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May 1, 2024  

Carl Uchytil, P.E., Port Director 
City and Borough of Juneau Docks and Harbors 
155 S. Seward Street 
Juneau, Alaska 99801 VIA Email teenalarson@juneau.org 

Re: Appraisal Report Market Rent of Trucano Barge Landing, ADL 36091 and ADL 
51488, 1.43 Acres, Located in the Gastineau Channel, at 3560 North Douglas 
Highway, Juneau, Alaska; Our File: 24-019 

Dear Mr. Uchytil, 

We have contacted the lessee, inspected the property and made a market analysis of the 
tidelands and waterfront real estate market to determine the market rent for the two 
separate tideland leases referenced above and identified in the following table. The 
effective dates are reflective of the inspection date, given that the existing leases are set 
to expire. The tidelands are valued in the condition in which they were leased. They are 
both partially filled. Based on our analysis, the estimated annual market rent value is as 
follows: 

Subject Sites 
Effective 

Date 

Annual 
Market 

Rent 
SF Area 

Pre-Leased 
Condition 

ADL 36091 -ATS 750 4/16/2024 $11,267 18,469 SF 50% filled 

ADL 51488- ATS 842 
Tr A & B 

4/16/2024 $20,909 43,865 SF 33% filled 

These market rental rates are based on 21¢/SF for unfilled tidelands and $1.01/SF for 
the filled tidelands in their “as was” pre-leased condition. 

 



 

Your attention is invited to the remainder of this report which sets forth the Assumptions and 
Limiting Conditions, Certification of Appraisal and the most pertinent data considered in 
estimating the market rent of the subject property. Some of this material is included in the 
addenda. This appraisal report is intended to comply with the rules and regulations as set forth 
by the Uniform Standards of Professional Appraisal Practice (USPAP) and the City and 
Borough of Juneau’s Appraisal instructions. 

Thank you for this opportunity to be of service. If you have any questions or comments, please 
feel free to contact us at your convenience.  

Sincerely, 

 

Slater Ferguson, 133619 
Horan & Company, LLC  
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1 INTRODUCTION 

The purpose of this appraisal is to estimate the current market rent of the subjects for the 
purpose of negotiating new leases for both properties. These leases are identified in the 
following table which includes their various renewal dates and other information. They are 
identified in Figure 1.1.  

TABLE 1.1 – Lease Summaries 
Identification of 

Subject Sites 
Lease End 

Date  
SF Area 

Comments on Pre-
Leased Condition 

ADL 36091 -ATS 750 6/29/2024 18,469 SF 50% filled 
ADL 51488- ATS 842 

Tracts A & B 
8/18/2026 43,865 SF ~33% filled 

The subject leases are portions of the Trucano barge landing construction company site which 
is just over 7 AC in total. The overall property address is 3560 North Douglas Highway, 
Juneau, Alaska.  

This site has been developed in phases over time, extending seaward from the North Douglas 
Highway. As development occurred over time, tidelands were dredged and filled. Some of these 
lands were filled by successive owners with and without tideland leases. Some leases lapsed 
and were re-let as partially filled. Today, this site estimated at about 7.2 AC, is well-developed 
with a tank farm and marine fueling facility, a barge landing, a dock and dredged harbor. There 

FIGURE 1.1 – The two subject leases; ADL36091, 51488 and the larger Trucano site of which they 
are part of. 
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are offices and warehouse structures on the upland as well as filled yard area for equipment 
storage and fabrication. The subject tidelands are appraised for their market value rent, in their 
“as was” conditions at the time of the lease, as variously indicated in the table above. 

The effective dates of the appraisals are reflective of the inspection date (04/16/2024). The 
effective dates do not correlate with a lease renewal date, as both leases are set to expire within 
the next couple years. (6/29/24 & 8/18/26) 

The lease terms are summarized as followed below. Please see the addenda for a complete copy 
of the lease. 

Synopsis of Lease ADL 36091  
Legal Description/Leased Premises: ADL 36091, ATS 750 
Lessor: City and Borough of Juneau, as successor to the State 

of Alaska 
Lessee:     J.E. Trucano  
Original Lease Date:   June 30, 1969 
Ending Lease Date:    June 29, 2024 
Rental Adjustment Period: Every five years 
Last Lease Review Date:   April 23, 2021,  
Last Annual Lease Payment  $11,082.00 plus sales tax 
Use:      Barge Terminal 
Property Rights Included:   Normal rights conveyed by lease. 
Property Rights Excluded: No mineral or timber rights are conveyed by lease. 
Other Terms of Lease:   Typical fully net lease indemnifying lessee. 
Reversion of Improvements: Not specified but typically able to be retained by 

lessee or its successor if all obligations of lease have 
been fulfilled, and lease extended. Improvements 
must be removed if lease is terminated. 

Easements:     None noted on Plat. 
Improvements Included: There are no building improvements however the site 

had been filled about 50% as leased and currently 
appraised. This site has since been completely filled 
however these additional improvements are not 
included in our appraisal. 

Synopsis of Lease ADL 51488 
Legal Description/Leased Premises: ADL 51488, ATS 842, Tracts A and B 
Lessor: City and Borough of Juneau, as successor to the State 

of Alaska 
Lessee:     Trucano Family Partnership 
Original Lease Date:   August 19, 1971 
Ending Lease Date:    August 18, 2026 
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Rental Adjustment Period: Every five years 
Last Lease Review Date:   April 23, 2024,  
Last Annual Lease Payment  $20,470 plus sales tax 
Use:      Barge Terminal 
Property Rights Included:   Normal rights conveyed by lease. 
Property Rights Excluded: No mineral or timber rights are conveyed by lease. 
Other Terms of Lease:   Typical fully net lease indemnifying lessee. 
Reversion of Improvements: Not specified but typically able to be retained by 

lessee or its successor if all obligations of lease have 
been fulfilled, and lease extended. Improvements 
must be removed if lease is terminated. 

Easements:     None noted on Plat. 
Improvements Included: There are no building improvements, however, the 

site had been filled about 1/3 as leased and currently 
appraised. This site has since been completely filled, 
however, these additional improvements are not 
included. 

1.1 PURPOSE OF APPRAISAL, INTENDED USERS AND INTENDED USE 
The purpose of this appraisal is to determine the annual market rent for the subjects. The 
market rent estimate is for the property in fee simple interest less mineral rights in their Pre-
Lease Condition. 

Intended Use: This valuation is to be used to set market rent for several tideland leases as 
administered by the City and Borough of Juneau. 

Intended Users are the City and Borough of Juneau and Trucano Family Partnership, Doug 
Trucano, owner and lessee. 

Please see the addenda for the summary of assumptions and conditions, certification of 
appraisal, definitions and other important information relative to the appraisal analysis. 

1.2 PARTIES TO THE TRANSACTION 
Client and Ostensible Owner 
City and Borough of Juneau (CBJ) is the client and ostensible owner, successor to The State of 
Alaska which retains subsurface minerals, revert interest if CBJ dissolved, and a condition of 
title is that CBJ cannot sell the tidelands.  

Lessee  
Trucano Family Partnership, Doug Trucano, owner and lessee. 
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1.3 LESSEE CONTACT, INSPECTION & EFFECTIVE DATE 
Slater Ferguson, appraiser inspected the property on April 16, 2024 and met with Jeff Trucano 
at the property. The effective date is reflective of the inspection date, April 16, 2024. 

