
 
Discussion / Direction / Decision on the Harbor 

Mountain Bypass Cell Tower Parcel Lease. 
 
 

Recommendation: Direct staff to prepare the lease and ordinance and to provide feedback on 
any requested changes to the preliminary terms as outlined in this memo. 



 
 

 
 
 

 
 

 
 

 

City and Borough of Sitka 

PROVIDING FOR TODAY…PREPARING FOR TOMORROW 

 

Coast Guard City, USA 
 

MEMORANDUM 
 
To:  Mayor Eisenbeisz and Assembly Members 
 
Thru:  John Leach, Municipal Administrator   
   
From:  Amy Ainslie, Planning Director  
 
Date:  May 4, 2021 
 
Subject: Harbor Mountain Bypass Cell Tower Parcel Lease   
 
 
 
Background 
On August 5, 2020, the Assembly directed staff to issue a Request for Proposals (RFP) 
to lease a site on Harbor Mountain Bypass Road for the purpose of cell tower 
development. CBS was approached by Vertical Bridge/New Horizons (VB/NH) who are 
contractors for Verizon Wireless with the original request to lease municipal land in this 
area.  
The RFP was developed and advertised from October 2 – November 2, 2020. One 
proposal was received, and it was from VB/NH. The response was reviewed by CBS 
staff including Planning, Public Works, Finance, Electric, and SFD. The review team 
agreed unanimously that some further detail and more competitive terms were needed 
in order to move forward with a lease; a letter was sent from CBS to VB/NH on 
December 17th requesting further information.  
VB/NH provided a response and modified terms to CBS on February 25th. CBS staff has 
since reviewed the modified response and felt it was sufficiently complete and 
competitive to bring forward to the Assembly for consideration.  
Analysis 
Leases of this length require authorization from the Assembly via ordinance. Staff would 
like direction from the Assembly to move forward in preparing a lease document and an 
ordinance for this lease.  
Broadly, these are the terms of the lease as proposed:  

• $1,000/month base lease price  
• 2% annual rent escalator on the base lease price  
• 33% revenue sharing for rents paid by future co-locators (i.e. subtenants on the 

tower exclusive of Verizon Wireless) 
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• Lease area is approximately 5,625 square feet plus the access drive  
• Initial term of 5 years with renewal terms at each 5 year increment for a total of 

30 years 
Much of the information exchange between CBS and VB/NH centered around the base 
lease price. Given a few comparable leases in Sitka we were able to find, CBS staff 
initially felt a substantially higher base lease price was warranted. However, after 
discussion with the proposers on the investment challenges for new tower development, 
staff agrees the alternative revenue sharing structure as proposed best balances 
developer and CBS returns.  
 
Fiscal Note 
No expenses for development of the lease and ordinance are expected at this time. A 
survey of the lease parcel will be a required attachment to the lease agreement and 
ordinance; as was explicated in the RFP, this expense is to be borne by the selected 
proposer (VB/NH).  
 
Recommendation 
Direct staff to prepare the lease and ordinance and to provide feedback on any 
requested changes to the preliminary terms as outlined in this memo.  
 
  
Attachments:  

• RFP & Attachments 
• VB/NH RFP Response 
• CBS Response 12.17 
• VB/NH Response 2.25 



REQUEST FOR PROPOSALS (RFP) 
 

HARBOR MOUNTAIN BYPASS CELL TOWER PARCEL LEASE 
 
 

 
 
 
 

Advertise Request for Proposal   October 2, 2020 to November 2, 2020 
Submittals Due     November 2, 2020 
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Released October 2, 2020 
 

REQUEST FOR PROPOSALS 
ISSUED BY 

THE CITY AND BOROUGH OF SITKA, ALASKA 
FOR 

LEASE OF MUNICIPAL LAND FOR CELL TOWER DEVELOPMENT – A PORTION 
OF TRACT C ASLS 79-4, HARBOR MOUNTAIN BYPASS ROAD 

OCTOBER 2020 
 
A. Overview 
 
The City and Borough of Sitka (CBS) intends to lease a 2,500 – 10,000 square foot tract of land 
within the northeast portion of Tract C, ASLS 79-4 for the purposes of cellular tower development, 
construction, and operation. The lease parcel is not yet surveyed, as the intent was to retain 
flexibility for the selected developer to identify a suitable location for a tower within the area of 
interest. An aerial vicinity map is provided to indicate the area of interest for lease.  
 
 
B.  Property Characteristics  
 
The area of interest for the lease is located on Harbor Mountain Bypass Road, which is a right-of-
way maintained by CBS. It is also proximate to a municipal water tower. Electric service is 
available in the vicinity; the selected developer will need to extend electric service into the lease 
parcel.  
 
