbi: Tram 'sGcnc-ml Manager noted asm1dl .,.oid·undcrthc building's conor:ctc deck; 
however. no cstinuucs of the s.izc or this arc-a were pro\l'idcd Adj~ccnl uses typically rely on a 
variety of conc-reto buhv81ks ruid piling for suppon in addition 10 tJ1e AJ mine's waste rock base. 
The. origin.ti shorellne has long since been obscured. Based on lhe a.ppruiser•s fumiliority with the 
general iu'Cti as well as 1he indications of.the dock uodcr a p(H1i.on of the subject. lhe appnti-scr will 
mnkc un extn1Qrdin,ary :1$sump1iw1 tha_L the mark<:;~ would nol regard the s ite as any diffc~nt from 
compcling -prupcrlis;s. As the 6lled tidcland61JU¥C6imflnr~hamc1cri6tlc:1 und u1ilil)' us the uplands, 
they will be treated the same. The site is fully u:.nblc as developed. It is rcgllrdcd :is rypical in the 
markc1 o.nd would nol be allocarod un a upbmdltidclands basis. bu1 as··a fully usnbtc site. As 
appra\sc:d, there are oo impNvcmcot.s. 

Actess 
The, sit~. as pR"Sc.ntl)' developed~ has vehicular access by adjacent municipal off s-itc parking lots 
leading 0 010 the subjcc1 Crom South Franklin Street. As appraised, the subjecl would be 
wt.developed with acces.s1hruugh the adjacent publk·aUy owned loB. 

Utilities 
Citysc;wcr. water ;3nd private utiJilics i:ooluding power, trash ciollco1ioo. phone, cable, internet ·nud 
fuel an: available. 

3.2 ZOSINC 
The subject is 1.oncd Waterfront.Commercial (WC). 111~ watcd'oon.t commercial district. is intended 
to .provide both land ;ind w~tcr space for uses which an, dm:ctly rchn~.d to or dc:pcndcm upon a 
marine environmonL Such ;;1c-th•ii-lcs include private baalifl.8, commercial froighl and pa.sstngcr 
traffic.. commercial fJSb.i.og. fioatpliJne operations. aod rct:iiJ services directly linked ro a mruitimc 
clicntele. Other uses may be penu.itted if water-dependent or watl!T•oriemed, 

I I •07R / Ml.. Robi.'fts. Tram L111:1d ~ J1.111cau 
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3.3 ASsESS£0 V Al.tJATIOS A!<0 T AXl:s 

Thcs11bjcc1 p,opcrty is assessed by lhe City and Borough of Juncm,, The subject is identified by the 
asses.sor's office a.r; 490 South Fnmk.lin Srr«r. Its assc~r parcel num~~ is I Cl 00K83001 1. aod 
the currcn1 tiSSeS:Sod po:.sessory intc:n:st lbr 1hc land ls SZ..509,500. The esdrnoted total vuJue or the 
slte by th~ l'l.C.SC.SSOf i$" S3,000,000, wi1h the entire .site es-Umat.ed as tilled. and valued al $300/SF fee 
.simpl.: value. lmprovcme.nts arc no1ed by tbc ass<.'SS<lr an4 valued at$! ,533,000. The typical mil 
r.utc in Juneau has been becwe.cn 10.17 3J)d 12 milt; over tlte pass few yea.rs.and is cumolly I 0:55 
mils for fiscal year20 t2. 

3.4 EASl.?tt E.."li'l'S ANO Onu:a R..u~JCTIO~'-S 
The subject benefits from an extensive series ofa·lrp;JCc eascmen1s that involve the operation of lhe 
tram. These aro unjgue- to Lht ~ubjcct and the impact of their benefit is Included in lhevaJuntion 9r 
lhe subject sire. 

There are two hist'oric.cascmcnts detliilcd in: tho lcasct.hat appa.rently impact lhc s:ubje~t property. 
One: c:asc:mcnt. from 1.989> details an ease.ment (Qr access., iogn."'SS ond egress u,;oociu1cd with a prior 
0\lt'llcr of the site. 111e otl1er Ca$etnent, fi'i)m 1963, is a use ,grccmen1 regarding 1hc fonne:r feny 
termiual. Both fasement:S ore n()t fo ll to jmpilct the highest and besruse of the pmpl:f1y. 

Th~r-e arc a vuricty of $tipuhuions nnd condldons in the origina.J use regarding allowed uses aod the 
required provision of public ba1broonu.. t hese Items are leas~ conditions and fa ll out5idc of the 
,•aln.ntioQ ns required \lndcr the ~eons of the lcasc1 r arograph. S, ~;,c; ~ ! (3 ), 

The -appra1scr is un=.tware o( any other easemenis or f\.':Slrictions. 

3.5 fUNCllON/\1. UTIUT" OF SIT£ 
The lease: is utilized in suppon of the 1ram racility function. This hi.sh traffic, ocintr-.i.Uy located 
pubhc site bas a..s1gnificant ap_peaJ to conunerctal users. This si1c: limctions well for 1hc !Dh:ndcd use. 

The subject cxhfui{s: high fi.tru."tional utility to 1hc u~r due to tho ox,i.stiog, dcv~lopcd D3turc of this 
pare.:.•! and llS cosemcors: Recognition of the diffituJty or oven likelihood of development or 
compar4ble sitCS•mu)1' be n."Cognizcd in the analysis of the ai•ailable data. 

3,6 SYNOl'SISO>' Lr.,,sR 
Please rofor to the lease Oild the 2006 lcase nmdificntion ni,tification contained in the addenda. 

11--0'1$ I Mt. koocr11i T r.Im Land Lcuse, J~•u 
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4 VALUATION 

4.1 l:IIGHEST ANO B ES!" US£ 

Highest and bcs1 U.$e is de.tined os "'£he rc05onably probable and legal use or vut."Bnl land or an 
improved propcnytha1 is-physicanypos•sibk .. appropriatelysupponed. finnrn:iiilly feasible, and ihat 
·results in Lhe highcs1 value. The four -crit~ria the hit;.he."'1 and best use must meet are legal 
pe-rtnissibility, pbys.icsJ poss[bHit}•1 financ.ial foasibili1y, and maximum productivity. Allematively. 
ihe prob,,blc use of land or impN)\'ed ptQpi!rty- specific with respect to the u.sct""oi1d timing of 1'1<: 
use- that is adequately sopponed and results in the: hi ghost present v31ue. 

n,. nlt·1J(ln:;..,-1ifR.CW £l'kJJr JlpplWlJ/1. ;111 ll,hdl'4, A jljW~al ~h-, 111•~9} 

The primary cruises.hip docks:are IOC1m:d adjaoen110 tb.c subject pmpcny ~here the great maj9rity 
orthr:: 850,000+-\~sitors ilS we]I aJ; t:.rew di.scmbaik from thc vessels, l11e preponderance or 1hc:sc 
visitors pass by tbC·subjec1 build.io_g, South Franklin Street is a natrow. rwo-lnnc, two~,vay~trcc1 1ha1 
caters co theS;e vi~1tations, having been cxp·andcdthrougb 1he years with wider sjdcwalks aod adding 
chotacter<istic light lix1urc-s, etc. of the era being projected. 

lf1he subject site wer~ vacant, Obvfousty ,is fuigh~t nml best use would be to dc\•elop die S11c ,vid, 
i gitl ·shop oo the tirst Oool' with sccood floor uses such as waruhous'in~ ofi'icC..'\ or employee 
_housing. This would be snirohfo lbr completion or the highest and best us~ 

Theexisti,;g u.so is the highi:$1 and b~1:of1he subjcl:t pl'.<lper1y, llas<:d on mruklll ovidcncc, tb~mosi 
likely purchaser and -user would be a gift.shop owner'. This analysis is ba.:scd on the dcvclopmenc in 
the immediate neighborhood as well as the l.1ck.of subsiiturnblc C<>rnpe-tiog property. Or the four 
saJes clwtl in ahis rtpor1, tlll were purchased by patties relawd to the intC"1.1.dcd user of some or·alf of 
ihe spac!! for ils n:l'ait.busin~s. 

4.2 RE~'TAL VALUE 

r ha\+c in\+cnl'oricd dozens of s.ales 3JJd lca.sc,s,. and considered 1hc most comparable on an ove.rall 
annuaJ reo1a) basis 10 the subjoc1 proposed h~as&I prc:miscit, Where necessary. I haw oon\'."cncd the 
sales indications to rcmaJ vaJlJCS or vice vc:rsa. The folfowing table contains the mos1 helpful data 
thnt shows wb,11 the ;trea mlgbt both sell for and lease for on a pct square foot basis. The 
comptlr.tblc:s tonsidcrcd in the final analysis .are in white, wi1h ti-Jc. b-111,mcc of the considered 
indicators: in ligh1 grey. 

