
 

 

 

 

Homer Harbormaster’s Office Alternatives Analysis 
 
 

 
 
 
 

 
 

Prepared for  
City of Homer 

December 2012 
 
 

By  
Nelson Engineering, PC  

 
in Association with 

 
Klauder & Company Architects, Inc. 

Spurlock & Associates, Inc. 
EIC Engineers, Inc.  



Homer Harbormaster Office Alternatives Analysis 

 
 

   

2

 
 
Contents 
 
 
Executive Summary 
 
Introduction 
 
Space Requirements for Harbormasters Operations and Restroom/Shower Facilities.   
 
Alternative 1: Renovate and Expand Existing Harbormaster Office 
 
Alternative 2: Build new Harbormaster’s Office Adjacent to Existing 
  
Alternative 3: Renovate Existing Happy Face Restaurant Building. 
 
Cost Estimates 
 
Photos of Existing  Harbormaster’s Office and Happy Face Restaurant 
 
Kenai Peninsula Borough Property Reports 

Harbormaster Office 
Existing Restrooms 
Happy Face Restaurant  

 
Conceptual design for new Harbormaster’s Office. 



Homer Harbormaster Office Alternatives Analysis 

 
 

   

3

Executive Summary 
The City of Homer has requested Nelson Engineering to Analyze three alternatives for a new 
Harbormasters Office: 

1. Renovate and expand the existing facility. 
2. Build new adjacent to existing facility. 
3. Renovate the existing Happy Face Restaurant building. 

 
Nelson Engineering, PC organized a consulting team to complete the Alternatives Analysis.  The team and 
task assignments are as follows: 
 Bill Nelson, PE:  Nelson Engineering, PC   Project Manager/Structural/Civil Engineer. 
 Peter Klauder, Architect:  Klauder & Company, Architect. 
 Eric Cowling, EE: EIC Engineers, Electrical Engineer. 
 Tom Spurlock, ME: Spurlock & Associates, Mechanical Engineer. 
 Jay Lavoie: Estimations, Inc.  Cost Estimator. 
 
Renovation and Expansion of the existing Harbormasters office would include adding a second story to 
increase the available space as required to meet program requirements for the renovated facility.  Two 
options were considered.  Option 1A would add a second story above the existing space.  Option 1B 
would raise the existing space and construct a new first story under the existing.  The cost of Option 1A 
was not since it was determined to be economically unfeasible due to the cost of removing the existing 
roof structure and constructing a new floor in it’s place.    
 
Alternatives Cost Estimates 
Option 1A:  
Add second story over Existing Harbormaster Office     Unfeasible 
 
Option 1B:  
Renovate and Raise Existing Harbormaster Office/Add Second Story   $2,173,302  
Restroom/Shower Facility       $   847,108 
          $3,020,410 
Option 2:  
New Harbormaster Office       $2,141,383 
Restroom/Shower Facility       $   847,108 
          $2,988,490 
Option 3: 
Land Value         $  166,700 
Assessed Improvements        $  453,100 
Renovations         $2,724,665 
          $3,344,465
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Space Requirements for Harbormaster Operations  
and Restroom/Shower Facilities.   
 
All members of the team visited the site on October 5, 2012.  The team met with Harbormaster Brian 
Hawkins and other harbor staff to discuss programming information such as Harbor operations, functional 
requirements and space needs  After the meeting the team inspected the existing Harbormaster office 
and Happy Face Restaurant building and reviewed open property surrounding the Harbormaster office. 
 
Architect Peter Klauder used programming information gathered during the meeting with Harbor staff to 
develop a conceptual design for a new Harbormasters Office and for  a new Public Restroom and 
Showers facility.  Klauder & Company then prepared a Conceptual design for a new Harbormasters Office 
to be used for developing cost estimates for the Alternatives Analysis.  The conceptual design addresses 
the space requirements for Harbormaster office functions, public areas, conference rooms, restrooms, 
filing, storage, utility , circulation and shop areas.   The programming effort established a baseline area 
requirement of  5,077 square feet to provide for meet program requirements for the Harbormaster office 
and 1,000 sf for the Public Restrooms and Showers Building.   
 
