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August 22, 2013 

The Valdez Museum & Historical Archives
Board of Directors
C/o Ms. Patricia Relay, Executive Director
217 Egan Drive
Valdez, AK 99686

RE:  “Museum Hill”—A building site offer for Valdez Museum consolidation project

Dear Valdez Museum Board of Directors:

!ank you for allowing the Port Valdez Company to present this exciting o"er and option to the Valdez 
Museum and the Community of Valdez. As you know our rich history dates back to the “1898 Gold Rush 
Days” when our founders Andrew Jackson Meals and George Cheever Hazelet formed a life long partnership 
that continues today as !e Port Valdez Company. 

As stated in our PowerPoint presentation to you today, we engaged Northern Economics in a “preliminary” 
feasibility study to see if what we are o"ering is feasible and could be viewed as a win-win for the Community 
of Valdez and our company shareholders. We think it has strong possibilities and economic impact for the 
community in many ways especially reenergizing the waning tourist industry. It will help re-establish Valdez 
as a destination tourist attraction and could be the impetus for other supporting businesses to expand or 
young creative entrepreneurs to start new businesses and develop new jobs. 

In a nutshell !e Port Valdez Company will donate the prime 6.14 acre Museum building site on what is known 
as “Meals Hill”, along with the road and utility right of ways leading to the site as depicted in the attached 
rendering and engineering drawings—in return for certain specified development site improvements. See the 
attached Northern Economics Memorandum dated April 19, 2013. !e site is large enough to accommodate 
combining the existing museum, museum annex with room for future expansion. 

!e other building sites and drawings depict what could be done with other prime areas of our adjoining 
property if roadways and utility improvements are implemented, i.e. hotel & conference center, restaurant 
and an interpretive hiking trail (up to 3.4 miles) plus the possible development of single and multi-family 
housing on the balance of this property, currently known as “Meals Hill.”

We know that there are many unanswered questions. However, we wanted the museum and the community at 
large to know that we are interested in continuing to invest in the future of the Valdez community. And that 
by focusing on the Museum and the associated tourist industry as a very viable long term industry, it could 
develop long lasting stable jobs within the community. 
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We think there are compelling reasons to move forward with your consolidation of the Museum and Annex. 
In addition, we feel that this project will attract private investor funding and there are opportunities for 
investment tax credits through nonprofit agencies and incentives at both the state and federal levels. Together 
we hope to explore these funding opportunities with you. 

Again, thank you for allowing us to present this concept. We stand ready to move forward with this o"er 
immediately. Your advice and comment as to the next steps is appreciated. 

Sincerely, 

John H. Clark IV

!e Port Valdez Company 
President
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valdez museum report
Date: April 19, 2013

To: John Clark, Port Valdez Company

FROM: Mike Fisher and Cal Kerr, Northern Economics, INC.

RE: MUSEUM HILL LAND valuation for proposed museum site, 
roads, and trail system

This memorandum focuses on the first phase of a three-phase analysis for the proposed development of 
Port Valdez Company’s (PVC) Museum Hill property. !e first phase consists of evaluating an exchange 

of PVC’s land for the City of Valdez’s development of roadways, utilities, and trails. Northern Economics’ 
analysis for this phase consists of evaluating each side of the proposed exchange, including estimation of the 
land value to be donated to the city and the city’s cost of making the requested improvements.

NORTHERN ECONOMICS REPORT 



5

Information base
Northern Economics based its analysis on project scope as provided in site drawings by PVC:

�� February 18, 2013 (Museum Hill Wilderness Refuge Trail Master Plan)
�� April 10, 2013 (Museum Hill Museum and Hotel Site Plan)

In addition, analysts used an oblique aerial photo downloaded from Google Earth on April 3, 2013, which 
provided more information on conditions. 

!e Master Plan drawing at an original scale of 1 inch equals 200 feet, provided detail on development for 
three planned development phases (descriptions are based on PVC’s drawings):

�� Phase 1, extending from Hazelet Avenue on the East to the proposed museum parking lot on the West, 
at an estimated distance of 1,575 linear feet. 
!e paved parking lot is an estimated 25,380 
square feet. !e southeast corner of the 
proposed museum is approximately 500 feet 
west of the intersection of Hazelet and Fildago 
Drive roads, and approximately the same 
distance north of the Kelsey Dock parking 
lot, which, in turn, is located adjacent to the 
Alaska state ferry terminal. !is suggests 500 
feet is an approximate (horizontal) distance 
for connecting water and other utilities. !e 
proposed road centerline, as shown on the 
Site Plan, extends north from the intersection 
of Hazelet and Fildago and loops west, then south, and curves northward again, eventually leading to Lot 
2. !is area encompasses Lot 1. 



