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Request for Proposals (RFP) 
by the  

City and Borough of Sitka, Alaska 
for 

Lease/Sale for Development of a portion of Lot 1, USS 3670 
Physical Address 4951 Halibut Point Road, Sitka, AK 99835 

 
The City and Borough of Sitka (CBS) is requesting proposals from developers and qualified 
organizations for a portion of Lot 1, USS 3670 (physical address 4951 Halibut Point Road) to 
develop this parcel.  
 
A. Property Characteristics 
 
The property is approximately 17 acres in size and with significant waterfrontage along Sitka 
Sound. The parcel is heavily wooded, with sloping and varying topography, some rocky/craggy 
areas as well.  
 
The land is encumbered with a 100’ perpetual public access easement (50’ shoreward and 50’ 
seaward of mean high water) along the shoreline with a 50’ perpetual access easement to the 
shoreline. These easements are not yet platted and will need to be completed and approved by 
the State of Alaska before execution of lease or sale. In the case of a proposed sale, the land must 
be formally subdivided from the rest of Lot 1, USS 3670 prior to execution of the sale. The 
selected proposer will be responsible for all surveying and platting expenses. 
 
The property is currently zoned as R-1, single family and duplex residential district. Rezoning 
may be considered by the CBS Planning Commission and Assembly for commercial or industrial 
endeavors. Proposals should include the requested zoning designation. Applicants are highly 
encouraged to reference Sitka General Code Title 22, Zoning, to best understand the intent and 
limitations of each zoning district.  
 
Leases will be considered for recreational, commercial, and/or industrial developments. Sale of 
the land will only be considered for residential development.  
 
The shoreline abuts both municipal tidelands and State tidelands (see Tidelands Map in 
appendices). Use of municipal and/or State tidelands will require a separate leasing request and 
approval process through the appropriate governing body. Anticipated use of tidelands should be 
indicated in the proposal and represented in the submitted site plan.   
 
B. Existing Utilities and Construction Requirements 
 
Water, sanitary sewer, and electrical utilities are available in the area along Halibut Point Road. 
Three phase distribution power line runs along the front property line on Halibut Point Road. 
Service voltage transformers would be needed to supply power to the property.  
 



Water and sanitary sewer connections are on the upland/outbound lane of Halibut Point Road. The 
sewer system terminates across the street at 4802 Halibut Point Road. Extensions across the 
highway would be needed to connect the property to these services.  
  
CBS utility connection permitting and fees will apply. The CBS subdivision regulations require 
that lots in major subdivisions shall not be sold unless served by utilities and roads that are 
constructed to municipal standards.  The municipality must also accept those roads and utilities 
for maintenance prior to the sale of any individual lot. 
 
All utilities must be adequately sized and constructed for the proposed development. The 
construction of municipal utilities shall meet the standards of the CBS, the State of Alaska, 
Department of Environmental Conservation, and all other applicable state and federal standards 
and regulations. Utility and road design shall be completed by a State of Alaska licensed Civil 
Engineer.  
 
The proposed location and dimensions of utilities shall be shown in the proposed development 
plan so they can be evaluated along with the rest of the proposal elements. 
 
Development of this land may increase stormwater runoff onto adjacent properties.  If developed, 
the selected proposer for this property will be required to adhere to CBS Stormwater Design 
Standards and may be required to complete a comprehensive hydrology study completed by a State 
of Alaska licensed Civil Engineer and accepted by CBS Department of Public Works.  
 
Obtaining all necessary geotechnical information and applicable permits during planning, design 
and construction shall be the sole responsibility of the selected proposer or its contractors.  
 
C.  Requirements for Proposals 
 
It is the goal of CBS for the selected proposer to purchase or lease this parcel, and for its 
development to spur economic development for the community of Sitka. Therefore, development 
must occur in a timely manner with total build out of the project expected within three years 
from the date of purchase/lease.  
 
Proposers submitting proposals must include the following requested information arranged in 
this order: 
 

1. Narrative statement of qualifications of your firm or enterprise and key 
consultants/contractors to be engaged, if applicable.  

2. Qualifications of project manager, engineer(s) of record and surveyor, if applicable.   
3. List of projects previously completed of a similar nature including a construction cost and 

start/completion dates for each project.  
4. Submit an organizational chart showing a designated project manager and staff, including 

consultants/contractors, if known.  
5. Statement of firm’s experience working in Southeast Alaska or a similar environment. 



6. A site plan including detailed proposed lot and structure layout with approximate 
dimensions of parcels, buildings, and/or improvements. Anticipated use of tidelands should 
also be included in the site plan.  

7. Details on proposed roads, utilities, and drainage improvements to be constructed along 
with notations as to whether they will remain in private lands or dedicated for public use. 

8. Concept narrative of your development plan for the project including estimated time of 
completion, operating plan, all amenities/services offered, etc. Narrative should also 
include desired zoning designation that would enable proposed use.  

9. Sources of funding for the project and a tentative development timetable.  In the event the 
project is contingent on funding from another public agency, the deadline for application 
submittals and tentative award dates shall be provided. 

10. Itemization of revenues that CBS would expect from accepting the proposal.  Revenues 
anticipated to be generated from increased economic development and/or sales tax revenue 
must include a detailed description and must be from business that would not otherwise 
take place in the community. 

11. Proposed purchase or lease price in U.S. dollars. In the case of a lease, desired length of 
lease (with justification regarding expected breakeven period for investment and loan 
requirements if applicable) should be included. 

12. Responses are limited to no more than 20 pages. 
 
Responses to this RFP will be evaluated and ranked based on the following criteria (100 points 
total): 
 

1. Development Dollars Invested by Proposer (0 to 15 points) 
Investments in development ripple throughout the economy. How much investment will be 
made in developing the property, and what are the local benefits of that investment? 

 
2. Employment Impact (0 to 15 points) 
What employment opportunities does sale/lease/development of this parcel create? Are the 
jobs created year-round positions with living wages? Are the positions short-term 
(temporary) or long-term (permanent)?  
 
3. Long-term, Recreational Benefits to the Community (0 to 10 points) 
Public access easements to the waterfront must be maintained. What improvements will be 
made to enhance the long-term, recreational benefits to the community as a whole? 

