
 

DOCKS AND HARBORS BOARD MEETING AGENDA 

May 30, 2024 at 5:00 PM 

Port Director's Conf. Room /Zoom Webinar 

https://juneau.zoom.us/j/83856903848 or 1-253-215-8782 Webinar ID: 838 5690 3848 Passcode:  781870 

A. CALL TO ORDER (5:00pm in the Port Director's Conference Room & via Zoom) 

B. ROLL CALL:  (James Becker, Paul Grant, Debbie Hart, Matthew Leither, Annette Smith, Shem Sooter, and 
Don Etheridge) 

C. PORT DIRECTOR REQUESTS FOR AGENDA CHANGES 

MOTION:  TO APPROVE THE AGENDA AS PRESENTED OR AMENDED. 

D. PUBLIC PARTICIPATION ON NON-AGENDA ITEMS (not to exceed five minutes per person, or twenty minutes 
total time) 

E. APPROVAL OF MINUTES 

1. April 25th, 2024 Board Minutes 

F. NEW BUSINESS 

2. Trucano Family LLC ATS 750 New Lease 

     Presentation by the Port Director 

Board Questions 

Public Comment 

Board Discussion/ Action 

MOTION: TO APPROVE THE NEW LEASE FOR TRUCANO FAMILY LLC FOR ATS 750 AND FORWARD TO THE 
ASSEMBLY FOR FINAL APPROVAL.  

3. Trucano Family LLC ATS 842 New Lease 

     Presentation by the Port Director  

Board Questions  

Public Comment 

Board Discussion/ Action 

MOTION: TO APPROVE THE NEW LEASE FOR TRUCANO FAMILY LLC FOR ATS 842 AND FORWARD TO THE 
ASSEMBLY FOR FINAL APPROVAL. 

4. Resolution in Support of Statter Harbor Break Water.  

     Presentation by the Port Director 

Board Questions 

Public Comment 

Board Discussion/ Action 

MOTION: TO APPROVE THE RESOLUTION  IN SUPPORT OF THE US ARMY CORPS OF ENGINEERS AUKE 
BAY FEASIBILITY STUDY.   
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G. ITEMS FOR INFORMATION/DISCUSSION 

5. Grant Strategy & Grant Updates 

     Presentation by the Port Director 

Board Discussion/Public Comment 

6. Seadrome Bank- Beach Access  

     Presentation by the Port Director 

Board Discussion/ Public Comment 

7. Douglas Boat Fire  

     Presentation by the Harbormaster 

Board Discussion/ Public Comment 

H. COMMITTEE AND MEMBER REPORTS 

1. Operations Committee Meeting Report 

2. Assembly Lands Committee Liaison Report 

3. South Douglas/West Juneau Liaison Report 

4. Member Reports 

I. PORT ENGINEER'S REPORT 

J. HARBORMASTER'S REPORT 

K. PORT DIRECTOR'S REPORT 

L. ASSEMBLY LIAISON REPORT 

M. BOARD ADMINISTRATIVE MATTERS 

a.  Ops/Planning Committee Meeting - Wednesday June 19th, 2024 

b.   Board Meeting - Thursday June 27th, 2024 

N. ADJOURNMENT 

ADA accommodations available upon request: Please contact the Clerk's office 36 hours prior to any meeting so 
arrangements can be made for closed captioning or sign language interpreter services depending on the meeting 
format. The Clerk's office telephone number is 586-5278, TDD 586-5351, e-mail: city.clerk@juneau.gov. 
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DOCKS AND HARBORS OPERATIONS MEETING 
MINUTES  

April 17, 2024 at 5:00 PM 

Port Directors Conference Room/Zoom Meeting 

A. CALL TO ORDER:  Mr. Ridgway called the meeting to order at 5:00pm in the Port Director's Conference 
Room and via Zoom. 

B. ROLL CALL:  Don Etheridge, Paul Grant, Debbie Hart, Matthew Leither, Annette Smith, Shem Sooter, and 
Mark Ridgway 

Absent: Jim Becker  

Also in attendance: Carl Uchytil – Port Director, Matthew Creswell - Harbormaster, Emily Wright – CBJ Law, 
and Leah Narum – Administrative Assistant. 

C. PORT DIRECTOR REQUESTS FOR AGENDA CHANGES - None 

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

Motion passed with no objection. 

D. PUBLIC PARTICIPATION ON NON-AGENDA ITEMS – None 

 Mr. Uchytil introduced the AELP contractor that is here doing a site survey for the cruise ship dock 
electrification. 

E. APPROVAL OF MINUTES 

1. Hearing no objection, the March 20th, 2024 Operations Meeting Minutes were approved as presented. 

F. UNFINISHED BUSINESS 

2. Vessel Disposal Surcharge (VDS) – Next Steps 
Mr. Creswell said this starts on page eight in the packet.  We have talked about this over the winter and 
the surcharge regulation which is the charge assessed to uninsured vessels.  Currently that surcharge is 
only applied to assigned stall holders that are uninsured.  Approximately 19% of the vessels of assigned 
moorage are uninsured.  From April 1 last year to April 1 this year there was approximately $20K 
collected for vessel surcharge.  Discussion from previous meetings was along the lines that we should be 
assessing vessel surcharge to certain transient vessels including non-stall holders.  They may be here all 
year but are non-stall holders.  His direction from the Board was to figure out how to assess the VDS to 
transient vessels wanting to pay the monthly, semi-monthly, and annual rate.  If we applied the VDS to 
these transient vessels, we would be collecting just over $30K.   If vessels are paying the daily rate, it is a 
much higher rate and the VDS would not be applied.  We spent over $100K for disposal of vessels in the 
last year and there will probably be another $50K before the fiscal year end. If we were to collect more 
VDS revenue to get closer to our current disposable costs, it would be a $.97 VDS fee.  We would need 
to charge about $1.50 to recover all our disposals costs expected to the end of the fiscal year. An 
average uninsured vessel would pay about $51 per month.  If the VDS was raised to $1.50, it would be 
about $75 per month.    

Committee Questions 

Mr. Ridgway asked how the personnel time spent on these vessels is handled? 

Mr. Creswell said it is in our Lucity software program. 

Mr. Ridgway asked if staff is proposing the $.97 per foot or the $1.50 per foot? 
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Mr. Creswell said the $.97 per foot would get us to our current disposal expense, but the $1.50 would be 
to recover the anticipated disposal expense to the end of the fiscal year.  He said he will take direction 
from the Board on what fee the Board would like to charge.  It could be $.97, $1.00, $1.25, or $1.50 per 
foot.   

Ms. Smith asked if Wrangell increased their VDS fee to $3.00 per foot? 

 Mr. Creswell said they were proposing that fee, but he does not know if that was implemented. 

Mr. Leither commented that this was an exceptionally bad year for vessel disposal and wanted to know 
if past years there was as high disposal costs? 

Mr. Creswell said winter was bad this year, but those boats were not the expensive ones to dispose of.  
The big expense vessels were the 55’ ferro cement (Halana), 43’ power troller (Norther Star), 56’ (Silver 
Lady) which were all transient vessels paying monthly rates and not assessed the VDS fee.  With the 
annual sea trial notifications, there could be a potential for more vessel disposals if the vessels do not 
meet the sea trials and are impounded.  He is not sure if this is the normal disposal costs for a bit until 
all the vessels meet their sea trials or if it will get better now.   

Mr. Etheridge asked where this year compares to the last couple of years? 

Mr. Creswell said this year was worse due to not selling the impounded vessels and having to dispose of 
larger vessels.  He does not have a number to compare this year to. 

Mr. Grant asked if staff could look back ten years to see the trends or have our procedures changed so 
looking back is not a good comparable number? 

Mr. Creswell said pre COVID, we had a way to track vessels.  During COVID we took a pause on 
impounding vessels, and we are paying the price for that now. We could be in for a couple of tough 
years.   

Ms. Smith asked if the Board approved an increase, and our vessel disposal expense goes down in a 
couple years, can we reduce the rate at that time? 

Mr. Ridgway said yes, and this fee could be adjusted year to year. 

Mr. Etheridge commented that we would still need to go through the Assembly for all rate increases. 

Mr. Ridgway said the Board should take all our expenses for the previous year or two years to determine 
the VDS fee so we would need to go back to the Assembly.   

Mr. Grant asked why this is not an insurable event.  If someone leaves a junk car in my yard, he believes 
he could call his insurance and tell them to take it away.  He asked if getting rid of boats could be 
covered by our insurance. 

Mr. Creswell said he does not believe any of these boats would be insurable unless they sank.  Claiming 
this on our insurance may increase our insurance even more.  

Mr. Etheridge commented that being public property is the difference from being able to use our 
insurance.   

Ms. Smith asked if we collected more VDS than our expense, could we refund the excess money evenly 
to the people we collected it from?   

Mr. Uchytil commented that he would be cautious about having a fund balance for vessel disposal.  That 
may send a message to the boating community that Docks & Harbors has money to dispose of vessels 
and anyone wanting to get rid of their vessel would leave for us to dispose of.  We want people to be 
responsible for their own property.   
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Mr. Ridgway said the Board has two questions to answer, what is a good rate for the VDS, and what do 
we do with the money if we charge more than our disposal costs? 

Mr. Creswell said over the years of FY20 and FY21 we were just over $100K for those two years and we 
were not even very active with impounds and disposal. 

Mr. Hart said this is a statewide issue.  Often these vessels are sold to people who do not have the 
means.  Are current patrons who have the vessels in question of future impound having trouble paying 
their moorage and paying the current VDS fee? 

Mr. Creswell said most of the vessels we sell are transient vessels and per regulation do not pay the VDS 
fee.  He does not see the VDS fee as a problem for the boaters.   

Mr. Grant asked if the proposed $.97 rate total revenue includes the transient vessels also.  

Mr. Creswell said if we include the transient vessels over the April 2023 to April 2024 and raised it to 
$.97 it will cover our current cost of disposal.   

Mr. Grant commented that we will never be current with the recovering our costs but always a year 
behind.  Even if we adjust the rate every year. 

Mr. Creswell said that is the way he sees it.   

Mr. Ridgway commented that staff provided all the information needed to determine a rate to make use 
whole.   If we want to move something to the full Board, we should determine a rate.  We cannot go 
forward as an enterprise without these costs addressed.  

