
City Council

City of Valdez

Meeting Agenda - Final-revised

212 Chenega Ave.

Valdez, AK 99686

Council Chambers7:00 PMTuesday, September 20, 2016

Regular Meeting

WORK SESSION AGENDA - 6:00 pm

Transcribed minutes are not taken for Work Sessions. Audio is available upon request.

Work Session: Pacific Development Group, Housing Development Project Discussion1.

16-0270, Valdez Market Study- Redacted.pdfAttachments:

REGULAR AGENDA - 7:00 PM

I.  CALL TO ORDER

II.  PLEDGE OF ALLEGIANCE

III.  ROLL CALL

IV.  PUBLIC BUSINESS FROM THE FLOOR

V.  CONSENT AGENDA

Approval To Go Into Executive Session Regarding Legal Issues Related to the 

Proposed Purchase of Lots 10 and 11, Block 2, Alpine Woods Subdivision

1.

VI.  UNFINISHED BUSINESS
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Approval to Purchase Lots 10 & 11, Block 2, Alpine Woods Subdivision from 

Rosalee Bekins in the amount of $90,000 (Postponed from September 6, 2016 

Regular Meeting)

1.

Lots 10&11 Blk 2 AWS Purchase Information Update.pdf

10 Year Land Purchase History.pdf

PhaseII As- Lots 8 & 9 Block 3 AWS.pdf

Purchase Proposal Lots 10-11 Blk 2 AWS.pdf

5180 Whispering Spruce.pdf

5190 Whispering Spruce.PDF

Historical Timeline Lots 10-11 Blk 2 AWS.pdf

Aerial Map Lots 10-11 Blk 2 AWS.pdf

FloodMitigationAppraisalsMap.pdf

Attachments:

VII.  NEW BUSINESS

Approval of Cooperative Agreement with United States Geological Survey for 

Annual Operations & Maintenance of a Stream Gage on the Lowe River and Valdez 

Glacier Stream

1.

USGS_Letter.pdf

USGS_Agreement.pdf

USGS Costs.pdf

Attachments:

Approval of Termination Agreement with the Port Valdez Company for the Land 

Purchase Agreement and Access and Snow Storage Easement Agreement

2.

AGREE (Land Purchase - Snow Storage)(Port Valdez Co)(City of Valdez) (1)    (2).pdf

Purchase Agr. Termination.2016-09-13.D02.pdf

Attachments:

VII.  ORDINANCES

#16-12 Amending the Zoning Map to Effect a Change to Tracts 2 and 3, Alpine 

Village from Multi-Family Residential to Commercial Residential on Tract 2, Alpine 

Village and  Light Industrial on Tract 3, Alpine Village. Second Reading/Adoption.

1.

Ordinance #16-12.doc

Dunning REZONE_ FC_08_19_16_FINAL.docx

DUNNING 2016 PRELIM .pdf

MapofRezone.pdf

Hickel_Letter.pdf

residential letter PZ USS 3323 may 17 2016.pdf

Dunning letter from 1988.pdf

Attachments:

IX.  REPORTS
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Update on New Municipal Well1.

Valdez-Well-report-comments - Day Engineering

Valdez Aquifer Modeling Report - Shannon&Wilson

Day Engineering Proposal

Attachments:

Treasury Report - July, 20162.

Treasury Report - July, 2016.pdfAttachments:

New Boat Harbor Construction Progress Reports3.

VNBH1 Aug 2016 Report

VNBH1 Construction Progress Report 47

VNBH1 Construction Progress Report 46

Attachments:

2016 Q2 Financial Summaries4.

2016 Q2 Financial Summary.pdf

CIP and Reserves.pdf

Permanent Fund.pdf

Health Insurance.pdf

Attachments:

Building Permit & Inspection Reports - August 20165.

Building Permit Report August 2016.pdf

Building Inspection Report August 2016.pdf

Attachments:

Zoning & Subdivision Activity Report - September 20166.

Zoning & Subdivision Activity Report - September 2016.pdfAttachments:

Navigational Servitude WRRDA Report7.

Navigational Servitude WRDA Report - September 15 2016.pdfAttachments:

X.  CITY MANAGER / CITY CLERK / CITY ATTORNEY / MAYOR REPORTS

1.  City Manager Report

2.  City Clerk Report

3.  City Attorney Report

4.  City Mayor Report

XI.  COUNCIL BUSINESS FROM THE FLOOR
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XII.  EXECUTIVE SESSION

XIII.  RETURN FROM EXECUTIVE SESSION

XIV.  ADJOURNMENT

XV.  APPENDIX

Council Calendars - September & October 20161.

City Council Calendar_September 2016

City Council Calendar_October 2016

Attachments:
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212 Chenega Ave.
Valdez, AK 99686City of Valdez

Agenda Statement

File #:  Version: 116-0110

Status:Type: Work Session Item Agenda Ready

File created: In control:9/15/2016 City Council

On agenda: Final action:9/20/2016

Title: Work Session: Pacific Development Group, Housing Development Project Discussion

Sponsors:

Indexes:

Code sections:

Attachments: 16-0270, Valdez Market Study- Redacted.pdf

Action ByDate Action ResultVer.

ITEM TITLE:
Work Session: Pacific Development Group, Housing Development Project Discussion
SUBMITTED BY: Lisa Von Bargen, CEDD Director

FISCAL NOTES:

Expenditure Required: N/A
Unencumbered Balance: N/A
Funding Source: N/A

RECOMMENDATION:

None. Work session discussion only.

SUMMARY STATEMENT:

Representatives from the City and Pacific Development Group (PDG) have been meeting intermittently since
January. The primary representative is Mark Lewis, who happens to be a former Valdez City Manager. Mr.
Lewis came to Valdez in January following the Governor’s Statewide Housing Summit and met with then
Mayor Weaver, City Manager Dennis Ragsdale, Interim City Manager Bob Jean, Lisa Von Bargen and Lamar
Cotton. PDG is working on a housing project in Juneau. While representative from the Council and City
Administration were in Juneau for the Legislative Mission in February an informal introductory meeting was
held with PDG. At that time PDG committed to conducting a Housing Market Analysis for Valdez to determine
the “temperature” of the housing market. That analysis was completed in May and has been attached to this
agenda item for the Council’s review. The full document is 70 pages long, but 20 pages of it is the survey of
the Aleutian Village residents.

Mr. Lewis has been back to town over the summer approximately three times. On the last visit he requested a
work session with the Council to discuss the fundamental concepts of a housing project PDG would like to
partner on with the City. Staff has been unable to schedule the work session until now, given other priorities.
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The Council should expect to hear the type of housing PDG is interested in constructing and the expectations
of what the City will need to provide as a partner - including support to apply for tax credit financing.

This is a work session only - designed to introduce the concept to the Council. Staff had hoped to have this
work session with PDG following a more comprehensive discussion on the overall issue of housing, the
proposed VHIA program introduced last year by the Interim City Manager, a proposed toolbox of resources the
City can provide fairly to all prospective developers, and other housing developments proposed for Valdez in
the near future. However, time and other workload have kept that from happening in as timely a fashion as
hoped.

If the Council is interested in the idea much more detail and vetting will be required before Council is asked to
make a partnership decision.
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Embedded Secure Document

The file https://valdez.legistar.com/View.ashx?M=F&ID=4681744&GUID=C69A86D2-7D73-4499-A38B-
A3422D170F68 is a secure document that has been embedded in this document. Double click the pushpin
to view.
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Letter of Transmittal 


May 11, 2016 


Mr. John Bacigalupi  


Development Manager  


2100 Pacific Avenue  


Stockton, CA 95204  


 


RE: Multifamily Analysis – Valdez  


 Reliant Reference Number:  16-0270 


Dear Mr. Bacigalupi: 


At your request, a multifamily rent study and demand analysis has been prepared.  The results of the 


assignment are presented in this written report.  The purpose of the assignment is to survey the market for 


current multifamily rents and occupancies, and to analyze potential demand for new multifamily given the 


general parameters provided by the Client.   


This assignment has been prepared and presented in conformance with the client’s instructions.  Please refer to 


the engagement document in the Addenda, as well as the body of the report itself, for an explanation of the 


scope of work and limitations of this assignment.  The reader should be aware that the assignment did not 


include an appraisal, determination of market rents, or feasibility analysis for any specific property. 


The report will be used by Pacific Development Group (the Client) for internal decision making processes and 


it may not be suitable for other uses.  Although other parties may in some cases obtain a copy of this report, it 


should not be relied upon by anyone outside of the intended user. 


Market information and data regarding other similar real estate has been obtained.  This data has been analyzed 


using various techniques and methodologies necessary to develop a credible and reliable understanding of the 


multifamily market in Valdez. 


Respectfully submitted, 
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Assignment Overview 


Scope of Assignment / Work 


Purpose and Scope This is a consulting assignment, and does not include an appraisal of a specific 


property.  It addresses prevailing rents within the Valdez market, but does not 


conclude an opinion of market rent for the subject units in particular (as either 


workforce or affordable housing).  Further, it addresses market demand, but it 


does not conclude an opinion of feasibility for the proposed subject 


development. 


MULTIFAMILY RENT 
SURVEY 


A survey of one-bedroom, two-bedroom, and three-bedroom rental units was 


performed in Valdez, given the general parameters provided by the Client.  This 


included market or workforce rental properties for background purposes.  


Preliminary research was performed through online and local sources (i.e. 


residential brokers, property management companies, etc.) to identify potential 


multifamily survey targets.  Reliant then performed “on the ground” survey 


work in Valdez to identify additional targets.  Photographs of existing 


complexes (considered the most likely competition for a new workforce 


development) were taken, and efforts were made to confirm current rents at 


these properties wherever possible.  The survey primarily queried current rents, 


tenant expenses and occupancies at each complex, but also solicited general 


market feedback.  The results of our research are presented in this written 


report, with detail sheets for individual complexes included in the Addenda. 


PARAMETERS 
PROVIDED BY 


CLIENT 


The client may propose a development in Valdez for low-income multifamily 


housing. This analysis is a study of the market conditions that a potential 


development could take place in. It is impossible to predict how it will actually 


perform without more knowledge about the details of the development.  


The client is considering 10 one-bedroom, 25 two-bedroom units, and 5 three 


bedroom units for a total of 40 units. The rents would be set at 30% of 


household income. The maximum household income would be set at 60% of 


AMI based on family size.  


MULTIFAMILY 
DEMAND ANALYSIS 


This portion of the assignment considered and analyzed publically-available 


information in order to estimate potential demand for the subject development, 


as described preliminarily by the Client.  Appropriate demographic and income 


information was analyzed with respect to the affordability of the proposed 


units.  Although details of the proposed subject development are not known at 


this time, best efforts were made to estimate penetration and capture rates.  


Market / workforce housing segments were analyzed in Valdez as background 


context for the affordable housing segment the developers may be targeting. 


DATA RIGHTS All data provided was verified through sources deemed to be reliable by Reliant 


LLC.  The information provided is believed to be accurate, however, Reliant 


LLC makes no warranty, either stated or implied, to this effect.  The data is 


licensed to the Client for their exclusive use and it may not be otherwise 


published, sold, rented, or otherwise provided to third parties without the 


express written permission of Reliant.  Reliant has not agreed to provide 


A
ss


ig
n


m
en


t 
O


v
er


v
ie


w
 







Valdez, AK Assignment Overview 


 
 


16-0270 
 


Page - 2 - 


 


appraisal services to the Client, including whether the provided data is 


comparable or applicable to a particular property or situation. 


Intended Use of 


Assignment 


The intended use of the assignment is internal decision making by the 


Client regarding potential multifamily development in Alaska.  This is not a 


feasibility analysis, however, and it does not include an opinion from Reliant as 


to whether or not a potential development should be pursued. 


Client(s) Mr. John Bacigalupi 


Pacific Development Group 


Intended User(s) of 


Assignment 


Mr. John Bacigalupi 


Pacific Development Group 
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Multifamily Market Analysis – Valdez 


Overview 


Market The primary goal of this report is to analyze the low-income multifamily 


residential market in Valdez.  Because there are so few low-income properties 


to survey locally, however, this chapter first surveys and describes the market / 


workforce segment for background and context.  For the purpose of this study, 


downtown Valdez provided the best properties to compare. Only three 


properties outside of downtown Valdez were considered and the furthest 


property was at mile four of the Richardson Hwy. An aerial image follows. 


Data Sources The data used to develop this analysis was gathered from a host of sources 


including but not limited to the following: Reliant LLC files, Alaska 


Department of Labor (DOL), Alaska Housing and Finance Corporation 


(AHFC), the U.S. Census Bureau, ESRI, Craigslist, property tax records, 


landlords, tenants, brokers, appraisers, developers, property managers, and 


owners. The available data has been carefully analyzed. 


Background 


 Valdez maintains a steady population of about 3,600 and has had a stable 


economy in recent decades. Fundamentally, the city’s most important feature is 


that it is the northernmost ice-free port in the U.S.  Valdez’s ice-free port has 


offered logistical access to interior Alaska for the Spanish explorers in 1790, the 


gold, copper, and silver miners, and the Trans-Alaska Pipeline System (TAPS) 


– which continues to support the local economy. In 1899 the US Army 


constructed the Richardson Hwy that started in Valdez and traversed Thompson 


Pass into the interior eventually ending in Fairbanks. Prior to that, narrow dog-


sled and single horse trails navigated the pass.  Although the Good Friday 


Earthquake caused some of the city’s shoreline to slide into the sea in 1964, the 


city was relocated and was later selected to serve as the terminus of TAPS.  


From March of 1975 to May of 1977, TAPS was constructed to deliver oil from 


the fields on the North Slope to barges that could deliver it to the lower-48. This 


was the largest privately-funded project at the time ($8 billion or $33.5 billion 


in 2016 dollars). It starts and ends at sea level and reaches an elevation of 4,739 


feet. The pipeline is over 800 miles of 48” pipe crossing three mountain ranges 


and thirty streams and rivers.  The most oil delivered in one day was over 2.1 


million barrels, and about 17 billion barrels have been moved over its lifetime. 


In 1985, the oil industry crashed and occupancy rates around the state 


plummeted while a net of 44,000 people out-migrated from Alaska in five 


years.  In the mid-1990s, a gradual recovery began. Steady expansion has taken 


place until July 2014 (even through the Great Recession).  


In the summer of 2014, Saudi Arabia and new shale oil from the U.S. led a 


flooding of the crude market which resulted in oil prices dropping dramatically. 


At the time of writing, prices remain below $40/barrel after almost two years. 


Nonetheless, the State of Alaska is sustaining its government operations by use 


of its substantial savings, while its legislators decide how to balance the $4 


billion deficit. While the oil industry contracts and the state responds to the 
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resulting sharp decline in revenues, tourism and fishing remain relatively 


healthy. Federal/military spending also contributes significantly to Alaska’s 


economy and population, but cutbacks in that sector remain a risk for Alaska’s 


economy in the long term. Healthcare is one of Alaska’s strongest industries, 


but it relies on state spending, federal spending, and patients staying in Alaska. 


All said, the state is waiting to see how severe and how long the looming 


recession may be.  The graph below shows the booms and busts of Alaska’s 


economy by the price of oil per barrel (WTI adjusted for inflation) over 40 


years. Of note, the dramatic drop and rapid recovery of the price from June 


2008 to May 2009 did not last long enough to cause significant impacts to the 


state. 


As would be expected, the late 70s and early 80s was the most recent boom for 


Valdez. Approximately 47% of the housing units now in Valdez were 


constructed between 1970 and 1979. Although commercial fishing and a 


smattering of tourist activities like whale watching and extreme skiing 


contribute, Valdez’s current economic lifeline remains the TAPS terminal 


(including the transportation and construction industries that support it) on the 


opposite side of Port Valdez. Throughout the history of the pipeline, Valdez has 


benefited from economic stability. Even though the price of oil or quantity of 


oil transported may fluctuate widely, Valdez is home to many maintenance 


personnel who operate the TAPS terminal.  Regardless of the performance of 


oil revenues, labor will be required to operate and maintain the aging pipeline 


as long as it operates. 
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Source: Macrotrends.net 


Demographics 


 


Population Summary Demand for apartments depends primarily on population and income trends. 


This demographic study breaks down the population by a combination of 


factors that affect the likelihood people will rent and the amount they can afford 


in rent.  The profile on the following pages was developed based on the Primary 


Market Area (PMA) outlined in the following aerial image. This area was 


selected based on geography, transportation patterns, and other relevant factors.  
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Aerial Image of Study Area 
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Rents & Occupancy 


Rents The Reliant survey of workforce rents in Valdez included a variety of one- and 


two-bedroom units. Some duplexes and fourplexes were included due to the 


limited amount of data available and the high number of these types of homes 


that are rented.  Although a number of individuals and brokers manage 


properties around Valdez, it is commonly known (including acknowledgment 


by the State of Alaska Dept. of Labor Research & Analysis Division) that 


Sound Realty manages the vast majority of the rentals in the area.  This 


management company was invaluable as a resource for the market rent study.  


Overall, sufficient data was identified to draw reliable generalities about current 


rents and identify some of the common factors and risks that affect them.  


An external report that is well-regarded and publicly available aligns with the 


data that Reliant gathered through its survey.  Some relevant excerpts of this 


report were included on following pages. The Reliant survey follows. 


MOBILE HOME 
SEGMENT 


An important side note is that over one-third of all housing units in Valdez are 


apparently mobile homes. These were not studied in detail. However, it is 


known that the owner of the Aleutian Village Trailer Park (Aleut Corporation) 


is considering its options to close or transfer ownership of the trailer park, and 


there is considerable concern about where these (approximately 60) households 


would live if the park is closed. Tenants have preliminarily been given an 


eviction notice for the end of August 2016. A survey of the tenants in the park 


is included in the Addenda. It was also discovered that the City of Valdez is 


concurrently trying to buy the land that Aleut Corp leases from the State of 


Alaska (a slow process) and negotiating a lease take-over. A take-over would 


require a cash settlement from Aleut for the liability of managing the park. 


Several other avenues are being pursued by the City on behalf of these mobile 


home residents. Melvin Smith at Aleut reports that they are keeping all their 


options open, and that no final decisions have been made regarding the park. 


Occupancy The Reliant survey illustrates what many of the brokers, property managers, and 


other real estate professionals asserted in interviews that took place during this 


study.  In most of those conversations, the typical listing periods for vacant 


units were less than (often much less than) 30 days. The property managers at 


Sound Realty reported frequently having to turn potential renters away.  


Occupancy for one- and two-bedroom apartments in Valdez is between 96% 


(based on the 2016 Reliant Survey) and 98% (based on the one- & two-


bedroom units in the 2015 AHFC Residential Rental Market Survey).  Note that 


in the summary tables, vacancy is reported rather than occupancy.   Nationwide, 


the rule of thumb is that approximately 5% vacancy is appropriate in a healthy, 


competitive housing market.  This suggests pent-up demand in Valdez of 1% to 


3%. Our penetration analysis in the Market Demand Section includes an 


allowance for this pent-up demand. 


TRENDS & 
SEASONALITY 


The economy in Valdez, as with most of Alaska, benefits from an increase in 


commercial activity during the summer months. The most prominent seasonal 


economic drivers are commercial fishing and tourism. A new seafood 


processing plant is being constructed that will employ 200 processors from May 


through September. However, the large majority of these will be recruited from 
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External Reports 


outside Valdez, and a bunk house was included in the project to house these 


workers going forward. These processors should infuse some cash into the 


economy due to their spending in Valdez during the very little free time they 


have, but this will only have a minor influence on demand for rentals. The 


tourism industry is similar in that it will bring a great deal more visitors than 


employees; however, spending will increase and some workforce members will 


come during the summer to host these visitors. The construction industry will 


most likely have the strongest seasonal impact on demand for housing in 


Valdez. Whether for public projects, TAPS, or other private projects, the best 


time for construction is May through October. These employees and/or their 


respective employers are already seeking rental units in Valdez for the 


construction season. Apart from year-round work, the only driver that 


specifically affects demand for housing during winter months is extreme snow-


sport. Valdez has incredible amounts of snow and it accumulates at steeper 


angles than most other places in the world. Therefore, heli-skiing and cat-skiing 


guides operate to capitalize on winter tourism activities. 


Residential Market 


Survey and Economic 


Trends 


The following resources are provided for reference. They were not used to 


develop the Reliant Survey for this study or determine the conclusions. They 


are, however, worthy of consideration. 


AHFC RESIDENTIAL 
MARKET SURVEY 


Alaska Housing and Finance Corporation (AHFC) is a state-owned lender. 


They hire the State of Alaska (SOA) DOL to research and develop their Alaska 


Housing Market Indicators. One report they produce annually is the Residential 


Rental Market Survey. Some of the highlights of the 2015 survey relevant to our 


survey follow. 
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 Source: Alaska Department of Labor and Workforce Development - Research and Analysis Section. 


2005 2006 2007 2008 2009 2010 2011 2012 2013 2014


1-bedroom $832 $854 $886 $890 $925 $925 $950 $975 $1,006 $1,047


2-bedroom $1,045 $1,073 $1,081 $1,119 $1,166 $1,155 $1,182 $1,213 $1,250 $1,287
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Reliant LLC Survey 


Survey Overview 


 


Reliant Survey 


Methods 


For this study, Reliant performed extensive remote and on-site primary 


research. Owners, brokers, property managers, tenants, and other market 


participants were contacted to gather information for the survey. Preliminary 


development parameters were provided by the client, but no specifics (i.e. 


location, quality, amenities, etc.) were available. Due to the small market size, 


some properties were included despite the fact that they could not be considered 


comparable to a new development of this general type (mostly due to age or 


unit size). These exceptions were made to increase the sample size, and because 


they could still potentially compete to some degree even against a new property. 


It should be noted that some duplexes and fourplexes were considered in this 


survey due to a lack of inventory. 


Multifamily Rent 


Tables Summary 


Although most of the multi-family units in Valdez are more than 30 years old, 


the properties included are still considered competition for new development in 


this case. Within a very tight market such as this, renters must often settle for 


aged apartments because there may not be any other option. Obviously, newer 


stock will almost always be more attractive than the older units provided they 


are priced similarly. The ongoing challenge in Alaska is for new construction to 


be built within a budget that allows feasibility at affordable rents for the market. 


In this remote location, with its relatively harsh climate, supply tends to follow 


demand with a fairly significant lag – meaning substantial speculative 


construction and over-building are very unusual historically. 


As shown on the following summary tables and the Addenda detail sheets, the 


survey data show overall occupancy for one- and two-bedroom units at 


approximately 96%, with prices ranging from $1.10/sq ft/mo. to $2.00/sq ft/mo.  


The one-bedroom units range from $600 to $1,250/mo., while the two-


bedrooms range from $1,000 to $1,500/mo.  The newest complex (R-9) sets the 


high end of the range, although even this property is 15 years old.  Tenants at 


some complexes pay electricity in addition to rent. Moreover, many of the 


complexes reported that they heat with oil which is generally not included as a 


tenant expense. It should be pointed out that R-9 is fully furnished and operated 


as corporate apartments, but for analysis purposes the rents were estimated by 


the manager as if the units were operated as typical, unfurnished apartments.  


HUD allowable utility costs for Valdez are $281 for one-bedrooms, $357/mo. 


for two-bedrooms, and $435 for three-bedrooms (including electricity for heat, 


cooking, and lights).  Many of the existing complexes have electric unit heat, 


while some have central heating with oil.   
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Market Supply 


Historic Construction 


Trends 


The chart below shows the historic additions in units to the housing market in 


Valdez. It should be noted that this includes all housing types (single family, 


multifamily, mobile homes), thus providing only a general trend in the housing 


supply.   


Source: Alaska Department of Labor and Workforce Development - Research and Analysis Section  


Current Inventory Approximately 47% of the housing units present in Valdez were constructed 


between 1970 and 1979.  Just a handful of properties have been built in the last 


twenty years. In the Reliant Survey, only four of these “newer” properties were 


identified, and only one rents at market (R-9) as opposed to “affordable” rents. 


Proposed & Forecast 


Construction 


No new multifamily units are planned for Valdez at this time.  North Pacific 


Rim Housing Authority was the only named party that is contemplating any 


more developments, and they are very likely to offer a “Native preference” 


given the developer. 


Costs The cost of construction is unusually high in Alaska generally, and in Valdez 


specifically. Everything from fill, to lumber, and from labor to fuel is 


significantly higher than similar costs in the Lower 48. Alaska’s extreme 


climate demands more durable exterior finishes, deeper foundations to reach 


beneath the frost layer, and better insulation.  Building from October through 


May is much more expensive due to the frozen ground and the decreased 


productivity in the cold and dark months.  Shipping materials add a premium to 


their prices. Given the cost of living, the cost of labor is also elevated. Valdez, 


in particular, has an inordinate amount of snow – they average about 27’ of un-


compacted snowfall per year. This requires snow shedding roofs, space in the 


parking lot for piling snow, and exterior walls that are exposed to the weight 


and moisture of melting snow for months. Additionally, if you were to ask a 


Valdez resident what design improvement they would want most, covered 


parking would be the answer. 


All the cost factors above tend to narrow developers’ margins, generally 
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speaking.  Moreover, while the Valdez economy is stable and the median 


income level is healthy, the cost of living is relatively high due to the remote 


location.  Local residents are also accustomed to paying the rent levels set by 


aged product.  Because little new construction has come online in recent years, 


there is additional perceived risk to a developer as to whether the higher rents 


required to make development feasible are actually achievable.  That said, as 


the gap in quality between new construction and the majority of other options 


widens over time, it is reasonable to expect that new construction will continue 


to be more and more attractive to residents. 


Market Demand 


Risk Factors As discussed in the overview, the decline in the price of oil over the past two 


years presents a significant risk to most investments in Alaska.  Affecting all 


regions of Alaska, the oil and gas industry has been the keystone of the state’s 


economy for the past four decades.  According to the Alaska Department of 


Revenue, the four sources of revenue from petroleum production (production 


tax, royalties, property tax, and corporate income tax) accounted for 28% of the 


total revenue for the State of Alaska in 2015 and is forecasted to decline to 


between 15% and 19% till 2025. However, much of the total revenue is 


restricted.  From 2006 to 2015 petroleum revenue accounted for 89% of the 


state’s unrestricted revenue on average. The forecasted share of unrestricted 


revenue paid for by petroleum revenues is dropping dramatically with each 


revision of the forecast. The most recent estimated the General Fund 


Unrestricted Revenue (GFUR) to be $1.2 billion.  This is based on the price of 


oil maintaining $40/barrel with production at 500,000 barrels per day. 


Legislators are facing a $4 billion budget deficit, a vast amount of restricted 


wealth, and contrary constituents pressuring them to balance the budget in a fair 


way (i.e. tax the “other guys”). Legislators will be forced to change fiscal policy 


in the next few years if they don’t do it in the next few weeks during the current 


extension of the legislative session.  Many state-funded agencies will likely take 


a cut, but the effects on Valdez may not be dramatic at first. Valdez may be one 


of the few places in Alaska that remain stable through this drop in the price of 


oil and the State’s budget crisis. Since the City’s budget is funded mostly by an 


endowment from when TAPS started, they have a steady source of income. 


Further, maintenance on the pipeline and the transport of oil out of Port Valdez 


will continue for many years – regardless of crude prices. So, although the state 


as a whole may see a recession, Valdez is less likely to feel it directly. 


One factor that may affect the demand for units in Valdez over time is the aging 


population that may seek more a hospitable environment for their retirement. 


Many retirees seek low-maintenance, low-cost housing like apartment rentals as 


a place to live during early retirement. The uncertainty is whether they will stay 


in a remote northern state, and this increases the risk associated with demand 


for multifamily units to some degree in the longer term. 


Trends The table below shows the historical growth in households as well as the 


projected new households in Valdez. As illustrated, in 2010, some shrinkage in 


total households occurred, but it is forecasted to remain flat through 2020. If 


current projections turn out to be correct, they suggest there will be new 
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demand of approximately one additional multifamily household annually over 


the next five years.  This of course only represents demand from new 


households. It does not reflect any pent-up demand from the tight market (that 


is, the difference between the current vacancy rate of approximately 3% and a 


typical structural vacancy rate of 5% which would be indicative of a healthy, 


competitive market). Nor does it reflect the high likelihood that new product 


would capture market share from older product. Evidence for this is 


demonstrated by the anecdotal information that was collected during interviews.  


Property managers report having to turn potential tenants away repeatedly.  In 


short, this is neither a large nor growing market, but rather a small and stable 


one. 


 


Near Term Outlook 


Supply The preceding analysis shows that that the supply of new one- and two-


bedroom apartments is quite small, and quite static.  No large or long-term 


developments are planned. Aside from the Client’s considerations, North 


Pacific Rim Housing Authority is the only developer that has shown interest in 


adding new inventory. However, they still have not made significant progress 


and the city of Valdez considers it in only a prospecting phase.  


Demand By the numbers, the demand trend is stable by ESRI’s estimate. They estimate 


just one new renter household annually and an annual increase of 2.26% in 


median household income. Demand from population growth is effectively zero. 


However, regular turnover and the potential closure of the Aleutian Village 


Trailer Park (assuming this actually occurs, and assuming the City is unable to 


come up with a viable solution) would generate some additional demand.  


However, in the absence of firm information on the closure outcome, the 


current income levels of the mobile home park residents, and the numbers of 


residents that would actually move into rental apartments rather than moving 


out of Valdez altogether, it is impossible to reliably predict the degree of 


demand growth from this source. 


Rents Rents for older, un-renovated inventory are the norm in this market. The single 


example of newer construction in Valdez -a 15-year-old property – shows a 


demonstrable premium. Presumably, the appeal gap between older and newer 


product will continue to widen over time, but given how tight this market is the 


older product will still compete for the foreseeable future, putting some 


constraints on the rents that can be achieved by new product. In the short run at 


Projected New Households & Renters


1980 1990 2000 2010 Est. 2015 Proj. 2020


Population (City & Burough of Juneau) 3,079 4,068 4,036 3,597 3,555 3,590


Total Households 957 1,277 1,494 1,415 1,427 1,444


Average Household Size 2.88 2.90 2.58 2.44 2.39 2.38


Annual New Households (Average) 64 43 (16) 2 3


Percentage Owner Occupied 58.2% 63.7% 58.1% 61.2% 61.2%


Annual New Renter Households 27 16 (7) 1 1


Less Condominium Rentals est. @ 5.0% 0 0 0 0 0


Estimated New Multifamily Demand (Units) 27 16 (7) 1 1


Sources: US Census, STDB Online
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least, rents for all multifamily properties are expected to remain stable, with 


modest increases likely stemming from increases in operating costs rather than 


substantial increases in demand. That is, however, contingent on how much 


demand the potential closure of the Aleutian Village Trail Park temporarily 


generates, how the market behaves during that potential transition, and how 


many households decide to leave the market. 


Occupancy The research performed shows high occupancy rates for one- and two-bedroom 


apartments in Valdez at this time. The data suggest that the rate of new demand 


is stagnant, although a spike is possible by the end of the summer. Occupancy 


is generally expected to hold steady. The displacement of the Aleutian Village 


Trailer Park residents would max out capacity and bring occupancy to 


approximately 100% (potentially putting some households in hotels 


temporarily) until either households leave Valdez, or new product is delivered.  
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Low Income Housing Study 


Overview 


Market Following is an analysis of the Valdez low-income multifamily residential 


rental market.  Due to the small market size, only three properties were 


available to query. An aerial image follows. The client requested this analysis 


for their consideration of potential low-income housing in Valdez. Specific 


details of any potential development were not provided, but the client did give 


general parameters for possible income restrictions. 


Data Sources The data used to develop this analysis was gathered from a host of sources 


including but not limited to the following: Reliant LLC files, Novogradac, 


Alaska Department of Labor (DOL), Alaska Housing and Finance Corporation 


(AHFC), the U.S. Census Bureau, ESRI, HUD, Craigslist, property tax records, 


landlords, tenants, brokers, appraisers, developers, property managers, and 


owners. The data available has been carefully analyzed. 


Supply Soundview is the only traditional apartment complex in Valdez that serves low-


income tenants. As shown below, the other two low income developments are 


comprised of duplexes. They were built near the high school “in town” in 1997 


and are well maintained. In fact, Soundview is the only example of a relatively 


modern apartment complex in Valdez – workforce or affordable. This complex 


is comprised of 8 two-bedroom units and 12 three-bedroom units. They feature 


a covered community patio and play structure. Sound View’s occupancy is 


100%. There are income restrictions (60% AMI), rent is set at 30% of income, 


and they do not accept vouchers.  


Another low income option is a block of 7 two- and three-bedroom units (in 


duplexes) called Valdez Arms.  This property is run by Alaska Housing and 


Finance Corp (AHFC).  They have 6- to 12-month waitlists. They accept 


anyone below 80% of AMI and their rents are described the table below. 


The last low-income multi-family option identified is the Switzerland 


Apartment complex located four miles from downtown Valdez (near the 


airport). These duplexes are owned and operated by the North Pacific Rim 


Housing Authority. This is an Indian Housing Authority development that 


provides affordable housing only to Alaska Natives and/or American Indian 


families. They use HUD Income Limits and set rent at 30% of household 


income.  Tenants pay electric, but heat is included.  Currently they have one 


vacancy. It is rumored that NPRHA is considering developing apartments for 


non-Natives, but the City considers it highly speculative (“pie-in-the-sky”) at 


this point. 
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Aerial Image – Multifamily Low Income Housing
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Demand The method to determine the demand for low income housing in Valdez was 


similar to that used to in the previous market scenario.  The following section 


attempts to quantify demand for low-income housing in the local market.  As a 


first step, the Novogradac online tool (see Addenda for results) was used to 


determine maximum rents and income levels, assuming that typical LIHTC 


rules for 60% AMI properties apply.  For the low income demand calculation, 


the upper income limit was set based on LIHTC maximums (determined by % 


of AMI, varying by household size for each unit type) and the lower income 


limit was set based on what a household would need to earn in order to afford 


the target rents (using the standard 30% rule of thumb for affordability).  


The client only provided very basic parameters for this assignment.  They 


would potentially limit incomes to 60% of AMI, and set rents at approximately 


30% of income.  In practice, rents at affordable projects throughout Alaska tend 


to be set incrementally below the maximum allowable rent for an LIHTC 


project of that type.  In recognition of this reality, the “pro forma” rents shown 


below were selected by the appraiser at 85% of the max allowable LIHTC rents 


for Valdez.  Please refer to the Novogradac rent and income limit calculator 


information included in the Addenda for more detailed source information. 


 


VALDEZ LOW INCOME OPTIONS


Units 1-bed 2-bed 3-bed Rents Income Restrictions


Sound View Apartments 20 8 12 30% of income 60% of AMI


Switzerland Apartments 18 18 30% of income HUD Limits


Valdez Arms 7 4 3
$1,156 for 2-bed


$1,329 for 3-bed
80% of AMI


LOW INCOME RENT SUMMARY


Unit Type AMI


Max Allowable 


Rent (1)


Pro Forma 


Rents (2) HUD FMR (3)


1-Bedroom 60% $1,017 $864 $851


2-Bedroom 60% $1,221 $1,038 $1,139


3-Bedroom 60% $1,410 $1,199 $1,413


(1)  FY2016 LIHTC Rent limits based on household size per unit.  No HUD utility 


allowance adjustment  is required in this case.


(2)  Appraiser estimate of likely restricted rents (all utilities included in rent), 


based on 85% of max allowable rent.


(3)  Final FY2015 Fair Market Rents for Valdez .  No utility adjustment.
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 Overall, according the following calculations as well as anecdotal information 


from local property manager queries, there is some pent up demand for low 


income housing in Valdez. The following table illustrates this. 


LOW INCOME -  INCOME REQUIREMENTS


Unit Type No. Units AMI


Pro forma 


Restricted 


Rent (1)


Annual 


Restricted 


Rent


LIHTC 


Minimum 


Income (2)


LIHTC 


Maximum 


Income (3)


1-Bedroom 10 60% $864 $10,373 $34,578 $40,700


2-Bedroom 25 60% $1,038 $12,454 $41,514 $48,840


3-Bedroom 5 60% $1,199 $14,382 $47,940 $56,430


(1)  Appraiser estimate of restricted rents (including all utilities).  For reference, FY2016


       LIHTC Rent limits based on household size per unit, including all utilities, are $1,017


      for 1-beds., $1,221 for 2-beds. & $1,410 for 3-beds (60% AMI).


(2)  Required annual income calculated using annual rent, at 30% of annual income.


(3)  FY2016 LIHTC maximum allowable income levels (based on MTSP Income Limits).


Percent


5.7%


3.8%


6.6%


10.7%


16.6%


22.4%


20.7%


7.2%


6.2%


100%


Source: U.S. Census Bureau, Census 2010 Data. Esri forecasts for 2015 and 2019


Per Capita Income $38,557


Average Household Income $94,632


Median Household Income $80,022


Totals 1,427 14% 196 


$200,000+ 101


$150,000 - $199,999 144


$100,000 - $149,999 305


$75,000 - $99,999 221


$50,000 - $74,999 215 25% 54


$35,000 - $49,999 136 100% 136


$25,000 - $34,999 111 5% 6


$15,000 - $24,999 104


<$15,000 92


Households by Income Number % of Range # of HH


2015 Target


Valdez


Area: 66.87 square miles


LOW INCOME HOUSEHOLDS 
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The preceding capture and penetration analysis table demonstrate the relative 


position of a development of 40 low income multifamily units within the 


current Valdez market environment.  Essentially the capture rate shows what 


percent of a year’s worth of demand would the 40 units under consideration 


require for them to be fully absorbed.  In this case it might take a year-and-a-


half’s worth (145% of a year’s annual demand of 26 households) to occupy 40 


units. That estimate is made on assumptions about competitive product and 


similar options which are not well supported in Valdez. In the very tight market 


of Valdez, tenants might try to transition faster to get into new construction, or 


Total Households 1,427


% Income Eligible (1) x 13.7%


Income Eligible Households 196


% Renter Occupied (2) x 65.0%


Eligible Renter Households 127


Annual Unit Turnover (3) x 20%


Annual Demand from Turnover 25


Pent-up Demand (4) 2


Annual Demand from Growth (5) + 0


Total Annual Demand 27


Number of units proposed by client 40


Capture Rate (6) 148.1%


Market Supply (7) 45


Penetration Rate (8) 26.5%


(1)  Based on HH income distribution data for primary market area and 


appraiser selected income range.


(2)  ESRI Data suggest that overall renter population is 33.1% of total 


households. However recognizing that low income households are more 


likely to rent than own, appraiser estimated renter percentage of 65% 


has been applied in this analysis. 


(3)  Typical annual rental turnover ranges from 15% (LIHTC) to 50% 


(market), based on information from several local landlords.  Appraiser 


conclusion shown.


(6)  Number of proposed subject units as % of annual demand from 


eligible renter households.  Refer to "Projected New Households and 


Renters" Table on p. 20 and note (1) on this table.


(7)  Number of affordable units already in primary market area.


(8)  Market penetration calculated using existing and new inventory 


relative to eligible renter households.


(4) Vacancy (excluding units with Native Alaskan/American Indian 


preference) is 0%, suggested vacancy is 5%, the difference of 5% is the 


calculated pent-up demand.


(5) Estimated new annual low-income multifamily demand from 


population growth  through 2020 (source STDB Online).


CAPTURE / PENETRATION RATE ANALYSIS
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multiple families renting a large home may split into two that meet low income 


requirements.   


The penetration rate shows the relationship between the 40 new units under 


consideration as a percentage of all the unmet demand in Valdez (units under 


consideration divided by eligible renter households less current inventory). In 


short, there appear to be approximately 82 eligible renter households without a 


low income unit to rent. 


Remote communities like Valdez offer unique challenges and advantages in 


calculating reliable numbers for an analysis like this one. Since the data is 


limited compared to larger metro areas and the trends are harder to identify, it is 


difficult to make large-scale generalizations. On the other hand, the fact that the 


lines of Valdez are not blurred with any other community (as would be the case 


in most urban and suburban areas) makes it easier to define the space and the 


community that is being analyzed.  Said another way, there is no leakage of 


apartment demand into a nearby community. 


The capture rate shown above implies the client’s proposed development would 


require roughly 1.5 years to absorb.  However, it reflects only demand from 


typical annual turnover, along with a very small amount of indicated pent-up 


demand.  There is effectively no new demand expected from population growth.  


In all likelihood, though, a new complex should be able to easily capture market 


share from much older product, all things being equal.  One would reasonably 


expect a much shorter absorption period in reality than that indicated by the 


numbers above.  All of this said, it should be recognized that even this 


relatively small proposed development would be targeting nearly half of the 


eligible income households in the market area.  This is, again, a reflection of the 


very small market in Valdez.   


If the Aleutian Village Trailer Park closes and the city cannot find a solution for 


these residents, there may be a temporary spike in demand from turnover. 


Thirty-one households (of approximately 60 total) claimed that leaving Valdez 


was a realistic option, but ten of those reported that leaving was their only 


option. Conversely, only eleven households reported that renting a house or 


apartment in Valdez was a realistic option.  Moreover, the group of tenants 


from the trailer park would likely have to make significant life changes to move 


into apartments. For example, the following table summarizes the storage needs 


indicated by the survey. 







Valdez, AK Low Income Housing Study 


 
 


16-0270 
 


Page - 29 - 


 


 


 


Although detailed demographics about the tenants are not available, the 


storage/parking table makes it clear that these tenants would probably be better 


suited for and more likely interested in single-family homes than apartments if 


the park ultimately ends up closing.  Many tenants might simply leave Valdez. 


Households that qualify for low-income housing but are not presently in low 


income housing must find the most affordable market rents they can (at market 


complexes).  This would obviously change if a new low income complex came 


online.  The potential closure of Aleutian Village Trailer Park could cause a 


minor spike in demand. The incomes of many of the trailer park tenants would 


meet low income limits. As many as 28 trailer households (approximately half) 


could contribute to the demand for generic low-income housing in Valdez (see 


the Aleutian Village Survey in the Addenda). Of the 28 low income (80% AMI) 


or very low income (50% AMI) households in the trailer park, 23 have three or 


fewer persons in their households.  It is unknown what percentage is below the 


60% AMI level.  Unfortunately, details about how many of the subset of low 


income tenants from the trailer park are interested or able to move into 


apartments is not available either.  As the survey indicated, the number of cars, 


boats, cats, or sheds may motivate tenants to make a more dramatic change and 


simply move out of the area.  Ultimately, it is difficult to comment with any 


more certainty on this potential closure and its impacts on the rental market at 


this time. 


Occupancy The research performed shows high occupancy rates for all of the low income 


units in Valdez. Out of 45 units, only one is available. This unit also has a 


restriction that the head of household be Alaska Native/American Indian (which 


represents approximately 8% of the local population, per Census data).  There 


are reportedly waitlists at the other two properties. 


Near Term Outlook 


Supply The preceding analysis shows that that the supply of affordable housing is low, 


yet the universe of eligible households is also small. No large or long-term 


developments are planned. Aside from the Client’s considerations, North 


Pacific Rim Housing Authority is the only developer that has shown interest in 


adding new inventory. However, they still have not made any real progress and 


the city of Valdez considers it in a prospecting phase.  Furthermore, it was 


unclear as to whether they would be developing low income or market rate 
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housing. 


Demand Demand for low-income households is expected to remain stable. However, 


turnover due to the potential closure of the Aleutian Village Trailer Park 


(assuming it occurs, and assuming the City does not provide a solution) could 


cause a temporary increase in demand.  