 
4. Long-term, Recurring Revenues to CBS (0 to 25 points) 
What are the anticipated revenues from property tax, sales tax, utility usage, and any special 
revenues (revenue sharing, royalties, etc.) that CBS can expect as a result of the proposal? 
Are all assumptions and background information for calculating anticipated revenues clear, 
reasonable, and replicable? How vulnerable are these anticipated revenues to changes in 
market/economic conditions? How soon after execution of a sale or lease will CBS realize 
these revenues?  

 
 
 



5. CBS Sale/Lease Revenues (0 to 35 points) 
What is the proposed sale/lease price, and how does that compare to other proposals? Points 
in this category will be based upon the following formulas:    
Proposed Sale: (Your Purchase Price/Highest Purchase Price) X 35 points 
Proposed Lease: (Your Lease Price/Highest Lease Price) X 35 points 
 

D. Terms and Conditions  
  

1. CBS intends that as a result of the transaction contemplated by this RFP it will have no 
further responsibility of liability for the subject property. CBS intends that the selected 
proposer would acquire its interest in the subject property “AS IS/WHERE IS” with all 
faults and defects.  
 

2. The selected proposer, in order to acquire its interest in the subject property, must 
acknowledge and agree that CBS has not made and does not make, and CBS specifically 
disclaims, any representations, warranties, covenants, agreements, or guarantees of any 
kind or character whatsoever, whether express or implied, oral or written, past, present, or 
future, with respect to the subject property, which extends to the environmental 
condition, including natural hazards, and regulatory status of the property.  

 
3. The selected proposer will have the responsibility to investigate and determine existing or 

pending regulation, restrictions, and potential defects, including natural hazards. The 
feasibility and costs to remedy defects will be the sole responsibility of the selected 
proposer.  

 
4. The selected proposer must acknowledge and agree that use of the subject property may 

be subject to regulatory action by federal, state, and municipal regulators, which is the 
sole responsibility of the selected proposer to determine.  

 
E. Submissions and Inquiries 
 
Submit five (5) copies of your Proposal(s) to:  

 
City and Borough of Sitka, Municipal Clerk 
100 Lincoln Street, 
Sitka, Alaska 99835  
 
The exterior of packaging, containing the proposals, shall be clearly 
marked 4951 HPR Development Proposal. 

 
Proposals will be received until 2:00 p.m. local time Tuesday, February 2, 2021.  

 
Incomplete proposals, or those that do not meet the requirements of Section C of this RFP, will 
not be considered. 
 



As a part of the review of proposals, the City and Borough may, at its discretion, require the 
submittal of additional detailed information. 
 
The City and Borough of Sitka has not, as of the date of the preparation of this RFP, established a 
review timetable.   
 
It is the responsibility of the proposer to regularly check the BidExpress website for addenda or 
changes. 

 
Prior to the submittal, inquires may be directed to Amy Ainslie, Planning Director, City and 
Borough of Sitka at planning@cityofsitka.org. While phone inquiries can be made to (907) 747-
1815, emails are requested to allow for tracking of potential questions.  
 
The City and Borough of Sitka reserves the right to modify this Request for Proposals at any time.  
The City and Borough further reserves the right to evaluate the proposals in any manner the City 
and Borough deems appropriate.  
 
The City and Borough of Sitka 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 
respondent that best meets the selection criteria. 
 
The materials provided in this RFP and appendices are provided for informational purposes only.  
Potential submitters shall take responsibility for independently verifying all information.  Any sale 
or lease of the land will be in the condition “as is”.  Any buyer will assume the entire risk as to 
the quality and suitability of the land for their intended purpose(s). 
 
Outline of Appendices 

1. Aerial Imagery 
2. Tidelands Ownership 
3. No Name Mountain/Granite Creek Master Plan Excerpts 
4. Special Report to CBS Assembly  
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Supplemental Documents 
 

 
 

Useful Links and Resources 
 
 
Full No Name Mountain/Granite Creek Master Plan Report: 
https://www.cityofsitka.com/government/departments/planning/documents/NoNa
meMountainMasterPlanReport_June2020.pdf 
 
City and Borough of Sitka Web GIS  
http://www.mainstreetmaps.com/ak/sitka/public.asp 
 
City and Borough of Sitka Bids and RFPs 
https://www.cityofsitka.com/government/departments/publicworks/BidRFP.html 
 
 
 
Any questions regarding this project should be directed to Amy Ainslie, Planning 

Director, at planning@cityofsitka.org, (907) 747-1815. 

1. Aerial Imagery………………………………………………. Page 2 
2. Tidelands Ownership………………………………………... Page 3 
3. No Name Mountain/Granite Creek Master Plan Excerpts….. Pages 4-9 
4. Special Report to CBS Assembly…………………………… Pages 10-15 
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https://www.cityofsitka.com/government/departments/planning/documents/NoNameMountainMasterPlanReport_June2020.pdf
http://www.mainstreetmaps.com/ak/sitka/public.asp
https://www.cityofsitka.com/government/departments/publicworks/BidRFP.html
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Southeast Alaska waterfront home
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Harbor  Point

Harbor Point is the 17-acre parcel located along the 
waterfront side of Halibut Point Road (HPR). Harbor Point 
has shoreline frontage on its south, west, and north 
sides, and HPR frontage on its east side. The parcel is 
characterized by lower elevation, fairly rough terrain, but 
apart from shoreline areas, it contains no steep slopes. 
Much of the site is occupied by beautiful mature forest. 
The site is also close to a sanitary sewer line and water 
main in the HPR corridor. Harbor Point’s shoreline setting, 
lower elevation, proximity to utilities, direct access from 
HPR, and great views of Sitka Sound all contribute to a 
property with relatively high development potential. 

Two types of development are suggested for Harbor 
Point. For land use Option A (shown in Figure 11), the 
development of high-end, single family detached 
homes is proposed. The site’s water access and views, 

proximity to Halibut Point Road and utilities, and lower 
elevation would promote the development of shoreline 
and near-shore homes on this parcel. With residential 
development, City revenues would be increased through 
outright property sale and on-going property taxes, and 
new home building would bolster the local construction 
industry and jobs. 

However, costs to develop this property will be 
moderately high, and local demand for high-end 
waterfront homes may fluctuate . Also, new high-end 
housing here will do little to address Sitka’s need for 
affordable housing. One possibility would be to develop 
high-end homes along the parcel’s shoreline and to 
build more affordable smaller homes and multi-family 
apartments or condominiums close to Halibut Point 
Road and on the property’s interior.