Mr. Leither said this seems like a lot for some people, especially with the rate increase that just 
happened.  He wants to know how the Assembly might feel about this fee being increased.  One of the 
ways to have a variable rate is the wording could be the same as the CPI wording that it will be adjusted 
unless the Board decides not to and that way we would not need to go to the Assembly every time.  If 
we keep track of things, and have collected over what our costs are, we could reduce the fee.   

Mr. Ridgway recommended updating our rate setting policy and have a formula this Board wants to 
apply to the VDS fee. Look at this fee every couple of years and raise or lower it to what makes Harbors 
whole.  

Mr. Leither commented it is a lot of time and work to raise the fee with advertisement timeline, public 
hearing meetings, Assembly meetings, and if that does not have to happen each time it would be better. 

Mr. Ridgway recommended staff come back to the next Operations meeting with a cost-setting 
proposal.  

Mr. Etheridge wanted to check with CBJ Law to see if we could have a fee set at a rate, but if our costs 
are “x” it would be one rate and if they are “x” it would be a different rate.   Could it be based on our 
expense?   

Mr. Ridgway asked Ms. Wright if the Board could have some flexibility in our rates so we would not have 
to come back to the Assembly to have the VDS fee adjusted. 

Ms. Wright said yes, we can do this any way you want. We can have the wording like the CPI and have 
this fee adjusted annually or you could go to the Assembly every time.   

Mr. Ridgway commented that he would like to see a proposed rate/formula from staff before moving 
this to the full Board and would not need a motion tonight. 

Ms. Smith commented that the Boards responsibility is to Harbors and to make sure we have the 
funding to take care of any issues.  Owning a boat is expensive.  It is cheap housing for people, but we 
do not get City assistance.  
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Mr. Creswell clarified that he would come back to the next Operations Committee with a formalized 
formula that he used as an example tonight, and work through CBJ Law to come up with language for 
regulation change.  After the Operations Committee approves the formula and regulation wording, it 
will be forwarded to the full Board for approval.   

Mr. Etheridge recommended coming up with a top number to give to CBJ Law to work with.  

Mr. Ridgway commented that if it is a formula number it will not be rounded.  It will be a representation 
of what is owed. 

Mr. Etheridge said that is the final number, but if the Committee recommends a top number not to go 
over or not to exceed, they could work with that.  

Mr. Leither recommended leaving the formula out of the motion but say this is our current needs for 
boat disposal.  He does not want to be bound to a specific formula but have the wording more like the 
CPI. We can adjust up to a certain fee or we do not have to and decide based on what needs to happen.   

Ms. Hart recommended for staff to also show a timeline.  If this is approved at the next meeting, what 
does that mean when it would be implemented if it was approved by the Board and Assembly.   

Mr. Creswell said Ms. Wright will work on different languages for the Committee to review and decide 
on.  He said rate changes are best at the beginning of the new fiscal year (July 1st) or January 1st. 

Mr. Uchytil said staff is also working on several other regulation changes and this would be added to 
those changes. 

Ms. Smith asked, including assessing this to transient vessels, do we need to start public notice now? 

Mr. Creswell said no, this would go through our standard process.   

Public Comment - None 

Committee Discussion/Action 
 
NO MOTION 
 

3. PIDP Grant Update – Local Matching Grant Amount  
Mr. Uchytil said the question here is, how much do we want to commit for the local match.  Like last 
year, we are going to pursue a small project, small port, which limits our ask to $11.25M.  Brandon 
Ivanowicz with PND Engineers is working on the Grant application with his team.  Part of our scope of 
work is for PND to come and provide an overview of what efforts have been provided.  Last month, the 
Committee discussed providing a local match of up to 20%.  Last year, the Committee decided on $500K 
which was closer to 5%.  No match is required for this grant but during our debrief in January, one of the 
suggestions was that we would be more competitive with 20% match money.  Harbors will have 
approximately $4M at the end of June in our Harbor fund balance.       

Brandon Ivanowicz (PND Engineers)  
He said PND was contracted by Docks & Harbors to provide concept development and grant writing 
assistance for the Aurora Harbor drive down float. The grant being pursued is the Maritime 
Administration Port Infrastructure Development Program Grant (PIDP).  Our team is working on the 
concept drawings, cost estimates, and technical project descriptions that will go into the grant narrative.  
We have graphic designers that are working on providing an eye-catching application document.  We 
have a sub-consultant, Marine Coast Data, who will prepare the BCA, or cost analysis for the application.   
That will be the overall cost of the project and the long-term benefits the project will create over its 
lifespan.  We met with MARAD to get an idea where the application needs to be approved from last 
years.  Our application was strong, but just not to the level of being selected.  The team is focusing on 
the areas that need to be improved from last year’s application.  The grant is due May 10th.  We will 
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submit a draft on May 2nd for review.  On May 4th Docks & Harbors will provide comments.  May 6th, the 
final draft will be submitted to Docks & Harbors for their submission to Grants.gov by May 10th.    
He went over the location and what the drive down float would look like.  The total construction cost is 
estimated to be $12.6M.   

Mr. Uchytil said the only way we would do this is with a federal grant so this would be buy American and 
hopefully that has been considered in the estimate.  The other thing about this grant, small project, 
small port, is the most the governments will give us is $11.25M.  Anything over that will be on us to pay.  
PND does have great experience building drive down floats, but none have been post pandemic 
numbers. 

Committee Questions –  

Mr. Grant commented that the location for the drive down float could alter the traffic pattern for boats 
coming into Aurora and will that create any problems that will need to be thought about? 

Mr. Ivanowicz said he does not see any issues.  This is located at the best place to still have usable space 
on that inside edge. 

Mr. Grant asked if there would need to be a red marker on the end of the float? 

Mr. Ivanowicz said PND would submit the project to the Coast Guard, and they would provide the 
requirements for markers and lights. 

Mr. Creswell said going around the breakwater in Douglas is much tighter than this opening.  We 
currently have 100 plus feet boats in Douglas. 

Mr. Uchytil said we did have a good turnout at the Infrastructure fair. There was commercial fisherman 
that saw this layout and thought it looked good. 

Ms. Smith asked if this is on Docks & Harbors property? 

Mr. Ridgway said yes. 

Ms. Smith asked if there are concerns for cost overrun with these numbers or does PND believe the 
contingency is a good number? 

Mr. Ivanowicz said it is tough estimating, but we have a good level of confidence with this estimate for 
2024 numbers.  It would not hurt to redo the estimate with 2027 numbers. 

Ms. Hart asked if height restrictions have been considered for house boats to leave the area they are 
located in? 

Mr. Ivanowicz said if the houseboat got into the area where they are, they will be able to get out. 

Mr. Leither asked how often the anodes need to be replaced. 

Mr. Ivanowicz said 15 to 20 years of service life.  That is the same for the galvanized coating. 

Mr. Leither asked if the Auke Bay Facility supports itself? 

Mr. Creswell said the Auke Bay Loading facility does bring in a substantial amount of money but has not 
been compared to cost.  He does not believe it pays for itself but does pay for the operations.   

Mr. Uchytil said none of our facilities pay for themselves.  We have to subsidize everything.   
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Mr. Ridgway questioned if the turn has been looked at to see what size trailers can make the turn. 

Mr. Uchytil said in final design the turn calculations can be looked at but not at this level. 

Mr. Ridgway how wide is the elevated approach dock? 

Mr. Ivanowicz said about 20’ and it is rated for a slightly smaller semi-truck.  If it needs to hold more 
weight, we could modify the existing structure. 

Ms. Smith asked how much more that would cost? 

Mr. Ivanowicz said it would probably increase by about five or ten percent.  

Public Comment - None 

Committee Discussion/Action 

MOTION By MR. ETHERIDGE:  TO COMMIT FROM HARBOR FUND BALANCE - 20% OF PROJECT COST 
TOWARDS THE LOCAL MATCH FOR THE PIPD GRANT APPLICATION AND MOVE TO THE NEXT FULL 
BOARD AND ASK UNANIMOUS CONSENT. 

Mr. Leither objected for the purpose of discussion. 
He asked if the contingency can be added in, or do we need to say exactly what it costs? 
 
Mr. Uchytil said for grant purposes, we need to tell MARAD what we are committed to. 

Mr. Ivanowicz said based on the projects estimate, the federal match would be $10.12M, the 20% local 
match would be $2.53M and if they gave us the $11.25M without the match, we would be responsible 
for $1.4M which is the project cost over the $11.25M. 

Mr. Leither clarified that we are going to pay 20% on the entire proposed budget for the drive down 
float project.  Mr. Leither withdrew his objection. 

Motion passed. 

G. NEW BUSINESS 
4. Angoon Trading Company Lease Assignment 

Mr. Uchytil said on page 14 in the packet is a simple lease with Angoon Trading Company.  Back in the 
October time frame, we were aware of Angoon advertising to sell their warehouse building.  They own 
the building, and we own the lease property. Marine Exchange of Alaska wants to purchase the Angoon 
trading building and they need the approval by CBJ to make the assignment of Angoon Trading to 
Marine Exchange of Alaska. The lease allows them to assign, but it shall be approved by CBJ.     

Committee Questions 

Mr. Grant asked if this is the lot next to the CBJ lot? 

Mr. Uchytil said we own the parcel but not the building.  The next couple parcels are leased to DJG 
(Hugh Grant) and owned by CBJ.  The area south of Angoon Trading needs a lot of fill to be useable.   The 
two lots after that are owned by Mr. Doug Trucano.  

Mr. Ridgway asked what is paid in lease rent. 

Mr. Uchytil said he was unsure. 
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Mr. Grant asked what is Marine Exchange going to use this area for? 

Mr. Coutu, Marine Exchange representative, said this will be for our Marine safety site, light industrial, 
and light welding.   

Mr. Grant commented that the Board has an obligation to ensure the operations are marine or water 
related. 

Mr. Coutu said Marine Exchange of Alaska builds and places marine safety sites all over the state of 
Alaska.  We are in the automated identification system process for vessels.  Our marine safety sites are 
equipped with weather sensing data which is available to ships across Alaska.   

Mr. Ridgway asked Mr. Uchytil if there is any reason this Board should not approve the assignment of 
this lease? 

Mr. Uchytil said only if the Board had a better use.   

Public Comment - None 

Committee Discussion/Action 

MOTION By MR. ETHERIDGE:  TO APPROVE ANGOON TRADING COMPANY LEASE PROPERTY TRANSFER 
TO MARINE EXCHANGE OF ALASKA AND ASK UNANIMOUS CONSENT. 

Mr. Grant objected for a brief comment. 
He wanted the Board to remember that this may be giving up one of our location options for a boatyard.  
 