The existing Harbormasters office building footprint is approximately 2210 square feet.  Alternative 1 
would increase the total area to 4420 sf by the addition of a second story.  Two variations of Option 1 
were considered:  Option 1A would involve adding a second story on top of the existing structure.  Option 
1B would involve raising the existing structure and constructing a new first story under the existing 
structure.   It would also be necessary to construct an additional 667 square feet of space at the ground 
level to house the shop/garage/locker space identified in the programming effort.  The total square 
footage for the renovated shop Harbormasters Office, with the new second story and ground added 667 
square feet at ground level is 5077 square feet. 
 
The existing restroom facility does not include showers and has a footprint area of approximately 1100 
square feet.  All of the proposed Alternatives include demolishing the existing restroom facility and 
constructing a new restroom/shower facility.  A new Restroom/Shower building would be constructed 
under Alternatives  1 and 2.  The new restroom/shower facility would be housed in the renovated ground 
floor of the Happy Face building under Alternative 3.  
 
 
Alternative 1: Renovate and Expand Existing Harbormaster Office 
 
Tax Valuation 
The existing Harbormaster office is located on Lot 28 and 29, Homer Spit Subdivision, Amended.  Lot 29 
is also the site of a harbor restroom facility.  The Kenai Peninsula Borough Tax valuation for Lot 28  is 
$94,400 for land and $0 for Improvements. The taxable valuation for Lot 28 is $0.  The Kenai Peninsula 
Borough Tax valuation for Lot 29 is is $185,200 for land and $111,800 for Improvements. The taxable 
valuation for Lot 29 is $0. 
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Architectural Considerations 
The exterior walls and interior walls are wood studs. Some of the exterior bearing walls are comprised of 
2x4 wood studs while other walls appear to be of 2x6 wood stud construction.  The exterior wall finish is 
painted T1-11 plywood sheathing/siding.  Interior wall and ceiling finish is painted/textured gypsum wall 
board.   The existing construction is not up to today’s standards and appears to be quite energy 
inefficient.  The windows are older and again do not meet today’s standards for energy efficiency.  The 
attic does not appear to be properly ventilated with gable end vents, soffit vents or a continuous ridge 
vent.  In Alaska’s environment this means that moisture vapor will build up in the existing fiberglass batt 
insulation and significantly reduce the R value of the insulation material.  The T-111 siding generally 
extends down as skirting all the way to the ground and is subject to moisture damage.  The building is 
raised approximately 4 feet above grade requiring a stairs and a ramp for ADA compliance.  Both the 
stairs and ramp lack proper guard rail systems to comply with code.  The ADA entrance ramp is not well 
protected to prevent rain, snow and ice buildup.  The guard rail at the exterior deck on the harbor side of 
the building is also inadequate and does not meet code. 
 
The foundation system consists of creosote treated wood poles of varying diameter.  Wood beams span 
between poles to support wood floor joists.  Wood foundation systems will ultimately rot and are 
generally considered of lower quality than concrete block or cast-in-place concrete foundations.  The 
existing foundation system would not be adequate to support a second level, see structural.  Expanding 
the main level would require either raising the new addition to the same height above grade as the 
existing or dealing with a transition if floor height, which is not conducive to cost effective ADA 
compliance. 
 
The roof consists of wood frame trusses, with approximately 3:12 pitch.  The building has intersecting 
gable roofs.  Roof trusses are covered with plywood sheathing and asphalt shingles.   
 
The interior of the building does not meet the needs of the user groups.  The Homer Small Boat Harbor 
has grown significantly over the years and the space needed to manage the harbor has grown as well.  
The interior is crowded and would require considerable renovation to completely comply with ADA.  A 
sizeable addition would be required to meet the needs of the current user groups and this would trigger 
all of the ADA and code required upgrades for compliance.  Adding a second level to this building would 
be very problematic and depending upon the occupancies housed on the upper level could trigger a 
requirement for an elevator. 
 
It appears that renovation of the existing building would not be cost effective as the existing structure 
has basically outlived its useful life time and would simply not be a good investment of resources. 
In summary, it appears that renovating and remodeling the existing building would likely exceed the cost 
of new construction and the net result would be a building of lower quality.  The city can more cost 
effectively construct a new building and generate savings over the long term in terms of energy and 
maintenance expenses. 
 