N O  N A M E  M O U N TA I N

Site Opportunities & Constraints

+  17 acres with waterfront and beach access

+  Mature vegetation

+  Views to Sitka Sound

+  Water line available in Halibut Pt. Road

–  May require sewer main extensions 
    or marine out-falls

–  Rugged topography, some steep slopes

F I G U R E  11—H A R B O R  P O I N T :  O P T I O N  A
Potential Land Use: High-End Residential

Key Plan
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Site Opportunities & Constraints

+  Proximate to expanding cruise ship terminal

+  17 acres with waterfront and beach access

+  Beautiful forest landscape

+  Water available in Halibut Pt. Road

–  Sewer may require extension or marine out-fall

–  Rugged topography, some steep slopes

*Recreational Tourism: revenue generating outdoor  
  recreational activities oriented to cruise ship  
  and other visitors

Potential Activities

• Tree ropes course

• Kayaking

• Nature trails

• Salmon bake

Key Plan

F I G U R E  12—H A R B O R  P O I N T :  O P T I O N  B
Potential Land Use: Recreational Tourism
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Aerial ropes course in trees Salmon bake (above), Mountain bike trail (below)
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An alternative land use Option B for Harbor Point would 
be to develop it for recreational tourism. Recreational 
tourism is defined as revenue-generating outdoor 
recreational activities oriented to cruise ship visitors and 
other recreationists. Use of Harbor Point for recreational 
tourism would compliment the expanding cruise ship 
terminal nearby. Harbor Point’s beautiful forested 
shoreline setting overlooking Sitka Sound could host 
a variety of outdoor recreational activities sought by 
cruise ship operators and visitors. A venue for outdoor 
activities here would also help to disperse cruise ship 
visitors to different attractions and destinations, thereby 
spacing out bus traffic on Halibut Point Road to and from 
downtown. As shown in Figure 12, outdoor recreational 

activities might include an aerial ropes course, nature 
trails, kayaking, salmon bake venue, and so on. These 
activities would fit with rather than damage the natural 
landscape. With Option B, the City would maintain 
ownership of Harbor Point and lease it for recreational 
tourism development by others. 

As mentioned in the Market Analysis, the use of 
Harbor Point for marine-oriented industry would be 
inappropriate. Gary Paxton Industrial Park on the south 
side of Sitka has ample available waterfront area with 
deep water access. Also, Sawmill Creek Road, which 
extends from downtown Sitka to the industrial park, was 
recently improved and can handle increased commercial 
traffic better than Halibut Point Road.
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For the proposed Harbor Point residential area, the ROM 
estimate assumes that:

• CBS will provide road access, electrical primary 
conductors/transformers, and potable water and 
sanitary sewer mains. Driveways, lot development 
and utility connections will be the responsibility of 
developers and individual property owners.

• The potable water connection will be with the 
existing main in Halibut Point Road; an alternative 
connection may be a “spur service” outside of Halibut 
Point Road, near Cove Marina. Sanitary sewer will 
connect with an existing gravity main outside of 
Halibut Point Road near Cove Marina via a force 
main.

• Sanitary sewer within the housing development will 
be gravity, with manholes at turns and spaced at 400 
feet maximum along straight runs. One lift/pump 
station will be required to complete the connection 
to Cove Marina.

• A 2-foot cut will be required to remove unsuitable 
soils and reach competent subgrade for the access 
road.

• Approximately 1,000 cubic yards of bedrock 
excavation will be necessary to achieve the desired 
road profile and alignment; the excavated bedrock 
will be re-used on site as fill.

• A 4.5-foot-thick backfill section capped with a 6-inch 
thick surface course will be the road structural 
section.

• Rock material will be sourced from the Granite Creek 
Area, and unusable excavation will be disposed of at 
the Granite Creek Area or wasted onsite.

• The road will have two lanes, each 12 feet wide with 
1-foot wide shoulders, and a gravel surface

• Eight culvert crossings will be required, each 30 feet 
long.

Again, taking the Total Project ROM Design and 
Construction figure and dividing by the total length of 
road (approximately 2,500 linear feet), the unit cost per 
linear foot of road and utilities would be approximately 
$1,400 per linear foot at Harbor Point.

It should be noted that the combined new housing units 
of Sound View Ridge and Harbor Point in the proposed 
land use plan is likely near or exceeding the 50-100 new 
housing unit threshold before a new electrical substation 
may be required. The cost of a new substation has not 
been included in either construction estimate, and it 
will drive project costs up substantially. This should 
be carefully evaluated before proceeding with the 
recommendations and options in this land use plan.

These costs have been provided as ROM, budgetary-level 
tools to assist with broad-scale planning, and do not 
encompass all aspects of any given project.
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Harbor Point Estimated Construction Costs for 
Utilities and Access Road 
    
Item 
No. Item Quantity Unit Unit Cost Total Cost 
1 Mobilization All Req'd Lump Sum $120,000 $120,000 
2 Clearing and Grubbing 2 Acre $10,000 $20,000 
3 Unusable Excavation 5,000 Cubic Yard $20 $100,000 
4 Usable Rock Excavation 1,000 Cubic Yard $10 $10,000 
5 Backfill 11,000 Cubic Yard $40 $440,000 
6 Surface Course 1,200 Cubic Yard $60 $72,000 
7 Concrete Road Patch, 8-inch Thick 30 Square Yard $200 $6,000 
8 Storm Drain Culvert 240 Linear Feet $75 $18,000 
9 Water Pipe, 10-inch HDPE 2,500 Linear Feet $100 $250,000 
10 Sanitary Sewer Pipe, 10-inch HDPE 2500 Linear Feet $100 $250,000 
11 Sanitary Sewer Manhole 16 Each $10,000 $160,000 
12 Sanitary Sewer Lift/Pump Station 1 Each $500,000 $500,000 
13 Electrical (Primary Conductor) 2500 Linear Feet $70 $175,000 
14 Electrical Transformer 4 Each $6,000 $24,000 
15 Erosion and Sediment Control All Req'd Lump Sum $20,000 $20,000 
16 Traffic Control All Req'd Lump Sum $20,000 $20,000 
17 Construction Surveying All Req'd Lump Sum $50,000 $50,000 

      
 Subtotal Construction Cost    $2,315,000 

 Recommended Contingency (20%)   $463,000 

 Total Construction Cost with Contingency (20%)   $2,778,000 

     
 