Rents In two of the three complexes, rents are determined as a percentage of 


household income. In the third, rents are set at $1,156 and $1,359 for two- and 


three-bedroom apartments respectively.  No significant changes in affordable 


housing rents are expected at this time, as income levels are expected to remain 


stable. 


Occupancy The data suggest that the rate of new demand is stagnant, although a spike is 


possible by the end of the summer (if the Aleutian Village Trailer Park actually 


closes).  No significant changes in occupancy levels for affordable housing are 


expected for the foreseeable future, though, as they are already near 100%. 


Conclusions for 


Potential Development 


Valdez represents a very small, static market. The bulk of annual demand 


results from typical unit turnover.  There is a very small degree of pent-up 


demand that would be income-eligible.  Essentially no new demand is expected 


from population growth in this stable area.  In consideration of developing new, 


good quality units, the gap in age and quality versus the existing low-income 


options is much smaller than that of the market rent options, since most of the 


low-income units are approximately 15 years old (as opposed to 30+). While 


age/condition will certainly help to some degree, the location, amenities, and 


other features of a new development may have more influence in absorption 


and ongoing competitiveness in this case.  That said, one could reasonably 


expect a new, good quality complex of the intended size (40 units) to compete 


effectively in this market. 


As a reminder, much of the information in the survey should be considered 


confidential, and this report is intended for internal use only. The very small 


community in Valdez is obviously close-knit and sharing certain portions of 


this report with other parties (including public officials) is likely to expose 


sensitive information. Consider the market participants who made this 


possible, the Intended User from the Assignment Overview, and the General 


Assumptions & Limiting Conditions that follow before sharing this 


information. 
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General Assumptions & Limiting Conditions 


1. Applicable to All Assignments: Unless explicitly stated to the contrary, the following General 


Assumptions & Limiting Conditions apply to all assignments: 


2. Acceptance of Report/Limit of Liability: The client’s acceptance and/or use of this report also 


establishes the complete acceptance of all contingencies, assumptions, limiting conditions, etc., as stated 


within the report.  The client is responsible to become familiar with these assumptions and limiting 


conditions.  If placed in the possession of anyone other than the client, the client shall make such party 


aware of these assumptions and limiting conditions.  The appraiser(s) assume no liability for the client or 


third party’s lack of familiarization and comprehension of the same.  The appraiser(s) has no 


responsibility or liability to correct any deficiencies of any type in the property, or any costs incurred to 


correct such deficiencies whether legal, physical, or financial. 


3. Responsibility of Client/Intended User to Accurately Communicate Results:  If placed in the 


possession of anyone other than the client or intended user, they shall make such party aware of these 


assumptions and limiting conditions.  The appraiser(s) assume no liability for the client or third party’s 


lack of familiarization and comprehension of the same.  The appraiser(s) has no responsibility or liability 


to correct any deficiencies of any type in the property, or any costs incurred to correct such deficiencies 


whether legal, physical, or financial. 


4. Post Appraisal Services:  The contract for consultation, or other service is fulfilled upon completion of 


the assignment.  The appraiser(s) or others assisting in this report will not be required to provide 


testimony in court or other hearing, and will not participate in services other than routine questions with 


the client or third parties so designated by the client without a separate engagement and for an additional 


fee.  If testimony or deposition is required due to subpoena, the client shall become responsible for the 


incursion of fees and charges for any additional time, regardless of the party. 


5. Duplication and Dissemination of Report or Report Contents:  This study has been completed for the 


client’s specific use as well as any other intended user(s) specifically identified in the report.  The 


appraiser(s) has no liability, accountability, or obligation to any other third party.  The appraiser(s) retain 


copyright of the data, discussions, and conclusions contained herein.  Possession of this report does not 


constitute the right of publication either in whole or in part.  The client may only disseminate complete 


final copies to third parties engaged in the course of underwriting and loan securitization, as well as to 


any other intended user(s) identified in the report.  Duplication and dissemination of selected sections of 


this report to third parties without express written consent of the signatories of the report are prohibited 


and may be misleading.  This report in whole or in part may not be distributed to the general public by 


use of advertising media, public relations, new outlets, etc. without the written consent of the signatories.  


Exemptions from this restriction include duplication for the client’s internal use, dissemination to 


accountants, attorneys, or advisors of the client.  The exemption also extends to any court, governmental 


authority, or regulatory agency that has jurisdiction or subpoena power over the individuals or parties for 


whom the appraisal has been prepared or for ethics enforcement, provided that the report will not be 


published in whole or in part in any public document or medium.  This report shall not be advertised to 


the public to make a “sale” or any “security” as defined by the Securities Act of 1933.   


6. Unauthorized User:  The report has been prepared for the client and any other intended user(s) 


specifically identified in the report, within the context of the intended use only.  The appraiser(s) has no 


liability to any other third party. Any authorized user of this document who provides a copy of this 


document to, or permits reliance thereon by, any person or entity not authorized by Reliant, LLC in 


writing to use or rely thereon, hereby agrees to indemnify and hold Reliant, LLC, its affiliates and their 


respective shareholders, directors, officers, and employee’s harmless from and against all damages, 
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expenses, claims and costs, including attorney’s fees, incurred in investigating and defending any claim 


arising from or in any way connected to the use of, or reliance upon, the document by any such 


unauthorized person or entity.  Such unauthorized distributor accepts all liability to the unauthorized user 


whom they distribute a copy of the report to.  Any unauthorized distributor of this report is cautioned that 


they may incur liabilities to the unauthorized user that they are providing a copy of the report to as well as 


to Reliant LLC. 


7. Reliability of Information Used:  Through the course of this assignment the appraiser(s) collected data 


from numerous sources deemed reliable, but not guaranteed.  No liability is assumed for the inaccuracies 


of data supplied by the various sources either public or private.  Data relied upon in this report has been 


confirmed with primary or secondary sources considered reliable and/or reasonable, and appropriate for 


inclusion in the analysis.  Although there were no reasons to doubt the general accuracy of such data, 


unimpeachable verification or affidavits of all data is an impractical and an uneconomic expenditure of 


time and resources and/or may involve legal or confidentiality issues.   


8. Right to Amend Report:  The appraiser(s) reserves the right to amend, modify, alter, or correct any and 


all statements, analyses, and conclusions of the value indications in the event that incorrect data was 


supplied, withheld, altered, or that any other pertinent data unknown, not disclosed, or revealed to the 


appraiser(s), whether intentionally or unintentionally, during the course of this assignment subsequently 


becomes available.  Examples of such data that could impact the opinions of market value include but are 


not limited to:  street addresses, Assessor’s Parcel Numbers, site area, site dimensions, gross building 


area, net rentable area, usable area, common area, number of units, number of room, rent rolls, historical 


operating statements and budgets, sales data, etc.   


9. Market Dynamic and Valuation Fluctuations:  Market values are highly susceptible to both macro and 


micro economic forces that influence the property.  Such forces include but are not limited to: length of 


time, marketing efforts, motivations and preferences of market participants, productivity of the property, 


the property’s market appeal, changes in investor requirements regarding income and yields, etc.  The 


opinions are made as of the report date and subject to fluctuations over time as a result of natural market 


forces. 


10. Date of Value, Dollar Values, and Purchasing Power:  The date of the report and the effective date of 


the opinions are stated in the letter of transmittal or with the appropriate sections of the report.  All dollar 


amounts are based on the purchasing power of the United States Dollar (USD).  The analyses of the 


appraisal are based upon the known market conditions as of the date of report.  Changes in market 


conditions or purchasing power may warrant a new appraisal assignment.  The appraiser(s) is available 


for consultations regarding changes in the economic conditions.  


11. Limitations of Competency:  The appraiser is competent in the valuation of real estate, which is a subset 


of the field of economics.  The appraiser is not competent in the fields of law, engineering, construction, 


architecture, surveying or other areas of expertise.  Clients bear the responsibility of consulting and 


retaining experts outside the appraisal profession as required by the situation.   


12. Exhibits:  Maps, plats, sketches, photographs, and other exhibits are intended for illustration, 


visualization, and assistance in describing and analyzing the property in full context.  Such exhibits may 


not be removed, reproduced, or separately used beyond this report.  


13. Building Area:  Reliant, LLC makes no warranty or certification relating to building area.  In instances 


when building area is not provided and is either partially or entirely unknown the appraiser may be 


required to measure the property to provide an indication of building area.  Measurements by the 


appraiser may be made onsite or be made from property drawings, sketches, or actual architectural plans.  


The user(s) of this assignment are cautioned not to view the appraisers building area estimate as having 


the same degree of accuracy as a building area study performed by an appropriately qualified/certified 


individual such as an architect or engineer and are recommended to engage such individuals for this type 
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of information. 


14. Environmental Compliance:  Unless otherwise noted, the appraiser(s) makes the assumption that the 


property is in compliance with all applicable national, state, or local environmental regulations. 


15. Asset Recommendations and Consultations:  Asset Recommendations and Consultations:  No 


statements contained within the report shall constitute recommendations with regard to any decision by 


the client(s) or intended user(s) with respect to prospective underwriting, financing, acquisition, 


disposition, holding of the asset, or any other subsequent event.  If the client requests a recommendation 


with respect to such a decision, it should be requested in writing, be explicitly listed in the scope of work 


and explicitly addressed in the appraisal report.   Such decisions warrant significant research and strategy, 


with specific investment questions requiring additional consultations and financial analysis.  Any client or 


intended user should consider this document as only one factor together with its independent investment 


considerations and underwriting criteria, in its overall investment decision.  The assignment is not 


intended to be either a positive or a negative indication, nor endorsement, of the soundness of an 


investment or underwriting decision.   


16. Agreement to Mediation and Binding Arbitration:  If a dispute arises out of or relates to this 


assignment and if the dispute cannot be settled through negotiation, the parties agree first to try in good 


faith to settle the dispute by mediation administered by the American Arbitration Association under its 


applicable procedures.  Any controversy or claim arising out of or relating to this assignment that cannot 


be resolved through said mediation shall be settled by binding arbitration administered by the American 


Arbitration Association under its applicable rules and binding judgment on the award rendered by the 


arbitrator(s) may be entered in any court having jurisdiction thereof.  


17. Dissemination to Assessor:  The user(s) of this report may not provide a copy of this report to any 


assessment office or agency without the prior written consent of Reliant LLC, as redaction of certain 


market and/or property level information may be required prior to submission for confidentiality reasons. 


18. Duration (Term) of Assignment Reliance:  The period of time that an assignment remains appropriate 


for the client and intended user(s) intended use, including the factual conditions that form the premise of 


the assignment, the research, data, and analyses, are dependent on a variety of factors including the 


intended users, intended use, changes in market conditions, legal/regulatory/statutory requirements, 


property specific conditions and other factors.  This assignment shall not be relied upon by the Client or 


intended user(s) after a period of thirty-six (36) months from the earlier date of either A) assignment 


delivery, which is most commonly the date of report, or B) an invoice is submitted to the Client.   


19. Duration (Term) of Assignment Validity & Reliant Liability:  The assignment is valid only as of the 


effective date.  The applicability of the assignment for the intended use is a function of a variety of 


factors, including the degree of changes in market and property conditions.  However, the market/subject 


factual information, and analyses, or any other aspect of the assignment, are valid for a period no greater 


than thirty-six (36) months from the earlier date of either A) assignment delivery, which is most 


commonly the date of report, or B) an invoice is submitted to the Client.  The assignment may only be 


relied upon by the Client(s) or Intended User(s) for this specified period of time and Reliant shall have no 


liability under this agreement to the Client, intended user(s) or any other party after this specified period 


of time.  


20. Resolution of Violations & Deficiencies:  Any violations or deficiencies resolved under the terms of this 


agreement shall remain confidential between Reliant LLC and the Client, intended user(s) and reviewers.  


Except as provided under this agreement, the Client, Intended User(s) or reviewers agree not to submit 


the assignment to any applicable private or governmental body with jurisdiction over the matter.  If any 


aspect of the assignment is determined by the Client, intended user(s) or their reviewers, to not meet the 


minimum standards of any applicable Local, State or Federal laws, the Client or intended user(s) agree to 


not submit the assignment or individuals performing the assignment to any governing Local, State or 
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Federal authorities or any private entity with jurisdiction without first 1) notifying Reliant LLC of the 


violations and 2) providing Reliant LLC an opportunity to correct and address any deficiencies that may 


exist.  In the event that Reliant LLC fully addresses any deficiencies to the satisfaction of the Client, 


intended user(s) or their reviewers, these Parties agree that no further action shall be taken.  If, however, 


that the Client, intended user(s) or their reviewers do not believe that the issues have been fully resolved, 


Reliant LLC shall engage a third party expert of their choice to perform a professional review of the 


assignment.  If that third party reviewer determines that the alleged issues have been resolved, the Client, 


intended user(s) or reviewers shall be responsible for the fee to that third party reviewer.  If, however, the 


third party reviewer determines that the alleged issues have not been resolved, Reliant LLC shall have the 


opportunity to correct and address any deficiencies that may exist and is responsible for the fee to the 


third party reviewer.  If, however, such issues are not fully addressed by Reliant LLC to the satisfaction 


of the third party reviewer, the Client, intended user(s) or their reviewers are released from the 


confidentiality requirement of this agreement and may submit the assignment to any applicable private or 


governmental body with jurisdiction over the matter.   


21. Unauthorized Third Party Liability to Reliant LLC for False Accusation:  The assignment is a 


private contract between Reliant LLC and the Client and intended user(s).  Subject to the terms of this 


agreement, only the Client or intended user are permitted to submit this document to any applicable 


private or governmental body with jurisdiction over the matter without incurring any liability to Reliant 


LLC and the signatories of the assignment for false accusation, misrepresentation, slander or libel.  In the 


event that the signatories of this assignment are found not to be in violation of any applicable governing 


regulations, any unauthorized third party that makes false accusations or submits this assignment to any 


applicable private or governmental body with jurisdiction over the matter accepts liability to Reliant LLC 


for attorney’s fees incurred in their defense, lost income, damages to reputation of the signatories and 


firm and any and all other sources of economic damage that may result directly or indirectly from their 


said actions.   


22. Data Utilization:  The market and comparable data developed by Reliant, LLC and presented in this 


report is being provided to the Client and Intended User(s) only within the context of this specific 


assignment.  The Client and Intended User(s) are prohibited from distributing, disseminating, selling or 


otherwise profiting from this data outside the context of this assignment.  The Client and Intended User(s) 


are, however, permitted to utilize this data strictly for their own internal purposes. 
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Addendum:  Letter of Engagement 
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Addendum:  Novogradac Information 


A
d


d
en


d
u


m
: 


 N
o
v
o
g
ra


d
a
c 


In
fo


rm
a
ti


o
n


 











LIHTC Income Limits for 2016
(Based on 2016 MTSP Income Limits)


Charts 60.00% 140.00%


1 Person 37,980 53,172


2 Person 43,440 60,816


3 Person 48,840 68,376


4 Person 54,240 75,936


5 Person 58,620 82,068


6 Person 62,940 88,116


7 Person 67,260 94,164


8 Person 71,640 100,296


9 Person 75,960 106,344


10 Person 80,280 112,392


11 Person 84,600 118,440


12 Person 88,980 124,572


LIHTC Rent Limits for 2016
(Based on 2016 MTSP/VLI Income Limits)


Bedrooms (People) Charts 60.00%     FMR


1 Bedroom (1.5) 1,017 851


2 Bedrooms (3.0) 1,221 1,139


3 Bedrooms (4.5) 1,410 1,413


LIHTC Rent Limits With Utility Allowance Reduction for 2016
(Based on 2016 MTSP/VLI Income Limits)


Bedrooms (People) 60.00%


U/A
Entered
by User


1 Bedroom (1.5) 935 82


2 Bedrooms (3.0) 1,119 102


3 Bedrooms (4.5) 1,288 122


Novogradac & Company LLP Rent & Income Limit Calculator http://www.novoco.com/tenant/rentincome/calculator/z4.jsp


3 of 6 5/9/16 4:01 PM
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BACKGROUND 


 


On September 9, 2015 the Aleut Corporation announced plans to close the Aleutian Village 


Trailer Park, which they operate on state land sublet from the City of Valdez, by August 31, 


2016. The closure of the park would eliminate over 60 affordable housing units and displace 


nearly 200 residents. The City of Valdez hired Sheinberg Associates, a Community Planning 


firm based in Juneau, Alaska, to conduct a household survey of the Aleutian Village Trailer 


Park in October of 2015.  


 


SURVEY PURPOSE 


 


The purpose of this survey is to help the City of Valdez to assist residents by: 


 Identifying what financial, equipment, and other housing related assistance Aleutian 


Village residents will need to stay in Valdez; 


 Understanding what housing alternatives residents are most likely to pursue; and  


 Gathering income data to document the neighborhood's eligibility for housing assistance 


programs and grants. 


 


SURVEY METHODOLOGY 


 


The Aleutian Village Trailer Park has 61 occupied dwelling units. Although the park includes 


102 spaces, the remainder are vacant. All residents were included in the selected survey group. 


The survey period lasted two weeks, from October 16th through October 30th, 2015. 


 


Sheinberg Associates utilized multiple methods to reach each household, and provided a 


variety of options for residents to complete the survey. The owners of all 61 units were mailed a 


paper copy of the survey, using addresses from the city property tax records. The paper survey 


gave residents the option to take the survey online, complete and return the paper copy, or call 


the Sheinberg Associates Office and complete the survey by phone. A contact list of residents 


was also generated from the phone book and sign-in sheets at public meetings regarding the 


Aleutian Village Trailer Park. Using this contact information, households received an email 


with a link to the online survey in addition to the mailed paper version. Households with 


known phone numbers received follow-up calls. Each household for which no contact 


information was known received at least two site visits, including one by Sheinberg Associates 


staff on October 17th, and one by a volunteer resident in the second week of the survey period. 


 


Out of the 61 households in Aleutian Village, 58 responded to the survey. Two of those 


responses were incomplete (meaning they did not include income information). 
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SURVEY RESPONSES 


 


Question 1: Do you own or rent your mobile home? (Responses=56) 


Answer % of 


households 


# of 


households 


Own, with loan payments 1.8% 1 


Own, free and clear 91.1% 51 


Rent 1.8% 1 


Other 5.4% 3 


Total 100% 56 


Over 90% (51) of households responding to the survey own their mobile homes outright. One 


respondent indicated that they own, with loan payments. One household reported renting.  


Of the three households that marked “other,” one reported renting to own, one reported that 


they had paid for the mobile home in full but did not have a title yet, and one indicated that 


they owned their mobile home free and clear, and operated it as a rental property. 


 


Question 2: Have you already begun the process of relocating out of Aleutian Village? 


(Responses=56) 


Answer % of 


households 


# of 


households 


No 89.3% 50 


Yes 10.7% 6 


Total 100% 56 


If yes, what steps have you taken? 


 None 


 Have looked into moving the trailer, cost for spaces in south central 


 Renting a house in town, but space rent is paid through April to give me time to move slowly. 


 Retired 


 Checked with VMHP about availability of spaces. 


 I have submitted my trailer title and dimensions to Valdez Mobile Park. I have looked at available 


lots to fit my trailer and attachments. I do not want to move but preventative measures. 


Just under 11% of responding households (6) reported that they had already begun the process 


of moving out of Aleutian Village. Of the 6 households that said they were already beginning to 


relocate, 3 were looking into moving their trailer to other mobile homes in Valdez. One had 


rented a house in Valdez, and one reported retiring from their job.  
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Sheinberg Associates learned through conversations with community residents that one mobile 


home has been moved to Valdez Mobile Home Park since the Aleut Corporation mailed it’s 


closure notice in September 2015. 


 


Question 3: How many people live in your household, and how old are they? (Responses=56) 


Household size 


% of 


Households 


# of 


Households 


# of total 


residents 


1 Person 33.9% 19 19 


2 Persons 25.0% 14 28 


3 Persons 21.4% 12 36 


4 Persons 17.9% 10 40 


5 Persons 1.8% 1 5 


>5 Persons 0 0 0 


Total 100% 56 128 


Respondents were asked to report the age of each member of their household. The responding 


households represent a total of 128 residents. 16 households reported at least one child between 


the ages of 2 and 18, for a total of 25 children among all responding households. Another 17 


residents are seniors aged 60 or above. 


 


Question 4: Is anyone in your household Alaska Native or American Indian? (Responses=56) 


 


 


 


 


A quarter of households surveyed, or 14, reported at least one household member as Alaska 


Native or American Indian. Some respondents indicated during phone surveys that not all 


family members were native. 


 


 


 


 


Answer 


% of 


households 


# of 


households 


Yes 25.0% 14 


No 71.4% 40 


I don’t know 3.6% 2 


Total 100% 56 
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Question 5: Does anyone in your household have special needs or disabilities that may affect 


your ability to relocate? (Responses=14) 


Special Need or Disability 


% of 


households 


# of 


households 


Vision, hearing, or speech impaired 0.0% 0 


Limited physical mobility 12.5% 7 


Developmental disability 1.8% 1 


Other 10.7% 6 


Seven households responded that a member of their household had limited mobility to the 


extent that it would make relocation a challenge. One household reported having a family 


member with a developmental disability. An additional six respondents marked “other.” Out of 


these six, two wrote that they had no special needs or disabilities, and four wrote in medical 


circumstances beyond those listed on the survey. 


43 households skipped the question, and are presumed to have no medical issues that would 


affect their household’s ability to move if needed. 


 


Question 6: Does your household have pets that may make relocation a challenge? 


(Responses=55) 


Answer 


% of 


households 


# of 


households 


Yes 58.2% 32 


No 41.8% 23 


Total 100% 55 


Over half (58.2%, or 32) of responding households have pets. Of these, 29 households described 


the type and number of pets in the open-ended response fields. 27 listed at least one dog, and 


eight households also keep at least one cat. Other pets reported included reptiles, birds, and 


fish. One resident expressed concern during a phone interview that landlords frequently deny 


applicants with pit bull terriers; two households specified that their dog was at least part pit 


bull.  
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Question 7: Do you operate a business out of your home (such as a daycare, home office, 


etc.)? (Responses=55) 


Answer 


% of 


households 


# of 


households 


No 89.1% 49 


Yes 10.9% 6 


Total 100% 55 


Out of 55 respondents, six indicated that they operated a business out of their home. In 


addition, a business that did not complete the survey reported in a phone interview that they 


maintain a mobile home in Aleutian Village as workforce housing. That unit is occupied 90% of 


the time by a rotating crew of workers. 


 


Question 8: What types of parking, storage, and outdoor structures do you currently have at 


Aleutian Village? (Responses=51) 


Current structures/storage/parking 


% of 


households 


# of 


households 


Average # of 


structures/vehicles 


per household 


Personal Vehicles 96.1% 49 2 


Storage shed/ other detached structure 54.9% 28 1 


Four-wheelers/snowmachines/other 


recreational vehicles 
49.0% 25 2 


Wanagan/porch/attached add-on 41.2% 21 2 


Boats 21.6% 11 1 


Garden 13.7% 7 1 


Enclosed trailer 7.8% 4 2 


 


 


Question 9: What is the source of heat for your home? (Responses=55) 


Heat Source % of households # of households 


Heating Fuel Alone 50.9% 28 


Heating Fuel and Wood 18.2% 10 


Heating Fuel and Electricity 12.7% 7 


Heating Fuel, Wood, and Electricity 10.9% 6 


Wood Alone 3.6% 2 


Heating Fuel plus Toyo 1.8% 1 


Electricity Plus Toyo 1.8% 1 


Total 100% 55 
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Over 90% of respondents reported using heating fuel to heat their homes. The majority of 


households responding to the survey (28, or 50.9%) said that they use heating fuel as the only 


source of heat in their home, while 24 use heating fuel in combination with at least one other 


source. Two households chose “other,” and wrote that they used a Toyo stove, one in 


combination with electricity, and one in combination with heating fuel. Two households 


reported using wood as their only heat source. 


 


Question 10: In addition to space rent, what are your monthly costs for loan payments/rent 


and utilities? (Responses=53) 


 


 


 


 


 


Seven households reported loan payments of some sort as a monthly expense, including 


student loan payments. Some respondents provided both a summer and a winter monthly costs 


for heating and electricity bills. For the purposes of this survey, these ranges were averaged. 


Many respondents reported their space rent in the “rent” column. These responses were not 


included in the average calculation of monthly rent payments, leaving three households 


reporting rent payments.  


Five respondents reported loan payments averaging 374/month. In Question 1 of this survey, 


one household reported owning their mobile home with loan payments, indicating that most 


households reported loan payments for other purchases in this column on Question 12.   


 


Question 11: With the right equipment, is your trailer structurally sound enough to be 


moved? (Responses=55) 


Answer 


% of 


households 


# of 


households 


Yes 14.5% 8 


No 32.7% 18 


I don’t know 52.7% 29 


Total 100% 55 


 


Comments: 


Utility cost 


Average cost per 


household 


$/month rent (not counting space rent) $417 


$/month electric bill (on average) $141 


$/month heating fuel use (on average) $233 


$/month loan payments $374 
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 I haven't had the trailer inspected to move but I believe it could, but I don't want to move. 


 probably not.  unsure about what it would take to find and install axles with tires. 


 It's a 1972 Gibralter. Maybe? 


 can be moved, but has weak points that would need to be braced, and the roof might cave in where 


it has not been replaced, would need to be reinforced before it could be moved. Would cost 5,000, 


but not guaranteed to make it. 


 Have plans to demolish it or give it away if someone else wants it. 


 have floor and roof issues 


 However, considering the significant costs and effort to do so, I most definitely would prefer not 


to.  


 It might be movable with some repairs 


 Have built a snow-shedding roof over it, might be impossible to move. 


 Would just need new wheels 


 our trailer is a 1975 it has a lot of old and rotten wood on our budget we can only do a little at 


time. it has a 9000.00 dollar new roof and a new hot water tank. 


 My home was built in 1996 by Randy Bell (previous manager of park) by adjoining 2 ATCO 


units and building up around the frame. 


 Has been sheet-rocked. would cost 7,500 to move it. 


 I'm not sure Built in 1975, structure is weathered but sound enough for current location. I dont 


know if there is wheels on it or not. 


 The sides are starting to sag 


 Our mobile home is very old. 


 It is two older homes side by side with a huge roof build over both units.  I have no wheels for 


axles to move home. 


 It will fall apart, not strong enough to withstand a move. 


 May come apart at the front due to some rot issues 


 It has wheels under it.  I don't know if it will hold together to go down the road. 


 I think so. Would have to detach front porch on left side of trailer and the built on room and 


carport on the right side. That would leave my trailer open to the elements on all sides. My 


concern is the possible structural damage in the move.  


 It is unlikely that we will be able to move it; plus a long storage area is attached. 


Eight respondents (14.5%) replied that their mobile home could be moved. The majority of 


survey respondents (52.7%, or 29 respondents) did not know if it would be feasible to move 


their mobile home. Some had the job appraised and felt it was not worth the cost; others had 


installed sheetrock that would crack in a move. Respondents that felt their home could not be 


moved noted the cost, the age and instability of the home, and the difficulty of moving add-on 


structures including rooms and roofs. 
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Question 12: What assistance would you need to move to a new location in Valdez? 


(Responses=54) 


Assistance Needed 


% of 


households 


# of 


households 


Assistance to recover lost value of my mobile home 72.2% 39 


Assistance to move my mobile home 66.7% 36 


Assistance to replace older mobile home with newer, 


more energy efficient mobile home 
57.4% 31 


Assistance to move personal belongings 40.7% 22 


No assistance needed 7.4% 4 


Other assistance needed 24.1% 13 


Other Assistance/Comments: 


 Would like land to move my trailer onto. The city has a lot of land it could develop for people. 


 Need assistance to find a place to stay that accepts pit bulls 


 Moving a mobile home is hardly done without assistance? However, myself personally, I could 


facilitate most things without assistance.  I assume the hiring of an entity to actually move a MH 


to a different location would be considered assistance, which I would need to do. 


 Need to move the two wanagans 


 If I have to move, it would not be in Valdez. 


 Single mom 3 boys love my home house paid off and I can remodel how aver I have the money , 


what now ? 


 Probably a loan 


 Sale 


 Labor 


 I have no intention of moving this home.  


 Down payment assistance for a house. Note on assistance to move mobile home: to dispose of it. 


 A place to move the trailer to 


 This is conditional that I either have to move to another locale or tear done my current one. 


Assistance to recover lost value of their mobile home was the most frequently cited need for 


assistance, with nearly three quarters of respondents (72.2%, or 39 households) indicating that 


they would accept payment for the value of the home rather than move it. Two-thirds of 


respondents (66.7%, or 36 households) said that they will need assistance if they are to move 


their trailer, with one individual noting in the comments that they would move their trailer only 


to dispose of it, which carries an additional cost. Over half (57%, or 31 households) also 


expressed interest in the idea of a replacement program, in which they would receive assistance 


to replace their older unit with a newer, more efficient home. 
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Question 13: At some mobile home parks around the country residents are forming non-


profit cooperatives to collectively purchase mobile home park land. Every resident owns a 


share of the park, and the group uses space rents to pay for maintenance.  


Would you be interested in forming a group with other mobile home owners to purchase and 


manage the Aleutian Village Trailer Park or a mobile home park at another location? (You 


can assume that electricity and other park utility upgrades would be completed prior to 


purchasing the property.) (Responses=55) 


Answer 


% of 


households 


# of 


households 


I am interested in cooperative ownership of Aleutian 


Village, but not another location. 
38.2% 21 


I am interested in cooperative ownership of a trailer park. 32.7% 18 


I am interested, but only if my housing costs do not go up. 23.6% 13 


I am not interested in cooperative park ownership and 


management. 
14.5% 8 


I don’t know. 23.6% 13 


Comments: 


 Depending on how responsible people are, but would be interested to hear more. 


 Don't know enough about what it would entail. I might be interested. 


 Might move back if this works out - I could be interested. 


 I would be happy to pay more money if it meant the utilities were improved. I'm tired of the 


electricity going out all the time. 


 Would nice be cooperatively managed rather than owned, since the land is owned by the state. 


 I don't have time to manage the park, but would be okay with it if other people take care of the 


work. 


 I have to research the pro's and con's of a cooperative ownership type of resolution before I can 


answer this question.  


 Never work here. Too many deadbeats. 


 contradicting no? 


 Not enough responsible residents. 


 I would like not to chance a move if I can help it. The best option for this house is not to move it. 


 I do not feel encouragement to form a coop  as there are too many unknown variables, the reliance 


on people I do not know, the fact that some neighbors may need to be evicted for nonpayment and 


the follow thru to do such.  I would be agreeable to an increase of $100-$150 to bring in new 


managers. 


Many respondents indicated interest in some form of cooperative management of the park, with 


21 (38.2%) stating interest in cooperative management of Aleutian Village only, and 18 (32.7%) 


stating interest in cooperative management of a trailer park in any location. Although the 
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question suggested the idea of cooperative ownership of the park, some residents pointed out 


that because the land is owned by the state, they would only be interested in cooperative 


management, rather than ownership of the park.  


Among the eight households that said they were not interested in a cooperative, the most 


frequent reason cited (3) was concern over the lack of responsible residents. Others, both in the 


survey and during conversations with Sheinberg Associates staff, noted unease over how rents 


would be collected, or residents evicted if necessary. Some expressed cautious interest, with 


three stating that they wanted more information. 


Keeping space rent under control is important to residents. Thirteen respondents noted that 


they would only be interested in a cooperative if their housing costs did not go up, while two 


stated in the comments section that they would be willing to pay more in space rent if it meant 


improved management, site maintenance and utilities. 


 


Question 14: If the Aleutian Village Trailer Park closes in August 2016, which of these 


alternatives is a realistic choice for your household? (Check all that apply) (Responses=55) 


Realistic Housing Options 


% of 


households 


# of 


households 


Leave Valdez. 56.4% 31 


Move existing mobile home to a different Valdez 


trailer park. 
40.0% 22 


Move existing mobile home to private property in Valdez. 29.1% 16 


Purchase and place another mobile or manufactured 


home in a different Valdez trailer park. 
14.5% 8 


Purchase and place another mobile or manufactured 


home on private property in Valdez. 
9.1% 5 


Purchase a house in Valdez. 20.0% 11 


Rent a house or apartment in Valdez. 20.0% 11 


Move in with a friend or family member in Valdez. 5.5% 3 


Other (please specify) 23.6% 13 


Other: 


 There really is no cost effective option. There aren't affordable houses in Valdez.  


 If I could find affordable land, I would buy land and move onto that. Don't want to be in another 


trailer park if I don't have to. 


 I do not think my trailer can be moved it been on the ground for 37 years. If able to get help to 


purchase another mobile home. 


 Sue the city. 
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 Move our trailer if it's able to be moved. We bought this trailer we can't afford to make new 


payments. There is no land around Valdez that is reasonably priced. I already bought my home 


not interested in starting over again. 


 need more time to assess options 


 Sell trailer after moving it then look into buying a house 


 Rather move the place I own but if push comes to shove I may just move 


 Not decided. 


 None are really realistic. We have no savings and live paycheck to paycheck. Note on Purchase a 


house in Valdez: If I had the money or no other choice. 


 If all other options are exhausted leaving Valdez is the only other choice 


 That above [move existing mobile home to a different trailer park] would be my only option that I 


would hope to consider. I am too old to deal with roommates and storing my art and precious 


belongings. 


 One resident of the trailer would have challenges in locating another home.  The other resident 


would probably have to leave Valdez sooner than intended. 


Of the 31 households that selected “Leave Valdez” as a reasonable option for their household, 


10 marked it as their only choice.  


 


Question 15: Household Size and Income (Responses=54) 


This survey question provided the necessary information to determine if the Aleutian Village 


Trailer Park neighborhood was eligible for a Community Development Block Grant (CDBG). In 


order for a specific neighborhood to be eligible for this funding source, a community must be 


able to document that at least 51% of residents live in Low or Moderate Income Households 


(LMI), as defined by the census area’s median income and household size. 


Residents were asked to provide their household size, and then choose an income range that 


best captures their household. Income ranges were based on the CDBG’s definitions of Very 


Low (VLOW), Low (LOW), Moderate (MOD) and Above Moderate income levels. The table 


below summarizes the number of responding households that fell into each income category, by 


household size. 
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Aleutian Village Household Income by Household Size 


Hshld 


size 


VLOW 


income 


limit 


Hshlds < 


VLOW 


income 


 Indiv. < 


VLOW 


income 


LOW 


income 


limit 


Hshlds 


< LOW 


income 


Indiv. 


< LOW 


income 


MOD 


income 


limit 


Hshlds 


< MOD 


income 


 Indiv. 


< MOD 


income 


Hshlds 


> MOD 


income 


Indiv. > 


MOD 


income 


1 $18,100 6 6 $30,150 4 4 $46,100 2 2 6 6 


2 $20,700 2 4 $34,450 5 10 $52,650 3 6 4 8 


3 $25,120 2 6 $38,750 3 9 $59,250 1 3 5 15 


4 $30,320 0 0 $43,050 5 20 $65,800 3 12 2 8 


5 $35,520 0 0 $46,500 1 5 $71,100 0 0 0 0 


6 $40,740 0 0 $49,950 0 0 $76,350 0 0 0 0 


7 $45,920 0 0 $53,400 0 0 $81,600 0 0 0 0 


8 $51,120 0 0 $56,850 0 0 $86,900 0 0 0 0 


Total    10 16    18 48    9  23 17 37  


 


 


Total 


LMI % LMI 


Total 


>MOD 


% 


>MOD 


Overall 


Total 


Total # of households 


surveyed 37 68.5% 17 31.5% 54 


Total # of persons in 


households surveyed 87 70.2% 37 29.8% 124 


 


Among the 54 households that completed the income question of the survey, there are a total of 


124 residents. A total of 37 households, housing 87 residents, indicated that their household 


income was Very Low, Low, or Moderate. Those 87 residents, or 70.2% of residents represented 


in this survey sample, are considered LMI, while the remaining 37 residents (29.8%) live in 


households that make more than moderate income levels. These figures are then used to 


calculate the number of LMI households and individuals among all 61 homes in Aleutian 


Village. Those calculations, along with documentation of the survey process, were provided to 


the Community Development Block Grant staff at the Alaska Department of Commerce, 


Community, and Economic Development on November 6, 2015. 











 


 


 


A Commitment to Client Service 


9330 Vanguard Drive, Suite 201 


Anchorage, Alaska  99507 


Phone:  (907) 929-2226 


Fax:  (907) 929-2260 


Email:  admin@reliantadvisory.com 


www.reliantadvisory.com  
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A Foundation to Build On: 


 Vision 


 Integrity 


 Commitment  


 Performance 


A Commitment to Client Service: 


 Quality Research & Analysis 


 Quality Presentation 


 Fast Turn Around Times 


 Competitive Fees 


 On Time Delivery 


 Solid Confidentiality 


Extensive Valuation & Consulting Services: 


 Mortgage Financing 


 Market & Feasibility Analysis 


 Litigation & Arbitration Support 


 Sale & Lease Negotiation 


 Property Tax Consulting 


 Estate Planning / Documentation 


 Site Selection 


 Due Diligence 


 Investment Analysis 


 Market Research 


 Eminent Domain 


 Partial Interest Valuations 


Extensive Market Knowledge: 


 Institutional 


 Hotels 


 Apartment & Condominiums 


 Medical 


 Affordable Housing 


 Senior Housing 


 Lumber & Sawmills 


 Shipyards & Marinas 


 Truck Stops & Travel Centers 


 Seafood Processing Plants 


 Right-of-Way / Condemnation 


 Industrial 


 Ground Leases 


 Office 


 Retail 


 Bio-Tech 


 Athletic Clubs 


 High-Tech 


 Vacant Land 


 Parking Garages 


 Movie Theatres 


 Wetland Banking/Mitigation 
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212 Chenega Ave.
Valdez, AK 99686City of Valdez

Agenda Statement

File #:  Version: 116-0111

Status:Type: Consent Item Consent Agenda

File created: In control:9/14/2016 City Council

On agenda: Final action:9/20/2016

Title: Approval To Go Into Executive Session Regarding Legal Issues Related to the Proposed Purchase of
Lots 10 and 11, Block 2, Alpine Woods Subdivision

Sponsors:

Indexes:

Code sections:

Attachments:

Action ByDate Action ResultVer.

ITEM TITLE:
Approval To Go Into Executive Session Regarding Legal Issues Related to the Proposed Purchase
of Lots 10 and 11, Block 2, Alpine Woods Subdivision

SUBMITTED BY: Sheri Pierce, MMC, City Clerk

FISCAL NOTES:

Expenditure Required: N/A
Unencumbered Balance: N/A
Funding Source: N/A

RECOMMENDATION:

N/A

SUMMARY STATEMENT:

Legal has requested an executive session to discuss issues related to the purchase of Lts 10 and 11,
Blk 2, Alpine Woods Subdivision. The subject of this executive session conforms to the following
statute:

AS 44.62.310.

(c) The following subjects may be considered in an executive session:

(1) matters, the immediate knowledge of which would clearly have an adverse effect
upon the finances of the public entity
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212 Chenega Ave.
Valdez, AK 99686City of Valdez

Agenda Statement

File #:  Version: 116-0074

Status:Type: New Business Held

File created: In control:8/17/2016 City Council

On agenda: Final action:9/6/2016

Title: Approval to Purchase Lots 10 & 11, Block 2, Alpine Woods Subdivision from Rosalee Bekins in the
amount of $90,000 (Postponed from September 6, 2016 Regular Meeting)

Sponsors:

Indexes:

Code sections:

Attachments: Lots 10&11 Blk 2 AWS Purchase Information Update.pdf

10 Year Land Purchase History.pdf

PhaseII As- Lots 8 & 9 Block 3 AWS.pdf

Purchase Proposal Lots 10-11 Blk 2 AWS.pdf

5180 Whispering Spruce.pdf

5190 Whispering Spruce.PDF

Historical Timeline Lots 10-11 Blk 2 AWS.pdf

Aerial Map Lots 10-11 Blk 2 AWS.pdf

FloodMitigationAppraisalsMap.pdf

Action ByDate Action ResultVer.

City Council9/6/2016 1

City Council8/23/2016 1

ITEM TITLE:
Approval to Purchase Lots 10 & 11, Block 2, Alpine Woods Subdivision from Rosalee Bekins in the
amount of $90,000 (Postponed from September 6, 2016 Regular Meeting)
SUBMITTED BY: Lisa Von Bargen, CED Director

FISCAL NOTES:

Expenditure Required: $90,000-$250,000
Unencumbered Balance: $586,803
Funding Source: 350-8000-55000.582 (Miscellaneous Lands)

RECOMMENDATION:

Approve purchase of Lots 10 & 11, Block 2, Alpine Woods Subdivision from Rosalee Bekins in the
amount of $90,000. (Postponed from September 6, 2016 Regular Meeting)

SUMMARY STATEMENT:

This agenda item was postponed pending staff providing answers to four areas of concern by the
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Council. New attachments address the following subject areas:

1) Confirmation of the location of septic system installations adjacent to Lot 11 in relation

to the well on that property;

2) A list of properties purchased by the City of Valdez in the past 10 years, and the cost

per acre paid by the City in each of those transactions;

3) Official opinions by the Public Works and Capital Facilities Directors regarding

operation value of the land being acquired by the City; and

4) A legal opinion from the City Attorney regarding any responsibility the City may have in

acquiring this land.

This agenda statement has been amended to reflect a change to the recommendation. In
accordance with Robert’s Rules of Order, a motion for expenditure of funds requires a specific
amount. As the appraised value of this property is $90,000, the determination was made to begin the
discussion on this item at that value. Additionally, Council Member Fleming requested more detailed
information. That data has been provided in the appropriate location in this agenda statement and in
the attachments (map).

In May, on behalf of Rosalee Bekins, Allen Crume submitted a proposal to the City to purchase Ms.
Bekins property (Lots 10 & 11, Block 2, Alpine Woods Subdivision) for $250,000. Ms. Bekins has
approximately 5 acres of land between the two parcels, one of which includes a home (Lot 11). Ms.
Bekins has requested $35,000 per acre of land for a total of $175,000 and $75,000 for the
improvements (house). Council directed Administration to have the properties appraised and to bring
the purchase back for consideration. Administration has put together a summary of the pertinent
information for this agenda item so the Council can make a value determination if the decision is
made to purchase the properties.

The appraisals of the two properties were completed on June 22, 2016. The appraisals were
submitted to the City on July 25, 2016. Lot 10 (vacant land) was appraised at $30,000. Lot 11, with
the land and the home was appraised at $60,000. Total appraised value of the lots and
improvements is $90,000.

The 2016 assessed value of the properties (for property tax valuation purposes only) is $9,000 for Lot
10 and $34,700 for Lot 11. That value includes $9,000 for the land and $25,700 for the
improvements.

Lot 11 is approved for the Alpine Woods Septic Replacement Program because there is an existing
septic system on the property. Lot 10 is not eligible because it is vacant property. Reimbursement
under the program for private septic installation is $36,140. The City will be saving this amount if the
decision is made to purchase the properties. At Ms. Bekins proposed purchase value the net
purchase cost would be $213,860. At the appraised value the net purchase cost would be $53,860.