I J.(}78/ ML Robc1u Ttnn, IA1id Le.nse, Juneau 
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RF,..'\"Ti?,\~J.J; l\:OIC-' TORS 

l• di«i1cd h1dicao:d An• ual 
Tram,acdon Sit~ ,•atue (lf An11111d R('11I/ 

~·c omp Dm:ription Dlltt' (SF) land sold SISF Rt:nt SF 

I 4761 ~301 S. F ranldiil St.. 0 1/()6 • .500 Sl.~00.000 S333.l1 SlZ0.000 S26.67 
Jun..-au 

2 ilt61 489 $ Prank.Un St,. 12/07 IS.:!20 SJ,350.000 S217.J5 S268.000 S17.38 
1unn u 

3 6573 428 S. Franklin St., ijs'king 2:80:C S'?,325.0CI0 SR29.l>O S I 86,()(l(l S66.J3 
Junci:m 0(,109 

4 4814 -139 S. f'1'3nklin Si., 0 1/(~ 3.62$ $ 1,$62.37$ $431,00 s,2,.<m $34.43 
Juneau 

j I •2:$$7 -4$S S. Fra».k.Ho Si .• 0 1/0,S 2,633 S l ,000.000 SJ~0.00 S S0.000 SJ0.38 
Jooea11 

'271U: 431 S FnmJ.JinSL, 02,'0" 1:610 S 700.000 5435.00 S S6,000 Sl-1.'18 
Juoe::.iu 

33-17 Me!tthiwu Wh11tfTl. 10/IO 41,200 s 1,200,opo S 17,7~ S ?6.000 Sl.22 
~,JUBeatJ 

·699> M,crctinnt ~,i th <kmo 11/0$ 9:$1';3-1 s2,29,,.siK S24)3 � 1~3-J.36 s L94 
\\'l~ rl' 
C<imbioed. "'i tbool 
)n(t-t1.'$l cl<mo S),29),57~ S )4.79 UOJ,4il<I s :1.1~ 
(S4.:S%) 

5-012 "r @da.nds@ 422 S, 
Frunk.ll.l'.l St..JunclJu 

05/06 1.955 5" 144~75 St25,00 S (9.3,47 SI0.00 

6361 560 S.. Franklin St .• 11-)IO,$ 34,19(1 ,SJ,000,000 S $5,l.l S'.A0,000 ; 4.~2 
Jwxuu 

~ Sl<).560 S. F"'nklin Si .. 08109 ~,J~l S480,000 S S7,44 S 38,400 S 4,60 
June?!u 

2793 HJ. S: Frnnldin S1., 02/05 3,000 s 725.000 S2A20() S 58,QOO Sl9.3l 
JU!)!!II~ 

6911 3 l 9 Mill s~e-1, 04108 2.578 Sl.15P.OOO S.H6.00 S 92,000 SlS,69 
KntJdku.n 

~biect 4 Tram le.ase 07111 10.000 -Sol"'t Solv~- -Sot .. ·e-

11-078 / ~IL Robl.'11S T mm Lund lessc. Junou 
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Companble J ist11csaleofa la.rgc masonryslrocturc on a4.500Sf 
she nearly lb locks non.11 of chcsubjec1. rcdcvdopcd into a gift shop 
witb S(.X':Ottd flaors1omgc. Tbc building was given 110 value by·thc 
buyer due lo c:ondirion.and l!lyoUL Thls sale occurr~d In 2006 a11d, 
based on rcnral uotivity, is deemed n,pc-ciot in time by -1 . Thi: 
location. funher from the rerall ccntel', is inferior by ·H . Nearly half 
che site is s1ccp ::ind uuoscd, with 1he bnilding_ footprint of 21500 SF 
.adjacc.nt Sou1l1 Franklin on the uphill side and is run,.ked lnJCnor 1.0 

I 247 1 Comp OSOS06- the subj cilt •~ I ()t)(l/• usable silc ch{lracteristks by +2 .. Ovenill this 
transac1ion Indicates a ·iuferiona.nking of +1. 

Comp..1rilble.l is the .tlloc,~1ted sale of a vcryktrgc gift S'hop location 
under 1hc tram's cabks ncro.ss the,strect This sale occurred 5L 1he 
e.nd o.f2007 an<L based on rental-activity wouJd be deemed similar • 
to the subject in time. ·Similar in locnifon acmss tho strtcl from the 
subject., its larger site si~e is. inferior'lo 1hc subjcc, by +l , Ovcr400/4 
or1hc site is s::t·cq, aod unused. wilh the bulldfog rootprim of 91175 

- - SF a-dj;1ccn1 S<1ulh Franklin on lhe- uphlJJ Sldea.nd Is cutked rnre.rior 
C~mr 1 040~04_Ml4 ~o lhc subject ~s l~/4 usable site chamcteristics by +2.. 0,1er:a.JI this 
psrcQI ts inferior 10 ,he subjec1 by+3, 0408.04_07 14 

Com para bk J Is 1hc ,allooa1cd value or1hc ~m;nllllkiog price of a nearby 
building. As lln asktng price, it i:; $t1pcrior in condidons·or sale by •2, with 
the likely sales price to b¢ less than lbc asking price. considering the 
ex·ten~fod oxp0si11:eri1nt:. 1l1isobservutio11 w;i.s. from 2009, whh the building 
still r.;:ir- sale. Th<." small sir.c of this obscrvnrion i.s superior by • I to the 
f.ubjccl... This ubscrVnliQn•i~ similar in nil other rcspcc;ts-, with an ovc.rnll 
superior ranking Of -3. 

Comp3 

Compua.ble-4 is I.be allocmed value.of a nearby blLildhlg site. This 
salcn:i,ccum:d in 2006 and. based on rental att.l\dty at tJu~ time, 1~ 
deemed supcriorby •I. The srriallsize ofthisobs~vci.tion i~supcr'ior 
by - .1 to I.he sulbjcc1. 71:tis observation is similar ill au other re.~pects. 
wilh n.n ovcroll SUJ)Cldor ron~ing of a2, 

Comp .! 080806_ZS2ll 

http:value.of
http:0,1er:a.JI
http:Sldea.nd


17 tlO•AN & COMPA!'V. UC 

Comparable 5 is the :i.Uoeoted vnlue of II building Site acm!,s th~ 
srr-ecl. This sale 6cc.urred iU the beginning of200:t aod. ba..:.cd on 
rental activity W(IU)d b.c deemed simUo.r to lho subject in ~imc. The 
small size or this ob~rvatioo is superior by--1 to the subject. 1'bis­
ob5:1..'Nntioo is similar in all tHhi.tt" respccLs, with on ov~raU superior 
ranking of .J. 

C-omp 5 080806 .. 2$24 

Please n•fer to the foll(lwing Quilliui.tive Grid for :1 c:ompararive displ:i.y of Lhc rankings dit>cussed 
above. 

Q UAUl'A'.l'I\ r. A WttSnlt:ST(;am o•· u .E.Sr RiPkESOiTA'fl\'I! Co.Mr,\R..\flJ~ 

I SabJttt - ~mp,,1- Comp Ii 2 - Campi' J • Comp#" - Comp PS • 
C":1rac:terb1tc 49<) s. 307 s. •39S.. -128S. 439S. 4SSS. 

f'rMnkUn Frwn.ldin Pran.ldln f'ruoklln f''r3n.kltn Fra11ldi• 

R.c:nc/SF Soh,:e $26.6 2 SU.JS S6"-33 $J4.48 5.3038 

Mru~J Appr.1,sal 0111)0 -1 12(07 0 
Condit/On.~ Oir1~; 

06>'09 0 0l/06 •I 011\M 0 

(Time oCSnlc) 
h 

07/WII 

Cm1<l11lOa1 M.aclt.el s.w 0 s.I.1 • Askins -i S:il~I 0 Sillc:I 0 
Lm~ Slmil11.r Similar Siniila.- Siirnl:lr . 

Tut~ lnt<!'l'i.lSI F,. SimilaJ' 0 Sin\-ihar 0 
Su1ipll" 

Sfmitnr 
,, 

Si1ull11r 0 Simil ;;sr 0 

1.Ac:1t,oll Trum lnfetlo1 •I $irmt111 0 Similllr 0 Shttiltit u Slmilil:r 0 

Access l'uhl,c S1m1l:ar 0 Sinubt 0 SumlQJ 0 Similar 0 Simil:u 0 

SI•• ($Fl 10.000SF 4,5-00 • I 15.410 • I 3,625 · I J,fi:~ - 1 2,633 - 1 

Site JOO%~ S5% --2 60% • l. Similar 0 Stmfutr 0 Sn,,.U.11 0 
Chara:c1ttjsr.k:, u:¢11bk l!S.1blc: uw&lc-

0\'C.fall Nel Suhjec,• Inferior -l-1 Jnfi:rior ~3 
Rt1ln2 0 

Superior .J Superior 4:? SupttiM - I 

. ' lrenmparnhlC' J!I Supt.riot. mm11$ r•1u.n5 of' -1, .2, or .J dcpi:ndmg on M"-."rl,y . 
IC C(ln'J)llrable-t'i l"fr.('ior, pha rallng. of • t. ~1, ur --+.l tJ1.4pcod"'g oo-sc,>eri1y. 