Mr. Grant withdrew his objection. 
 
Motion passed. 

5. Boat Shelter Sale of AF-019 
Mr. Uchytil said on page 16 in the packet, the Harbors Admin supervisor received a notification from a 
boat shelter owner that he sold his boat shelter.  He did not go through the requirements of Board 
approval.  The boat shelter is already sold, and this has happened before.    

Committee Questions - None 

Public Comment - None 

Committee Discussion/Action 

MOTION By MR. ETHERIDGE:  THAT THE BOARD WAIVE ITS RIGHT OF FIRST REFUSAL TO PURCHASE 
BOAT SHELTER AF-019 AND ASK UNANIMOUS CONSENT. 

Motion passed with no objection. 

6. US Army Corps of Engineers - Feasibility Cost Sharing Agreement for Auke Bay Wave Attenuator 
Mr. Uchytil said on page 19 in the packet is a template for the feasibility cost sharing agreement. Ever 
since the senate passed the budget for water and energy, Senator Murkowski has $500,000 earmarked 
for the Statter Harbor Breakwater feasibility study.  Since then, the Alaska Army Corps District in 
Anchorage has been moving forward with documents back and forth to consummate the agreement.  
This commits us to half of a $3M study as a local sponsor.  This needs to be approved by the Board.  He 
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also said it could be more than $3M so we could end up paying more.  These are big projects and big 
decisions that will impact our fund balance.  

Committee Questions –  

Mr. Etheridge asked if we could use our Docks funds because of all the whale watching boats that 
moored at Statter Harbor? 

Mr. Uchytil said we currently have $1.6M in the Statter Harbor improvements phase III.  We could 
legitimately pull from that for the Breakwater and continue to ask for Marine Passenger fees for the 
curb/gutter/paving project for the Statter Harbor uplands. However, Docks fund balance is going to be 
close to $3M. Instead of asking for marine passenger fees to support the breakwater, that would need 
to go through the Tourism Manager and the Assembly, we could just pay for the breakwater with our 
Docks fund balance.   

Mr. Ridgway asked if there has ever been a small cruise ship tied to the Breakwater? 

Mr. Creswell said no.    

Mr. Ridgway asked how critical it is to move this to the full Board next week? 

Mr. Uchytil said he would like to get this moving as quickly as possible to let the Corps of Engineers 
know we want to do this.  This agreement really says we are committed to working with the Army Corps 
and we know we have costs.   

Mr. Ridgway asked what is this agreement buying us? 

Mr. Uchytil said with our local share, we will get a full design from the Army Corps.  It goes from 
feasibility study to construction, and we will have to come up with a 20% local match.   With the 
feasibility study, they say three years, and $3M cost. Half of the cost is shared with the local sponsor.  
This buys us that process.  We have applied for congressionally directed spending that Senator 
Murkowski earmarked and our lobbyist in DC has already asked for the rest of the $2M.   The study has 
to say that it makes sense to replace the breakwater to protect a private marina, Statter Harbor, and all 
the revenue generated from whale watching.   

Ms. Smith commented that we are committed to a local match of $2M, if this goes through, we are 
committed to another 20% match for the construction which will be substantially more than $2M.  She 
wanted to know where that money would come from? 

Mr. Uchytil said the way he would structure it is the ADOT Harbors facility grant does allow for grant 
match for floating breakwaters.  They have been working to increase the cap of $5M to a cap of $7.5M 
and if we could get the $7.5M we would be at $15M.  We would still need to come up with $7.5M for 
local match.  But that would be $15M of the $20M project. 

Mr. Etheridge said getting this raised to $7.5M is looking good.  Getting it funded is something different. 

Mr. Uchytil suggested not ask for marine passenger fees for the feasibility study, but if we need to for 
the floating breakwater construction, to ask at that time.  

Public Comment - None 

Committee Discussion/Action 

MOTION By MR. ETHERIDGE:  TO RECOMMEND THAT THE BOARD ACCEPT THE US ARMY CORPS OF 
ENGINEERS AGREEMENT FOR A FEASIBILITY COST SHARING AGREEMENT FOR THE AUKE BAY WAVE 
ATTENUATOR AND ASK UNANIMOUS CONSENT. 

Motion passed with no objection.  

H. ITEMS FOR INFORMATION/DISCUSSION 
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7. Goldbelt Seadrome Property Swap  
Mr. Uchytil said on page 38 is a letter from Goldbelt saying they want to start the discussion again on 
the proposed property swap.  On page 45, there are alternative property relocations.   It will be best for 
Steve Sahlender to come and talk and explain what he wants.     

Committee Discussion 

Mr. Leither asked if the Title 85 changes, will this be something we can do? 

Mr. Uchytil said Title 85 changes are in front of the Assembly on the 28th.   

Public Comment - None 

8. Title 85 Changes 
Mr. Uchytil said this is on page 51 in the packet.  On the 28th, this will go in front of the Assembly.  He 
said it is an excellent point to ask, “what does the Assembly want the Board to do”. It has been stated 
before that they are not able to put everything in ordinance as far as expectations.  The management of 
this property is one of the questions.  By taking out the limitations of authority, what is the Assembly 
signaling to this body.  Are they saying they do not want the Board’s input?  This was brought up as an 
information item just to keep on our radar. 

Committee Discussion 

Mr. Etheridge commented that he thought the downtown waterfront property was already taken away 
from us. 

Mr. Uchytil said his recollection was only for the Norwegian Cruise Line dock.  The Title 85 changes cause 
confusion on what this body should be doing.   

Mr. Etheridge said his understanding from the Mayor was they were taking over all the downtown 
waterfront property. 

Mr. Grant said considering the Title 85 changes, maybe we should tell Goldbelt to go talk to the 
Assembly.  

Ms. Hart commented that the Board is good to work with the Tourism Manager and work for the greater 
good of the community, but the Title 85 changes hinders the Docks & Harbors Board and the Port 
Director.  It does not give any guidance to the new Tourism Manager.   Now the changes throw Goldbelt 
into chaos because who do they go to now.   The Assembly does not even know what these changes will 
cause.   

Mr. Grant commented that these changes are taking away our ability to answer the question that we 
are being asked by Goldbelt.  Why would Goldbelt come to us when Docks & Harbors Board no longer 
can comment on these projects.  Does the Assembly want us to do anything on this topic? 

Ms. Smith commented that this is either our responsibility or it isn’t. If this is not ours to deal with, then 
they should get it all and not just the good stuff.    

Mr. Uchytil said he has tried to work with the Tourism Manager very closely.  He sends tourism related 
requests to her, and she decides what she will work on what he will work on.    

Mr. Ridgway commented that this is a very frustrated Board and the language in the changes does not 
make anything clear on our roles.   
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Public Comment - None 

9. Proposed Camping Resolution   
Mr. Uchytil said on page 58 is the most recent version that the Committee of the Whole adopted on 
Monday.  No decision is being made in the short term.  They have punted to the City Manager Robert 
Barr to come up with a new proposed location.  

Committee Discussion 

Mr. Ridgway asked if they were still talking about moving it to the little rock dump? 

Mr. Etheridge said he heard that was not going to happen. 

Ms. Smith said she is not in favor of letting the Assembly use any of our property for a homeless camp.  

Mr. Uchytil said the dispersed camp idea will probably mean we have a lot of dispersed camping along 
the seawalk.  He can see Docks & Harbors dealing with it in one way or another. 

Public Comment - None 

I. STAFF REPORTS -    

 Mr. Creswell reported –  

• At all locations, Staff is deep into summer preparations.  Everything is looking great. 
• Doug Liermann is retiring on April 30th.  There will be a gathering at the Buoy Deck at 4:45 to wish him 

well.  

MEMBER REPORTS - 

Mr. Etheridge reported –  

• He attended the Assembly Finance Meeting with Mr. Creswell on Saturday where he presented the 
budget.  The Assembly was very pleased with our budget.   

Mr. Leither said he will not be attending the Board meeting next week. 

Mr. Ridgway said he will resign from the Board after the next Board meeting. He wants to take a year off. 

J. COMMITTEE ADMINISTRATIVE MATTERS 

Next Operations/Planning Committee Meeting - Wednesday, May 22nd, 2024 

K. ADJOURNMENT - The meeting adjourned at 7:40pm. 
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Recorder return to: City and Borough of Juneau 
   Attn: Carl Uchytil 
   155 Heritage Way  
   Juneau, AK  99801 
 
 

TRUCANO LEASE AGREEMENT FOR ATS 750 
 

PART 1. PARTIES. This lease is between the City and Borough of Juneau, Alaska, a municipal 
corporation in the State of Alaska, hereafter “City,” and Jeff Trucano dba Trucano Family, LLC. a 
corporation organized under the laws of the State of Alaska, hereafter, “Lessee.” 
 
 
PART II. LEASE ADMINISTRATION. All communications about this lease shall be directed as 
follows, and any reliance on a communication with a person other than that listed below is at the party’s 
own risk.  
 
City:      Lessees: 
Attn: Carl Uchytil    Attn:  Jeff Trucano 
 Port Director     Trucano Family LLC.  
 City and Borough of Juneau   Lessee 
  

155 Heritage Way    P.O. Box 21223 
Juneau, AK  99801    Juneau, AK 99802 
Phone: (907) 586-0282    Phone: (907) 586-2444; (907) 321-3988 
Fax:      Fax:  
Email:       Email:  

 
 
 
 
PART III. LEASE DESCRIPTION. This lease agreement is identified as: Trucano Lease Agreement 
for ATS 842 Tracts A&B. The following appendices are attached hereto and are considered to be part of 
this lease agreement as well as anything incorporated by reference or attached to those appendices.  
 
 Appendix A: Property Description & Additional Lease Provisions 
 Appendix B:  Lease Provisions Required by CBJ Chapter 53.20 
 Appendix C: Standard Provisions 
 
If in conflict, the order of precedence shall be: this document, Appendix A, B, and then C. 
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PART IV. LEASE EXECUTION.   City and Lessee agree and sign below. This contract is not effective 
until signed by the City.  
 