Professional Services 
    

 

 Pre-Design Services (5% of Total Construction)   $138,900 

 

Permitting, Surveying, Geotechnical 
 
    

 

 Design Services (10% of Total Construction)   $277,800 

 

Final Design, Bid Phase Assistance 
 
    

 

 Contract Administration/Construction Inspection (10% of Total Construction) $277,800 

     
 

 Total Project ROM Design and Construction Cost Estimate  $3,472,500 

*Does not include wetland mitigation costs 

 



4951 Halibut Point Road
A portion of Lot 1, USS 3670

Assembly Special Report
February 25, 2020



Agenda

• Overview and description of area

• History and patent restrictions

• Current zoning

• Utility infrastructure



Overview and 
Description

• ~17.18 acres

• Waterfront

• Wooded

• Relatively level topography

• Deep water access

• Unique in municipal holdings

• Valuable for recreational, residential, or 
commercial/industrial use

• Not surveyed for cultural/historical/archeological resources

• Why now: Land swap discussion, Master Plan



History and 
Patent 
Restrictions

• Transferred to CBS July 21, 1988 via State of 
Alaska Patent No. 9743. 

• CBS selected all of Lot 1, USS 3670 which 
conveyed 801.14 acres. 

• The patent had two provisions/restrictions 
that are applicable to 4951 HPR:

• 1. A 100 foot perpetual public access 
easement 50 feet shoreward and 50 
seaward of the mean high water line of 
Sitka Sound

• 2. A 50 foot wide perpetual public access 
easement to access the above easement. 

• These easements are to be identified and 
subject to a covenant that no development 
or conveyance can occur on the land until 
CBS has platted the easements and formally 
notified the State. 



Current Zoning

• Currently zoned as R-1: Single family and 
duplex residential district

• R-1 often used as a “holding” designation

• Adjacent to Industrial and Commercial-2 
zones

• Rezone possibilities: C-2, Industrial, 
Waterfront

• Spot zoning concerns



Utilities

• Electric
• 3 phase distribution power line runs along HPR

• Service voltage transformers would be needed to supply 
power to property

• Cost ranges with intended use: As low as $5k for limited 
residential use, $100k+ for underground power 
distribution system and communications facilities for 
higher demand commercial/industrial use

• Water
• Water is on upland/outbound lane of highway 

• Extension would need to cross highway

• Sewer
• Sewer ends at 4802 HPR

• Extension would need to cross highway







































 
 
 
 
 
 

 
 

 

Administration, 100 Lincoln Street, Sitka, Alaska 99835 
907-747-1812      administrator@cityofsitka.org 

 
 

City and Borough of Sitka 

PROVIDING FOR TODAY…PREPARING FOR TOMORROW 

 

Coast Guard City, USA 
 

March 5, 2021 
VIA CERTIFIED MAIL/EMAIL 

karl@sheeatika.com 
Mr. Karl Potts 
President and CEO 
Shee Atika, Inc.  
315 Lincoln Street # 300 
Sitka, AK 99835 
 
 
Re:      Response to Request for Proposals: 4951 Halibut Point Road 
 
Dear Mr. Potts, 
 
The City and Borough of Sitka (CBS) would like to thank you and your partners for submitting a 
response to the Request for Proposals (RFP) for Lease/Sale for Development of a Portion of Lot 
1, USS 3670, 4951 Halibut Point Road, Sitka, Alaska. Our internal review team has reviewed your 
response but felt unanimously that there were a few areas of clarification needed before a 
comprehensive evaluation can take place. Please find the areas requiring further explanation or 
detail below:  
 
1. Site Plan 

a. The site plan provided in your response lacked the details requested in the RFP, 
particularly the approximate dimensions of buildings and improvements. It would be 
helpful for CBS to have a sense of the structure types proposed, particularly for the 
larger Salmon Bake and Welcome Center buildings. Please submit a site plan that 
provides these details.  

b. More specification on the parking area, including number of parking spots, is needed. 
c. CBS also wanted to note (as was described in Section A of the RFP) that the tidelands 

identified for use in your site plan, including the small offshore island for the Zipline 
use, are State of Alaska tidelands. Shee Atika and its partners will need to approach 
the State of Alaska to secure necessary approvals for use of these tidelands were the 
proposal to be accepted.  

2. Utilities 
a. CBS will require the installation of permanent sewer services for development of this 

parcel per SGC 15.04.030 and cannot accept use of vault toilets for this site. A 
modified proposal with sewer infrastructure will be needed for CBS to evaluate the 
response.  

3. Operating Plan 
a. Details on operating plan were not provided in the RFP response. In particular, CBS 

would like site control and operating hours to be addressed. Additionally, CBS would 
like more detail on the “high capacity vehicle passenger trams” to be utilized for 
transportation to the site from the cruise ship dock.  

4. Financial Information 

mailto:administrator@cityofsitka.org
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a. In Section 10, Itemization of Revenues to CBS, we found an inconsistency in the data 
and could not replicate the total revenues based on the customer numbers and per 
person fee provided. Based on the provided assumptions, CBS found that total 
revenue sharing to CBS was overstated by approximately 25%. Please resubmit this 
section with assumptions and totals that are replicable.  

b. Section 4a, Estimate of Long-Term, Recurring Revenues & Sale/Lease Revenues to 
CBS, had similar data inconsistencies; the revenue sharing figures from Section 10 
were used in the Section 4a analysis (which requires clarification per the above note). 
It also appears that in the Average Annual Total column, the Long-Term Recurring 
Revenue was doubled in arriving at the bottom line “Total Potential CBS Revenue from 
all Sources”. Please resubmit this section with assumptions and totals that are 
replicable.  

5. Public Access 
a. One of the evaluation criteria for the RFP is long-term, recreational benefits to the 

community. The response stated that “some aspects” of the development will be open 
year-round but didn’t provide any specifics. Please provide more detail on the 
recreation benefits your proposal provides to the community.  

b. As described in Section A of the RFP, there is a public access easement along the 
mean high water of this property. The response did not address how development of 
the site will interact with, enhance, and/or manage public access rights to the tidelands. 
Please address how the site plan and operation plan will account for public access to 
tidelands.  