1.4 APPRAISAL METHODOLOGY 
The most direct way to estimate market rent is by the Rent Comparison Approach. In this 
approach, the annual rent of similar properties is considered on a price per square foot basis.  
In some instances we allocated rents of industrial properties to the tideland and upland 
portions. We also considered sales of fee simple and leasehold commercial and industrial 
property and developed an indicated annual S.F. rent by applying a market rental percentage 
rate to the nominal square foot value. 

We identify comparable information through interviews with knowledgeable participants in 
the real estate markets such as local appraisers, other lessors and lessees, discussions with 
municipal property assessment personnel, and others who are familiar with the real estate 
market in Southeast Alaska. Information was also collected from the Port of Juneau for 
comparable land leases. A search was performed of similarly used properties in the 
communities throughout Juneau, Alaska.  

Our office maintains market data information on sales, transfers and on a geographic location 
basis for those rural properties not connected to a road system, and those connected. Within 
each of these areas, the data is further segmented into commercial and residential properties. 
Within these divisions of separation are divisions for zoning and whether the properties are 
waterfront or upland parcels. Horan & Company, LLC maintains and continually updates this 
library of sale transactions throughout Alaska by region and has done so for over 30 years.  

1.5 ALASKA TIDELANDS VALUATION AND RENT MARKET 
Estimating market value or market rents for tidelands has always been a challenge in the State 
of Alaska. In terms of the overall real estate market, transactions for tidelands alone are very 
infrequent. When Alaska became a state in 1959, the state acquired ownership of most 
navigable water-tidelands. Prior to that there had been a few patented tidelands sites and 
municipalities had some patented tidelands which they could lease or sell. The Constitution of 
the State of Alaska prohibits the state sale of tidelands. The state and most municipal 
governments view tidelands as a critical component for public access to the waterways and 
economic development. As a result they are generally leased to ensure continual productive use 
and public access. 

When tidelands do sell, they are usually associated with waterfront uplands forming a 
functional property unit between the water and public roadways. This would be the case, for 
instance, where there is a dock or barge landing facility requiring tidelands for marine 
improvements and an upland staging area. Sometimes these combination sites sell where the 
uplands are owned in fee simple and the tidelands are leased. In these instances the 
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contributory value of the tidelands can be estimated as the residual of the allocated value of the 
uplands portion of the sales price. There are more market transactions to indicate the value of 
the uplands than tidelands. It has become a common practice over the years to value tidelands 
as a percentage of the unit value of their adjoining uplands. 

Conclusion Tideland Value Ratios and Land Percentage Rent  
Over time we have studied the relationship between upland and tidelands unit values 
observing that there are typical ratios indicating tidelands unit values of 5% to 50% or more of 
the adjacent upland values depending on the effective utility of the tidelands. Also, we have 
studied a percentage rent range that tideland owners are achieving as a percentage of the 
estimated tideland values. Commercial property generally rents as a percentage of the market 
value. These percentage rents have ranged from 6% to 12% over the last 20 years. In the last 10 
years or so these rates have narrowed to a range of 7% to 10% and are predominately 8%. For 
most private commercial leases these rates have not changed in the past several years and are 
best described as stable. A market rate of 8% is well supported. 
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2  AREA ANALYSIS 

2.1 JUNEAU AREA ANALYSIS 
Please see the addenda for the expanded 
Juneau Area Analysis. The population and 
employment in Juneau have been declining 
over the last few years but it appears that the 
decline is diminishing. The population is 
aging. There is a housing shortage with prices 
rising due to supply and demand issues as 
well as inflationary pressure for materials. 
There have been no large-scale multifamily 
housing projects developed for the last 
several years. It appears that feasibility for 
new rental housing may be difficult. With the 
increase in values for condominiums and 
other forms of home ownership, there may be 
some more potential in the future for this type of feasible housing. It is beyond the scope of this 
report to make this determination at this time.  

Tourism has recovered significantly for the independent traveler and more recently, in 
2022/2023, the cruise ship passenger. Actual passenger count for 2023 was approximately 
1,650,000 or 130% of the previous high in 2019. The passenger count is projected to increase 
again in 2024. Tourism-related sales have also rebounded as seen in gross tax receipts. These 
totals have not been updated since 2021, however, they are expected to have been similar to, or 
have exceeded 2019 numbers in 2023. The independent travel market appears to be stronger 
based on bed tax receipts which in 2023 may have outpaced the 2019 season. Education, 
government, fishing, and other industries that have lagged in the last several years appear to be 
recovering if not to prior levels. State Government continues to shrink but may be leveling off.  

The overall real estate market in Juneau is strong. The population has declined somewhat but 
income remains steady. Parts of the commercial service sector serving mining and construction 
remains strong. Housing also remains strong. Retail and tourist-oriented properties have 
rebounded since the pandemic and are benefiting from record high visitor totals. The outlook 
for the general real estate market in Juneau is positive with values expected to increase or stay 
steady.  

FIGURE 2.1 – Juneau subject map  
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2.2 INDUSTRIAL WATERFRONT LAND MARKET - NORTH DOUGLAS  
The subject lands are part of the Trucano Industrial site on the Douglas side of the Juneau-
Douglas Bridge. The immediate area is zoned waterfront industrial (WI) bisected by Kowee 
Creek as indicated on Figure 2.6. It is surrounded by residential property along the steep 
hillside to the southwest and Gastineau Channel to the northeast. This 7 AC industrial 
waterfront site has developed over the years. It originally had a smaller footprint with 
additional tidelands leases successively added, filled, dredged, and developed. The site 
presently hosts a tank farm and marine fueling facility, construction yard, storage and 
fabrication facilities, a dredged harbor barge landing and dock facility. Other than the tank 
farm and marine fueling operation, the property is primarily owner occupied by the businesses 
of Trucano Construction. The subject’s three tideland leases are portions of this 7 AC+ site. The 
lease rental values are estimated for the land in its “As-was” condition prior to the lease and 
further development.  

This site has good proximity to downtown Juneau being convenient for transfers of goods and 
services throughout the community. This marine fueling-tank farm facility is convenient for 
fuel distribution along the road system and marina access with close proximity to Harris and 

FIGURE 2.6 - Zoning map showing the location of the subject property and proximity to downtown Juneau and 
other commercial and industrial waterfront areas.  
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Aurora Harbors, as well as the downtown Juneau Harbors. Gastineau Channel marina access 
to the north is limited and truncated by shallow waters of Channel Drive about 3 miles 
northwest. Oceangoing vessels and marine traffic access to the Inside Passage is down 
Gastineau Channel to the southeast. The site is relatively well protected by the tidal flats and 
buttress of the Juneau-Douglas Bridge. It is also somewhat limited by the height of the bridge 
for oceangoing traffic to and from the southeast. This was recently affirmed by the purchasers 
of Crowley Taku Oil tank farm at the AJ Rock Dump by Petro Marine who will now be able to 
unload larger barges at that site south of the bridge. Petro Marine will still use the subject site 
for gasoline off loaded by smaller barges that can go under the bridge. 

Competitive Barge Landing Sites  
Over the last 10 years, Alaska Marine Lines has joined Lynden Transport as a sister company 
and they jointly use the barge landing facility at the AJ Rock Dump site off Thane Road. See 
their location on Figure 2.7. AML purchased Northland Services barge company and moved its 
business away from Channel Drive to the same facility. The only other remaining 
shipping/barge company in Juneau is Samson Tug and Barge which contracts AML to deliver 
its Juneau destination goods at its facility. Therefore, all the barge business is consolidated at 

FIGURE 2.7 - Juneau road system map showing subject and competitive transfer sites. Note 
Juneau Ferry Terminal ferries carry containers with limited sailings. Alaska Marine 
Highway label shows the office location only. Samson Tug and Barge shows their 
warehouse facility but barges are off loaded at the AML site. 
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this time to AML’s facility at the AJ Rock Dump. It is beyond the scope of this appraisal to 
determine the demand for barge landing facility capacity in Juneau, but it appears that the 23-
acre AML site has satisfied the current demand. 