City:       Lessee Trucano Family LLC.:   
 
Date:  __________________________   Date:  __________________________ 
 
By: __________________________   By: __________________________ 
 Carl Uchytil, Port Director    Jeff Trucano 
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CITY ACKNOWLEDGEMENT 
 
STATE OF ALASKA   ) 
     ) ss: 
FIRST JUDICAL DISTRICT  )  
 
 This is to certify that on the ____ day of ___________________, 2024, before the undersigned, a 
Notary Public in and for the State of Alaska, duly commissioned and sworn, personally appeared Carl 
Uchytil to me known to be the Port Director of the City and Borough of Juneau, Alaska, a municipal 
corporation which executed the above foregoing instrument, who on oath stated that he was duly 
authorized to executive said instrument on behalf of said corporation; who acknowledged to that that he 
signed the same freely and voluntarily on behalf of said corporation for the uses and purposes therein 
mentioned.  
 
WITNESS my hand and official seal the day and year in the certificate first above written.  
 
      ___________________________________ 
      Notary Public in and for the State of Alaska 
      My Commission Expires: ______________ 
 
 
 
LESSEE ACKNOWLEDGEMENT 
 
STATE OF ALASKA   ) 
     ) ss: 
FIRST JUDICAL DISTRICT  )  
 
This is to certify that on the ____ day of ___________________, 2024, before the undersigned, a Notary 
Public in and for the State of Alaska, duly commissioned and sworn, personally appeared Jeff Trucano to 
me known to be the identical individual described in and who executed the foregoing instrument for and 
on behalf of Trucano Family LLC., as Lessee, which executed the above and foregoing instrument; who 
on oath stated that they were duly authorized to execute said instrument; who acknowledged to me that 
they signed the same freely and voluntarily for the uses and purposes therein mentioned.   
 
WITNESS my hand and official seal the day and year in the certificate first above written.  
 
      ___________________________________ 
      Notary Public in and for the State of Alaska 
      My Commission Expires: ______________ 
 
Risk Management Review: ____________________________________, Risk Manager 
 
Approved as to Form:  ____________________________________, Law Department 
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APPENDIX A: 
 

PROPERTY DESCRIPTION & ADDITIONAL LEASE PROVISIONS 
 

1.  DESCRITION OF PROPERTY 
 
The property subject to this lease is generally referred to as “the Leased Premises” or “the Property.” The 
Leased Premises are described as follows: 
 

ADL36091/ATS750 - 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’, approximately 18,469 SF or 0.424 AC more or less. Juneau recording district plat map 
2001-11.   

 
The Leased Premises are depicted on Exhibit A to CBJ Ordinance No. 2024-XX, a copy of which is 
attached to and made a part of this lease by this reference.     
 
2. AUTHORITY 
 
This lease is entered into pursuant to the authority of City Code: CBJ 85.02.060(a)(5) and CBJ Chapter 
53.20; and CBJ Ordinance No. 2024-XX enacted by the Assembly on XXX, 2024 and effective on XXX, 
2024 .   
 
3. TERM AND RENEWAL OPTION 
 
The effective date of this lease shall be the date this lease is signed by the City. The term of the lease is 35 
years, commencing on the effective date of the lease, unless sooner terminated. The City grants Lessee an 
option to renew this lease for one, successive period of 35 years. Lessee shall exercise this option, if at all, 
by written notice given to the City during the first six months of the last year of the underlying lease term.  
 
4.  LEASE PAYMENTS AND ADJUSTMENTS 
 
 (a) Lessee shall pay City an annual lease payment for the Lease Premises. Except as provided in 
this section, the annual lease payments shall be made by Lessee to City at the start of each year of the 
term, with the first payment due on June  _____, 2024.  
 
 (b) The annual lease payment for the first five-year period of the lease term shall be Eleven 
Thousand Two Hundred-Sixty-Seven Dollars ($11,267.00) per year, plus sales tax.  
 
 (c) Beginning with the first year after the initial five-year period of the term, the Port Director 
will re-evaluate and adjust the annual lease payment for the Leased Premises for the next five-year period 
of this lease, and then every five years thereafter, pursuant to Appendix B, Section 3(2) of this lease, CBJ 
53.20.190(2), CBJ 85.02.060(a)(5), and the Docks and Harbors lease administration regulations, 05 
CBJAC Chapter 50. The new annual lease payment amount shall be paid retroactively to the beginning of 
that lease payment adjustment period.  
 
 (d) Lessee shall pay all appraisal costs associated with re-evaluating and adjusting the annual 
lease payment.  
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5.  AUTHORIZED USE OF PREMISES 
 
Lessee is authorized to use the Lease Premises for Waterfront Commercial operations. Lessee shall be 
responsible for obtaining all necessary permits and approvals for Lessee’s development of the Leased 
Premises. Lessee is required to obtain approval of its construction plans from the City Docks and Harbors 
Board prior to the start of any construction.  
 
6.  INSURANCE 
 
Commercial General Liability Insurance 
Lessee shall maintain at all times during this lease commercial general liability insurance, including 
marina operator’s liability insurance, in the amounts of $1,000,000 per occurrence and $2,000,000 general 
aggregate. The insurance policy shall name City as an “Additional Insured” and shall contain a clause that 
the insurer will not cancel or change the insurance without first giving City 31 days’ prior written notice. 
Lessee will provide evidence of this insurance to the City in a form acceptable to the City Office of Risk 
Management.  
 
Property Insurance 
Lessee acknowledges that City carries no fire or other casualty insurance on the Lease Premises or 
improvements located thereon belonging to Lessee, and that it is the Lessee’s obligation to obtain 
adequate insurance for protection of Lessee’s buildings, fixtures, or other improvements, or personal 
property located on the Leased Premises, and adequate insurance to cover debris removal. 
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APPENDIX B: LEASE PROVISIONS REQUIRED BY  
CBJ CHAPTER 53.20 and CBJ CHAPTER 50 

 
1.  RESPONSIBILITY TO PROPERLY LOCATE ON LEASED PREMISES.  
As required by CBJ 53.20.160, it shall be the responsibility of Lessee to properly locate Lessee’s 
improvements on the Lease Premises and failure to so locate shall render Lessee’s liable as provided by 
law.  
 
2.  APPROVAL OF OTHER AUTHORITIES. 
As required by CBJ 53.20.180, the issuance by City of leases, including this lease, under the provisions of 
CBJ Title 53 does not relieve Lessees of responsibility for obtaining licenses, permits, or approvals as 
may be required by City or by duly authorized state or federal agencies.  
 
3. TERMS AND CONDITIONS OF LEASES REQUIRED BY CBJ 53.20.190.  
As required by CBJ 53.20.190, the following terms and conditions govern all leases and are incorporated 
into this lease unless modified by the Assembly by ordinance or resolution for this specific lease. 
Modifications of the provisions of Appendix B applicable to this specific lease, if any, must specifically 
modify such provisions and be supported by the relevant ordinance or resolution to be effective.  
 
 (1)  Lease Utilization.  The Leased Premises shall be utilized only for purposes within 
the scope of the application and the terms of the lease, and in conformity with the provisions of City code, 
and applicable state and federal laws and regulations. Utilization or development of the Leased Premises 
for other than the allowed uses shall constitute a violation of the lease and subject the lease to cancellation 
at any time.  
 
 (2)  Adjustment of Rental.  Lessee agrees to a review and adjustment of the annual 
rental payment by the Port Director not less often than every fifth year of the lease term beginning with 
the rental due after completion of each review period. Any changes or adjustments shall be based 
primarily upon the values of comparable land in the same or similar areas; such evaluations shall also 
include all improvements, placed upon or made to the land, to which the City has right or title, excluding 
landfill placed upon the land by Lessee, except that the value of any improvements credited against 
rentals shall be included in the value.  
 
  (a) Adjustment Dispute Resolution.    Should the Lessee disagree with the 
lease rent adjustment proposed by the Port Director, the Lessee shall pay for an appraisal and have the 
appraisal undertaken in accordance with the requirements set out in 05 CBJAC 50.050. In the event the 
Docks and Harbors Board disagrees with an appraisal, and the Board can not reach an agreement with the 
lessee on the lease rent adjustment, the Board shall pay for an additional appraisal and have the appraisal 
undertaken in accordance with the requirements set out in 05 CBJAC 50.050. The Board shall establish 
the lease rent adjustment based on this additional appraisal. In the event the Lessee disagrees with the 
lease rent adjustment, the lessee may appeal to the Assembly. The decision of the Assembly shall be final.  
 
 (3)  Subleasing. Lessee may sublease Leased Premises, or any part thereof leased to 
Lessee hereunder; provided, that the proposed sub-lessee shall first apply to City for a permit therefore; 
and further provided, that the improvements on the Leased Premises are the substantial reason for the 
sublease. Leases not having improvements thereon shall not be sublet. Subleases shall be in writing and 
be subject to the terms and conditions of the original lease; all terms, conditions, and covenants of the 
underlying lease that may be made to apply to the sublease are hereby incorporated into the sublease. The 
Parties agree that any subleases in effect at the date of signing of this agreement may continue. The 
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Lessee must provide a copy of any subleases in effect to the Lessor prior to the execution of this 
agreement.  
 
 
 (4)  Assignment.  Lessee may assign its rights and obligations under this lease; provided, 
that the proposed assignment shall be approved by City prior to any assignment. The assignee shall be 
subject to all of the provisions of the lease. All terms, conditions, and covenants of the underlying lease 
that may be made applicable to the assignment are hereby incorporated into the assignment.  
 
 (5)  Modification.  The lease may be modified only by an agreement in writing signed by all 
parties in interest or their successor in interest.  
 
 (6)  Cancellation and Forfeiture.   
   
  (a) The lease, if in good standing, may be cancelled in whole or in part, at any time, 
upon mutual written agreement by Lessee and City.  
 
  (b) City may cancel the lease if it is used for any unlawful purpose.  
 
  (c) If Lessee shall default in the performance or observance of any of the lease 
terms, covenants or stipulations thereto, or of the regulations now or hereafter in force, or service of 
written notice by City without remedy by Lessee of the conditions warranting default, City may subject 
Lessee to appropriate legal action including, but not limited to, forfeiture of the lease. No improvements 
may be removed by Lessee or other person during any time Lessee is in default.  
 
  (d) Failure to make substantial use of the land, consistent with the proposed use, 
within one year shall in the discretion of City with approval of the Assembly constitute grounds for 
default.  
 
 (7)  Notice or Demand.  Any notice or demand, which under terms of a lease or under 
any statute must be given or made by the parties thereto, shall be in writing, and be given or made by 
registered or certified mail, addressed to the other party at the address of record. However, either party 
may designate in writing such new or other address to which the notice or demand shall thereafter be so 
given, made or mailed. A notice given hereunder shall be deemed delivered when deposited in a United 
States general or branch post office enclosed in a registered or certified mail prepaid wrapper or envelope 
addressed as hereinbefore provided.  
 