Structural Considerations  
The building is a single story wood frame structure.  The building is Tee shaped in plan and appears to 
be comprised of an original core structure with two additions.  The original structure measures 
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approximately 20’ x 47.5’.  One addition is approximately 20’ x 24’ and the other addition is 
approximately 24.5’ x 32.5’.  The total area of the existing Harbormaster building is approximately 2226 
square feet.  
 
Roof and floor loads are supported along the building perimeter as well as along interior bearing lines 
located approximately midway between interior bearing walls.  There are also interior bearing walls along 
the interface between the original structure and the two additions.    
 
The exterior walls and interior walls are wood studs. Some of the exterior bearing walls are comprised of 
2x4 wood studs while other walls appear to be of 2x6 wood stud construction.  Stud spacing was not 
determined.  Exterior wall finish is T1-11 plywood sheathing/siding.  Interior wall and ceiling finish is 
painted/textured drywall.     

   
The foundation system consists of creosote treated wood poles of varying diameter.  The poles extend 
below grade to an undetermined depth.  It appears that the poles were set in place in dug holes, rather 
than driven into place, so it is assumed that the piles extend approximately 4 feet or less below grade.  
Wood beams span between poles to support wood floor joists. 
 
The building floor is approximately 4 feet above grade, so the building has a handicap access ramp at the 
main entrance and stairs at the rear exit.  The crawl space under the building is enclosed with an 
insulated skirting wall. 
 
Renovation and Expansion 
Adding a second story to the existing building is being considered as a means to more or less double the 
area.  A second story could be added by either adding on top of the existing structure or, by raising the 
existing structure and adding a second floor at ground level.   
 
If a second story is added on top of the existing building, it would be necessary to remove the existing 
gable roof and then construct a new floor over the existing walls.  After the new floor is constructed, the 
walls and roof structure for the second story would be constructed on top of the new floor.  
 
Due to the Tee shaped configuration of the existing building and the lack of structure continuity between 
the original building and the two additions, it would be problematic to attempt to raise the existing 
building and construct a new story underneath it.   The building would have to be shored and raised 
incrementally, with special care given to insure that all three sections of the building were raised 
simultaneously, to prevent damage to the structure that would  be likely to occur if the sections are not 
raised in unison.     
 
It does not appear that the existing wood poles will have adequate bearing capacity to support live and 
dead loads imposed by the addition of a second story.  It would be necessary to provide additional 
embedded poles and to reinforce existing floor/wall support beams or, to completely remove the poles 
after shoring the structure and then to construct new continuous concrete footings and foundation walls 
under the building.  
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Special work associated with adding a second story to the existing building includes:  
 
 
Option 1A:  Adding a second story on top 

1. Remove and demolish existing roof structure: Trusses, sheathing insulation, roof covering, 
electrical wiring. 

2. Re-level existing top of walls, construct new floor. 
3. Work in confined crawl space to add new piles/poles and reinforce floor beams to support 

second floor or; construct new concrete footing and foundation wall in confined work area. 
4.  Remove interior wall finish at all bearing walls to reinforce 2x4 studs/add studs to support 

second floor.   
5. Relocate window headers as required for new window opening locations for revised floor 

plan.  Add cripple studs to support second floor loads. 
 

Option 1B: Raising the existing building and constructing second story under it 
1. Raise building and provide temporary bracing to resist lateral wind/seismic forces. 
2. Work in confined crawl space to add new piles/poles and reinforce floor beams to support 

second floor or; construct new concrete footing and foundation wall in confined work area. 
3. construct new first story in confined work area.  Match up to old structure.  Lower old 

structure onto new. 
 
Civil/Site  
It is likely that the existing sewer service connection to the main can be disconnected from the plumbing 
for the existing building and then reconnected at minimal cost. 
 
The water service will probably need to be upgraded in order to provide increased service capacity to the 
enlarged building. 
 
Site excavation and grading will be minimal. 
 
Electrical  
The existing facility has a 200 Amp single phase 240/120V electrical service.  The existing service would 
not be adequate to serve the renovated/expanded facility.   
 