Thi." rCl11tiYc weighing of each ofth~Ctlmprtmt>,h.-s as adjus.tcd 10 Lhc subjee1 issho\vn in the folfowing 
grid OJl the neXI page. 

t 1·078 / Mt, llob.:mTram Land Lnsc. Jt it1d u 



Ro-,.., & COMPANY, LLC IS 

R.\SKI.N\o CRm 

Comparable I RatlnR Rtllf R.ilnk 

Comp;.m1blt 3 Superior S66 . .H .J 

Comp:1rahle .c Sur~ S34.48 -2 

C'OlllP.at11hle 5 S1,1pcriot S,O.l~ ., 
Subject Si:milllr Sol>< 0 

Comparoblc: I fofi:'lior S:?6.67 +I 

Coo,•""1>1• 2 Inferior $17 38 +3 

Conclusion - Fee Slmpfo Value 
As noted nbov~. the SlJbject squnre foot n::nt \\'':>Uld appear to fall somewhere b.ciwQCn $26.67/SF and 
S30.3SJSF. CanS1,;lering the subject's looa1 iqn in 1hc cc:ntcr of 1be tourist d.c1,,·clopmi:n1 in 1he 
downtown tt.rea :md based ,m the air rights inhcn:nt in the lc:isc. it is cslima1cd 1owards 1hcupper end 
of the two most similar indicators at S30/SF. The rental value can be summarized as fo llows: 

I 0,000 Sf x SJOtSFlyear - SJOl),000/year 

Based on Lhc foregoing, the Market Value Coud usioo is as foUow;s: 

$300.000 ~ 8¾ =S3,7S0,000 
($3,750.000- 10,000 $F = $375/Sf) 

11,078 I Ml, Rubl.mS 'rrnm Llmd Lt:ilse. Junc:.1u 

http:Junc:.1u
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ADDENDA 



ffORAN,&.COMPAl<Y. LLC 

Subject Phooographs 

0623 11_1816 

<l6llll_1818 

Typk ol sbo~Jfoe ocruby 

.I J.-073 f Tnlttt I.and 1..cak 



Subj1..~t .Photogruphs 

Ood. 1mdier l'(:jJf orr ram b ulldina,. 0623 11 _1&20 

Rc:u.rof buddut.g·facmg the: cbamit:I, t'l6:?.HI_IW 

Vtcw c,fm,n pl.Ji~ Ch)' parl.ing ;ind :ICttil 6( 0623 I 1_1826 
tdail core.a,~. S Fmnt.lin St lookini:N fron-1 lr.lt11, d6Wending 

1 l-07$ / rr.m Lnnd l.A:asc 



l'R.ErARtD .FOR: 

Pft£11ARED B\'~ 

Et-1il!CTl\.'E l)A'l't:: 

R.£rullT0ATE: 

OuR FILI! No,: 

EST'li\lt\TtO MAftl<CT RY.J\1"'5 Of 
ATS 1277, Pl.A'!' 83-110, 1.83 ACRES 
LOCATED IN GA/m~£A0 CIIANNRI., 

J UNEAG·, ALASKA. ADL !01934 

Phil 8enncr-. ln1erim Pott Dit>tttor 
City .ind Ilnroogh o f Juneau Doc.ks and Harbors 
1SS S. S-eward Strt:e-t 
Juneau, Alaska 99S0 J 

Timothy W. Riley, Real Estate AppraJ.scr­
llOMN& CO>!l'ANY, LLC 
>OJ Lincoln S1ree~ Suite 210 
Sitk .. Al~sl'll 99835 

July 30. 20 11 

,\ugustJl,20 11 

11-079 



HORA,'1 & COMPANY, LLC 
40:l LINCOLN S1'REl!T, Surrn l IO Sl'l'tv\, AU.SKA '9-!>835 
Tea.r\l'HONE {907) 747~6666 Jl'AX (91>?) 1•1~ 141 '1 !:MA 1t. t'1llJUllt',L'.i;Jt1lfulhnr:in:inrtr"1~111s.cn111 

C flARUS £ .• HOR.AX, M.Al I \VILL,IA.M C. P'RRGUSO~. TIMCI l'IIY W. RJu:v,.J()SIJUA c. MORAN', 
JAMES A . CORAK AN.U JACQUE WAL1'0.N 

/\Ugu.st 3J, 20J I 

Phil m .. 1'1nt!!> Jntcrhn Pon Dtrec1or 
City ond Borough of June~u Dodi am.I Ha.rbOr3 
l .5..!i S. $cwasld Sttcet 
Juneau, A In.ska 9980 I VIA EmA.il toow_scovil l@ci.p mc.au.u.k.us 

Re: B~timuted Market Rems of ATS· 1217, Pl:tt RJ .. 2w, t.83 Ac.Tes Located ln GaSltncmi 
Cb(llllte!, Juneau, Alaska, ADL 102934; Our Filo I 1-079 

Dear Mr. Ocnuer: 

I hove ana?y7,cd lhe apph_cabte ri:al clitntc m1utec :for s,afes iuforouui.on 11,~ well as any opptioablc 
lidcl.11nds 1u1d w~terfmnt fea5'1.1~. B~..:d on this nna.1.ysls, cheestimal«I annual market rent v.afuc, !1.$ 

or the valuation d:nc of June 23. 20 J t. is rui folto,\1$: 

ATS 1277, 1,83 AcrC$; 79,715 SF 
SI 1,957.2.S/ytur 

Your nnemio-n 1!: 1r1vil,od 10 the remainder of I.bis report which selS forth lhe Assumptions aud 
Lunitfng Conditions. Ccrtifice.110n or AP.prafsa.l, and 1.he most pe;tinent d~Ul c<msidered in cii:limatmg 
the JU.arkct vahleof1be subjC'l."lt propt'.rty, This sun1m:iry i.lpptili!!lil repon Is intended to Comply with 
1hc rules and regulations ns set fonh by the Uniform Staud;;.1rds-ofProfcss1onnJ Apprtai.lr.11 PrJlcilcc 
(US PAP), the Ciry and .Borough of Juneau's Appruual insttuctions oud the Stnndards .:md 8yl:1ws 
of the Appr:iis11J Cnstitut"c. 

lryou h:wc any que.s1ion:s or comm.:mts. please fct' I free to con1r.0t me at your C.-mven!t.":ncc~ 

Sincerely, 

EIOl{AJII &:COMJ>.i\NY, U C 

/},.,J~ 
Timothy W. Riley 
t1Au~5 

http:con1r.0t
http:Apprtai.lr.11
http:iuforouui.on
mailto:toow_scovill@ci.pmc.au.u.k.us
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JJ-u79 Srl\itb.il-t!d1111d~, ATS Jl77 



CER'J'IFl<;ATIQ~" OF APPRAISAL 

I 1.·t1Tify lht'I!. lo !he bes1 ofmy Ji..oO¼-ledge-adJ belief 

Thi!' ~tlC'dttnafy,es, 1lplniOllll, lltld cttrtdusionsart" !i.mlkdcnly b) 1,he 1epo1tod tissumpltOns nnd 
limihng condh ioos.n n-d 5:e my perSon.al, irnpdmitl, 11.nd unbiased phi:t'e.~io1)al 1111fllys..::11. up:[rtiun.s, 11oi.l 
c<melus,or~it 

1 have oo prc:st'ul ot prmpecu,,o unocest m lhc pr<>pcrl)' that js lhtt subject of lhis icporl and no 
~c130nal mtc.re!it wllb R"lig>l"ct io lb:: [r.itli'C$ ln vcl~d, 

~ I hilvc no bias WJth resp~ct to rbe p1'0p1!1Jy 1ha:1 i.s tbtl sub;ect orth15 rcr,or, or ro 1bi:! pc1.n1es m~,olvl-d 
with lWS asslgoment. 