 (8) Rights of Mortgage or Lienholder.  In the event of cancellation or forfeiture of a 
lease for cause, the holder of a properly recorded mortgage, conditional assignment or collateral 
assignment will have the option to acquire the lease for the unexpired term thereof, subject to the same 
terms and conditions as in the original lease.  
 
 (9) Entry and Reentry. In the event that the lease should be terminated as hereinbefore 
provided, or by summary proceedings or otherwise, or in the event that the demised lands, or any part 
thereof, should be abandoned by Lessee during the term, City or its agents, servants, or representative, 
may, immediately or any time thereafter, reenter and resume possession of lands or such thereof, and 
remove all personals and property there from either by summary proceedings or by a suitable action or 
proceeding at law without being liable for any damages therefor. No reentry by City shall be deemed an 
acceptance of a surrender of the lease.  
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 (10) Lease.  In the event that the lease should be terminated as herein provided, or by 
summary proceedings, or otherwise, City may offer the land for lease or other appropriate disposal 
pursuant to the provisions of City code.  
 
 (11)  Forfeiture of Rental.  In the event that the lease should be terminated because of any 
breach by Lessee, as herein provided, the annual rental payment last made by Lessee shall be forfeited 
and retained by the City as partial or total damages for the breach.  
 
 (12) Written Waiver.  The receipt of rent by City with knowledge of any breach of the 
lease by Lessee or of any default on the part of Lessee in observance or performance of any of the 
conditions or covenants of the lease, shall not be deemed a waiver of any provision of the Lease. No 
failure on the part of the City to enforce any covenant or provision therein contained, nor any waiver of 
any right thereunder by City unless in writing, shall discharge or invalidate such covenants or provisions 
or affect the right of City to enforce the same in the event of any subsequent breach or default. The 
receipt, by City, of any rent or any other sum of money after the termination, in any manner, of the term 
demised, or after the giving by City of any notice thereunder to effect such termination, shall not reinstate, 
continue, or extend the resultant term therein demised, or destroy, or in any manner impair the efficacy of 
any such notice or termination as may have been given thereunder by City to Lessee prior to the receipt of 
any such sum of money or other consideration, unless so agreed to in writing and signed by City.  
 
 (13)  Expiration of Lease.   Unless the lease is renewed or sooner terminated as provided 
herein, Lessee shall peaceably and quietly leave, surrender, and yield up to the City all of the leased land 
on the last day of the term of the lease.  
 
 (14) Renewal Preference.  Any renewal preference granted Lessee is a privilege and is 
neither a right nor bargained for consideration. The lease renewal procedure and renewal preference shall 
be that provided by ordinance in effect on the date the application for renewal is received by the 
designated official.  
 
 (15)  Removal or Reversion of Improvement upon Termination of Lease. Improvements 
owned by Lessee shall within sixty calendar days after the termination of the lease be removed by Lessee; 
provided, such removal will not cause injury or damage to the lands or improvements demised; and 
further provided, that City may extend the time for removing such improvements in cases where hardship 
is proven. Improvements owned by Lessee may, with the consent of the City, be sold to the succeeding 
Lessee. All periods of time granted Lessee to remove improvements are subject to Lessee’s paying the 
City pro rata lease rentals for the period.  
 
  (a) If any improvements and/or chattels not owned by City and having an appraised 
value in excess of five thousand dollars as determined by the assessor are not removed within the time 
allowed such improvements and/or chattels on the lands, after deducting for City rents due and owning 
and expenses incurred in making such sale. Such rights to proceeds of the sale shall expire one year from 
the date of such sale. If no bids acceptable to the Port Director are received, title to such improvements 
and/or chattels shall vest in City.  
 
  (b) If any improvements and/or chattels having an appraised value of five thousand 
dollars or less, as determined by the assessor, are not removed within the time allowed such 
improvements and/or chattels shall revert to, and absolute title shall vest in, City.  
 
(16) Rental for Improvements or Chattels not Removed.  Any improvements and/or chattels 
belonging to Lessee or placed on the lease during Lessee’s tenure with or without his permission and 
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remaining upon the premises after the termination date of the lease shall entitle City to charge Lessee a 
reasonable rent therefor.  
 
(17)  Compliance with Regulations Code.  Lessee shall comply with all regulations, rules, and the 
code of the city and borough of Juneau, and with all state and federal regulations, rules and laws as the 
code or any such rules, regulations or laws may affect the activity upon or associated with the leased land.  
 
(18)  Condition of Premises.  Lessee shall keep the premises of the lease in neat, clean, 
sanitary and safe condition and shall take all reasonable precautions to prevent and take all necessary 
action to suppress destruction or uncontrolled grass, brush or other fire on the leased lands. Lessee shall 
not undertake any activity that causes or increases the sloughing off or loss of surface materials of the 
leased land.  
 
(19) Inspection.  Lessee shall allow an authorized representative of the City to enter the lease land 
for inspection at any reasonable time.  
 
(20) Use of Material.  Lessee of the surface rights shall not sell or remove for use elsewhere 
any timber, stone, gravel, peat moss, topsoil, or any other materials valuable for building or commercial 
purposes; provided, however, that material required for the development of the leasehold may be used, if 
its use is first approved by the City.  
 
(21) Rights-of-Way.  City expressly reverses the right to grant easements or rights-of-way 
across leased land if it is determined in the best interest of the City to do so. If the City grants an easement 
or right-of-way across the leased land, Lessee shall be entitled to damages for all Lessee-owned 
improvements or crops destroyed or damaged. Damages shall be limited to improvements and crops only, 
and loss shall be determined by fair market value. Annual rentals may be adjusted to compensate Lessee 
for loss of use.  
 
(22)  Warranty.  The city does not warrant by its classification or leasing of land that the land is 
ideally suited for the use authorized under the classification or lease and no guaranty is given or implied 
that it shall be profitable to employ land to said use.  
 
(23) Lease Rental Credit.  When authorized in writing by City prior to the commencement of any 
work, Lessee may be granted credit against current or future rent; provided the work accomplished on or 
off the leased area results in increased valuation of the leased or other city and borough-owned lands. The 
authorization may stipulate type of work, standards of construction and the maximum allowable credit for 
the specific project. Title to improvements or chattels credited against rent under this section shall vest 
immediately and be in City and shall not be removed by Lessee upon termination of the lease.  
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APPENDIX C: STANDARD PROVISIONS 
 

(1)  Holding Over.  If Lessee holds over beyond the expiration of the term of this lease and the term 
has not been extended or renewed in writing, such holding over will be a tenancy from month-to-month 
only.  
 
(2) Interest on Late Payments.  Should any installment of rent or other charges provided for 
under the terms of this lease not be paid when due, the same shall bear interest at the rate established by 
ordinance for late payments or at the rate of 10.5 percent per annum if no rate has been set by ordinance.  
 
(3) Taxes, Assessments, and Liens.  During the term of this lease, Lessee shall pay, in 
addition to the rents, all taxes, assessments, rates, charges, and utility bills for the Leased Premises and 
Lessee shall promptly pay or otherwise cause to be discharged, any claim resulting or likely to result in a 
lien, against the Leased Premises or the improvements placed thereon. 
 
(4)  Easements. Lessee shall place no building or structure over any portion of the Leased 
Premises where the same has been set aside or reserved for easements.  
 
(5) Encumbrance of Parcel.  Lessee shall not encumber or cloud City’s title to the Leased 
Premises or enter into any lease, easement, or other obligation of City’s title without the prior written 
consent of the City; and any such act or omission, without the prior written consent of City, shall be void 
against City and may be considered a breach of this lease.  
 
(6) Valid Existing Rights.  This lease is entered into and made subject to all existing rights, 
including easements, rights-of-way, reservations, or other interests in land in existence, on the date of 
execution of this lease.  
 
(7) State Discrimination Laws. Lessee agrees, in using and operating the Leased Premises, to 
comply with applicable sections of Alaska law prohibiting discrimination, particularly Title 18 of the 
Alaska Statutes, Chapter 80, Article 4 (Discriminatory Practices Prohibited). In the event of Lessee’s 
failure to comply any of the above non-discrimination covenants, City shall have the right to terminate the 
lease.  
 
(8) Unsafe Use. Lessee shall not do anything in or upon the Leased Premises, nor bring or keep 
anything therein, which will unreasonably increase or tend to increase the risk of fire or cause a safety 
hazard to persons or obstruct or interfere with the rights of any other tenant(s) or in any way injure or 
annoy them or which violates or causes violation of any applicable health, fire, environmental or other 
regulation by any level of government.  
 
(9)  Hold Harmless. Lessee agrees to defend, indemnify, and save City, its employees, 
volunteers, consultants, and insurers, with respect to any action, claim, or lawsuit arising out of the use 
and occupancy of the Leased Premises by Lessee. This agreement to defend, indemnify, and hold 
harmless is without limitation as to the amount of fees, and without limitation as to any damages resulting 
from settlement, judgment, or verdict, and includes the award of any attorneys’ fees even if in excess of 
Alaska Civil Rule 82. The obligations of Lessee arise immediately upon notice to the City of any action, 
claim, or lawsuit. City Hall notifies Lessee in a timely manner if the need for indemnification, but such 
notice is not a condition precedent to Lessee’s obligations and may be waived where Lessee has actual 
notice. This agreement applies and is in full force and effect whenever and wherever any action, claim, or 
lawsuit is initiated, filed, or otherwise brought against the City.  
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(10) Successors. This lease shall be binding on the successors, administrators, executors, heirs, 
and assigns of Lessee and City.  
 
(11)  Choice of Law; Venue.  This lease shall be governed by the law of the State of Alaska. 
Venue shall be in the State of Alaska, First Judicial District at Juneau. 
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APPRAISAL REPORT MARKET RENT OF 
TRUCANO BARGE LANDING, 1.43 AC, 

ADL 36091, AND ADL 51488 
3560 NORTH DOUGLAS HIGHWAY, LOCATED IN 

GASTINEAU CHANNEL, JUNEAU, ALASKA 

PREPARED FOR:  City and Borough of Juneau Docks and Harbors 
    155 S. Seward Street 
    Juneau, Alaska 99801 

PREPARED BY:  Slater Ferguson 
    Horan & Company, LLC 
    403 Lincoln Street, Suite 210 
    Sitka, Alaska 99835 

EFFECTIVE DATES: April 16, 2024 

REPORT DATE:  May 1, 2024 

OUR FILE NO.:  24-019  

(111720(145))
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HORAN & COMPANY 
REAL ESTATE APPRAISERS/CONSULTANTS 

CHARLES E. HORAN, MAI, JOSHUA C. HORAN, AND SLATER FERGUSON 
403  L INCOLN STREET ,  SUITE 210,  S ITKA ,  ALASKA 99835 

PHONE NUMBER: (907)747-6666    FAX NUMBER (907)747-7417    commercial@horanappraisals.com 

24-019 | Trucano Tidelands  2 | P a g e  

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. 
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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.  