There are mapped wetlands in the area; the selected developer will need to contact the Alaska 
Army Corps of Engineers to definitively determine wetlands delineation in the area, and for 
information regarding development in the wetlands. A map of known wetlands is available in the 
Appendices and provided as informational only. CBS makes no representations, determinations, 
or waivers of wetlands in the area and/or regulatory requirements for development of wetlands in 
this area.  
 
The property is zoned as R-1 single-family and duplex residential. Cellular antennas and towers 
are allowed. Proposers are encouraged to review the zoning code which can be accessed at: 
https://www.codepublishing.com/AK/Sitka/ 
 
 
 
 
 

https://www.codepublishing.com/AK/Sitka/
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C. Existing Utilities and Construction Information 
 
Single-phase electric service is available in the area; approximately 1,000 feet of underground feed 
would need to be run to the site and a pad mount transformer installed. If larger electrical needs or 
three phase power is requested by the selected proposer, CBS can work with the selected proposer 
to meet the needs for the project. Reponses to the RFP should include power needs/demand.  
 
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 properties downstream. The 
selected proposer for this property will 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 maximum building height in the R-1 zone is 35 vertical feet - CBS recognizes this is below 
the usual/industry standard for cell tower construction. Upon receiving and selecting a proposal, 
CBS will apply for a variance through the Sitka Planning Commission to secure rights to build a 
tower taller than 35 feet based on the total maximum height as described in the Site Plan (see 
section E) of the selected proposal. This variance will be sought prior to execution of the lease.  
 
Obtaining all necessary geotechnical information and applicable permits during planning, design, 
and construction shall be sole responsibility of the selected proposer.  
 
D. Surveying 
 
This lease area is not yet surveyed – flexibility is offered for the selected proposer to define the 
lease boundaries within the designated vicinity. The area to be leased shall be no smaller than 
2,500 square feet and no larger than 10,000 square feet. The selected proposer shall commission a 
survey of the lease area (with a surveyor licensed in the State of Alaska), which will be agreed 
upon between the selected proposer and CBS prior to execution of the lease documentation. The 
survey will be completed at the sole expense of the selected proposer.  
 
 
E.  Requirements for Proposals 
 
It is the goal of the CBS for private developers to lease this property and develop it with a cellular 
tower.  
 
Developers 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.  
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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 proposer’s experience working in Southeast Alaska or a similar 
environment. 

6. Site Plan: Detailed proposed lease lot and structure layout with approximate 
dimensions of parcel, buildings/structures/improvements, site security, and 
landscaping, fences, or any other features that would provide buffer or visual screening 
of the tower.  

7. Details on proposed roads, utilities, and drainage improvements to be constructed. 
Include expected electric power demand.  

8. Concept narrative of your development plan for the project including estimated time of 
completion, site security, and improvements to services for cell users.  

9. Sources of funding for the project and a tentative development timetable.  
10. Proposed lease price: Proposed lease price should be expressed as US dollars per year.  
11. Responses are limited to no more than 15 pages.  

 
Responses to this RFP will be evaluated and ranked based on the following criteria (100 points 
total): 

 
1. Development/Site Plan (0 to 20 points) 

Does the proposal address site security? Does the proposal include provisions for 
buffering/visual screening? Is proposer (and team) qualified to perform the work? 
 

2. Co-Location Opportunities (0 to 20 points) 
How many spaces to accommodate co-location for future wireless carriers will be 
designed? 

 
3. Timeliness of Development (0 to 10) 

How soon will the tower be constructed and service available once the lease is     
executed?  

 
4. Lease Price (0 to 50 points) 

Points for lease price shall be awarded based upon the following formula: 
(Your Lease Price/Highest Lease Price) X 50 points  

 
F. 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  
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The exterior of packaging, containing the proposals, shall be clearly marked Harbor Mountain 
Bypass Cell Tower Parcel Lease. 
 
Proposals will be received until 4:00 p.m. local time Monday, November 2, 2020.  

 
As a part of the review of proposals, CBS 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.   

 
Prior to the submittal, inquiries 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 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. 
 
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). 
 