Juneau, being the central commercial hub for Southeast Alaska, is the staging area for 
commerce in various communities and remote areas in the region. There are two major mines 
operating out of Juneau; Greens Creek and Kensington. These and other general construction 
projects create a steady demand for transfer sites along the Juneau Road system. A 
construction yard and barge landing facility use would be the most likely near-term use for the 
subject as it has been being used. There are several contractors who are seeking these types of 
transfer/barge landing sites confirming a persistent demand in this relatively small market. 
Also, it is noted industrial uplands at the AJ Rock Dump area and in the Mendenhall Valley 
have had persistently high demand level in part for contractor storage. 

2.3 COMPETING NEIGHBORHOODS 
The uses for the uplands or filled tidelands in this area would compete with other industrial 
neighborhoods. The most similar industrial upland neighborhoods to the Trucano Barge 
Landing area include the Salmon Creek/Channel Drive, Industrial Boulevard and Lemon Creek 
areas. Demand for non-waterfront commercial/industrial land in these areas has been 
relatively persistent. The most competitive waterfront areas include the Salmon Creek/Channel 
Drive waterfront, the AJ Rock Dump area and Auke Bay, which is split into two areas, one by 
the Statter Harbor Marina complex and the other by the ferry terminal. 

Land along Channel Drive includes uplands and water frontage. It is zoned WI, Waterfront 
Industrial. The access road is paved and all utilities are present. All but two parcels are 
developed. Developed uses include a moving company, several barge landing sites, contractor 
yards, fish hatchery and fish processor, and a park. There are less than 12 sites along the 
waterfront. 

The water frontage in this neighborhood is generally leased tidelands which range from an 
annual lease amount of $0.16/SF to $0.20/SF implying $2.00/SF to $2.50/SF fee simple at a 
rate of 8%1, in their natural condition before fill.  

Land values in the Industrial Boulevard area do not have water frontage and are zoned 
Industrial. Most of the neighborhood has been or is being developed with warehouses, 
mechanic shops, boat repair shops, wholesalers, boat condominiums, open contractor storage, 
and specialty services requiring that zoning. Most of the land is filled and leveled at street 
grade. All utilities are present. There are several dozen individual lots with the total 
neighborhood bounded by the Mendenhall River to the north, Gastineau Channel and 
Mendenhall Wetlands to the west and south and the Airport boundary to the southeast. On the 

 
1 $0.10/SF / 8%= $1.25, $0.16/SF / 8%= $2.00 
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north boundary is the Glacier Highway. Land in this neighborhood ranges from $6/SF to a 
high of $16/SF. 

Lemon Creek commercial and industrial area is located between downtown and the 
Mendenhall Valley and has been steadily developing with owner-occupied service type 
structures. Mini warehouse units, storage buildings, some modified retail buildings, 
apartments, and larger tracts with large retail structures, and in the GC zone more retail type 
buildings, car lot, banks etc. From Anka St on the NW portion of the neighborhood to 
Commercial Blvd. is zoned Industrial, and land sales are in the $15/SF to $21.00/SF range for 
smaller fully prepared lots. That land is zoned Industrial and includes Concrete Way, location 
of the Police Station, and several small commercial buildings. Further to the west is the landfill, 
and associated uses, but also commercial uses. It has similar land values. There has been one 
known land sale that closed in October of 2021 for $155,000 or $17.30/SF. This property is an 
assemblage of two vacant lots which are approximately half filled and total 8,962 SF. It sold 
again in January of 2024 for $184,000 or $20.53/SF, indicating a ~19% increase in value over 
approximately 2 years. 

The A.J. Rock Dump neighborhood is located about ½ mile east of downtown, along the 
water frontage. Many lots are inside the subdivision without water frontage. Many of those 
developed lots are used for commercial and industrial activity. AML barge lines moved here 
from a site closer to downtown. Now they have a large barge landing site, offices, and yard 
space. It may take up 1/3 of the area neighborhood. Bulk tank farms and storage structures fill 
the remaining lots. Finished lots along Mill Street held by one group of property owners 
sold a lot for $20/SF in 2015. In 2017 they sold a lot for $21/SF. Between April, 2019 
and March 9, 2020 they sold six contiguous lots totaling 129,012 SF to five buyers for 
$2,838,264, $22/SF. The last of these lots closed days before the worldwide pandemic 
was declared in March of 2020. Most buyers were building tour bus repair and storage 
facilities or using the land as open storage taking advantage of proximity to their 
existing businesses within the subdivision and being close to the downtown and cruise 
ship docks.  Three buyers were expanding use for existing locations in the area. 
Although some developments were stalled most owners continued on through the 
questionable pandemic years watching and waiting for recovery. In August of 2023 one 
of the lots resold (Lot 5A #12320) for nearly $28.00/SF but the seller had put about 
four feet of fill he valued at $100,000 on the lot to bring it to Mt. Roberts Street grade 
where it had previously been at Eastaugh Street grade. This value increase is 
predominantly due to this upgrade but also shows some strengthening in the market. 
Most of this area is developed and land values for the upland portion are over $20/SF. 
Tidelands are developed with a cruise ship dock, moorage for private work boats, and marine 
improvements since the water depth offshore is sufficient for that use. The tidelands in this 
neighborhood are considered superior to the subject neighborhood given their deeper 
waters/moorage potential, and location outside of the Juneau Douglas Bridge. 
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The Auke Bay neighborhood is quite small, with five major developed sites, including the 
Glacier Seafoods dock and processing plant, the Alaska Marine Highway terminal, the Gitkov 
dock, the Delta Western fueling station & tank farm, and the Allen Marine transfer site. These 
uses require deeper water offshore for deep draft vessels. They share good access and all 
utilities. The waterfront sites are fully developed. Any expansion now will be seaward on leased 
tidelands. The water frontage in this neighborhood is generally leased tidelands which range 
from an annual lease amount of $0.22/SF to $0.24/SF implying $2.75/SF to $3.00/SF fee 
simple at a rate of 8%2, in their natural condition before fill.  

Tidelands on the Douglas side of the J.D. Bridge form a relatively small, somewhat 
competitive area. Again, there are very few transactions. Unfilled tidelands have been leased in 
this area ranging from $.05/SF to $0.20/SF depending on accessibility, land character and title 
encumbrance. Partially filled tidelands are leased at between $0.40 and $0.60/SF. 

The competing neighborhoods are filling in with land at 75%-90% developed. In general, it 
appears that demand for industrial land (both waterfront and uplands) has remained strong, 
and values have increased somewhat since 2020.  

 
2 $0.10/SF / 8%= $1.25, $0.16/SF / 8%= $2.00 
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FIGURE 2.4 – COMPETING NEIGHBORHOOD LANDS 



 

24-019 | Trucano Tidelands  17 | P a g e  

3  DESCRIPTION 

3.1 OVERALL DESCRIPTION 

The subject properties consist of three lease sites in the Trucano Construction Complex 
immediately north of the base of the Juneau Douglas Bridge on the Douglas side. The address 
of the complex is 3560 North Douglas Highway. These parcels, identified by their ADL 
numbers, are listed described below. Figure 3.1 shows the outline of these parcels on an aerial 
photo of the complex. Common elements, which all three leased parcels share, will be 
described next, followed by an individual description of each parcel. 

