City and Borough of Sitka

PROVIDING FOR TODAY...PREPARING FOR TOMORROW

Coast Guard City, USA

May 26, 2021

VIA EMAIL ONLY
Mr. Karl Potts Kkarl@sheeatika.com
President and CEO

Shee Atika, Inc.
315 Lincoln Street # 300
Sitka, AK 99835

Re: 4951 RFP — Consideration of Lease Terms
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.

Based on direction from the CBS Assembly, we would like to move forward with developing a
lease for the site consistent with the use and site plan as described in your RFP response. CBS
agrees to the twenty (20) year lease term with two ten (10) year extensions subject to CBS
Assembly and lessee approval as proposed by Shee Atika. We request your consideration of the
following changes to other lease terms:

1. Based on a ROM assessment (not fair market value appraisal which would tend to be
higher) as performed by CBS, the value for this land is estimated at $1.95 million. Given
CBS’s typical base lease rate of 4.5%, but accommodating for the lower impact
development proposal, we request consideration of $70,000 for the annual lease amount.

2. In order to keep pace with inflation, CBS requests annual escalation. The annual rent and
revenue sharing per customer would be adjusted during the second (2"¢) and all
subsequent years of the lease or extension period, based on the Consumer Price Index, at
a time when any adjustment would be made effective July 1% of the year applied. The
adjustment shall be based on the previous year’s annual percent change for Anchorage,
Alaska (also referred to as Urban Alaska) for All Urban Consumers (CPI-U) as published
by the U.S. Department of Labor, Bureau of Labor Statistics. This is in line with standard
terms that will be included in all new/renewed CBS leases.

3. Submittal of an annual report delivered at the end of the cruise ship season (to be
received by CBS no later than October 31% each year) to include customer counts to the
site and local employment numbers.

4. Site is to be rezoned as Recreation district.

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




5. Asis typical of most CBS leases, any subleases of the site will be subject to Assembly
approval. It is expected that CBS would receive revenue sharing/additional consideration
from any sublease, the terms of which are to be negotiated at time of sublease approval.

As a reminder, the deed restriction on the property requires a 100 foot perpetual access easement
(50° shoreward and 50° seaward of mean high water) along the shoreline, with a 50’ perpetual
access easement to the shoreline from the right-of-way. These easements must be approved by
the State of Alaska and platted prior to development. As the property owner, CBS will not
provide owner approval for any grading permits on this property until such a time that State
approval of the easements has been received and the easement is recorded. This survey will also
serve as an appendix to the lease agreement and will be used to formally define the lease area.

Understanding that Shee Atika and its partners would like to start development on the site as
soon as possible, we would like to present the lease with final terms and the authorizing
ordinance to the Assembly on June 22", If Shee Atika and its partners are willing to accept the
modified terms as presented in this letter, notification of acceptance by June 11" gives us
sufficient time to prepare the lease and ordinance. If Shee Atika and its partners would like CBS
to consider different terms, we request notification of those terms by Monday, June 7. Depending
on the degree of requested changes to the terms, we cannot commit to June 22" Assembly
review, though we will make our best faith efforts for timely Assembly review and approval.

Please reach out with any further questions or clarifications.

Sincerely,

Y s

John M. Leach
Municipal Administrator

Cc:  Via Email Only
Brian Hanson, Municipal Attorney
Melissa Haley, Finance Director
Amy Ainslie, Planning Director



, 315 Lincoln Street
Suite 300
Sitka, Alaska 99835

SHEE ATIKA Tel (907) 747-3534

incorporated

www.sheeatika.com
June 7, 2021

John M. Leach

Municipal Administrator

City and Borough of Sitka, Alaska

100 Lincoln Street, Sitka, Alaska, 99835

RE: Response to 4951 Halibut Point Road RFP Consideration of Lease Terms

Good afternoon John,

We have reviewed your letter (attached hereto) and requested changes to our proposed lease terms. After careful
consideration, | have the following comments and responses:

1.

Annual Base Lease Rate: Your letter references a standard CBS lease rate of 4.5% and requests an annual
lease amount of $70,000. While we appreciate the CBS’ standard lease rate of 4.5%, your rate does not take
into consideration the lease income from the $4 per passenger fee paid by the guests that visit the site. When
taking this into consideration, the effective lease rate will far exceed the standard CBS lease rate of 4.5%. Shee
Atika, Inc (SAI) is willing to modify our proposal and agree to an annual base lease rate of $60,000 per year.