Several branch circuit panels are located in the facility.  The existing branch circuit panels are full and 
nearing the end of useful life.  The existing system is not adequate to serve the expanded facility. 
The existing lighting is for the most part 2x4 grid mounted fluorescent.  The fixtures are in fair condition.  
The ballast and lamp technology in use is outdated.  No automatic controls were noted.  The existing 
emergency lighting is in poor condition.   
 
The telecommunication system was pieced together over the life of the building to serve the needs of the 
occupants.  The system has a make shift termination board in the back shop area. 
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The renovated and expanded facility will require a new 400 Amp 208Y/120V 3 phase service, with new 
branch circuit distribution panels.  A manual transfer switch to allow for connection of portable generator 
will be provided.  Assume a 400 Amp manual transfer switch that would require manual load shedding. 
New lighting would be provided throughout the new and remodel areas using RT8 2x4 grid mounted 
fluorescent fixtures.  Local lighting control will be provided in each space with automatic control in spaces 
that are intermittently occupied. 
 
New exterior lighting will be provided to illuminate the building perimeter and parking lot. 
New power distribution system will be provided to service all mechanical equipment and general purpose 
power needs of the facility. 
 
A new telecommunication system will be provided with a 2 cables routed to each workspace and 
printer/copier location.  The system will include cable support throughout the facility and a 
telecommunication room for the equipment.  Two dedicated 30 Amp 120V receptacles will be provided 
for future rack mounted UPS units. 
 
A CCTV system would be included to monitor the building perimeter and facility public lobby.  Assume 5 
cameras are required. 
 
Power and data connections will be provided for two the weather update stations. 
It is assumed that Fire Alarm, Door Access Control, Standby Power Supply Generator or other systems 
not noted are not desired or required. 
 
Mechanical 
The existing facilities consist of two structures, a single story office/operations building and a public 
restroom building. 
 
The heating system in the existing office building is a combination of electric baseboard and oil fired Toyo 
heaters.  The current fuel oil tank sets adjacent to the building. 
 
There is currently no mechanical ventilation system for the building.  The occupants rely on operable 
windows for fresh air. 
 
Upgrades to the building mechanical systems would include the addition of a mechanical room and the 
installation of hydronic baseboard for building heat.  Boilers would be high efficiency oil fired boilers with 
the ability to convert to natural gas when it becomes available in two years.  Domestic hot water would 
be produced by indirect fired water heaters.  Installation of the new heating system would be hampered 
by the lack of existing ceiling space. 
 
Upgrades to the building ventilation system would be to add a ventilation system.  A centralized 
ventilation system would be added to provide fresh air to the occupants.  The system in the existing 
facility would be difficult as there is very little ceiling space.  Duct work would have to be ran exposed or 
in chases. 
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Alternative 2: Build new Harbormaster’s Office Adjacent to Existing 
 
Architectural 
The Proposed new Harbormaster Office building is rectangular with several recessed or projecting 
elements for view of the harbor, to accentuate entry or simply to meet space demands.  The construction 
assemblies include a slab on grade with either an insulated shallow footing or a full depth perimeter 
footing, per structural.  The exterior walls are planned to be reinforced concrete block, CMU, in part due 
to the salty environment of the spit.  A combination of split face colored block and scored colored block 
could be used to develop an aesthetically appealing façade.   
 
The main level exterior wall assembly is as follows: 

8” reinforced CMU, over 
4” rigid insulation adhered to CMU with offset seams over 
6 mil poly vapor retarder adhered to insulation board over 
2x4 wood studs at 24” O.C. with 
1” rigid insulation board in stud cavity over 
5/8” type X GWB 
 

The upper level is illustrated with horizontal metal siding (which offers a 30 year warranty in salt water 
environments).  The upper level exterior wall assembly is as follows: 

Horizontal metal siding over 
Tyvek building wrap over 
Building wrap over 
Structural wall sheathing over 
2 x 6 wood frame walls @ 24” O.C. with 
6” fiberglass ball insulation in wall cavity over 
6 mil poly vapor retarder over 
¾” hat channel at 24” O.C. with  
3/4” rigid insulation board in hat channel cavity over 
5/8” type X GWB 
 