6. Local Employment  
a. Section 2a of the response speaks to employment impacts as a result of the proposal, 

stating that seasonal positions directly benefit the community by providing jobs for 
local college students returning home for the summer and individuals working in winter 
seasonal positions such as the school system. However, Section 1a forecasts 
$700,000 annual expense in employee housing which indicates that a significant 
portion of the positions will be filled by non-resident workers. Please provide 
anticipated resident versus non-resident employment for the development.   

 
CBS requests that the modified submission be delivered by close of business on Monday, April 
5, 2021. If Shee Atika and its partners require more time, please notify us of a more appropriate 
timeline. If a new timeline is not agreed upon, and a new submission is not received by April 5th, 
CBS will assume that SAI and its partners do not wish to modify their response and will evaluate 
it “as is”.   
 
 
Sincerely, 
 
 
 
 
John M. Leach 
Municipal Administrator 
 
cc: Via Email Only: 

Brian Hanson, Municipal Attorney 
 Amy Ainslie, Planning Director   
 
 



 
 

April 2, 2021 
 
 
John M. Leach 
Municipal Administrator 
100 Lincoln St. 
Sitka, AK 99835

 
 
Re: Response to additional information requested with respect to Request for Proposals: 4951 

Halibut Point Road  
 
Dear Mr. Leach, 
 
 
Please find below additional clarification as requested to complete our RFP response:

 
 

1. Site Plan  
a. The site plan provided in your response lacked the details requested in the RFP, 

particularly the approximate dimensions of buildings and improvements. It would be 
helpful for CBS to have a sense of the structure types proposed, particularly for the 
larger Salmon Bake and Welcome Center buildings. Please submit a site plan that 
provides these details 

• A Site Plan is attached. All structures will be open on at least 3 

sides and will be heavy timber frame construction. 

b. More specification on the parking area, including number of parking spots, is needed. 
• An additional parking area near Halibut Point Road that would 

contain 20 spaces is being proposed. The parking area shown on 

the site plan would contain 10 parking spaces. The City of Sitka 

General code does not contain a definition for this type of 

development and required parking. However, for retail 

developments, 1 parking space is required for every 300 SF of 

building space A total of 6000 SF of total building space for all the 

structures is estimated, which would equate to 20 parking spaces 

being required. 30 spaces minimum will be provided. Parking is 

primarily for the tour shuttles. When tours are in operation, 

community access to the interior lot will be not be accommodated. 

For potential community events in the off season, the lot adjacent 

to the road is being proposed. 30 spaces would exceed the City 

Code requirement. 
c. CBS also wanted to note (as was described in Section A of the RFP) that the 

tidelands identified for use in your site plan, including the small offshore island for the 
Zipline use, are State of Alaska tidelands. Shee Atiká and its partners will need to 



 

approach the State of Alaska to secure necessary approvals for use of these 
tidelands were the proposal to be accepted. 

• Shee Atiká and it’s partners acknowledge and accept that any 

proposed structures in, or use of, the tidelands will require 

approval by the State of Alaska. The Site Plan submitted is 

conceptual in nature. It is the goal of the developer to locate 

structures outside of the tidelands once the site layout is formally 

designed and the locations for the structures surveyed.  

 
2. Utilities  

a. CBS will require the installation of permanent sewer services for development of this 
parcel per SGC 15.04.030 and cannot accept use of vault toilets for this site. A 
modified proposal with sewer infrastructure will be needed for CBS to evaluate the 
response.  

• The response from CBS indicated that there is a sewer line that is 

in the tidelands south of the property. The exact location of the 

sewer line is not known however a location for restrooms and the 

sewer line connection has been indicated on the site plan. A 

utility easement to run the sewer line is likely required, and thus 

we will connect to utilities per CBS code that are within 200 feet 

and we assume that a utility easement will be required either 

through the adjacent private property or from CBS in the 

tidelands. 

 
3. Operating Plan  

a. Details on operating plan were not provided in the RFP response. In particular, CBS 
would like site control and operating hours to be addressed. Additionally, CBS would 
like more detail on the “high-capacity vehicle passenger trams” to be utilized for 
transportation to the site from the cruise ship dock.  

• Harbor Point will be overseen by the General Manager of 

Adventure Sitka. There will be 3 onsite Managers overseeing the 

welcome center, adventure attractions, and salmon bake. The 

hours of operations would generally complement the daily ship 

schedule. Typical port calls are between 7am and 6pm. Access to 

the site from the cruise pier would be provided by continuous 

shuttles of up to 4 buses with capacity of 48-62 passengers. 

There will be at least one bus that is equipped with an ADA lift 

for passengers with mobility restrictions. 

 

4. Financial Information  
a. In Section 10, Itemization of Revenues to CBS, we found an inconsistency in the 

data and could not replicate the total revenues based on the customer numbers and 
per person fee provided. Based on the provided assumptions, CBS found that total 
revenue sharing to CBS was overstated by approximately 25%. Please resubmit this 



 

section with assumptions and totals that are replicable. 
• See revised table attached. 

b. Section 4a, Estimate of Long-Term, Recurring Revenues & Sale/Lease Revenues to 
CBS, had similar data inconsistencies; the revenue sharing figures from Section 10 
were used in the Section 4a analysis (which requires clarification per the above 
note). It also appears that in the Average Annual Total column, the Long-Term 
Recurring Revenue was doubled in arriving at the bottom line “Total Potential CBS 
Revenue from all Sources”. Please resubmit this section with assumptions and totals 
that are replicable. 

• See revised table attached. 
• Please note that excursions sold on the ships are subject to Sitka 

sales tax, which is paid by local tour operators.  At a recent 

Planning Commission meeting, there were public comments that 

indicate a misunderstanding that cruises take a percentage of the 

tour price from the operator. It would seem that non-tour 

businesses and community members do not understand the 

relationship between vendors and cruise lines. We understand 

that the Chamber is working hard to correct the misperception 

and get the facts into public domain.  
 

5. Public Access 
a. One of the evaluation criteria for the RFP is long-term, recreational benefits to the 

community. The response stated that “some aspects” of the development will be open 
year-round but didn’t provide any specifics. Please provide more detail on the 
recreation benefits your proposal provides to the community. 

• Per pages 12 and 16 of the original proposal response: “Harbor 

Point recreation Park amenities will be available for rental to 

local Sitka organizations, when safe and reasonable, during off-

season periods.” “Access to aspects of the development would be 

open year-round………. The development would provide venues 

for community events in the off-season and during days and 

hours when tours are not being held.” 

b. As described in Section A of the RFP, there is a public access easement along the 
mean high water of this property. The response did not address how development of 
the site will interact with, enhance, and/or manage public access rights to the tidelands. 
Please address how the site plan and operation plan will account for public access to 
tidelands. 

