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Released  xxxx, 2026 
 
 

REQUEST FOR PROPOSALS 
ISSUED BY 

THE CITY AND BOROUGH OF SITKA, ALASKA 
FOR 

PRIVATE SECTOR DEVELOPMENT OF LOT 16B 
 

XXXX 2026 
 
A. Overview 
 
The Gary Paxton Industrial Park (GPIP) Board of Directors, through the City and Borough of Sitka 
(CBS), intends to select a private entity(s) for a long-term lease of Lot 16B at the Gary Paxton 
Industrial Park (“the Property”). The Gary Paxton Industrial Park is the site of the former Alaska 
Pulp Company (APC) pulp mill located approximately six miles southeast of downtown Sitka. The 
site is on the road system.  An aerial vicinity map is provided to indicate the area of interest for 
lease. 
 
Gary Paxton Industrial Park is under development by a five-member board of directors appointed 
by the Sitka Assembly. The Board serves in an advisory capacity to the Assembly, who have final 
authority on leases at the GPIP. 
 
The GPIP and CBS, through this Request for Proposals (RFP), are seeking qualified organizations 
(“Proposers”) who are interested in leasing the Property. The CBS intends to select a Proposer to 
which a lease will be awarded subject to approval by the CBS Assembly.   
 
The City and Borough of Sitka reserves the right to negotiate with the finalist(s). The CBS reserves 
the right to not select any proposals received from this RFP.  
 
 
B.  Property Characteristics  
 
1. General Description & Surrounding Uses 
The area of interest for the lease is Lot 16B of the GPIP.  The Property is 20,135 SF, located on 
the western end of the GPIP, adjacent to Sawmill Creek Rd. Lot 16B is valued at $95,580 or 
~$4.75/SF.   
 
The selected Proposer(s) may be required to commission a survey of the lease area to be performed 
by a surveyor licensed in the State of Alaska which will be agreed upon between the selected 
Proposer(s) and CBS prior to execution of the lease documentation. If required, the survey shall 
be completed at the sole expense of the selected Proposer(s).  
 
The GPIP includes a deep-water dock and upland land available for lease, positioning it as a 
strategic location for maritime and industrial activities or other activities. As part of its 
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commitment to enhancing the maritime capabilities of the region, the CBS is currently developing 
a state-of-the-art vessel haul out and shipyard facility within the GPIP, poised to significantly 
bolster Sitka's maritime services by incorporating a 150-ton vessel hoist, a pile-supported pier for 
the lift vehicle, a wash-down pad, and a graded gravel vessel laydown area. 
 
2. Utilities & Construction  
Municipal water, sewer, and electric services (together, “utility services”) are available in the 
vicinity; the selected Proposer(s) will need to install utility service connections to the leased 
property as necessary to support their proposed development. Proposers should include the 
expected size of utility services required for their development in their response.  
 
Development of this land may increase stormwater runoff onto properties downstream. The 
Proposer(s) for this property may be required to adhere to CBS Stormwater Design Standards and 
complete a comprehensive hydrology study completed by a State of Alaska licensed Civil Engineer 
and accepted by the CBS Department of Public Works. The selected Proposer(s) for this property 
may also be required to complete a Storm Water Pollution Prevention Plan and/or Storm Water 
Treatment Plan.  
 
Obtaining all necessary geotechnical information and applicable permits during planning, design, 
and construction shall be the sole responsibility of the selected Proposer(s).  
 
3. Access & Right-of-Way 
Lot 16B fronts Sawmill Creek Road, which through the GPIP is a State-maintained highway 
administered by the Alaska Department of Transportation & Public Facilities (DOT&PF), 
Southcoast Region. Per the recorded plats of record (Sawmill Cove Industrial Park Resubdivision 
No. 1, recorded plat 2008-14-137-00; and DOT&PF Project 68216 survey plat), the State right-of-
way (ROW) line along this frontage lies approximately forty-three (43) feet from the road 
centerline. The selected Proposer(s) should not assume the ROW line coincides with the edge of 
pavement and should verify the ROW dimension at the actual frontage from the plats of record 
and with DOT&PF. 
 