There are valid points to consider in determining the purchase price of this property. First, the City
Manager has indicated, in his experience, it is typical for municipalities to pay an amount above the
appraised value of property when buying land from property owners for public purpose. Second,
there is some precedent where the Council has agreed to pay more for property than the appraised
value. In 2010 the City purchased property from Steve McCann in the amount of $140,000. The
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appraised value of the property was $131,000. Third, the City has identified nine parcels in Alpine
Woods for potential purchase for flood mitigation. Paying one property owner more than appraised
value opens the doors for the other property owners to request more than appraised value for their
lots. Fourth, if the City pays considerably more for the property than the appraised value, the market
in the area can be artificially inflated. Meaning, the next time an appraisal is conducted, one of the
comparable sales could be significantly higher than others because more than appraised value was
paid for the property.

Of the nine parcels the City has identified for potential purchase for flood mitigation, two belong to
Ms. Bekins and four others are directly adjacent to her properties. These six properties are in the
specific area impacted by emergency flood work along the Lowe River in 2015 and 2016. These lots
have also been appraised and the values are:

LT 6 BK 2 = $50,000
LT 7 BK 2 = $40,000
LT 8 BK 2 = $32,000
LT 9 BK 2 = $45,000
LT 10 BK 2 = $30,000 (Bekins property)
LT 11, BK 2 = $60,000 (Bekins property)

Emergency flood mitigation work on the Lowe River in 2015 and 2016 YTD is as follows:

2015: $104,662
2016 YTD: $237,179
Total: $341,841

As stated earlier, the City has identified nine parcels for potential purchase. Only six have been
discussed thus far. The remaining three are in the northern portion of the subdivision and have been
included due to flooding and other extenuating circumstances, such as inclusion in the Alpine Woods
Septic Replacement Program. The appraised value of those parcels is:

LT 8 BK 1 = $60,000
LT 7 BK 1 = $35,000
LT 1 BK 6 = $55,200

Ms. Bekins property is of value to the City specifically because it is located in a low-lying area of the
subdivision subject to flooding. The City can purchase this property for flood mitigation. The property
can be deed restricted against further development. This helps the City earn points under the
Community Rating System (CRS) which helps determine the City’s standing within the NFIP (Flood
Insurance Rate Program). This can have a direct result on the amount homeowners in flood zones
pay for flood insurance.

Ms. Bekins has been interested in selling her property to the City for many years. To this point the
parties have been unable to reach an agreement. This transaction needs to stand on the merits of
current circumstances, so historical background may, or may not, be of value. The historical
information is not outlined in this agenda statement. However, if it is of interest to the Council a table
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showing previous actions related to this property is attached for reference.

Supporting documentation attached to this agenda statement includes:

· Purchase Proposal from Ms. Bekins

· Appraisals of Lots 10 & 11, Block 2, Alpine Woods Subdivision

· Area Map

· Historical Background Action Timeline

Administration is requesting the Council determine if they would like to purchase the property from
Ms. Bekins and at what price.
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Update to the Agenda Statement Authorizing the Purchase of Lots 10 & 11, Block 2, AWS 

 

At the second meeting in August the Council was asked to consider purchasing two lots in Alpine Woods 

Subdivision from Rosie Bekins. Council postponed action on the item requesting additional information 

from staff. Specifically, four items were requested: 

1) Confirmation of the location of septic system installations adjacent to Lot 11 in relation to 

the well on that property; 

2) A list of properties purchased by the City of Valdez in the past 10 years, and the cost per 

acre paid by the City in each of those transactions; 

3) Official opinions by the Public Works and Capital Facilities Directors regarding operation 

value of the land being acquired by the City; and 

4) A legal opinion from the City Attorney regarding any responsibility the City may have in 

acquiring this land. 

 

Well/Septic Installation Proximity: 

Septic systems were installed under the Alpine Woods Septic Replacement Program on two lots 

adjacent to Lot 11, owned by Ms. Bekins. This is the property on which her dwelling and well is located. 

The diagram below shows Ms. Bekins lots in proximity to the lots where the septic systems were 

replaced.  

 

 
Concern was expressed that these two systems were installed within the required 100’ separation 

setback from her well. The stamped asbuilt drawings submitted by the engineer to ADEC were examined 



and both show the septic systems installed outside the 100’ separation zone. To be sure this is correct, 

the Building Inspector and Planning Technician in the Community Development Department “ground 

truthed” the distances by using a soft tape measure. The distance from one system was 105’ feet. The 

distance from the other system was 110’ feet. The measuring was conducted in the presence of Mr. 

Allen Crume who has been the official representative for Ms. Bekins during this process.  The asbuilt 

surveys of the two septic system installations are attached for reference.  

 

Concern was also expressed about the presence of contamination in the well, possibly due to proximity 

of adjacent septic installations. In an effort to confirm any possible well contamination, staff checked 

with the Water/Sewer department to determine if any well water samples had been submitted for 

testing by Ms. Bekins that have come up positive for bacteria. The Water/Sewer staff checked as far 

back as January 1, 2014 and no samples have been submitted for testing for Ms. Bekins’ property. It is 

possible that Ms. Bekins has submitted samples for testing to outside labs. At this time staff has no 

confirmation of any contamination of the well. 

 

10 Year Purchase History: 

A spreadsheet containing the ten year purchase history has been attached to this agenda statement. As 

requested by Council member Fleming the per‐acre amount has been calculated. It is important to 

remember several of these purchases included a mobile home structure so the per‐acre cost includes 

the value of any improvements on the property. The spreadsheet includes a “notes” column where staff 

tried to identify pertinent information about each property. Finally, there are two transactions not 

included on the spreadsheet. One is with Eric Haltness and the other is with Benny James and that is 

because land trading, rather than just straight cash transactions, was involved. 

 

Public Works & Capital Facility Director Opinions: 

There have been a small number of potential uses suggested for these parcels that would bring 

operational value to the City if the property is purchased. The Council requested professional opinions 

on the use of this property from both the Public Works and Capital Facilities Directors. Following are 

their responses to proposed uses of the property: 

  Access to the Levee System: The City owns two lots (numbered 5230 and 5240 in the diagram 

below) at the end of Aspen Way. These parcels are being used for access to the Levee System. 

  Storage for the Stockpile of Material: The two lots at the end of Aspen Way identified above and 

in the diagram below have been cleared and are available for the use of stockpiling material.  

  Snow Storage: The property is not necessary for snow storage.  

 



 
   

Other Potential Identified Uses: 

  Flood Mitigation: These parcels have been identified as being suitable for potential buy‐out as a 

flood mitigation tool. The lots are in the lowest area of the subdivision and have been subject to the 

influence of back‐eddying water from the Lowe River given its current proximity to the subdivision. 

Additionally, the location of the Lowe River so close to this portion of the subdivision raises the ground 

water level also causing potential problems. If purchased for Flood Mitigation the improvements on the 

property will be demolished. The property will be deed restricted against any new development. This 

action will be submitted to FEMA through the Community Rating System in hopes the City may be able 

to improve its National Flood Insurance Program rating – which could lead to a small percentage 

decrease in flood insurance rates for local residents. 

  Neighborhood Garden: It is the understanding of staff the residents of Alpine Woods have been 

looking for a location for a Neighborhood Garden. It is possible these parcels could be used for this 

purpose. 

  Stand Alone Wastewater Treatment: This area of the subdivision was identified as the potential 

site for wastewater treatment infrastructure if a stand‐alone sewer system of some type was 

established in the subdivision. The portion of the map below is from the 2005 HDR study that explored 

alternative wastewater solutions for the area. 

 

 



Legal Opinion from the City Attorney: 

The City attorney is prepared to provide a legal opinion on the matter, but has requested to do so in 

Executive Session. In order to facilitate this Council will need to table this item from its original location 

under Unfinished Business to later on the agenda following Executive Session. After Executive Session 

the Council will have discussion and vote on the matter. 



Year Legal Description Address Lot Size
Appraised 

Value

Purchase 

Amount

Price Per 

Acre*

Council Approval 

Date

Resolution 

No.
Notes

2006 Lot 13, Block 9, Robe River Subdivision 3299 Falcon Ave 16,200 ft²/.372 acres 115,000.00$   124,000.00$  333,333.00$  24‐Jul‐06 N/A *Included purchase of mobile home.

2‐Oct‐06 N/A Snow Storage & access through RRS.

2007 Lots 5 & 6, Block 3, Alpine Woods Subdivision 5230 & 5240 Aspen Way 1.04 & 1.26 = 2.30 acres N/A 70,000.00$    30,435.00$    17‐Sep‐07 N/A Undeveloped property.

Snow storage & septic.

2007 Lot 6, Block 2, Robe River Subdivision 3460 Robe Lane 21,000 ft²/.482 acres 24,000.00$     24,000.00$    49,793.00$    1‐Oct‐07 N/A Snow storage.

2008 Lot 11, Block 2, Alpine Woods Subdivision 5180 Whispering Spruce 2.54 acres N/A 50,000.00$    19,685.00$    2‐Sep‐08 N/A Septic & structure condition.

2009 Lot 12, Block 4, Alpine Woods Subdivision 5410 Alder Way 40,500 ft²/.930 acres 56,000.00$     56,000.00$    60,215.00$    5‐Jan‐09 N/A Snow storage, septic and structure condition.

*Included purchase of mobile home.

2009 Lot 20, Block 7, Alpine Woods Subdivision 5345 Chalet 41,056 ft²/.943 acres N/A 50,000.00$    53,022.00$    17‐Aug‐09 N/A Snow storage, septic and levee access.

2010 Lot 18, Block 1, Robe River Subdivision (Ptn) 3483 Falcon Avenue 10,680 ft²/.245 acres 46,000.00$     70,000.00$    285,714.00$  14‐Jun‐10 N/A Snow storage and access through RRS.

*Included purchase of mobile home.

2010 Lots A‐L & Parcels 1‐3, St. Elmo Subdivision W Egan & Pioneer Drives 40,597.92 ft²/.932 acres 121,000.00$   140,000.00$  150,215.00$  4‐Oct‐10 Res. 10‐57 Snow storage; now Building Maintenance Shop

Already cleared and ready for use.

2010 Lots 3‐6, Block 25 Mineral Creek Subdivision Chenega Avenue 15,000 ft²/.344 acres 68,000.00$     77,500.00$    225,290.00$  4‐Oct‐10 Res. 10‐56 Snow storage. Cleared and ready for use.

2011 Lot 1A, Block 8, Robe River Subdivision 3383 Eage Avenue 32,400 ft²/.744 acres 40,000.00$     45,000.00$    60,484.00$    21‐Mar‐11 Res. 11‐19 Snow storage.

2011 1,329 ft² Portion of ATS 617A Fidalgo Drive 1,329 ft²/.031 acres 4,700.00$        4,700.00$       151,613.00$  6‐Sep‐11 Res. 11‐60 Utilities/Dumpster Kelsey Dock Parking Lot.

2011 50,000 ft² Portion of Tract F1, ASLS 79‐116 50,000 ft²/1.15 acres 19,500.00$     19,500.00$    16,957.00$    6‐Sep‐11 Res. 11‐59 Water/Sewer Easements for RR/CC Water/Sewer Project.

3,000 ft² Portion of Lot 3A, Tract B, USS 3563 3,000 ft²/.069 acres 1,755.00$        1,755.00$       25,434.00$   

5,000 ft² Portion of Pvt ROW Lot 1B & Lot 2, USS 3538 1 5,000 ft²/.115 acres 4,000.00$        4,000.00$       34,783.00$   

5,000 ft² Portion of Pvt ROW Lot 1B & Lot 2, USS 3538 2 5,000 ft²/.115 acres 4,000.00$        4,000.00$       34,783.00$   

2012 Tract A, Alpine Woods Subdivision 5260 Cottonwood Lane 9.74 acres 42,500.00$     42,500.00$    4,363.00$       19‐Mar‐12 Res. 12‐12 Levee upgrades and flood control.

There have been no property acquisitions since 2012.

Two transactions including cash and land trades have not been included in this summary.

City of Valdez Land Purchase History 2006‐Present
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The  purpose  of  this  summary  appraisal  report  is  to  provide  the  lender/client  with  an  accurate,  and  adequately  supported,  opinion  of  the  market  value  of  the  subject  property.
Property Address City State Zip Code
Borrower Owner of Public Record County
Legal Description
Assessor's Parcel # Tax Year R.E. Taxes $
Neighborhood Name Map Reference Census Tract
Occupant Owner Tenant Vacant Special Assessments $ PUD HOA $ per year per month
Property Rights Appraised Fee Simple Leasehold Other (describe)
Assignment Type Purchase Transaction Refinance Transaction Other (describe)
Lender/Client Address
Is the subject property currently offered for sale or has it been offered for sale in the twelve months prior to the effective date of this appraisal? Yes No
Report data source(s) used, offering price(s), and date(s).

I did did not analyze the contract for sale for the subject purchase transaction. Explain the results of the analysis of the contract for sale or why the analysis was not
performed.

Contract Price $ Date of Contract Is the property seller the owner of public record? Yes No Data Source(s)
Is there any financial assistance (loan charges, sale concessions, gift or downpayment assistance, etc.) to be paid by any party on behalf of the borrower? Yes No
If Yes, report the total dollar amount and describe the items to be paid.

Note: Race and the racial composition of the neighborhood are not appraisal factors.
Neighborhood Characteristics

Location Urban Suburban Rural
Built-Up Over 75% 25-75% Under 25%
Growth Rapid Stable Slow

One-Unit Housing Trends
Property Values Increasing Stable Declining
Demand/Supply Shortage In Balance Over Supply
Marketing Time Under 3 mths 3-6 mths Over 6 mths

One-Unit Housing
PRICE
$ (000)

AGE
(yrs)

Low
High
Pred.

Present Land Use %
One-Unit %
2-4 Unit %
Multi-Family %
Commercial %
Other %

Neighborhood Boundaries

Neighborhood Description

Market Conditions (including support for the above conclusions)

Dimensions Area Shape View
Specific Zoning Classification Zoning Description
Zoning Compliance Legal Legal Nonconforming (Grandfathered Use) No Zoning Illegal (describe)
Is the highest and best use of subject property as improved (or as proposed per plans and specifications) the present use? Yes No If No, describe

Utilities Public Other (describe) Public Other (describe)
Electricity
Gas

Water
Sanitary Sewer

Off-site Improvements - Type Public Private
Street
Alley

FEMA Special Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date
Are the utilities and off-site improvements typical for the market area? Yes No If No, describe
Are there any adverse site conditions or external factors (easements, encroachments, environmental conditions, land uses, etc.)? Yes No If Yes, describe

General Description
Units One One with Accessory Unit
# of Stories
Type Det. Att. S-Det./End Unit

Existing Proposed Under Const.
Design (Style)
Year Built
Effective Age (Yrs)

Foundation
Concrete Slab Crawl Space
Full Basement Partial Basement

Basement Area sq.ft.
Basement Finish %

Outside Entry/Exit Sump Pump
Evidence of Infestation

Dampness Settlement

Exterior Description materials/condition
Foundation Walls
Exterior Walls
Roof Surface
Gutters & Downspouts
Window Type
Storm Sash/Insulated
Screens

Interior materials/condition
Floors
Walls
Trim/Finish
Bath Floor
Bath Wainscot

Attic None
Drop Stair Stairs
Floor Scuttle
Finished Heated

Heating FWA HWBB Radiant
Other Fuel

Cooling Central Air Conditioning
Individual Other

Amenities
Fireplace(s) #
Patio/Deck
Pool

Woodstove(s) #
Fence
Porch
Other

Car Storage None
Driveway # of Cars

Driveway Surface
Garage # of Cars
Carport # of Cars
Att. Det. Built-in

Appliances Refrigerator Range/Oven Dishwasher Disposal Microwave Washer/Dryer Other (describe)
Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade
Additional features (special energy efficient items, etc.).

Describe the condition of the property (including needed repairs, deterioration, renovations, remodeling, etc.).

Are there any physical deficiencies or adverse conditions that affect the livability, soundness, or structural integrity of the property? Yes No If Yes, describe

Does the property generally conform to the neighborhood (functional utility, style, condition, use, construction, etc.)? Yes No If No, describe

Page 1 of 6Freddie Mac Form 70 March 2005 Fannie Mae Form 1004 March 2005
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5180 Whispering Spruce Valdez AK 99686
N/A Rosalee Bekins City of Valdez

Lot 11, Block 2, Alpine Woods Estates
7100-002-0011 2016 694
Alpine Woods Estates Plat # 74-6 0003.00

N/A 0

Establishing market value of subject property.
City of Valdez Alaska P.O. Box 307, Valdez, AK 99686

Agent
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Neighborhood Boundaries include:  City of Valdez, Alaska.

The subject property is located in a more remote subdivision east of Valdez, in the Alpine Woods Subdivision.  Surrounding
build-up is detached SFR.  Quality and appeal ranges from average to custom.  Chief appeal of immediate location is larger site sizes and good
views.  Access to all supporting facilities from this location is rated average.

The national "credit crunch" has slowed activity in all sectors of the market over the past
year.  The lower end and mid range markets are more active than the upper end market segments.  Although marketing times have lengthened a
bit, typically, reasonable priced homes have been selling in 0-180 days.  Consistently low interest rates are a positive market influence.

Irregular 2.54 ac Irregular Average
RR Rural Residential District

 well(Typical)
 Septic(Typical)

Gravel

A3 0200940075C 12/01/1983

1

Ranch
1975
50

0

AWWAvg
T1-11/Avg-
Metal/Avg
None
wd//Avg
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Plywood/Wood Panel
Wood
Vinyl/Poor
Tubsuround/Avg

Monitor Oil

None

0
Cov

0
None
C/Ent

4
Gravel

Vent Fan
5 2 1 1,040

Energy efficency is typical for the age, style, and quality of the subject property.

The subject property is considered to be in poor
overall condition which corresponds with the estimate of effective age.  Construction quality is rated average quality, wood frame construction,
typical and conforming to surroundings.  At time of my inspection the interior of the home appeared in average 1970's condition with Exterior
considered to be poor overall condition . The subject has had little updating or remodeling in the last 30 to 40 years.  Extensive deferred
maintenances and overall dated condition where noted at time of inspection.

I have not been provided a home inspection report for review along with this assignment.  I am not a certified home inspector/engineer
and may not be relied upon to discover defects with the property.  It is assumed that all mecheanical,plumbing, electrical, and structural
componets are in good working order.

Alaska Appraisal & Consulting Group (907) 677-1133
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The  purpose  of  this  summary  appraisal  report  is  to  provide  the  lender/client  with  an  accurate,  and  adequately  supported,  opinion  of  the  market  value  of  the  subject  property.
Property Address City State Zip Code
Borrower Owner of Public Record County
Legal Description
Assessor's Parcel # Tax Year R.E. Taxes $
Neighborhood Name Map Reference Census Tract
Occupant Owner Tenant Vacant Special Assessments $ PUD HOA $ per year per month
Property Rights Appraised Fee Simple Leasehold Other (describe)
Assignment Type Purchase Transaction Refinance Transaction Other (describe)
Lender/Client Address
Is the subject property currently offered for sale or has it been offered for sale in the twelve months prior to the effective date of this appraisal? Yes No
Report data source(s) used, offering price(s), and date(s).

I did did not analyze the contract for sale for the subject purchase transaction. Explain the results of the analysis of the contract for sale or why the analysis was not
performed.

Contract Price $ Date of Contract Is the property seller the owner of public record? Yes No Data Source(s)
Is there any financial assistance (loan charges, sale concessions, gift or downpayment assistance, etc.) to be paid by any party on behalf of the borrower? Yes No
If Yes, report the total dollar amount and describe the items to be paid.

Note: Race and the racial composition of the neighborhood are not appraisal factors.
Neighborhood Characteristics

Location Urban Suburban Rural
Built-Up Over 75% 25-75% Under 25%
Growth Rapid Stable Slow

One-Unit Housing Trends
Property Values Increasing Stable Declining
Demand/Supply Shortage In Balance Over Supply
Marketing Time Under 3 mths 3-6 mths Over 6 mths

One-Unit Housing
PRICE
$ (000)

AGE
(yrs)

Low
High
Pred.

Present Land Use %
One-Unit %
2-4 Unit %
Multi-Family %
Commercial %
Other %

Neighborhood Boundaries

Neighborhood Description

Market Conditions (including support for the above conclusions)

Dimensions Area Shape View
Specific Zoning Classification Zoning Description
Zoning Compliance Legal Legal Nonconforming (Grandfathered Use) No Zoning Illegal (describe)
Is the highest and best use of subject property as improved (or as proposed per plans and specifications) the present use? Yes No If No, describe

Utilities Public Other (describe) Public Other (describe)
Electricity
Gas

Water
Sanitary Sewer

Off-site Improvements - Type Public Private
Street
Alley

FEMA Special Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date
Are the utilities and off-site improvements typical for the market area? Yes No If No, describe
Are there any adverse site conditions or external factors (easements, encroachments, environmental conditions, land uses, etc.)? Yes No If Yes, describe

General Description
Units One One with Accessory Unit
# of Stories
Type Det. Att. S-Det./End Unit

Existing Proposed Under Const.
Design (Style)
Year Built
Effective Age (Yrs)

Foundation
Concrete Slab Crawl Space
Full Basement Partial Basement

Basement Area sq.ft.
Basement Finish %

Outside Entry/Exit Sump Pump
Evidence of Infestation

Dampness Settlement

Exterior Description materials/condition
Foundation Walls
Exterior Walls
Roof Surface
Gutters & Downspouts
Window Type
Storm Sash/Insulated
Screens

Interior materials/condition
Floors
Walls
Trim/Finish
Bath Floor
Bath Wainscot

Attic None
Drop Stair Stairs
Floor Scuttle
Finished Heated

Heating FWA HWBB Radiant
Other Fuel

Cooling Central Air Conditioning
Individual Other

Amenities
Fireplace(s) #
Patio/Deck
Pool

Woodstove(s) #
Fence
Porch
Other

Car Storage None
Driveway # of Cars

Driveway Surface
Garage # of Cars
Carport # of Cars
Att. Det. Built-in

Appliances Refrigerator Range/Oven Dishwasher Disposal Microwave Washer/Dryer Other (describe)
Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade
Additional features (special energy efficient items, etc.).

Describe the condition of the property (including needed repairs, deterioration, renovations, remodeling, etc.).

Are there any physical deficiencies or adverse conditions that affect the livability, soundness, or structural integrity of the property? Yes No If Yes, describe

Does the property generally conform to the neighborhood (functional utility, style, condition, use, construction, etc.)? Yes No If No, describe
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There are comparable properties currently offered for sale in the subject neighborhood ranging in price from $ to $ .
There are comparable sales in the subject neighborhood within the past twelve months ranging in sale price from $ to $ .

FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Address

Proximity to Subject
Sale Price $ $ $ $
Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Data Source(s)
Verification Source(s)
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment
Sales or Financing
Concessions
Date of Sale/Time
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $
Adjusted Sale Price
of Comparables $ $ $

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

I did did not research the sale or transfer history of the subject property and comparable sales. If not, explain

My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.
Data Source(s)
My research did did not reveal any prior sales or transfers of the comparable sales for the year prior to the date of sale of the comparable sale.
Data Source(s)
Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).

ITEM SUBJECT COMPARABLE SALE #1 COMPARABLE SALE #2 COMPARABLE SALE #3
Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Analysis of prior sale or transfer history of the subject property and comparable sales

Summary of Sales Comparison Approach

Indicated Value by Sales Comparison Approach $
Indicated Value by: Sales Comparison Approach $ Cost Approach (if developed) $ Income Approach (if developed) $

This appraisal is made "as is", subject  to  completion  per  plans  and  specifications  on  the  basis  of  a  hypothetical  condition  that  the  improvements  have  been
completed, subject  to  the  following  repairs  or  alterations  on  the  basis  of  a  hypothetical  condition  that  the  repairs  or  alterations  have  been  completed,  or subject to the
following required inspection based on the extraordinary assumption that the condition or deficiency does not require alteration or repair:

Based on a complete visual inspection of the interior and exterior areas of the subject property, defined scope of work, statement of assumptions and limiting
conditions, and appraiser’s certification, my (our) opinion of the market value, as defined, of the real property that is the subject of this report is
$ , as of , which is the date of inspection and the effective date of this appraisal.
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2 200,000 300,000
6 58,000 500,000

5180 Whispering Spruce
Valdez , AK 99686

N/A

Average
Fee Simple
2.54 ac
Average
Ranch
Average
41
Poor

5 2 1
1,040

0

Average
Oil/Monitor/FA
Typical For AK
None
Covered Deck

Fireplace, Ect None
Fence,Pool,Ect None
Amenities ROV

COV,MLS,AMDS,Recorder
7/25/2016

623 S. Moraine Dr.
Valdez , AK 99686
12.73 miles NW

57,142
39.68

MLS,#15-5827, 174 DOM
Appraiser,Agent

FHA
None
c10/15,s1/16
Average
Fee Simple
10,019 sf +10,000
Average
Ranch
Average
41
Poor(REO)

6 3 2 -4,000
1,440 -14,000

0

Average
Oil/HWBB
Typical for AK
1 CP -5,000
C/Ent
None
None
ROV

-13,000
22.8
57.8 44,142

COV,MLS,AMDS,Recorder
7/25/2016

1249 Coho Place.
Valdez , AK 99686
12.99 miles NW

128,000
88.89

MLS,#15-7698, 8 DOM
Appraiser,Agent

Cash
None
c5/15,s6/15
Average
Fee Simple
9,577sf +10,000
Average
Ranch
Average
41
Average(REO) -20,000

6 3 2 -4,000
1,440 -14,000

0

Average
Oil/HWBB
Typical for AK
1 CP -5,000
C/Ent
None
None
ROV

-33,000
25.8
41.4 95,000

COV,MLS,AMDS,Recorder
7/25/2016

5110 Wilderness Ln.
Valdez , AK 99686
0.24 miles E

136,000
50.54

MLS,#14-15202, 55 DOM
Appraiser,Agent

FHA
Yes -9,000
c12/14,s1/15
Average
Fee Simple
43,996sf
Average
Ranch
Average
35 -6,000
Average(REO) -10,000

6 3 2 -4,000
2,691 -57,800

0

Average
Oil/HWBB
Typical for AK
1 CP -5,000
C/Ent
None
None
ROV

-91,800
67.5
67.5 44,200

COV,MLS,AMDS,Recorder
7/25/2016

COV,MLS,AMDS,Recorder

COV,MLS,AMDS,Recorder

Additional Comments:  I have performed no (or the specified) services,
as an appraiser or in any other capacity, regarding the property that is subject of this report within the three year period immediately preceding
acceptance of this assignment.  A reasonable exposure time for the subject would be 180 days.

See Addendum

60,000
60,000 65,804

In final analysis, the direct sales comparison approach is considered to be the most valid indicator of current market value for the subject.   The cost
approach is also considered to be a good indicator  and has been given some weight in this analysis.  SFR's are typically not purchased for the
income stream in this market, therefore an income model has not been used.

As inspected.

60,000 6/22/2016
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Additional Comments:  I have performed no (or the specified) services,
as an appraiser or in any other capacity, regarding the property that is subject of this report within the three year period immediately preceding
acceptance of this assignment.  A reasonable exposure time for the subject would be 180 days.

See Addendum
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60,000 65,804

In final analysis, the direct sales comparison approach is considered to be the most valid indicator of current market value for the subject.   The cost
approach is also considered to be a good indicator  and has been given some weight in this analysis.  SFR's are typically not purchased for the
income stream in this market, therefore an income model has not been used.

As inspected.
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There are comparable properties currently offered for sale in the subject neighborhood ranging in price from $ to $ .
There are comparable sales in the subject neighborhood within the past twelve months ranging in sale price from $ to $ .

FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Address

Proximity to Subject
Sale Price $ $ $ $
Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Data Source(s)
Verification Source(s)
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment
Sales or Financing
Concessions
Date of Sale/Time
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $
Adjusted Sale Price
of Comparables $ $ $

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

I did did not research the sale or transfer history of the subject property and comparable sales. If not, explain

My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.
Data Source(s)
My research did did not reveal any prior sales or transfers of the comparable sales for the year prior to the date of sale of the comparable sale.
Data Source(s)
Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).

ITEM SUBJECT COMPARABLE SALE #1 COMPARABLE SALE #2 COMPARABLE SALE #3
Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Analysis of prior sale or transfer history of the subject property and comparable sales

Summary of Sales Comparison Approach

Indicated Value by Sales Comparison Approach $
Indicated Value by: Sales Comparison Approach $ Cost Approach (if developed) $ Income Approach (if developed) $

This appraisal is made "as is", subject  to  completion  per  plans  and  specifications  on  the  basis  of  a  hypothetical  condition  that  the  improvements  have  been
completed, subject  to  the  following  repairs  or  alterations  on  the  basis  of  a  hypothetical  condition  that  the  repairs  or  alterations  have  been  completed,  or subject to the
following required inspection based on the extraordinary assumption that the condition or deficiency does not require alteration or repair:

Based on a complete visual inspection of the interior and exterior areas of the subject property, defined scope of work, statement of assumptions and limiting
conditions, and appraiser’s certification, my (our) opinion of the market value, as defined, of the real property that is the subject of this report is
$ , as of , which is the date of inspection and the effective date of this appraisal.
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COST APPROACH TO VALUE (not required by Fannie Mae)
Provide adequate information for the lender/client to replicate the below cost figures and calculations.
Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value)

ESTIMATED REPRODUCTION OR REPLACEMENT COST NEW
Source of cost data
Quality rating from cost service Effective date of cost data
Comments on Cost Approach (gross living area calculations, depreciation, etc.)

OPINION OF SITE VALUE =$
DWELLING Sq.Ft. @ $ =$

Sq.Ft. @ $ =$
=$

Garage/Carport Sq.Ft. @ $ =$
Total Estimate of Cost-New =$
Less Physical Functional External
Depreciation =$( )
Depreciated Cost of Improvements =$
"As-is" Value of Site Improvements =$

INDICATED VALUE BY COST APPROACH =$Estimated Remaining Economic Life (HUD and VA only) Years
INCOME APPROACH TO VALUE (not required by Fannie Mae)

Estimated Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach
Summary of Income Approach (including support for market rent and GRM)

PROJECT INFORMATION FOR PUDs (if applicable)
Is the developer/builder in control of the Homeowners’ Association (HOA)? Yes No Unit type(s) Detached Attached
Provide the following information for PUDs ONLY if the developer/builder is in control of the HOA and the subject property is an attached dwelling unit.
Legal Name of Project
Total number of phases Total number of units Total number of units sold
Total number of units rented Total number of units for sale Data source(s)
Was the project created by the conversion of existing building(s) into a PUD? Yes No If Yes, date of conversion.
Does the project contain any multi-dwelling units? Yes No Data Source
Are the units, common elements, and recreation facilities complete? Yes No If No, describe the status of completion.

Are the common elements leased to or by the Homeowners’ Association? Yes No If Yes, describe the rental terms and options.

Describe common elements and recreational facilities.
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CAB09616
This appraisal is not a home inspection report and may not be relied upon to identify conditions and/ or defects in the subject property.  The
intended user of this report is the lender/client. The intended use is to evaluate the property that is the subject of this appraisal for a mortgage loan
transaction, subject of the stated scope of work, purpose of the appraisal, reporting requirements of this appraisal report form, and definition of
market value. No additional intended users are identified by the appraiser.

The three closed sales shown above are the most current single-family residences in the subject's Valdez market area. These are the most recent
comparable available.  Due to the lack of sales in the Valdez area, larger than typical gross adjustments where unavoidable due to the lack of truly
similar properties.  Face to face comparability for this type if property is impossible.   Effective age is adjusted at $1000 per year.  Baths are
adjusted at $4,000 per full bath (3/4 bath adjusted as full) and $2,000 per half bath.   Above grade, living area is adjusted at $35 psf.  Below grade,
living area is adjusted at $20 psf.  Garages are adjusted at $7,000 per stall.  After adjustments, the comparable are believed to bracket the value
of the subject and the indicated range of approximately $44,142 to $95,000.   Considering the subject's overall design/appeal, quality of
construction, age and condition, a value at the lower middle of the adjusted range of value is considered appropriate.

COV Tax Records, MLS Vacant Land Sale
Database, Appraisal Files in office

Local Builders, Marshall & Swift
Avg 6/2016

40,000
1,040 120.00 124,800

0
Deck

0
124,800

103,996 103,996
20,804
5,000

65,804

RCN based on standardized cost manuals tempered by local knowledge.

10
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This appraisal is not a home inspection report and may not be relied upon to identify conditions and/ or defects in the subject property.  The
intended user of this report is the lender/client. The intended use is to evaluate the property that is the subject of this appraisal for a mortgage loan
transaction, subject of the stated scope of work, purpose of the appraisal, reporting requirements of this appraisal report form, and definition of
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COST APPROACH TO VALUE (not required by Fannie Mae)
Provide adequate information for the lender/client to replicate the below cost figures and calculations.
Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value)

ESTIMATED REPRODUCTION OR REPLACEMENT COST NEW
Source of cost data
Quality rating from cost service Effective date of cost data
Comments on Cost Approach (gross living area calculations, depreciation, etc.)

OPINION OF SITE VALUE =$
DWELLING Sq.Ft. @ $ =$

Sq.Ft. @ $ =$
=$

Garage/Carport Sq.Ft. @ $ =$
Total Estimate of Cost-New =$
Less Physical Functional External
Depreciation =$( )
Depreciated Cost of Improvements =$
"As-is" Value of Site Improvements =$

INDICATED VALUE BY COST APPROACH =$Estimated Remaining Economic Life (HUD and VA only) Years
INCOME APPROACH TO VALUE (not required by Fannie Mae)

Estimated Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach
Summary of Income Approach (including support for market rent and GRM)

PROJECT INFORMATION FOR PUDs (if applicable)
Is the developer/builder in control of the Homeowners’ Association (HOA)? Yes No Unit type(s) Detached Attached
Provide the following information for PUDs ONLY if the developer/builder is in control of the HOA and the subject property is an attached dwelling unit.
Legal Name of Project
Total number of phases Total number of units Total number of units sold
Total number of units rented Total number of units for sale Data source(s)
Was the project created by the conversion of existing building(s) into a PUD? Yes No If Yes, date of conversion.
Does the project contain any multi-dwelling units? Yes No Data Source
Are the units, common elements, and recreation facilities complete? Yes No If No, describe the status of completion.

Are the common elements leased to or by the Homeowners’ Association? Yes No If Yes, describe the rental terms and options.

Describe common elements and recreational facilities.
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Uniform Residential Appraisal Report File #

This report form is designed to report an appraisal of a one-unit property or a one-unit property with an accessory unit;
including a unit in a planned unit development (PUD). This report form is not designed to report an appraisal of a
manufactured home or a unit in a condominium or cooperative project.

This  appraisal  report  is  subject  to  the  following  scope  of  work,  intended  use,  intended  user,  definition  of  market  value,
statement of assumptions and limiting conditions, and certifications. Modifications, additions, or deletions to the intended
use, intended user, definition of market value, or assumptions and limiting conditions are not permitted. The appraiser may
expand  the  scope  of  work  to  include  any  additional  research  or  analysis  necessary  based  on  the  complexity  of  this  appraisal
assignment. Modifications or deletions to the certifications are also not permitted. However, additional certifications that do
not constitute material alterations to this appraisal report, such as those required by law or those related to the appraiser’s
continuing education or membership in an appraisal organization, are permitted.

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the
reporting requirements of this appraisal report form, including the following definition of market value, statement of
assumptions and limiting conditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual
inspection of the interior and exterior areas of the subject property, (2) inspect the neighborhood, (3) inspect each of the
comparable sales from at least the street, (4) research, verify, and analyze data from reliable public and/or private sources,
and (5) report his or her analysis, opinions, and conclusions in this appraisal report.

INTENDED USE: The intended use of this appraisal report is for the lender/client to evaluate the property that is the
subject of this appraisal for a mortgage finance transaction.

INTENDED USER: The intended user of this appraisal report is the lender/client.

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and open
market under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming
the  price  is  not  affected  by  undue  stimulus.  Implicit  in  this  definition  is  the  consummation  of  a  sale  as  of  a  specified  date  and
the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both
parties  are  well  informed  or  well  advised,  and  each  acting  in  what  he  or  she  considers  his  or  her  own  best  interest;  (3)  a
reasonable  time  is  allowed  for  exposure  in  the  open  market;  (4)  payment  is  made  in  terms  of  cash  in  U.  S.  dollars  or  in  terms
of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions* granted by anyone associated with the sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are
necessary  for  those  costs  which  are  normally  paid  by  sellers  as  a  result  of  tradition  or  law  in  a  market  area;  these  costs  are
readily  identifiable  since  the  seller  pays  these  costs  in  virtually  all  sales  transactions.  Special  or  creative  financing
adjustments can be made to the comparable property by comparisons to financing terms offered by a third party institutional
lender that is not already involved in the property or transaction. Any adjustment should not be calculated on a mechanical
dollar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the market’s
reaction to the financing or concessions based on the appraiser’s judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser’s certification in this report is
subject to the following assumptions and limiting conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title
to it, except for information that he or she became aware of during the research involved in performing this appraisal. The
appraiser assumes that the title is good and marketable and will not render any opinions about the title.

2. The appraiser has provided a sketch in this appraisal report to show the approximate dimensions of the improvements.
The sketch is included only to assist the reader in visualizing the property and understanding the appraiser’s determination
of its size.

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency
(or other data sources) and has noted in this appraisal report whether any portion of the subject site is located in an
identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or
implied, regarding this determination.

4. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question,
unless specific arrangements to do so have been made beforehand, or as otherwise required by law.

5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or
she became aware of during the research involved in performing the appraisal. Unless otherwise stated in this appraisal
report, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the
property (such as, but not limited to, needed repairs, deterioration, the presence of hazardous wastes, toxic substances,
adverse environmental conditions, etc.) that would make the property less valuable, and has assumed that there are no such
conditions and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any such
conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.
Because the appraiser is not an expert in the field of environmental hazards, this appraisal report must not be considered as
an environmental assessment of the property.

6. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory
completion, repairs, or alterations on the assumption that the completion, repairs, or alterations of the subject property will
be performed in a professional manner.
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This report form is designed to report an appraisal of a one-unit property or a one-unit property with an accessory unit;
including a unit in a planned unit development (PUD). This report form is not designed to report an appraisal of a
manufactured home or a unit in a condominium or cooperative project.

This  appraisal  report  is  subject  to  the  following  scope  of  work,  intended  use,  intended  user,  definition  of  market  value,
statement of assumptions and limiting conditions, and certifications. Modifications, additions, or deletions to the intended
use, intended user, definition of market value, or assumptions and limiting conditions are not permitted. The appraiser may
expand  the  scope  of  work  to  include  any  additional  research  or  analysis  necessary  based  on  the  complexity  of  this  appraisal
assignment. Modifications or deletions to the certifications are also not permitted. However, additional certifications that do
not constitute material alterations to this appraisal report, such as those required by law or those related to the appraiser’s
continuing education or membership in an appraisal organization, are permitted.

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the
reporting requirements of this appraisal report form, including the following definition of market value, statement of
assumptions and limiting conditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual
inspection of the interior and exterior areas of the subject property, (2) inspect the neighborhood, (3) inspect each of the
comparable sales from at least the street, (4) research, verify, and analyze data from reliable public and/or private sources,
and (5) report his or her analysis, opinions, and conclusions in this appraisal report.

INTENDED USE: The intended use of this appraisal report is for the lender/client to evaluate the property that is the
subject of this appraisal for a mortgage finance transaction.

INTENDED USER: The intended user of this appraisal report is the lender/client.

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and open
market under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming
the  price  is  not  affected  by  undue  stimulus.  Implicit  in  this  definition  is  the  consummation  of  a  sale  as  of  a  specified  date  and
the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both
parties  are  well  informed  or  well  advised,  and  each  acting  in  what  he  or  she  considers  his  or  her  own  best  interest;  (3)  a
reasonable  time  is  allowed  for  exposure  in  the  open  market;  (4)  payment  is  made  in  terms  of  cash  in  U.  S.  dollars  or  in  terms
of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions* granted by anyone associated with the sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are
necessary  for  those  costs  which  are  normally  paid  by  sellers  as  a  result  of  tradition  or  law  in  a  market  area;  these  costs  are
readily  identifiable  since  the  seller  pays  these  costs  in  virtually  all  sales  transactions.  Special  or  creative  financing
adjustments can be made to the comparable property by comparisons to financing terms offered by a third party institutional
lender that is not already involved in the property or transaction. Any adjustment should not be calculated on a mechanical
dollar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the market’s
reaction to the financing or concessions based on the appraiser’s judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser’s certification in this report is
subject to the following assumptions and limiting conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title
to it, except for information that he or she became aware of during the research involved in performing this appraisal. The
appraiser assumes that the title is good and marketable and will not render any opinions about the title.

2. The appraiser has provided a sketch in this appraisal report to show the approximate dimensions of the improvements.
The sketch is included only to assist the reader in visualizing the property and understanding the appraiser’s determination
of its size.

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency
(or other data sources) and has noted in this appraisal report whether any portion of the subject site is located in an
identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or
implied, regarding this determination.

4. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question,
unless specific arrangements to do so have been made beforehand, or as otherwise required by law.

5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or
she became aware of during the research involved in performing the appraisal. Unless otherwise stated in this appraisal
report, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the
property (such as, but not limited to, needed repairs, deterioration, the presence of hazardous wastes, toxic substances,
adverse environmental conditions, etc.) that would make the property less valuable, and has assumed that there are no such
conditions and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any such
conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.
Because the appraiser is not an expert in the field of environmental hazards, this appraisal report must not be considered as
an environmental assessment of the property.

6. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory
completion, repairs, or alterations on the assumption that the completion, repairs, or alterations of the subject property will
be performed in a professional manner.
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APPRAISER’S CERTIFICATION: The Appraiser certifies and agrees that:

1. I have, at a minimum, developed and reported this appraisal in accordance with the scope of work requirements stated in
this appraisal report.

2. I performed a complete visual inspection of the interior and exterior areas of the subject property. I reported the condition
of the improvements in factual, specific terms. I identified and reported the physical deficiencies that could affect the
livability, soundness, or structural integrity of the property.

3. I performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal
Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in
place at the time this appraisal report was prepared.

4. I developed my opinion of the market value of the real property that is the subject of this report based on the sales
comparison approach to value. I have adequate comparable market data to develop a reliable sales comparison approach
for this appraisal assignment. I further certify that I considered the cost and income approaches to value but did not develop
them, unless otherwise indicated in this report.

5. I researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for
sale of the subject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject
property for a minimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this report.

6. I  researched,  verified,  analyzed,  and  reported  on  the  prior  sales  of  the  comparable  sales  for  a  minimum  of  one  year  prior
to the date of sale of the comparable sale, unless otherwise indicated in this report.

7. I selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.

8. I  have not used comparable sales that were the result  of combining a land sale with the contract purchase price of a home that
has been built  or will  be built  on the land.

9. I have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject
property and the comparable sales.

10. I verified, from a disinterested source, all information in this report that was provided by parties who have a financial interest in
the sale or financing of the subject property.

11. I have knowledge and experience in appraising this type of property in this market area.

12. I am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing
services, tax assessment records, public land records and other such data sources for the area in which the property is located.

13. I obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from
reliable sources that I believe to be true and correct.

14. I have taken into consideration the factors that have an impact on value with respect to the subject neighborhood, subject
property, and the proximity of the subject property to adverse influences in the development of my opinion of market value. I
have noted in this appraisal report any adverse conditions (such as, but not limited to, needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) observed during the inspection of the
subject property or that I became aware of during the research involved in performing this appraisal. I have considered these
adverse conditions in my analysis of the property value, and have reported on the effect of the conditions on the value and
marketability of the subject property.