The roof assembly is as follows: 
The roof is a standing seam metal roof over 
Ice and water shield (entire roof) over  
Structural roof sheathing over 
Pre-engineered wood trusses with   
R=50 blown in cellulose insulation in attic space over 
6 mil poly vapor retarder over 
5/8” Type X GWB 
 

The interior floor finishes are proposed to be: 
Raised disc pattern rubber flooring in Public Circulation Areas and Stair. 
Sheet carpet in Offices, Open Office Work Spaces, Private Hall, Office Supply Storage  Rooms, 
Tele Comm, Conference Room and Upper Level Operations Lookout. 
Resilient sheet flooring at Kitchenette and Multipurpose Break Room. 
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Ceramic tile flooring in Building Restrooms. 
Concrete slab with sealer in Utility, Shower, Shop-Garage-Locker and Mechanical Room. 
 

The interior wall finishes are proposed to be: 
Gypsum wall board throughout unless otherwise noted.  Water resistant gypsum board  in all 
wet locations. 
Ceramic tile wainscot over cementitious board substrate in Building Restrooms. 
Fiberglass reinforced panels in Shower Room over water resistant gypsum board. 
 

The interior ceiling finishes are proposed to be: 
Suspended Acoustical Ceiling Tile system throughout unless otherwise noted.   
Water resistant gypsum board ceiling in Shower, Utility, Restrooms, Shop-Garage-Locker and 
Mechanical Room. 
 

Additional miscellaneous interior finish systems are proposed to be: 
Solid surface countertops. 
Solid wood, hickory cabinets in the Conference Room Kitchenette. 
Plastic laminate faced countertops elsewhere. 
Interior doors to be solid core wood doors, in hollow metal frames, typical. 
Front entry doors to be thermally broken, insulated aluminum frame and doors, with an anodized 
finish. 
All other exterior doors to be thermally broken insulated hollow metal frame and doors. 
 

Formal landscaping would be primarily limited to the front entry area.   Paved access, paved ADA 
parking, gravel parking lot, and grass lawn would cover the remainder of the lot.  The building would be 
connected to the existing wood boardwalk access to the harbor on both sides of the building. 
 
Structural 
New construction is envisioned as a two story structure with concrete masonry unit (block) exterior walls 
for the lower level and wood frame exterior walls for the upper level.  The roof structure would be wood 
frame. The upper floor structure would be wood joists with wood sheathing and the ground floor would 
be a concrete slab on grade.  The building would be supported on conventional spread concrete 
footings/foundations.     
 
Civil/Site Considerations  
It is likely that the existing sewer service connection to the main can be disconnected from the plumbing 
for the existing building and then reconnected at minimal cost. 
 
The water service will probably need to be upgraded in order to provide increased service capacity to the 
enlarged building. 
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Site excavation and grading will be minimal. 
 
Electrical  
A new facility would actually provide more cost effective approach to the new facility as the remodel 
coordination of demolition and keeping the existing facility up and running would be vastly more difficult.   
The new facility will require a new 400 Amp 208Y/120V 3 phase service, with new branch circuit 
distribution panels.  A manual transfer switch to allow for connection of portable generator will be 
provided.  Assume a 400 Amp manual transfer switch that would require manual load shedding. 
New lighting would be provided throughout the new facility using RT8 2x4 grid mounted fluorescent 
fixtures.  Local lighting control will be provided in each space with automatic control in spaces that are 
intermittently occupied. 
New exterior lighting will be provided to illuminate the building perimeter and parking lot. 
New power distribution system will be provided to service all mechanical equipment and general purpose 
power needs of the facility. 
A new telecommunication system will be provided with a 2 cables routed to each workspace and 
printer/copier location.  The system will include cable support throughout the facility and a 
telecommunication room for the equipment.  Two dedicated 30 Amp 120V receptacles will be provided 
for future rack mounted UPS units. 
A CCTV system would be included to monitor the building perimeter and facility public lobby.  Assume 5 
cameras are required. 
Power and data connections will be provided for two the weather update stations. 
It is assumed that Fire Alarm, Door Access Control, Standby Power Supply Generator or other systems 
not noted are not desired or required. 
Mechanical 
The construction of a new facility appears to be the best solution.  The mechanical systems within the 
new facility would be designed and constructed to current codes and standards. 
 