Annual Escalation of Lease Rate: Our prospective tenant, Adventure Sitka, LLC (AS) provides pricing
information to cruise lines for its tour products 3 years in advance. An annual CPI adjustment would create
uncertainty in pricing tour packages and is not feasible as the tour pricing would not be able to be updated to
compensate for increases in lease rates. SAl is willing to modify our proposal and agree to a CPI adjustment to
the annual base lease rate for inflation with said base lease adjustment on the third anniversary of the lease
and every 3 years thereafter on lease anniversary.

Annual Report: SAl agrees with a requirement for reporting customer counts and employment numbers.

Site Zoning Classification: The proposed development that SAI and AS are planning is a commercial tour
operation. The Recreational District classification is not intended for commercial operations. In reviewing the
CBS Zoning Code virtually no commercial activities are permitted in a Recreational District. For example
some of the items that would be required for our development include Eating and Drinking Places which
would be required for our Salmon Bake. Retail operations which would be required to sell branded gifts for
individuals that participate in the tours as well as the Outdoor Amphitheater which is planned for cultural
presentations. Lastly, the Commercial Dock; which would be utilized for canoe tours and other water based
excursions. In order for our proposed project to be successful and operate as planned, the property needs to
be zoned C-1. Any other Zoning classification is not feasible.

CBS Approval of any Subleases: The current structure of our proposal is such that SAI is the lessee from the
City and Borough of Sitka. SAl would then sublease the parcel to AS. SAl does not feel that additional
approval or revenue share should be required from a sublease between Shee Atika, Inc and Adventure Sitka as
this is part of the SAIl proposal. SAl would be agreeable to CBS approval and revenue share from any
subleases above and beyond that which involves Adventure Sitka, LLC.

Respectfully yours,

Karl S. Potts
President/CEO

Attachment: J.Leach CBS Memo dated 05/26/2021
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June 11, 2021

John M. Leach

Municipal Administrator

City and Borough of Sitka, Alaska

100 Lincoln Street, Sitka, Alaska, 99835

RE: Revised Response to 4951 Halibut Point Road RFP Consideration of Lease Terms

Good afternoon John,

My understanding is that we have reached agreement in principle with CBS staff with regard to items #1, 2, 3 and 5 as
codified below. After our discussions this week with your office and subsequent to conversations with Chris McGraw
and Adventure Sitka, I’d like to address the remaining outstanding matter regarding #4 Site Zoning Classification as
shown below.

1.

Annual Base Lease Rate: Shee Atika, Inc (SAI) is willing to modify our proposal and agree to an annual base
lease rate of $60,000 per year.

Annual Escalation of Lease Rate: SAl is willing to modify our proposal and agree to a CPI adjustment to the
annual base lease rate for inflation with said base lease adjustment on the third anniversary of the lease and
every 3 years thereafter on lease anniversary.

Annual Report: SAl agrees with a requirement for reporting customer counts and employment numbers.

Site Zoning Classification: The more successfully the Adventure Sitka operation is executed, the greater the
customer satisfaction in the products offered on-site. We believe the resultant effect will be a higher market
share for the Sitka business community in terms of cruise passenger traffic and discretionary spending. This
increased spending will of course, benefit the City of Sitka, both directly and indirectly. In order for our
proposed project to be successful and operate as planned, the property needs to be rezoned appropriately to
allow for such activities and amenities. SAl is willing to modify our proposal and agree to a “Recreation”
zone classification with the following stipulations:

o Change “Amusement and entertainment” to a conditional use
o Change “Eating and Drinking” to a conditional use
o Change “Outdoor amphitheater” to a conditional use

Without these stipulated conditional uses and classification, a successful operation as such is not feasible. 1
would point out that our reference to a “commercial dock” is referenced in our original proposal (pages 9 &
11) and is already shown as a conditional use and is integral to the planned concept.

CBS Approval of any Subleases: SAIl is agreeable to CBS approval and revenue share from any subleases
above and beyond that which involves Adventure Sitka, LLC.

Please advise if you or CBS staff has further questions or comments.