15. I have not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all
statements and information in this appraisal report are true and correct.

16. I stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which
are subject only to the assumptions and limiting conditions in this appraisal report.

17. I have no present or prospective interest in the property that is the subject of this report, and I have no present or
prospective personal interest or bias with respect to the participants in the transaction. I did not base, either partially or
completely, my analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital
status, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the
present owners or occupants of the properties in the vicinity of the subject property or on any other basis prohibited by law.

18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not
conditioned on any agreement or understanding, written or otherwise, that I would report (or present analysis supporting) a
predetermined specific value, a predetermined minimum value, a range or direction in value, a value that favors the cause of
any party, or the attainment of a specific result or occurrence of a specific subsequent event (such as approval of a pending
mortgage loan application).

19. I  personally  prepared  all  conclusions  and  opinions  about  the  real  estate  that  were  set  forth  in  this  appraisal  report.  If  I
relied on significant real property appraisal assistance from any individual or individuals in the performance of this appraisal
or the preparation of this appraisal report, I have named such individual(s) and disclosed the specific tasks performed in this
appraisal report. I certify that any individual so named is qualified to perform the tasks. I have not authorized anyone to make
a change to any item in this appraisal report; therefore, any change made to this appraisal is unauthorized and I will take no
responsibility for it.

20. I identified the lender/client in this appraisal report who is the individual, organization, or agent for the organization that
ordered and will receive this appraisal report.
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APPRAISER’S CERTIFICATION: The Appraiser certifies and agrees that:

1. I have, at a minimum, developed and reported this appraisal in accordance with the scope of work requirements stated in
this appraisal report.

2. I performed a complete visual inspection of the interior and exterior areas of the subject property. I reported the condition
of the improvements in factual, specific terms. I identified and reported the physical deficiencies that could affect the
livability, soundness, or structural integrity of the property.

3. I performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal
Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in
place at the time this appraisal report was prepared.

4. I developed my opinion of the market value of the real property that is the subject of this report based on the sales
comparison approach to value. I have adequate comparable market data to develop a reliable sales comparison approach
for this appraisal assignment. I further certify that I considered the cost and income approaches to value but did not develop
them, unless otherwise indicated in this report.

5. I researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for
sale of the subject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject
property for a minimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this report.

6. I  researched,  verified,  analyzed,  and  reported  on  the  prior  sales  of  the  comparable  sales  for  a  minimum  of  one  year  prior
to the date of sale of the comparable sale, unless otherwise indicated in this report.

7. I selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.

8. I  have not used comparable sales that were the result  of combining a land sale with the contract purchase price of a home that
has been built  or will  be built  on the land.

9. I have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject
property and the comparable sales.

10. I verified, from a disinterested source, all information in this report that was provided by parties who have a financial interest in
the sale or financing of the subject property.

11. I have knowledge and experience in appraising this type of property in this market area.

12. I am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing
services, tax assessment records, public land records and other such data sources for the area in which the property is located.

13. I obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from
reliable sources that I believe to be true and correct.

14. I have taken into consideration the factors that have an impact on value with respect to the subject neighborhood, subject
property, and the proximity of the subject property to adverse influences in the development of my opinion of market value. I
have noted in this appraisal report any adverse conditions (such as, but not limited to, needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) observed during the inspection of the
subject property or that I became aware of during the research involved in performing this appraisal. I have considered these
adverse conditions in my analysis of the property value, and have reported on the effect of the conditions on the value and
marketability of the subject property.

15. I have not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all
statements and information in this appraisal report are true and correct.

16. I stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which
are subject only to the assumptions and limiting conditions in this appraisal report.

17. I have no present or prospective interest in the property that is the subject of this report, and I have no present or
prospective personal interest or bias with respect to the participants in the transaction. I did not base, either partially or
completely, my analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital
status, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the
present owners or occupants of the properties in the vicinity of the subject property or on any other basis prohibited by law.

18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not
conditioned on any agreement or understanding, written or otherwise, that I would report (or present analysis supporting) a
predetermined specific value, a predetermined minimum value, a range or direction in value, a value that favors the cause of
any party, or the attainment of a specific result or occurrence of a specific subsequent event (such as approval of a pending
mortgage loan application).

19. I  personally  prepared  all  conclusions  and  opinions  about  the  real  estate  that  were  set  forth  in  this  appraisal  report.  If  I
relied on significant real property appraisal assistance from any individual or individuals in the performance of this appraisal
or the preparation of this appraisal report, I have named such individual(s) and disclosed the specific tasks performed in this
appraisal report. I certify that any individual so named is qualified to perform the tasks. I have not authorized anyone to make
a change to any item in this appraisal report; therefore, any change made to this appraisal is unauthorized and I will take no
responsibility for it.

20. I identified the lender/client in this appraisal report who is the individual, organization, or agent for the organization that
ordered and will receive this appraisal report.
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21. The lender/client may disclose or distribute this appraisal report to: the borrower; another lender at the request of the
borrower; the mortgagee or its successors and assigns; mortgage insurers; government sponsored enterprises; other
secondary market participants; data collection or reporting services; professional appraisal organizations; any department,
agency, or instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to
obtain the appraiser’s or supervisory appraiser’s (if applicable) consent. Such consent must be obtained before this appraisal
report may be disclosed or distributed to any other party (including, but not limited to, the public through advertising, public
relations, news, sales, or other media).

22. I am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain
laws and regulations. Further, I am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice
that pertain to disclosure or distribution by me.

23. The borrower, another lender at the request of the borrower, the mortgagee or its successors and assigns, mortgage
insurers, government sponsored enterprises, and other secondary market participants may rely on this appraisal report as part
of any mortgage finance transaction that involves any one or more of these parties.

24. If this appraisal report was transmitted as an “electronic record” containing my "electronic signature," as those terms are
defined  in  applicable  federal  and/or  state  laws  (excluding  audio  and  video  recordings),  or  a  facsimile  transmission  of  this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil liability and/or
criminal penalties including, but not limited to, fine or imprisonment or both under the provisions of Title 18, United States
Code, Section 1001, et seq., or similar state laws.

SUPERVISORY APPRAISER’S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:

1. I directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser’s
analysis, opinions, statements, conclusions, and the appraiser’s certification.

2. I accept full responsibility for the contents of this appraisal report including, but not limited to, the appraiser’s analysis, opinions,
statements, conclusions, and the appraiser’s certification.

3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the
appraisal  firm),  is  qualified  to  perform  this  appraisal,  and  is  acceptable  to  perform  this  appraisal  under  the  applicable  state  law.

4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated  by  the  Appraisal  Standards  Board  of  The  Appraisal  Foundation  and  that  were  in  place  at  the  time  this  appraisal
report was prepared.

5. If this appraisal report was transmitted as an "electronic record" containing my "electronic signature," as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

APPRAISER

Signature
Name
Company Name
Company Address

Telephone Number
Email Address
Date of Signature and Report
Effective Date of Appraisal
State Certification #
or State License #
or Other (describe) State #
State
Expiration Date of Certification or License

ADDRESS OF PROPERTY APPRAISED

APPRAISED VALUE OF SUBJECT PROPERTY $
LENDER/CLIENT
Name
Company Name
Company Address

Email Address

SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature
Name
Company Name
Company Address

Telephone Number
Email Address
Date of Signature
State Certification #
or State License #
State
Expiration Date of Certification or License

SUBJECT PROPERTY

Did not inspect subject property
Did inspect exterior of subject property from street
Date of Inspection
Did inspect interior and exterior of subject property
Date of Inspection

COMPARABLE SALES

Did not inspect exterior of comparable sales from street
Did inspect exterior of comparable sales from street
Date of Inspection
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21. The lender/client may disclose or distribute this appraisal report to: the borrower; another lender at the request of the
borrower; the mortgagee or its successors and assigns; mortgage insurers; government sponsored enterprises; other
secondary market participants; data collection or reporting services; professional appraisal organizations; any department,
agency, or instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to
obtain the appraiser’s or supervisory appraiser’s (if applicable) consent. Such consent must be obtained before this appraisal
report may be disclosed or distributed to any other party (including, but not limited to, the public through advertising, public
relations, news, sales, or other media).

22. I am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain
laws and regulations. Further, I am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice
that pertain to disclosure or distribution by me.

23. The borrower, another lender at the request of the borrower, the mortgagee or its successors and assigns, mortgage
insurers, government sponsored enterprises, and other secondary market participants may rely on this appraisal report as part
of any mortgage finance transaction that involves any one or more of these parties.

24. If this appraisal report was transmitted as an “electronic record” containing my "electronic signature," as those terms are
defined  in  applicable  federal  and/or  state  laws  (excluding  audio  and  video  recordings),  or  a  facsimile  transmission  of  this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil liability and/or
criminal penalties including, but not limited to, fine or imprisonment or both under the provisions of Title 18, United States
Code, Section 1001, et seq., or similar state laws.

SUPERVISORY APPRAISER’S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:

1. I directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser’s
analysis, opinions, statements, conclusions, and the appraiser’s certification.

2. I accept full responsibility for the contents of this appraisal report including, but not limited to, the appraiser’s analysis, opinions,
statements, conclusions, and the appraiser’s certification.

3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the
appraisal  firm),  is  qualified  to  perform  this  appraisal,  and  is  acceptable  to  perform  this  appraisal  under  the  applicable  state  law.

4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated  by  the  Appraisal  Standards  Board  of  The  Appraisal  Foundation  and  that  were  in  place  at  the  time  this  appraisal
report was prepared.

5. If this appraisal report was transmitted as an "electronic record" containing my "electronic signature," as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

APPRAISER

Signature
Name
Company Name
Company Address

Telephone Number
Email Address
Date of Signature and Report
Effective Date of Appraisal
State Certification #
or State License #
or Other (describe) State #
State
Expiration Date of Certification or License

ADDRESS OF PROPERTY APPRAISED

APPRAISED VALUE OF SUBJECT PROPERTY $
LENDER/CLIENT
Name
Company Name
Company Address

Email Address

SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature
Name
Company Name
Company Address

Telephone Number
Email Address
Date of Signature
State Certification #
or State License #
State
Expiration Date of Certification or License

SUBJECT PROPERTY

Did not inspect subject property
Did inspect exterior of subject property from street
Date of Inspection
Did inspect interior and exterior of subject property
Date of Inspection

COMPARABLE SALES

Did not inspect exterior of comparable sales from street
Did inspect exterior of comparable sales from street
Date of Inspection
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Site
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2
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Average
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LAND APPRAISAL REPORT
File No.

S
U

B
JE

C
T

Borrower Census Tract Map Reference
Property Address
City County State Zip Code
Legal Description
Sale Price $ Date of Sale Loan Term yrs. Property Rights Appraised Fee Leasehold De Minimis PUD
Actual Real Estate Taxes $ (yr) Loan charges to be paid by seller $ Other sales concessions
Lender/Client Address
Occupant Appraiser Instructions to Appraiser

N
EI

G
H

B
O

R
H

O
O

D

Location Urban Suburban Rural
Built Up Over 75% 25% to 75% Under 25%
Growth Rate Fully Dev. Rapid Steady Slow
Property Values Increasing Stable Declining
Demand/Supply Shortage In Balance Oversupply
Marketing Time Under 3 Mos. 4-6 Mos. Over 6 Mos.
Present
Land Use

% One-Unit % 2-4 Unit % Apts. % Condo % Commercial
% Industrial % Vacant %

Change in Present
Land Use

Not Likely Likely (*) Taking Place (*)
(*) From To

Predominant Occupancy Owner Tenant % Vacant
One-Unit Price Range $ to $ Predominant Value $
One-Unit Age Range yrs. to yrs. Predominant Age yrs.

Good Avg. Fair Poor
Employment Stability
Convenience to Employment
Convenience to Shopping
Convenience to Schools
Adequacy of Public Transportation
Recreational Facilities
Adequacy of Utilities
Property Compatibility
Protection from Detrimental Conditions
Police and Fire Protection
General Appearance of Properties
Appeal to Market

Comments including those factors, favorable or unfavorable, affecting marketability (e.g. public parks, schools, view, noise)

S
IT

E

Dimensions = Corner Lot
Zoning Classification Present Improvements Do Do Not Conform to Zoning Regulations
Highest and Best Use Present Use Other (specify)

Public Other (Describe)
Elec.
Gas
Water
San. Sewer

Underground Elect. & Tel.

OFF SITE IMPROVEMENTS
Street Access Public Private
Surface
Maintenance Public Private

Storm Sewer Curb/Gutter
Sidewalk Street Lights

Topo
Size
Shape
View
Drainage
Is the property located in a FEMA Special Flood Hazard Area? Yes No

Comments (favorable or unfavorable including any apparent adverse easements, encroachments, or other adverse conditions)
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The  undersigned  has  recited  the  following  recent  sales  of  properties  most  similar  and  proximate  to  subject  and  has  considered  these  in  the  market  analysis.  The  description
includes  a  dollar  adjustment  reflecting  market  reaction  to  those  items  of  significant  variation  between  the  subject  and  comparable  properties.  If  a  significant  item  in  the
comparable  property  is  superior  to  or  more  favorable  than  the  subject  property,  a  minus  (–)  adjustment  is  made,  thus  reducing  the  indicated  value  of  subject;  if  a
significant item in the comparable is inferior to or less favorable than the subject property, a plus (+) adjustment is made thus increasing the indicated value of the subject.

ITEM SUBJECT PROPERTY COMPARABLE NO. 1 COMPARABLE NO. 2 COMPARABLE NO. 3
Address

Proximity to Subject
Sales Price $ $ $ $
Price $ $ $ $
Data Source(s)

ITEM DESCRIPTION DESCRIPTION +(   )$ Adjust.– DESCRIPTION +(   )$ Adjust.– DESCRIPTION +(   )$ Adjust.–
Date of Sale/Time Adj.
Location
Site/View

Sales or Financing
Concessions
Net Adj. (Total) + – $ + – $ + – $
Indicated Value
of Subject $ $ $
Comments on Market Data
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IL

IA
TI

O
N

Comments and Conditions of Appraisal

Final Reconciliation

I (WE) ESTIMATE THE MARKET VALUE, AS DEFINED, OF THE SUBJECT PROPERTY AS OF TO BE $

Appraiser
Date of Signature and Report
Title
State Certification # ST
Or State License # ST
Expiration Date of State Certification or License
Date of Inspection (if applicable)

Supervisory Appraiser (if applicable)
Date of Signature
Title
State Certification # ST
Or State License # ST
Expiration Date of State Certification or License

Did Did Not Inspect Property Date of Inspection
08/11

Alaska Appraisal & Consulting Group (907) 677-1133

CAB09516
 N/A 0003.00 Plat # 74-6

5190 Whispering Spruce
Valdez City of Valdez AK 99686

Lot 10, Block 2,  Alpine Woods Estates
N/A N/A

180 N/A N/A
City of Valdez Alaska P.O. Box 307, Valdez, AK 99686

Vacant Land Chad  A. Burris Estimate the current fair market value of subject vacant site for a purchase transaction.

90
10

Vacant developedresidential
5

90 400 200
0 50 30

The subject property is located in a more remote
subdivision east of Valdez, in the Alpine Woods Subdivision.  Surrounding build-up is detached SFR.  Quality and appeal ranges from average to custom.  Chief
appeal of immediate location is larger site sizes.  Access to all supporting facilities from this location is rated average.

Irregular 2.61
RR

developed residential

None
None(no well)
None

Gravel

Level at Street Grade
2.61 ac
Irregular
Average/Wooded
Assumed Adequate

No adverse easements are known to
exist per plat review.    No adverse encroachments have been disclosed. I did not locate any corner markers at time of my inspection, site  was
alder covered. It is assumed that electric  are to (or near) the site.

5190 Whispering Spruce
Valdez, AK 99686

N/A
Per Acre N/A

COV,Site Inspection

Average/Residential
2.61 ac

Topography: Level/Unimproved
Utilities Available E
Zoning RR
Conssesions None

Conventional
N/A

3053 Bearing Street.
Valdez, AK 99686
7.51 miles NW

39,500
42,934/ac

Appraiser,Agent

Closed 2/10/2012
Average/Mtn -5,000
.92 ac -5,000
Level/Unimproved
E
RA
None
Conventional
N/A

-10,000

29,500

1560 Dewey Court.
Valdez, AK 99686
13.34 miles NW

35,000
175,000/ac

Appraiser,Agent

Closed 2/5/2016
Average/Mtn -5,000
.20 ac +5,000
Level/Unimproved
E,W&S -5,000
RA
None
Cash
N/A

-5,000

30,000

5450 Tesslina Lane.
Valdez, AK 99686
3.12 miles NW

75,000
45,180/ac

Appraiser,Agent

Closed 7/17/14
Average/Ocean,Mtn -10,000
1.66 ac -30,000
Rolling to Steep +5,000
E
RC
None
Conventional
N/A

-35,000

40,000
Sales #1 thru #3 are the most recent, similar sales available from the subject's market segment and are considered to

be good value indicators for the subject, after adjustments.  Sale #4 is a active listing from the subject's imidiate Subdivision. Sales #2 & #3 are
relatively recent $45,180 ac to $175,000 ac +/- sites from relatively comparable Valdez locations.

Subject site is appraised as is / vacant site.  It is assumed that electricis to the property line.  The subject's
large site area are very appealing features for a site in this segment.  Based on the  average location, a value toward the upper middle of the
adjusted value range is considered to be supportable for the market.

Market approach only method used.  An estimated value toward the middle of the adjusted value range is considered
appropriate and supportable based on the subject's attributes.

6/22/2016 30,000
Chad  A. Burris

July 25, 2016
Owner/Partner

647 AK

6/30/2017
6/22/2016

Form LAND — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE
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Change in Present
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Zoning Classification Present Improvements Do Do Not Conform to Zoning Regulations
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OFF SITE IMPROVEMENTS
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Maintenance Public Private
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View
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The  undersigned  has  recited  the  following  recent  sales  of  properties  most  similar  and  proximate  to  subject  and  has  considered  these  in  the  market  analysis.  The  description
includes  a  dollar  adjustment  reflecting  market  reaction  to  those  items  of  significant  variation  between  the  subject  and  comparable  properties.  If  a  significant  item  in  the
comparable  property  is  superior  to  or  more  favorable  than  the  subject  property,  a  minus  (–)  adjustment  is  made,  thus  reducing  the  indicated  value  of  subject;  if  a
significant item in the comparable is inferior to or less favorable than the subject property, a plus (+) adjustment is made thus increasing the indicated value of the subject.

ITEM SUBJECT PROPERTY COMPARABLE NO. 1 COMPARABLE NO. 2 COMPARABLE NO. 3
Address

Proximity to Subject
Sales Price $ $ $ $
Price $ $ $ $
Data Source(s)

ITEM DESCRIPTION DESCRIPTION +(   )$ Adjust.– DESCRIPTION +(   )$ Adjust.– DESCRIPTION +(   )$ Adjust.–
Date of Sale/Time Adj.
Location
Site/View

Sales or Financing
Concessions
Net Adj. (Total) + – $ + – $ + – $
Indicated Value
of Subject $ $ $
Comments on Market Data

R
EC
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N

C
IL
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TI
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N

Comments and Conditions of Appraisal

Final Reconciliation

I (WE) ESTIMATE THE MARKET VALUE, AS DEFINED, OF THE SUBJECT PROPERTY AS OF TO BE $

Appraiser
Date of Signature and Report
Title
State Certification # ST
Or State License # ST
Expiration Date of State Certification or License
Date of Inspection (if applicable)

Supervisory Appraiser (if applicable)
Date of Signature
Title
State Certification # ST
Or State License # ST
Expiration Date of State Certification or License

Did Did Not Inspect Property Date of Inspection
08/11
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ADDITIONAL COMPARABLE SALES
File No.
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ITEM SUBJECT PROPERTY COMPARABLE NO. COMPARABLE NO. COMPARABLE NO.
Address

Proximity to Subject
Sales Price $ $ $ $
Price $ $ $ $
Data Source(s)

ITEM DESCRIPTION DESCRIPTION +(   )$ Adjust.– DESCRIPTION +(   )$ Adjust.– DESCRIPTION +(   )$ Adjust.–
Date of Sale/Time Adj.
Location
Site/View

Sales or Financing
Concessions
Net Adj. (Total) + – $ + – $ + – $
Indicated Value
of Subject $ $ $
Comments on Market Data

08/11

CAB09516

5190 Whispering Spruce
Valdez, AK 99686

N/A
Per Acre N/A

COV,Site Inspection

Average/Residential
2.61 ac

Topography: Level/Unimproved
Utilities Available E
Zoning RR
Conssesions None

Conventional
N/A

5210 Wilderness Ln.
Valdez, AK 99686
0.35 miles E

47,000
45,161/ac

Agent

Active Listing
Average/Residential
.93 ac +5,000
Level/Garage -10,000
E
RR
N/A
Listing
N/A

-5,000

42,000
Final Reconciliation:

No truly similar sales were available for comparison in this analysis.  After adjustments, the 3 comparables & active listing used in this report are
felt to bracket the value of the subject and the indicated range of value is $29,500 to $40,000.  Larger than typical gross adjustments
unavoidable based on the lack of similar properties available for comparison from this market.  The smaller sites indicate a higher price per acre
which is typical.  Larger tracts typically sell at less per acre than smaller tracts. It is difficult to determine the demand for this type of site within
this market segment.  It is felt that a value of $30,000, which is approximately $11,500/Acre is a reasonable value estimate for the subject site
and I would estimate if put on the market, a marketing time of 0-6 months would most likely be appropriate.
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Sales or Financing
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Property Address
City County State Zip Code
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View
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2.61 ac
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City County State Zip Code
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DATE  ACTION 
02/05/1999  Permanent easement granted for the construction and maintenance of flood control structures on the southerly portion of Lot 10  

02/16/1999  Memorandum | $7,745.35 Total to Ms. Bekins for Easement ($3,261.50) and for damage ($4,483.85) done to her property during the 
construction of an emergency dike in 1995 

07/2008  Ms. Bekins submits Septic Replacement Program Application for Option 1: Have City install system 

07/31/2008  Option 1 Confirmation Letter sent to Bekins 

Fall 2008  City Council approval to award contract #830 for Septic Replacement on Lot 11, Block 2, AWS for $18,459.91 

Fall 2008  NOTE TO FILE | Ms. Bekins requests to be removed from Phase 1. Ms. Bekins would like the City to purchase her property at market 
value instead  

08/20/2008  Appraisal | FAIR MARKET VALUE OF LOT 10, BK 2 DETERMINED TO BE $32,500.00 

08/20/2008  Appraisal | FAIR MARKET VALUE OF LOT 11, BK 2 TO BE $67,000.00 

08/20/2008  Invoice Total for Appraisals of Lots 10 & 11 | $1,300.00 Invoices Paid by City 

08/17/2009  City Council approved purchase of Lots 10 & 11 for City Snow Storage and Dike Access for $100,000.00  

09/02/2009  NOTE TO FILE | Ms. Bekins requests to be deferred from being on the list for septic replacement in Spring for Phase II until purchase 
issue resolved 

06/10/2010  Ms. Bekins submits letter of agreement to City to sell Lot 10 and Lot 11 for $109.000.00 

07/12/2010  City Council declines to bring Ms. Bekins purchase opportunity forward for action at Midyear Budget Discussion Work Session 

07/15/2010  Memo to City Council on actions to bring resolution to purchase request 

04/01/2013  Ms. Bekins submits invoice to City for snow storage on Lots 10 & 11, BK 2, AWS for a three year period for a total of $4,200.00 

09/13/2013  City responds to Ms. Bekins via letter stating that the City does not have a Snow Storage Agreement for use of this property. City is 
unable to render payment for invoice as the City had not been using either parcels for the storage of snow in Alpine Woods. 

07/24/2015  Ms. Bekins requests funding from the City to replace the septic on Lot 11, BK 2, AWS 

07/27/2015  Ms. Bekins expresses interest of a potential buy‐out on the phone. Staff informs Ms. Bekins that if City Council decides to revisit the 
land sale, an appraisal will be ordered to determine fair market value.  Ms. Bekins is asked to provide in‐writing an indication that she is 
prepared to sell her property and to state her proposed transaction price. 

04/25/2016  Report to P&Z Commission on Lot 10 & 11 of Block 2, AWS 

05/04/2016  Report to City Council on Lot 10 & 11 of Block 2, AWS 

05/2016  City receives request via Allen Crume for Ms. Bekins for purchase option in the amount of $250,000 of Lots 10 & 11, Blk 2, AWS 

05/26/2016  City orders appraisal for Lot 11, BK 2, AWS ($850.00) and Lot 10, BK 2, AWS ($750.00) | $1,600.00 Total Cost for Appraisals, Paid by City 

05/31/2016  Ms. Bekins signs acknowledgement and appraisal authorization form  

07/25/2016  Appraisal | FAIR MARKET VALUE OF LOT 10, BK 2 DETERMINED TO BE $30,00.00 

07/25/2016  Appraisal | FAIR MARKET VALUE OF LOT 11, BK 2 DETERMINED TO BE $60,000.00 

 

Updated 07/27/2016 
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File #:  Version: 116-0112

Status:Type: New Business Agenda Ready

File created: In control:9/12/2016 City Council

On agenda: Final action:9/20/2016

Title: Approval of Cooperative Agreement with United States Geological Survey for Annual Operations &
Maintenance of a Stream Gage on the Lowe River and Valdez Glacier Stream

Sponsors:
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Attachments: USGS_Letter.pdf

USGS_Agreement.pdf

USGS Costs.pdf

Action ByDate Action ResultVer.

ITEM TITLE:
Approval of Cooperative Agreement with United States Geological Survey for Annual Operations &

Maintenance of a Stream Gage on the Lowe River and Valdez Glacier Stream

SUBMITTED BY: AnnMarie Lain

FISCAL NOTES:

Expenditure Required: $8,499.99 Prorated for 2016

Unencumbered Balance: $141,633

Funding Source: 001-5500-43200

RECOMMENDATION:

Approve Cooperative Agreement with United States Geological Survey for Annual Operations & Maintenance
of a Stream Gage on the Lower River and Valdez Glacier Stream

SUMMARY STATEMENT:

Since 2014 the City has held a joint funding agreement with the USGS for the operations and maintenance of
a stream gage on the Lowe River. This agreement ends on September 30th, 2016. The stream gage is
critically useful in monitoring water levels during potential flooding events of the Alpine Woods area. The gage
streams live data to a website that updates every 15 minutes and sends alarms when the stream levels rise
above a specified threshold.

The Lowe River stream gage was an essential step toward a comprehensive flood protection program for
Alpine Woods. The annual portion of the City’s half of the costs is $17,000. This was included in the 2016
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Budget and has been paid to the USGS.

This is immediate, relevant data to both individuals that live in the floodplain as well as emergency flood
responders. Given the magnitude of the last few outburst events on the Valdez Glacier Stream, another gage
has been added to the cooperative agreement. The Council approved funding for new gages in the mid-year
budget (Valdez Glacier Stream and the Valdez Glacier Dammed Lake). However, the Alaska Geological &
Geophysical Survey has been conducting research on the Valdez Glacier, the Valdez Glacier Dammed Lake
and the Valdez Glacier Lake. They have requested the City enter into an agreement with the AGGS for a gage
on the Valdez Glacier Dammed Lake. That issue is currently being worked by staff and will be brought back to
the Council when complete information is in hand. In the meantime, the proposed agreement with the USGS
only includes the Lowe River Gage and the new Valdez Glacier Stream Gage. The prorated share of the City’s
cost for the new gage on the Valdez Glacier Stream is $8,499.99. For the remainder of the agreement (2017-
2020) the annual City share for the Valdez Glacier Stream Gage will also be $17,000. Once the agreement
takes effect the City will contribute $34,000 annually for both gages. This amount has been included in the
2017 Budget request.

Attached to this agenda statement is a draft agreement the City will sign (if Council approves this item) with
the USGS authorizing them to install the new stream gage and committing the annual monitoring and
maintenance funds. The USGS agrees to pay half the cost and the City will pay the other half of the cost. Also
attached is a USGS cost evaluation document that explains where the costs come from to commit and
maintain stream gages.

It is staff’s recommendation that City Council approve funding for the USGS stream gage on the Lowe River
and Valdez Glacier Stream.
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 United States Department of the Interior 
 U.S. GEOLOGICAL SURVEY 

ALASKA SCIENCE CENTER 
 4210 University Drive 
 Anchorage, Alaska  99508-4626 
 
September 8, 2016 
 
Honorable Ruth Knight, Mayor 
City of Valdez 
212 Chenega Ave. 
P.O. Box 307 
Valdez, AK 99686 
 
Dear Mayor Knight: 
 
Thank you for your continued interest in the collection of streamflow information for flood 
warning and flood forecasting on the Lowe River and interest in monitoring in the Valdez 
Glacier Stream. We have enclosed a Joint Funding Agreement (JFA) to continue the operation of 
a streamgaging station on the Lowe River in Keystone Canyon and install a new streamgaging 
station on Valdez Glacier Stream. 
 
The U.S. Geological Survey (USGS) cooperative matching funds allow us to fund a portion of 
the cost of hydrologic work of mutual interest. Federal cooperative monies are subject to the 
availability of appropriations on a year to year basis. This Joint Funding Agreement can be 
modified by a letter of amendment or terminated upon 60 days written notice to either party. 
 
Annual costs to the City of Valdez and U.S. Geological Survey (USGS) are summarized below: 

 
  Valdez USGS  TOTAL  

October 1 2016-Sept. 30 2017 $34,000 $34,000 $68,000 
October 1 2017-Sept. 30 2018 $34,000 $34,000 $68,000 
October 1 2018-Sept. 30 2019 $34,000 $34,000 $68,000 
October 1 2019-Sept. 30 2020 $34,000 $34,000 $68,000 
October 1 2020-Sept. 30 2021 $34,000 $34,000 $68,000 

 
As part of the operation of the gages, the USGS will: 

• Operate and maintain the streamgages. 
• Maintain datum at the site. 
• Record stage data every 15 minutes.  
• Make discharge measurements during visits to maintain the stage-discharge rating curve 

and to define the winter hydrograph.  
• Post near real-time stage and discharge data in the USGS online USGS Water Data for 

the Nation from http://waterdata.usgs.gov/nwis/.  
• Store the data in the USGS databases.  



• Publish these data to the USGS online to USGS Water Data for the Nation from 
http://waterdata.usgs.gov/nwis/.  

 
 

The City of Valdez will be billed quarterly, beginning December, 2016. The USGS DUNS 
number is 137825845. Work performed with funds from this agreement will be conducted on a 
fixed-cost basis. The USGS will retain all equipment purchased with funds from this agreement. 
It is understood that data obtained during the course of this work will be available to the USGS 
for publication and use in connection with related work. This agreement operates under the 
authority of statute 43 USC 50, which allows us to perform this work. 
 
Please contact Chris Cady at (907) 786-7116 with any billing concerns. Thank you for your 
understanding and cooperation in this matter. If you have any questions, please call Jeff 
Conaway at 907 786-7041. We appreciate your support of this valuable water resources program. 
 
             
        Sincerely, 
 
 
 
        Mark Shasby 
        Director, Alaska Science Center 
 
cc:  Chad Smith (USGS-ASC) 
 Jeff Conaway (USGS-ASC) 
 



 

Form 9-1366 
(April 2015) 

U.S. Department of the Interior 
U.S. Geological Survey 

Joint Funding Agreement 
FOR 

Water Resource Investigations 

Agreement#: 17WAAK000000003 
Customer#: 6000004230 
Project #: WB20CW2 
TIN #: 92-6000143 
USGS DUNS #: 137845825 

   
Fixed Cost Agreement    YES[ X ] NO[   ] 

 
THIS AGREEMENT is entered into as of the October 1, 2016, by the U.S. GEOLOGICAL SURVEY, Alaska Science 
Center, UNITED STATES DEPARTMENT OF THE INTERIOR, party of the first part, and the City of Valdez party of 
the second part. 
 
1. The parties hereto agree that subject to the availability of appropriations and in accordance with their respective 
authorities there shall be maintained in cooperation Water Resource Investigations (per attachment), herein called 
the program. The USGS legal authority is 43 USC 36C; 43 USC 50, and 43 USC 50b. 
 
2. The following amounts shall be contributed to cover all of the cost of the necessary field and analytical work 
directly related to this program. 2(b) include In-Kind-Services in the amount of $0.00 
 

(a) $170,000 by the party of the first part during the period 
October 1, 2016 to September 30, 2021 

(b) $170,000 by the party of the second part during the period 
October 1, 2016 to September 30, 2021 

(c) Contributions are provided by the party of the first part through other USGS regional or national 
programs, in the amount of :  
 
Description of the USGS regional/national program: 
 
 
 

(d) Additional or reduced amounts by each party during the above period or succeeding periods as may be 
determined by mutual agreement and set forth in an exchange of letters between the parties 

(e) The performance period may be changed by mutual agreement and set forth in an exchange of letters 
between the parties. 

 
3. The costs of this program may be paid by either party in conformity with the laws and regulations respectively 
governing each party. 
 
4. The field and analytical work pertaining to this program shall be under the direction of or subject to periodic review 
by an authorized representative of the party of the first part. 
 
5. The areas to be included in the program shall be determined by mutual agreement between the parties hereto or 
their authorized representatives. The methods employed in the field and office shall be those adopted by the party of 
the first part to insure the required standards of accuracy subject to modification by mutual agreement. 
 
6. During the course of this program, all field and analytical work of either party pertaining to this program shall be 
open to the inspection of the other party, and if the work is not being carried on in a mutually satisfactory manner, 
either party may terminate this agreement upon 60 days written notice to the other party. 
 
7. The original records resulting from this program will be deposited in the office of origin of those records. Upon 
request, copies of the original records will be provided to the office of the other party. 
 
8. The maps, records or reports resulting from this program shall be made available to the public as promptly as 
possible. The maps, records or reports normally will be published by the party of the first part. However, the party of 
the second part reserves the right to publish the results of this program and, if already published by the party of the 
first part shall, upon request; be furnished by the party of the first part; at cost, impressions suitable for purposes of 
reproduction similar to that for which the original copy was prepared. The maps, records or reports published by 
either party shall contain a statement of the cooperative relations between the parties. 
 
9. USGS will issue billings utilizing Department of the Interior Bill for Collection (form DI-1040). Billing documents are 
to be rendered quarterly. Payments of bills are due within 60 days after the billing date. If not paid by the due date, 
interest will be charged at the current Treasury rate for each 30 day period, or portion thereof, that the payment is 
delayed beyond the due date. (31 USC 3717; Comptroller General File B-212222, August 23, 1983.). 



 

Form 9-1366 
(April 2015) 

U.S. Department of the Interior 
U.S. Geological Survey 

Joint Funding Agreement 
FOR 

Water Resource Investigations 

Agreement#: 17WAAK000000003 
Customer#: 6000004230 
Project #: WB20CW2 
TIN #: 92-6000143 
USGS DUNS #: 137845825 

 
 
 
 
 
 
 
 
 
 

 USGS Technical Point of Contact 
 

Name: Jeff Conaway 
 Branch Chief of Hydrologic 

Investigating and Monitoring 
Address: 4210 University Drive 
 Anchorage, AK 99508 
Telephone: (907) 786-7041 
Fax: (907) 786-7150 
Email: jconaway@usgs.gov 

 
 

 Customer Technical Point of Contact 
 

Name: Ruth  Knight 
 Mayor 
Address: City of Valdez 212 Chenega Ave, PO 

Box 307 
 Valdez, Alaska 99686 
Telephone: (907) 835-4313 
Fax: (907) 835-2992 
Email:  

 
 
 

 USGS Billing Point of Contact 
 

Name: Christina Cady 
 Budget Analyst 
Address: 4210 University Drive 
 Anchorage, AK 99508 
Telephone: (907) 786-7116 
Fax:  
Email: ccady@usgs.gov 

 

 Customer Billing Point of Contact 
 

Name: Ann Marie Alain 
  
Address: 212 Chenega Ave PO Box 307 
 Valdez, Alaska 99686 
Telephone:  
Fax:  
Email: alain@ci.valdez.ak.us 

 

 
 

 
U.S. Geological Survey 

United States 
Department of Interior 

 
 

Signature 
 
 
By_______________________ Date: Sep 8, 2016 
Name: Mark Shasby 
Title: ASC, Director 
 
 

 

 
 

City of Valdez 

 
 

Signatures 
 
 
By_______________________ Date: _________ 
Name: 
Title: 
 
 
By_______________________ Date: _________ 
Name: 
Title: 
 
 
By_______________________ Date: _________ 
Name: 
Title: 
 

 

 
 



U.S. Department of the Interior
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Fact Sheet 2010–3025
May 2010

U.S. Geological Survey Streamgage Operation and 
Maintenance Cost Evaluation
...from the National Streamflow Information Program

Printed on recycled paper

To help meet the goal of providing earth-science 
information to the Nation, the U.S. Geological Survey (USGS) 
operates and maintains the largest streamgage network in 
the world, with over 7,600 active streamgages in 2010. This 
network is operated in cooperation with over 850 Federal, 
tribal, State, and local funding partners. The streamflow 
information provided by the USGS is used for the protection 
of life and property; for the assessment, allocation, and 
management of water resources; for the design of roads, 
bridges, dams, and water works; for the delineation of flood 
plains; for the assessment and evaluation of habitat; for 
understanding the effects of land-use, water-use, and climate 
changes; for evaluation of water quality; and for recreational 
safety and enjoyment.

USGS streamgages are managed and operated to 
rigorous national standards, allowing analyses of data from 
streamgages in different areas and spanning long time periods, 
some with more than 100 years of data. About 90 percent of 
USGS streamgages provide streamflow information real-time 
on the web. Physical measurements of streamflow are made 
at streamgages multiple times a year, depending on flow 
conditions, to ensure the highest level of accuracy possible. 
In addition, multiple reviews and quality assurance checks are 
performed before the data is finalized.

In 2006, the USGS reviewed all activities, operations, 
equipment, support, and costs associated with operating and 
maintaining a streamgage program (Norris and others, 2008). A 
summary of the percentages of costs associated with activities 
required to operate a streamgage on an annual basis are 
presented in figure 1. This information represents what it costs 
to fund a “typical” USGS streamgage and how those funds 
are utilized. It should be noted that some USGS streamgages 
have higher percentages for some categories than do others 
depending on location and conditions. Forty-one percent of 
the funding for the typical USGS streamgage is for labor 
costs of the USGS staff responsible for the measurement of 
the streamflow in the field and the time in the office to quality 
assure and finalize the data (fig. 1). It is reasonable that funding 
for the entire national streamgage network would closely 
follow the percentages shown in figure 1 as to how the funds 
are invested in the network. However, actual costs are specific 

This Fact-Sheet is one in a series that highlights information or recent research findings from the USGS National Streamflow 
Information Program (NSIP). The investigations and scientific results reported in this series require a nationally consistent 
streamgage network with stable long-term monitoring sites and a rigorous program of data collection, quality assurance,  
management, archiving, and synthesis. NSIP produces multipurpose, unbiased surface-water information that is readily  
accessible to all.

to a particular streamgage and can vary substantially depending 
on location and operational issues.

Reference Cited

Norris and others, 2008, Qualitative comparison of streamflow  
information programs of the U.S. Geological Survey and three  
non-Federal agencies:  U.S. Geological Survey Open-File  
Report 2007–1426, 12 p.

USGS Streamflow Information can be found at:

• http://waterdata.usgs.gov/nwis
• http://water.usgs.gov/waterwatch
• http://water.usgs.gov/nsip

 
by J. Michael Norris

Labor for field
and office
41 percent

Administrative
25 percent

Travel
2 percent

Vehicles
5 percent

Data management
and delivery

7 percent

Field equipment
10 percent

Building and utilities
10 percent

Figure 1. Percentage of operation and maintenance funding 
invested in various activities for a typical USGS streamgage.



Field

• Routine visits to streamgages
• Emergency repair visits to 

streamgages
• Visits during flooding
• Maintenance and inspection visits
• Surveying visits
• Streamflow measurements
• Analysis of the discharge  

computations (field and office)
• Technical training

Streamgage Operation and Maintenance Tasks

Labor for Field and Office:

Office

• Stage data edits
• Development and maintenance of rating curves
• Analysis of rating curve-shifts from changing channel 

conditions
• Monitoring real-time information for instrumentation 

problems
• Review of records for rating-curve and discharge  

computations
• Quality assurance of the data
• Finalization and publication of the streamflow information
• Safety and administrative training

• Safety program management
• National and local management and  

technical oversight of the program
• Local quality assurance
• Facility costs
• Personnel management
• Purchasing and contracts

Administrative:

• Financial management
• Salary of hydrographers/supervisors
• Salary of administrative support required by the program
• Funding-partner interactions (over 850 nationwide)
• USGS communications (with Congress, the public, and media)
• Development of funding agreements

Building and Utilities:

• Secure storage space for files
• Vehicle parking space, boat storage
• Shop space, laboratory space, warehouse space

Field Equipment:

• Office space for the streamgage program staff
• Heating, cooling, trash, water, gas, and electric power for office 

space and streamgages

• Gage houses, data loggers, stage or velocity sensors, telemetry 
equipment, and other equipment for streamgage operation

• Boats and motors, boat maintenance, snowmobiles, all-terrain 
vehicles, and annual repair and maintenance costs

• Generators, survey equipment, field laptop computers, and hand  
and power tools

Data Management and Delivery:

• Equipment for measuring streamflow (meters, Acoustic Doppler 
Current Profilers, bridge cranes, and automated loggers)

• Safety equipment such as traffic-control equipment and confined-
space safety equipment

• Waders, personal floatation devices, and cell phone

• Telemetry (satellite up-links, phone lines, etc.)

Vehicles:

• Local Information Technology infrastructure, including servers, 
computers, printers, plotters, and scanners

• Information Technology support, support of the data base, Web 
access, data archival and retrieval, and network communications

• Purchasing or leasing field vehicles

Travel:

• Fuel and vehicle maintenance

• Lodging and per diem for staff during visits to streamgages
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ITEM TITLE:
Approval of Termination Agreement with the Port Valdez Company for the Land Purchase Agreement
and Access and Snow Storage Easement Agreement
SUBMITTED BY: Lisa Von Bargen, CEDD Director

FISCAL NOTES:

Expenditure Required: $0
Unencumbered Balance: N/A
Funding Source: N/A

RECOMMENDATION:

Approve Termination Agreement with the Port Valdez Company for the Land Purchase Agreement
and Access and Snow Storage Easement Agreement.

SUMMARY STATEMENT:

The Port Valdez Company has entered into a contract with another party to sell a portion of their land
holdings in Valdez. In a zippy and unexpected twist during a title search of the property and
agreement was discovered from 1995 between the City and the Port Valdez Company titled, “Land
Purchase Agreement and Access and Snow Storage Easement Agreement.” No one currently
employed with the City of Valdez had any idea the agreement was in place.

To summarize, it appears the City intended to purchase portions of several parcels of land owned by
the Port Valdez Company for the purpose of reserving snow storage area. The agreement stipulated
the City would release the Port Valdez Company from the conditions of this agreement for any
property outlined in the agreement that was sold to a third party and resubdivided or developed. Of
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the seven parcels identified, three have been sold and been resubdivided. Four others are still
retained by the Port Valdez Company - some of which they are trying to sell imminently. Both the
Port Valdez Company and the buyer have requested clear title to the property.