• The proposed development structures will not encroach on the 

public access easement. The proposed trail will likely come up 

alongside the easement to facilitate the occasional low tide 

guided educational exploration of the tidelands as an integral 

aspect of the cultural heritage of the Tlingit people. The proposed 

dock gangway will bridge across the tidelands. Public access to 

the tidelands will remain. The public will be encouraged to use 



 

one the proposed trails to access the tidelands as opposed to the 

social trails that are currently used.  

 

6. Local Employment  
a. Section 2a of the response speaks to employment impacts as a result of the proposal, 

stating that seasonal positions directly benefit the community by providing jobs for 
local college students returning home for the summer and individuals working in winter 
seasonal  positions  such  as  the  school  system.  However,  Section  1a   forecasts 
$700,000 annual expense in employee housing which indicates that a significant 
portion of the positions will be filled by non-resident workers. Please provide 
anticipated resident versus non-resident employment for the development. 

• 100% local hire is the goal for Harbor Point. Based on past 

experience in Alaskan cruise ports, the labor demand exceeds 

local interest. Adventure Sitka has typically filled positions with 

40% local hire then they have to recruit outside of the 

community for the remaining demand. The goal to attract more 

local hire including for the full-time positions. The housing 

outlined in the RFP is for the full Adventure Sitka operation which 

includes other tour activities outside of the Harbor Point site. It is 

not feasible to try to identify the portion of HP employees that 

will use the proposed housing at this point in time, as local hire 

will fluctuate year to year. Adventure Sitka will be providing 

employee housing for up to 18 people for their operations without 

the Harbor Point development, so that the local housing market is 

not impacted by the seasonal demand tour operators typically 

place on the location. 

 

Shee Atiká and Adventure Sitka would like to conclude by emphasizing that our proposed lease 
arrangement with the CBS has upside potential in that as the number of cruise passengers 
increase over time, the revenue sharing potential for the CBS increases as well.  “The tide” of 
increased demand for excursion capacity will “float all boats” in the Sitka community.  We intend 
for this project to be as beneficial for the community as we can possibly make it. Conversely, if 
we don't expand our offerings, we will lose port calls from ships and we thus risk losing out as a 
community.  This is contrasted to other discussed uses of the subject property such as housing 
which would be a static, one-time transaction and will result in loss of public property to private 
ownership and risk denuding the shore-side grandeur and beauty of the area. 

 
 
Sincerely, 

 
Karl Potts 
Shee Atiká CEO
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Year 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031

10 Year       

Total

Years 2032-

2041***

20 Year       

Total

Anticipated Passenger Count 370266 368266 368266 389624 431124 490124 490124 563124 563124 563124

Cultural Experience
Shore Ex Customers* 27,029           26,883           26,883           28,443           31,472           35,779           35,779           41,108           41,108           41,108           335,593            411,081            746,674            

Revenue to CBS (fee per person) 4$      108,118$      107,534$      107,534$      113,770$      125,888$      143,116$      143,116$      164,432$      164,432$      164,432$      1,342,372$      1,808,754$      3,151,127$      

Aerial Adventure Park
Shore Ex Customers** 7,776             7,734             7,734             8,182             9,054             10,293           10,293           11,826           11,826           11,826           96,540              118,256            214,797            

Revenue to CBS (fee per person) 4$      31,102$        38,668$        38,668$        40,911$        45,268$        51,463$        51,463$        59,128$        59,128$        59,128$        474,927$         520,327$         995,253$          

Total Revenue Sharing to CBS 139,220$    146,202$    146,202$    154,681$    171,156$    194,579$    194,579$    223,560$    223,560$    223,560$    1,817,299$    2,329,081$    4,146,380$    

Base Lease 50,000$        50,000$        50,000$        50,000$        50,000$        50,000$        50,000$        50,000$        50,000$        50,000$        500,000$         500,000$         1,000,000$      

Total Annual Revenue to CBS 189,220$    196,202$    196,202$    204,681$    221,156$    244,579$    244,579$    273,560$    273,560$    273,560$    2,317,299$    2,829,081$    5,146,380$    

* Cultural Experience Shore Ex is projected to be 7.3% of the annual anticipated passenger count

**Aerial Adventure Park Shore Ex is projected to be 2.1% of the annual anticipated passenger count

*** Years 2032-2041 there will be a 10% increase in the fee per person = $4.40
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Long Term Recurring Revenue to CBS Basis Value Percentage

Average Annual 

Total 10 Year Total 20 Year Total

Sales Tax From Tour Sales 207,319$                          6.0% 12,439$                   124,391$          248,783$            

Property Tax on Structures 1,015,000$                       0.6% 6,090$                     60,900$            121,800$            

Revenue Sharing 207,319$                1,817,299$       4,146,380$        

Total 225,848$             2,002,591$    4,516,963$      

Annual Lease Fee 50,000$                   500,000$          1,000,000$        

Total Potential CBS Revenue from all 

Sources 275,848$             2,502,591$    5,516,963$      

Caroline Storm
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4a. ESTIMATE of LONG-TERM, RECURRING REVENUES & SALE/LEASE REVENUES to CBS



Karl,

We’re moving forward with the scoring of your proposal and presentation to the Assembly.  In reviewing your 
resubmission, we still found a few inconsistencies that I hope you could clarify.  We won’t hold up the process 
waiting for the corrections, but wanted to give you the opportunity to correct them, nonetheless.

On Section 10. Itemization of Revenues to CBS: 
The total revenue sharing to CBS in years 2023-2031 still appears to be overstated. We back calculated the 
anticipated revenues based on your assumptions, and still find that your bottom line numbers for “Total 
Revenue Sharing to CBS” is overstated. Either the fee per person you used to get to your bottom line is higher 
than $4 (we calculate that if the revenue numbers are right, and the visitor numbers are right, the fee per 
person is $4.22), or the visitor numbers are higher than your stated numbers (we calculate that if the revenue 
numbers are right, and the fee per person is $4 in this timeframe, visitor numbers are off by ~2000-3000 visitors 
per year). The totals that you provided for the 2032-2041 timeframe are replicable, so those appear accurate. 