Respectfully yours,

X, Sedpe

Karl S. Potts
President/CEO

Attachment: J.Leach CBS Memo dated 05/26/2021
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REQUEST FOR PROPOSALS - RESPONSE
Lease/Sale for Development of a
Portion of Lot |, USS 3670

495 | Halibut Point Road, Sitka, Alaska

CITY & BOROUGH OF SITKA
ALASKA

FEBRUARY 2, 2021

SUBMITTED BY: CONTACT:
SHEE ATIKA, INC. KARL POTTS
315 LINCOLN ST # 300 PRESIDENT & CEO

SITKA, ALASKA 99835 (907) 747-3534
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February 2,2021

City and Borough of Sitka
[00 Lincoln Street
Sitka, Alaska 99835

RE:  Request for Proposal
Lease/Sale for Development of 4951 Halibut Road Sitka, AK 99835

Dear Evaluation Committee,

Shee Atika Incorporated (SAl) is based in Sitka, AK. SAl was organized in 1974 under the Alaska Native Claims
Settlement Act. Many of our shareholders are from the SE Alaska region and of Tlingit descent. One of our
corporate values is to build sustainable, financially successful businesses in the Sitka community. As such, SAl is
dedicated to promoting positive impacts to the City and Borough of Sitka (CBS) region and its residents.

Adventure Sitka LLC is owned and operated by Chris McGraw and Dennis McDonnell. Chris and Dennis are
experienced, successful professionals in the cruise industry. Both are part of long-time Sitka and SE Alaska
based families dedicated to sharing Sitka’s beautiful and adventure-filled community with others. Together, SAI
and Adventure Sitka are united in their dedication to the Sitka community. We share a common devotion to
promoting its people and cultural heritage, and enhancing the overall economic benefit that tourism brings to
Sitka.

The CBS has a comprehensive evaluation of the property in the 2020 NNM/GC Master Plan. The master plan
concludes that there are a limited number of feasible uses of the parcel. Of the two recommended uses, well
over 51% of survey respondents were in favor of a visitor-oriented use.

SAl will attain the ground lease from CBS and develop the Harbor Point site. SAl will then rent the infrastruc-
ture to Adventure Sitka, who will operate the tour offerings.We have the financial resources and leadership -
know-how to successfully implement this project which is rooted in the culture and people of Sitka, past and
present. In this proposal, you will learn more about our Harbor Point Recreation Park.VWe are excited to pres-
ent this proposal featuring cultural, recreational, adventure, and environment-friendly activities for Sitka visitors
and residents.

We are an experienced team that will thoughtfully develop the Harbor Point tract for this innovative tourist
attraction. Dedicated to providing an environmentally sensitive development, this team can create place for
those seeking to interact with the unparalleled Southeast Alaska landscapes and learn about the rich culture
of Sitka and our Tlingit people. Our goal is to create a destination that serves both tourists and residents alike,
contributing financially to CBS and the greater community of Sitka.

We are the authorized representatives of Shee Atikd Inc and Adventure Sitka LLC respectively. Please feel free
to contact us with any questions or comments regarding this proposal.

Thank you for your time,

e T2 ‘
e o
Karl Potts, CEQ Chris McGraw

Shee Atika, Inc. Adventure Sitlka LLC

City & Borough of Sitka
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|.STATEMENT OF QUALIFICATIONS

Shee Atika Inc. - Developer

Shee Atika, Incorporated (SAl) is an urban cor-
poration organized pursuant to the Alaska Native
Claims Settlement Act (ANCSA), as amended.
Most of our shareholders are of Tlingit descent.
Our shareholder ancestry positions SAl to be a
solid resource for the cultural and interpretive
components of tourism developments.

SAIl will be the Prime Developer for Harbor Point
Recreation Park, working together with Adventure
Sitlka, LLC. SAI will attain the ground lease from
CBS and develop the Harbor Point site. SAI will
then rent the infrastructure to Adventure Sitka,
who will operate the tour offerings.

SAl has extensive developer experience with com-
mercial real estate serving as a landlord, tenant, and
property manager for multiple properties in Alaska
and Colorado. Tourism property development is a
strategic competency for SAL

SAl currently owns over 3,000 acres of property
around Katlian Bay near Sitka, and additional com-
mercial development properties on Alice and Char-
coal Islands adjacent to the Sitka Airport.

SAl has also owned and operated local hotel
businesses involved in tourism, owning first the
Shee Atika “Westmark” Lodge and then the Totem
Square Inn. Both facilities had more than 65 rooms
and associated retail space leased to other busi-
nesses.A component of our property management
has been to manage all aspects of tenant improve-
ment projects and property upgrades.

SAl and its affiliated companies currently own and

operate several real estate-oriented companies in

the Sitka area. These holdings include:

¢ William Paul Subdivision, currently being devel-
oped for residential / commercial purposes

*  The AT&T Cell phone tower facility

¢ The Sealing Cove Business Center, which hous-
es 5 tenants and is over 16,000 sq.ft.