The City staff has reviewed the agreement and believes the City can accommodate its snow removal
needs without the identified parcels, specifically because if they are developed there are provisions in
the code requiring snow storage area within new subdivisions. The City Attorney has drafted a
termination document for approval by the Council. Staff is requesting approval of the termination
agreement so title can be cleared and the sale transaction can move forward as expeditiously as
possible.

A copy of the 1995 agreement and the termination agreement are attached to this agenda statement.
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Termination Agreement 
Page 1 of 3 
 

 
 
 
 
 
 
 
 

VALDEZ RECORDING DISTRICT 
THIRD JUDICIAL DISTRICT 

 
 

 
.  TERMINATION AGREEMENT 

 
 This Termination Agreement is entered into by and between the City of Valdez, a 
municipal corporation organized under the laws of the State of Alaska (“City”) and The 
Port Valdez Company, Inc., a Washington corporation (“Port Valdez”). 
 
I. RECITALS 
 

A. The City and Port Valdez entered into a Land Purchase Agreement and 
Access and Snow Storage Easement Agreement (collectively “Purchase Agreement”), 
which was recorded on May 18, 1995, in Book 126, at Page 453, in the official records of 
the Valdez Recording District, Third Judicial District, State of Alaska. 

 
B. Under the Purchase Agreement Port Valdez granted the City:  (1) the right 

to purchase certain real property from Port Valdez; and (2) certain easement rights on 
certain real property owned by Port Valdez.  The Purchase Agreement further requires 
the City to release its purchase and easement rights upon the occurrence of certain events, 
more specifically described therein.  The Purchase Agreement further contemplated the 
initial purchase of real property thereunder would close escrow no later than 
April 28, 1995. 
 

C. Since the execution of the Purchase Agreement, Port Valdez has sold and 
transferred to others certain parcels of the real property described in the Purchase 
Agreement, and has agreed to sell other such parcels. 
 

D. Port Valdez has requested that the City execute this Termination 
Agreement, thereby terminating any rights and obligations of the parties thereunder. 

 



Termination Agreement 
Page 2 of 3 
 

II. AGREEMENT 
 

Based upon the foregoing Recitals, the City and Port Valdez agree as follows: 
 

 The Purchase Agreement is hereby terminated, and the City and Port Valdez each:  
(1) release the other from any and all obligations thereunder, and (2) relinquish all rights 
thereunder. 

 
      THE PORT VALDEZ COMPANY, INC. 
 
 
      By _______________________________ 
            ___________________________________ 
       (Print name and title) 
 
 
      CITY OF VALDEZ 
 
 
      By _______________________________ 
            ___________________________________ 
       (Print name and title) 
 
ATTEST: 
 
__________________________________ 
 Sheri L. Pierce, MMC 
 City Clerk, City of Valdez 
 
 
Approved as to Form: 
 
Brena, Bell & Clarkson, P.C. 
Attorneys for City of Valdez 
 
By: __________________________________ 
 Anthony S. Guerriero 
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STATE OF ALASKA  ) 
     ) ss. 
THIRD JUDICIAL DISTRICT ) 
 
     
 THIS IS TO CERTIFY that on this ___ day of ___________________, 2016, 
before me, the undersigned, a Notary Public in and for the State of Alaska, personally 
appeared ___________________________, known to me and known to be the 
________________ of THE PORT VALDEZ COMPANY, INC., and the individual 
named in and who executed the foregoing document, and he/she acknowledged to me that 
he/she signed the same as his/her free and voluntary act on behalf of said corporation. 
 
 
             
      Notary Public, State of Alaska 
      My Commission Expires:    
 

 
After Recording, Return to: 
_______________________________ 
_______________________________ 
_______________________________ 
_______________________________ 
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City Council9/6/2016 1

ITEM TITLE:
#16-12 Amending the Zoning Map to Effect a Change to Tracts 2 and 3, Alpine Village from Multi-
Family Residential to Commercial Residential on Tract 2, Alpine Village and  Light Industrial on Tract
3, Alpine Village. Second Reading/Adoption.

SUBMITTED BY: Keri Talbott, Planning Technician

FISCAL NOTES:

Expenditure Required: N/A
Unencumbered Balance: N/A
Funding Source: N/A

RECOMMENDATION:

Approve Ordinance #16-12 amending the Zoning Map to effect a change on Tracts 2 and 3, Alpine
Village from Multi-Family Residential to Commercial Residential on Tract 2, Alpine Village and  Light
Industrial on Tract 3, Alpine Village. Second Reading/Adoption.

SUMMARY STATEMENT:

The City of Valdez received a request from Dwain Dunning on July 18th, 2016 for a Rezone of Tracts 2 & 3,
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Alpine Village, 4671 Richardson Highway.  The land is currently zoned Multi-Family Residential and Mr.
Dunning would like to rezone Tract 2 to Commercial Residential and Tract 3 to Light Industrial. Mr. Dunning is
proposing to put in a primary marijuana cultivation facility on Tract 3. The Light Industrial zoning district is not
compatible with the neighboring property currently zoned, and being used for multi-family residential purposes.
The purpose of this rezone request is to change the zoning of Tract 2 to be compatible with both Multi-Family
and Light Industrial while acting as a buffer between the two.

On August 31st, 2016 the Planning and Zoning Commission approved a recommendation to City Council to
authorize Mr. Dunning’s rezone application. They approved the recommendation to Council to approve the
rezone as a separate process from enforcement issues on the property. They will be addressing the issue of
nuisance abatement and the abandonment of junk vehicles on this property as part of a work session at the
next Planning and Zoning meeting.

In 1988, the owner of Tract 3 applied to rezone the tract from Multi-Family (RC) to Light Industrial (LI). In a
letter to the applicant dated July 5, 1988, the Commission denied the rezone request stating that a more
appropriate zoning would be Commercial Residential (CR). Multi-Family (RC) district is intended to include
lands for urban development that are provided with public utilities or intended to be provided with public
facilities in the future.  Neither public water nor public sewer has been extended to service this area

Below is a summary of the intent of the different zoning districts contemplated under this proposed
amendment.

17.18.010 Intent
The R-C (multiple-family residential) district is intended to include lands for urban development which
are provided with a full range of public utilities, including sewers, water, electricity and street drains or
are intended to be provided with such facilities in the future.  This district is intended primarily for single
and multiple residences at moderately high population densities.  Structures are required to serve
governmental, educational, recreational, religious and limited commercial needs are allowed subject to
permitted or conditional use restrictions intended to preserve and protect the residential character of
the R-C district.

The intent of the proposed zoning district as stated in Valdez Municipal Code is outlined below:

(Tract 2)

17.26.010 Intent.
The C-R (Commercial Residential) district is intended to allow commercial and light industrial uses of
land which do not detract from the residential use of the land by introducing excess noise, increased
safety hazards, air pollution or water pollution.

(Tract 3)
17.36.010 Intent.

The L-I (Light Industrial) district is intended for light industrial development including light
manufacturing, processing, warehousing, storage, wholesale and distribution operations, and similar
processes and operations.  Limited commercial uses and accessory residential uses are allowed in the
L-I district to serve the uses for which the district is primarily intended.

The Comprehensive Plan offers goals and objectives that provide guidance on general land use, economic
development, commercial-business land use, and industrial land use.  Only those relevant to the specific
zoning change are listed below.
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Goal - Land Use: Provide a community land use pattern that is compatible with existing land use patterns in
the community, which is physically safe, environmentally sensitive, and consistent with the provisions and
requirements of the Valdez Coastal Management Program.

Objective - Provide for the adequate separation of incompatible land uses.

The immediate surrounding land to the North is vacant land and under management authority by the City of

Valdez as Municipal entitlement land. The other lot adjacent to Tract 2 is zoned Multi-Family Residential.  By

rezoning Tract 2 to Commercial Residential as the Commission suggested in 1988, the applicant is placing a

buffer between the Multi-Family residential district and the proposed Light Industrial District.

Objective - Provide development standards for lands that require special physical or environmental

attention before they can be safely used or developed.

Goal - Industrial Land Use: Provide for industrial land uses so that they limit impacts on adjacent land uses
and the environment, and yet have safe and convenient access to the major transportation facilities they
require.

Objective - Encourage the consolidation of industrial land use activities.

Objective - Provide buffers between industrial and other land uses as a means to restrict the

hazardous and/or nuisance aspects of industrial uses.

Mr. Dunning is proposing to rezone Lot 2 from Multi-Family Residential to Commercial Residential as a means

of having a zoning district in between the existing multi-family housing and Tract 3 which he wants to rezone

as Light Industrial for the purpose of developing a commercial marijuana cultivation operation.

Objective - Control undesirable air and water emissions of industrial land uses.

2.5.1 Land Use Policies.

Light Industrial Areas - These areas have been set aside to provide for those less noxious industrial
uses that require good access to major transportation facilities or breaks in transportation but do not
require a waterfront location.

Neighborhood Commercial Areas - These areas are meant to provide convenience goods (e.g., a 7-
11 type store) outlets for individual neighborhoods.  These areas thus limit lengthy and/or unnecessary
trips to the more specialized commercial areas located in the town center for the many items that
households need frequently.

Section 17.54.040 Public Hearing states: “The planning and zoning commission shall hold at least one public
hearing before considering any change or amendment to the provision of this title or the boundaries of the
districts.”

The Public Hearing was held on August 10th, 2016 meets the Public Hearing code requirement.

Section 17.06.060(B1) Notification Requirements states: “A notice shall be posted and
published. The notice shall be published at least once a week for the two consecutive weeks prior to the date
of the public hearing in a newspaper of general circulation. The last date of publication shall not be less
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of the public hearing in a newspaper of general circulation. The last date of publication shall not be less
than three days before the date of the public hearing.”

Notification was posted on the City Hall bulletin board located at 212 Chenega Avenue on July 29th, 2016.
Notification was published in the Valdez Star on August 3rd, and August 10th, 2016.

Section 17.06.060(B2) Notification Requirements states: “A notice shall be also be sent by mail
at least ten days prior to the public hearing to each owner of property within a distance of three hundred
feet of the exterior boundary of the lot or parcel of land described in the application for the requested
action.”

Notice was sent to all property owners within 300 feet of Tracts 2 &3, Alpine Village on July 29th, 2016. As of
August 8thth, 2016 Staff has received two written comments from residents on the rezone and no comments
from utilities or other notified agencies on the rezone. The written comments have been included in the packet
for your review.

The letter from Mr. Hickel objects the rezone to light industrial based on the concern of having a cultivation
facility directly adjacent to tenants with children and members of the Coast Guard. To address this concern,
Mr. Dunning is proposing to rezone Lot 2 from Multi-Family Residential to Commercial Residential as a means
of having a zoning district in between the existing multi-family housing and Tract 3 which he wants to rezone
as Light Industrial for the purpose of developing a commercial marijuana cultivation operation. The City has
not adopted in special separation requirements beyond State regulations regarding commercial marijuana
operations and residential development - other than that commercial marijuana operations are prohibited in
residential zoning districts

The letter from Mr. Gifford objects the rezone based on the applicant’s violation of the current zoning district
and over his concern of contaminants to an anadromous fish stream located on the applicant’s property. The
City of Valdez will continue to address the enforcement issues on Tract 2 & 3 as a separate process from the
rezone. Addressing the issue of nuisance abatement and the abandonment of junk vehicles on both private
and public property is a City wide issue that is currently being dealt with on a broader perspective with
Community Development, the Police Department, and Public Works.

The Alaska Department of Fish and Game have management authority over anadromous streams. The
Division of Habitat has the specific statutory responsibility of protecting freshwater habitat for anadromous fish
and providing free passage for all fish in freshwater bodies (AS 16.05.841-871). Any activity or project that is
conducted below the ordinary high water mark of an anadromous stream, or has the potential to impede fish
passage, requires a Fish Habitat Permit. The Alaska Department of Environment Conservation, Division of
Water establishes standards for water cleanliness and regulates discharges to waters. All property owners
are responsible for following state regulations.
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CITY OF VALDEZ, ALASKA 
 

ORDINANCE #16-12 
 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF VALDEZ, 
ALASKA AUTHORIZING AN AMENDMENT TO THE ZONING MAP TO 
EFFECT A CHANGE ON TRACTS 2 AND 3, ALPINE VILLAGE FROM 
MULTI-FAMILY RESIDENTIAL TO COMMERCIAL RESIDENTIAL ON 
TRACT 2, ALPINE VILLAGE AND LIGHT INDUSTRIAL ON TRACT 3, 
ALPINE VILLAGE 

 
   WHEREAS, Dwain Dunning is the owner of Tracts 2 and 3, Alpine Village; and 
 
   WHEREAS, Mr. Dunning desires to rezone said property from Multi-Family Residential (RC) to 

Commercial Residential (CR) on Tract 2 and Light Industrial (LI) on Tract 3; and 
 
   WHEREAS, Mr. Dunning intends to use Tract 3 for a commercial marijuana cultivation 

operation and such business are only permitted in the Light Industrial (LI) and Heavy Industrial (HI) 
zoning districts; and 

 
   WHEREAS, Mr. Dunning’s property sits directly adjacent to another parcel currently zoned 

Multi-Family Residential that is being used for that purpose; and 
 
   WHEREAS, Light Industrial (LI) zoned property directly adjacent to Multi-Family Residential 

(RC) is not in conformance with the Comprehensive Plan as the two zoning districts are not compatible 
with each other; and 

 
   WHEREAS, to provide a buffer between the existing Multi-Family (RC) zoned property and the 

desired Light Industrial (LI) on Tract 3, Mr. Dunning desires to rezone Tract 2 to Commercial Residential; 
 
   WHEREAS, a rezone may only be effectuated if the subject property is a minimum of two 

acres or if the adjacent zoning is the same as the desired zoning; and 
 
   WHEREAS, Mr. Dunning has replatted the two parcels to make them 2.38 (Tract 2) and 3.74 

(Tract 3) acres, respectively; and 
 
   WHEREAS, the Planning & Zoning Commission held a public hearing on August 10, 2016; and 

following public input and discussion, approved a recommendation to Council on August 31, 2016 to 
approve this rezone; and 

 
   WHEREAS, city staff and the Planning & Zoning Commission find this rezone to be in 

conformance with the Comprehensive Plan. 
 
   NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF VALDEZ, 

ALASKA, that: 
 



   Section 1: The zoning map is amended to effect a change to Tracts 2 and 3, Alpine Village 
from Multi-Family Residential (RC) to Commercial Residential (Tract 2) and Light Industrial (Tract 3). 

 
   Section 2: The rezone is conditional upon: Any future change to the use of the property will 

require the applicant/property owner to go through the conditional use process to include permitted uses. 
A document requiring this will be recorded to the property. 

 
   Section 3:  This ordinance becomes effective immediately upon passage and approval. 
 

PASSED AND APPROVED BY THE CITY COUNCIL OF THE CITY OF VALDEZ, 
ALASKA, this _____ day of ____________________, 2016. 

 
 

CITY OF VALDEZ, ALASKA 
 

__________________________ 
Ruth E. Knight, Mayor 

ATTEST: 
 
_____________________________ 
Sheri L. Pierce, MMC, City Clerk 

APPROVED AS TO FORM: 
 
     By:__________________________ 
     Brena, Bell & Clarkson, P.C 
 
First Reading: 
Second Reading:     
Adoption:      `     
Ayes:       
Noes: 
Absent: 
Abstaining: 

 
  

 
 



 

Chapter 17.54 of the Valdez Municipal Code governs the amendments to the zoning districts. 
Section 17.54.020(C) Minimum Area states:  “Except for the extension of existing district 
boundaries, no change in any use district classification or an official zoning map shall be 
considered which contains an area less than two acres, not including street or alley rights-of-
way.”  Tracts 2, & 3, Alpine Village, are over 2 acres; therefore, this rezone request meets the 
Minimum Area code requirement. 

Date:  August 19, 2016 

File No.: REZONE #16-06 

To:  Planning & Zoning Commission 

From:  Keri Talbott, Planning Technician 

REZONE: From R-C (Multi-Family Residential) to L-I (Light Industrial) & C-R Commercial 

Residential. 

 

General Information 

Applicant:  Dwain Dunning   

Property Owner: Dwain Dunning 

Property Address: 4671 Richardson Highway 

Legal Description: Tract 2, & 3, Alpine Village 

PIDNS:   7099-002-000-0, 7099-003-000-0 

Parcel Size:  2.38 acres, 3.74 acres  

Zoning: From Multi-Family Residential (RC) to Light Industrial (LI) &Commercial 

Residential (CR)  

Utility Service:  CVEA Electric, CVTC or GCI Telephone, CGI Cable 

Existing Land Use: Multi-Family Residential & Junk Car Storage 

Access:   Richardson Highway 

Surrounding Land Use: North: Municipal Entitlement 

    South:  Unclassified 

    East: Multi-Family Residential 

    West: Municipal Entitlement 

 

Project Description and Background Summary 

 

This zoning amendment has been requested because the current zoning does not provide for 

the new regulations on marijuana cultivation.  The existing zoning does not provide for any 

City of Valdez, Alaska 

Planning & Zoning Commission 

Rezone 

Proposed Findings & Conclusions 



cultivation in residential areas.   This can only be allowed if the zoning change is approved from 

multi-residential to light industrial.   The proposed amendment has no impact on the goals or 

objectives of the Comprehensive Plan. 

 

Findings 

 The Planning and Zoning Commission shall review and adopt the findings unless it finds by a 

preponderance of the evidence that the findings are in error.  The director's findings are: 

1. Is the requested permit proper according to the Rezone Uses for the zoning district? 

 Yes. In the Light Industrial Zoning District marijuana cultivation is an allowable use. The applicant 

is proposing to establish a Marijuana Cultivation business on Lot 3.  Lot 2 is being proposed for a 

zoning change to Commercial Residential (CR) which will provide a buffer zone to the adjacent 

Multi-Family Residential area. However, Lot 2 is currently not being used in conformance with the 

existing zoning (Multi-Family), nor will the current use be in conformance with the proposed 

Commercial Residential zoning. The property has a multi-family dwelling on it, but it is primarily 

being used as a storage lot for junk vehicles. 
 

2. Is the application complete? 

Yes. The application was complete prior to the public hearing. Mr. Dunning provided all required 

documentation associated with the rezone for the marijuana cultivation outlined below in the 

Permitted accessory uses and structures. 

 

3. Does the proposed development follow the other requirements of the City of Valdez land use 

code? 

For Lot 3 the answer is yes. The land use code for the City of Valdez is Title 17 Zoning of the Valdez 

Municipal Code. Title 17 was just amended on May 18 to allow for commercial marijuana 

cultivation as a permitted use within the Light Industrial zoning district. For Lot 2 the answer is no. 

The use of the property for the storage of junk vehicles is not in conformance with the land use 

code. 

 

4.  Will the proposed development materially endanger the public health or safety? 

With regard to Lot 3, concerns have been raised by the adjacent property owner that the 

proximity of a marijuana cultivation operation will not be conducive to residential dwelling unit 

nearby that house both children and members of the US Coast Guard. The Marijuana Control 

Board regulates all commercial marijuana operations. In staff’s opinion, the State regulations 

guiding marijuana cultivation are sufficient to mitigate any conflicts. As for Lot 2, the property is 

primarily used to store junk vehicles. This has been the case for many years. A member of the 

public has expressed concern that fluids from the vehicles are potentially polluting nearby 

anadromous fish streams. Tests have not been taken and staff cannot confirm or deny this claim. 



Given the number of vehicles, and the number of years the property has been used in this manner 

it is possible there is contamination at the property. Testing is necessary to confirm this. 

 

5.  Will the proposed project substantially decrease the value of or be out of harmony with 

property in the neighboring area? 

Yes and No. The property to the south is currently zoned unclassified, but other properties 

adjacent are zoned multi-family residential and used for residential purposes.  The intended use of 

marijuana cultivation should have little to no impact, however future permitted uses may. To that 

end staff is recommending all future use changes require the owner/applicant to go through the 

conditional use permit process, to include permitted uses. This same condition was assigned to the 

last rezone from Commercial Residential to Light Industrial to protect the other adjacent 

Commercial Residential zoned property. Additionally, Lot 2 is currently being used to store junk 

vehicles. This is obviously not a use change, but it certainly does decrease the value of neighboring 

property (no matter what the zoning is) and it is out of harmony with the existing area. 

 

6.  Will the proposed project be in general conformity with the land use plan, thoroughfare plan, 

or other officially adopted plans? 

Staff finds this application to be generally in conformance with the Comprehensive Plan as 

reviewed below (with the exception of the junk vehicle storage currently taking place on Lot 2): 

The Comprehensive Plan offers goals and objectives that provide guidance on general land use, 

economic development, and commercial-business land use, and industrial land use.  Only those 

relevant to the specific zoning change are listed below. 

Goal - Land Use: Provide a community land use pattern that is compatible with existing land 
use patterns in the community, which is physically safe, environmentally sensitive, and 
consistent with the provisions and requirements of the Valdez Coastal Management Program. 
  

 Objective – Provide for the adequate separation of incompatible land uses.   

  

The immediate surrounding land to the North and South is vacant land and zoned 

Municipal entitlement and unclassified. 

 
Goal - Industrial Land Use: Provide for industrial land uses so that they limit impacts on adjacent 

land uses and the environment, and yet have safe and convenient access to the major 

transportation facilities they require.   

 Objective - Encourage the consolidation of industrial land use activities. 

 



Objective - Provide buffers between industrial and other land uses as a means to restrict 

the hazardous and/or nuisance aspects of industrial uses. 

 

 Objective - Control undesirable air and water emissions of industrial land uses. 

 

 
7.  Are any of the following criteria such to materially endanger the public health or safety: 

topography, slope and soil stability, geophysical hazards, surface and subsurface drainage and 

water quality? 

 There is potential that the junk vehicle storage is contributing to pollution in the area. Only testing 

of the soil and water bodies in the area will tell this for sure. This is not a new use, but continuation 

of an existing use in violation of both the existing and proposed zoning of Lot 2. 

 

8.  Will the proposed project require the enlargement, upgrading or extending of public utilities 

or service systems?      

No.  

 

Decision of the Council  

 
The Council may, regardless of the above findings conditionally approve or deny the permit.  The 
Councils’ own independent review of information submitted at the public hearing provides the 
basis for the decision.  The decision needs supportive findings based on factors associated with the 
same questions answered in the Director’s Findings. 
 
 
 

Planning and Zoning Recommendation 
 

Approve Recommendation to City Council to Authorize the Rezone of Tract 2 & 3, Alpine 

Village, from Multi-Family Residential (RC) to Light Industrial (L-I)  and Commercial Residential 

(C-R) with one Condition: 

Condition 1: Any future change in the use to the property will require the property 
owner/applicant to go through the conditional use permit process to include permitted uses.  
A document requiring this will be recorded to the property.  
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WE HEREBY CERTIFY THAT WE ARE THE OWNERS OF TRACTS 2 & 3, ALPINE 
VILLAGE SUBDIVISION SHOWN HEREON AND THAT WE ADOPT THIS PLAT OF 
SUBDIVISION.!
!
!
SIGNED                                                                  DATE                           !
DWAIN T. DUNNING!
P.O. BOX  1876!
VALDEZ, ALASKA   99686!
!
!
SIGNED                                                                  DATE                                                          !
CYNTHIA DUNNING!
         

THIS IS TO CERTIFY THAT ON THIS            DAY OF                              , !
20       , BEFORE ME THE UNDERSIGNED, A NOTARY PUBLIC IN AND FOR THE !
STATE OF ALASKA,  COMMISSIONED AND SWORN, PERSONALLY APPEARED!
!
                                                                                            !
!
!
                                                                                            !
!
!
TO ME KNOWN TO BE THE PERSONS DESCRIBED IN AND WHO EXECUTED THE !
ABOVE AND FOREGOING INSTRUMENT, AND ACKNOWLEDGED TO ME THAT !
THEY SIGNED AND SEALED THE SAME FREELY AND VOLUNTARILY FOR THE!
USES AND PURPOSES THEREIN MENTIONED.!
!
NOTARY OF THE PUBLIC                                                                    !
!
MY COMMISSION EXPIRES                                   

GILMORE AND ASSOCIATES!
HC 60 BOX 216!

COPPER CENTER, ALASKA 99573!
(907) 822-3344

DRAWN BY TG
DATE  7-21-2016

SCALE
1"= 50'

CHECKED
T.G.

PREPARED FOR!
DWAIN T. AND CYTHIA DUNNING!

P.O. BOX  1876!
VALDEZ, ALASKA   99686!

907-835-2277

A REPLAT OF A TRACTS 2 & 3, ALPINE VILLAGE SUBDIVISION!
LOCATED WITHIN USS 3323, SECTION 19, T9S, R5W, C.R.M. ALASKA!

VALDEZ RECORDING DISTRICT!

NOTARY'S ACKNOWLEDGEMENT

LEGEND

LOT LINE TO BE VACATED

SURVEY OR BOUNDARY AFFECTED BY THIS REPLAT

RECORD BEARING OR DISTANCE

MEASURED BEARING OR DISTANCE

(R)

(M)

MONUMENT SET THIS SURVEY (REBAR WITH CAP)

MONUMENT RECOVERED THIS SURVEY (REBAR WITH CAP)

ALL DIMENSIONS ARE RECORD DIMENSIONS FROM THE PLAT OF USS 3323, LOT 1 APPROVED JULY 23, 1958  AND  A RECORD!
OF SURVEY OF ALPINE VILLIAGE SUBDIVISION RECORDED IN THE VALDEZ RECORDING DISTRICT ON MAY 7, 2003!
AS  PLAT NO.2003-6.!
!
THE PURPOSE OF THIS PLAT IS TO REPLAT TRACTS 2 & 3, ALPINE VILLAGE SUBDIVISION.!
!
!
!
!

NOTES:
1.!
!
!
!

2.

0

0

50

25

100 150

50 METERS

200 FEET

1 METER = 3.2808333 US FEET, 1 US ACRE =0.4047 HECTARE

!
I HEREBY CERTIFY THAT I AM PROPERLY REGISTERED AND !
LICENSED TO PRACTICE LAND SURVEYING IN THE STATE OF !
ALASKA, AND THAT THIS PLAT REPRESENTS A SURVEY MADE!
BY ME OR UNDER MY DIRECT SUPERVISION, THAT THE MONUMENTS!
SHOWN HEREON EXIST AS DESCRIBED, AND THAT ALL DIMENSIONS 
AND OTHER DETAILS ARE CORRECT.!
!
!
DATE                       TERRY GILMORE !
                               REGISTERED LAND SURVEYOR  NO. 6709-S                

SURVEYORS CERTIFICATE

CERTIFICATE  OF  PAYMENT  OF  TAXES

I,                                                                                                        ,!
CITY CLERK FOR THE CITY OF VALDEZ, ALASKA, !
DO HEREBY CERTIFY THAT ALL TAXES LEVIED AGAINST  !
TRACTS 2 & 3, ALPINE VILLAGE SUBDIVISION AS SHOWN!
ON THIS PLAT ARE PAID AS OF                                        !
!
!
SIGNED                                                              DATE                            !
                  CITY   CLERK 

CERTIFICATE  OF  OWNERSHIP 

PLANNING AND ZONING COMMISSION
THIS PLAT CONFORMS TO THE REQUIREMENTS OF THE CITY OF VALDEZ!
 PLANNING AND ZONING COMMISSION AND IS HEREBY APPROVED.!
!
!
!
SIGNED                                                               DATE                       !
CHAIRMAN 
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AnnMarie Lain

From: whickel@gci.net
Sent: Wednesday, June 15, 2016 3:10 PM
To: AnnMarie Lain
Cc: Lisa Von Bargen
Subject: Mt. View Apartments

Follow Up Flag: Follow up
Flag Status: Completed

Good afternoon AnnMarie, 
 
Thank you for speaking with me yesterday regarding the re‐zoning of Mr. Dunning’s property.   I understand the 
proposal is to re‐zone from multi‐family to light industrial with the intent of operating a marijuana growing facility.  I 
have two main concerns regarding this proposal; my tenants with children and members of the Coast Guard.  I have 
several apartments leased to Coast Guards members, and my worry is that even though this proposal is legal in the state 
of Alaska, it is not legal at the federal level.  I have a concern that this proposal might “blacklist” my property from  Coast 
Guard usage which makes up a significant amount of my tenants.  I called the 17th District office in Juneau for guidance 
was told that there is no official policy about housing and growing operations today, but that an operation that close 
would probably make some Coast Guard members apprehensive about living in such close proximity. 
 
If you have any questions, please let me know 
 
Thank you, 
 
Wally Hickel III 
Vice President 
Hickel Investment Company 
907‐343‐2226 
www.hickelinvestment.com 
 
 





 

 

  



City of Valdez 
17.04.790 Junkyard.  
“Junkyard” means any lot or portion of a lot used for the storage, salvage, keeping or abandonment of 
junk or waste material including worn out, wrecked, scrapped, partially or fully dismantled discarded 
tangible materials, combination of materials, or items, such as machinery, metal, rags, rubber, paper, 
plastics, chemicals and building materials which cannot, without further reconditioning, be used for 
their original purpose. (Ord. 03-15 § 1 (part): prior code § 30-8(b) (part)) 

 

8.20.040 Junk vehicles.  

A.    It is unlawful for any person to place upon public property not set aside by law as a refuse disposal, 

or upon any private property, except licensed junk yards, any wrecked, junked or abandoned vehicle. 

B.    It is unlawful for any owner, lessee, agent, tenant or occupant to allow or permit to remain on any 

property owned or controlled by him, except licensed junk yards, any wrecked, junked or abandoned 

vehicle. 

C.    Any violation of subsection A or B of this section shall constitute a public nuisance. The costs of 

abatement may be charged or assessed by the city council as provided by Section 8.20.150(B) against 

any or all of the following: 

1.    The vehicle; 

2.    The registered owner of the vehicle; 

3.    Any person who has acquired the right to possession of the vehicle from or through the registered 

owner; 

4.    Any person in violation of subsection A or B of this section; 

5.    The owner, lessee, agent, tenant or person in control of the property where the vehicle was situated 

at the time of the notice to abate. 

D.    As used in this section: 

1.    The term “abandoned” includes any vehicle which, at the time of the notice of abandonment, cannot 

be operated as a motor vehicle in compliance with the laws of the state because of mechanical failure or 

condition. 

http://www.codepublishing.com/AK/Valdez/#!/Valdez08/Valdez0820.html#8.20.150


2.    The term “vehicle” means any motor vehicle as defined in this code and includes any body or part of 

any such motor vehicle. 

E.    A person having upon his premises an abandoned vehicle which is in need only of reasonable 

repairs and is without available funds to obtain the required license or to make such repairs may apply to 

the city manager for a permit to keep the vehicle upon the premises. (Ord. 11-02 § 1 (part): prior code § 

16-4) 

 

 

 

 

 

 

 

 

State of Alaska, Title 19, Chapter 27, Junk yards, Section 10 through 140 

AS 19.27.010. Purpose. 

For the purpose of promoting the public safety, health, welfare, convenience, and enjoyment of 
public travel, to protect the public investment in public highways and other roads maintained by 
the state, and to preserve and enhance the scenic beauty of land bordering public highways and 
other roads maintained by the state, it is declared to be in the public interest to regulate and 
restrict junk yards in areas adjacent to the interstate, primary, and secondary systems within 
this state and other roads maintained by the state. The legislature finds and declares that junk 
yards that do not conform to the requirements of this chapter are public nuisances. 

 

 

 

 

 

 



 

Federal,  23 USC 136, Control of Junk Yards 

Title 23: Highways  

 

PART 751—JUNKYARD CONTROL AND ACQUISITION 

 
Contents 

§751.1   Purpose. 
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§751.7   Definitions. 
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AUTHORITY: 23 U.S.C. 136 and 315, 42 U.S.C. 4321-4347 and 4601-4655, 23 CFR 1.32, 49 CFR 1.48, unless 
otherwise noted.  

SOURCE: 40 FR 8551, Feb. 28, 1975, unless otherwise noted.  
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§751.1   Purpose. 

Pursuant to 23 U.S.C. 136, this part prescribes Federal Highway Administration [FHWA] policies 
and procedures relating to the exercise of effective control by the States of junkyards in areas adjacent to 
the Interstate and Federal-aid primary systems. Nothing in this part shall be construed to prevent a State 

from establishing more stringent junkyard control requirements than provided herein. 

[40 FR 12260, Mar. 18, 1975] 

Back to Top 

§751.3   Applicability. 

The provisions of this part are applicable to all areas within 1,000 feet of the nearest edge of the 
right-of-way and visible from the main traveled way of all Federal-aid Primary and Interstate Systems 

regardless of whether Federal funds participated in the construction thereof, including toll sections of such 
highways. This part does not apply to the Urban System. 

Back to Top 

§751.5   Policy. 
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In carrying out the purposes of this part: 

(a) Emphasis should be placed on encouraging recycling of scrap and junk where practicable, in 
accordance with the National Environmental Policy Act of 1969 (42 U.S.C. 4321, et seq.); 

(b) Every effort should be made to screen nonconforming junkyards which are to continue as 
ongoing businesses; and 

(c) Nonconforming junkyards should be relocated only as a last resort. 

Back to Top 

§751.7   Definitions. 

For purposes of this part, the following definitions shall apply: 

(a) Junkyard. (1) A Junkyard is an establishment or place of business which is maintained, operated 
or used for storing, keeping, buying, or selling junk, or for the maintenance or operation of an automobile 

graveyard. This definition includes scrap metal processors, auto-wrecking yards, salvage yards, scrap 
yards, autorecycling yards, used auto parts yards and temporary storage of automobile bodies and parts 
awaiting disposal as a normal part of a business operation when the business will continually have like 
materials located on the premises. The definition includes garbage dumps and sanitary landfills. The 

definition does not include litter, trash, and other debris scattered along or upon the highway, or 
temporary operations and outdoor storage of limited duration. 

(2) An Automobile Graveyard is an establishment or place of business which is maintained, used, or 
operated for storing, keeping, buying, or selling wrecked, scrapped, ruined, or dismantled motor vehicles 

or motor vehicle parts. Ten or more such vehicles will constitute an automobile graveyard. 

(3) An Illegal Junkyard is one which was established or is maintained in violation of State law. 

(4) A Nonconforming Junkyard is one which was lawfully established, but which does not comply 
with the provisions of State law or State regulations passed at a later date or which later fails to comply 
with State regulations due to changed conditions. Illegally established junkyards are not nonconforming 

junkyards. 

(b) Junk. Old or scrap metal, rope, rags, batteries, paper, trash, rubber, debris, waste, or junked, 
dismantled, or wrecked automobiles, or parts thereof. 

(c) Main traveled way. The traveled way of a highway on which through traffic is carried. In the case 
of a divided highway, the traveled way of each of the separated roadways for traffic in opposite directions 
is a main traveled way. It does not include such facilities as frontage roads, turning roadways, or parking 

areas. 

(d) Industrial zones. Those districts established by zoning authorities as being most appropriate for 
industry or manufacturing. A zone which simply permits certain industrial activities as an incident to the 

primary land use designation is not considered to be an industrial zone. The provisions of part 750, 
subpart G of this chapter relative to Outdoor Advertising Control shall apply insofar as industrial zones are 

concerned. 

(e) Unzoned industrial areas. An area where there is no zoning in effect and which is used primarily 
for industrial purposes as determined by the State and approved by the FHWA. An unzoned area cannot 

http://www.ecfr.gov/cgi-bin/text-idx?c=ecfr;sid=177ff46d2ab0c7c0264700760cd6b976;rgn=div5;view=text;node=23%3A1.0.1.8.41;idno=23;cc=ecfr#_top
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include areas which may have a rural zoning classification or land uses established by zoning variances 
or special exceptions. 

[40 FR 8551, Feb. 28, 1975, as amended at 41 FR 9321, Mar. 4, 1976] 
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SUMMARY STATEMENT:

New Well Project Update

Over the past year we have been working with Shannon & Wilson and Dean Day of Day Engineering to
determine a preferred location for an additional well. The reports from both Shannon & Wilson and Day
Engineering are optimistic regarding developing a new well near Hermon Hutchens Elementary School.

Summary of the Aquifer Modeling Report from Shannon & Wilson (full report is attached):

‘Based on nearly 4-months of water level measurements at Boring B-1 the current operation of Well 4 has a
minimal impact on water levels in Boring B-1. If Well 4 is operated for longer periods of time in the future we
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would expect more significant impact to water levels in the vicinity of Boring B-1. Using the current pumping
scenario, the model predicts that steady-state conditions are reached in the aquifer after 20 days with a
maximum predicted drawdown of 2.4 feet at Boring B-1. Based on the water level measurements, the aquifer
appears to respond rapidly to recharge events; however, based on the information available, we are unsure if
the recharge events were precipitation or snow melt.

Based on our conclusion about the similarity of the aquifer between the two locations and the results of the
numerical modeling, it appears that a production well located near Boring B-1 should be able to produce
similar amounts of water as Well 4. To achieve this production a significant development effort would be
needed and there is the possibility that the aquifer can’t be developed enough to realize similar production. If
operated simultaneously for longer periods of time than Well 4 is currently operated it is likely that additional
interference (increased drawdown and potentially less production) will be observed. Based on the modeling
conducted it appears that 0.5 feet of additional drawdown will be observed in the aquifer near the wells with
two wells pumping under the current pumping schedule.’

Summary from Day Engineering’s ‘Comments on Shannon & Wilson’s elementary school well
feasibility report’ (full report is attached):

‘1. Shannon & Wilson’s report indicates that there is change in the groundwater level due to circumstances
other than well pumping, and there will be a need to prove that a new well is not under the direct influence of
groundwater. Variable water levels would explain why the well has a hard time keeping up at 1,700 gpm at
certain times in the summer while it can pump 14 hours straight at other times. Recommend continuing to
monitor the water levels for a better idea of the variations. As we proceed, we will likely have a lively
discussion with the DNR and DEC proving that the new well (and our existing south well) is not under direct
influence of surface water.

2. The proposed well at the elementary school will be hydraulically influenced by the south well near Egan.
The water bearing gravel and aquifer we are after is shallow, and is not thick. The model showed a possible
scenario of pumping the existing well and a new proposed elementary school well at 1,800 gpm for 1 hour on
and 4 hours off. Based on the water system operator’s observations over time, 1,800 gpm will likely be too
high of a pumping rate for the new well. We won’t know for sure until we drill a well and test pump. I’m
guessing the new well will pump about 1,000 gpm to be safe, and we should probably re-equip the existing
south well with a smaller pump.

3. The advantages of the location of the elementary school well (power is there, we own the property, the
south tank is nearby, etc.) outweigh negatives (south well influence, surface water influence, etc.) encountered
so far. We recommend drilling the well at the school, but before the new well is drilled, get rid of the large
underground fuel storage tank at the elementary school. The groundwater is shallow (less than 20 feet deep),
and a leaking fuel tank that close would get to the well considering the shallow water table and large radius of
influence.’

Summary of Continued Maintenance Recommendations from Shannon & Wilson (full report is
attached):

‘Accurate well performance data is an important component of a long-term well monitoring plan that includes
regular monitoring and periodic maintenance/rehabilitation. Water level measurements and pumping rates
should be determined and logged as frequently as possible so well performance can be tracked over time
allowing potential pump problems to be identified early on. Currently there is no monitoring of the water levels
in Well 4. The water levels in the well should also be compared to the predicted water level of 5.6 feet after 14
hours of pumping. This will allow a calculation of well efficiency.

Specific capacity (flow rate divided by drawdown) is a good indicator for determining when routine
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maintenance may be needed. Shannon & Wilson suggests that the specific capacity be monitored at least
monthly during operation, and a simple database be established to record the information. An initial baseline
specific capacity should be estimated while pumping at the normal production rate. When the specific capacity
has declined by 10-percent, Shannon & Wilson recommends that a more thorough analysis be performed to
determine the cause of the decline and develop options for regaining or reducing additional losses in specific
capacity.’

Day Engineering’s Suggested Steps Moving Forward:

1. Remove the old underground fuel tank at the elementary school, and replace with an above ground
tank including whatever clean-up we need (hopefully none).  A large leaking tank that close to the new
well is a show-stopper for the new well.  The City has their underground tank removal engineers, so we
don’t need to be involved in that.

2. Get with CVEA on power requirements and CVEA expense to get power to the new well house for
construction estimate.

3. Get with Jim Swanson (telemetry contractor for the City) on telemetry equipment and upgrades needed
for construction estimate.

4. Get with City staff (Brad and Rob) on how they want to heat the building, how they want well pump
access, type of pump (lineshaft or submersible), type of meter, generator vs. well pump direct drive,
etc. for construction estimate.

5. Get with City staff (Rusty and Lisa) on building and zoning requirements for construction estimate.
6. Get well design and construction funding approved by City Council showing total estimated

construction costs also in case it’s a good well.  If the well is no good, we stop there.
7. Coordinate with ADEC and ADNR on well requirements and set up well drilling contract per the

requirements including water rights.  We would use Shannon and Wilson to help us on the well.  We
will at least have a surface water discussion and back and forth with ADEC and ADNR since we are
close to Mineral Creek.

8. Drill the well, test pump, and get water quantity / quality results approved by ADEC and ADNR.
9. If the well is good and we have all of our approvals / permitting done, go back to City Council and get

the funding authorized to equip the well with a pump, build a new well house, generator / right angle
drive, etc., and connect water piping from the new well to the South Tank.

10. Design project and bid out the construction of the well equipment and piping project.
11. Award bid, construct / inspect project, and turn the well on.

Current Progress:

We are in the process of executing a Professional Services Agreement with Day Engineering to assess the In-
Town Water System for $28,000. Day Engineering will provide an improvement plan/report outlining the water
system improvement needs and preliminary costs to construct the improvements (proposal attached).

Currently two underground storage tanks are located at the elementary school. The 2016 budget included a
project to remove one of the tanks and replace it with an above-ground storage tank (HHES Underground Fuel
Tank Replacement - Activity Code 1601 - Budget $250,000). Both tanks should be removed and replaced with
above-ground storage tanks. Additional funds will be requested in the 2017 CIP budget. We have asked RSA
Engineering for a proposal to make an initial site visit, so they may develop a design proposal for removing
both underground storage tanks and replace them with two above-ground storage tanks.
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Comments on Shannon & Wilson’s Elementary School well feasibility report - 1 
 

DAY ENGINEERING
 

 
 
 

 
BOX 651    •    EUREKA, NEVADA 89316    •   (775) 237-5395 

5 EAST PARK STREET    •    FALLON, NEVADA 89406    •   (775) 423-9090 

 
 
September 2, 2016 
 
Mr. Jason Miles, Capital Facilities Director 
City of Valdez, Alaska 
P.O. Box 307 
Valdez, Alaska 99686 
 
RE:  City of Valdez, Alaska municipal Town water system 
SUBJ: Comments on Shannon & Wilson’s elementary school well feasibility report 
 
Dear Jason: 
 
OVERVIEW 
The City of Valdez Town water system consists of four wells, two tanks, and thousands of feet of water 
main ranging in size from twelve inch to six inch in diameter.  One water tank is on a hill on the north side of 
Town, and other tank is on a hill on the south side of Town.  3 wells near Hanagita pump directly to the 
north tank.  1 well near Egan pumps directly to the south tank.  See the schematic of the Town water 
system enclosed. 
 