On Section 4a. Estimate of Long-term, Recurring Revenues & Sale/Lease Revenues to CBS: 
The basis value for sales tax as stated is $207,319, which is oddly the same number as the average annual total 
for Revenue Sharing with CBS. This would imply that the price for the tours is significantly lower than the prior 
submission – can we confirm that this is correct? Also, the numbers that appear inaccurate in Section 10 are an 
input for this table, so that will need to be updated in this section as well. 

Thanks in advance for the clarification, and we hope to have some results out soon.

Best,

John M. Leach
Municipal Administrator
City and Borough of Sitka, Alaska
100 Lincoln Street, Sitka, Alaska, 99835
(907) 747-1812
administrator@cityofsitka.org

Page 1 of 1
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Good afternoon John,
Please find attached the corrected versions of the spreadsheets associated with Sections 
10 and 4a.  Rather than sending you a flat file, you now have the actual Excel sheet. Your 
staff was correct in identifying the errors, the source of which seemed to primarily that a 
couple of cells had hard coded entries rather than formulas.  Since the tables were linked, 
the error in one rippled into the next.  The result of course is a reduction in the 20 year 
projection of approximately $90,000.  As you know, this is merely a projection but from 
an evaluative perspective, it is important to be able to validate the estimation.

We hope this correction finds good favor with you.  As always, we stand ready to 
respond to any further questions you may have.  Feel free to contact me at any time.

Very respectfully yours,

Karl
Karl Potts
President / CEO
Shee Atiká, Inc.
315 Lincoln Street, Suite 300
Sitka, AK  99835
O:  907.747.3534
E:  karl@sheeatika.com
Website:  www.sheeatika.com
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Year 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031
10 Year       
Total

Years 2032‐
2041***

20 Year       
Total

Anticipated Passenger Count 370,266       368,266       368,266       389,624       431,124       490,124       490,124       563,124       563,124       563,124      

Cultural Experience
Shore Ex Customers* 27,029           26,883           26,883           28,443           31,472           35,779           35,779           41,108           41,108           41,108           335,593            411,081            746,674            
Revenue to CBS (fee per person) 4$      108,118$       107,534$       107,534$       113,770$       125,888$       143,116$       143,116$       164,432$       164,432$       164,432$       1,342,372$       1,808,754$       3,151,127$      

Aerial Adventure Park
Shore Ex Customers** 7,776              7,734              7,734              8,182              9,054              10,293           10,293           11,826           11,826           11,826           96,540               118,256            214,797            
Revenue to CBS (fee per person) 4$      31,102$         30,934$         30,934$         32,728$         36,214$         41,170$         41,170$         47,302$         47,302$         47,302$         386,162$          520,327$          906,489$         
Total Revenue Sharing to CBS 139,220$     138,468$     138,468$     146,499$     162,103$     184,287$     184,287$     211,735$     211,735$     211,735$     1,728,534$    2,329,081$    4,057,615$    

Base Lease  50,000$         50,000$         50,000$         50,000$         50,000$         50,000$         50,000$         50,000$         50,000$         50,000$         500,000$          500,000$          1,000,000$      
Total Annual Revenue to CBS 189,220$     188,468$     188,468$     196,499$     212,103$     234,287$     234,287$     261,735$     261,735$     261,735$     2,228,534$    2,829,081$    5,057,615$    

* Cultural Experience Shore Ex is projected to be 7.3% of the annual anticipated passenger count

**Aerial Adventure Park Shore Ex is projected to be 2.1% of the annual anticipated passenger count

*** Years 2032‐2041 there will be a 10% increase in the fee per person = $4.40



Long Term Recurring Revenue to CBS Basis Value Percentage
Average Annual 

Total 10 Year Total 20 Year Total
Sales Tax From Tour Sales 202,881$   6.0% 12,173$   121,728$           243,457$            
Property Tax on Structures 1,015,000$   0.6% 6,090$   60,900$             121,800$            
Revenue Sharing 202,881$                 1,728,534$        4,057,615$        
Total 221,144$              1,911,163$     4,422,872$      

Annual Lease Fee 50,000$   500,000$           1,000,000$        
Total Potential CBS Revenue from all 

Sources  271,144$              2,411,163$     5,422,872$      



Karl,

Thank you for finding those errors in the 20 Year Projection, those now appear to be consistent with the 
provided assumptions. However, on the Total Revenue sheet, the basis value for sales tax still seems off. Based 
on the formula in the provided Excel sheet, your basis value for sales tax is your 20 year total of “Total Revenue 
Sharing to CBS” (which is cell Q23 on the 20 Year Projection tab) divided by 20 – i.e. an annual average of CBS 
revenues. Does this mean that the intended ticket price/entrance fee for visitors is $8, half of which goes to 
CBS? On your original submission, the basis value for sales tax was $1,448,000 – based on the average of the 
2022-2031 customer numbers you provided, ~43,213 customers annually, this would result in an average ticket 
price of ~$33.50. Was this an intentional change between submissions?

Best,

John M. Leach
Municipal Administrator
City and Borough of Sitka, Alaska
100 Lincoln Street, Sitka, Alaska, 99835
(907) 747-1812
administrator@cityofsitka.org
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Greetings John,
Thanks for your note. I’ve attached a memo to you with explanations to both of your questions from Monday. I 
hope my response provides clarity and aids in your evaluation of our proposal. We view this opportunity as an 
important driver to the community of Sitka, both in terms of development work to be done in 2021 and more 
importantly, in 2022 and for years to come.

Please feel free to contact me with any additional questions you may have.

Cheers,

Karl 
Karl Potts
President / CEO
Shee Atika, Inc.
315 Lincoln St., Suite 300
Sitka, AK 99835
O: 907.747.3534
Email: karl@sheeatika.com
Website: www.sheeatika.com
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315 Lincoln Street, Suite 300 Sitka, AK  99835   O:  907.747.3534 Website:  www.sheeatika.com 

 
April 21, 2021 
 
 
John M. Leach 
Municipal Administrator 
100 Lincoln St. 
Sitka, AK 99835

 
 
Re: Response to questions with respect to Request for Proposals: 4951 Halibut Point Road  
 
Greetings John, 
 
Please find below Shee Atika’s additional clarification to your questions dated April 19, requested 
to complete our RFP response:

 

1. “Based on the formula in the provided Excel sheet, your basis value for sales tax is 
your 20 year total of “Total Revenue Sharing to CBS” (which is cell Q23 on the 20 
Year Projection tab) divided by 20 – i.e. an annual average of CBS revenues. Does 
this mean that the intended ticket price/entrance fee for visitors is $8, half of 
which goes to CBS?” 