The heating system would consist of efficient oil fired boilers that could be converted to natural gas in 
two years when it due to becomes available.  Terminal devices would include baseboard heaters in most 
of the building.  Cabinet unit heaters would be located in any high traffic entry vestibules.  Hydronic unit 
heaters would be provided in shop and storage areas.  Zoning of the system would be provided to 
maintain occupant comfort. 
 
Ventilation for the facility would include a centralized ventilation system circulating air through the space 
and providing code required fresh air to occupied spaces.  The outside air would be tempered by a 
hydronic  coil in the central air handler.  Toilet rooms, break rooms and shop areas would be provided 
with exhaust fans.  Building design would provide for adequate ceiling cavity to run piping and duct work. 
 
The plumbing system would utilize commercial grade fixtures where shown on the drawings.  Domestic 
hot water would be provided by indirect fired water heaters served by the boiler system. 
 
Alternative 3: Renovate Existing Happy Face Restaurant Building. 
 
Tax Valuation 
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The Happy Face Restaurant is locate on Lot 32 Homer Spit Subdivision Amended. The Kenai Peninsula 
Borough Tax valuation for Lot 32  is $166,700 for land and $453,100 for Improvements. The taxable 
valuation for Lot 32 is $619,800.   
 
Architectural Narrative 
The Happy Face Restaurant is located on Lot 32 Homer Spit Subdivision Amended.  
 
The Happy Face building is a two story wood frame structure.  The building is approximately 3,782 
square feet on each level, for a combined area of 7,564 square feet.  The building is rectangular in plan 
and the exterior footprint dimensions are approximately 44.5’ x 85’.    The lower story is a slab on grade.  
The second story is accessible from an exterior stairway and an interior stairway.  There is no elevator 
access to the second story.  The ground floor is currently used as retail space and the upper floor 
contains a restaurant, commercial kitchen and an apartment.  It appears that the exiting from the upper 
level does not conform to the currently adopted codes.  There is a non compliant ramp to the upper level 
but for any public access to the upper level to be ADA compliant an elevator or an extensive ramp system 
would be required. 
 
There is a suspended acoustical ceiling in the dining room of the upper level.  The finishes throughout the 
bulk of the rest of the building are gypsum wall board and gypsum ceilings. 
It appears that the walls are framed with 2x6 wood studs.  The beams and columns on the main level are 
wrapped with were gypsum wall board.  
 
The roof covering is light gage steel panels, attached to roof sheathing with exposed fasteners.  The 
soffits are provided with continuous strip vents. 
 
The building is in better condition than the existing Harbormaster’s Office building.  The building appears 
to have a decent foundation and to be a somewhat dated but of reasonably sturdy construction.  The 
building does not appear to meet today’s’ standards for energy efficiency.  There are several serious 
challenges when considering purchasing this building and converting the building into the Homer 
harbormaster’s Office building.  First off development by the city of publically accessed space would be 
limited to the main level or require the installation of an elevator.  If one did renovate the upper level and 
install an elevator one would presumably demolish the existing commercial kitchen which undoubtedly 
has considerable value which is presumably reflected in the purchase price.  
 
In summary, it appears that renovating and remodeling the existing building would likely exceed the cost 
of new construction and the net result would be a building of lower quality. 
 
Structural  
 
The ground floor is a concrete slab on grade.  There is a slight difference in elevation( approximately 1-
2”)  between the front ‘half’ and rear ‘half’ of the slab.  The slab has been tapered to form a transition 
across the elevation change.      
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The wall framing was not visible.  It appears that the walls are framed with 2x6 wood studs.  Floor joist 
framing was not visible.  Joists are supported by beams and columns on a rectangular grid.  The column 
spacing varies but average approximately 11-12 feet on center.  Beams and columns were concealed by 
gypsum drywall furred out around the structural elements.  
 