My c-n~gcmenlin this 11."'lltSJllllt'OI Wlh 1101 COJUingcr11 upo11 dc\'eloping orrcpurring rmkrcr1nit1ed 
r.:s.ohs, 

My compc11$utinn (or comp-foti.ng I.his assig;rum'Jll is not ounlingent upon Ule dc:\'l.'ll)pnl¢111 Or' 
reporting o( a prcdetemuned 1.111luc cir d1rell1ion in \'nlue 1b111. fiwon the e.au.se _ or 1hc c-lit-1;t, Ul.:-
11:mouhi Qf 1he vfihlc: (lplnioa, I.be atbnnmcnt oC n irtipulatcd rc.9Jll, O; che.occLnn:ncc t'lf 11..ru~cquent 
event dfreaiy related l(l 1h0 imended v.~e of this uppr{1is.1J 

ihc r.:por1cct;!l(_.:ll)'l>es. Op in.ions: and conch1.,i Dns u-eicdcvcloped, nnd th.lsteport has been pt(,purtd 
1 

In conformity wi1h the rcqull'ffllt'nt.5 c1f 1he Code <>fPN>fN1ooal Ethics & Smnd111ds-o(PrQ{e::sionaJ 
Appmi.sa] Pnicri¢eO( the Appraisal lostitUle, which include 1hr Unifnnn S1.oodanh Clf Profc-~sionaJ 
A pp,a isnl Proc1tce. 

11,e use ofdli;1 ~ po11 inub;e.ct 10 tht Jt":Qmmni:~oflhc Ap·prnill:ll lns1irute ,el:ning rolhl, review 
by Its July authorlzril lil(WC!ll'Otnlh'C:S, 

'11mod'.t)1 W, Riley made 11 petsonaJ tuspi:Ct ion ofd1~prupe.;iy lhn. 1;; the sub JCCl o iH:1 ~ 1x:port on July 
JO. 201 J. 

No one pmv«tod tdgnifii:'am 1cttl prap..:11) .ip-pmimJ i,.s.mUocc to the:. J)C001l$ sjgnint; 1tii5,; 
c.er1jfic«i.on. 

Our office pscc .. iousiy evn.lu11tad 1h~ ~ubj«i lea'!e 10 detfllmfott lh-c: need for ndjustn11:fll ~ or, 
tlll'te<rU all!r,ket tratds. No i,l11cr -nppra.tSal :t;t-Mocs were. p:erforu)ed on die stibJetl lca~e ,o lht- p:i.st 
three ycat:t,, u-w~ 

Tlm.cllh)' W. Riley, Rco.J l:sllttc .•\ppnu..scr. AA 685 
Julv JO, ~Cl 11 6!.!U'.&>1Jf.201 l 
ln5.pection .:ind B.ffoc.ti\'c Li:ne 

l J .(r.U ~llfilh Tidc!n.nd11, A TS nn IV 

http:lht-p:i.st
http:c.er1jfic�i.on
http:inub;e.ct
http:Appmi.sa
http:uppr{1is.1J
http:comp-foti.ng
http:perSon.al
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2 HokAs & Co111, ... , Y. LLC 

SCOPE 017 APPRAISAL 
This opprwsal JS in;ended as an update of the- rent fore tidelands lease. The subject's lease rate 
\chcdu!c will bi:- amended to a more typkal City n(fd Borough of Ju11eau fi\'e year updnte scbcdufo, 
nnd 3: chm1ge m11rlc to cornp&lStltion langu:ig-e ID 1.he leas"' reflecting m:.1rkel valm.·11 which ,s 
mH:ndcd lo maiimizc income- 10 the cily ba$cd 1>n thea.ppraiscd market vnlue re.nt11.I of ihcir fands 

Apprabal Me-1hodolog>1 

The most direct way 1oesti1ttiuo_marli:et mu f.s by lheR~ntCompnrisouApph:iach. 1n this wproncb, 
1hc annual 1\."nt of shuitar J>TOpf.rti~s is collsid"J'OO on a price per-squur~ foot bas:i.~. We jdmtify 
.:ompa.rP-ble mfo1matum through hnervicw.s. wrtb Jcnowledgeablc ~rtic1p·ams in the n-:11 cs1:uc 
mnrkcl.s such BS tocuJ apprnlsers, othe, lessor!. and lc~ees. discbss19ns with municipal property 
assessmc.nt peoonner ilnd othMt who are fomlliar \\.-ith the real oshue market in Southt:as1 AJns.ktt. 
A se:irch w~ per(onncd of similarly used properdes in lht. cqmu,unitles thrOui;hou! Soulhca.st 
AJutku. lo(omlaliOn was collected l'rom ,cJ.iablewur;;.cs a$ 11vaililbJe. 

Ouroilicemainl.1.uns market Wlta informllricln on sales-. transfers and on ll geographic l~;:ition basu 
li.>r dlose rur.sl pmperues not conncottd to a road system. Wilhin each <:il"theseu1'Clls, the dam is 
further segmented into oommt:.J'Ciil.l and rcs-1dcnua) properties. \Vithm these dlvLs,ions orscp:muion 
a.t:c c:Uvisiot\s for 1.(lning. and whethe r the propc1t1es: iu•c \\•lti:rfronl ar oplaud p:Ui:eh. nonm &· 
ComJ)any, U.C mainiains and c,11nj11nally ufldnl~S•this Ubraty or $n1e trnnsacdcms lhrou.i;hout 1h0 
Sitka and Sou1.beas1 Ahl.-.ka l"Q:g.1011..and ha~ done. w fur ov~r 25 yeiir~, 

I, I IDJ:l\'TU'ICA1'16N OF PROPERTY 

The s.µbjcct of t.hi~ ft'pon i.s ATS 1271, Plat 83 -2 10, June3u Recurdiog 0Jstdc1, Fir.st Judldul 
Dfstrl-ct, Smte of Al.ll~kn. This survey is,a portion Qf the Northr@nd Ba~c landfog si1c on Ch;mud 
Drive adjacent 10 Oastmeuu C1m1mc-l in Juneau, Alaska. 

1'ho property is lo~al«I on udclaod~ i«.ljacent 10 the: Mendenhall W.cdands St.11c Gome Refuge 
{MWSGR) in Gastineau Cbomicl, off the moinlnnd adjacent to Salt)u,n Creek·, 

1,2 PUJU'()St OF APPRAISAL, l i\'1 £NDJi'.0 Ustrts AND hYfENO&o UsF. 

1l1e pucpose orlhts i.umnwry npprat.SOJ 1s to deter.mine th~Jnomd matket mil based on th-e 111/1.Jk('! 
rentuJ nde lbr 1he l.1111<l. 

lntendcd use. Thi.s vn!\mtion ts 10 be used 10 set mnrht rem for a lease wi1h five yt'aJ' rcn1al 
tu.!JUJ!m~111.s based 011 a lldclands lc11sc wtth the Ocy .::od Bocougb of .lunea:u. 

I uteodt:d us(lrs ltre the Chy and Hcn'Qugh of Junea'U ond Tim Smhh, c:1 al, l.CS.Ste .. 

1 
,.u no11.~ In CUJ'1t C'l'iltpl'tr 50 Le1111c Admin!:.1tn1.l;nn; 0S.CBJ;l.C 50.040 

http:111/1.Jk
http:Ahl.-.ka
http:cJ.iablewur;;.cs
http:Soulhca.st
http:assessmc.nt
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.1.3 PROP.ER'l'V RJCHTS' A PPRA(SE.0 

The 11u1rke1. rell! r.sUma1e 1s for the property m fee s~mpie in1eres1 less mineral righL~1 in ilS pre• 
,l:N~lopment concliuon. The ilpprajscr has noted specfoJ sopu.Jat1<'ms a,; amended assprnu¢d with the 
.. , rigirut.I lea5e. The Ame.tsde<I stipulatiOf\S allowed the a.Iteration or use, propo)ed lit)'OUl imd a,t1 

exp1u1sioll of the proposed b!l.Sin. Th.csc stipu.lttt.ions def11le usi: anrl tle\·clopml'ill am! ....,;;11 be 
c:ous1tlc1~ in the kasc-<ulAl)-S.1$ 

1.4 Tf:RMINOtOC\' 
Mnrkct V:1lne 
M!Ukcc va.luc 1.s <lesonl>ed in lhc Uni Conn Sumdu.rds ofPro(ess10D.\1J ApptalS!!l Prac.t!Cc (USP.A;.P}.as 
follow-s· 

A type of "nlue, stated as an opinfon, dm1 presumi:s Llit lr'.uu.f<:r ofa prop,t.'1'ly (i.e., u. right or 
ownel'$h1p or o buodle of socb ri~1$). as ofa ccruiin dn10. underspet:ffic conditions-set forth in the 
Jeflnjllon of the term idcndOecl.bythc apprai$er.u..5 applicable iu an nppra1si.d, (lJSPAP, 2010·201 I 
ed.) USPAP also require..~ 1ha1 certtt.ln itmJ!li be ind ud~ in ovcry appra..is'1.I repan. Among lhe.se 
i1cms1 Lile following art direc1ly related to l11e defitiilion or m.irkct value: 

fdeutitkalion or the !>l'JC'Clific propeny rigb.ts co be.appraised, 
St1ttcment of the effecfr.,,e dnte oflhe value Opiniou. 
Spcoificauon as to wlte(bc:r ca.sh, tcnns cquivilem to <:Mb, or othvr precisely tlc~aibcd 
Jinunoiog icmn, rtrc assumed as. the basis of the appraisal 
lflfu: appraisal Is couditioned upon financing Ol' olh.er rcrnu. Spd:ificaab<.m 13s rQ w.he,her ihe 
fio3.ncins or lt'mu are at, below M ttbuve mmkcl fnterts1 rates :u,d/or cont,;1in umisual 
conditions or i11c:ei11lv.es. Tht: 1c11us ofab:O'o'O- or be16w-mnrkct iutereSl r.llei and/or-other 
.special lnceo1J1,1es 1nus-1 be olearly set J'ortb; their qo1mfbudon io, nr ncgai(ve influence o~ 
value ml.151 be dosccr1bed.and e.stfma!~ l!nd the market datasup))(lrting lhc opm1on ofvaJu~ 
111us1 be d6$C1%ed nod explained. 