Direct vehicular access from Lot 16B onto Sawmill Creek Road is not guaranteed and may not be 
available. Any new or modified access onto Sawmill Creek Road requires a State 
Driveway/Approach Road Permit issued by DOT&PF under AS 19.25.200 and 17 AAC 10.020–
10.080. The selected Proposer(s) shall be solely responsible, at their sole expense, for applying for 
and obtaining any required DOT&PF driveway/approach-road permit, including any traffic impact 
analysis, engineered site plan, sight-distance demonstration, and any required traffic control or 
lane closure permitting. CBS, as landowner, will provide reasonable landowner authorization 
necessary to support a complete application, but CBS makes no representation or warranty that a 
driveway permit will be granted, or that direct access onto Sawmill Creek Road will be approved 
at any particular location. 
 
DOT&PF driveway standards (Highway Preconstruction Manual §1190) impose minimum 
requirements for sight distance, corner clearance from intersections, spacing between driveways, 
driveway width and angle, and access grade, scaled to the roadway's posted/design speed and 
functional classification. Because Lot 16B lies on a curved segment of Sawmill Creek Road, sight 
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distance and corner clearance are expected to be the controlling constraints on whether, and where, 
a driveway may be located. Proposers are advised that DOT&PF may, in its discretion, direct that 
access be taken from the interior GPIP road network rather than directly from Sawmill Creek Road. 
Proposers should account for this access uncertainty in their development plan and cost estimates. 
 
4. Zoning  
The property is zoned as GP – Gary Paxton special zone. Excerpts of applicable sections of the 
zoning (Title 22 of the Sitka General Code) related to the Gary Paxton special zone are included 
in the appendices. Proposals are expected to conform to the requirements of Title 22.  
 
Table 22.20-1 Development Standards lists the minimum setback distances and maximum height 
allowable in each zoning district, including the Gary Paxton special zone.  
 
C. Lease Term Structure  
 
CBS anticipates that the lease agreement, if awarded, will be structured with the following terms. 
Authorized/required activities are included as examples; they are not necessarily exhaustive or 
final.   
 

1. Lease Term – The CBS is offering terms of up to 25 years, with any renewal option 
exercisable at the sole discretion of the CBS and subject to renegotiation of the lease rate 
to then-current fair market value at the time of renewal. 

o Proposers shall suggest preferred lease term for a long-term lease. 
 

2. Lease Rate – The minimum annual lease rate will be set at 9% of the current appraised 
value of the raw property.  The CBS intends to require annual Consumer Price Index 
(CPI) adjustments for “Urban Wage Earners and Clerical Workers” for Anchorage, 
provided that no annual adjustment shall reduce the lease rate below the rate in effect for 
the prior year. The CBS further intends to require periodic reappraisal of the raw property 
value, not less frequently than every five (5) years, with the lease rate reset to nine 
percent (9%) of the reappraised value whenever that amount exceeds the then-current 
rate. 
 

o Proposers shall propose preferred lease rate for a long-term lease. 
 

3. Development Requirements 

Development Commencement: Lessee must commence development, permitting, and 
improvement of the property within six (6) months of the lease commencement date. 
 
Completion Timeline: Lessee must achieve substantial completion of all required 
improvements and development activities within twenty-four (24) months of the lease 
commencement date. 
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Failure to meet these milestones may result in lease termination or enforcement of 
performance penalties, at the sole discretion of the Lessor.  Substantial completion shall be 
determined by the Lessor in its reasonable discretion. The CBS intends to require the 
Lessee to post performance security, in a form and amount acceptable to the CBS, to secure 
timely completion of the required improvements. Any extension of these milestones may 
be granted only in the sole discretion of the Lessor and must be requested and approved in 
writing prior to the applicable deadline. 