The water system was originally designed for residential water use.  As the Town water demand has 
grown, the pipes in Town are not large enough to equate system pressure evenly between the north and 
south tank during higher demand.   The water system in essence has become two systems during higher 
demand.  The north tank serving the north side of town, and the south tank serving the south side of town.  
The south well near Egan on the west side of Town was installed to feed the south tank to remedy the 
unequal tank levels during high water demand.  The Town continues to grow on the south side, specifically 
on South Harbor Drive.  Silver Bay’s recent construction will have major impact on south water demand.   
 
If a pump malfunctions, or there is a problem in the well near Egan, you lose the ability to fill the south tank.   
Without south tank water, there is a problem supplying South Harbor Drive with adequate water pressure in 
the summer when Silver Bay and Peter Pan are running.  A second well is needed on the south side to 
pump to the south tank.  A new well will ensure municipal water service on the south side during a pump 
failure or other problem with the existing south well.   
 
The southwest corner of the elementary school property looks like a good location in the water system to 
have a new well to pump to the south tank.  The City of Valdez hired Shannon and Wilson to install 
monitoring wells and produce a ground water model to analyze whether or not the elementary school site 
was a good location to drill a well. 
 
   
 



Comments on Shannon & Wilson’s Elementary School well feasibility report - 2 
 

SHANNON & WILSON’S REPORT & OBSERVATIONS 
 
There is a good description of the existing south well on Egan in the report.  The existing well is 75 feet 
deep, and is the well has openings in the 16 inch casing from 38 feet to 58 feet deep, and from 59 feet to 
74 feet deep.  The well had to be back flushed and pumped hard to get sand out for days.  Finally, the well 
produced about 2,000 gpm when test pumped, but had to have a lot of gravel pack and cement added to 
the surface to fill the void left by the violent well development.  We do not know at what depth the majority 
of water comes into the well at, and we don’t know where the pump is set at.  The well currently pumps 
about 1,700 gpm, but there are times, according to system operator Brad Koch when 1,700 gpm is too 
much for the well to sustain. 
 
Shannon & Wilson installed 3 piezometers to measure ground water levels.  One near the south well on 
Egan, one at the elementary school site, and one at the end of the Coho Drive cul-de-sac.  Soil samples 
were taken on the elementary school piezometer hole.  The elementary school hole had water at 17 feet 
deep.   The soil between 20 feet and 45 feet was clean and appeared to be water bearing.  The soil in the 
hole between 45 feet and 65 feet deep was worse, as it had higher clay content. 
 
A pumping test was conducted in May of 2016 on the south well near Egan, measuring the water levels in 
all the piezometers as the test was conducted.  The south well was pumped for 14 hours straight.  The 
results are tabulated below: 
 
Valdez aquifer drawdown in feet interpolated from Shannon & Wilson graph 
Time  Well 4 Water* School Water* Coho Water* 
0 hr.  0.00 32.5 0.00 32.8 0.00 36.3 
1 hr.  0.61 31.9 0.08 32.7 0.00 36.3   
2 hr.  1.00 31.5 0.28 32.5 0.00 36.3 
3 hr.  1.12 31.4 0.40 32.4 0.00 36.3 
4 hr.  1.24 31.3 0.52 32.3 0.00 36.3 
5 hr.  1.32 31.2 0.60 32.2 0.02 36.3 
6 hr.  1.40 31.1 0.72 32.1 0.04 36.3 
7 hr.  1.45 31.1 0.80 32.0 0.07 36.2 
8 hr.  1.50 31.0 0.87 31.9 0.10 36.2 
9 hr.  1.53 31.0 0.94 31.9 0.12 36.2 
10 hr.  1.56 30.9 1.01 31.8 0.14 36.2 
11 hr.  1.59 30.9 1.08 31.7 0.16 36.1 
12 hr.  1.62 30.9 1.15 31.6 0.18 36.1 
13 hr.  1.66 30.8 1.23 31.6 0.21 36.1 
14 hr.  1.69 30.8 1.31 31.5 0.24 36.1 
15 hr. (off) 1.71 30.8 1.38 31.4 0.27 36.0 
16 hr.  0.60 31.9 1.12 31.7 0.26 36.0     
   

 Valdez 2 feet contour LIDAR and Google Earth:  Well 4 at 43 feet elevation (10.5 feet to water), 
School at 50 feet elevation (17.2 feet to water), Coho at 55 feet elevation (18.7 feet to water).  
Elevations are somewhat unreliable, but it’s fun to look at. 

 
 
 



Comments on Shannon & Wilson’s Elementary School well feasibility report - 3 
 

COMMENTS & RECOMMENDATIONS 
 

1. Shannon & Wilson’s report indicates that there is change in the groundwater level due to 
circumstances other than well pumping, and there will be a need to prove that a new well is not 
under the direct influence of groundwater.  Variable water levels would explain why the well has a 
hard time keeping up at 1,700 gpm at certain times in the summer while it can pump 14 hours 
straight at other times.  Recommend continuing to monitor the water levels for a better idea of the 
variations.  As we proceed, we will likely have a lively discussion with the DNR and DEC proving 
that the new well (and our existing south well) is not under direct influence of surface water. 
 

2. The proposed well at the elementary school will be hydraulically influenced by the south well near 
Egan.  The water bearing gravel and aquifer we are after is shallow, and is not thick.  The model 
showed a possible scenario of pumping the existing well and a new proposed elementary school 
well at 1,800 gpm for 1 hour on and 4 hours off.  Based on the water system operator’s 
observations over time, 1,800 gpm will likely be too high of a pumping rate for the new well.  We 
won’t know for sure until we drill a well and test pump.  I’m guessing the new well will pump about 
1,000 gpm to be safe, and we should probably re-equip the existing south well with a smaller 
pump. 

   
3. The advantages of the location of the elementary school well (power is there, we own the property, 

the south tank is nearby, etc.) out way negatives (south well influence, surface water influence, 
etc.) encountered so far.  We recommend that drilling the well at the school, but before the new 
well is drilled, get rid of the large underground fuel storage tank at the elementary school.  The 
groundwater is shallow (less than 20 feet deep), and a leaking fuel tank that close would get to the 
well considering the shallow water table and large radius of influence. 

 
 
 
Very truly yours, 
 
 
 
Dean Day, P.E. 
Project Engineer 
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AQUIFER MODELING REPORT 
MUNICIPAL WATER SUPPLY 

VALDEZ, ALASKA 

1.0 INTRODUCTION 

One of the main supplies of municipal water for the City of Valdez is Well 4, located off of 
Eagan Road in Valdez, Alaska.  The City would like to provide redundancy to the system in the 
event that there is a problem with Well 4.  Additionally, potential future growth could require an 
additional supply of potable water for the distribution system.  The purpose of this study was to 
evaluate a preferred location for this new well and potential operational impacts on the existing 
Well 4.  This report presents a summary of subsurface explorations, piezometer installation, 
groundwater level monitoring, and developing a numerical model of the aquifer.     

The initial phase of work was conducted in accordance with our October 7, 2015 proposal.  
Notice-to-proceed (NTP) PO No. 73383 for that work was received from Mr. Dean Day of the 
City of Valdez on October 14, 2015.  Because water levels could only be monitored in one 
location, the City approved our April 8, 2016 proposal to install two additional piezometers via 
PO No. 73915 on April 20, 2016. 

2.0 SITE AND PROJECT DESCRIPTION 

Well 4 is located inside of a wellhouse located on the south side of Eagan Drive as shown in 
Figure 1.  In July 1981, DOWL advanced a test well at the approximate current location of Well 
4.  The test well was advanced to a depth of 180 feet below ground surface (bgs).  DOWL 
concluded that except for a thin layer from about 54 to 59 feet bgs that the saturated materials 
would produce significant amounts of water above 75 feet bgs.  These materials were described 
as silty, sandy gravel from 7 to 54 feet bgs and gravelly sand from 59 to 74 feet bgs.  Below that 
depth the silty sand formation did not produce water in the test well.  Based on the results of the 
test well, DOWL concluded that a production well in this location could produce between 1,000 
and 1,500 gallons per minute. 

In August 1981, a 16-inch diameter production well (Well 4) was installed with a cable tool drill 
rig.  Telescoping screen was installed from 38 to 58 and 62 to 75 feet bgs. The screen was closed 
bottom and a tail pipe was not installed.  The well was developed for 40 hours using horizontal 
water jetting and surging.  This effort reportedly produced significant amounts of sand.  
However, when test pumped it was found that the well did not produce the amount of water 
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expected; pumping at 600 gpm caused the pump to cavitate.  An additional 32 hours of 
development using a back flushing technique was conducted.  After this effort the well was able 
to produce 2,000 gpm.  Two cubic yards of gravel were placed around the well to fill a 
depression that formed during development.  Additionally, 72 bags of cement were reportedly 
used to fill the void between the surface casing (20-inch diameter) and well casing.  Based on a 
rule-of-thumb that one bag (94 pounds) of cement makes approximately 1 cubic foot of cement it 
should have taken about 21 bags to fill this void. 

While Well 4 can meet current water demand, there is no backup supply if something happens to 
the well’s ability to provide water.  Additionally, there is a projected need for additional 
quantities of water in the future.  Due to property ownership and existing infrastructure, the City 
would prefer that a new well be located on the Herman Hutchens Elementary School site, shown 
in Figure 1.  A total of three piezometers were installed, in two phases, to monitor groundwater 
response to pumping at the existing Well 4.  This information was used to develop aquifer 
properties and a numerical model.  The numerical model was used evaluate the potential for 
interference if both wells are operated simultaneously.   

3.0 SUBSURFACE EXPLORATIONS 

Subsurface explorations for this study consisted of drilling and sampling one boring to a depth of 
65 feet bgs on October 24 and 25, 2015.  Figure 1 shows the project area and Figure 2 shows the 
relative location of Well 4 (located in a well house) and Boring B-1.  Two additional borings, 
designated Piezometers P-1 and P-2, were advanced on May 17, 2016.  The general boring 
locations were selected by the City of Valdez prior to mobilizing to the site.   

Drilling services for Boring B-1 were provided by GeoTek Alaska using a truck mounted CME 
75 drill rig.  Wheaton Water Wells (Wheaton) installed Piezometers P-1 and P-2 using a 
REICHdrill T-650 air-rotary drill rig.  An experienced representative from our firm was present 
during drilling to locate the holes, observe drill action, collect samples, log subsurface 
conditions, and observe groundwater conditions.  Prior to mobilizing to the site we contacted the 
Call Locate Center to locate buried utilities in the project area.   

Boring B-1 was advanced with 3¼-inch inner diameter (ID), continuous flight, hollow-stem 
augers to a depth of approximately 65 feet bgs.  We had planned on being able to reach a depth 
of 75 feet bgs in the allocated day of drilling but the drilling was slower than expected due to 
subsurface conditions.  As the boring was advanced, samples were typically recovered using 
Modified Penetration Test (MPT) methods at 2.5-foot intervals to 20 feet bgs and 5-foot intervals 
thereafter.  In the MPT method, samples are recovered by driving a 3-inch outer diameter (OD) 
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split-spoon sampler into the bottom of the advancing hole with blows of a 340-pound hammer 
free falling 30 inches onto the drill rod.  The number of blows required to advance the sampler 
the final 12 inches of an 18-inch penetration is termed the penetration resistance.  Blow counts 
are shown graphically on the boring log figures as “penetration resistance” and are displayed 
adjacent to sample depth.  The penetration resistance values give a measure of the relative 
density (compactness) or consistency (stiffness) of cohesionless or cohesive soils, respectively.  
In addition to the split-spoon samples, a grab sample of the near-surface soils was collected from 
the auger cuttings in the upper foot of the boring. 

Borings for Piezometers P-1 and P-2 were advanced with an air-rotary drill rig and six-inch 
casing.  As the borings were advanced, disturbed grab samples were periodically collected from 
the drill cuttings.   

Recovered samples were observed and described in the field in general accordance with the 
classification system described by ASTM International (ASTM) D2488.  Selected samples 
recovered during drilling in Boring B-1 were tested in our laboratory to refine our soil 
descriptions in general accordance with the Unified Soil Classification System, which is 
described in Figure A-1.  Summary logs of the borings are presented as Figures A-2 to A-4. 

Upon completion of each boring, piezometers were installed in the open borehole to facilitate 
measuring groundwater levels.  The piezometers consisted of a 10-foot long, machine-slotted, 2-
inch polyvinylchloride (PVC) screen and solid PVC riser pipe.  The boreholes were backfilled 
with cuttings and a bentonite seal was placed around each casing.  The top 18 feet of Boring B-1 
was backfilled at a later date with pea gravel to address subsidence of the original backfill.  The 
PVC casings were terminated approximately 2.5 feet above grade and a 6-inch diameter, steel 
protective casing was installed. 

4.0 LABORATORY TESTING 

Laboratory tests were performed on selected soil samples recovered from Boring B-1 to support 
our soil descriptions and to estimate the hydrogeological properties of the typical materials 
encountered at the site.  The laboratory testing was formulated with emphasis on determining 
gradation properties and natural water content.     

Water content tests were performed on the samples returned to our laboratory.  Water content 
tests were performed in general accordance with ASTM D2216.  The results of the water content 
measurements are presented graphically on the boring logs (Appendix A, Figure A-2). Grain size 
classification (gradation) testing was performed on select samples to estimate the particle size 
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distribution.  The gradation testing generally followed the procedures described in ASTM 
C117/C136.  The test results are presented in Appendix A, Figure A-5 (2 pages) and summarized 
on the boring log as percent gravel, percent sand, and percent fines.  Percent fines on the boring 
log are equal to the sum of the silt and clay fractions indicated by the percent passing the No. 200 
sieve.   

5.0 SUBSURFACE CONDITIONS 

The subsurface conditions encountered are presented graphically on the boring/piezometer logs 
included as Figures A-2 through A-4.  Boring B-1 was advanced through an organic mat less 
than 1 foot thick.  Layers of loose silt, silty sand, and sandy silt were encountered to a depth of 
about 7.5 feet bgs.  Between 7.5 and 45 feet bgs a layer of well-graded sand with silt and gravel 
was encountered.  This layer is interpreted to be alluvium and, based on laboratory testing, 
contained about 6 percent fines.  A marked difference in drill action and blow counts was 
observed at the boundary of this layer and the deeper poorly-graded gravel that was encountered 
to the bottom of the boring at 65 feet bgs.  In addition to being denser and containing more 
gravel particles, this layer also contained a higher fines content (10 to 22 percent).  While 
Piezometers P-1 and P-2 were logged by cuttings, the soil types generally appeared to be 
consistent with Boring B-1.   

Groundwater was encountered in Boring B-1 at approximately 19.5 feet bgs during drilling.  
Static groundwater measurements were collected on January 20 and May 18, 2016; groundwater 
was measured in Boring B-1 at 20.87 and 16.35 feet bgs, respectively.  Groundwater was 
encountered during drilling in Piezometers P-1 and P-2 at 13 and 18 feet bgs, respectively, with 
static levels measured the following day at 10.66 and 17.86 feet bgs. 

6.0 AQUIFER PROPERTIES 

The City has not been able to operate Well 4 at its full pumping rate for a significant length of 
time.  Well 4 is not instrumented for water levels or flow.  It reportedly operates at a pumping 
rate of about 1,800 gallons per minute (gpm) and demand is driven by the water level in the 
storage tank into which it flows.  Groundwater levels were monitored during normal operations 
during two separate timeframes.  During the second timeframe the City was able to pump Well 4 
for 14 hours straight. 
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6.1 January Pumping Test 

On January 20, 2016 a Shannon & Wilson representative measured the static water level in 
Boring B-1 and installed a pressure transducer.  An effort was made to locate the historic test 
well near Well 4.  No potential test wells were identified in the plowed area around the well 
house or within the well house.  The top of Well 4 was evaluated for the deployment of a second 
pressure transducer.  It was determined that it would take significant effort, and taking the well 
offline, to install a pressure transducer in the pumping well.  Therefore groundwater levels were 
only monitored at one location (Boring B-1).  A barologger was installed on the south side of the 
well house to allow compensation of the recordings in the pressure transducer to changes in 
atmospheric pressure. 

The pressure transducer was allowed to record water levels until its memory was full (40,000 
data points) on March 16, 2016.  The pressure transducer and barologger were collected by City 
of Valdez personnel and downloaded.  The downloaded data was emailed to Shannon & Wilson 
and, after the data was determined to not be corrupted, the pressure transducer and barologger 
were shipped to Shannon & Wilson.   

The collected data was manipulated to show depth to groundwater.  Chart 1 shows the entire 
dataset collected between January 20 and March 16, 2016.  From this figure it is evident that 
water levels varied over a range of about 1.6 feet during the monitoring period.  Chart 2 graphs 
the first 24 hours of observations during this monitoring and it is evident that the variations in 
water level observed on Chart 1 are not entirely due to pumping of Well 4.  A cyclical pattern of 
drawdown and recharge is apparent on Chart 2 with an overall increasing depth to water.  Based 
on this figure it appears that Well 4 typically operates for 60 to 90 minutes followed by a 
shutdown period of 2 to 4 hours.  Longer shutdown periods are observed during the overnight 
hours.  Chart 3 presents the data for the first week of monitoring from January 20 to 27, 2016.  In 
this chart, the cycling of Well 4 and the overall change in aquifer water levels is observable. 

6.2 May Pumping Test 

On May 18, 2016 a Shannon & Wilson representative placed pressure transducers in Boring B-1 
and Piezometers P-1 and P-2.  A barologger was installed in Piezometer P-1, above the 
groundwater, to allow compensation of the recordings in the pressure transducer to changes in 
atmospheric pressure. 

The pressure transducers were again allowed to record water levels until its memory was full.  
The pressure transducers and barologger were collected by City of Valdez personnel and 



 

Valdez Aquifer Modeling Report 32-1-02498 
6 

downloaded.  The downloaded data was emailed to Shannon & Wilson and, after the data was 
determined to not be corrupted, the pressure transducer and baralogger were shipped to Shannon 
& Wilson. 

Once again the collected data was manipulated to show depth to groundwater.  Chart 4 shows the 
entire dataset collected between May 18 and June 15, 2016.  Similar pumping and recovery 
patterns are observed in the data.  On May 25/26, 2016 the City was able to allow the well to 
recover for about 30 hours without pumping.  The pump was then operated for 14 hours at 1,800 
gpm.  Chart 5 shows the drawdown observed during this pumping test.  A maximum drawdown 
of about 1.7 feet was observed in Piezometer P-1 which is closest to Well 4.  A similar 
drawdown curve, with less drawdown (0.23 feet maximum) was observed for Boring B-1.  While 
drawdown was apparently measured in Piezometer P-2, due to the small amount and distance 
from the pumping well it is unclear if this drawdown was in response to the pumping at Well 4. 

6.3 Aquifer Properties 

A review of the pumping test data plotted on Chart 5 indicates that the test data appears 
reasonable and that problems with data collection were not encountered.  Boundary conditions 
do not appear to have been encountered during pumping; however the pumping time was fairly 
short. 

The data from the pumping test was evaluated in several ways. The data was first manually 
plotted to calculate initial aquifer transmissivity values using the Cooper-Jacob method.  The 
data from the pumping test was imported into a commercial groundwater software program 
(Aqtesolv).  This program was used to evaluate the data with several methods including the 
Cooper-Jacob (1946) and Neuman (1974) equations for an unconfined aquifer.  The data was 
also evaluated for delayed-yield effects (common in highly stratified deposits) using the 
Tartakovsky-Neuman (2007) method.  It was determined that the pumping test was not long 
enough for potential delayed-yield effects to be apparent. 

The data from Piezometer P-1 and Boring B-1 were evaluated individually and together using the 
above methods.  Based on this evaluation, we calculated the transmissivity of the aquifer to 
range from about 470,000 to 1,500,000 gallons per day per foot (gpd/ft) when modeled as an 
unconfined aquifer.  The higher estimates are from the analysis of Boring B-1.  Due to the small 
drawdown observed, we believe that the higher estimates are reflective of the upper portion of 
the aquifer and not the aquifer as a whole.  Therefore we estimate the aquifer transmissivity to be 
on the order of 600,000 gpd/ft. 
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Based on the well log for Well 4 the well fully penetrates the aquifer.  While the silty sand 
observed at 75 feet bgs will contribute water to the aquifer, the amount is relatively small 
compared to the recharge in the materials above this level at the rates and duration that the well 
is operated.  Based on this, we estimate the aquifer thickness contributing to the flow as 60 feet.  
A hydraulic conductivity value of 0.5 centimeters per second (cm/s) was calculated for the 
aquifer.  This is consistent with a clean, sandy gravel aquifer. 

While we were not able to measure water levels in the pumping well we can make an estimate of 
the pumping water levels using the straight-line method applied to a distance-drawdown plot 
(Cooper-Jacob, 1946).  The distance-drawdown is plotted on semi-log paper.  A straight line is 
plotted between the drawdown in the observation wells and extended to intercept the radius of 
the pumping well.  At the completion of the pumping test, and assuming an 80 percent well 
efficiency, the predicted drawdown within the well is 5.6 feet. 

7.0 NUMERICAL MODELING 

Based on the subsurface conditions described in the above sections, we constructed, calibrated, 
and ran a numerical model to estimate the impact the proposed pumping well on local 
groundwater conditions.  The following subsections provide a description of the model setup and 
a summary of the modeling results.  Detailed modeling documents are presented in Appendix B. 

7.1 Modeling Approach 

We used the USGS numerical groundwater flow code MODFLOW-2005 to simulate the 
groundwater flow system in the project area.  MODFLOW is a three-dimensional, numerical 
computer model originally published by the U.S. Geological Survey (McDonald and Harbaugh, 
1988) with updates in 2000 and 2005.  MODFLOW is a robust model capable of simulating the 
diverse hydrologic conditions found in the project area.  It is widely used and accepted by the 
groundwater modeling profession and is considered appropriate for this application.  We used 
Groundwater Vistas (Version 6), a graphical interface program, as a pre- and post-processor to 
create and manage model input and output files for MODFLOW-2005 (Rumbaugh and 
Rumbaugh, 2007).   

The spatial representation of the project area was initially constructed by defining the physical 
dimensions of the model domain and dividing it into a grid with distinct rows, columns, and 
layers.  This division produces numerous cells that may be individually assigned specific 
attributes or properties that reflect the natural groundwater system.  The groundwater flow 
system of the study area was numerically simulated to set the initial local aquifer conditions, and 
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the initial conditions were then used to simulate the groundwater system under the proposed 
development scenarios.  

7.2 Model Design 

As shown in Figure B-1, we used a model domain measuring 10,000 feet (east-west) by 10,000 
feet (north-south) to simulate the groundwater system in the vicinity of Valdez.  Horizontally, the 
model grid consists of 352 rows and 373 columns and variable grid spacing with rows and 
columns ranging from 10 to 250 feet in width.  We used the smallest width of 10 feet in the 
immediate project area to provide better resolutions for the evaluation of the local hydrogeology.  
The model grid is shown in Figure B-2.  The model’s upper surface was established by 
interpreting a 10-meter resolution digital elevation map (DEM) dataset for the area to the final 
model grid.  Vertically, the model is about 75 feet thick in the project area but varies with 
topography.  Figures B-3 and B-4 show a profile view of the model.  Horizontal and vertical 
extents were chosen to be sufficiently large to capture elements of the groundwater flow system 
that might be affected by potential boundary effects.   

7.3 Boundary Conditions 

Boundary conditions are fixed values of hydraulic head (groundwater elevation) or groundwater 
flux (inflow/outflow rate) defined within or along the edges of the model domain.  The boundary 
conditions used in the model include constant head boundaries, general-head boundaries, and 
drains (Figure B-1).   

General-head boundaries (GHB) allow the water level elevation to be assigned in a cell; the 
water level is maintained in the cell by adding or removing water from the model from an 
unlimited source/sink using a specified conductance term.  GHBs were used to represent areas 
where recharge may occur from Mineral Creek in the model.  A constant head boundary (CHB) 
was used to represent the water in Port Valdez.  We used CHB to represent the aquifer conditions 
that may exist beyond the model domain to the north.  The addition of these boundary conditions 
supported the model calibration and resulted in a closer approximation of the observed 
groundwater conditions.  Because of the uncertainty of the extent of the aquifer to the north, we 
evaluated the followings cases: 

1. Unlimited aquifer – We constructed the model with a CHB on the north to represent the 
aquifer exists beyond the pumping influence zone at the at the north model boundary. 

2. Limited aquifer – We constructed the model without a CHB on the north to represent the 
pumping influence zone reached the limit of the aquifer at the north model boundary. 
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7.4 Hydraulic Parameters 

Hydraulic parameters used in the model include hydraulic conductivity and porosity.  Hydraulic 
conductivity describes the ability of a soil to transmit water.  For this evaluation, we used 0.46 
cm/s (1,300 ft/day) based on the pumping test analysis and model calibration.  We assumed the 
same horizontal hydraulic conductivity for all units in all directions (isotropic conditions).  We 
also assumed anisotropic conditions for the vertical component of hydraulic conductivity with a 
10:1 ratio of horizontal to vertical hydraulic conductivity.  Aquifer porosity of 0.25 was used for 
the model.  As discussed below, these values and assumptions appear to be reasonable based on 
calibration of the model to pumping water levels. 

7.5 Model Calibration 

Calibration is a process whereby the model results are compared to observed groundwater data 
and modifications are made to input parameters in order to get a better match to the data set.  The 
numerical model was calibrated to the groundwater level data collected before and during the 
pumping test from May 23, 2016 to May 27, 2016.  Figure B-5 in shows the observed versus 
modeled groundwater levels at Piezometer P-1.  Overall, the modeled-observed piezometric level 
match is satisfactory for the purpose of this analysis.   

7.6 Model Simulation  

Using our calibrated model, we simulated several pumping scenarios.  Because we are uncertain 
about the aquifer extent north of the site, we evaluated the scenarios for an unlimited aquifer and 
a limited aquifer as described in section 7.3.  We used a transient state model to simulate the 
pumping impact based on the current pumping schedule at rate of 1,800 gpm for 1 hour on and 4 
hours off.  In order to evaluate the long term impact of the pumping, we also simulated steady 
state condition with constant pumping rate of 427 gpm by averaging the current transient state 
pumping over a day.  Our modeling scenarios are as follows: 

 Baseline Scenario 1a – Transient state pumping from the existing well at 1,800 gpm 
for 1 hour on and 4 hours off.  Assume aquifer is continuous to the north. 

 Baseline Scenario 1b – Transient state pumping from the existing well at 1,800 gpm 
for 1 hour on and 4 hours off.  Assume aquifer is not continuous to the 
north. 

 Baseline Scenario 1c – Steady state pumping from existing well at constant pumping 
rate of 427 gpm.  Assume aquifer is continuous to the north. 

 Baseline Scenario 1d – Steady state pumping from existing well at constant pumping 
rate of 427 gpm.  Assume aquifer is not continuous to the north. 
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 Production Scenario 2a – Transient state pumping from existing well and proposed 
well at 1,800 gpm for 1 hour on and 4 hours off from each well.  Assume 
aquifer is continuous to the north. 

 Production Scenario 2b – Transient state pumping from existing well and proposed 
well at 1,800 gpm for 1 hour on and 4 hours off from each well.  Assume 
aquifer is not continuous to the north. 

 Production Scenario 2c – Steady state pumping from the existing and proposed 
wells at constant pumping rate of 427 gpm from each well.  Assume 
aquifer is continuous to the north. 

 Production Scenario 2d – Steady state pumping from the existing and proposed 
wells at constant pumping rate of 427 gpm from each well.  Assume 
aquifer is not continuous to the north. 

 
7.7 Analysis and Conclusions 

We used our model to evaluate the impact of the pumping by comparing the maximum modeled 
drawdown at Boring B-1 and Piezometers P-1 and P-2.  Groundwater modeling results show that 
drawdown ranged from 1.1 to 2.7 ft at Piezometer P-1 under the current existing well pumping 
schedule, when steady-state conditions are reached after 20 days of pumping.  Drawdown from 
pumping from Well 4 and the proposed well at the current pumping schedule will increase the 
drawdown to between 1.4 and 3.2 ft, in Piezometer P-1.  The model results also show that the 
steady state pumping with lower pumping rates would result in less drawdown in the aquifer.  A 
third scenario was evaluated in which both wells were pumping at 1,800 and 3,600 gpm.  Under 
the ‘unlimited’ scenario it appears that the aquifer can sustain both wells running at 1,800 gpm 
without excessive drawdown.  A summary of the model output is included below and detail 
model set up and drawdown contours are shown Appendix B. 

Scenario 
Number of 
Pumping 

Wells 

Pumping Rates 
(each well in 

gpm) 

Pumping 
Schedule 

Aquifer Extend 
to Northern 

Model Boundary 

Maximum Drawdown (ft) 

P-1 B-1 P-2 

1a 1 1800 1 hr on, 4 hrs off Unlimited 1.1 0.2 0.1 
1b 1 1800 1 hr on, 4 hrs off Limited 2.7 2.4 2.3 
1c 1 427 Constant Unlimited 0.7 0.2 0.1 
1d 1 427 Constant Limited 0.8 0.3 0.2 
2a 2 1800 1 hr on, 4 hrs off Unlimited 1.4 1.1 0.4 
2b 2 1800 1 hr on, 4 hrs off Limited 3.2 2.6 2.7 
2c 2 427 Constant Unlimited 0.9 0.7 0.4 

2d 2 427 Constant Limited 0.9 0.8 0.4 
3a 2 1800 Constant Unlimited 3.7 3.2 1.5 
3b 2 3600 Constant Unlimited 7.6 6.5 2.9 
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8.0 DISCUSSION 

In Chart 1 it is evident that significant recharge events occurred twice during the monitoring of 
water levels.  These events appeared to occur around January 26 and February 21.  Weather 
observations (temperature and precipitation) are not yet available for this time period so it is 
unknown if water levels changed due to precipitation or snowmelt (or a combination).  While 
this indicates that the aquifer is influenced by changes in surface water it does not necessarily 
mean that the aquifer should be considered groundwater under direct influence of surface water 
(GWUDISW). 

An initial comparison of the subsurface conditions at the Boring B-1 indicates that the aquifer 
materials encountered would likely not be as productive as the conditions logged at Well 4.  The 
Well 4 log did not identify the transition to denser, siltier material below 45 feet bgs.  However 
further review of the well log and development summary indicates that the aquifer materials may 
be similar.  The prior well log is not as descriptive as the log of Boring B-1 and the samples 
logged were disturbed.  This prior sampling effort could easily underestimate the amount of fine 
sand and silt in the aquifer materials. 

During development of Well 4 nearly four cubic yards of material was removed from around the 
well screen.  This estimate is based on the two yards of gravel added to fill the depression around 
the well and the additional concrete that was required to create the well seal.  We interpret this to 
indicate that the additional sand and fines in the formation near the lower portion of the well 
screen were removed to create a natural filter pack that is more like the shallower aquifer 
materials.   

The results of the 14-hour pumping test were used to develop an estimate of aquifer properties.  
Based on this, test an aquifer thickness of 60 feet and a hydraulic conductivity of 0.5 cm/s was 
estimated.  This hydraulic conductivity is consistent with the types of soil observed in Boring B-
1.  A calculated drawdown in Well 4 of 5.6 feet after 14 hours of pumping was estimated. 

A numerical model was developed for the aquifer.  Based on calibration of the model to the 
pumping test results the hydraulic conductivity value was modified to 0.46 cm/s.  The model was 
used to predict expected drawdown in the aquifer if a second well was added on the school 
property.  Based on the results of the model, it appears that not only is a second well possible, 
but that both wells may be able to be pumped at a steady state rate of 1,800 gpm.  Based on the 
results of the model it appears that the northern boundary responds somewhere between the 
scenarios evaluated. 
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9.0 CONCLUSIONS/RECOMMENDATIONS 

Based on nearly 4-months of water level measurements at Boring B-1 the current operation of 
Well 4 has a minimal impact on water levels in Boring B-1.  If Well 4 is operated for longer 
periods of time in the future we would expect more significant impact to water levels in the 
vicinity of Boring B-1.  Using the current pumping scenario, the model predicts that steady-state 
conditions are reached in the aquifer after 20 days with a maximum predicted drawdown of 2.4 
feet at Boring B-1.  Based on the water level measurements, the aquifer appears to respond 
rapidly to recharge events; however, based on the information available, we are unsure if the 
recharge events were precipitation or snow melt. 

Based on our conclusion about the similarity of the aquifer between the two locations and the 
results of the numerical modeling, it appears that a production well located near Boring B-1 
should be able to produce similar amounts of water as Well 4.  To achieve this production a 
significant development effort would be needed and there is the possibility that the aquifer can’t 
be developed enough to realize similar production.  If operated simultaneously for longer periods 
of time than Well 4 is currently operated it is likely that additional interference (increased 
drawdown and potentially less production) will be observed.  Based on the modeling conducted 
it appears that 0.5 feet of additional drawdown will be observed in the aquifer near the wells with 
two wells pumping under the current pumping schedule.   

Accurate well performance data is an important component of a long-term well monitoring plan 
that includes regular monitoring and periodic maintenance/rehabilitation.  Water level 
measurements and pumping rates should be determined and logged as frequently as possible so 
well performance can be tracked over time allowing potential pump problems to be identified 
early on. Currently there is no monitoring of the water levels in Well 4.  The water levels in the 
well should also be compared to the predicted water level of 5.6 feet after 14 hours of pumping.  
This will allow a calculation of well efficiency. 

Specific capacity (flow rate divided by drawdown) is a good indicator for determining when 
routine maintenance may be needed.  Shannon & Wilson suggests that the specific capacity be 
monitored at least monthly during operation, and a simple database be established to record the 
information.  An initial baseline specific capacity should be estimated while pumping at the 
normal production rate.  When the specific capacity has declined by 10-percent, Shannon & 
Wilson recommends that a more thorough analysis be performed to determine the cause of the 
decline and develop options for regaining or reducing additional losses in specific capacity.  
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10.0 CLOSURE/LIMITATIONS 

This report was prepared for the exclusive use of our client and their representatives for 
evaluating the site as it relates to the geotechnical aspects discussed herein.  The analyses and 
conclusions contained in this report are based on site conditions as they presently exist.  It is 
assumed that the exploratory borings are representative of the subsurface conditions throughout 
the site, i.e., the subsurface conditions everywhere are not significantly different from those 
disclosed by the explorations.  Groundwater levels and recharge vary by season and from year to 
year.  The available water in the aquifer could vary substantially from what was observed during 
this study. 

If, during construction, subsurface conditions different from those encountered in these 
explorations are observed or appear to be present, Shannon & Wilson, Inc. should be advised at 
once so that these conditions can be reviewed and recommendations can be reconsidered where 
necessary.  If there is a substantial lapse of time between the submittal of this report and the start 
of work at the site, or if conditions have changed due to natural causes or construction operations 
at or adjacent to the site, it is recommended that this report be reviewed to determine the 
applicability of the conclusions considering the changed conditions and time lapse. 

  Shannon & Wilson has prepared the attachments in Appendix C Important Information About 
Your Geotechnical/Environmental Report to assist you and others in understanding the use and 
limitations of the reports.   

Copies of documents that may be relied upon by our client are limited to the printed copies (also 
known as hard copies) that are signed or sealed by Shannon & Wilson with a wet, blue ink 
signature.  Files provided in electronic media format are furnished solely for the convenience of 
the client.  Any conclusion or information obtained or derived from such electronic files shall be 
at the user’s sole risk.  If there is a discrepancy between the electronic files and the hard copies, 
or you question the authenticity of the report please contact the undersigned. 
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We appreciate this opportunity to be of service.  Please contact the undersigned at 
(907) 561-2120 with questions or comments concerning the contents of this report. 

SHANNON & WILSON, INC.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Stafford Glashan, P.E. 
Senior Engineer 
 
SJG:KLB

Stafford J. Glashan
CE - 10365
08/25/16 
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CHART 4 - DEPTH TO GROUNDWATER (May 18 to June 15, 2016) SHANNON & WILSON, INC.
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Bentonite
Cement Grout

Bentonite Grout

Bentonite Chips

Silica Sand

Perforated or
Screened Casing

Absence of moisture, dusty, dry
to the touch

Damp but no visible water

Visible free water, from below
water table

FIG. A-1

Shannon & Wilson, Inc. (S&W), uses a soil
identification system modified from the Unified
Soil Classification System (USCS).  Elements of
the USCS and other definitions are provided on
this and the following pages.  Soil descriptions
are based on visual-manual procedures (ASTM
D2488) and laboratory testing procedures
(ASTM D2487), if performed.

STANDARD PENETRATION TEST (SPT)
SPECIFICATIONS

Hammer:

Sampler:

N-Value:

Dry

Moist

Wet

MOISTURE CONTENT TERMS

Modifying
(Secondary)

Precedes major
constituent

Major

Minor
Follows major

constituent

1All percentages are by weight of total specimen passing a 3-inch sieve.
2The order of terms is: Modifying Major with Minor.
3Determined based on behavior.
4Determined based on which constituent comprises a larger percentage.
5Whichever is the lesser constituent.

COARSE-GRAINED
SOILS

(less than 50% fines)1

NOTE: Penetration resistances (N-values) shown on
            boring logs are as recorded in the field and
            have not been corrected for hammer
            efficiency, overburden, or other factors.

PARTICLE SIZE DEFINITIONS

RELATIVE DENSITY / CONSISTENCY
Sand or Gravel 4

30% or more
coarse-grained:

Sandy or Gravelly 4

More than 12%
fine-grained:

Silty or Clayey 3

15% to 30%
coarse-grained:
with Sand or
with Gravel 4

30% or more total
coarse-grained and

lesser coarse-
grained constituent

is 15% or more:
with Sand or
with Gravel 5

Geotechnical and Environmental Consultants

Very soft
Soft
Medium stiff
Stiff
Very stiff
Hard

Very loose
Loose
Medium dense
Dense
Very dense

RELATIVE
DENSITY

FINE-GRAINED SOILS
(50% or more fines)1

COHESIVE SOILS

< 2
2 - 4
4 - 8

8 - 15
15 - 30

> 30

1Gravel, sand, and fines estimated by mass.  Other constituents, such as
organics, cobbles, and boulders, estimated by volume.

2Reprinted, with permission, from ASTM D2488 - 09a Standard Practice for
Description and Identification of Soils (Visual-Manual Procedure), copyright
ASTM International, 100 Barr Harbor Drive, West Conshohocken, PA 19428.
A copy of the complete standard may be obtained from ASTM International,
www.astm.org.

140 pounds with a 30-inch free fall.
Rope on 6- to 10-inch-diam. cathead
2-1/4 rope turns, > 100 rpm

NOTE: If automatic hammers are
used, blow counts shown on boring
logs should be adjusted to account for
efficiency of hammer.

10 to 30 inches long
Shoe I.D. = 1.375 inches
Barrel I.D. = 1.5 inches
Barrel O.D. = 2 inches

Sum blow counts for second and third
6-inch increments.
Refusal: 50 blows for 6 inches or
less; 10 blows for 0 inches.

RELATIVE
CONSISTENCY

N, SPT,
BLOWS/FT.

5% to 12%
fine-grained:
with Silt or
with Clay 3

15% or more of a
second coarse-

grained constituent:
with Sand or
with Gravel 5

< 5%

5 to 10%

15 to 25%

30 to 45%

50 to 100%

Surface Cement
Seal

Asphalt or Cap

Slough

Inclinometer or
Non-perforated Casing

Vibrating Wire
Piezometer

N, SPT,
BLOWS/FT.

< 4
4 - 10

10 - 30
30 - 50

> 50

DESCRIPTION

< #200 (0.075 mm = 0.003 in.)

#200 to #40 (0.075 to 0.4 mm; 0.003 to 0.02 in.)
#40 to #10 (0.4 to 2 mm; 0.02 to 0.08 in.)
#10 to #4 (2 to 4.75 mm; 0.08 to 0.187 in.)

SIEVE NUMBER AND/OR APPROXIMATE SIZE

#4 to 3/4 in. (4.75 to 19 mm; 0.187 to 0.75 in.)
3/4 to 3 in. (19 to 76 mm)

3 to 12 in. (76 to 305 mm)

> 12 in. (305 mm)

Fine
Coarse

Fine
Medium
Coarse

BOULDERS

COBBLES

GRAVEL

FINES

SAND

Sheet 1 of 3

S&W INORGANIC SOIL CONSTITUENT DEFINITIONS

CONSTITUENT2

SOIL DESCRIPTION
AND LOG KEY

COHESIONLESS SOILS

Silt, Lean Clay,
Elastic Silt, or

Fat Clay 3

PERCENTAGES TERMS 1, 2

Trace

Few

Little

Some

Mostly

WELL AND BACKFILL SYMBOLS

SHANNON & WILSON, INC.
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Clayey Gravel; Clayey Gravel with
Sand

Sheet 2 of 3

Gravels

Primarily organic matter, dark in
color, and organic odor

SW

(more than 12%
fines)

Silts and Clays

Silts and Clays

(more than 50%
retained on No.

200 sieve)

(50% or more of
coarse fraction

passes the No. 4
sieve)

(liquid limit less
than 50)

(liquid limit 50 or
more)

GC

SC

Inorganic

Organic

(more than 50%
of coarse

fraction retained
on No. 4 sieve)

MAJOR DIVISIONS GROUP/GRAPHIC
SYMBOL

CH

OH

ML

CL

TYPICAL IDENTIFICATIONS

Gravel

Sand

Silty Sand; Silty Sand with Gravel

Clayey Sand; Clayey Sand with Gravel

Organic

Inorganic

FINE-GRAINED
SOILS

SM

Sands

Silty or Clayey
Gravel

Silt; Silt with Sand or Gravel; Sandy or
Gravelly Silt

Organic Silt or Clay; Organic Silt or
Clay with Sand or Gravel; Sandy or
Gravelly Organic Silt or Clay

HIGHLY-
ORGANIC

SOILS

COARSE-
GRAINED

SOILS

OL

(less than 5%
fines)

GW

(less than 5%
fines)

PT

Well-Graded Gravel; Well-Graded
Gravel with Sand

Poorly Graded Gravel; Poorly Graded
Gravel with Sand

Lean Clay; Lean Clay with Sand or
Gravel; Sandy or Gravelly Lean Clay

NOTES

1. Dual symbols (symbols separated by a hyphen, i.e., SP-SM, Sand
with Silt) are used for soils with between 5% and 12% fines or when
the liquid limit and plasticity index values plot in the CL-ML area of
the plasticity chart.  Graphics shown on the logs for these soil types
are a combination of the two graphic symbols (e.g., SP and SM).

2. Borderline symbols (symbols separated by a slash, i.e., CL/ML,
Lean Clay to Silt; SP-SM/SM, Sand with Silt to Silty Sand) indicate
that the soil properties are close to the defining boundary between
two groups.

Peat or other highly organic soils (see
ASTM D4427)

Geotechnical and Environmental Consultants
SHANNON & WILSON, INC. FIG. A-1

(more than 12%
fines)

MH

SP

GP

GM

Silty or
Clayey Sand

Silty Gravel; Silty Gravel with Sand

(50% or more
passes the No.