*  The Dr.Walter Soboleff Subdivision, currently
being developed for residential housing

* Lincoln Street Building at 315 Lincoln Street

in Sitka, which houses 3-4 tenant and is almost

14,000 sq.ft.

The Academy Park Loop “MITRE” Building in

Colorado Springs, Colorado which is approxi-

mately 50,000 sq.ft.

SAl also owns and operates a number of subsid-
iaries in support of U.S. Government activities and
commercial endeavors on contracts valued at $50
million, including in the areas of IT/Cybersecurity,
Physical Science and Research Support Services,
Marine / Technical Services and Healthcare Manage-
ment [T. Shee Atika businesses have performed al-
most $1 billion in contract revenue over the course
of the past 20 years.

SAl owns and operates Balanced Accounting Solu-
tions which was started several years ago to service
our growing accounting / HR requirements for
federal client businesses.

SHEE ATIKA

City & Borough of Sitka
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Adventure Sitka LLC - Operator

Adventure Sitka, LLC was formed in 2019, after
three years of planning between Halibut Point
Marine Services, (Chris and Chuck McGraw) and
Alaska Coach Tours (ACT), (Dennis McDonnell).
The Company will develop and operate the tour of-
ferings conceived during their early planning years.
Adventure Sitka is 50% owned by HPMS and 50%
by Latitude49 (which is made up of the owners
from ACT).The partnership leverages their com-
bined strengths as dock, and tour operators, form-
ing a cohesive company that provides recreational
tourism in Sitka.

Adventure Sitka will be the Operator for Harbor
Point Recreation Park, and will work seamlessly in
conjunction with Shee Atika on the design, develop-
ment and construction of the project.

Adventure Sitka is expanding their shore excursion
program offerings for cruise ship visitors by acquir-
ing additional businesses. Sitka Sound Ocean Adven-
tures (SSOA) (a long-time adventure kayak com-
pany based in Sitka) was acquired last year to fulfill
the first development in the Siginaka Islands located
at short boat ride from the dock. SSOA’s existing
business remains active and is complimentary to
the newly developed kayak programs.

Sitka Cruise Ship History

On September 18,2012, the first cruise ship, Celeb-
rity Century, docked at the Halibut Point Marine fa-
cility in Sitka. ACT ferried a fleet of motor coaches
from Juneau to Sitka to support the efficient shuttle
of cruise passengers.The call was such a success
that it cemented a long-term relationship between
HPMS and ACT.

In 2013,ACT expanded their motor coach tour
operations to Sitka in an agreement with HPMS.
HPMS owns the coaches and ACT operates them
and also hosts tours from the dock facility to gen-
erate incremental revenue. Since then, the business
relationship has expanded from a single port call

to over 150,000 guests per year calling at the dock.
As the calls to the dock in Sitka increased, both
companies recognized the need for additional shore
excursions offerings to boost port revenue and
provide more opportunities for passengers.

Since 2012, and the construction of the cruise ship
dock facility, cruise lines have had more incentive to
call on Sitka. Initially there were limited attractions
such as the Alaska Raptor Center, Sitka National
Park and Fortress of the Bear. Sitka lacked a broad
port of call tour offering. Adventure Sitka is a re-
sponse to that need.

The recent construction of additional shelters and
infrastructure to improve the visitor experience
at the terminal are a significant investment at the
cruise terminal. This investment demonstrates a
confidence in the growth of the industry and the
draw of Sitka for cruise lines.

a ADl\IENTURE

New shelters under construction

McG Construction

McG Construction, Inc. is a Sitka-based general
contractor that has been in business since 1979.
The company has worked in Sitka and throughout
Alaska on commercial, residential, and industrial
construction projects. The company has completed
over $700 million worth of construction in the past
40 years.

City & Borough of Sitka
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2. QUALIFICATIONS of TEAM MEMBERS

Project Manager & Superintendent:
Chuck McGraw, McG Construction

Chuck McGraw’s experience in the construction
industry has spanned over 30 years. Chuck began
working in residential construction in his teens
with his family members, who were all lifelong
carpenters. Chuck continued in residential con-
struction until 1978 when he formed McGraw’s
Custom Construction, Inc.and began to work in
the commercial and industrial construction sector.
Chuck has personally managed over $350 million
worth of construction. He has worked on concrete
tilt-up structures, large poured in place concrete
water reservoir, numerous water and wastewater
treatment facilities, large steel and concrete struc-
tures, and large wood frame structures. For the
first 17 years Chuck performed all office adminis-
tration, scheduling, subcontracting, estimating, and
procurement functions for McG, leading him to
become proficient in construction management.
He has managed all sizes and types of construction
projects from small $100,000 residential projects
to $25 million dollar commercial and industrial
projects.