 
4. Ownership Structure Requirement (Owner-Operator Clause) 

 
The CBS prefers proposals in which the applicant is an owner-operator, directly 
involved in and responsible for the management and operation of the project.  The CBS 
reserves the right, in its sole discretion, to decline or assign reduced evaluation weight to 
proposals from passive investors, holding companies, or entities whose primary intent is 
to lease, sublease, license, or otherwise convey use of the property to third parties rather 
than to directly operate the proposed development. 

 
5. Subleasing and Assignment Restriction 

 
Subleasing of the leased property or any portion thereof is prohibited without the prior  
written consent of the Lessor, which consent may be granted or withheld in the Lessor’s 
sole discretion. Assignment, mortgage, pledge, or other transfer of the lease or any interest 
therein, whether voluntary, involuntary, or by operation of law, including any change in 
control of the Lessee, is likewise prohibited without the prior written consent of the Lessor. 
Any unauthorized subleasing or assignment shall be considered a default under the lease. 
 

6. Insurance and Indemnification 
 
The Lessee shall, throughout the lease term and at its sole expense, maintain commercial 
general liability, property, and such other insurance as the CBS may require, in amounts 
acceptable to the CBS, naming the CBS as an additional insured and providing for notice 
to the CBS prior to cancellation. The Lessee shall indemnify, defend, and hold harmless 
the CBS and its officers, agents, and employees from and against all claims, damages, and 
liabilities arising out of the Lessee’s use, development, or occupancy of the property, 
except to the extent caused by the sole negligence of the CBS. 

 
7. Taxes, Assessments, and Utilities 

 
The Lessee shall be responsible for all taxes, assessments, and charges of any kind levied 
against the leased property, the leasehold interest, or any improvements, including any 
possessory interest or similar tax, and for all utility service charges and connection costs. 
The lease rate is exclusive of, and shall not be reduced by, any such taxes, assessments, or 
charges. 

 
8. Improvements and Surrender 
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Upon expiration or earlier termination of the lease, the CBS shall have the right, at its sole 
election, to require that the Lessee remove all or any portion of the improvements and 
restore the property to a condition acceptable to the CBS at the Lessee’s sole expense, or 
that title to all or any portion of the improvements vest in the CBS at no cost. The Lessee 
shall surrender the property free of liens and in compliance with all applicable 
environmental and regulatory requirements. 
 

9. Compliance with Laws and Environmental Responsibility 
 
The Lessee shall, at its sole expense, comply with all applicable federal, state, and local 
laws, regulations, and permitting requirements in its development, use, and operation of 
the property. The Lessee shall be responsible for any environmental condition arising from 
its use or occupancy and shall not cause or contribute to any release of, or aggravate any 
existing, contamination. The Lessee shall indemnify, defend, and hold harmless the CBS 
from and against all claims, liabilities, costs, and remediation obligations arising from the 
Lessee’s acts or omissions on the property. Nothing in the lease shall be construed as an 
assumption by the CBS of responsibility for any pre-existing environmental condition. 

 
10. Reserved Rights and Easements 

 
The lease will be subject to all existing easements, rights-of-way, and reservations of 
record. The CBS reserves the right to grant and use existing and future utility easements 
across the property and to continue operating and developing the adjacent marine vessel 
haul out and shipyard facility, the GPIP deep-water dock, and the interior GPIP road 
network. The Lessee’s development shall not impair, obstruct, or interfere with these 
facilities, easements, or operations. 