200 sieve)

SOIL DESCRIPTION
AND LOG KEY

Elastic Silt; Elastic Silt with Sand or
Gravel; Sandy or Gravelly Elastic Silt

Fat Clay; Fat Clay with Sand or Gravel;
Sandy or Gravelly Fat Clay

Organic Silt or Clay; Organic Silt or
Clay with Sand or Gravel; Sandy or
Gravelly Organic Silt or Clay

Poorly Graded Sand; Poorly Graded
Sand with Gravel

Well-Graded Sand; Well-Graded Sand
with Gravel

20
13

_B
O

R
IN

G
_C

LA
S

S
2 

 0
24

98
 V

A
LD

E
Z

 G
R

O
U

N
D

W
A

T
E

R
.G

P
J 

 S
W

N
E

W
.G

D
T

  7
/2

9/
1

6

NOTE:  No. 4 size = 4.75 mm = 0.187 in.;  No. 200 size = 0.075 mm = 0.003 in.

UNIFIED SOIL CLASSIFICATION SYSTEM (USCS)
(Modified From USACE Tech Memo 3-357, ASTM D2487, and ASTM D2488)
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Angular

Subangular

Subrounded

Rounded

Flat

Elongated

Sharp edges and unpolished planar
surfaces.

Similar to angular, but with rounded
edges.

Nearly planar sides with well-rounded
edges.

Smoothly curved sides with no edges.

Width/thickness ratio > 3.

Length/width ratio > 3.

Narrow range of grain sizes present
or, within the range of grain sizes
present, one or more sizes are
missing (Gap Graded).  Meets criteria
in ASTM D2487, if tested.
Full range and even distribution of
grain sizes present.  Meets criteria in
ASTM D2487, if tested.

Crumbles or breaks with handling or
slight finger pressure
Crumbles or breaks with considerable
finger pressure
Will not crumble or break with finger
pressure

Weak

Moderate

Strong

VISUAL-MANUAL CRITERIA
A 1/8-in. thread cannot be rolled
at any water content.
A thread can barely be rolled and
a lump cannot be formed when
drier than the plastic limit.
A thread is easy to roll and not
much time is required to reach the
plastic limit.  The thread cannot be
rerolled after reaching the plastic
limit.  A lump crumbles when drier
than the plastic limit.
It take considerable time rolling
and kneading to reach the plastic
limit.  A thread can be rerolled
several times after reaching the
plastic limit.  A lump can be
formed without crumbling when
drier than the plastic limit.

FIG. A-1
Sheet 3 of 3

Interbedded

Laminated

Fissured

Slickensided

Blocky

Lensed

Homogeneous

Alternating layers of varying material or color
with layers at least 1/4-inch thick; singular: bed.
Alternating layers of varying material or color
with layers less than 1/4-inch thick; singular:
lamination.
Breaks along definite planes or fractures with
little resistance.
Fracture planes appear polished or glossy;
sometimes striated.
Cohesive soil that can be broken down into
small angular lumps that resist further
breakdown.
Inclusion of small pockets of different soils,
such as small lenses of sand scattered through
a mass of clay.
Same color and appearance throughout.

At Time of Drilling
Diameter
Elevation
Feet
Iron Oxide
Gallons
Horizontal
Hollow Stem Auger
Inside Diameter
Inches
Pounds
Magnesium Oxide
Millimeter
Manganese Oxide
Not Applicable or Not Available
Nonplastic
Outside Diameter
Observation Well
Pounds per Cubic Foot
Photo-Ionization Detector
Pressuremeter Test
Parts per Million
Pounds per Square Inch
Polyvinyl Chloride
Rotations per Minute
Standard Penetration Test
Unified Soil Classification System
Unconfined Compressive Strength
Vibrating Wire Piezometer
Vertical
Weight of Hammer
Weight of Rods
Weight

ATD
Diam.
Elev.

ft.
FeO
gal.

Horiz.
HSA
I.D.
in.

lbs.
MgO
mm

MnO
NA
NP

O.D.
OW
pcf

PID
PMT
ppm

psi
PVC
rpm
SPT

USCS
qu

VWP
Vert.

WOH
WOR

Wt.

STRUCTURE TERMS1

SOIL DESCRIPTION
AND LOG KEY

1Reprinted, with permission, from ASTM D2488 - 09a Standard Practice for
Description and Identification of Soils (Visual-Manual Procedure), copyright ASTM
International, 100 Barr Harbor Drive, West Conshohocken, PA 19428.  A copy of
the complete standard may be obtained from ASTM International, www.astm.org.
2Adapted, with permission, from ASTM D2488 - 09a Standard Practice for
Description and Identification of Soils (Visual-Manual Procedure), copyright ASTM
International, 100 Barr Harbor Drive, West Conshohocken, PA 19428.  A copy of
the complete standard may be obtained from ASTM International, www.astm.org.

ACRONYMS AND ABBREVIATIONS
Poorly Graded

Well-Graded

Irregular patches of different colors.

Soil disturbance or mixing by plants or
animals.

Nonsorted sediment; sand and gravel
in silt and/or clay matrix.

Material brought to surface by drilling.

Material that caved from sides of
borehole.

Disturbed texture, mix of strengths.

Mottled

Bioturbated

Diamict

Cuttings

Slough

Sheared

DESCRIPTION
Nonplastic

Low

Medium

High

ADDITIONAL TERMS

Geotechnical and Environmental Consultants

PLASTICITY2

CEMENTATION TERMS1

GRADATION TERMS

APPROX.
PLASITICTY

INDEX
RANGE

< 4

4 to 10

10 to 20

> 20

PARTICLE ANGULARITY AND SHAPE TERMS1

SHANNON & WILSON, INC.
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1
/2

0
/1

6

S2: 1% Gravel, 57% Sand, 42% Fines

S8: 40% Gravel, 53% Sand, 6% Fines

S12: 31% Gravel, 62% Sand, 7% Fines

1
0

/2
5

/1
5

Organic Mat, Roots, leaves, detritus.

Loose, gray Silt with Gravel (ML); moist; trace fine
roots.

Loose, gray, Sandy Silt (ML) to Silty Sand (SM) ;
moist.

Medium dense to dense, gray, Well Graded Sand
with Silt and Gravel (SP-SM); moist to wet.

Medium dense to dense, gray, Silty Sand with
Gravel (SM); wet

0.3

4.0

7.5

45.0

SG-1

S1

S2

S3

S4

S5

S6

S7

S8

S9

S10

S11

S12

S13

5
/1

8
/1

6

REV 3  - Approved for Submittal

1. The stratification lines represent the approximate boundaries between soil
types, and the transition may be gradual.

2. The discussion in the text of this report is necessary for a proper
understanding of the nature of subsurface materials.

3. Water level, if indicated above, is for the date specified and may vary.

NOTES

Approx. Elevation:
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60 blows for 9"

S15: 36% Gravel, 42% Sand, 22% Fines

S16: 48% Gravel, 41% Sand, 10% Fines

Medium dense to dense, gray, Silty Sand with
Gravel (SM); wet

Dense, gray, Poorly-Graded Gravel with Silt and
Sand (GP-GM); wet

57.5

65.8

S14

S15

S16

S17

Bottom of Boring
Boring Completed 10/25/15

REV 3  - Approved for Submittal

1. The stratification lines represent the approximate boundaries between soil
types, and the transition may be gradual.

2. The discussion in the text of this report is necessary for a proper
understanding of the nature of subsurface materials.

3. Water level, if indicated above, is for the date specified and may vary.

NOTES

Approx. Elevation:

August 2016
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Slotted Section, Cuttings Backfill

Blank Section, Cuttings Backfill
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Grab Sample

VWP Ground Water Level

Liquid Limit

FIG. A-2

50

55

60

65

70

75

80

85

90

95

G
ro

un
d

W
at

er

D
ep

th
, 

F
t.

SHANNON & WILSON, INC.
Sheet 2 of 2Geotechnical and Environmental Consultants

3" O.D. Split Spoon Sample

D
ep

th
, 

F
t.

0

* Sample Not Recovered

S
am

pl
es

Natural Water Content

Penetration Resistance
(340 lb. weight, 30" drop)

     Blows per foot
     Water Content (%)

25
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Ground Water Level At Time Of Drilling
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Organic Mat
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FIG. B-10

SHANNON & WILSON, INC.

GROUNDWATER DRAWDOWN FOR

PUMPING SCENARIO 2A

Valdez Aquifer Evaluation

Valdez, Alaska

August 2016
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GROUNDWATER DRAWDOWN FOR

PUMPING SCENARIO 2B

Valdez Aquifer Evaluation

Valdez, Alaska

August 2016
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SHANNON & WILSON, INC.

GROUNDWATER DRAWDOWN FOR

PUMPING SCENARIO 2C

Valdez Aquifer Evaluation

Valdez, Alaska

August 2016
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FIG. B-13

SHANNON & WILSON, INC.

GROUNDWATER DRAWDOWN FOR

PUMPING SCENARIO 2D

Valdez Aquifer Evaluation

Valdez, Alaska

August 2016
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APPENDIX C 
 

IMPORTANT INFORMATION ABOUT YOUR 
GEOTECHNICAL/ENVIRONMENTAL REPORT 

 
 



 
1/2005 

SHANNON & WILSON, INC. 
Geotechnical and Environmental Consultants 

    
 
 
 

Attachment to and part of Report 32-1-02498-002 
  
Date: August 2016 
To: City of Valdez 
Re: Aquifer Modeling 
  
  

  
 Important Information About Your Geotechnical/Environmental Report 
 
 
CONSULTING SERVICES ARE PERFORMED FOR SPECIFIC PURPOSES AND FOR SPECIFIC CLIENTS. 
 
Consultants prepare reports to meet the specific needs of specific individuals.  A report prepared for a civil engineer may not be adequate for 
a construction contractor or even another civil engineer.  Unless indicated otherwise, your consultant prepared your report expressly  for  
you and expressly for the purposes you indicated.  No one other than you should apply this report for its intended purpose without first 
conferring with the consultant.  No party should apply this report for any purpose other than that originally contemplated without first 
conferring with the consultant. 
 
 
THE CONSULTANT'S REPORT IS BASED ON PROJECT-SPECIFIC FACTORS. 
 
A geotechnical/environmental report is based on a subsurface exploration plan designed to consider a unique set of project-specific factors. 
Depending on the project, these may include:  the general nature of the structure and property involved; its size and configuration; its 
historical use and practice; the location of the structure on the site and its orientation; other improvements such as access roads, parking lots, 
and underground utilities; and the additional risk created by scope-of-service limitations imposed by the client.  To help avoid costly 
problems, ask the consultant to evaluate how any factors that change subsequent to the date of the report may affect the recommendations. 
Unless your consultant indicates otherwise, your report should not be used: (1) when the nature of the proposed project is changed (for 
example, if an office building will be erected instead of a parking garage, or if a refrigerated warehouse will be built instead of an 
unrefrigerated one, or chemicals are discovered on or near the site); (2) when the size, elevation, or configuration of the proposed project is 
altered; (3) when the location or orientation of the proposed project is modified; (4) when there is a change of ownership; or (5) for 
application to an adjacent site.  Consultants cannot accept responsibility for problems that may occur if they are not consulted after factors, 
which were considered in the development of the report, have changed. 
 
 
SUBSURFACE CONDITIONS CAN CHANGE. 
 
Subsurface conditions may be affected as a result of natural processes or human activity.  Because a geotechnical/environmental report is 
based on conditions that existed at the time of subsurface exploration, construction decisions should not be based on a report whose 
adequacy may have been affected by time.  Ask the consultant to advise if additional tests are desirable before construction starts; for 
example, groundwater conditions commonly vary seasonally. 
 
Construction operations at or adjacent to the site and natural events such as floods, earthquakes, or groundwater fluctuations may also affect 
subsurface conditions and, thus, the continuing adequacy of a geotechnical/environmental report.  The consultant should be kept apprised of 
any such events, and should be consulted to determine if additional tests are necessary. 
 
 
MOST RECOMMENDATIONS ARE PROFESSIONAL JUDGMENTS. 
 
Site exploration and testing identifies actual surface and subsurface conditions only at those points where samples are taken.  The data were 
extrapolated by your consultant, who then applied judgment to render an opinion about overall subsurface conditions.  The actual interface 
between materials may be far more gradual or abrupt than your report indicates.  Actual conditions in areas not sampled may differ from 
those predicted in your report.  While nothing can be done to prevent such situations, you and your consultant can work together to help 
reduce their impacts.  Retaining your consultant to observe subsurface construction operations can be particularly beneficial in this respect. 
 



 
 

 
 1/2005 
 

A REPORT'S CONCLUSIONS ARE PRELIMINARY. 
 
The conclusions contained in your consultant's report are preliminary because they must be based on the assumption that conditions revealed 
through selective exploratory sampling are indicative of actual conditions throughout a site.  Actual subsurface conditions can be discerned 
only during earthwork; therefore, you should retain your consultant to observe actual conditions and to provide conclusions. Only the 
consultant who prepared the report is fully familiar with the background information needed to determine whether or not the report's 
recommendations based on those conclusions are valid and whether or not the contractor is abiding by applicable recommendations.  The 
consultant who developed your report cannot assume responsibility or liability for the adequacy of the report's recommendations if another 
party is retained to observe construction. 
 
 
THE CONSULTANT'S REPORT IS SUBJECT TO MISINTERPRETATION. 
 
Costly problems can occur when other design professionals develop their plans based on misinterpretation of a geotechnical/environmental 
report.  To help avoid these problems, the consultant should be retained to work with other project design professionals to explain relevant 
geotechnical, geological, hydrogeological, and environmental findings, and to review the adequacy of their plans and specifications relative 
to these issues. 
 
 
BORING LOGS AND/OR MONITORING WELL DATA SHOULD NOT BE SEPARATED FROM THE REPORT. 
 
Final boring logs developed by the consultant are based upon interpretation of field logs (assembled by site personnel), field test results, and 
laboratory and/or office evaluation of field samples and data.  Only final boring logs and data are customarily included in 
geotechnical/environmental reports.  These final logs should not, under any circumstances, be redrawn for inclusion in architectural or other 
design drawings, because drafters may commit errors or omissions in the transfer process.   
 
To reduce the likelihood of boring log or monitoring well misinterpretation, contractors should be given ready access to the complete 
geotechnical engineering/environmental report prepared or authorized for their use.  If access is provided only to the report prepared for 
you, you should advise contractors of the report's limitations, assuming that a contractor was not one of the specific persons for whom the 
report was prepared, and that developing construction cost estimates was not one of the specific purposes for which it was prepared. While a 
contractor may gain important knowledge from a report prepared for another party, the contractor should discuss the report with your 
consultant and perform the additional or alternative work believed necessary to obtain the data specifically appropriate for construction cost 
estimating purposes.  Some clients hold the mistaken impression that simply disclaiming responsibility for the accuracy of subsurface 
information always insulates them from attendant liability.  Providing the best available information to contractors helps prevent costly 
construction problems and the adversarial attitudes that aggravate them to a disproportionate scale. 
 
 
READ RESPONSIBILITY CLAUSES CLOSELY. 
 
Because geotechnical/environmental engineering is based extensively on judgment and opinion, it is far less exact than other design 
disciplines. This situation has resulted in wholly unwarranted claims being lodged against consultants.  To help prevent this problem, 
consultants have developed a number of clauses for use in their contracts, reports and other documents.  These responsibility clauses are not 
exculpatory clauses designed to transfer the consultant's liabilities to other parties; rather, they are definitive clauses that identify where the 
consultant's responsibilities begin and end.  Their use helps all parties involved recognize their individual responsibilities and take 
appropriate action.  Some of these definitive clauses are likely to appear in your report, and you are encouraged to read them closely.  Your 
consultant will be pleased to give full and frank answers to your questions. 
 
 
  
 
 
 

The preceding paragraphs are based on information provided by the 
 ASFE/Association of Engineering Firms Practicing in the Geosciences, Silver Spring, Maryland 



Valdez water system - South Harbor Drive study proposal – April 29, 2016 

DAY ENGINEERING
 

 
 
 

 
BOX 651    •    EUREKA, NEVADA 89316    •   (775) 237-5395 

5 EAST PARK STREET    •    FALLON, NEVADA 89406    •   (775) 423-9090 

 
 
April 29, 2016 
 
Mr. Jason Miles, Capital Facilities Director 
City of Valdez, Alaska 
P.O. Box 307 
Valdez, Alaska 99686 
 
RE:  City of Valdez, Alaska municipal Town water system 
SUBJ: South Harbor Drive water demands and capital improvements needed to service possible 

build-out – Proposal to identify needs and preliminary costs 
 
Dear Jason: 
 
The City of Valdez Town water system consists of four wells, two tanks, and thousands of feet of water 
main ranging in size from twelve inch to six inch in diameter.  One water tank is on a hill on the north side of 
Town, and other tank is on a hill on the south side of Town.  3 wells near Hanagita pump directly to the 
north tank.  1 well near Egan pumps directly to the south tank.  See the schematic of the water system 
enclosed. 
 
The water system as originally designed was well thought out for residential water use.  The two tanks were 
connected by pipe, and the pipes filled both tanks evenly from all wells.  As the Town grew, the existing 
pipes in Town were not large enough to equate system pressure evenly between the tanks during higher 
demand.   The water system in essence has become two systems during higher demand.  The north tank 
serving the north side of town, and the south tank serving the south side of town.  The well near Egan was 
installed to feed the south tank to remedy the unequal tank levels during high water demand.  The Town 
continues to grow on the south side, specifically on South Harbor Drive.  Silver Bay’s recent construction 
will have major impact on south water demand.   
 
If a pump malfunctions, or there is a problem in the well near Egan, you lose the ability to fill the south tank.   
Without south tank water, there is a problem supplying South Harbor Drive with adequate water pressure in 
the summer when Silver Bay and Peter Pan are running.  A second well is needed on the south side to 
pump to the south tank.  The new well will ensure municipal water service on the south side during a pump 
failure or other problem with the well near Egan.  A new well on the south side is a good start to growing 
the water system to meet the growing demands.  The southwest corner of the elementary school property 
looks like a good location in the water system to have a new well to pump to the south tank. 
 
Due to the size of the existing south tank fill pipe, the new well will only be used as a back-up to the well 
near Egan initially, and both wells will not be operated the same time.  The groundwater aquifer may not 
support both wells running at the same time for a total of over three thousand gallons a minute, but we 
don’t know that yet.  There are various options that can be made to allow both wells to run simultaneously.   



Valdez water system - South Harbor Drive study proposal – April 29, 2016 

Additional storage may be needed, and larger piping options will have to be studied to make 
recommendations for the best improvements to serve South Harbor Drive.   
 
Our proposal is to supply the City with a simple improvement plan /report outlining the water system 
improvement needs and preliminary costs to construct the improvements. 
 
TASK 1 – COMPILE SYSTEM COMPONENT INFORMATION AND WATER DEMANDS 
Compile tank sizes, water pipe sizes, elevations, pump sizes, water demands (existing and predicted) into 
tabular form for easy comparison and analysis. 
COST - $ 2,500 
 
TASK 2 – CONSTRUCT A FUNCTIONING TOWN WATER SYSTEM COMPUTER MODEL 
Construct Water Cad computer water system model using some elements already constructed by City staff, 
and completing the model into a functioning computer model.  Verify flow results with City staff and fire flow 
tests. 
COST - $ 10,000  
 
TASK 3 – MODEL SCENARIOS OF IMPROVEMENTS AND RECORD RESULTS 
Model scenarios of various improvements using the functioning water system model and compiled 
information. 
COST - $ 5,000 
 
TASK 4 – IDENTIFY OPTIONS AND PRELIMINARY COST ESTIMATES 
Choose the best improvements based on the results of modeling, and calculate project costs. 
COST - $ 5,000 
 
TASK 5 -  PROVIDE A REPORT / PLAN OF RECOMMENDED IMPROVEMENTS AND PRELIMINARY 
COSTS 
Tabulate options, sketches, and tables into a report / plan with preliminary cost estimates. 
COST - $ 2,500 
 
TASK 6 – PRESENT REPORT / PLAN TO CITY COUNCIL 
Travel to Valdez and present the report / plan to the City Council if needed. 
COST - $ 3,000 
 
TOTAL TASKS 1 – 5 = $ 25,000 
TOTAL TASKS 1 -6 = $ 28,000  
 
Very truly yours, 
 
 
Dean Day, P.E. 
Project Engineer 
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Period Ending: 

Begin End

Balance Debits Credits Balance Yield Notes

178,135,834       6,283,788       (12,824,485)    171,595,138     0.49%

Checking Wells Fargo 45,680,037         3,841,157       (10,195,958)    39,325,236       0.00%

AMLIP Key Bank 7,698,661           -                 -                 7,698,661         0.46%

Payroll Wells Fargo (10,120)              2,399,577       (2,387,526)      1,932                0.00%

Custody Agency Wells Fargo 124,767,257       43,054            (241,001)         124,569,310     0.64%

8,591,206           11                   -                 8,591,217         0.39%

GO Bonds 2012 Wells Fargo 1,309,320           11                   -                 1,309,331         0.00%

GO Bonds 2015 Bank of NY 7,281,886           -                 -                 7,281,886         0.46%

2,040,591           459,937          (186,753)         2,313,776         0.04%

Operating First National 243,255              459,937          (186,753)         516,440            0.01%

Reserve First National 1,797,336           -                 -                 1,797,336         0.05%

2,721                 -                 -                 2,721                0.00%

Police Wells Fargo 2,721                 -                 -                 2,721                0.00%

188,770,354       6,743,736       (13,011,238)    182,502,852     0.48%Total

MONTHLY TREASURY REPORT

July 31, 2016
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* Schedule and Scope depends on funding and USACE’s completion of dredging and breakwater.

CITY AND PORT OF VALDEZ,,ALASKA

August 
2016

© Gary Minish

PROJECT  ACHIEVEMENTS
CONSTRUCTION UPDATE (Phase 1 Uplands Civil Work)

Harris Sand & Gravel (HS&G) continued implementing SWPPP and traffic controls.

Water, Sewer and Storm Drain Systems – Completed testing of the HDPE water 

main line, sewer main and storm drain manholes and pipes for required pressure and 

duration to comply with the ADEC permit. 

Ramp Abutments – Formed and placed concrete for retaining walls and slabs for 

the utility equipment pads at ramp abutments. Flushed the backflow preventer and dry 

stand fire line at Ramp #1. Installed inlet boxes and storm drain pipes at ramps. 

Utilities and High Mast Lighting – CVEA placed an electrical vault at the utility 

pad near Ramp #1 and will soon set the transformers and energize the primary service. 

HS&G worked on concrete foundation slabs and placed riprap at High Mast Lights #2 

and #3. Puffin Electric is pulling conductors and installing switch gear.  High mast pole 

delivery is scheduled for the middle of September.

Waterfront Boardwalk and Sidewalk – Zastrow continued forming and placing 

concrete for boardwalk stemwalls, sidewalk, curb, curb ramps and gutter. They also 

continued placing and grouting boardwalk sleepers on keys, and placed concrete for 

the northeast island and sidewalk in the Upland parking area. AAA Fencing began installing saddle brackets and placing glulam beams, timber 

decking, bull rails, guardrails and timber handrails for boardwalk and picnic areas. First Class Finishing formed, placed and imprinted colored 

concrete. 

Survey – Wrangell Mountain Technical Services continued surveying line and grade for sewer, water, ramp abutments and electrical activities, 

and to record as-built conditions.

General – Sitework continued, including backfilling abutments, sleepers, stemwalls, utility pads and electrical vaults; placing crushed gravel 

(Type II-A) for finish grade throughout the site, placing riprap to final elevations along the east fill; preparing the grade for curb and gutter 

at the future fuel line and bilge water area, and installing pipe bollards to protect fire hydrants.  Asphalt paving and related leveling course 

and striping items will not be performed this year to avoid damage during in-water rock removal operations. Overall, the remaining Phase 1 

construction work is over 90% and on track for completion in November 2016.

• Finished installing conduit for site 
electrical and telecom lines

• Finished boardwalk and plaza 
foundations

• Finished testing water main, 
sewer and storm drain systems

• Started placing beams, bull rails, 
guardrails and handrails for 
boardwalk and picnic areas

• Started placing and stamping 
colored concrete at islands

• Finished Inner Harbor Facilities 
(Piling, Floats and Ramps) 100% 
Design Documents



• Conduct test for ripping in-water 
bedrock

• Confirm scope and finalize bid 
documents for in-water rock 
removal, dredging, and sediment 
berm construction

• Finish backfilling retaining walls for 
ramp abutments

• Test water service lines at three 
ramps

• Finish grading and installing curb 
and sidewalk 

• Finish Drive Down Ramp and Float 
95% Design

• Receive USACE Permit Modification 
for in-water mechanical rock 
removal test

• Issue fuel facility RFP

• Finish pulling wire and installing 
equipment for site electrical

• Install transformers and energize 
primary electrical service

• Install high mast light poles

• Pull telecom cable

• Finish placing topsoil and seeding

FUTURE MILESTONES

Project Website:  http://www.ci.valdez.ak.us/NewHarborProject 

In addition to Phase 1 work, HS&G continued delivering rock to Western Marine for 

construction of the breakwaters. 

EMC provided general observations, inspected pipe, conduit and rebar installation, 

tested soil compaction and sampled and tested concrete for curb and gutter, 

abutments, utility pads and boardwalk sleepers.

DESIGN

R&M Consultants (R&M) continued to work with the City (COV) on design packages for 

future phases of the new harbor.  The 100% design for Phase 2 Floats/Launch Ramp 

was completed and the 95% design for Drive-Down Ramp and Float package is due 

by October 21.  R&M continued to provide limited construction phase services for the 

Uplands Civil Work and coordinated with the US Army Corps of Engineers (USACE) 

regarding design modifications required to integrate the COV work into the USACE 

designed basin construction package.  R&M and Arcadis continued to work with the 

COV to evaluate options to minimize the cost of removing in-water rock.  R&M is 

pursuing a federal permit modification for a mechanical rock removal feasibility test. 

Overall sequencing of the remaining work packages is dependent on Western Marine 

Construction’s (WMC) completion of the USACE work and other factors.  The project 

team has been reviewing this issue and anticipates the focus during November 2016 

will be on timing for bidding and performing the remaining work packages. 

USACE NAVIGATION IMPROVEMENTS

The USACE is administering WMC’s performance of the dredging and breakwater 

contract. WMC continues making good progress on dredging the new harbor basin, 

hauling rock from Valdez Glacier Quarry, and transporting rock by barge and trucks 

for construction of the breakwaters. Breakwater construction is several months ahead of schedule and appears they might be constructed to 

approximately elevation +10’ by the end of 2016. Finish elevation of the breakwaters will be +19’. The COV is coordinating with WMC and 

USACE to widen the maneuvering channel and create more basin area at the west end. 

AUGUST 2016 PROJECT UPDATE (CONT.)

Jason Miles, Capital Facilities Director, City of Valdez  || 907.835.5478

Lynn Meyers, Project Manager, USACE || 907.384.7966

Kim Nielsen, Group Manager, Waterfront Engineering, R&M Consultants  || 907.646.9602

Carol Linnell, Admin. Asst., Harris Sand & Gravel  || 907.835.4756

Ron Rozak, Construction Manager, Arcadis  || 907.382.2933

PROJECT TEAM



Slipform machine placing concrete for curb and gutter

Installing timber top rail on steel guard rail assembly

 Setting glulam beams in brackets attached to concrete sleepers

Placing slurry backfill around utility stubups before placing 
the concrete slab

Attaching timber decking on glulam beams and solid blocking 
between the beams

Brick pattern imprinted on red concrete that separates east 
access traffic from parking spaces



PRELIMINARY PROJECT SCHEDULE

Task 2014 2015 2016 2017 2018

Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1

CITY OF VALDEZ WORK

Corps of Engineers Permit

Phase 1 Uplands (Civil Work)

Design/Bid/Award

Construction

Phase 2 Inner Harbor Facilities
(Including Launch Ramp)

Design/Bid/Award/Procurement*

On-Site Construction*

Uplands Facilities                         

Design/Bid/Award/Procurement*

On-Site Construction*

Future Facilities                           TBD

CORPS OF ENGINEERS (USACE) WORK

Harbor Dredging and Breakwaters

Quarry Development/Dredging/
Breakwater Construction       

* Schedule and Scope depends on funding and USACE’s completion of dredging and breakwater.

BUDGET SUMMARY 

Description 
Original
Budget

Revised
Budget

Committed
Spent
as of

8/31/16
% Spent

Estimate at 
Completion

DESIGN 2,451,971$         2,507,679$         2,472,004$         1,949,535$        78% 2,507,679$      
Design 1,851,971$         1,924,387$         1,991,075$         1,694,837$        88% 1,991,075$      
Design Team Services During Construction 600,000$            583,292$            480,929$            254,698$           44% 516,604$         
PROJECT MANAGEMENT 2,340,548$         2,362,548$         1,841,827$         1,603,115$        68% 2,362,526$      
Project Management 1,740,548$         1,762,548$         1,478,877$         1,305,694$        74% 1,762,548$      
Inspection/Testing 600,000$            600,000$            362,950$            297,421$           50% 599,978$         
USACE CONSTRUCTION - CITY PORTION 9,345,453$         9,345,453$         7,145,453$         5,141,258$        55% 9,345,453$      
Initial Basin 7,145,453$         7,145,453$         7,145,453$         4,761,258$        67% 7,145,453$      
Other Basin Modifications 2,200,000$         2,200,000$         -$                     380,000$           17% 2,200,000$      
CITY CONSTRUCTION 39,023,904$      40,077,680$      19,859,551$      16,298,190$     41% 40,787,214$    
Phase 1 Uplands 19,013,040$      19,480,237$      19,480,238$      16,111,767$     83% 19,480,237$    
Phase 2 Base Floats /Ramps/Fish Cleaning 9,300,100$         9,800,100$         -$                     -$                    0% 10,440,000$    
Upland Facilities 4,046,643$         4,046,643$         -$                     -$                    0% 4,116,277$      
Drive Down Float 4,951,721$         4,951,721$         -$                     -$                    0% 4,951,721$      
Drive-Down Float In-water Modifications 1,342,500$         1,342,500$         -$                     -$                    0% 1,342,500$      
Hotel Hill Clearing - Alaska Land Clearing 40,000$              40,000$              40,000$              40,000$             100% 40,000$            
Hotel Hill Clearing - P&R Enterprises 24,900$              24,900$              24,900$              24,900$             100% 24,900$            
Electric Primary 225,000$            311,579$            311,579$            121,524$           39% 311,579$         
CCTV/Security/Head End Equipment 80,000$              80,000$              2,834$                 -$                    0% 80,000$            
ADMINISTRATION 60,000$              60,000$              43,011$              44,738$             75% 60,000$            
FFE 100,000$            100,000$            -$                     -$                    0% 100,000$         

CONTINGENCY (@ 15% original budget) 7,998,281$         6,865,934$         16% 6,157,285$      

TOTAL CITY FUNDED  $      61,320,157  $      61,319,294  $      31,361,846  $     25,036,836 41%  $   61,320,157 

USACE FUNDED  $      21,277,761  $      21,277,761  $      21,277,761  $       7,133,712 34%  $   21,277,761 

TOTAL CITY/USACE FUNDING  $      82,597,918  $      82,597,055  $      52,639,607  $     32,170,548 39%  $   82,597,918 

* Data includes expenses from 5/22/14 which is the start of Bond eligible costs authorized by COV Resolution 14-33.   
   $254,321.77 in R&M expenses and other costs are not included.

Valdez New Boat Harbor
BUDGET SUMMARY
September 8, 2016

*Data includes expenses from 5/22/14 which is the start of the Bond eligible costs authorized by COV Resolution 14-33. $254,321.77 in R&M Expenses and other costs are not included.   
   USACE expense data has been requested.    



VALDEZ NEW BOAT HARBOR PHASE 1 - UPLANDS 
CONSTRUCTION PROGRESS REPORT NO. 47 

 AUGUST 22, 2016 – AUGUST 28, 2016  
 

            This period Harris Sand & Gravel (HS&G): 

This period Harris Sand & Gravel (HS&G): 
• Continued implementing SWPPP and traffic controls. 
• Continued forming and placing concrete for boardwalk stemwalls, sidewalk, curb and gutter. 
• Continued placing timber decking for boardwalk and picnic areas. 
• Continued placing concrete for utility pads at abutment retaining walls. 
• Installed bull rails, guardrails and timber handrails for boardwalk and picnic areas. 
• Placed concrete for northeast island curb and sidewalk in parking area. 
• Placed riprap at north side of foundation for High Mast Light #2. 
• Backfilled boardwalk stemwalls and placed Type II-A for Harbor Master building pad. 
• Prepared gravel pad for curb and gutter at future fuel line and bilge water area. 
• Installed bollards at west fire hydrants. 

  
Western Marine continues dredging the new harbor basin, hauling rock from Valdez Glacier Quarry, and 
placing rock by barge and trucks for construction of the breakwaters.  
 
EMC inspected general progress, work layout, tested soil compaction and sampled and tested concrete. 
Photographs by ARCADIS and EMC unless noted.  
 
 
 
 
 
 

 

 

Concrete curb and sidewalk, boardwalk deck with bullrail, and concrete utility pad  

KEY CONSTRUCTION ACTIVITIES  

 
 

  1 



VALDEZ NEW BOAT HARBOR PHASE 1 - UPLANDS 
CONSTRUCTION PROGRESS REPORT NO. 47 

 AUGUST 22, 2016 – AUGUST 28, 2016  
 

 

 

 

Installing bullrail on top of boardwalk deck  Edge form, control joint and mesh for sidewalk 
   

 

 

 

Placing section of guardrail along bullrail  Placing and leveling concrete for sidewalk 
   

 

 

 

Drilling holes to bolt guardrail to bullrail  Freshly finished concrete for sidewalk 

 
 

  2 



VALDEZ NEW BOAT HARBOR PHASE 1 - UPLANDS 
CONSTRUCTION PROGRESS REPORT NO. 47 

 AUGUST 22, 2016 – AUGUST 28, 2016  
 

 

Placing concrete for separation sidewalk between curb and boardwalk 
 

 

Guardrail with top plate attached to bullrail at rest area. Timber handrail will be bolted on the top plate. 
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VALDEZ NEW BOAT HARBOR PHASE 1 - UPLANDS 
CONSTRUCTION PROGRESS REPORT NO. 46 

 AUGUST 15, 2016 – AUGUST 21, 2016  
 

            This period Harris Sand & Gravel (HS&G): 

This period Harris Sand & Gravel (HS&G): 
• Continued implementing SWPPP and traffic controls. 
• Continued forming and placing concrete for boardwalk stemwalls, sidewalk, curb and gutter. 
• Continued installing saddle brackets and placing glulam beams for boardwalk and picnic areas. 
• Continued placing and grouting boardwalk sleepers on keys.  
• Continued forming, placing and imprinting colored concrete. 
• Started placing timber decking for boardwalk and picnic areas. 
• Placed concrete for curb ramps at the sidewalk adjacent the boardwalk. 
• Placed concrete retaining walls and slab for utility equipment at Ramps #2 and #3. 
• Placed forms, reinforcement and riprap at foundation for High Mast Lights #2 and #3. 
• Placed riprap to final grade elevation at northeast portion of fill. 
• Tested storm drain outfall pipes for required pressure and duration. 
• Tested sanitary sewer manholes for compliance with ADEC permit. 
 
Western Marine (WMC) continues dredging the new harbor basin, hauling rock from Valdez Glacier 
Quarry, and placing rock by barge and trucks for construction of the breakwaters.  
 
EMC inspected general progress, work layout, tested soil compaction and sampled and tested concrete. 
Photographs by ARCADIS and EMC unless noted.  
 

 

 

 

Placing 40 foot lengths of 12 inch deep glulam beams on concrete sleepers to support decking for boardwalk 

KEY CONSTRUCTION ACTIVITIES  
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VALDEZ NEW BOAT HARBOR PHASE 1 - UPLANDS 
CONSTRUCTION PROGRESS REPORT NO. 46 

 AUGUST 15, 2016 – AUGUST 21, 2016  
 

 

 

 

Attaching boardwalk deck planks to glulam beams  Forming retaining wall for utility pad at ramp 
   

 

 

 

Curb, boardwalk, picnic area platform (framing)  Placing concrete for utility pad retaining wall 
   

 

 

 

Boardwalk deck planks laid on glulam beams  Placing slurry fill around utilities at pad area 
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VALDEZ NEW BOAT HARBOR PHASE 1 - UPLANDS 
CONSTRUCTION PROGRESS REPORT NO. 46 

 AUGUST 15, 2016 – AUGUST 21, 2016  
 

 

WMC dredging sediment to -14 foot depth at west portion of the mooring basin (south breakwater is beyond) 
 

 

WMC placing rock for construction of the east breakwater 
 

 
 

  3 
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Prepared By: Brian Carlson, Finance Director

Contact: Bcarlson@ci.valdez.ak.us;  (907) 834‐3461

YTD ACTUAL

REVISED 

BUDGET

% OF  BUDGET 

RECEIVED / 

EXPENDED NOTES

GENERAL FUND SUMMARY

BEGINNING FUND BALANCE 80,558,603          80,558,603         

REVENUE 79,603,098          84,006,321          94.8%

EXPENSE 15,705,650          38,211,050          41.1%

NET REVENUE (EXPENSE) 63,897,448          45,795,271         

TRANSFERS IN 2,606,458             2,606,458            

TRANSFERS OUT 18,387,489          26,325,466          1

NET TRANSFERS IN (OUT) (15,781,031)         (23,719,008)        

ENDING FUND BALANCE 128,675,020        102,634,866       

REVENUE

TAXES 43,676,376         47,231,001       92.5%

FINANCIAL SUMMARY AS OF 6/30/2016

STATE SHARED 1,332,631             1,576,388             84.5%

PILT 3,725                    703,500                0.5%

INTEREST 845,965               551,000              153.5% 2

SERV CHARGES & SALES 194,252               398,800              48.7%

FED & STATE GRANTS 200,625               327,501              61.3%

UTILITIES 77,504                 120,869              64.1%

LICENSES & PERMITS 16,477                 12,300                134.0% 3

MISC 33,220,000          33,030,662          100.6% 4

RECREATION 26,339                  38,800                  67.9%

FINES & FORFEITURES 9,205                   15,500                59.4%

TOTAL REVENUE 79,603,098         84,006,321        94.8%

TRANSFERS IN 2,606,458           2,606,458          100.0%

TOTAL REVENUES & TRANSFERS IN 82,209,556          86,612,779          94.9%



Prepared By: Brian Carlson, Finance Director

Contact: Bcarlson@ci.valdez.ak.us;  (907) 834‐3461

YTD ACTUAL

REVISED 

BUDGET

% OF  BUDGET 

RECEIVED / 

EXPENDED NOTES

FINANCIAL SUMMARY AS OF 6/30/2016

DEPARTMENT EXPENSES

ADMINISTRATION 434,574               1,121,405           38.8%

ANIMAL CONTROL 143,191               362,001              39.6%

BUILDING MAINT 596,089               1,593,578           37.4%

CITY CLERK 204,230               447,475              45.6%

CIVIC CENTER 354,465               869,830              40.8%

COMMUNITY DEVEL 315,279               1,004,370           31.4%

COUNCIL 143,063               443,550              32.3%

ECON DEVEL 338,468               1,049,279           32.3%

ENGINEERING 263,825               823,337              32.0%

FINANCE 469,284               1,160,015           40.5%

FIRE 742,722               1,877,162           39.6%

HOSPITAL 23,887                 447,442              5.3% 5

INFORMATION TECH 333,951               831,380              40.2%

INSURANCE 120,665               264,131              45.7%

LAW 1,218,431            2,500,000           48.7%

LAW ENFORCEMENT 801,615               2,080,369           38.5%

LIBRARY 205,197               499,919              41.0%

PARKS & REC 367,324               997,910              36.8%

PARKS MAINT 221,006               597,045              37.0%

PUB SAFETY SUPPORT 474,880               1,256,787           37.8%

SOLID WASTE 495,184               1,737,104           28.5%
STREET/SHOP 931,547               2,481,133           37.5%

TOTAL DEPT EXPENSES 9,198,876           24,445,222        37.6%

SUPPORT EXPENSES

EDUCATION 5,420,440             11,402,685          47.5%

COMMUNITY SVC ORGS 1,086,333             2,363,143             46.0%

TOTAL SUPPORT EXPENSES 6,506,773            13,765,828          47.3%

TRANSFERS OUT 18,387,489          26,325,466          69.8% 6

34,093,139          64,536,516          52.8%

TOTAL DEPT EXPENSE, SUPPORT & 

TRANSFER



Prepared By: Brian Carlson, Finance Director

Contact: Bcarlson@ci.valdez.ak.us;  (907) 834‐3461

YTD ACTUAL

REVISED 

BUDGET

% OF  BUDGET 

RECEIVED / 

EXPENDED NOTES

FINANCIAL SUMMARY AS OF 6/30/2016

AIRPORT FUND

BEGINNING FUND BALANCE 670,236                670,236               

REVENUE 86,074                 158,869              54.2%

EXPENSE 127,365               328,588              38.8%

NET REVENUE (EXPENSE) (41,292)                 (169,719)              

NET TRANSFER IN (OUT) 169,720                169,720               

ENDING FUND BALANCE 798,664                670,237               

HARBOR FUND

BEGINNING FUND BALANCE 1,802,198            1,802,198           

REVENUE 1,082,249            1,704,599           63.5%

EXPENSE 480,818                1,196,944             40.2%

NET REVENUE (EXPENSE) 601,430                507,655               

NET TRANSFER IN (OUT) (507,656)              (507,656)            

ENDING FUND BALANCE 1,895,972            1,802,197           

PORT FUND

BEGINNING FUND BALANCE 1,237,483            1,237,483           

REVENUE 192,066               658,980              29.1%

EXPENSE 282,253               783,311              36.0%

NET REVENUE (EXPENSE) (90,187)                 (124,331)              

NET TRANSFER IN (OUT) 124,331                124,331               

ENDING FUND BALANCE 1,271,627            1,237,483           



Prepared By: Brian Carlson, Finance Director

Contact: Bcarlson@ci.valdez.ak.us;  (907) 834‐3461

YTD ACTUAL

REVISED 

BUDGET

% OF  BUDGET 

RECEIVED / 

EXPENDED NOTES

FINANCIAL SUMMARY AS OF 6/30/2016

UTILITY FUND

BEGINNING FUND BALANCE 1,689,888            1,689,888           

REVENUE 414,500               568,100              73.0%

EXPENSE 291,665                766,864                38.0%

NET REVENUE (EXPENSE) 122,835                (198,764)              

NET TRANSFER IN (OUT) 792,878                792,878               

ENDING FUND BALANCE 2,605,601            2,284,002           

GILSON MEDICAL CLINIC

BEGINNING FUND BALANCE 286,485                286,485               

REVENUE 76,803                 142,195              54.0%

EXPENSE 32,888                 121,684              27.0%

NET REVENUE (EXPENSE) 43,915                  20,511                 

NET TRANSFER IN (OUT) ‐                        ‐                      

ENDING FUND BALANCE 330,400                306,996               

DEBT SERVICE FUND

BEGINNING FUND BALANCE 1,764,736            1,764,736           

REVENUE 311,644                1,861,000             16.7%

EXPENSE 3,039,150             4,394,250             69.2%

NET REVENUE (EXPENSE) (2,727,506)           (2,533,250)          

NET TRANSFER IN (OUT) 5,749,453             3,549,453             7

ENDING FUND BALANCE 4,786,683            2,780,939           

VALDEZ HOUSING IMPROVEMENT AUTHORITY

BEGINNING FUND BALANCE ‐                        ‐                       

REVENUE 47,006                  ‐                        

EXPENSE ‐                         3,106,458            

NET REVENUE (EXPENSE) 47,006                  (3,106,458)          