Access 
Both parcels as presently developed, have vehicular access via common ownership and control 
of adjacent parcels. Access via saltwater is via the Gastineau Channel. Water depth in their 
prelease condition was deep enough to moor barges for loading and unloading of materials 
although dredging and tides continue to be factors. 

Utilities 
All those available within the City and Borough of Juneau. 

3.2 ZONING 
The property is zoned Waterfront Industrial (WI). The WI district, is intended for industrial 
and port uses, which need or substantially benefit from a shoreline location. In addition, many 
of the uses that are allowed in the Waterfront Commercial (WC) district, are also allowed in the 
WI district. The WC district allows for both land and water space for commercial uses, which 

FIGURE 3.1 – Subject properties ADL 51488 and 36091 outlined. ADL 105460 is not included in the 
analysis of this report. 
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are directly related to or dependent upon a marine environment. Such activities include private 
boating, commercial freight and passenger traffic, commercial fishing, floatplane operations, 
and retail services directly linked to a maritime clientele. Other uses may be permitted if water-
dependent or water-oriented. It appears the subject’s current use as a barge landing complies 
with the zoning. See Figure 2.6 for zoning map. 

3.3 ASSESSED VALUATION AND TAXES 
The two subject lease parcels each have their own Assessor Parcel Number (APN) however the 
assessed values associated with possessory interest are included under one master parcel 
number 6D0601020014-15 for the entire project. 

3.4 FUNCTIONAL UTILITY OF SITE 
These tidelands function well for the intended use as a marine fueling facility, barge landing, 
and marine construction staging area. The water depth is adequate for this use. 
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4 PROPERTY DESCRIPTION - ADL 36091 

Legal Description: ATS 750, Juneau Recording District, First Judicial District, State of 
Alaska. 

Assessor’s Parcel Number: 6D0601020013 

This property is 18,469 SF or 0.424 AC in size. It is currently filled and used as a staging area 
for the barge complex and tank farm. It was ½ filled in its pre-lease condition. It has a slightly 
irregular trapezoidal shape which is shown on Figure 4.1. This parcel lacks road frontage, but 
adjacent lands owned by the lessee have road frontage on N. Douglas Highway. The north lot 
line is 260.59’ wide. The north south length of the east lot line is 82.72’. The southern property 
line yields an approximate frontage of 290.70’. The west lot line is 59.63’. Water depth in its 
prelease condition was deep enough to moor barges for loading and unloading of materials, 
although it goes dry at low tides. 

Easements and Other Restrictions 
We are unaware of any easements or restrictions. See Figure 4.2 for plat notes.  

  

FIGURE 4.1 – ADL 36091 Excerpt from Plat Map 2001-11 with dimensions. 

FIGURE 4.2 – Plat notes from Plat map 2001-11. 
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4.1 SUBJECT PHOTOS    

ADL 36091 Looking NW. (20240416_152450) 

ADL 36091 – Looking SE with JD Bridge in background. (20240416_152241) 
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5 PROPERTY DESCRIPTION - ADL 51488 

Legal Description: ATS 842, Tracts A & 
B, Juneau Recording District, First 
Judicial District, Alaska 

Assessor’s Parcel Number: 
6D0601020014 & 6D0601020015 

This lease is comprised of two tracts, Tract 
A, a larger “L” shaped lot, and Tract B a 
smaller, square shaped lot. Together, they 
form one nearly square shaped lease 
parcel totaling 43,865 SF or 
approximately one acre. The west lot line 
is 208.41’. The north lot line is 214.83’ 
wide. The north south length of the east 
lot line is 200’. The southern property line 
yields an approximate frontage of 215’. 
This property was 1/3 filled in its prelease 
condition. 

Easements and Other Restrictions 

No easements or encroachments are noted on the plat. The appraiser is unaware of any 
easements or restrictions. The plat notes for Plat 2001-10 are included below.  
 

 

FIGURE 6.2 – Plat notes from recorded Plat 2001-10. 

FIGURE 6.1 – ADL 51488 Excerpt from Plat Map 
2001-10 with dimensions. 
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5.1 SUBJECT PHOTOS – ATS 842  

ADL 51488 looking SE at ATS 842 with JD Bridge and Gastineau Channel in background. 

(20240416_152238) 

ADL 51488 looking SW down center of ATS 842 in its developed condition toward 
Douglas Island. (20240416_152631) 
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6  VALUATION  

6.1 HIGHEST AND BEST USE 
The reasonably probable use of property that results in the highest value. The four criteria that 
the highest and best use must meet are legal permissibility, physical possibility, financial 
feasibility, and maximum productivity. 

The Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute, page 109 

Marine-related industrial uses are the defining use for the subject parcels and are also the 
highest and best use. The subject’s current use as a tank farm, barge landing site and staging 
area meets all four tests of highest & best use. 

6.2 TIDELANDS LEASE VALUATION 
The most direct way to value the subject’s lease is on a rent per square foot basis. Most of the 
industrial and commercial tidelands along the Juneau road system are leased by the City & 
Borough of Juneau or the State of Alaska. In the Channel Drive area, we have six observations 
of CBJ rents to various industrial users ranging from 16¢/SF to 21¢/SF per year with most 
recent rent adjustment dates ranging from 2020 to 2023. The subject leases at the Trucano 
industrial facility just inside the bridge were established roughly five years ago based on 
20¢/SF for the unfilled tidelands and $1.00/SF for the allocated filled areas. Current market 
conditions suggest these rates are low. 

The real estate market has improved in the last several years as both the Juneau and Southeast 
Alaska economies have strengthened since the pandemic. This is reflected in the commercial 
waterfront and upland industrial rents we have observed (See comps 1, 2, 4 & 5). It is also 
apparent in the upland industrial land market. Industrial subdivisions at the AJ Rock Dump 
had seen sales in the $22.00/SF range for upland industrial sites in 2020. In 2023, the most 
recent lot sale sold for $28.00/SF which is partially due to added fill. Lots in the new 
Honsinger Subdivision (Mendenhall Valley) sold in the $22.00/SF to $25.00/SF range. In 
2024, a two-lot assemblage sold for $20.53/SF in the Lemon Creek Industrial area. This 
property previously sold for $17.30/SF in 2021, indicating an increase in value of nearly 20%. 
As land rents at 8% of fee simple value, this would suggest a range of $1.60/SF to $2.24/SF 
annually.  

For comparison purposes we have considered some typical tideland lease rents (Comps 1 and 
2) outlined in the following table together with an industrial waterfront rent (Comp 3), an 
allocated waterfront leasehold purchase (Comp 4), and industrial upland rent used for storage 
(Comp 5). The most helpful comps are summarized in the following table. 
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TABLE 6.1 - Summary of Most Comparable Rental Observations 

Comp & Rec # 
Use/Transaction 

Location - 
Juneau 

Abbreviated 
Legal 

Date Annual 
Rent 

SF 
Size 

Rent/ SF 
Tideland 

Rent /SF 
Uplands 

Comp 1- (#2046)  
Unfilled tidelands 
rent 

2681 Channel Dr 
ATS 1277 09/23 $15,943 79,715 $0.20  

Comp 2- (#12387) 
Unfilled tidelands 
rent 

13395 Glacier Hwy 
Ptn of ATS 1170 & 
Trct B, ATS 1525 

02/23 $12,438 56,540 $0.22  

Comp 3- (#9960) 
Barge facility rent 

3155 Channel Dr 
ATS 1277 & ATS 
877 

04/24 
$149,460 158,306  $0.94 

$9,540 45,694 $0.21  

Comp -4 (#11142) 
Leasehold purchase 

2691 Channel Dr  
Lt 1 ATS 217, Lt 2 
ATS7  
& ATS 1503 

04/17 
$85,280 85,989  $0.99 

$16,320 82,514* $0.20*  

Comp 5 – (#11923) 
Upland Industrial 
rent (Confidential) 

Industrial Blvd Area 04/23 $27,000 

20,000 
to 

30,000 
SF 

 $1.02 

Subject 
ADL 36091 ATS 750 04/23 

Solve 
18,469 

Solve Solve 
ADL 51488 ATS 842 04/23 43,865 

*Leasehold & fee sale adjusted to fee simple with allocated tidelands at $204,000 capitalized at 8%= 
$16,320 annual rent, uplands value at $1,066,000 at 8% indicates rent of $85,280. 