The intended ticket price to be presented to the cruise lines is estimated to be 
$45 per person for the Cultural program and $122 per person for the Aerial 
Adventure program. Shee Atika had indicated that the “revenue sharing” to 
CBS as presented were estimations for evaluation purposes, based on what we 
know of cruise schedules in 2022 and out-years. For each year of the initial 
lease, $4 per person for each program will be paid to CBS as payment on the 
lease.  It is important to note that until negotiations are finalized with the 
cruise lines, all numbers are estimates and provided as a gauge of possible 
anticipated revenues.  This will vary from year to year. 

 

 

 

 

 

http://www.sheeatika.com/


 

2. “On your original submission, the basis value for sales tax was $1,448,000 – based 
on the average of the 2022-2031 customer numbers you provided, ~43,213 
customers annually, this would result in an average ticket price of ~$33.50. Was 
this an intentional change between submissions?” 

a. There was a formulaic error in the spreadsheet used for the original 
submission which has been corrected in the attached spreadsheet.  On the 
“CBS Total Revenue” tab, the Basis Value (BV) is essentially the average 
annual total sales over a 20-year time frame.  BV is projected to be 
$2,990,274.  Assuming the sales tax rate remains at 6%, the average 
annualized sales tax revenue is computed as $179,416.  The 10 year and 20 
year totals are extrapolated accordingly. 

It is important to note that all numbers are estimates and will vary based on 
actual landed passengers and cruise ship visits.  The projections are provided 
as a gauge of possible anticipated revenues, which will vary from year to year. 

As always, please contact me should you have additional questions. 

Very respectfully yours, 

 

Karl Potts 

President & CEO 

E:  karl@sheeatika.com 
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Year 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031
10 Year       
Total

Years 2032‐
2041***

20 Year       
Total

Anticipated Passenger Count 370,266       368,266       368,266       389,624       431,124       490,124       490,124       563,124       563,124       563,124      

Cultural Experience
Shore Ex Customers* 27,029           26,883           26,883           28,443           31,472           35,779           35,779           41,108           41,108           41,108           335,593            411,081            746,674            
Revenue to CBS (fee per person) 4$      108,118$       107,534$       107,534$       113,770$       125,888$       143,116$       143,116$       164,432$       164,432$       164,432$       1,342,372$       1,808,754$       3,151,127$      

Aerial Adventure Park
Shore Ex Customers** 7,776              7,734              7,734              8,182              9,054              10,293           10,293           11,826           11,826           11,826           96,540               118,256            214,797            
Revenue to CBS (fee per person) 4$      31,102$         30,934$         30,934$         32,728$         36,214$         41,170$         41,170$         47,302$         47,302$         47,302$         386,162$          520,327$          906,489$         
Total Revenue Sharing to CBS 139,220$     138,468$     138,468$     146,499$     162,103$     184,287$     184,287$     211,735$     211,735$     211,735$     1,728,534$    2,329,081$    4,057,615$    

Base Lease  50,000$         50,000$         50,000$         50,000$         50,000$         50,000$         50,000$         50,000$         50,000$         50,000$         500,000$          500,000$          1,000,000$      
Total Annual Revenue to CBS 189,220$     188,468$     188,468$     196,499$     212,103$     234,287$     234,287$     261,735$     261,735$     261,735$     2,228,534$    2,829,081$    5,057,615$    

* Cultural Experience Shore Ex is projected to be 7.3% of the annual anticipated passenger count

**Aerial Adventure Park Shore Ex is projected to be 2.1% of the annual anticipated passenger count

*** Years 2032‐2041 there will be a 10% increase in the fee per person = $4.40



Long Term Recurring Revenue to CBS Basis Value Percentage
Average Annual 

Total 10 Year Total 20 Year Total
Sales Tax From Tour Sales 2,990,274$                        6.0% 179,416$                 1,794,165$       3,588,329$        
Property Tax on Structures 1,015,000$                        0.6% 6,090$                      60,900$             121,800$            
Revenue Sharing 202,881$                 1,728,534$       4,057,615$        
Total 388,387$              3,583,599$     7,767,745$      

Annual Lease Fee 50,000$                    500,000$           1,000,000$        
Total Potential CBS Revenue from all 

Sources  438,387$              4,083,599$     8,767,745$      



RFP for Lease/Sale for Development of a portion of Lot 1, USS 3670 
Physical Address 4951 Halibut Point Road, Sitka, AK 99835 

 
Proposer: Shee Atika Inc., Adventure Sitka, McG Construction 
Scoring Date: April 19, 2021 
 

Criteria Min to Max 
Points Available Score 

1. Development Dollars Invested by Proposer 
Investments in development ripple throughout the 
economy. How much investment will be made in 
developing the property, and what are the local benefits of 
that investment? 

0 to 15 8.4 

2. Employment Impact  
What employment opportunities does 
sale/lease/development of this parcel create? Are the jobs 
created year-round positions with living wages? Are the 
positions short-term (temporary) or long-term 
(permanent)? 

0 to 15 7.3 

3. Long-term, Recreational Benefits to the Community  
Public access easements to the waterfront must be 
maintained. What improvements will be made to enhance 
the long-term, recreational benefits to the community as a 
whole? 

0 to 10 5.9 

4. Long-term, Recurring Revenues to CBS 
What are the anticipated revenues from property tax, sales 
tax, utility usage, and any special revenues (revenue 
sharing, royalties, etc.) that CBS can expect as a result of 
the proposal? Are all assumptions and background 
information for calculating anticipated revenues clear, 
reasonable, and replicable? How vulnerable are these 
anticipated revenues to changes in market/economic 
conditions? How soon after execution of a sale or lease 
will CBS realize these revenues? 

0 to 25 15.5 

5. CBS Sale/Lease Revenues  
What is the proposed sale/lease price, and how does that 
compare to other proposals? Points in this category will be 
based upon the following formulas: 
Proposed Sale: (Your Purchase Price/Highest Purchase 
Price) X 35 points 
Proposed Lease: (Your Lease Price/Highest Lease Price) 
X 35 points 

0 to 35 35 

TOTAL 100 72.1 
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