6



7

�� Phase II, starting at the 
intersection of the main 
and loop roads, just west 
and south of the museum 
footprint. !e gravel 
roadway has been in 
place approximately five 
to six years, according 
to Bill Harris at Harris 
Sand and Gravel in 
Valdez (personal 
communication). !e 
gravel roadbed extends 
west approximately 
3,000 lineal feet to the 
proposed west parking 
area. Snow currently 
covers the roadway and Northern Economics used the Google Earth aerial photograph to confirm its 
location. !ere are other gravel-topped roadways shown on the Master Plan; the first extends west 
along Tract D and intersects with the proposed paved road. !e second gravel roadway also intersects 
with the paved roadway, south of the intersection with the road in Tract D. !is second roadway 
extends west along the shoreline and just north of the proposed trail. Northern Economics did not 
include costs of paving these latter two roads in this analysis.
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�� Phase III is a trail system, with proposed 
locations on the Master Plan, consisting 
of 18,130 linear feet of rustic trails at a 
nine to ten foot road width. Trails extend 
west alongside the Prince William Sound 
shoreline and then north, toward the 
city water tank, turning eastward and 
connecting at the museum parking lot. 
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!e remainder of this memorandum presents Northern Economics’ findings and approach.

Findings
Northern Economics estimates the value of the 6.14 acres of land in Lot 2 (Phase 1) to be exchanged to the 
City of Valdez for the museum site as approximately $658,000, based on the land being developed with road 
and utility access. !e value of the land exchanged for roads, parking area, and trails in Phases II and III could 
vary depending on actual site conditions, road specifications, and engineered project costs. !e market value 
could be as high as $965,000, given the variability of current and unknown conditions. !erefore, the total 
estimated land value to be exchanged could be as high as $1.6 million.

!e cost for the City of Valdez to extend and pave roads, construct nature trails, and extend utilities, as 
shown on the PVC drawings, is estimated to be approximately $824,300 (see Table 1 and Table 2). !e cost for 
Copper Valley Electric Authority to extend electrical service to the museum site is estimated to be $10,000, 
for a total estimated cost to develop the area as planned of $834,300.
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Approach
Land Valuation Estimation Process

Northern Economics used the following steps to estimate the value of the land to be exchanged:

�� Determine land area to be exchanged
�� Determine appropriate assessed value per area
�� Calculate estimated assessed value
�� Adjust estimated assessed value to estimated market value
�� Consider other potential tax implications

Northern Economics used the City of Valdez 2013 Assessment Roll to determine land values. !e roll contains 
parcel information, assessed values, and exemptions. We contacted City of Valdez finance sta" to request a 
database with parcel sizes to use with the posted roll. We were told that city personnel were not authorized 
to provide that information and that they could only provide sizes on a parcel-by-parcel basis. !is limited 
our ability to do a more extensive evaluation of land values for di"erent types of properties.

Due to the data limitations, Northern Economics use the existing museum parcel as a basis for valuing the 
exchanged museum land. !e existing museum site (PIDN 70400300001) has an assessed land value of 
$125,000 and an area of 57,394 square feet, resulting in a value of $2.178 per square foot. 

!e proposed museum site on Museum Hill is identified as being approximately 6.14 acres, including the road 
right of way, per the PVC drawings. !e estimated assessed value for this land is $582,000 once developed 
and with road and utility access, or $95,000 per acre.

Alaska Taxable 2012 states that the ratio of assessed value to market value for the City of Valdez is 88.5 
percent. Applying this ratio to the estimated assessed value suggests a market value of $658,000 for the site, 
or $107,200 per acre.

!e total amount of land exchanged for roads, parking areas, and trails for Phases II and III is estimated to 
be approximately 9,0 acres, as described below in the section titled “Estimated Cost of Development for the 
City of Valdez.” Based on the land value of the current museum site and the assessed/market value ration of 
88.5 percent, a high estimate for this land is $965,000 ($107,200 per acre).

An exchange of this Port Valdez Company land to the City of Valdez could reduce the city’s tax revenues by 
a small amount, based on the current assessed value of the undeveloped land. Due to the low estimated tax 
impact, it has been omitted from this analysis.

If the museum were to relocate to Museum Hill, the existing museum properties (including both the museum 
and its annex facility) could potentially be reused either under a lease or through sale of those properties 
to the private sector. !is could have a positive e"ect on the city’s lease or tax revenues, respectively, and 
could o"set the projected reduction in taxes. Improving access to other property on Museum Hill could also 
increase the value of that land and subsequent tax revenues. !ese factors could have positive impacts on 
the city’s revenues. However, due to the speculative nature of what might happen with these properties, 
Northern Economics acknowledges but does not attempt to value these potential e"ects.
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Estimated Cost of Development for City of Valdez

PVC and the City of Valdez’s Director of Capital Projects, Dean Day, both suggested Harris Sand and Gravel 
would likely have the most current costs for roads, trails, and paving. A conversation with Bill Harris on 
March 28 confirmed a range of road building costs, from $400,000 to $600,000 per mile, depending on 
final location, design, and horizontal and vertical controls (for earthwork) for PVC’s proposed roads and 
trails. Another call, on April 3, suggested an in-place paving cost of $4.00 per square foot as a reasonable 
order-of-magnitude estimate. With a 24-foot running surface, PVC’s road paving costs are projected at 
$506,900 (rounded) per mile; Harris confirmed that this estimate included a reasonable amount of sub-
grade preparation, leveling, and compacting, before asphalt would be placed. 