 

Comps 1 and 2 are a sampling of the recent CBJ leases for discussion and analysis of the 
current market annual rent per square foot. Comp 3 is the lease of the Salmon Creek 
Development barge landing facility at 3155 Channel Drive, and Comp 4, a purchase of the 
leasehold interest in the barge landing at 2691 Channel Drive in 2017. These two comps have 
been adjusted to indicate their price per square foot annual rent. Comp 5 displays the nominal 
annual S.F. rent for an upland lot in the Industrial Blvd area of Mendenhall Valley, reflecting 
raw land rent used for open storage.  

Please see addenda for details of these comparables. Note details of comp 5 have been omitted 
for confidentiality purposes.  
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FIGURE 6.1 – COMPARABLE RENT/SALES MAP - JUNEAU 
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Quantitative Adjustments  
Comp 1 and 2 are straight tidelands rents and require no quantitative adjustments. Comp 1 is 
rated qualitatively inferior, while Comp 2 is rated superior. This will be further discussed in the 
following paragraphs. 

Comp 3 requires quantitative adjustments since it is the rent of a fully developed barge 
landing facility. We have made a quantitative allocation of the tidelands, uplands and of 
improvements. The most recent annual rent $288,000 is about $1.41/SF for the land area 
used. The total area is adjusted for the loss of use for the cell tower (688 SF) land rent. This 
leaves a net site area of 204,000 SF. The $1.41/SF land rent is adjusted downward 22¢ for 
expenses paid by the landlord for tax, insurance, dredging etc. and there are significant yard 
improvements, such as paving, an office building and a ramp that would require an additional 
adjustment of 35¢/SF per year capitalizing their depreciated cost. This leaves net rent to land 
only at $0.84/SF per year for 204,000 SF for an adjusted annual rent of $171,360. This rent is 
apportioned out with sloping tidelands contributing about 6% of the unit value as compared to 
the uplands. This analysis indicates the upland rent at $148,808, (158,306 SF) or $0.94/SF 
and the tidelands rent at $9,540, (45,694 SF) at $0.21/SF. 

Comp 4 is the adjusted indicated fee simple value per SF of the sloping and tidelands based on 
our analysis of the purchase of leased tidelands that had been partially filled and fee simple 
uplands. The quantitatively adjusted price per SF, has been allocated to the tidelands is what is 
expressed in the table and will be used for analysis. 

Comp 5 is the land rent of an industrial uplands lot located in the Industrial Boulevard area of 
the Mendenhall Valley. It is currently rented for use as open storage. It does not require 
quantitative adjustments.  

Qualitative Ranking 
Attributes of the sales that would influence value not readily quantifiable in the market are 
ranked qualatatively. A qualitative rating has been developed to weigh market differences 
between the subject and the comparables whereby, if a comparable attribute is superior to the 
subject, a minus rating of -1, -2, or -3 is given, depending on its severity. Conversely, if a 
comparable attribute is inferior to the subject, a plus rating of +1, +2, or +3 is given, depending 
on its severity, to weigh this with other attributes towards the subject. The gradation of 
weighting 1 to 3 is used since all qualitative attributes are not, in the appraisers’ opinion, 
equally weighted within the market. 

The following Table 7.2 summarizes the salient characteristics of the subject and the comps 
and provides for a weighted rating of the comps to the subject.  

In the subject instance the comps after adjustments are relatively homogeneous. They form a 
narrow range of annual square foot rent between 20¢/SF and 22¢/SF for the tidelands. They 
indicate an upland annual rents of $0.94/SF to $1.02/SF.   
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Market conditions for the comparable sales range from April of 2017 to April of 2024. One 
of the significant events which have occurred during this time is the Covid pandemic declared 
by the World Health Organization in March of 2020. The travel restrictions and social 
separation mandates put a cloud over many investments. The waterfront commercial and 
industrial properties, however, continue to have persistent high demand as indicated by sales 
before and after the onset of these restrictions. Comparable 4 sold prior to the Covid pandemic 
in 2017, before real estate values generally increased. It is rated inferior in market conditions. 
All other comparables are rated similar in this regard. Attributes such as zoning, size, street 
access & utilities and the pre-developed conditions are all rated similar in the subject 
instance as well.  

One of the significant differing issues among the comps and the subject are the conditions of 
the rent. In two cases, Comps 3 and 4, the rents are developed as adjustments to open market 
transactions. In these cases, due to the adjustments, it is felt that they are superior or on the 
high side of what the subject indicated rents might be. They are rated superior -1 for 
conditions of rent. On the other hand, Comps 1 and 2 are the nominal SF rental values 
based on other CBJ leases. This circumstance in our opinion creates the possibility of an 
understatement of rent especially in light of the recent active market. Comps 1 and 2 are rated 
inferior +1 in this instance. Comp 5 is an unadjusted market rent and is considered similar on a 
price per squarefoot basis. 

The location is rated similar among the subject and the Juneau Comps 1, 3 & 4 on the inside 
of the Juneau Douglas bridge. The location for comp 2 is in the Auke Bay area of Juneau. It is 
more accessible for larger ships, as it is not under the Juneau-Douglas Bridge within the 
Gastineau Channel. Comp 5 is also rated similar in location in the Mendenhall Valley within 
another industrial neighbhorhood. 

The waterfront quality is influenced by the need for occasional dredging along the strip of 
waterfront on Channel Drive due to the outflow of the Salmon Creek and the uplift of the 
Gastineau Channel mud flats. This makes Comps 1, 3 and 4 inferior by +1. Comp 3, although in 
the same area, one condition of its rent is that the landlord provide dredging of the ship basin. 
This is however, somewhat negated due to the surrounding shallow tidelands that make access 
more difficult. It is rated slightly inferior by +1. Comp 5 is an uplands comp that is not 
considered applicable to this comparable element. 

Public street access and utilities are available to the subject through its adjacent develop 
larger parcel and is similar to the case of Comps 1 through 5. All comparables are rated similar 
in this regard. 

These ratings apply to both the allocated tideland rent/SF and the upland rent/SF. They are 
ranked and summarized in the following Table 7.2. 



 

 

 
If a comparison is Superior, a Minus rating of -1, -2, or -3 is given depending on severity. 
If a comparison is Inferior, a Plus rating of +1, +2, or +3 is given depending on severity. 