Civil Engineer: Big City Engineers, Inc.

Melissa Branch, owner and operator of Big City
Engineers, attended the University of Alaska An-
chorage earning a Bachelor of Science in Civil
Engineering. She has |6 years of experience as a
civil engineer in Alaska working on commercial,
municipal, and military projects. Her work includes
site grading and drainage, water and wastewater
systems, and roadway design.

Surveyor: R&M Engineering Ketchikan, Inc.

R&M Engineering offers a broad spectrum of engineer-
ing and surveying services throughout Southeast Alaska.
R&M's surveying experience and capabilities include
residential, commercial and industrial subdivisions of all
sizes, topographic surveys for site developments, build-
ing, utility and road design projects, as-built surveys for
projects of all sizes, and quantities surveys for devel-
opments, stockpiles, landfills and containment areas.
R&M employs two registered engineers, two registered
surveyors, four field surveyors, and three engineering
technicians.

Aerial Park Structure Company: Synergo

Since 1994, Synergo has been providing experiential
outdoor adventure experiences in the Pacific North-
west, Co-owners Erik and Jennifer Marter have grown
the organization over the past 20 years into an in-
ternationally-recognized company specializing in the
high-quality design and installation of challenge courses,
zip line tours and aerial adventure parks. Synergo con-
tinues to delivers numerous transformational programs
to youth and adults through their experiential educa-
tion programs. Synergo’s Training Department caters
to the specialized needs of hundreds of clients a year
through their rigorous and relevant training curriculum.
Their Inspection Department provides qualified course
inspections using leading edge tools and technologies
nationwide. Synergo is an accredited full-service
organization and a Professional Vendor Member of the
Association for Challenge Course Technology (ACCT),
the nationally recognized standards-setting organiza-
tion for the challenge course industry.

City & Borough of Sitka
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3. LIST OF PROJECT EXPERIENCE

The following projects were completed by McG
Construction, showing a wide array of construc-
tion experience in Southeast Alaska and many
projects geared toward cultural facilities, as well as
the tourism industry.

Halibut Point Cruise Terminal Expansion 2021
3 Million
Siginaka Kayak Pavilion 2020
0.15 Million
Private Residence 2017
2.5 Million
Harrigan Centennial Hall Renewal 2017
12.1 Million
Petersburg Municipal Building Reno 2016
6 Million
Juneau Airport Renovation 201 |
10.1 Million
Juneau Aquatic Center 201 |
14.4 Million
Indian River Road Improvements 2009
2.5 Million
Kake SEARHC Clinic 2009
4.2 Million
Annette Island Health Center 2006
[1.3 Million
Sitka Fire Hall 2003
3.4 Million
Blatchley Middle School Renovations 2001
0.5 Million Harrigan Centennial Hall
Sitka High School Renovations 2000 ‘ T R T |
9.2 Million |
Ketchikan Tribal Health Clinic 2000
5.6 Million
Mendenhall Glacier Visitor Center Reno 1999
4.7 Million
Juneau DZ Middle School 1994

L
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Petersburg Municipal Bldg Annette Island Health Center Siginaka Kayak Pavilion
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4. ORGANIZATIONAL CHART

City and Borough
of Sitka
GROUND LESSOR

SHEE ATIKA
KARL POTTS, CEO
LESSEE / DEVELOPER

ADVENTURE SITKA
CHRIS McGRAW/
DENNIS McDONNELL
OPERATOR

ADVENTURE SITKA
JOHN DUNLAP

OPERATIONS MANAGER

|

McG CONSTRUCTION
CHUCK McGRAW,
SUPERINTENDENT

DESIGN BUILDER / GC

BIG CITY ENGINEERS
MELISSA BRANCH
CIVIL ENGINEER

R&M ENGINEERING
CHRIS PIBURN
SURVEYOR

5.STATEMENT OF FIRM’S EXPERIENCE

Adventure Sitka is lead by Chris McGraw and Den-
nis McDonnell in executive management roles, and
with John Dunlap serving as the General Manager
of operations.

Since Adventure Sitka is a new entity, the expe-
rience of the individuals at it’s helm will be it’s
success. The timeline of Adventure Sitka has been
outlined in Section 2.