1Ar C'ftfJlwu..ry 11.(Xc.·,! ft:oi111p .f,rP,,:WIMI( )!11 fd!lllll'I, ,..l'llfuUf )n, :i111w, riqie I tl 

Marker Rent 
l "ht: mor;-1 probnhle ren1 lhnt a propcnysboOJd bring in it i!Cllllpetilivc und open maJ'ke-1 reOcctmg all 
ooncHtioiu and restrictions of 1he Ceasu ngreemeat iu,Ctudingpermitted us.cs, use tostrielions. cxpa;~c 
obligo1io1Js. ,~mi. conc-Cssfons. renewal and pu,chase op1iO!lS

1 
s:id tenant impro\•emeu1s. 

IIN.Did~t/ltr# t;,1111',Arpr.,}NI, .f,-_J:dm.m,.Appmu.l lll1hfllll. hi:« Ill it In 

Tidt.'laudf' 

t\lf :inras which are at orbe1ow mean high tide.and co.utu.l w¢tbmds, mud�11~, a.id sitnilarareo~ th11t 
arc contiguous or rtdjnccnt to COn!1.al waters and· ru-c 11n intesrul part nf the estuarine S}~ti:ms 
uwolvt'il. ( D:L!illll wellands mc.lude mar.shes. mudfl;ns. and slmllow, and means U10se 11reas 
JlC-dodii.:ally immdatcd bys:illne w:ttt'rs,..., 

J11m,l'ltiw.:u:·-.A-/,1"(JU1hfrmh•r.~t>:n1ut .,,,.,,,·h•1l•1/t,Wl1~ 1=rw.,..,,l.fjw{Jj(,11'j' ®m' 

J 1-0rJ/ SmiLh Tfda!!Ml. Al'S 1277 
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CJJcnl :.utd Oste.nsibfo Owner 
City llr.d Borough of Juneau. 

Le-n.sc AppH~nt 
'run SmJth et al. 

t.6 lNSPECflO;,l ANO .En•-r.CTI\#£ OA'N~ 
r,mothy Riley O)Odc a personal mspcction of thee 1>ropeny 1ha1. 1s ,he subJcct ortl,i~ 1-:pon on Juty 
l Q. 20 1 J. 

The t:ffoctive date of th1s 3ppr.1isaJ ii tbe inspe.:lion date. TM::; hns:-bceu conITJme<I by Phil Benner. 
bncrltn Port Dln:ctor fr.,:rlhc Pon of Juneau 

1,7 PRO.P'tR'J'\' HLS'J'OQY 

The ~ub.1cct pro1>eqy was owned br the Smie ilf Alaska formruiy y~a.rs. A leru.c w3s Jssued J\'priJ 
27, 1984 with an cxpfry of Ajni l 26, 20 14, mid the titltrtini;,tmtfon of &he lcllsc, wnstnmsfe.rred to the 
City of Juneau <311 Pcbru1tl')' 8, 2001. under thecondi"tioo only l(J lca..'ic fl:nd no! to sell ortrnnsferthis 
l.)'J)C of property. The Jandwas recorded as p:it-ented on July 10, 2002. 

1.8 ASSUMJ .. rrox.s Ai\'D LIMITING' Co~mnONs 
Thi11 appraisal repon ttnd vu.Juatil)ll c-oruainctl hcn:ln ore funher expressly subjcc1 tn 1.h~ fo llowing 
assumpllons a11d1or concHtmos; 

J. It iS a.i.sumed 1M1 t.he duln, mapli u.nd descriptive. darn fum111hcd b)' lhe tilfont 01· his 
rcprescn1olivc are :iccurme i!nd c6rrect. Photos • .!iketchcs, ronps. 6Dd drawings In t.hl:1 
i1ppm1,~al cc_pon aLV l\1r v1waU1.mg Lhe propeny only tmd are not t(> be relied upon for any 
OthL-r u,;c. ·n1ey may nol be: to scn!e, 

J.. The, vnluation -is b~d on mformatiOJl aod <la.ta from s:ources believed ~tiahlc, correct on<! 
acc:urntely rcpc.11tt:,i Nu resp1:ms1bilhy 1s #Ssu1n:cd ror fu!se data pmv1ded b~· othe~ 

J. No responsibilit}' is assumed for building pennhs, ;,;ooec.hanges. i:ogineer:mg, or auy other 
services oc dUty conneored \\ i1h lej?.ilHy utiliziut Ute $ubjcct pro-pert)', 

This opptaiS:tl w 1t1 mado on lhe premise 1Jui.t there Die no encumhran.:cs Jlr<il1ibrung 
u1lli1:ttion 6f the property unrlc:r 1bc appniis-oT·s esdm-ate of the highest wtd best use, 

11 is :eissumed lim1 the tit!t:s to lht p1ope11y b ln!lrk.et~b!e. No lnvcs~gnnon t(l tills. fuol h~ 
bcCT1 ml!:de by du~ 11pp:ralser. 

http:v1waU1.mg
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o NQ re:,poasibthty i• n.sswned ror m8.li.cr.s ur!tw ·or legal tntin'preinuon 

7. II Js 11ssumed no condlilons i,xisl th1u arc: ool rl1scov-crable lhroui;h aonruil dihgcn1 
m,·cs-11g,31100 which would 1UJect the use· and value of the property. No eugineeriog report 
v."lls mOOc. by.or provJded ta th!! 1.1ppruiSG, 

f-1. Unfosso1.hcrwise ~tilled m thij re.port, thee:x.isl\!OCC! oth1iu1tdous m!uerial. which mayor may 
not be J>r.esen1 on the property. "':ls not observed by tl1e appmi~cr. The oppro.isc.r has no 
knowJedgeofthe c:.xi~lt:-.n.c-e of iiuc.h runter:i~ls on <1r m lhe-prope.rty. The app.mis.cr. bowovct, 
is not qu:i.lified todeleor s.ucb $Uh$U!noti~. 1l1epn:s.cnceof subsuwces :;uc.~ iis asbestos, urca­
i'brmnldehyde roflm insulatiCt.11, or 0U1er pottntinJly hazard nus mn1Malsmoy aftCct lhe valu~ 
of the 1nopetl)'. The ,..,lue estim.itc is prcdi~ 1ed ou ch-e o.~~-umption that there ls no such 
m:n~rhd on or In the property th:il wouJd CllUSC a Joss In vaJue.. No res.p<>tL<;ibility ts .:issumcd 
ft>r :iny s1,1 t.h cun'c!itions, or for illiy c..,pML4ic Of l:flgincc:nng knowledge required lo dis,:,-ovcr 
them. The. cUtm is urg_ct:I to rtlAln Im expert i1l this field. if' dcsfri.!d. 

9. TI1c. value ¢$timnlo is m:ldt: .\1Jbjet1 10 lhe purpose, d;1tc ond definition ol'nluc. 

lO. The opprnisal iS 10 be co·nS!dered in its entirety2 the u.se of only a portion 1hc-1cof wjJI reode-r 
the appr.!iSitl mvat/d.. 

I I. The appntlS<'r sholl nof be required to gh•·e te...dmony or r,ppear 111 cowi by n!ason l'J( this 
apprnisal wiih rcfereacc co the properly des:Crib~d herein unJcss prlonmogeme.ut.sh:ive beet, 
111i1de. 