The roof framing was not visible.  It appears that the roof is spanned by wood trusses with interior 
support along and interior column line, with a resulting clear span of approximately 33 feet.  The interior 
bearing appears to align with one of the interior column lines in the floor below.  
 
The roof covering is light gage steel panels, attached to roof sheathing with exposed fasteners. 
 
Renovation  
Configuration of the floor plan on the ground floor will need to conform to the existing column grid.  
Changes to room sizes, partition walls and circulation space  will be influenced by the 11’x12’ column 
spacing.  Configuration of the upper floor will not be as limited by column spacing. 
 
It appears that adequate shear wall are available along side and rear walls of the building although it is 
expected that seismic upgrades including installation of shear wall hold downs, additional shear wall 
framing and additional sheathing on the interior of the west  end wall will be required.   It is also 
expected that the roof diaphragm nailing and roof truss blocking and attachment will need seismic 
upgrades to conform to IBC code.  It may be necessary to remove the steel roofing panels to expose the 
plywood sheathing and to remove plywood sheathing from the eave, back 4’’ so that solid blocking 
between joists can be installed.  After the blocking is installed, the plywood sheathing should be replaced 
with new material and then fastened to the trusses and to the new blocking between trusses, over the 
longitudinal bearing walls.  After the sheathing is fastened,  the metal roofing panels should be replaced 
with new material.   
 
Civil/Site Considerations  
The existing water service will probably need to be increased in size to accommodate increased demand 
from the new use of the structure.  The sewer service connection to the main can probably be used also, 
however, if public restroom and shower facilities are to be located on the ground floor it will be necessary 
to cut and remove portions of the 4” concrete slab on grade floor in order to locate the new waste lines. 
 
Site excavation and grading requirements will be minimal. 
 
Electrical 
The existing Happy Face Restaurant has an 800 Amp 208Y/120 V service.  The building is currently 
configured for a restaurant, dining and dwelling on the 2nd floor and general store on the first floor.  The 
condition of the existing electrical system is good however is currently configured incorrectly for use as 
Harbormaster Facility.   
 
The renovated facility will require a new branch circuit distribution panels to be located to facilitate the 
new configuration of the building.   
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New lighting would be provided throughout the new and remodel areas using RT8 2x4 grid mounted 
fluorescent fixtures.  Local lighting control will be provided in each space with automatic control in spaces 
that are intermittently occupied. 
 
New exterior lighting will be provided to illuminate the building perimeter and parking lot. 
 
A new telecommunication system will be provided with a 2 cables routed to each workspace and 
printer/copier location.  The system will include cable support throughout the facility and a 
telecommunication room for the equipment.  Two dedicated 30 Amp 120V receptacles will be provided 
for future rack mounted UPS units. 
 
A CCTV system would be included to monitor the building perimeter and facility public lobby.  Assume 5 
cameras are required. 
 
Power and data connections will be provided for two the weather update stations. 
It is assumed that Fire Alarm, Door Access Control, Standby Power Supply Generator or other systems 
not noted are not desired or required. 
 
Due to the amount of remodel work required and the larger than required floor space that would be 
remodeled the cost effectiveness of this approach appears to be the least viable of the options from an 
electrical perspective. 
 
Mechanical 
The existing facilities consist of two story structure, with the first floor serving as a retail space and the 
second floor serving as a restaurant. 
 
The heating system in the existing restaurant is one oil fired Toyo heater.  The current fuel oil tank sets 
adjacent to the building.  No heating system was found for the first floor. 
 
There is currently no mechanical ventilation system for the building.  The occupants rely on operable 
windows for fresh air. 
 
Upgrades to the building mechanical systems would include the addition of a mechanical room and the 
installation of hydronic baseboard for building heat.  Boilers would be high efficiency oil fired boilers with 
the ability to convert to natural gas when it becomes available in two years.  Domestic hot water would 
be produced by indirect fired water heaters.  Installation of the new heating system would be hampered 
by the lack of existing ceiling space. 
 
Upgrades to the building ventilation system would be to add a ventilation system.  A centralized 
ventilation system would be added to provide fresh air to the occupants.  The system in the existing 
facility would be difficult as there is very little ceiling space.  Duct work would have to be ran exposed or 
in chases. 
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Homer Harbormaster Office Alternatives Analysis 
Photos by Estimations, Inc. 