 
D.  Requirements for Proposals 
 
Proposers must include the following information arranged in this order in response to the RFP: 
 

1. Cover Page (One page maximum) 
a. Statement indicating response to CBS Request for Proposals for Private Sector 

Development of Raw Land for specific activities. 
b. RFP due date and time  
c. Proposer name (and logo(s) if desired) 
d. Acknowledged receipt of all RFP addenda (if any) 
e. Signed certification that the proposal was prepared independently and without 

collusion, and that no prohibited contact was made in violation of the quiet period 
described in Section G 

f. Other information/graphics as desired  
 

2. Experience and Qualifications (Three page maximum) 
a. Brief description of the entity, including its legal structure. 
b. Narrative statement of qualifications of your firm(s) or organization(s) and key 

consultants/contractors to be engaged, if applicable.    
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c. Brief resumes of the owner/managers.   
 

3. Development Plan (Four page maximum) 
a. Narrative description of the proposed development, including a concept level 

operations plan for the facility.   
b. Development plan including project schedule with key tasks and milestones, estimated 

project cost, and availability/source(s) of funding.  
c. Evidence of financial capacity to complete the proposed development, such as a 

financing commitment letter, proof of funds, or financial statements. CBS reserves the 
right to require additional financial documentation before scoring is finalized. 
Supporting financial documentation provided under this item is not subject to the page 
limits.  

d. A detailed site plan including approximate dimensions of proposed lease lot and 
proposed layout of lease lot including buildings, other structures/improvements, 
fencing/gating, parking, signage, and any other notable features.  

e. Provide estimated environmental impact to the location and surrounding community. 
 

4. Lease Terms and Rates 
a. Provide proposed long term lease rate and lease terms. 
 

5. Operating Plan (Two page maximum) 
a. Narrative description of operating plan and proposed management structure.  

 
6. Community Benefits (Two page maximum) 

a. Narrative description of expected community benefits. 
b. Describe the estimated number of employees and how operation(s) would benefit Sitka. 

At a minimum include: 
(1) Estimated number of new (net increase of) full-time equivalent jobs and 

describe how employment may fluctuate throughout the year. 
(2) Estimate net increase in sales tax or similar taxes to the CBS.  Net increase 

would be additional from sales not already taking place in Sitka. 
 
Responses are limited to the page maximums listed above. Margins will be one inch, all pages will 
be 8 ½” x 11”, and font size shall be no less than 11 point. Page margin and size requirements are 
waived for the site plan required for submittal under section D(3)(d) above.  
 
E. Evaluation and Scoring  
 
Responses to this RFP will be evaluated and scored by a CBS appointed Selection Committee 
based on the following criteria (100 points total): 

Scoring Criteria Description Maximum 
Points 

Experience & Qualifications Experience and qualifications to successfully 
complete and operate the project  20 

Development Plan Quality, clarity, comprehensiveness, and 
feasibility of development plan 20 
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Operating Plan Quality, clarity, comprehensiveness, and 
feasibility of operating plan  20 

Financial Viability  Demonstrated financial feasibility of 
development and operations 20 

Community Benefit 
Breadth and depth of community benefits, 
contribution towards supporting the marine 
vessel haul out facility and local economy 

20 

 
CBS reserves the right to conduct interviews, require the submittal of additional detailed 
information, and/or ask questions specific to individual proposers to assist in scoring responses 
to this RFP. The Selection Committee will make recommendations to the GPIP Board of 
Directors that will make its recommendations to the Assembly based on its evaluation of the RFP 
responses.  
 
CBS reserves the right to determine that no proposal is acceptable and to decline to advance any 
proposal that does not, in the judgment of the Selection Committee, demonstrate adequate 
qualifications, feasibility, and financial capacity. In the event of a tie in total score, the proposal 
receiving the higher score under the Community Benefit criterion will be ranked first; if a tie 
remains, the Selection Committee may conduct interviews or request additional information to 
break the tie.  
 