12. The ml\rk·el 1:ent i.s t\~timatcd for the trm:t wi1h no valoe for improvements to the lllnd or 
1111provc1m:ms Qn lhe fond which tu'e l)\Vtied or leased by 1ht! ksS<'e. 

li-079/ SmnhTMktunCs..ATS 1217 
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1 HOUAN & COl\t rAN)' U.C 

:?. ,\RE.A ANALYSIS 

2.1 INTRODUCTrON 
The subjecl pmpcrty is near the north end .:,f improvements nlongChnnncl Drive adjaceat to £:,gan 
D11vc, {I fou,-l~ne, div1dcd J1is,hway. Acoess- m 1he orea is via Lho cmmollcd na.ffic c.x:ctnmge nL 
Stdmbu Crei::k ncurby, At noted, the subjeot is a bllrgc l11nd111,g, bking. adv1uua~ of lhe good 
IQl.'atJan Wltb tlir,ect ih.'t:c:.ss tn the cxpro.~way link'ing bath tuwn 1md the: vuUcy The ad1aun1 
w-:uerfront chafllt-!tr is primtirily indu'stri lll or co1111Tietda.l USt!~\ 

n1i.s :trea has impomu1te 10 June:iu due 10 jrs easy access 10 chi: hfg.hwuy It$ well cs the tourism 
1111n1ehon of 1he Douglas lsh1nd Pink atld Cbwn Ladd Ma.cauley Hatchery facility. Largt: office­
buildings for the Depanmen1 ofTrau5:poriadon as well as tho Juneau Empire?s building .:1nd the 
Hru11cu Ro.$pit.ul medical campus aud '1djaccn1.dcvc:lopment ocmss the.highway ;\re Olbe.r exnmples 
Ciflhc area•_., importilnCe 11.1.1.d dtmn'lble locbtion. 

The cXJsting udclirnds lease allows the·use Qf area.s-dccp eoougb to moor slu,llow dr.afl vessels. As 
pan Q(lhc originaJ permit ILS :tmendcd, o lnrgc4.98 AC, 7S,0()0cubio yard dredged basm was created 
to 41llowbmge tniffic moor.1gcalqng tbo l!"horelinc. t ho tld1'1ands sl111i co sha.Uow up In this. iU'e11 iJUt 

10 the combined impact,,s of glacial roboundio.g a.ad silfarion, with reduced wnter depths the nomJ� 

Due t() ihesub1cc1 bcrng adjacent 10 the f',,iftnd<:-0h:ill \Vc:~lands, w1tba nearby active rouristattraclion 
ttl the ha1ehery~ 11 h µn!ikclythercwinbc any further incense indus.lriol dcvclopmcor in the arcn. loc 
wulcr!rtmt !ti th~sl)uth mid wesi ii zoned \Vn.tc:tfronl Jndu$irtiJ (Wr). with un uplimd portion zoned 
General Conuncrclal (GC}. 

2.2 Jril\'EAO AR.&\ 0VNA>11CS 
Demand for real esto.1e i.s gencruny drive11 bypopu!a.tion,and popull'ltion i.s sustained by employment 
The ,luou u ecooomy js driven by the Uiajorbasic iodusU) • • .stntc govemmeoL 

There has ~ n n rendcm.-yto-move .!\tntc govcmmr:nt. or signilk ani portic.ms, closer ,o Anchorage. 
This rcS1Jlts fo downsizing in tbc Juneau mi The office m.ttrkel bn.s a:Jso-c;icpnodOO out of downtown 
Junt.:1u into the M-end.:nh:d l Valley where less c:•1pcn:s1vc $JK-tce is av-lll.labl-:, 

I he toun,m sco1or of lho market~•• befl111110S1abiUzc •fie, grow!h in the 199-0-2008 period, M11cb 
of th.is growth w ;15 Mded by lunc~u ·s intensive ct11>hi:tJ lmprovcrocn~ for dock spa co dowmown. A.5 
11 r(:_g1on~I hub. Junc..au takes the lion's shtm: of We tourls111 market a~tmg M 11 s;aniDg poinJ f'or 
Clncu:r Boy and Qther nemby .sccmc wi!Cemc;,;:s f l:l,>p5. J uneau'! downtCJWll waterfront ~a was 
UCvcfoped., taki.t)£ ndvmttBgc ofiht tourists, which d·isohutg_e i1)to or 11enr the dl)wntownarca. Annu;il 
vis-hat ion ror cnu~ ship passengers was less than 400.000 in 1995 but incr..:ascd stetidJly to ov\!r a 
nuJhon m 2008, r'his mu.rkt.1 hn.s seen .;oinesotieruns due to c:conom10 J:uaors, wilb cstimotes ror 
th¢ 201 1 s.cai;on of8SS,000 pas.scogc:oor 15% lt:SS !Jlnn lhe200$ peak- The: sofii::nmg\ll'thc 1ouns-m 
nuirkc:t h.is (c:d to a t1>nsolida1ion ofprovk!ern nnd fooilities: rn lhe industry a!- a whole. 

I t-07t,if Smith Tidclan.11. ATS n.n 
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The1'e is s'l.gnifx-:1111 gro,v1h oc..:.wring In the rninlng wcb.1stry wilh ,he suc.:essfu1 penni11mg, 
~b•clt,pmehl and recetit opening of !&Ktn..i;-ingmn Mine, nonh of Jum:.uu, whjt11 Ii .supple:L'llt':ntmg 
thi: cmp1oymtiu tlJ 1bc ex.f51mg Gr~•ts Creek Mine on Admimlly Jslond. Both of these Rllnes use 
JIJncou_ A$ a ba;se of hq~1ng for lhetr re.-note OL>t!nllious. which sre extensiv~ 

JI me-,;ia ·., oconoruy h IL.\j i,c,,Cn growing 
'ilc<Jdily sinc:ea rnild down1um l111be. 
lnic l980s. The bousJug m;1rkei 
11ppc1rr,i (Cl bc..s.tnb1e. Thi! ~mJlook for 
futu,e <le\·clopmcnt de-ptmfs upon 
1he e..::o.nomicscciors thru tht gen cm! 
reaJ est:ue dcvdopmcnu would 
ic-ve. The forcctrSL would be for 
s1libilily O\•c:rall as i;bown by the -~f::,,'".~•;¥,.f,,.,-f-1/',,-,i'.f'ef',$"_,#'~.$'.,4>\"1-!4' c:hai1 here: 

-,.,._u Ill ... - \lllielh ... 

?.3 L\Nn Lt:ASE t'BRCLN'r.AC£ R,,TF. & 'T'H>a.A.~DS TO Ul1LANUS RA. TIO 
In pursuh -0f my anaJysl.i, I bn,·c dctcnnin~.d tbenonnal way to scr 1idelaud re-n!.l) as. a pcccc111.age of 
the l;ind vnlue tf dlr.et'!t comparnl;llc:; :tre-no, a~lfoQ~c. J_hovc 111cludcd a study of this in the Addenda 
ofthif report whfob concludes an 8% rnto. t have tl°lso coosiden:d 1ha1 thc-ma.rkec ofk'rt 111!oc1!tcsthe 
vl!Jues iur odefands on 9 wtit price ns a p-ercentitte ofrhe unf1 V&lue !Qr ne.:irby <frttdJacenl uplttnd,,;, 
i h~1\11? made i:I Sl\tdyor thlS phcnomcmon ;md 1ncJud,c:J 1t m th" Addc.1>d<l under 4 '1dek1od.~ to Upland 
R.!1i<~." fnnhe pu1pose oJ'thi~rcJl(ln. ~c,·1.-tal tidcWu.l 1tUqcations havebe!3:n u.s~<l tmd arc gcncml!y 
alloc_.ited at about '30% 1.>f the unil w1lm: of the up.lrunts-. 

t 1--0~',l( Smub Ttdl!Jllnds, ATS 1277 
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3 PROPERTY DESCRIPTION 

3. 1 0 V£1W . L llESCRl1'110.N 
fhc proposed .lit.tbjcct tideland lca,.-;e ls edjttoent 10- the apphcan1 's propeny, A"rS 877, as ShO\\ln bY. 
1he ~,lat 011 ,,~ge I of thiuc,p.,rl 'rhe size of"lhe slte is l.83 AC or appco..'(immely 79,7!) SF, The 
•.ue-i$ 11111rregula:r1rapezo1d.,-421 ,83' wide on tl1ecl1.'lnnl!l r:nd 456' adjacent 10 ATS 877 on !Jleshore 
end' rimb~f belweeu 188.41' on Lho ~ ulhcast cdg~ :!Od 200' to I.be north The p~rccl 1:1 tilted !Uld 
Hdj11oen1 to 1hc Cll:Cn,•med basi11 scr.•ing tbt hmdrn,g ~nd e:nha.noef lhe wie or the adJ:iccm uplands, 
As ilpptelsed. the~ IU'C no Jmprovements. ' lllepmspecti,·c Jessee antfolp.ntes condnuing hi$ p~l 
ti.$~ ns o barge liuKltng aren. A 50' p,edestnatt acress e1t~cme11t is oot.cd nloug the shoreliu.e. 

The .:ippruiscrw11.s not pr~vid:!dwith an as-built survcsyoflhe subjec-l site. Tbe.si1c wan sbnltowrid:al 
hinds, a.nd pnmarily .1Waih 41 hi'gh rjt!~ . Thi, site is betwe.cn the ruedii.tn high nncl nJ-edfoo w:ner 
111.ark.~. The lnti:r- t:idal laJ,lds rieartbe shore are at prcs::nl n~rly <;omple1ely fiUed, wHh the permitted 
h:l.~fl, o llsite, bcl(lw median Jow miter. TI\«-e :ire s ignificant improvements on Lb(: t'ldjt!ctnl upl.:md 
1:mrc.cl. nlso owned by the IC:Ssec. 