 

TABLE 6.2 – Qualitative Rating Grid 

Comparable 
Elements 

Subject-  
3560 N. Douglas 

Hwy 

Comp 1 
(#2046) 

2681 Channel 
Dr 

Comp 2 
(#12387) 

13395 Glacier 
Hwy. 

Comp 3 
(#9960) 

3155 Channel 
Dr. 

Comp 4 
(#11142) 

2691 Channel 
Dr. 

Comp 5  
(#11923) 

Industrial Blvd 
Area 

Annual Rent/SF TIDELAND $0.20/SF $0.22/SF $0.21/SF $0.20/SF N/A 
 UPLAND N/A N/A $0.94/SF $0.99/SF $1.02/SF 
Conditions of 
Rent Typical Inferior +1 Inferior +1 Superior -1 Superior -1 Similar 0 

Market 
Conditions 

4/24 09/23 0 02/23 0 04/24 0 04/17 +1 04/23 0 

Location Inside Bridge Similar 0 Superior -1 Similar 0 Similar 0 Similar 0 
Zone WI WI 0 WI 0 WI 0 WI 0 I 0 

Size of TL’s 1.43 AC  
(62,334 SF) 

1.83 AC 0 1.3 AC 0 4.7 AC 0 3.1 AC 0 ~.5 AC 0 

Waterfront 
Access Quality 

Good Typical Inferior +1 Superior -1 Inferior +1 Inferior +1 N/A 0 

Street Access 
& Utilities 

Paved/All Similar 0 Similar 0 Similar 0 Similar 0 Similar 0 

Pre-lease 
condition Undeveloped  Similar 0 Similar 0 Similar 0 Similar 0 Similar 0 

Overall Rating Solve Inferior +2 Superior -1 Similar 0 Inferior +1 Similar 0 
The indicated value of the subject 
TIDELAND market rent/SF is 

More than 
$0.20/SF 

Less than 
$0.22/SF 

Similar to 
$0.21/SF 

More than 
$0.20/SF 

 

The indicated value of the subject 
UPLAND market rent/SF is 

  Similar to 
$0.94/SF 

More than 
$0.99/SF 

Similar to 
$1.02/SF 
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The comps essentially form a range for the tidelands portion of the subject between 20¢/SF 
and 22¢/SF. Given this generally tight range, the sloping/submerged tideland value is placed 
towards the middle. Their ranking suggests the subject would be worth approximately 21¢/SF. 
The uplands portions of these sales suggest a range of $0.94/SF to $1.02/SF. This range is also 
relatively tight. Two of the three indicators suggest a rent of between $0.99/SF and $1.02/SF, 
while Comp 3 is a lower indicator at $0.94/SF. Because Comp 3 involves allocating out the 
contributions of improvement income, it is given less weight. Considering the weighting of the 
data $1.01/SF seems reasonable for the rent of the upland portions of the property. This is a 
slight increase from the previous rent at $1.00/SF which is further justified in the market over 
the last 5 years, as is further discussed in Section 2 and the beginning of Section 6. Based on 
these conclusions the annual rent for each of the properties can be calculated based on their 
pre-developed characteristics as originally rented summarized in the following tables.  

Table 6.3 parcel rent calculation 
Lease  Legal Description SF Areas Land Type SF Rent Annual Rent 

ADL 36091 ATS 750            
9,235  Tideland $0.21 $1,939.35 

           
9,235  Upland $1.01 $9,327.35 

         
18,469  Blended $0.61 $11,266.70  

ADL 51488 ATS 842 Tr A & B          
29,243  Tideland $0.21 $6,141.03 

         
14,622  Upland $1.01 $14,768.22 

         
43,865  Blended $0.48 $20,909.25 

The annual rental adjustment value by lease is rounded and summarized in the following table 
by effective date of the rental adjustment.  

Subject Sites 
Effective 

Date 

Annual 
Market 

Rent 
SF Area 

Pre-Leased 
Condition 

ADL 36091 -ATS 750 4/16/2024 $11,267 18,469 SF 50% filled 

ADL 51488- ATS 842 
Tr A & B 

4/16/2024 $20,909 43,865 SF 33% filled 
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ADDENDA 
 

 

 

 



CERTIFICATION OF APPRAISAL 

I certify that to the best of my knowledge and belief: 

- The statements of fact contained in this report are true and correct. 

- The reported analyses, opinions, and conclusions are limited only by the reported 
assumptions and limiting conditions and are my personal, impartial, and unbiased 
professional analyses, opinions, and conclusions. 

- I have no present or prospective interest in the property that is the subject of this 
report and no personal interest with respect to the parties involved. 

- I have no bias with respect to the property that is the subject of this report or to the 
parties involved with this assignment. 

- My engagement in this assignment was not contingent upon developing or reporting 
predetermined results. 

- My compensation for completing this assignment is not contingent upon the 
development or reporting of a predetermined value or direction in value that favors the 
cause of the client, the amount of the value opinion, the attainment of a stipulated result, 
or the occurrence of a subsequent event directly related to the intended use of this 
appraisal. 

- The reported analyses, opinions, and conclusions were developed, and this report has 
been prepared, in conformity with the requirements of the Code of Professional Ethics & 
Standards of Professional Appraisal Practice of the Appraisal Institute, which include the 
Uniform Standards of Professional Appraisal Practice.  

- The use of this report is subject to the requirements of the Appraisal Institute relating 
to the review by its duly authorized representatives. 

- I made a personal inspection of the property that is the subject of this report on April 
16, 2024. A representative of the lessee, Jeff Trucano, met me on site. 

-  No one else provided significant real property appraisal assistance to the persons 
signing this certification. 

- I have not performed any services regarding the subject property, as an appraiser or in 
any other capacity, within the three-year period immediately preceding acceptance of 
this assignment. 

 

 

April 16, 2024         May 1, 2024 
Effective Date of Appraisal       Date of Report 



ASSUMPTIONS AND LIMITING CONDITIONS 

This appraisal report and valuation contained herein are expressly subject to the 
following assumptions and/or conditions: 

Hypothetical Conditions 
HC 1 – This report is made under the hypothetical condition that the subject is in its 
unimproved prelease condition. 

General Assumptions and Limiting Conditions 
1. It is assumed the data, maps and descriptive data furnished by the client or his 

representative are accurate and correct. Photos, sketches, maps, and drawings in 
this appraisal report are for visualizing the property only and are not to be relied 
upon for any other use. They may not be to scale.  

2. The valuation is based on information and data from sources believed reliable, 
correct and accurately reported. No responsibility is assumed for false data 
provided by others. 

3. No responsibility is assumed for building permits, zone changes, engineering or 
any other services or duty connected with legally utilizing the subject property. 

4. This appraisal was made on the premise that there are no encumbrances 
prohibiting utilization of the property under the appraisers’ estimate of the 
highest and best use. 

5. It is assumed the title to the property is marketable. No investigation to this fact 
has been made by the appraisers. 

6. No responsibility is assumed for matters of law or legal interpretation. 
7. It is assumed no conditions existed that were undiscoverable through normal 

diligent investigation which would affect the use and value of the property. No 
engineering report was made by or provided to the appraisers. 

8. Unless otherwise stated in this report, the existence of hazardous material, which 
may or may not be present on the property, was not observed by the appraisers. 
The appraisers are not qualified to detect such substances. The presence of 
substances such as asbestos, urea-formaldehyde foam insulation or other 
potentially hazardous materials may affect the value  of the property. The value 
estimate is predicated on the assumption that there is no such material on or in 
the property that would cause a loss in value. No responsibility is assumed for 
any such conditions, or for any expertise or engineering knowledge required to 
discover them. The client is urged to retain an expert in this field, if desired. 

9. The value estimate is made subject to the purpose, date and definition of value. 
10. The appraisal is to be considered in its entirety, the use of only a portion thereof 

will render the appraisal invalid. 
11. Any distribution of the valuation in the report between land, improvements, and 

personal property applies only under the existing program of utilization. The 



separate valuations for land, building, and chattel must not be used in 
conjunction with any other appraisal and is invalid if so used. 

12. The appraisers shall not be required to give testimony or appear in court by 
reason of this appraisal with reference to the property described herein unless 
prior arrangements have been made.  