F. Post Evaluation 
 
CBS has not, as of the date of the preparation of this RFP, established a review timetable. Post 
evaluation, CBS anticipates the following review and approval process:  
 

1. Preliminary proposal selection 
2. Preliminary negotiation of lease terms  
3. Presentation of GPIP Board of Directors to the CBS Assembly, and CBS Assembly 

direction to proceed with preparation of a lease based on negotiated terms  
4. Preparation of lease agreement and ordinance authorizing lease  
5. Assembly passage of ordinance authorizing lease  
6. Execution of lease agreement  

 
G. Submissions and Inquiries 
 
Proposals must be received by 2:00:00 P.M. AKST, Thursday, XXXX, 2026.  
Proposals may be submitted:  

• Through Bid Express (access via https://www.cityofsitka.com/bids-rfps) 
OR 
• Hand delivered or mailed to:  

 
City and Borough of Sitka 
Attn: Municipal Clerk 
100 Lincoln Street 
Sitka, Alaska 99835  
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The exterior of packaging, containing the proposals, shall be clearly marked: Private Sector 
Development of Lot 16B at the GPIP.  
 
Proposers must acknowledge receipt of all addenda – see section D(1)(d). It is the responsibility 
of Proposers to regularly check the website for addenda to the RFP.  
 
Prior to the submittal, inquiries may be directed to Garry White, Gary Paxton Industrial Park, 
Director, City and Borough of Sitka at garrywhite@gci.net. While phone inquiries can be made to 
(907) 747-2660, emails are requested to allow for tracking of potential questions. 
  
Written questions concerning this RFP must be received by the GPIP Director no later than 4:00 
P.M. AKST, XXXX, 2026. CBS will respond to questions by written addendum posted to the 
website. No addendum will be issued within five (5) business days before the proposal deadline. 
Interested parties may arrange a site visit of the property by contacting the GPIP Director in 
advance.  
 
From the issuance of this RFP until the Assembly takes final action on the award, Proposers and 
their representatives shall not contact members of the Selection Committee, the GPIP Board of 
Directors, or the Assembly concerning this RFP. All inquiries must be directed to the GPIP 
Director as provided above. Any prohibited contact or attempt to improperly influence the 
selection may result in disqualification.  
 
Proposals received after the deadline, and proposals that are incomplete or that fail to conform to 
the requirements of this RFP, may be rejected. Each proposal shall remain valid and irrevocable 
for one hundred twenty (120) days after the proposal deadline.  
 
The CBS reserves the right to modify this RFP at any time.  CBS further reserves the right to evaluate the 
proposals in any manner CBS deems appropriate.  
 
CBS reserves the right to accept or reject any and/or all proposals, to waive irregularities or informalities 
in the proposals, and to negotiate a contract with the proposer that best meets the selection criteria. 
Authorization of all municipal land disposals, including leases, are entirely at the discretion of the CBS 
Assembly. While it is the intent of CBS to proceed with a lease of the property, nothing in this RFP should 
be construed as a commitment, guarantee, or promise on the part of CBS. All expenses, whether financial 
or otherwise, borne by Proposers in developing a response to this RFP are taken at the sole risk and cost 
of the Proposer.  
 
The materials provided in this RFP and appendices are provided for informational purposes only.  Potential 
proposers shall take responsibility for independently verifying all information.  Any lease of the land will 
be in the condition “as is”.  Any lessee will assume the entire risk as to the quality and suitability of the 
land for their intended purpose(s). 
 
All Proposals received by CBS in response to this RFP are deemed property of CBS and are subject to the 
Public Records Acts following evaluation and preliminary proposal selection. CBS, or any of its agents, 
representatives, employees, or consultants shall not be liable to the Proposer or individual participating in 
a Proposal, as a result of the disclosure of all or a portion of a Proposal under this RFP. Any information 
contained in a Proposal which the Proposer believes constitutes proprietary or confidential, exempting the 
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information from any Public Record disclosure, shall be clearly designated. Blanket designations shall not 
be accepted.  
 
H.  Appendices 

A. Aerial vicinity map  
B. Excerpts from Sitka General Code Title 22, Zoning  
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