Access 
The silt". as pmently deveJoped, b.ns vr:hic1,1l11r nee-cs, by a; driveway off site ICllding onto 1hc subJcc1 
tidelnnds from Ch3nr'lel Drive. As oppntikd, the .subject would be uudcveJoped with Dcocss through 
the :idja~nt lot 

umw .. 
Gtyscwer, wnrcr aud pfi\.·a1e utilities including power, trosb collection, phone, cisblc nnd f\1cl arc 
t•v11il,1blt.! 

J.Z ZoNJSC 

The. properties arc zoned W;uerfr.ont tndof)t naJ (WI), The WI. w;ue.rfront indusuiu.l <li-stric~ is 
lntend<!d for industrfa"I and J)tl!t ust-s, wbie.h nt!!i.l or fUb:,tnntinUybonefit Crom a sho1:<?!inc k1, .,11ion. 
1n addition, mnny' q(thc u~es lh:n are J&Uowed tn ~ WC. wucerfront commcrcfal dJstrict, tll'.f! also 
.allowed i.u the v.rr, Wi11erfront mdu-Slflnl dis.Lrict T?ic WC di"-triq nUuws for bo1h laud and Wi!ter 
space for commercial uses-. which are du-ectty ;efmed to t'lr dcpcndcm upon 3 marine euviromnenL 
Sucluu:tivili~ ind1.1dc-.privascboodng1 .. ·.on\1bcrclaJird!;ht and pP.sscngcr 1mff1e1,commetc10J fishing, 
lloaiplBne opcr11.t i<,ns_ arid rctnd servicesdircctJy lln.ked to :'.I o,mitime 1;Uentele. Otht!I' uses ma}' be 
pormined iJ' wacei-dcpc:nd.cnt or water-oriented. 

1.3 M,S&SSF.•D V A.LU.\'l'ION AND TAXUS 
The. subject propcny is assos.sed by the Ciry and Borough of Juneau. The subJe.ct is jdenti6ed by ilie 
o.ssess9(s onicc.- os 31 S5 Channel Drive; ATS 12n TI1eassess,ncot numbccis 7U090103010 I.and 
1l1c current MSMScd pos~ss~uy lnt.crcs! lbr the ln.nd JS .S20 l ,600. The esuma1cd tom! v11.lue pf 1he 
s.i1c hy lhc osse~scir is .SSJ-1 ,860; wilh npproxlmiucly-t5% csd1ru1ted a'\ fil!cd and vnlucd :u SIO!SF 
111W5J% es1imllted-1u; l1t1t.ilfl!d nnd estiwated atM/SF. No lmprovem~n~ are noted by the asscssur. 

http:subJe.ct
http:1:mrc.cl
http:ruedii.tn
http:betwe.cn
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The typico.l mll rete in Juneau h!!'J be~n bt:tween I 0. 17 and t2 miJs o,.,-er the past fe·.:;.• ycan; and ls 
c.umm1Jy J0.5) nnls (or fi!SCiit year 2012. 

3.,4 EASfu\lEN'~ ANO On JtR Rl!SfR.ICTU)NS 
ThcTC is a 50' pedeslri-au e&~c.:.ut nt 011 I.he subject 101. The i ubjee1 f0t is rcsttj;;tcd in uso as specified 
by 1ht: lease ag1•eemenrs and cmcndmcnt~. TI1e OL"t.gmal 1982 p!an for a 0ommccc;al dry ma1faa.and 
mnrmc sarv1ce faci lity with broL llto~g~~ launching rump a:Jld moonng !lo.it was amended in 1989 
to nlloYi marfoc-.rela1ed $1omg:e Creo 11rtd.n o.omm .. ~Clu.l barge facility wnh an expanded dredged bas:Ltl 
and 11 rcc:01digurcd-uptands 1-atout Please refer ti) the adde!ldn for de!a'il!l'of 1hcse'agreementson the­
aUowcd u~es urthc sul>;ccl I Qt. As no«:d, .a permn for an dredged basm beneiiis the Jot; hCJ,ve,.·er. 
1hill b~s:ln is prininrlly in ~tt1le w:tt.cl'3 nnd is not considt.r\':d in 1his upp1·t11.i.!i.L The ttpprn.iscr is 
111mworc of any other e~netli.3 otres1rlc.tions. 

3,5 FUNCTIONAL U'l'ILl'rY OF Sn'E 
ThC"-1idel:mds nrt l~atod m suppo1i oftbc adjacent barge facility functio11. Their is<.,leted li;K'.lltion 
a1)d d~ a.djecent•drcdgcd b!l.sfo IJrujls tbcirdetnl.lnd to 1hc specific upl:Jnd user. TheSe tidcfonds 
Ju1,ca011 well for the mtcnded use. hut due 10 the aaccss !imimtions, ph)Sic:al location and 
eharacterist.iei of rho rile, they would have limlio::1 u1Hity for anycitber commercial user, 

The subject aJso exhibits high function:il ulility to Ute: u~r dtto tn the existing, developed muure of 
these 1idd11Uds. Th-e deyelopmem of these ddelatt~ in the present duy would be unlikely, or much 
mon: costly, t.lm: to the a.::IJattnl, Mcndcnb:ill Wetl :mch S1au, Gam~ RtJlJge.a~ well as lhe Q\'trsigh1 
of vruiou.s re,bruldtol}'U8encie.s and the Jplit QWllel'STiips c:,f 1he afl'cc.tcd area. with trpr.h•tite t.'111iry, I.he 
dty and the stat~-u.U having 1n1e~1s in the geoc-rn.t area. The site exhibits high uiility due m the 
grnndfitl.hcri:d nature of the batge 1Mding. Rt:cogni1iou of tlie di-hiculty or C\'9n hkchhOQ<I or 
dtwelopmcfll or comparable sites mos1 be rotogni~-L1 tbe-am1..lysi.s of the uvaihablc da~. 

NQ 'lease documents: h:we bcen fin.i liz,c-d. 8as.ed on inicrvt.cw:s wiih harbor master pet!Wtinel, it ilt 
expected lht\l tbi! Jen:;e, woo Id alo-i.ely foHow n typical net IC$¢ s-1.nuhu to state and city lideJands 
leases In the area These lea!iCS :ire C'ssenti..u.lly totnJ net leases, n1.e assumei:1 terms n~ ..u rouowi:. 

3,6 SY'.NOl''Sl:S Ot-'T\ ' l' IC,\I, l~&AS& 

u~g(lf Descrl.;11lon/Leased Promi.sc.r· t\TS l27i. Plot 63-210, Juoe:s:u Rc.cQrdmg District. FirSL 
Judicia..l Di:;lrict. State of Afask,1 

/,,es.so, · Ooc.k and tlrubor Boa.i'd of City ttnd Boruugb of Jun~u 11s 
land manager-

Less,•c. Tim Smithe! al. 
Ten,, of let~'"~ .fo.nnecly 30 years; 0 1:w tenu unknown. 
OrlglnnJ lease oa,c.­ Apnl 27, 1984 (with Sro~orAlaska) 
Bffecriwr /)(lit' ' /UJ1e23, 20 l l 
Reappraisal mmfversu,, 1; April 26, 201 J 

11 •0791 Stuith Tld.:!Alli4. A 1'S llTI 
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k~wwl Adjr,.rn,1tm Pc.<nud: 
Us~ 
Pny>erll !(1gh 11 Included: 

Fro~m· RfghtJ £w:/11d,'(/: 
E.t1,w,-1fJe111s; 

Or!,c,- T¥J·m:rnf L,m.r;u 
R,-1.'r;IJ'.J(QJI u.(I mp rovemunct : 

8 ulldmg/$!1e lmptfJ\'C;fllMI,\' 
hN:lwicd: 

Pvc-1y five yu11rs, based i>LI cu inv.u..c.J 11111rkt1 11-3Juc 
Bnrge I :mdmg 

Nonnal nglns conveyed by l1!t1S~ Jn ~dduion, Le..,;sce 1s 
11JH)wcd to <,1c,.,.c!0;p .and m:11nrnm a dredged bns.rn ciN.98 a.cres 
In ~late owned w:rtcrrs. 
No mineral or umber rights bi'e convcyOO by lea~c: 
30' Pcd~trian Ha&eJDcm on me.ander line. 
Typ,~ I foH nor lea~c: mdt mnifymg lessee 
Nol s.pet.lt.ied buL typically nblo to be reUt.tncdb~• !~ss« or iL'i 
s-ucccssor i rau obciglldoos.of leo:-ae luivc beon fulfiUc-d. 