34

Section F, Item 2.



 

24-019 | Trucano Tidelands  12 | P a g e  

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 
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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) 

43

Section F, Item 2.



 

24-019 | Trucano Tidelands  21 | P a g e  

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. 
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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 
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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 
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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 
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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 
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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
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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:
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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

92

Section F, Item 2.



HORAN & COMPANY, LLC LAND COMPARABLE NUMBER 3

Record Number: 9960
Land Print AC
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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)
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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  
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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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Trucano Lease Agreement: ADL 51488  Page 1 of 11 

 
 
 
 
 
 
Recorder return to: City and Borough of Juneau 
   Attn: Carl Uchytil 
   155 Heritage Way  
   Juneau, AK  99801 
 
 

TRUCANO LEASE AGREEMENT FOR ATS 842 TRACTS A&B 
 

PART 1. PARTIES. This lease is between the City and Borough of Juneau, Alaska, a municipal 
corporation in the State of Alaska, hereafter “City,” and Jeff Trucano dba Trucano Family, LLC. a 
corporation organized under the laws of the State of Alaska, hereafter, “Lessee.” 
 
 
PART II. LEASE ADMINISTRATION. All communications about this lease shall be directed as 
follows, and any reliance on a communication with a person other than that listed below is at the party’s 
own risk.  
 
City:      Lessees: 
Attn: Carl Uchytil    Attn:  Jeff Trucano 
 Port Director     Trucano Family LLC.  
 City and Borough of Juneau   Lessee 
  

155 Heritage Way    P.O. Box 21223 
Juneau, AK  99801    Juneau, AK 99802 
Phone: (907) 586-0282    Phone: (907) 586-2444; (907) 321-3988 
Fax:      Fax:  
Email:       Email:  

 
 
 
 
PART III. LEASE DESCRIPTION. This lease agreement is identified as: Trucano Lease Agreement 
for ATS 842 Tracts A&B. The following appendices are attached hereto and are considered to be part of 
this lease agreement as well as anything incorporated by reference or attached to those appendices.  
 
 Appendix A: Property Description & Additional Lease Provisions 
 Appendix B:  Lease Provisions Required by CBJ Chapter 53.20 
 Appendix C: Standard Provisions 
 
If in conflict, the order of precedence shall be: this document, Appendix A, B, and then C. 
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Trucano Lease Agreement: ADL 51488  Page 2 of 11 

 
PART IV. LEASE EXECUTION.   City and Lessee agree and sign below. This contract is not effective 
until signed by the City.  
 
City:       Lessee Trucano Family LLC.:   
 
Date:  __________________________   Date:  __________________________ 
 
By: __________________________   By: __________________________ 
 Carl Uchytil, Port Director    Jeff Trucano 
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Trucano Lease Agreement: ADL 51488  Page 3 of 11 

CITY ACKNOWLEDGEMENT 
 
STATE OF ALASKA   ) 
     ) ss: 
FIRST JUDICAL DISTRICT  )  
 
 This is to certify that on the ____ day of ___________________, 2024, before the undersigned, a 
Notary Public in and for the State of Alaska, duly commissioned and sworn, personally appeared Carl. 
Uchytil to me known to be the Port Director of the City and Borough of Juneau, Alaska, a municipal 
corporation which executed the above foregoing instrument, who on oath stated that he was duly 
authorized to executive said instrument on behalf of said corporation; who acknowledged to that that he 
signed the same freely and voluntarily on behalf of said corporation for the uses and purposes therein 
mentioned.  
 
WITNESS my hand and official seal the day and year in the certificate first above written.  
 
      ___________________________________ 
      Notary Public in and for the State of Alaska 
      My Commission Expires: ______________ 
 
 
 
LESSEE ACKNOWLEDGEMENT 
 
STATE OF ALASKA   ) 
     ) ss: 
FIRST JUDICAL DISTRICT  )  
 
This is to certify that on the ____ day of ___________________, 2024, before the undersigned, a Notary 
Public in and for the State of Alaska, duly commissioned and sworn, personally appeared Jeff Trucano to 
me known to be the identical individuals described in and who executed the foregoing instrument for and 
on behalf of Trucano Family LLC., as Lessee, which executed the above and foregoing instrument; who 
on oath stated that they were duly authorized to execute said instrument; who acknowledged to me that 
they signed the same freely and voluntarily for the uses and purposes therein mentioned.   
 
WITNESS my hand and official seal the day and year in the certificate first above written.  
 
      ___________________________________ 
      Notary Public in and for the State of Alaska 
      My Commission Expires: ______________ 
 
Risk Management Review: ____________________________________, Risk Manager 
 
Approved as to Form:  ____________________________________, Law Department 
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Trucano Lease Agreement: ADL 51488  Page 4 of 11 

APPENDIX A: 
 

PROPERTY DESCRIPTION & ADDITIONAL LEASE PROVISIONS 
 

1.  DESCRITION OF PROPERTY 
 
The property subject to this lease is generally referred to as “the Leased Premises” or “the Property.” The 
Leased Premises are described as follows: 
 

ADL51488 - ATS 842 Tracts A & B. 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, 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’.  The lease area totals 43,865 SF or approximately one acre. Juneau Recording District, First 
Judicial District, Alaska plat map 2001-10 

 
The Leased Premises are depicted on Exhibit A to CBJ Ordinance No. 2024-__, a copy of which is 
attached to and made a part of this lease by this reference.     
 
2. AUTHORITY 
 
This lease is entered into pursuant to the authority of City Code: CBJ 85.02.060(a)(5) and CBJ Chapter 
53.20; and CBJ Ordinance No. 2024-__ enacted by the Assembly on (Date) and effective on June, 2024.   
 
3. TERM AND RENEWAL OPTION 
 
The effective date of this lease shall be the date this lease is signed by the City. The term of the lease is 35 
years, commencing on the effective date of the lease, unless sooner terminated. City grants Lessee an 
option to renew this lease for one, successive period of 35 years. Lessee shall exercise this option, if at all, 
by written notice given to City during the first six months of the last year of the underlying lease term.  
 
4.  LEASE PAYMENTS AND ADJUSTMENTS 
 
 (a) Lessee shall pay City an annual lease payment for the Lease Premises. Except as provided in 
this section, the annual lease payments shall be made by Lessee to City at the start of each year of the 
term, with the first payment due on June 2, 2024.  
 
 (b) The annual lease payment for the first five-year period of the lease term shall be Twenty 
Thousand Nine Hundred Nine Dollars ($20,909.00) per year, plus sales tax.  
 
 (c) Beginning with the first year after the initial five-year period of the term, the Port Director 
will re-evaluate and adjust the annual lease payment for the Leased Premises for the next five-year period 
of this lease, and then every five years thereafter, pursuant to Appendix B, Section 3(2) of this lease, CBJ 
53.20.190(2), CBJ 85.02.060(a)(5), and the Docks and Harbors lease administration regulations, 05 
CBJAC Chapter 50. The new annual lease payment amount shall be paid retroactively to the beginning of 
that lease payment adjustment period.  
 
 (d) Lessee shall pay all appraisal costs associated with re-evaluating and making adjustments to 
the annual lease payment.  
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Trucano Lease Agreement: ADL 51488  Page 5 of 11 

 
 
5.  AUTHORIZED USE OF PREMISES 
 
Lessee is authorized to use the Lease Premises for Waterfront Commercial operations. Lessee shall be 
responsible for obtaining all necessary permits and approvals for Lessee’s development of the Leased 
Premises. Lessee is required to obtain approval of its construction plans from the City Docks and Harbors 
Board prior to the start of any construction.  
 
6.  INSURANCE 
 
Commercial General Liability Insurance 
Lessee shall maintain at all times during this lease commercial general liability insurance, including 
marina operator’s liability insurance, in the amounts of $1,000,000 per occurrence and $2,000,000 general 
aggregate. The insurance policy shall name City as an “Additional Insured” and shall contain a clause that 
the insurer will not cancel or change the insurance without first giving City 31 days’ prior written notice. 
Lessee will provide evidence of this insurance to the City in a form acceptable to the City Office of Risk 
Management.  
 
Property Insurance 
Lessee acknowledges that City carries no fire or other casualty insurance on the Lease Premises or 
improvements located thereon belonging to Lessee, and that it is the Lessee’s obligation to obtain 
adequate insurance for protection of Lessee’s buildings, fixtures, or other improvements, or personal 
property located on the Leased Premises, and adequate insurance to cover debris removal. 
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Trucano Lease Agreement: ADL 51488  Page 6 of 11 

APPENDIX B: LEASE PROVISIONS REQUIRED BY  
CBJ CHAPTER 53.20 and CBJ CHAPTER 50 

 
1.  RESPONSIBILITY TO PROPERLY LOCATE ON LEASED PREMISES.  
As required by CBJ 53.20.160, it shall be the responsibility of Lessee to properly locate Lessee’s 
improvements on the Lease Premises and failure to so locate shall render Lessee’s liable as provided by 
law.  
 
2.  APPROVAL OF OTHER AUTHORITIES. 
As required by CBJ 53.20.180, the issuance by City of leases, including this lease, under the provisions of 
CBJ Title 53 does not relieve Lessees of responsibility for obtaining licenses, permits, or approvals as 
may be required by City or by duly authorized state or federal agencies.  
 
3. TERMS AND CONDITIONS OF LEASES REQUIRED BY CBJ 53.20.190.  
As required by CBJ 53.20.190, the following terms and conditions govern all leases and are incorporated 
into this lease unless modified by the Assembly by ordinance or resolution for this specific lease. 
Modifications of the provisions of Appendix B applicable to this specific lease, if any, must specifically 
modify such provisions and be supported by the relevant ordinance or resolution to be effective.  
 
 (1)  Lease Utilization.  The Leased Premises shall be utilized only for purposes within 
the scope of the application and the terms of the lease, and in conformity with the provisions of City code, 
and applicable state and federal laws and regulations. Utilization or development of the Leased Premises 
for other than the allowed uses shall constitute a violation of the lease and subject the lease to cancellation 
at any time.  
 