      
1. Harbormaster Office-West side   2. Harbormaster Office –West and South side. 
 
 

      
3. Harbormaster Office-South and east side.  4. Harbormaster Office-East side. 
 
 

    
 
5. Harbormaster Office-East and North side.  6. Harbormaster Office-North side. 



Homer Harbormaster Office Alternatives Analysis 
Photos by Estimations, Inc. 

     
7. Restrooms-Northeast side.    8. Restrooms-Northwest side. 
 
 

     
9. Restrooms-South side.    10. Restrooms-South side. 
 
 

 
11. Restrooms-South and east side. 
 



Homer Harbormaster Office Alternatives Analysis 
Photos by Estimations, Inc. 

         
12. Happy Face –South side.    13. Happy Face-West side. 
 
 

     
14. Happy Face-North west corner.   15. Happy Face-South and east side. 
 
 

     
16. Happy Face-East side.    17. Happy Face-East side. 
 



Kenai Peninsula Borough
Property Report - 18103311

Wed Nov 14 2012 09:21:22 AM

DISCLAIMER:  The data displayed herein is neither a
legally recorded map nor survey and should only be used
for general reference purposes.  Kenai Peninsula Borough
assumes no liability as to the accuracy of any data
displayed herein.  Original source documents should be
consulted for accuracy verification.

Parcel Number: 18103311
Address: 4350 HOMER SPIT RD
Owner: HOMER CITY OF

491 E PIONEER AVE
HOMER, AK 99603

Tax Area: 20 - HOMER CITY
Usage Code: 100 Residential Vacant
Acreage: 0.28
Land Value: $94,400
Improvement Value: $0
Assessed Value: $94,400
Taxable Value: $0
Legal Description: T 7S R 13W SEC 1 SEWARD MERIDIAN  HM  0890034  HOMER SPIT SUB

AMENDED LOT 28

Number of Structures: 1
Structure # Year Built Square Ft Structure Type



Kenai Peninsula Borough
Property Report - 18103310

Wed Nov 14 2012 09:22:49 AM

DISCLAIMER:  The data displayed herein is neither a
legally recorded map nor survey and should only be used
for general reference purposes.  Kenai Peninsula Borough
assumes no liability as to the accuracy of any data
displayed herein.  Original source documents should be
consulted for accuracy verification.

Parcel Number: 18103310
Address: 4348 HOMER SPIT RD
Owner: HOMER CITY OF

491 E PIONEER AVE
HOMER, AK 99603

Tax Area: 20 - HOMER CITY
Usage Code: 850 General Institutional
Acreage: 0.65
Land Value: $185,200
Improvement Value: $111,800
Assessed Value: $297,000
Taxable Value: $0
Legal Description: T 7S R 13W SEC 1 SEWARD MERIDIAN  HM  0890034  HOMER SPIT SUB

AMENDED LOT 29

Number of Structures: 3
Structure # Year Built Square Ft Structure Type
C01 1968 2,060 GENOFF
C02 1974 1,092 RESTROOM
C03 1978 130



Kenai Peninsula Borough
Property Report - 18103432

Wed Nov 14 2012 09:19:56 AM

DISCLAIMER:  The data displayed herein is neither a
legally recorded map nor survey and should only be used
for general reference purposes.  Kenai Peninsula Borough
assumes no liability as to the accuracy of any data
displayed herein.  Original source documents should be
consulted for accuracy verification.

Parcel Number: 18103432
Address: 4400 HOMER SPIT RD
Owner: HOMER CITY OF

491 E PIONEER AVE
HOMER, AK 99603

Tax Area: 20 - HOMER CITY
Usage Code: 651 Leased Commercial
Acreage: 0.57
Land Value: $166,700
Improvement Value: $453,100
Assessed Value: $619,800
Taxable Value: $619,800
Legal Description: T 7S R 13W SEC 1 SEWARD MERIDIAN  HM  0890034  HOMER SPIT AMENDED

LOT 32

Number of Structures: 1
Structure # Year Built Square Ft Structure Type
C01 1995 7,392 RESTURNT
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