 
Outline of Appendices 

A. Aerial vicinity map – area of interest 
B. Topography map 
C. Known wetlands mapping 
D. Survey Document: Tract C, ASLS 79-4 

mailto:planning@cityofsitka.org


Request for Proposal (RFP) 
by 

City and Borough of Sitka, Alaska 
for 

Harbor Mountain Bypass Cell Tower Parcel Lease 
 
 

Supplemental Documents 
 
1. Aerial vicinity map …………………………………………. Page 2-3 
2. Topography map……………………………………………. Page 4 
3. Known wetlands mapping..…………………………………. Page 5 
4. Survey document: Tract C, ASLS 79-4…...………………... Page 6 
 
 

Useful Links and Resources 
 
City and Borough of Sitka Web GIS  
http://www.mainstreetmaps.com/ak/sitka/public.asp 
 
Sitka General Code 
https://www.codepublishing.com/AK/Sitka/ 
 
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. 

http://www.mainstreetmaps.com/ak/sitka/public.asp
https://www.codepublishing.com/AK/Sitka/
https://www.cityofsitka.com/government/departments/publicworks/BidRFP.html
mailto:planning@cityofsitka.org


 

Municipal Water Tower 

Vicinity of 
Lease Area 



 



 

Municipal Water Tower 

Vicinity of 

Lease Area 



Granite Creek

Source: Esri, Maxar, GeoEye, Earthstar Geographics, CNES/Airbus DS,
USDA, USGS, AeroGRID, IGN, and the GIS User Community

Wetlands
Estuarine and Marine Deepwater
Estuarine and Marine Wetland

Freshwater Emergent Wetland
Freshwater Forested/Shrub Wetland
Freshwater Pond

Lake
Other
Riverine

June 15, 2020

0 0.085 0.170.0425 mi

0 0.1 0.20.05 km

1:5,069

This page was produced by the NWI mapper
National Wetlands Inventory (NWI)

This map is for general reference only. The US Fish and Wildlife 
Service is not responsible for the accuracy or currentness of the 
base data shown on this map. All wetlands related data should 
be used in accordance with the layer metadata found on the 
Wetlands Mapper web site.

SGreenshields
Polygon



























 
 

 
 
 

 
 

 
 

City and Borough of Sitka 

PROVIDING FOR TODAY…PREPARING FOR TOMORROW 

 

Coast Guard City, USA 
 

 
City and Borough of Sitka 
Attn: Amy Ainslie 
100 Lincoln Street, 
Sitka, AK 99835 
 
 
December 17, 2020 
 
 
New Horizons Telecom, Inc. 
Attn: Sherrie Greenshields 
RE: Harbor Mountain Bypass Cell Tower Parcel Lease RFP 
  
Dear Ms. Greenshields, 

  
The City and Borough of Sitka (CBS) would like to thank Vertical Bridge Development, LLC 
and New Horizons Telecom, Inc. for their response to the Request for Proposals (RFP) that CBS 
issued for a cell tower lease parcel on Harbor Mountain Bypass Road here in Sitka. Overall, CBS 
is interested in pursuing a lease with Vertical Bridge and New Horizons. However, there are 
several adjustments to Vertical Bridge/New Horizons’ RFP response CBS would like to request 
before we feel we can accept the response and move forward with developing the lease 
agreement.  

 
1. Lease Price 

a. Annual Lease Price: The review team for the RFP felt unanimously that the 
consideration offered for the annual lease price was too low. Based on our 
market research, and fees paid by other local carriers for similar services on 
other CBS infrastructure, CBS requests a rate of $6,000 per month, paid 
annually. This rate includes consideration for future subletting of co-location 
spots, so additional royalties/sublet payments will not be levied.  

b. Escalator Rate: CBS is amenable to a fixed annual escalator percentage. Given 
the average annual CPI adjustments in recent history (which CBS usually uses 
for lease rate adjustments), CBS requests the annual escalator rate of 2%.   

2. The description of the site plan did not provide specifics on buffering/visual screening 
of the tower itself, though CBS did appreciate that plans will be developed to retain as 
many trees as possible on the lease site. Please provide more clarification on plans to 
reduce the visual impact of the tower.  
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3. Please include a written and/or pictorial description of access and staging areas that will 
need to be utilized for construction of the tower outside of the lease area. CBS will 
require Vertical Bridge/New Horizons to obtain a temporary construction easement for 
areas of the right-of-way or other municipal land to be utilized for construction.  

 

Please keep in mind that ultimate approval of the lease and its terms will be made by the 
Assembly of the City and Borough of Sitka.  

 
CBS respectfully requests a response to these changes by January 8, 2021, unless a later date is 
requested by Vertical Bridge/New Horizons. Please feel free to contact me for any questions or 
clarifications.  

 
Sincerely,  
 
 
 
 
Amy Ainslie 
Planning Director  
City and Borough of Sitka 
amy.ainslie@cityofsitka.org 
907-747-1815 
 
 
Delivered electronically to sgreenshields@nhtiusa.com 
 
 
 
CC:  John Leach, Municipal Administrator  
        Melissa Haley, Finance Director 
        Michael Harmon, Public Works Director 
         

mailto:amy.ainslie@cityofsitka.org
mailto:sgreenshields@nhtiusa.com
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