TERMINOLOGY 
Market Rent 
The most probable rent that a property should bring in a competitive and open market. 

Rental Rate 
The percentage of market value that a comparable class of private property would bring 
in the open market with the same conditions of lease as offered by the state. 

Hypothetical Condition 
A condition, directly related to a specific assignment, which is contrary to what is known 
by the appraiser to exist on the effective date of the assignment results, but is used for 
the purpose of analysis. Comment: Hypothetical conditions are contrary to known facts 
about physical, legal, or economic characteristics of the subject property; or about 
conditions external to the property, such as market conditions or trends; or about the 
integrity of data used in an analysis. 

The Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute, Page 113 

The use of hypothetical conditions or extraordinary assumptions may affect the 
assignment results. 

Tidelands 
All areas which are at or below mean high tide and coastal wetlands, mudflats, and 
similar areas that are contiguous or adjacent to coastal waters and are an integral part of 
the estuarine systems involved. Coastal wetlands include marshes, mudflats, and 
shallows and means those areas periodically inundated by saline waters.  

Market Value is defined as: 
“The most probable rent that a property should bring in a competitive and open 
market reflecting all conditions and restriction of the lease agreement, including 
permitted uses, use restrictions, expense obligations, term, concessions, renewal 
and purchase options, and tenant improvements.” 

The Appraisal of Real Estate Appraisal Institute, 14th Edition, Page 447 

 





































































HORAN & COMPANY, LLC LAND COMPARABLE NUMBER 1

Record Number: 2046
Land Print AC

Frontage: 150' on Gastineau Channel
Zone: WI

Lessee owns adjacent leases and uplands. The water depth is sufficient for barge landing operations. Piling noted on site are not
part of lease, lease is for unimproved pre-lease condition. No 50' pedestrian easement per the plat.
Analysis:
As of 2024 - Rent increased to $7,700 ($0.20/SF)
$ 6,900÷ 38,333 SF = $0.18/SF

Comments:

Annual Rent: $7,700
Trans. Date:
Grantor:
Grantee:

September 1, 2023
CBJ
Gastineau Landing, Kris Hart

Lease

Land Rent
Lease Fee less Minerals, Easements (See

Marketing Info: Most recent appraisal adjustment was effective 9/1/23
at $7,700/year. Market apprised 5 year rental adjustment effective 5/21/2018.
(20-095). Last rent had been 9/1/2013 $5749.95.  This is a 35-year lease,
beginning on 5/21/2008 and expiring on 5/22/2043.

Topography: Submerged
Vegetation: Typical
Soil: Alluvial

2011-002493-0Serial:

Record Number: 2046

Revision Date: 4/23/2022

Instrument:
Trans.Type:
Rights:
Terms:

Utilities: None
Access: Boat, See Comments
Improvements: None included in lease
Land Class: Waterfront, Commercial, Tidelands

Present Use: Barge landing
Intended Use: Barge Landing
Highest and Best Use: Commercial

Annual rent

Location: Channel Drive
Legal: ATS 1503; Plat 96-62; originally ADL 106124
; Parcel Number: 7B0901010050

Size (AC): 0.8800

Address: Channel DR City: Juneau State: AK Zip: 99801

12 CBJ - Salmon Creek JuneauRecording District

2685

J.Horan

Teena Scovill CBJ Ports

04/27/2015

Confirmed with:

Confirmed by:

Confirmed date:

C.Horan

Teena Larson, CBJ

10-6/2021



HORAN & COMPANY, LLC UNDEFINED WORKSHEET TYPE 2

Record Number: 12387
Land Print AC

Frontage:
Zone: WI

Analysis:
$12,438.80 / 56,540.28 = $0.22/SF

Comments:

Annual Rent: $12,439
Trans. Date:
Grantor:
Grantee:

February 1, 2023
CBJ Docks & Harbors
Delta Western, LLC

Tidelands

Land Rent
Lease

Marketing Info: Negotiated sale of lease hold. Seller said price
confidential but no additional value assigned to tideland area rented. It was
excess to his needs and he was happy to reduce his rent. Seller still retained
TL for its Greens Creek employee transfer facility.

Topography: Submerged, Steep
Vegetation: None
Soil: Tidelands

Serial:

Record Number: 12387
Revision Date:

Instrument:
Trans.Type:
Rights:
Terms:

Utilities: All
Access: Road, paved
Improvements: None Included
Land Class: Tidelands, Waterfront, Commercial

Present Use: Had about 1000 SF fill per seller, a floating dock (old barge) and ramp not included in CBJ land rent
Intended Use: Build a tank farm, opened in July/August 2020.
Highest and Best Use: Water related commercial

Location: Gitkov Dock (near State Ferry Terminal) , Auke Bay
Legal: Part of ATS 1170, ADL 101598, 34,576.96 SF  and   Part of Tract B, ATS 1525, 21,963.32 SF ;

Size (AC): 1.2980

Address: Glacier Highway City: Juneau State: AK Zip: 99801

03 CBJ - Auke Bay JuneauRecording District

13395

Slater

Teena Larson CBJ

1/24/24

Confirmed with:

Confirmed by:

Confirmed date:



HORAN & COMPANY, LLC LAND COMPARABLE NUMBER 3

Record Number: 9960
Land Print AC

Frontage: 422 Water Front
Zone: WI

The most recent annual rent $288,000 is about $1.42/SF of the land areas adjusted to use compensate for the loss of use
for the cell tower (688 SF) for a net site area of 204,000 SF. The $1.41/SF land rent is adjusted downward 22¢ for
expenses paid by the landlord tax insurance dredging etc. and there are significant yard improvements paving office
building and ramp that would require an additional 42¢/SF per year capitalizing the depreciated cost. This leaves net
rent to land only at $0.78/SF per year for 204,000 SF for an annual and rent of $159,000. This rent is apportioned out
to sloping and tidelands contributing about 20% of the unit value as compared to the uplands. This analysis indicates the
upland rent at $149,460, (158,306 SF) or $0.94/SF  and the tidelands rent at $9,540, (45,694 SF) at $0.21/SF.

According to Mr. Smith, the adjacent channel/tidelands was dredged in 2023. 20,000 yards of material was removed, at
a cost of approximately $400,000. AML is no longer involved. Salmon Creek Dev leases directly to Secon.

Analysis:
The annual rent is applied to 204,000 SF net of the cell tower land lease area. After deducting for the landlord expense and the

capitalized value of the improvements the income to land is estimated at $170,428 apportioned to 158,306 SF of uplands. See
comments for break down.

Comments:

Annual Rent: $288,000
Trans. Date:
Grantor:
Grantee:

April 1, 2024
Salmon Creek Development LLC
COLASKA DBA Secon Inc

Lease

Land Rent
Lease

Marketing Info: As of 4/1/24 - Secon leases directly from Salmon
Creek Dev. 6 year lease. Went up to $288,000 on April 1st. See terms above.
Previous Terms -5 year sublease $21,494/month. Increase 1.5% each year
April 1st. Rent the same May 2023 ~ $25,000 per month including 5% Sales
Tax. Per Joe Smith (907-321-2330) current 10/18/21  rent is $24,000/mo.
Assume it starts 4/1/202.
4/1/2020 Last year of lease rent adjustment $277,428. 3/31/2016 Rent

$257,928.
Original negotiated lease escalates annually (Gasteneau Construction-Smith
to AML) and then sublet to AML. Re-sublet to Secon of Juneau at slightly
adjusted rent mid 2015.