No11t All iwprqvcmcnl5 to be pcuvid~ by le.,;lice, 

11-l>?V,.Sznuh Tcdehmds, ATS 11n 

http:obciglldoos.of
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.f V AJ.,UATION 

~- t HlGHJiST ,AND ass,· USE 
Mlghe!it zmd best use is <le.Oned as "the l'tll$Q'tlubl)' prOb;tble nnd ltgal use of vac:!tU l:1ntl or nn 
improved property tb.nl is physiMlty p6ssible-, appr0pria1cly:-.u11Pf1ncd. fin:mcrn..ll_y (eas.iblc, uud.lhn 
rt:suhs 1n I.he hrghcst value The four critc:":o 1he highcs1 and besl use must meet arc legal 
pctuli.ss:ibility, phys1C{IJ possibtlity, financial f-e.u..~ ibifity. und ma.x1m11111. 1>roduQt1Vll)'. AhemoL1Yd)', 
the probable .use <•I' land or tmpro"'ed p.ropei1y- sptcifo: with rc~-pc:«:t 10 the user and uming Of the 
u·s~that Is adequa£d y !luppnrtcd and results in the h.ig11est present v:duo. 

iNrt .Dq:l;., n11,y cf /kni f.n~Aj+~I. jth Eclt11n, l.111n.~ !Milllll,:,.p'is;r 9} 

The highett and best us:: of the site is ror ·its 'COI.Hiuued u.'ie us n li:irge landing. The site has 
(unc:tioned we.II 1.lii,; w;iy for the JWS,t 20 years or more and iSppt:1u1i likely to c-onti.Duc to handle 
wharl.ige to 1.he needs ofth.cc-xi.~ting u~r. The snc: docs not extend lftlO deep W'!)ter but t~ surfi.c;cnt 
for lbc needs or lhc 1esst-t- due to the pccrnitktrl dredged bltsitt. 0'1.lt- l11 i:So~t.!tlc rebounding and 
siltation from nearby glaolerS., Qdditionol dredgsng muy be required lo continue 10 111.-:l!es~drep wntc:r, 
M.orme--rcl~IC'd industrial use3 O.Je the defining us.e for the subject parcel tUld u c-1h.f:. highe~i am! best 
U.S<! ... 

4.2- T101;-J.ANOS lb~T.AL VALUE 
I rulve mvemoried dozen~ -of sales· and fc:a1>es, Bnd. conside(ed Lhe ut~t eo.mprut1ble oo an overu.U 
annual R:n!xl ~& 1'0 the $Ubjl?C:t proposed leased pmml'ies: 1'ho fo llowmg iOble oootµhL"- che must 
hel1>tul data that fh6ws wha1 the anm might lease for cm n per squl!re foot basi.s, 

ff 1hc comparable wns. t1del11u<ls o.xtractcd rrom 11 salo. I-he annual rent wus esurnnted nt 8% oi'Lhc 
t.ic.ldamli. v1tlue only. nu, itllooo1e.d.ttdel;.md portii;,n ,·nluc of the tmrurn~tion is 1um1111Srizl!d m the 
table bdow with h1dicutcd aunu.al rent a t 8%. 

lHJ7<.l t$mhh TMklands. ATS J1-1' 

http:itllooo1e.d.ttdel;.md
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1'mm,A~o Ruff JNma10RS •ATS 1?17 

T blthi 11£h lndir-nl1!d Ann&illl 
Sb:e Value or Atrn ual R ~nfl 

#/Comp ·rr11 n~i1(:lfon Oesut1Hfo11 Dat~ (~fj S11!1 Rcnl SF 

I #16.J~ , I.SO Cb.llr:nd Dn.'IC"• Fo!lkc11 Alloc3tion 
ATS 141 2 ,1.. •~lnnd - cxtnimd nJelsnch 

041\lO 10,000 S23.,ll00 S 1,840 00 !dl8 

#1745 ' • Will Chnnr~f Ori\·clJ1.1ocau ltcd1 M1K AJlocutfoo 
to, l~A1·s 7, Luare.hold l,1)1 i ATS7. A T'S 1061 

06-03 St AOl SSJ,300 $ 6J'(,/tl uo SO ll 

' .lhll7"T 1691 Ouuuwl On\~ 
LClt 2. ATS 7; ADL 2 f9J 

QMIO 70,00l Lc:m:: 510.500.ll W.IS 

I 4 11~18'7 lt,97 Qnmnd Drhlf • 011'AC 
Tr.A& .0. AT:;.J)$6 

ll81Ht lll,'S7l U'11SC" $J 1,l,:85-.92 SO,Jl 

' P 17.li! )$00 r-,'1)'11J Ooug}wl A!gkwll)' 03110 4l,!6.! Lam~ !: ~,77J,(l(I SO,ZO 
Tru«s A&B,A'fS i4.2, /I.DI.. 51-185 

Sul!iecl-Al'S 1171 a.n 1 i9.11S ~.I)~ ~oh,~ -...:rh, 

9l07,lll6 

~ 

Co111panthlt J £s d1~ allocation ur a daled saJe.of Ull ;u.ljutenl i;.,nx:I. 
When utljus1ed for :il'S" ddeiands M a ,rcot comparable ill 8% of ihe 
~!located voluo, ii i11d1ca1cs $0. !8lSF, high forth•Metl, but witbin tlie 
rouge nnci Ukcly lfuc: 1.0 the 3m:1II site CJf I.he unfilled ponion of lhe 
sire. 'tlus indica10.r 1s c_ive.u le!ii wcighl tlue to due tQ nrnc, hJ 
allo"Cate.:I C.'>mpom:o ts ond sizt!. 

Compnr"ble 2 js o;nother nllo,eru:ion bf 11 dated ~le nearby. Thls 
sale's ru-e~1 !s very ~imHar to the s~}ec1

1 
however l11cks 1lu~ m:Ud 

npprcim1~1011 lha,ooourred'Ov,er thc ln!C-Neoiugpcriod of time. WJ1ile 
the sate closed in 2003~ it Wll$ negotiated off on ilpP.rai~l ~ffcr,nvc a1 
the beginning .of 2002.. Limited canside.r.uirm is gjvc:n 1hi.s 
transaction due to tit"ne11nd its 11lloca1ed componentt. 

Comp l 

Comparable J ls a recent rer.i nr Ille site <i( the, a.bo\·c all(Jalml 
pu.re"hoSt-. This current sne has been cxpaodC\1 tll the tequtst-ofthe 

. lessee wt1l1 lhercn1ar ra(crcnu1iuiJ1~ lh~s.1mc As a ctu'l-eJ1lm:;.1rby 
lndJ~1.or with shu-Oa.r aurlbutes, it h; gwcn s.-ignificnnr w1;1.ghl ut the 
110.alysJS. 

1141 J0,,_081? 

http:lndJ~1.or
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C'dmpl 

.HOl,tAN & CoMrAK\ . LLC 

.;,;.i,.__. tidelnnds 

Cumparabh• ~ ii ~n6Lher oc-a.rt,:. lease. This cuntnt ;lllf! has been 
e~ptinded at 1.he request or the lessee with the: rc.·ntol nnc L-cma1ning 
t.hc :s:tmr ·liJI$ TftlnSacuon, when exomwcd ,vith 1hc 1.1dJscenr 

fXJUUlS!tlli IIS lhc mGSl ~ l'.t't.'.nt indiouol'S' iu lho 
Crunp4 0:1IJO-i_QS1D1-0~J 1 ne,ighborbood. 1s gi'\'t'n signiAollUt weight. 

Comparabfe S ,v.u .PBrl of an ossembfagc of a b::rge tnnding,sue Wlln 

3'UJ)C'riorwai.e:r frut11u~c(l\'mill This sit~, dt,,ic,:u, tnwn ind adJ<tteiu 
" d!!cper waters. is regarded a.'I supenot ro me 1nbjcc-t 1s mn~ ,;t}nl1ow 

sile and ,s.gwcn less weight, 

Compambtes-3 aod4 nreadj,!.Ccnl to the.subjee-11 lb6 ooost cwn nl feast: data nv11il+1.ble and considered 
most smularor aJI lhec:ompambles, Co.mp,.mble~ l. 2ond 5 help to support lh.c indlc-a.lions of these 
,c.Jos(:S'I odmpamblc:,.. When considered as .o group, all the sales ao,c.l rt'111ld J11drC41tQrs cx.auunOO 
Sull,S~t 11 volue in the middle qf the rang-e lit S0-1S)SR'. 

B:ised br) Lhe IOrcgomg. the Ma1ke! RenJul V~hieConctUS!on is as fc,U-ows: 

79,71; SF@SO.IS/SI' ~s1 l,9$7.2;ilyear 

mailto:SF@SO.IS/SI
http:l'.t't.'.nt
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