NET TRANSFER IN (OUT) 3,106,458             3,106,458            

ENDING FUND BALANCE 3,153,464            ‐                       



Notes to Financial Summary

1 Original budgeted figure was increased by $9.3m to reflect the TAPS settlement stipulation to keep 

this amount earmarked for debt.  This will be reflected in Debt Service ending fund balance

2 Interest includes unrealized gains and losses

3 Liquor licenses are $5k over budget

4 Reflects booking the 2006 TAPS supplemental award, previously held by the AK Courts System

5 Hospital budget reflects currently un‐filled staff

6 See footnote 1

7 Additional $9.3m transfer from General Fund will be reflected on 9/30 Financial Summary



CAPITAL PROJECTS SUMMARY AS OF 06/30/2016

Project Description

Revenues

To Date

Prior Years

Expenditures

 YTD

Encumbrances 

YTD 

Expenditures Project Balance

Project Contingency 2,098,444            ‐                            ‐                            ‐                            2,098,444           

Homestead Road Improv 1,809,847            1,809,847            ‐                            ‐                            ‐                           

Homestead Special Assessment 310,000               117,183               ‐                            ‐                            192,817              

Back up Generator 350,000               ‐                            ‐                            350,000              

Roof Replacements 1,463,120            1,388,073            15,000                 2,238                   57,809                

East Pioneer Reconstruction 1,740,113            10,551                 1,140,117            226,976               362,469              

Egan Drive Beautification 3,534,696            94,406                 3,044,760            138,918               256,612              

Weather Station 20,000                 9,710                   ‐                            ‐                            10,290                

Alpine Woods Sewer Project 2,894,556            2,403,517            309,101               78,868                 103,071              

STP SCADA Controls Upgrades 330,000               306,466               ‐                            7,037                   16,497                

STP Outfall Design 194,076               187,936               2,083                   ‐                            4,057                  

WWTP Outfall ACWF Loan 1,230,675            598,340               ‐                            ‐                            632,335              

WWTP Outfall ADEC MMG Grant 2,054,802            1,510,869            ‐                            ‐                            543,933              

STP Generator Project 50,000                 ‐                            ‐                            ‐                            50,000                

Water/Sewer Master Plan 139,647              106,601             33,046               ‐                            ‐                         

City Hall Generator Replacement 525,733               439,264               ‐                            ‐                            86,469                

City Hall Weatherization 460,000               352,830               ‐                            16,038                 91,132                

MKG Medical Clinic 350,000               1,540                   ‐                            ‐                            348,460              

Civic Center ADA Restroom Upgrade 283,016               283,016               ‐                            ‐                            ‐                           

Airport Roof Replacement 2,153,155            2,153,155            ‐                            ‐                            ‐                           

Airport Pluming 400,000               ‐                            ‐                            ‐                            400,000              

Ice Rink 3,000                   3,000                   ‐                            ‐                            ‐                           

Meyring Park (North) Upgrades 684,951               641,398               4,200                   ‐                            39,353                

Wildlife Viewing Area 100,000               ‐                            ‐                            ‐                            100,000              

Salmonberry Ski Hill 635,157               628,564               ‐                            ‐                            6,594                  

SBH Upland Boardwalk 121,587               121,587               ‐                            ‐                            ‐                           

SBH Dredging 542,000               ‐                            17,866                 81,579                 442,555              

New Harbor Planning (COV $$) 33,989,076         1,075,035            337,078               17,202                 32,559,762        

New Harbor GO 2015 20,000,000         10,804,841         5,012,948            4,181,605            606                      

Cost of Issuance New Harbor Bond 155,250               155,250               ‐                            ‐                            ‐                           

SBH Expansion and Uplands Grant 14‐DC‐141 1,000,000            174,561               161,079               399,431               264,929              

SBH Grant 14‐RR‐015 (State) 2,430,136            2,399,729            30,407                 ‐                            ‐                           

Grant 13‐DC‐588  (State) 5,000,000            4,843,855            156,144               ‐                            ‐                           



CAPITAL PROJECTS SUMMARY AS OF 06/30/2016

Project Description

Revenues

To Date

Prior Years

Expenditures

 YTD

Encumbrances 

YTD 

Expenditures Project Balance

VCT Replace Lighting & Electrical 1,170,677            1,170,677            ‐                            ‐                            ‐                           

VCT Water Main 1,000,000            ‐                            ‐                            ‐                            1,000,000           

Alpine Woods Dike Repair 403,995               403,995               ‐                            ‐                            ‐                           

Flood Mitigation Project 492,444               467,906               13,545                 10,992                 ‐                           

Flood Mitigation (COV Contribution) 142,453               105,254               27,017                 ‐                            10,182                

Land Purchase (3Bears/Tesoro) 400,000               ‐                            ‐                            ‐                            400,000              

Sawmill Road Extension to Atigun 300,000               ‐                            ‐                            ‐                            300,000              

Airport  Industrial Subd Water/Sewer 1,500,000            ‐                            ‐                            ‐                            1,500,000           

Senior Center Facility Upgrade 150,000               91,408                 10,309                 ‐                            48,284                

Senior Center Canopies Grant 150,000               ‐                            ‐                            ‐                            150,000              

Medical Campus Expansion MRI 1,493,540            1,489,890            ‐                            3,650                   ‐                           

Hospital Parking Lot Improvements 500,000               6,755                   413,725               ‐                            79,520                

Hospital Oxygen Generator 300,000               ‐                            2,470                   297                       297,233              

Hospital Copper Pipe Replacement 1,250,000            ‐                            ‐                            25                         1,249,975           

VHS HVAC Replacement 4,344,495           1,991,765          1,932,030          311,219               109,482            

New VMS (Bond Proceeds) 40,361,693         38,725,563         767,957               13,459                 854,714              

HHES HVAC/Boiler Replacement 1,364,661            1,364,661            ‐                            ‐                            ‐                           

New City Maintenance Building 5,420,002            5,416,768            1,514                   ‐                            1,252                  

High School ADA 100,000               8,725                   ‐                            ‐                            91,275                

VHS Swimming Pool Mechanical 600,000               ‐                            ‐                            ‐                            600,000              

Kelsey Dock 15RR008 1,667,094            ‐                            ‐                            ‐                            1,667,094           

Kelsey Dock  GRANT 800,000               ‐                            ‐                            ‐                            800,000              

City's Contribution 2,037,367            1,682,261            ‐                            ‐                            355,106              

Grand Total Capital Facilities Fund 153,001,455       85,546,751         13,432,395         5,489,533            48,532,309        

Grant Funded Projects CY Funds 371,485               410,422               4,106,575           

Total Capital Facilities Fund COV Funds 13,060,910         5,079,111            44,425,734        



RESERVE FUND SUMMARY AS OF 06/30/2016

Account Description

2016

Available 

Balance

 YTD

Encumbrances 

YTD 

Expenditures

 Account 

Balance 

    School Budgetary Stabilization                 500,000                               ‐                             ‐    500,000               

Council Contingency HOLDING 200,862                350                        ‐                         200,512               

Harbor Major Maint & Replacement 2,597,548            ‐                             ‐                         2,597,548           

Projects Planning Reserve 1,388,653            ‐                             ‐                         1,388,653           

Landfill Closure Reserve 2,203,192            ‐                             ‐                         2,203,192           

Major Maintenance Reserve 7,231,790            286,087                170,254                6,775,449           

Sewer & Lift Station Repairs 479,628                10,042                  8,405                    461,182               

Leave Liability Reserve 323,169                ‐                             157,397                165,773               

Major Equipment Reserve 4,941,071            550,458                1,356,806            3,033,807           

Energy Assistance Program 719,574                ‐                             703,967                15,129                 

Technology Reserve 978,919                32,836                  305,042                641,041               

Special Events Reserve 1,072                    ‐                             (486)                      1,557                   

Nuisance Abatement Program 376,097                16,958                  1,017                    358,121               

Incident Management Reserve 928,615                12,910                  70,822                  844,883               

Dike Repairs 342,557                ‐                             ‐                         342,557               

Beautification Committee 60,589                7,332                  220                       53,037               

ROW Road and Sidewalk Repair 97,669                  4,604                    42,754                  50,311                 

Concrete/Asphalt Repairs for COV properties 7,515                    ‐                             ‐                         7,515                   

LEPC  Grant ‐                             ‐                             ‐                         ‐                        

LEPC  Grant 6,623                    1,104                    5,520                    ‐                        

Master Planning

Master Planning Comprehensive 214,879                ‐                             ‐                         214,879               

Master Planning Building Fire Code Revision 32,717                  ‐                             ‐                         32,717                 

Master Planning CEDS 36,628                  ‐                             ‐                         36,628                 

Master Planning Flood Planning 131,275                15,018                  12,682                  103,575               

Master Planning Water/Sewer Study 50,000                  ‐                         50,000                 

Qaniq Challenge 29,139                  ‐                             14,441                  14,697                 

Running Series 2,500                    ‐                             394                        2,106                   

Land Development ‐                             ‐                             ‐                         ‐                        

Land Development Snow Lots 131,768                15,726                  ‐                         116,042               

Land Development Misc 624,945                17,256                  20,887                  586,803               

Surveying Municipal Land 43,767                  28,000                  ‐                         15,767                 

Grand Total Reserve 24,182,759         998,680               2,870,122           20,313,480        



Major Maintenance Reserve  6/30/2016

Project

 Amended 

Budget 

 Prior Years 

Actual 

 Current Year 

Encumbrance 

 Current Year 

Actual   Balance 

Library/ Museum UST removal & Boilers Replace 908 626,062              613,488              7,633                  ‐                      4,941                 

Airport ‐ replace water lines (design only) 1108 40,276                37,721                2,555                  ‐                      ‐                     

Airport Chair Replacement 1118 51,980                51,705                ‐                      ‐                      275                    

City Hall Fire Alarm Replacement 1201 218,000              157,830              ‐                      ‐                      60,170               

Civic Center Weatherization Study/Design 1210 30,148                29,818                330                     ‐                      ‐                     

VCT Safety Railing Repair & Replacement 1306 145,240              127,915              ‐                      12,370                4,955                 

2013 School Projects 1312 133,094              36,626                ‐                      ‐                      96,468               

Police Storage Facility 1314 85,000                324                     ‐                      ‐                      84,676               

ARCS Transmitter 1315 5,000                  3,466                  ‐                      ‐                      1,534                 

Police Technology Upgrade Grant 1316 35,000                20,668                ‐                      3,119                  11,213               

City Hall Day Tank & Stack Replacement 1401 340,000              298,466              10,696                ‐                      30,838               

VMF Warehouse UST Removal 1402 150,000              20,295                100                     1,948                  127,657             

Zook Sewer Extension  1403 210,037              209,437              600                     ‐                      ‐                     

Museum Entry Door Replacement & ADA Upgrade ( 1404 60,377                57,957                2,420                  ‐                      ‐                     

Citywide Electrical Tracing and Labeling  1406 80,000                74,967                1,457                  ‐                      3,577                 

VCT Scale Tank & Piping Replacement 1407 50,000                23,381                ‐                      26,619               

Senior Center Attic Repair 1409 270,000              263,866              ‐                      ‐                      6,134                 

VHS Gym Acoustics 1411 185,306              180,616              1,545                  3,145                  ‐                     

VCT Underwater Inspections 1412 250,000            241,407            ‐                     6,424                  2,169               

VCT North Star Warehouse ‐ lights and heating 1413 100,000              95,367                2,943                  ‐                      1,690                 

Fire Station 1 ‐ air compressor 1414 150,000              59,069                ‐                      5,000                  85,931               

High School Restroom ADA Upgrade 1416 100,000              47,717                6,760                  1,392                  44,131               

Clark St Drainage & Street Repair 1417 400,000              41,099                9,466                  16,185                333,251             

Harbor ‐ Stan Stephens Plaza 1418 70,000                34,469                ‐                      24,826                10,705               

Swimming Pool Cover & Boiler Upgrade 1419 150,000              59,206                15,987                5,362                  69,445               

Contingency Reserve 1500 198,225              ‐                      ‐                      ‐                      198,225             

Hospital ‐ Transformer 1501 76,681                75,438                1,243                  ‐                      ‐                     

Effluent Testing 1502 35,000                ‐                      ‐                      ‐                      35,000               

Hospital ‐ Electrical Line Conditioner 1503 200,000              3,720                  ‐                      ‐                      196,280             

Hospital ‐ Water/Snow Drainage Study 1504 50,000                ‐                      22,500                5                          27,495               

HHES Underground Fuel Tank Replacement 1601 250,000              ‐                      ‐                      ‐                      250,000             

Water ‐ New Well 1602 100,000              10,106                27,224                21,020                41,651               

Library ‐ Sewer Pump Replacement 1603 100,000              3,000                  ‐                      45,763                51,237               

Library ‐ Repair and Repaind walls 1604 100,000              ‐                      ‐                      ‐                      100,000             

Fire Station I ‐ Berthing Quarters (design) 1605 150,000              ‐                      ‐                      ‐                      150,000             

Animal Shelter ‐ Kennel Curbs & Drains Replacemen 1606 150,000              ‐                      ‐                      ‐                      150,000             

Animal Shelter ‐ Cremator Fire Box 1607 20,000                ‐                      ‐                      ‐                      20,000               

USFS Cabin ‐ Romtec Restroom 1608 250,000              ‐                      ‐                      ‐                      250,000             

Harbor ‐ Walk/Concrete/Fence Replacement 1609 150,000              ‐                      ‐                      ‐                      150,000             

Museum ‐ Replace Lighting 1610 100,000              ‐                      ‐                      ‐                      100,000             

Hazmat Testing ‐ various buildings 1611 250,000              ‐                      ‐                      ‐                      250,000             



Major Maintenance Reserve  6/30/2016

Project

 Amended 

Budget 

 Prior Years 

Actual 

 Current Year 

Encumbrance 

 Current Year 

Actual   Balance 

Senior Center/City Hall ‐ Elevator Controls 1612 125,000              ‐                      ‐                      ‐                      125,000             

Old Trap/Police Range ‐ Remeditiation Study 1615 50,000                ‐                      ‐                      ‐                      50,000               

City‐wide Exit Signs 1616 173,319              29,120                ‐                      5,869                  138,330             

Fire Stations ‐ True Bond Floors 1617 150,000              ‐                      ‐                      ‐                      150,000             

Port Office Renovations 1618 75,000                ‐                      ‐                      ‐                      75,000               

Hospital Humidity Control 1619 250,000              ‐                      ‐                      ‐                      250,000             

Hospital Long term Doors 1620 100,000              ‐                      ‐                      ‐                      100,000             

Hospital Security Enhancements 1621 100,000              ‐                      ‐                      ‐                      100,000             

Hospital Door Stops & Fire Door Closure 1622 75,000                ‐                      ‐                      ‐                      75,000               

Hospital New Power Supply 1623 50,000                2,309                  3,140                  4,560                  39,991               

Hospital Duct Above Server Room 1624 50,000                ‐                      ‐                      7,230                  42,770               

Hospital Panic Bar Upgrade 1625 60,000                ‐                      ‐                      ‐                      60,000               

Hospital Cuvert at Truck Delivery Drive 1626 100,000              ‐                      ‐                      ‐                      100,000             

Airport Door Upgrade 1627 215,000              4,810                  169,490              4,798                  35,902               

VCT R.E. Staite Building Improvements 1628 80,000                3,925                  ‐                      ‐                      76,075               

New Playground 1629 65,000                ‐                      ‐                      ‐                      65,000               

South Central Well Door 1630 ‐                      ‐                      ‐                      ‐                      ‐                     

Capital Facilities Office Remodel 1631 ‐                      ‐                      ‐                      1,239                  (1,239)                

City Hall Mall Asbestos Assessment 1632 ‐                    ‐                    ‐                     ‐                     ‐                   

7,833,746          2,919,308          286,087              170,254              4,458,097         

‐                      3,119                  11,213               

286,087              167,136              4,446,884         

Grand Total Major Maintenance Reserve

Grant Funded Projects CY Funds

Total Major Maintenance Reserve COV Funds
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Asset Allocation 
 

 
 
Performance 
 

 

 
 
Recent Developments 

Morgan Stanley Prime Property Fund was funded at the end of June. 
 
Organizational Issues 

On July 18th, Vanguard announced that M&G Investment Management Limited no longer 
serves as an advisor to the $21 billion Vanguard International Growth Fund. M&G, which 
has been an advisor to the fund since 2008, managed approximately 11% of fund assets as 
of June 30, 2016. Existing advisors Baillie Gifford Overseas and Schroder Investment 
Management North America will receive the assets. The allocation under the new 
arrangement is expected to be: Baillie Gifford, 60%; Schroder, 40%. 

 
 
 
 
 
 
 
 
 
 
 
 



Investment Manager Asset Allocation

The table below contrasts the distribution of assets across the Fund’s investment managers as of June 30, 2016, with the
distribution as of March 31, 2016. The change in asset distribution is broken down into the dollar change due to Net New
Investment and the dollar change due to Investment Return.

Asset Distribution Across Investment Managers

June 30, 2016 March 31, 2016

Market Value Weight Net New Inv. Inv. Return Market Value Weight
Domestic Equity $50,825,283 28.00% $(4,602,780) $1,600,111 $53,827,952 30.88%

  Large Cap Equity $35,646,048 19.64% $(3,502,780) $958,096 $38,190,732 21.91%

   Vanguard Institutional Index 35,646,048 19.64% (3,502,780) 958,096 38,190,732 21.91%

  Mid Cap Equity $10,028,919 5.53% $(1,100,000) $440,170 $10,688,749 6.13%

   Vanguard S&P Mid Cap 400 Index 10,028,919 5.53% (1,100,000) 440,170 10,688,749 6.13%

  Small Cap Equity $5,150,317 2.84% $0 $201,845 $4,948,472 2.84%

   RBC Small Cap Core 5,150,317 2.84% 0 201,845 4,948,472 2.84%

International Equity $36,484,845 20.10% $1,681,780 $(23,321) $34,826,385 19.98%

   Vanguard Intl Growth 14,506,688 7.99% 500,000 99,597 13,907,091 7.98%
   Vanguard Intl Value 14,535,585 8.01% 1,200,000 88,156 13,247,429 7.60%
   Brandes International Small Cap 7,442,572 4.10% (18,220) (211,073) 7,671,865 4.40%

Fixed Income $62,408,481 34.38% $(1,201,099) $1,376,858 $62,232,722 35.70%

   Alaska Permanent Cap Mgmt 21,950,457 12.09% (1,099) 464,406 21,487,150 12.33%
   Standish Global Fixed 18,872,459 10.40% (800,000) 369,400 19,303,059 11.07%
   Baird Aggregate Bond 21,585,565 11.89% (400,000) 543,052 21,442,514 12.30%

TIPS $8,848,186 4.87% $(500,000) $157,105 $9,191,081 5.27%

   Vanguard Inflation-Protected 8,848,186 4.87% (500,000) 157,105 9,191,081 5.27%

Real Estate $22,934,907 12.64% $8,459,106 $253,099 $14,222,702 8.16%

   UBS Trumbull Property 14,434,910 7.95% (40,894) 253,102 14,222,702 8.16%
   Morgan Stanley Prime Property Fund 8,499,997 4.68% 8,500,000 (3) - -

Total Fund $181,501,703 100.0% $3,837,007 $3,363,853 $174,300,843 100.0%
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Investment Manager Returns

The table below details the rates of return for the Fund’s investment managers over various time periods ended June 30,
2016. Negative returns are shown in red, positive returns in black. Returns for one year or greater are annualized. The first
set of returns for each asset class represents the composite returns for all the fund’s accounts for that asset class.

Returns for Periods Ended June 30, 2016

Last Last Last

Last Last  3  5  7

Quarter Year Years Years Years

Domestic Equity 2.89% 2.33% 11.19% 11.64% 14.78%

      Russell 3000 Index 2.63% 2.14% 11.13% 11.60% 14.95%

Large Cap Equity 2.45% 3.97% 11.63% 12.07% 14.90%

   Vanguard Institutional Index 2.45% 3.97% 11.63% 12.07% 14.90%
      S&P 500 Index 2.46% 3.99% 11.66% 12.10% 14.92%

Mid Cap Equity 3.98% 1.27% - - -

   Vanguard S&P Mid Cap 400 Index 3.98% 1.27% - - -
      S&P Mid Cap 400 Index 3.99% 1.33% 10.53% 10.55% 16.28%

Small Cap Equity 4.08% (6.67%) - - -

   RBC Small Cap Core 4.08% (6.67%) - - -
      Russell 2000 Index 3.79% (6.73%) 7.09% 8.35% 13.94%

International Equities 0.07% (6.93%) 4.13% 2.67% 7.26%

   Vanguard Intl Growth 0.82% (7.75%) 4.53% 2.66% 8.09%
   Vanguard Intl Value 0.97% (10.70%) 1.98% 1.62% 5.62%
      MSCI EAFE (1.46%) (10.16%) 2.06% 1.68% 5.97%
      MSCI ACWIxUS IMI Gross (0.45%) (9.19%) 2.10% 0.83% 6.22%
   Brandes International Small Cap (2.76%) 2.89% - - -
      ACWI Sm Cap ex US (0.87%) (5.46%) 4.93% 2.28% 8.79%

Fixed Income 2.22% 5.50% 3.84% 3.77% 4.77%

   Alaska Permanent Cap Mgmt 2.16% 6.20% 4.15% 4.08% 4.93%
   Baird Aggregate Bond 2.55% - - - -
      Barclays Aggregate Index 2.21% 6.00% 4.06% 3.76% 4.58%
   Standish Global Fixed 1.93% 3.62% - - -
      Barclays Global Aggregate Index 2.51% 7.37% 5.15% 4.76% 4.78%

TIPS 1.79% 4.76% 2.47% 2.72% -

   Vanguard Inflation-Protected 1.79% 4.76% 2.47% 2.72% -
      Barclays US TIPS Index 1.71% 4.35% 2.31% 2.63% 4.31%

Real Estate 1.45% 9.39% 9.96% - -

   UBS Trumbull Property - Net 1.49% 9.43% 9.97% - -
      NFI-ODCE Equal Weight Net** 1.97% 11.24% 12.08% 11.70% 9.59%

Total Fund 1.85% 2.05% 6.85% 6.57% 8.84%

    Target Benchmark* 1.73% 1.72% 6.28% 6.09% 8.52%
    CPI + 4.5% 2.40% 5.15% 5.27% 5.63% 6.07%

* Current Quarter Target = 35.0% Barclays Aggregate Index, 29.0% Russell 3000 Index, 21.0% MSCI ACWIxUS IMI Gross,
10.0% NFI-ODCE Equal Weight Net and 5.0% Barclays US TIPS Index.
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Investment Manager Returns

The table below details the rates of return for the Fund’s investment managers over various time periods ended June 30,
2016. Negative returns are shown in red, positive returns in black. Returns for one year or greater are annualized. The first
set of returns for each asset class represents the composite returns for all the fund’s accounts for that asset class.

Returns for Periods Ended June 30, 2016

Last Last Last

 10  15 18-3/4

Years Years Years

Domestic Equity 7.26% 6.04% -

      Russell 3000 Index 7.40% 6.09% 6.47%

Large Cap Equity 7.43% 5.76% -

   Vanguard Institutional Index 7.43% 5.76% -
      S&P 500 Index 7.42% 5.75% 6.30%

International Equities 3.09% 5.16% -

   Vanguard Intl Growth 3.77% - -
   Vanguard Intl Value 1.84% - -
      MSCI EAFE 1.58% 4.32% 3.60%
      MSCI ACWIxUS IMI Gross 2.60% 5.87% 4.57%

Fixed Income 4.69% 4.97% 5.37%

   Alaska Permanent Cap Mgmt 5.49% 5.47% 5.78%
     Barclays Aggregate Index 5.13% 5.08% 5.44%

Total Fund 5.77% 5.96% 6.20%

    Target Benchmark* 5.74% 5.74% 5.88%
    CPI + 4.5% 6.22% 6.51% 6.64%

* Current Quarter Target = 35.0% Barclays Aggregate Index, 29.0% Russell 3000 Index, 21.0% MSCI ACWIxUS IMI Gross,
10.0% NFI-ODCE Equal Weight Net and 5.0% Barclays US TIPS Index.
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Investment Manager Returns

The table below details the rates of return for the Fund’s investment managers over various time periods. Negative returns
are shown in red, positive returns in black. Returns for one year or greater are annualized. The first set of returns for each
asset class represents the composite returns for all the fund’s accounts for that asset class.

12/2015-

6/2016 2015 2014 2013 2012

Domestic Equity 4.64% (0.24%) 12.72% 33.25% 15.54%

      Russell 3000 Index 3.62% 0.48% 12.56% 33.55% 16.42%

Large Cap Equity 3.82% 1.37% 13.65% 32.35% 15.98%

   Vanguard Institutional Index 3.82% 1.37% 13.65% 32.35% 15.98%
      S&P 500 Index 3.84% 1.38% 13.69% 32.39% 16.00%

Mid Cap Equity 7.90% (2.23%) 9.72% - -

   Vanguard S&P Mid Cap 400 Index 7.90% (2.23%) 9.72% - -
      S&P Mid Cap 400 Index 7.93% (2.18%) 9.77% 33.50% 17.88%

Small Cap Equity 4.25% (7.27%) 4.68% - -

   RBC Small Cap Core 4.25% (7.27%) 4.68% - -
      Russell 2000 Index 2.22% (4.41%) 4.89% 38.82% 16.35%

International Equities (0.02%) (0.43%) (6.09%) 22.62% 20.19%

   Vanguard Intl Growth (1.19%) 0.25% (5.51%) 23.12% 20.18%
   Vanguard Intl Value 0.45% (5.41%) (6.69%) 22.15% 20.18%
      MSCI EAFE (4.42%) (0.81%) (4.90%) 22.78% 17.32%
      MSCI ACWIxUS IMI Gross (0.58%) (4.20%) (3.47%) 16.30% 17.58%
   Brandes International Small Cap 1.46% - - - -
      ACWI Sm Cap ex US (0.20%) 2.60% (4.03%) 19.73% 18.52%

Fixed Income 4.85% 0.47% 5.85% (1.87%) 4.73%

   Alaska Permanent Cap Mgmt 5.26% 1.04% 5.80% (1.73%) 5.08%
      Barclays Aggregate Index 5.31% 0.55% 5.97% (2.02%) 4.21%
   Standish Global Fixed 3.62% - - - -
      Barclays Global Aggregate Index 5.87% 1.02% 7.59% (0.14%) 5.72%

TIPS 6.44% (1.54%) 4.07% (8.83%) 6.87%

   Vanguard Inflation-Protected 6.44% (1.54%) 4.07% (8.83%) 6.87%
      Barclays US TIPS Index 6.24% (1.44%) 3.64% (8.61%) 6.98%

Real Estate 3.26% 11.64% 10.38% 9.12% 8.85%

   UBS Trumbull Property - Net 3.30% 11.64% 10.38% 9.12% 8.85%
      NFI-ODCE Equal Weight Net** 4.24% 14.18% 11.42% 12.36% 9.93%

Total Fund 3.70% 1.08% 5.28% 14.77% 11.99%

    Target Benchmark* 3.52% 0.34% 6.01% 12.74% 11.57%
    CPI + 4.5% 4.14% 4.89% 4.83% 5.96% 6.18%

* Current Quarter Target = 35.0% Barclays Aggregate Index, 29.0% Russell 3000 Index, 21.0% MSCI ACWIxUS IMI Gross,
10.0% NFI-ODCE Equal Weight Net and 5.0% Barclays US TIPS Index.
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Investment Manager Returns

The table below details the rates of return for the Fund’s investment managers over various time periods. Negative returns
are shown in red, positive returns in black. Returns for one year or greater are annualized. The first set of returns for each
asset class represents the composite returns for all the fund’s accounts for that asset class.

2011 2010 2009 2008 2007

Domestic Equity 1.65% 16.13% 26.66% (36.73%) 5.00%

      Russell 3000 Index 1.03% 16.93% 28.34% (37.31%) 5.14%

Large Cap Equity 2.09% 15.05% 26.63% (36.95%) 5.47%

   Vanguard Institutional Index 2.09% 15.05% 26.63% (36.95%) 5.47%
      S&P 500 Index 2.11% 15.06% 26.47% (37.00%) 5.49%

International Equity (14.04%) 11.59% 37.74% (43.30%) 14.45%

  Vanguard Intl Growth (13.58%) 15.81% 41.88% (44.83%) 16.25%
  Vanguard Intl Value (14.58%) 7.31% 33.77% (41.74%) 12.66%
      MSCI EAFE (12.14%) 7.75% 31.78% (43.38%) 11.17%
      MSCI ACWIxUS IMI Gross (13.94%) 13.17% 44.28% (45.71%) 16.58%

Fixed Income 7.82% 6.59% 8.41% 0.01% 5.62%

   Alaska Permanent Cap Mgmt 7.88% 6.26% 8.90% 4.61% 7.03%
     Barclays Aggregate Index 7.84% 6.54% 5.93% 5.24% 6.97%

Total Fund 1.01% 10.77% 18.95% (20.07%) 6.77%

    Target Benchmark* 1.08% 11.50% 17.85% (18.42%) 6.82%
    CPI + 4.5% 7.71% 6.18% 7.87% 4.06% 8.85%

* Current Quarter Target = 35.0% Barclays Aggregate Index, 28.0% S&P 500 Index, 23.0% MSCI ACWIxUS Gross, 7.0%
Russell 2500 Index and 7.0% Barclays US TIPS Index.
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Self‐Insurance Fund Report

June 30, 2016

Prepared By: Brian Carlson, Finance Director

Contact: Bcarlson@ci.valdez.ak.us;  (907) 834‐3461

MONTH DEPOSITS CLAIMS ADMIN FEE VARIANCE DEPOSITS CLAIMS ADMIN FEE VARIANCE DEPOSITS CLAIMS VARIANCE

January  214,373$          127,621$          32,237$             54,516$             278,115$            83,016$             32,659$             162,440$          492,488$          210,637$          216,956$         

February 212,471             114,121             31,918               66,432               273,150              298,432             31,662               (56,944)             485,620             412,553             9,488                

March 216,508             488,211             32,479               (304,182)           275,630              380,262             32,479               (137,111)           492,137             868,473             (441,293)          

April 215,811             74,258               ‐                     141,553             ‐                       50,242               ‐                     (50,242)             215,811             124,499             91,312              

May  214,215             140,829             69,409               3,977                 509,127              303,200             69,202               136,725             723,342             444,029             140,702            

June 221,425             248,109             31,417               (58,101)             254,564              418,683             34,485               (198,604)           475,989             666,792             (256,705)          

July ‐                     ‐                     ‐                     ‐                     ‐                    

August ‐                     ‐                     ‐                     ‐                     ‐                    

September ‐                     ‐                     ‐                     ‐                     ‐                    

October ‐                     ‐                     ‐                     ‐                     ‐                    

November ‐                   ‐                   ‐                   ‐                   ‐                   

COMBINEDSCHOOLCITY

December ‐                     ‐                     ‐                     ‐                     ‐                    

TOTALS 1,294,803         1,193,149         197,459             (95,805)           1,590,585         1,533,834       200,487             (143,736)         2,885,387       2,726,983       (239,541)         

Health Insurance Fund Balance (Including Reserve)12/31/15: 2,125,702        

Total Deposits 2,885,387        

Total Claims (2,726,983)       

Premiums/Admin.Fee/Cost:  (397,946)          

Claims and Stop Loss (215,996)          

Refunds,  Stop Loss 392,903           
City Transfers into Insurance fund  ‐                    
Annual Fee US Pay.Gov  (10,090)            

Bank Fees  (785)                  

Interest Accrued  476                   

City Wellness & BIO Screening (12,075)            

Health Insurance Fund Balance (Including Reserve) 2,040,592        
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Year
# of 

Permits

Total Annual 

Valuation
Month

2016 

Permits
2016 Valuation 2016 Fees

2002 103 2,003,802$                

2003 111 4,099,897$                 January 2 2,800$                 20$            1 10,000$       

2004 95 1,704,484$                 February 4 30,500$               60$            1 800$            

2005 103 3,164,120$                 March 2 8,100$                 25$            4 3,600$         

2006 84 1,759,074$                 April 5 60,100$               45$            0 ‐$             

2007 87 3,265,020$                 May 26 1,016,505$         325$          7 33,600$       

2008 92 2,709,752$                 June 9 271,500$             290$          6 147,000$    

2009 123 3,675,333$                 July 9 318,900$             150$          6 59,600$       

2010 86 4,968,298$                 August 8 219,640$             75$            12 149,800$    

2011 109 2,710,398$                 September 7 131,953$    

2012 112 1,463,506$                 October 3 35,000$       

2013 80 1,970,800$                 November 3 4,250$         

2014 98 1,435,149$                 December 1 25,000$       

2015 51 600,603$                     Total 65 1,928,045$         990$          51 600,603$    

Year
# of 

Permits

Total Annual 

Valuation
Month

2016 

Permits
2016 Valuation 2016 Fees

2002 45 4,945,891$                

2003 37 1,377,619$                 January 1 2,000$                 10$            1 10,000$       

2004 27 12,422,085$               February 2 5,500$                 25$            4 138,300$    

2005 40 3,047,834$                 March 2 49,650$               50$            1 820,000$    

2006 38 1,354,361$                 April 5 242,600$             90$            2 18,000$       

2007 47 3,062,582$                 May 0 ‐$                     ‐$           4 40,000$       

2008 32 411,760$                     June 7 97,780$               65$            4 39,900$       

2009 37 3,488,914$                 July 1 1,500$                 ‐$           6 242,100$    

2010 39 12,238,115$               August 3 41,500$               35$            5 41,500$       

2011 55 2,417,628$                 September 2 67,832$       

2012 53 6,326,352$                 October 8 1,584,500$ 

2013 51 2,118,750$                 November 1 172,000$    

2014 46 3,120,184$                 December 2 323,000$    

2015 40 3,497,132$                 Total 21 440,530$             275$          40 3,497,132$ 

Year
# of 

Permits

Total Annual 

Valuation
Month

2016 

Permits
2016 Valuation 2016 Fees

2011 34 2,444,653$                

2012 30 4,029,078$                 January 3 7,500$                 ‐$           2 6,495$         

2013 42 32,397,466$               February 3 14,500$               ‐$           0 139,100$    

2014 27 5,235,064$                 March 1 2,000$                 ‐$           8 108,350$    

2015 60 3,990,042$                 April 2 7,450$                 ‐$           7 1,136,400$ 

May 2 90,410$               ‐$           6 32,000$       

June 3 6,700$                 ‐$           19 436,790$    

July 1 19,000$               ‐$           4 71,000$       

August 1 27,625$               ‐$           6 1,960,772$ 

September 0 ‐$             

October 2 3,560$         

November 3 61,500$       

December 3 34,075$       

Total 16 175,185$             ‐$           60 3,990,042$ 

2015

2015

Residential Building Permits ‐ August 2016

Commercial Building Permits ‐ August 2016

2015

City Building Permits ‐ August 2016



Life 
Safety

R C R C R C R C R C R C R C

TOTAL FOR JANUARY 31 1 0 1 13 1 5 1 3 2 6 0 0 10 1 4

TOTAL FOR FEBRUARY 12 1 1 0 0 0 0 0 0 2 0 0 0 0 2 5

TOTAL FOR MARCH 18 0 5 0 2 2 1 0 1 4 6 0 4 2 6 10

TOTAL FOR APRIL 60 2 0 8 4 1 2 0 1 2 40 0 5 19 0 0

TOTAL FOR MAY 52 6 3 16 15 2 1 0 0 3 6 0 3 6 9 5

TOTAL FOR JUNE 0 8 6 19 13 8 1 0 0 5 10 0 9 3 0 0

TOTAL FOR JULY 36 2 0 11 17 3 0 0 0 1 2 0 1 1 8 3

TOTAL FOR AUGUST 45 0 0 10 12 5 3 1 0 10 4 0 0 0 1 1

TOTAL FOR SEPTEMBER 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

TOTAL FOR OCTOBER 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

TOTAL FOR NOVEMBER 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

TOTAL FOR DECEMBER 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

TOTAL FOR 2016 254 20 15 65 76 22 13 2 5 29 74 0 22 41 27 28

Plan 
Review

2016 TOTAL INSPECTIONS & PLAN REVIEWS BY MONTH

(R) Residential ‐ (C) Commercial

Compliance Building Plumbing Mechanical Electrical Final
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September 12, 2016 

 

To:  Mayor Knight & Valdez City Council Members 

From:  Lisa Von Bargen, CED Director 

Re:  Zoning & Subdivision Activity Report – September 2016 

 

Rezones 

 

Rezone #16‐04 

  Lots 1‐3, Tract D, Port Valdez Subdivision 

  Single‐Family Residential (RA) to Commercial Residential (CR) 

  P&Z Public Hearing: May 25, 2016 

  P&Z Action (Postponed): June 8, 2016 

  P&Z Action (Approved): July 27, 2016 

  Council Ordinance First Reading, Public Hearing (Approved): August 23, 2016 

  Council Ordinance Second Reading, Adoption (Approved): September 6, 2016 

 

Rezone #16‐06 

Tracts 2 & 3, Alpine Village Subdivision 

Tract 2: Multi‐Family Residential (RC) to Commercial Residential (CR) 

Tract 3: Multi‐Family Residential (RC) to Light Industrial (LI) 

P&Z Public Hearing: August 10, 2016 

P&Z Action (Approved): August 31, 2016 

Council Ordinance First Reading, Public Hearing (Approved): September 6, 2016 

Council Ordinance Second Reading, Adoption (Scheduled): September 20, 2016 

 

Rezone #16‐07 

  Lot 2, ASLS 79‐139 

  General Commercial (G) to Commercial Residential (CR) 

  P&Z Public Hearing: September 14, 2016 

  P&Z Action (Scheduled): September 28, 2016 

Council Ordinance First Reading, Public Hearing (Scheduled): October 4, 2016 

Council Ordinance Second Reading, Adoption (Scheduled): October 18, 2016 
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September 15, 2016 

 

To:  Mayor Knight & Valdez City Council Members 

From:  Lisa Von Bargen, CED Director 

Re:  Navigational Servitude WRRDA Report 

 

One of the City’s top 2016 Federal Legislative Priorities was titled the WRRDA Project Request.  
Please see the excerpt below from the approved 2016 Federal Legislative Priorities. 
 
WRRDA Project Request: Release of Tract J, Harbor Subdivision from Navigational Servitude. 
The property known locally as “Sea Otter RV Park” is land that was created from dredge 
material taken from construction of the existing Small Boat Harbor. As a result, this property is 
under navigational servitude, a protection mechanism put in place by the Corps of Engineers so 
the agency has unrestricted future access in the case additional navigational improvements (like 
expansion of the harbor) are required. This designation significantly limits the developability of 
property. Tract J and the tidelands south of it were investigated as a potential harbor site and 
found to be unsuitable. The City of Valdez requests the navigational servitude designation be 
removed from this property in the next iteration of the Water Resources Reform 
& Development Act (WRRDA) so it may be used to its maximum potential as a waterfront 
upland development location with permanent improvements. 
 
Staff worked with Stratton Edwards, our federal lobbyist, to ensure language was included in 
the WRRDA bill removing the Navigational Servitude from the Sea Otter property. We were 
informed today by Mr. Edwards that the Senate passed the WRRDA bill this afternoon. It is 
expected to pass the House next week. As more information on the status of the legislation 
becomes available it will be reported to the Council and P&H Commission. 
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Note #1: This calendar is subject to change. Contact the City Clerk’s office for updates as needed. 
Note #2: City Clerk will be out the office September 19th – 27th to attend the Oregon Clerks Conference in her role as IIMC Region IX Director.  
 
Updated 9/07/16 

September 2016 
City Council Calendar 

Sunday Monday Tuesday Wednesday Thursday Friday Saturday 

    1 2 3 

4 5 
 

Holiday 
 
7pm - Ports & Harbor 
Commission Meeting 
 

6 
 
 
 
7pm – Council Meeting 

7 
 
 
 
7pm – Economic 
Diversification Commission 
Meeting 

8 9 10 

11 12 
 
Noon – Beautification Task 
Force Meeting 
 
6:30pm - School Board 
Meeting 

13 
 
 
 
 
6pm – Council Work Session 
(Financial Plan) 

14 
 
 
 
 
7pm – Planning & Zoning 
Commission Meeting 

15 16 17 

18 19 
 
6pm – 8pm – Community 
Reception for Prospective 
Artists for Earthquake 
Memorial Project  
(Reception Location: 
Valdez Museum) 
 
7pm - Ports & Harbor 
Commission Meeting 
 

20 
 
 
 
 
 
 
 
 
7pm – Council Meeting 
(Executive Session: Council 
Discussion of City Clerk 
Evaluation) 

21 
 
 
 
 
 
 
 
 
7pm – Economic 
Diversification Commission 
Meeting 

22 
 
 
 
 
 
 
 
 
7pm – Parks & Recreation 
Commission Meeting 

23 24 

25 26 
 
 
6:30pm - School Board 
Meeting 

27 28 
 
 
7pm – Planning & Zoning 
Commission Meeting 

29 30  



 
Note #1: This calendar is subject to change. Contact the City Clerk’s office for updates as needed. 
Note #2: Mayor’s Beautification Force meets as agenda items require. Meeting dates are normally scheduled on Monday @ noon in council chambers. 
Note #3: Deputy City Clerk out of the office for medical October 5th – 17th.  
 
Updated 9/07/16 

October 2016 
City Council Calendar 

Sunday Monday Tuesday Wednesday Thursday Friday Saturday 

      1 

2 3 
 
7pm - Ports & Harbor 
Commission Meeting 
 

4 
 
7pm – Council Meeting 
(Executive Session: City Clerk 
Evaluation) 

5 
 
7pm – Economic Diversification 
Commission Meeting 

6 7 8 

9 10 
 
6:30pm - School Board 
Meeting 

11 
 
7pm – Parks & Recreation 
Commission Meeting 

12 
 
7pm – Planning & Zoning 
Commission Meeting 

13 14 15 

16 17 
 
7pm - Ports & Harbor 
Commission Meeting 
 

18 
 

Holiday 
 

19 
 
Noon – Economic Diversification 
Commission Meeting 
 
5:30pm – Council Budget Hearing 
 
7pm – Council Meeting 
 

20 
 
 
 
 
 
6pm – Council Budget Hearing 

21 22 

23 24 
 
ABSENTEE VOTING FOR 
NOV. GENERAL ELECTION 
 
 
 
 
6:30pm - School Board 
Meeting 

25 
 
ABSENTEE VOTING FOR NOV. 
GENERAL ELECTION 
 
 
 
 
6pm – Council Budget Hearing 

26 
 
ABSENTEE VOTING FOR NOV. 
GENERAL ELECTION 
 
Noon – Planning & Zoning 
Commission Meeting 
 
6pm – Council Budget Hearing 

27 
 
ABSENTEE VOTING FOR NOV. 
GENERAL ELECTION 
 
 
 
 
6pm – Council Budget Hearing 

28 
 
ABSENTEE VOTING FOR 
NOV. GENERAL 
ELECTION 
 
 

29 

30 31 
 
ABSENTEE VOTING FOR 
NOV. GENERAL ELECTION 
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