 (2)  Adjustment of Rental.  Lessee agrees to a review and adjustment of the annual 
rental payment by the Port Director not less often than every fifth year of the lease term beginning with 
the rental due after completion of each review period. Any changes or adjustments shall be based 
primarily upon the values of comparable land in the same or similar areas; such evaluations shall also 
include all improvements, placed upon or made to the land, to which the City has right or title, excluding 
landfill placed upon the land by Lessee, except that the value of any improvements credited against 
rentals shall be included in the value.  
 
  (a) Adjustment Dispute Resolution.    Should the Lessee disagree with the 
lease rent adjustment proposed by the Port Director, the Lessee shall pay for an appraisal and have the 
appraisal undertaken in accordance with the requirements set out in 05 CBJAC 50.050. In the event the 
Docks and Harbors Board disagrees with an appraisal, and the Board can not reach an agreement with the 
lessee on the lease rent adjustment, the Board shall pay for an additional appraisal and have the appraisal 
undertaken in accordance with the requirements set out in 05 CBJAC 50.050. The Board shall establish 
the lease rent adjustment based on this additional appraisal. In the event the Lessee disagrees with the 
lease rent adjustment, the lessee may appeal to the Assembly. The decision of the Assembly shall be final.  
 
 (3)  Subleasing. Lessee may sublease Leased Premises, or any part thereof leased to 
Lessee hereunder; provided, that the proposed sub-lessee shall first apply to City for a permit therefore; 
and further provided, that the improvements on the Leased Premises are the substantial reason for the 
sublease. Leases not having improvements thereon shall not be sublet. Subleases shall be in writing and 
be subject to the terms and conditions of the original lease; all terms, conditions, and covenants of the 
underlying lease that may be made to apply to the sublease are hereby incorporated into the sublease. The 
Parties agree that any subleases in effect at the date of signing of this agreement may continue. The 
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Trucano Lease Agreement: ADL 51488  Page 7 of 11 

Lessee must provide a copy of any subleases in effect to the Lessor prior to the execution of this 
agreement.  
 
 (4)  Assignment.  Lessee may assign its rights and obligations under this lease; provided 
that the proposed assignment shall be approved by City prior to any assignment. The assignee shall be 
subject to all of the provisions of the lease. All terms, conditions, and covenants of the underlying lease 
that may be made applicable to the assignment are hereby incorporated into the assignment.  
 
 (5)  Modification.  The lease may be modified only by an agreement in writing signed by all 
parties in interest or their successor in interest.  
 
 (6)  Cancellation and Forfeiture.   
   
  (a) The lease, if in good standing, may be cancelled in whole or in part, at any time, 
upon mutual written agreement by Lessee and City.  
 
  (b) City may cancel the lease if it is used for any unlawful purpose.  
 
  (c) If Lessee shall default in the performance or observance of any of the lease 
terms, covenants or stipulations thereto, or of the regulations now or hereafter in force, or service of 
written notice by City without remedy by Lessee of the conditions warranting default, City may subject 
Lessee to appropriate legal action including, but not limited to, forfeiture of the lease. No improvements 
may be removed by Lessee or other person during any time Lessee is in default.  
 
  (d) Failure to make substantial use of the land, consistent with the proposed use, 
within one year shall in the discretion of City with approval of the Assembly constitute grounds for 
default.  
 
 (7)  Notice or Demand.  Any notice or demand, which under the terms of a lease or under 
any statute must be given or made by the parties thereto, shall be in writing, and be given or made by 
registered or certified mail, addressed to the other party at the address of record. However, either party 
may designate in writing such new or other address to which the notice or demand shall thereafter be so 
given, made or mailed. A notice given hereunder shall be deemed delivered when deposited in a United 
States general or branch post office enclosed in a registered or certified mail prepaid wrapper or envelope 
addressed as hereinbefore provided.  
 
 (8) Rights of Mortgage or Lienholder.  In the event of cancellation or forfeiture of a 
lease for cause, the holder of a properly recorded mortgage, conditional assignment or collateral 
assignment will have the option to acquire the lease for the unexpired term thereof, subject to the same 
terms and conditions as in the original lease.  
 
 (9) Entry and Reentry. In the event that the lease should be terminated as hereinbefore 
provided, or by summary proceedings or otherwise, or in the event that the demised lands, or any part 
thereof, should be abandoned by Lessee during the term, City or its agents, servants, or representative, 
may, immediately or any time thereafter, reenter and resume possession of lands or such thereof, and 
remove all personals and property there from either by summary proceedings or by a suitable action or 
proceeding at law without being liable for any damages therefor. No reentry by City shall be deemed an 
acceptance of a surrender of the lease.  
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 (10) Lease.  In the event that the lease should be terminated as herein provided, or by 
summary proceedings, or otherwise, City may offer the land for lease or other appropriate disposal 
pursuant to the provisions of City code.  
 
 (11)  Forfeiture of Rental.  In the event that the lease should be terminated because of any 
breach by Lessee, as herein provided, the annual rental payment last made by Lessee shall be forfeited 
and retained by City as partial or total damages for the breach.  
 
 (12) Written Waiver.  The receipt of rent by City with knowledge of any breach of the 
lease by Lessee or of any default on the part of Lessee in observance or performance of any of the 
conditions or covenants of the lease, shall not be deemed a waiver of any provision of the Lease. No 
failure on the part of the City to enforce any covenant or provision therein contained, nor any waiver of 
any right thereunder by City unless in writing, shall discharge or invalidate such covenants or provisions 
or affect the right of City to enforce the same in the event of any subsequent breach or default. The 
receipt, by City, of any rent or any other sum of money after the termination, in any manner, of the term 
demised, or after the giving by City of any notice thereunder to effect such termination, shall not reinstate, 
continue, or extend the resultant term therein demised, or destroy, or in any manner impair the efficacy of 
any such notice or termination as may have been given thereunder by City to Lessee prior to the receipt of 
any such sum of money or other consideration, unless so agreed to in writing and signed by City.  
 
 (13)  Expiration of Lease.   Unless the lease is renewed or sooner terminated as provided 
herein, Lessee shall peaceably and quietly leave, surrender and yield up to the City all of the leased land 
on the last day of the term of the lease.  
 
 (14) Renewal Preference.  Any renewal preference granted Lessee is a privilege and is 
neither a right nor bargained for consideration. The lease renewal procedure and renewal preference shall 
be provided by ordinance in effect on the date the application for renewal is received by the designated 
official.  
 
 (15)  Removal or Reversion of Improvement upon Termination of Lease. Improvements 
owned by Lessee shall within sixty calendar days after the termination of the lease be removed by Lessee; 
provided, such removal will not cause injury or damage to the lands or improvements demised; and 
further provided, that City may extend the time for removing such improvements in cases where hardship 
is proven. Improvements owned by Lessee may, with the consent of the City, be sold to the succeeding 
Lessee. All periods of time granted Lessee to remove improvements are subject to Lessee’s paying the 
City pro rata lease rentals for the period.  
 
  (a) If any improvements and/or chattels not owned by City and having an appraised 
value in excess of five thousand dollars as determined by the assessor are not removed within the time 
allowed such improvements and/or chattels on the lands, after deducting for City rents due and owning 
and expenses incurred in making such sale. Such rights to proceeds of the sale shall expire one year from 
the date of such sale. If no bids acceptable to the Port Director are received, title to such improvements 
and/or chattels shall vest in City.  
 
  (b) If any improvements and/or chattels having an appraised value of five thousand 
dollars or less, as determined by the assessor, are not removed within the time allowed such 
improvements and/or chattels shall revert to, and absolute title shall vest in, City.  
 
(16) Rental for Improvements or Chattels not Removed.  Any improvements and/or chattels 
belonging to Lessee or placed on the lease during Lessee’s tenure with or without his permission and 
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remaining upon the premises after the termination date of the lease shall entitle City to charge Lessee a 
reasonable rent therefor.  
 
(17)  Compliance with Regulations Code.  Lessee shall comply with all regulations, rules, and the 
code of the city and borough of Juneau, and with all state and federal regulations, rules and laws as the 
code or any such rules, regulations or laws may affect the activity upon or associated with the leased land.  
 
(18)  Condition of Premises.  Lessee shall keep the premises of the lease in neat, clean, 
sanitary and safe condition and shall take all reasonable precautions to prevent and take all necessary 
action to suppress destruction or uncontrolled grass, brush or other fire on the leased lands. Lessee shall 
not undertake any activity that causes or increases the sloughing off or loss of surface materials of the 
leased land.  
 
(19) Inspection.  Lessee shall allow an authorized representative of the City to enter the lease land 
for inspection at any reasonable time.  
 
(20) Use of Material.  Lessee of the surface rights shall not sell or remove for use elsewhere 
any timber, stone, gravel, peat moss, topsoil, or any other materials valuable for building or commercial 
purposes; provided, however, that material required for the development of the leasehold may be used if 
its use is first approved by the City.  
 
(21) Rights-of-Way.  City expressly reverses the right to grant easements or rights-of-way 
across leased land if it is determined in the best interest of the City to do so. If the City grants an easement 
or right-of-way across the leased land, Lessee shall be entitled to damages for all Lessee-owned 
improvements or crops destroyed or damaged. Damages shall be limited to improvements and crops only, 
and loss shall be determined by fair market value. Annual rentals may be adjusted to compensate Lessee 
for loss of use.  
 
(22)  Warranty.  The City does not warrant by its classification or leasing of land that the land is 
ideally suited for the use authorized under the classification or lease and no guaranty is given or implied 
that it shall be profitable to employ land to said use.  
 
(23) Lease Rental Credit.  When authorized in writing by City prior to the commencement of any 
work, Lessee may be granted credit against current or future rent; provided the work accomplished on or 
off the leased area results in increased valuation of the leased or other city and borough-owned lands. The 
authorization may stipulate type of work, standards of construction and the maximum allowable credit for 
the specific project. Title to improvements or chattels credited against rent under this section shall vest 
immediately and be in the City and shall not be removed by Lessee upon termination of the lease.  
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APPENDIX C: STANDARD PROVISIONS 
 

(1)  Holding Over.  If Lessee holds over beyond the expiration of the term of this lease and the term 
has not been extended or renewed in writing, such holding over will be a tenancy from month-to-month 
only.  
 