Topography: Level, Submerged
Vegetation: Cleared
Soil: Gravel

Serial:

Record Number: 9960

Revision Date: 4/23/2022

Instrument:
Trans.Type:
Rights:
Terms:

Utilities: Water, Sewer, Electric
Access: Road, gravel
Improvements: None
Land Class: Tidelands, Waterfront, Vacant, Commercial

Present Use: Vacant- As leased
Intended Use: Marina- Barge landing
Highest and Best Use: Marine related Commercial/Industrial

6 year lease directly to Secon. Year 4-6,
Annual increases scheduled of $500/mo
or $6,000/yr.

Location: 3 miles north of downtown Juneau
Legal: ATS 1277 (Plat 83-210) and ATS 877 Lot B2 within Portion of Section 9, T41S, R67E, ADL 102934 Parcel number:

7B090130101&0100 (File 20-101); Parcel Number: 7B0901300101

Size (AC): 4.6985

Address: CHANNEL DR City: Juneau State: AK Zip: 99801

12 CBJ - Salmon Creek JuneauRecording District

3155

C.Horan

City document

09/02/16

Confirmed with:

Confirmed by:

Confirmed date:

C.Horan

Joe Smith

2/1/2021



HORAN & COMPANY, LLC LAND COMPARABLE NUMBER 3

Record Number: 9960
Land Print AC



HORAN & COMPANY, LLC LAND COMPARABLE NUMBER 4

Record Number: 11142
Land Print AC

Frontage: 484.21' Water Front
Zone: WI

This sale consists of a combination of filled, fee simple owned uplands and leasehold tidelands which are filled and submerged. The
area breakdown is as follows:Fee owned uplands: 38,041 SF, Leasehold filled tidelands: 47,948 SF, Leasehold submerged
tidelands: 82,514 SF. An access easement on the subject's southeastern border which in turn connects to an access
easement (30'x120') benefitting the subject, across ATS 13. This easement provides access to the barge landing on ATS
1503, the lease assignment of which is part of this transaction.
Analysis:
Land Value = $1.1 million minus $70,000 site improvements (Concrete blocks gate) = $1,030,000 indicated fee simple & lease hold land value.
Add lease fee interest (cap land rent) $244,736 for capitalized tidelands leases = $1,270,000(Rnd)/168,503 SF = $7.57/SF
Tidelands Value $204,000/ 82,514 SF = $2.48/SF
Uplands $1,066,000/85,989 SF = $12.39/SF

Comments:

Sale: $1,100,000
Trans. Date:
Grantor:
Grantee:

April 6, 2017
Channel Construction, Inc. (William Tonsgard Jr.)
Gastineau landings, LLC (Western Marine

SWD -

Sale
Fee Simple, Leasehold

Marketing Info: Negotiated sale. Buyer had been using it and owner
was in risk of default so sold it to buyer/user who felt it was market.   Buyer
wanted to keep control of the land.  Price was based on debt owed to the
lender plus an unknown percentage. Buyer knowledgeable of the market. Sale
included easement (30'x120') over ATS 13.
Seller also gave first right of refusal on adjacent 2681 Channel Dr. ATS 13,
fee owned land improved with house and shop.

Topography: Submerged, Level
Vegetation: Cleared
Soil: Buildable

2017-001528-0Serial:

Record Number: 11142

Revision Date: 4/14/2022

Instrument:
Trans.Type:
Rights:
Terms:

Utilities: All
Access: Road, paved, Boat
Improvements: Block retaining structures and gate
Land Class: Tidelands, Waterfront, Commercial

Present Use: Industrial, construction yard, contoured barge landing
Intended Use: Barge landing, added a barge ramp and more fill area
Highest and Best Use: Barge Landing/Marine Construction

Assume cash

Location: Adjacent to Hatchery on Channel Dr
Legal: Lot 1, ATS 217; Lot 1, ATS 7; and Leasehold interest in adjacent tidelands, ATS 1067 & ATS 7 Lot 2 (ADL 80526) and

an Assignment of lease for ATS 1503,  dated March 13, 2017, Doc # 2017-001090-1, JRD; Parcel Number: Multiple

Size (AC): 3.0763

Address: Channel Dr City: Juneau State: AK Zip: 99802

12 CBJ - Salmon Creek JuneauRecording District

2691

C.Horan

Kriss Hart

12/31/2020

Confirmed with:

Confirmed by:

Confirmed date:

C.Horan

Kriss Hart

4-13-2021

111720 (134)



QUALIFICATIONS OF SLATER M. FERGUSON 

Education: 
2008 - Graduated from Sitka High School, Sitka, Alaska 
2012 - Graduated with a BS in Geography from Western Oregon University, Monmouth, Oregon  

Real Estate Appraisal Experience: 
November 2018 to Present – Certified General Real Estate Appraiser – Horan & Company, LLC 
June 2014 to November 2018 - Real Estate Appraiser Trainee - Horan & Company, LLC 

• In-depth assistance of Commercial/Residential Appraisal Development and Market Data 
Research 

• Leadership role in the 2015 Mass Appraisal/Revaluation for the City of Craig, AK 
Oct 2012 to June 2014 – Office Admin/Appraiser Assistant – Horan & Company, LLC 

Certification & Approvals: 
Certified General Real Estate Appraiser, State of Alaska License #133619 
VA approved, January 2020 
FHA approved, January 2019 

Appraisal Education:    
 7 Hour Hotel/Motel Valuation Course, June 2023 

14 Hour UASFLA Course, May 2023 
7 Hour USPAP Update Course, February 2023 
Rural Area Appraisals: Freddie Mac Guidelines and Property Eligibility Requirements, May 2021 
The Cost Approach: Unnecessary or Vital to a Healthy Practice, April 2021 
7 Hour USPAP Update Course, June 2021 
Cool Tools: New technology for Real Estate Appraisers, Jan 2021 
General Appraiser Market Analysis with Highest and Best Use, Aurora, CO, August 2018 
2016-2017 7-Hour Equivalent USPAP Update Course, Online, June 2017 
Residential Sales Comparison and Income Approaches, Louisville, KY, October 2017 
General Appraiser Report Writing and Case Studies, Woburn, MA, November 2017 
General Appraiser Income Approach/Part 1, Houston, TX, September 2016 
General Appraiser Income Approach/Part 2, Houston, TX, September 2016 
Real Estate Finance Statistics and Valuation Modeling, Las Vegas, NV, February 2015 
General Appraiser Site Valuation & Cost Approach, Chicago, IL, October 2015 
Appraisal Procedures, Appraisal Institute, Online Course, April 2014 
General Appraiser Sales Comparison Approach, Chicago, IL, October 2014 
Appraisal Principles; Appraisal Institute, Online Course, October 2013 
15-Hour USPAP, Tigard, OR, November 2013 

Types of Property Assessed for Taxation: 
City of Craig real property assessment roll; single-family, multi-family and mobile homes 
City of Skagway real property assessment roll, single-family, multi-family and mobile homes  



Types and Location of Properties Appraised: 
Residential – Single/multi-family homes, condos, mobile homes, island properties and vacant lands in 
Sitka, AK 

Commercial – Warehouses, office buildings, retail buildings, mini-storage facilities, lodges/apartment 
buildings and vacant lands in Sitka, AK; Mixed-use commercial buildings, tidelands, and vacant lands 
in Juneau, AK; A Lodge in Haines, AK; vacant lands in Gustavus, AK; vacant lands in Petersburg, AK; 
vacant lands on Prince of Wales Island and Admiralty Island. 

Slater Ferguson has also aided other appraisers in the appraisal process of numerous properties located 
throughout Southeast Alaska. These properties include a variety of commercial buildings (office, retail, 
warehouse/shops, apartments, etc.) and vacant lands. 

Rev. 6/2023 
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