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CBJ DOCKS & HARBORS BOARD 
FINANCE MEETING AGENDA 
For Tuesday, August 28th, 2012 

 
 

I. Call to Order (5:00 p.m. to 7:00 p.m.) in the Room 224, City Hall. 
 
II. Roll Call (John Bush, Tom Donek, Kevin Jardell, Scott Spickler, Michael Williams, and 

Eric Kueffner). 
 
III. Approval of Agenda. 
 

MOTION:  TO APPROVE THE AGENDA AS PRESENTED OR AMENDED. 
 
IV. Public Participation on Non-Agenda Items (not to exceed five minutes per person,  

or twenty minutes total). 
 
V. Approval of July 24th, 2012 Finance Committee Meeting Minutes. 

  
VI. Items for Action. 
 

1. Mount Roberts Tideland Lease 
 Presentation by the Port Director 

 
       Committee Questions 
 

Public Comment 
 
Committee Discussion/Action 

 
MOTION:  TO BE DEVELOPED AT THE MEETING  

 
2. Aurora Harbor Project Matching Grant Money 

 Presentation by the Port Director 
  
       Committee Questions 
 

Public Comment 
 
Committee Discussion/Action 
 
MOTION:  TO BE DEVELOPED AT MEETING 

 
 

VII. Items for Information/Discussion. 
 

1.  Review of Lawson Report  
          Presentation by the Port Director 
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VIII. Staff & Member Reports. 
 
  IX.    Committee Administrative Matters. 
  

1. Next Finance Committee Meeting September 25th, 2012. 
 
   X. Adjournment. 

 



      

Port of Juneau 
 
 
  

155 S. Seward Street • Juneau, AK 99801 
(907) 586-0292 Phone • (907) 586-0295 Fax 

 
 
 

From: Carl Uchytil, Port Director  
To: Docks & Harbors Finance Committee 
Cc:   CBJ Attorney 
Date:   August 24, 2012 
Re:           Mt Roberts Tram – Appraisal  

Executive Summary:  This memo provides a very high level summation of documentation associated with 
the process to recalculate the lease rent at the Mt Robert Tram.  As this a complex issue with case law 
involvement, I do not purport to have fully exhausted all issues relating to this matter.   In summary, Docks 
& Harbors’ process to reappraise the leased land results in a proposed annual increase from $104K to 
approximately $300K.  The Goldbelt, Inc process has determined the parcel of land to be of no economic 
value and suggest the new annual lease rent to be $0. In reaching this outcome, Goldbelt’s appraiser 
concludes the land must be valued only as an aerial tramway site.  It is the professional opinion of the Docks 
& Harbors’ appraiser that the Goldbelt’s valuation and techniques utilized was done so erroneously.  
 
Background:    Per the terms of the lease, Docks & Harbors hired Horan & Company to complete an 
appraisal to determine the “market value of the unimproved lands of the lease premises including the air 
rights easements at its highest and best use.”  In a report dated March 9th, 2012,   Horan & Company 
established the market value of the 10,000 sq foot parcel to be $3.3M based on the “direct sales comparative 
approach”.   Also per the terms of the lease, the rent is set at 10% of the appraised market value (8% was 
used in 2006 – the most recent adjustment), placing the rent between $264K to $330K.   
 
The lease allows for the lessee to conduct a separate appraisal if the lessee does not concur with the lessor’s 
appraisal.  On July 10th, 2012, Goldbelt’s appraiser (Reliant Advisory Services, LLC) determined the fee 
simple interest requirements of the lease (and conditional use) limits the vacant and unimproved property to 
only aerial tramway use.  This is the point at which Reliant diverges from the Horan & Company appraisal 
assumption that the land be valued as unimproved at its highest and best use constrained only  by the 
general zoning restrictions.  The second issue is that Reliant then concludes that since it is not feasible to 
build the tram new in the current marketthe parcel has no value.  The lease allows when the lessee and 
lessor appraisals do not concur, for the parties to negotiate in good faith to reach a fair market rent.  
Furthermore, if lessee and lessor cannot agree when acting in good faith, a third party independent appraiser 
shall be hired to select one or the other appraisal as most closely reflecting the fair market value.  The 
independent mediator’s decision is final under the terms of the lease.  
 



Discussion:  Upon receiving the Goldbelt appraisal, Horan & Company was contracted to review the content 
of the Reliant Advisory Services’ report which is attached as an enclosure.   Also included in the Reliant 
appraisal is a legal opinion drafted by Attorney Robert Spitzfaden advocating the land be valued subject to 
the terms of the lease and conditional use permit.  At the core of the Reliant appraisal is the argument that 
the “best and highest use of the land unimproved” is limited under the terms of the lease to aerial tram use 
only.   The logic continues that unimproved land which can only be used for this purpose with “no 
identifiable source of demand or probable buyer” renders the parcel uneconomical.  The Reliant appraisal 
provides a financial feasibility analysis which supposedly supports this hypothesis by suggesting, due to 
negative cash when a calculated for “net operating income”, Mount Robert tramway would not be built in 
today’s market.  The Goldbelt appraisal uses  a  valuation method known as “land residual technique” where 
net operating income and replacement cost for the entire tram enterprise is estimated and depreciated in 
establishing “highest and best usage”.  Citing a lack of similar parcels for comparison (i.e. other aerial 
tramways), the Reliant appraisal argues income capitalization techniques (land residual technique) is more 
appropriate in analyzing productivity of alternate uses as if the site was vacant (i.e. unimproved).     
 
In contrast, Horan & Co utilized “direct sales comparative approach” following a procedure typically 
employed which relies on allocation technique, through interviews with buyers/sellers and analysis of 
market transactions to determine “highest and best uses”.  The Horan & Co review suggests, in this case, the 
land residual technique is not reliable, was applied in correctly and Reliant failed to use more appropriate 
techniques for which data was readily available.     
 
Next Steps:  The property value of the Mt Roberts Tram is the gold standard for many downtown and 
tideland leases.  Our negotiations should be deliberate and in accordance with the terms of the lease.  The 
extraordinary assumption that the property is of no value seems nonsensical.  The following are potential 
courses of action: 

• Resolve the legal opinion, encourage Goldbelt to retract their position and have them present a 
counter appraisal based on “direct sales comparative” or other appropriate approaches.  This would 
allow for an apples-to-apples review. 

• Per the terms of the lease, enter into good faith negotiations – recognizing the Reliant appraisal did 
not comment on the Horan & Co appraisal. This discussion is conspicuously absent and may suggest 
Reliant’s concurrence with the Horan & Co finding.  I strongly encourage that any counter offer 
provided by Docks & Harbors be made and supported with available and appropriate market 
information.  It appears some negotiations in 2006 were conducted without consideration to the lease 
terms, which now places Docks & Harbors in a position limiting our leverage. 

• Per the terms of the lease, allow the process to go to mediation.  This would be a binding, third party 
decision to choose zero or $300K as the one most closely reflecting fair market value.  I believe a 
reasonable person would agree there is value to the leased land at the Mt Roberts Tramway.  

 
# 

 
Encl:  (1)  Horan & Company Appraisal dated March 9th, 2012 
(2) Reliant Advisory Services, LLC Appraisal dated July 10th, 2012 
(3) Horan & Company Review of Appraisal dated August 9th, 2012 
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