Calls and e-mail messages to the 
Alaska Department of Transportation 
and Public Facilities indicated several 
projects in or near Valdez in the past 
several years. Sta" members provided 
several project costs, including one for 
resurfacing of a 1.03 mile access road at 
the Valdez airport in 2011, for a lump 
sum cost of $657,400. !is suggests 
estimated road costs are within a 
reasonable range of certainty.

Northern Economics discussed trail 
costs with the U.S. Forest Service. !at 
agency maintains an active program 
in both the Tongass and Chugach 
National Forests and has very similar 
ground conditions to those on PVC’s 
land in Valdez. Trail maintenance 
supervisors, based in Juneau (907-789-
6265), also noted a potentially wide 
range of construction costs, based on 
trail standards, water culverts, bridges 
(if any), and amount of earthwork 
required. A range of $45,000 to $65,000 
per mile for rustic-standard trails in 
the PVC tract was deemed a reasonable 
order-of-magnitude estimate.
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Summary Road and Trail Costs

Table 1 summarizes estimated costs for the three phases, as discussed. 

Summary Location Total amount ($)
Phase I Museum Site, Roads, Parking Lot 252,720
Phase II Road to West Parking Lot 288,000
Phase III Trails 188,854
Total, all phases Roads, parking lot, trails 729,574

Source: Northern Economics, Harris Sand and Gravel, US Forest Service
Notes:
(1) Phase I based on 37,800 square feet of roadway, plus 25,380 square feet of parking, at $4 per square foot 
for upgrading and paving. !e museum site is included in the total area, but the cost estimate in this table 
does not include development of the museum facility itself.
(2) Phase II based on 72,000 square feet of road upgrade and surfacing, at $4 per square foot
(3) Phase III based on construction of 3.4 miles of trails at $55,000 per mile
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Utilities

Utilities to be connected to the museum include:

��� Water and wastewater, provided by the City of Valdez
��� Electricity, provided by Copper Valley Electric Authority
��� Phone and Internet service, provided by Copper Valley Telephone Association (CVTA)
��� Solid waste service, provided by the City of Valdez

Northern Economics reviewed current tari"s for both CVEA and CVTA, especially noting costs of line 
extensions. Analysts discussed water and wastewater connections with city public works sta", along with 
e-mails to the city’s Director of Capital Facilities.

City sta" noted the State Ferry Terminal (linked to both water and wastewater service) requires a lift 
station (from sea level to upland piping). Northern Economics used existing water services at the road 
intersection of Hazelet and Fildago as a potential connection point, with a projected lineal distance of 500 
feet to the museum. Road construction costs served as a surrogate in the absence of any current public works 
comparable costs; the labor plus materials cost estimate to connect water and wastewater services is $94,700. 
More specific utility extension costs will be guided by detailed museum and road design and engineering, as 
the project enters its next stage.

Powerline extension costs will depend on whether CVEA or the museum engineers and architects design the 
required power connections. CVEA’s most recent tari" (Tari" 3, downloaded from the utility web site) states:

!e consumer applying for a new line extension must meet current tari" guidelines. !e tari" o"ers 
two options for line extensions. !ey are as follows: (A) CVEA design and build, or (B) applicant 
design and build. You may request the Line Extension Guidelines if you require more information 
on these options. For Option A, CVEA will provide a “Standard O"ering” of up to, but no more than, 
$4,000 to extend service to any applicant for a permanent and continuous service to a single-service 
location within our service area. CVEA may also provide financial assistance for a single-residential 
line extension in amounts over the $4,000 Standard O"ering and less than $14,000, provided credit 
worthiness is established and the terms of CVEA’s financing program are satisfied. Under Option B, 
CVEA will not provide a Standard O"ering.

Northern Economics anticipates museum design and engineering will include much of the required 
information and used a figure of $10,000 for potential line extension costs. Current power line locations are 
not shown on the site plans, but there are lights and power at both the ferry terminal as well as alongside 
Hazelet and Fildago roads, suggesting actual system connection will depend more on museum design and 
utility room location.

Copper Valley Telephone’s latest tari" (Tari" number 6) states there are no non-recurring charges for a 
line extension within 1,000 feet of an existing access point as determined by the utility. Line extensions 
over 1,000 feet and those where the facility is not accessible by road with utility licensed motor vehicles 
will be charged at actual cost. No costs were allocated for CVTA services as both the ferry terminal and 
parking areas have phone and wireless services. Again, museum design and engineering will dictate phone 
line location and length.



14

Solid waste receptacles will likely be placed near utility doors at the museum and no special capital costs are 
projected.

Table 2 summarizes estimate capital costs for utility connections by type, provider, and cost estimate.

Table 2. Estimated Capital Costs, Utility Connections, Museum Hill, Valdez, Alaska

Utilities Provider Estimate ($)
Water, wastewater City of Valdez 94,697
Electricity CVEA 10,000
Phone, Internet CVTA 0
Solid waste City of Valdez 0
Total 104,697

Source: Northern Economics, CVEA, CVTA, City of Valdez
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