(2) Interest on Late Payments.  Should any installment of rent or other charges provided for 
under the terms of this lease not be paid when due, the same shall bear interest at the rate established by 
ordinance for late payments or at the rate of 10.5 percent per annum if no rate has been set by ordinance.  
 
(3) Taxes, Assessments, and Liens.  During the term of this lease, Lessee shall pay, in 
addition to the rents, all taxes, assessments, rates, charges, and utility bills for the Leased Premises and 
Lessee shall promptly pay or otherwise cause to be discharged, any claim resulting or likely to result in a 
lien, against the Leased Premises or the improvements placed thereon. 
 
(4)  Easements. Lessee shall place no building or structure over any portion of the Leased 
Premises where the same has been set aside or reserved for easements.  
 
(5) Encumbrance of Parcel.  Lessee shall not encumber or cloud City’s title to the Leased 
Premises or enter into any lease, easement, or other obligation of City’s title without the prior written 
consent of the City; and any such act or omission, without the prior written consent of City, shall be void 
against City and may be considered a breach of this lease.  
 
(6) Valid Existing Rights.  This lease is entered into and made subject to all existing rights, 
including easements, rights-of-way, reservations, or other interests in land in existence, on the date of 
execution of this lease.  
 
(7) State Discrimination Laws. Lessee agrees, in using and operating the Leased Premises, to 
comply with applicable sections of Alaska law prohibiting discrimination, particularly Title 18 of the 
Alaska Statutes, Chapter 80, Article 4 (Discriminatory Practices Prohibited). In the event of Lessee’s 
failure to comply with any of the above non-discrimination covenants, City shall have the right to 
terminate the lease.  
 
(8) Unsafe Use. Lessee shall not do anything in or upon the Leased Premises, nor bring or keep 
anything therein, which will unreasonably increase or tend to increase the risk of fire or cause a safety 
hazard to persons or obstruct or interfere with the rights of any other tenant(s) or in any way injure or 
annoy them or which violates or causes violation of any applicable health, fire, environmental or other 
regulation by any level of government.  
 
(9)  Hold Harmless. Lessee agrees to defend, indemnify, and save City, its employees, 
volunteers, consultants, and insurers, with respect to any action, claim, or lawsuit arising out of the use 
and occupancy of the Leased Premises by Lessee. This agreement to defend, indemnify, and hold 
harmless is without limitation as to the amount of fees, and without limitation as to any damages resulting 
from settlement, judgment, or verdict, and includes the award of any attorneys’ fees even if in excess of 
Alaska Civil Rule 82. The obligations of Lessee arise immediately upon notice to the City of any action, 
claim, or lawsuit. City Hall notifies Lessee in a timely manner if the need for indemnification, but such 
notice is not a condition precedent to Lessee’s obligations and may be waived where Lessee has actual 
notice. This agreement applies and is in full force and effect whenever and wherever any action, claim, or 
lawsuit is initiated, filed, or otherwise brought against the City.  
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(10) Successors. This lease shall be binding on the successors, administrators, executors, heirs, 
and assigns of Lessee and City.  
 
(11)  Choice of Law; Venue.  This lease shall be governed by the law of the State of Alaska. 
Venue shall be in the State of Alaska, First Judicial District at Juneau. 
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 Presented by: The Manager 1 
 Presented: 6/17/2024 2 
 Drafted by: Emily Wright 3 
 4 

RESOLUTION OF THE CITY AND BOROUGH OF JUNEAU, ALASKA 5 

Serial No. 3065 6 

A Resolution of the City and Borough of Juneau in Support of the U.S. 7 
Army Corps of Engineers Auke Bay Feasibility Study 8 
 9 
WHEREAS, the City and Borough of Juneau has requested a feasibility study for a 10 

navigation project in Auke Bay within the City and Borough of Juneau; and 11 
 12 
WHEREAS, the project would entail the installation of a floating wave attenuator to 13 

protect a number of public and private marine facilities from wind-driven waves and 14 
vessel wakes; these facilities serve a multitude of commercial and non-commercial users 15 
and include public and private moorage facilities, Juneau's most popular recreational 16 
launch ramp facility, and only one of two marine fuel facilities between Juneau and 17 
Haines; and 18 

 19 
WHEREAS, the facilities are subject to westerly gales during the fall and winter 20 

months and are not adequately protected from the damaging effects of these large waves; 21 
and 22 

 23 
WHEREAS, Auke Bay is one of the busiest waterways in Alaska; the extensive 24 

marine traffic produces wakes that damage the facilities; and 25 
 26 
WHEREAS, the U.S. Army Corps of Engineers intends to undertake an Auke Bay 27 

feasibility Study under the Study Resolution on Rivers and Harbors in Alaska adopted on 28 
December 2, 1970; and 29 

 30 
WHEREAS, the City and Borough of Juneau and the U.S. Army Corps of Engineers 31 

plan to execute a feasibility cost sharing agreement with the City and Borough of Juneau 32 
(as the non-Federal Sponsor) being responsible for 50 percent of the cost; and 33 

 34 
WHEREAS, the estimated cost of the Auke Bay Feasibility Study is $4M of which 35 

the City and Borough of Juneau would be responsible for $2M, and if approved by the 36 
Congress, the U.S. Army Corps of Engineers would be responsible for $2M; and  37 

 38 
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WHEREAS, the Docks and Harbors has sufficient funds and budget authority that 39 
can be transferred to cover this project from the following sources: Statter Harbor 40 
Improvements Phase 3, CIP H51-108 (~$1.5M) and the recently approved budget that 41 
includes $500,000 in the Capital Improvement Plan for “Cost Share with ACOE for 42 
Statter Breakwater Feasibility Study”; and 43 

 44 
WHEREAS, the City and Borough of Juneau Docks and Harbors Board approved 45 

this project on April 25, 2024 after public notice; and 46 
 47 
 WHEREAS, from execution of the feasibility cost sharing agreement, the study 48 

process involves a period of three years to publish a Chiefs Report for consideration by 49 
Congress for a construction authorization after which the City and Borough would be able 50 
to proceed to construction within one year, if a feasible project is found; and   51 

 52 
WHEREAS, CBJC 85.02.065 recently changed to require the Docks and Harbor 53 

Department consult with the City Manager, instead of requiring a resolution, before 54 
committing to a capital improvement project (Ordinance 2024-10am, effective May 29, 55 
2024); and  56 

 57 
NOW, THEREFORE, BE IT RESOLVED BY THE ASSEMBLY OF THE CITY AND BOROUGH OF 58 

JUNEAU, ALASKA: 59 
 60 

Section 1. Feasibility cost sharing agreement. The Docks and Harbors 61 
Department Port Director is authorized to execute a feasibility cost sharing agreement. 62 

Section 2. Local Match. The Docks and Harbors Department may commit 63 
50% as local match for the Auke Bay Feasibility Study as provided by duly 64 
appropriated funds. 65 

 66 
Section 3. Effective Date.  This resolution shall be effective immediately after its 67 

adoption.  68 
 69 
Adopted this 17th day of June 2024.  70 

 71 

   72 
   Beth Weldon, Mayor 73 
Attest: 74 
 75 
 76 
  77 
Elizabeth J. McEwen, Municipal Clerk 78 
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1 Presented by: The Manager 
2 Presented: 05/13/2024 
3 Drafted by: Emily Wright 
4 

RESOLUTION OF THE CITY AND BOROUGH OF JUNEAU, ALASKA 

6 Serial No. 3060 

7 A Resolution ofthe City and Borough ofJuneau in Support of the U.S. 
8 Environmental Protection Agency and the Clean Ports Grant 
9 Program. 

11 WHEREAS, the U.S. Environmental Protection Agency administers the Clean Ports 
12 Program: Zero-Emission Technology Deployment Competition under the Ports Initiative 
13 by reviewing, scoring, and ranking applicants seeking limited federal funds; and 
14 

WHEREAS, the City and Borough of Juneau ("CBJ") led the world with the first 
16 electrified cruise ship berth in 2001 providing renewable hydroelectricity that utilized 
17 excess power reserves to reduce ship emissions and to lower power rates for the local 
18 residents; and 
19 

WHEREAS, the CBJ continues to wisely use new technologies to see power 
21 consumption reductions that have allowed the existing generation system to absorb 
22 new loads from electrical cars and electrical buses without new generation 
23 infrastructure; and 
24 

WHEREAS, the CBJ consistently receives public comment concerning emissions 
26 caused by cruise ships, and hydropower provides energy while limiting greenhouse gas 
27 emissions; and 

28 
29 WHEREAS, the cruise ship fleets continue to retrofit or build shore tie power 

connection systems to reduce emissions and reduce operating costs; and 

31 WHEREAS, CBJ Docks and Harbors is committed to designing, constructing, and 
32 maintaining infrastructure under its charge in a sustainable and efficient manner 
33 commensurate with available resources and is currently working with H3 Engineering 
34 to design an appropriate system for Juneau; and 

36 WHEREAS, due to fiscal limitations with new capital projects, the CBJ-owned cruise 
37 ship berths were not initially equipped with shore tie power infrastructure; and 
38 
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3 9 WHEREAS, the addition of shore power connections to the CBJ cruise ship berths will 
drastically reduce vessel emissions and visible particulates in Juneau; and 

41 
42 WHEREAS, the CBJ is prepared to meet the fiscal match requirements of the Clean 
43 Ports Program: Zero-Emission Technology Deployment Competition; and 

44 
WHEREAS, CBJ Docks and Harbors intends to submit an application under the Clean 

46 Ports Program: Zero-Emission Technology Deployment Competition to purchase and install 
47 shore tie power connections to both municipally owned cruise ship berths. 
48 
49 Now, THEREFORE, BE IT RESOLVED BY THE ASSEMBLY OF THE CITY AND BOROUGH OF 

JUNEAU, ALASKA: 
51 
52 Section 1. Cruise Ship Dock Electrification. The Assembly of the City and 
53 Borough of Juneau strongly supports the design, purchase, install, and maintenance of 
54 shore tie power connections to both municipally owned cruise ship berths, and requests 

the U.S. Environmental Protection Agency provide full funding for this project. 

56 Section 2. Local Match. The Assembly of the City and Borough of Juneau 
57 supports providing a minimum 10% local match as required by the grant agency, 
58 which would need to be authorized by a subsequent ordinance. 
59 

Section 3. Effective Date. This resolution shall be effective immediately after its 
61 adoption. 
62 
63 
64 

66 
67 
68 
69 

71 
72 

Adopted this 13th day of May 2024. 
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