Chris McGraw attended the University of Alas-

ka Southeast and earned a bachelor’s degree in
Business Administration. Chris attended graduate
school for construction management and began his
professional career as a project manager and esti-
mator for his family’s construction company.

Chris spent |5 years in construction project man-
agement estimating and managing large commercial

and marine construction projects including performing
all design oversight, permitting, and construction man-
agement of the Halibut Point cruise terminal facility.

In 2015, Chris transitioned from his primary role as

a construction project manager to the General Man-
ager of Halibut Point Marine Services where he was
responsible for the daily management and operation of
the Halibut Point cruise terminal. This role included all
marketing, budgeting, financial accounting, ship schedul-
ing, long-shore operations, coordination of tour ven-
dors,and property management functions associated
with onsite retail and food and beverage tenants.

Chris’s vast local knowledge of the recreational op-
portunities in Sitka along with his experience in both
the construction sector and cruise ship industry in
Sitka, provides Adventure Sitka with the knowledge
and capacity for applicable tour development as well as

infrastructure needs assessment for growing its busi-

City & Borough of Sitka
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ness in Sitka. Having worked on numerous stages of
the cruise ship dock development, Chris is uniquely
versed in the challenges of project completion in
Southeast Alaska.

Chris is a lifelong Alaskan, born and raised in Sitka
where he has been active on the ocean and in the
mountains around Sitka his entire life.

Dennis McDonnell has lived in Alaska for over
30-years spending all of it working in the Alaska Vis-
itor Industry.While working in the visitor industry,
Dennis attended the University of Alaska Anchor-
age earning an Associate of Applied Science in Small
Business Management.

Dennis spent 10 years working for Princess Tours
and held positions including motor-coach mainte-
nance foreman, port operations manager, and Di-
vision Manager. He left to oversee the flight seeing
division of a large helicopter company in Alaska.
He went on to start Alaska Coach Tours where he
now serves as President and majority owner.

Dennis’s background and education has focused on
every aspect of successfully operating a business

in the visitor industry. He has served on multiple
tourism Boards and was Chair of the Alaska Tour-
ism Industry Association for 2 years.

Dennis is also an outdoor enthusiast spending time
mountain biking, kayaking, and paddle boarding.

John Dunlap is the General Manager of Adventure
Sitka. John has 30 years of experience working at Allen
Marine Tours and is responsible for developing many of
the whale watching tours that are sold on-board ships
today.

John left his job at Allen Marine to focus on the fam-

ily kayak business which was acquired by Adventure
Sitka. John has his captain’s license and will be leading
our overall operations at Adventure Sitka. John’s focus
has been in operations and providing the logistics for
the new tour developments. Significant time has been
invested in this critical part to ensure accurate and safe
programs. John works under Chris’s leadership.

Value of Adventure Sitka

Adventure Sitka will have distinct product lines that
have no competition and will have direct access from
the dock.The entity will control all sales outlets at the
pier and will have the exclusive ability to distribute
tour capacity on the products owned by the entity.

City & Borough of Sitka
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6.SITE PLAN
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7. PROPOSED ROADS, UTILITIES, & DRAINAGE

IMPROVEMENTS

Utilities for the recreational development will be
limited to electrical service, which would be run
underground from Halibut Point Road to the Wel-
come Center (shown as item 4 on the site plan
above). Electrical distribution on the site will be
limited and run only to the Welcome Center, the
Salmon Bake Pavilion and to the Gardens Pavilion
for lighting and limited power.

No sewer or water utilities are anticipated to be
run to the site. The plan for restroom facilities will
include vault toilets that will be served by pump
truck.Water for washing hands and utensils at the
salmon bake will be provided using a tank and pro-
pane fired on demand water heater.

The roadway and trails will be constructed by remov-
ing trees, stumps, and overburden from the road or
trail. Geotechtile fabric will be laid down as a base
and then shot rock backfill will be utilized to bring the
trails and roadways up to sub-base level. A 6” D-|
base course will be placed on top of the roadway and
trails. The roadway will have drainage ditches on each
side and culverts placed at all natural drainage cross-
ings at both the driveway and trails.

Tree removal will be limited to conserve the forest.
The main trail along the perimeter of the site, the vis-

itor areas, and the toilets will meet ADA standards for
accessibility.

City & Borough of Sitka
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8. CONCEPT NARRATIVE of DEVELOPMENT PLAN

Should our team be selected, Shee Atila and Ad-
venture Sitka intend to work with CBS to develop
a recreational and cultural tourism destination at
Harbor Point. The project will maximize the po-
tential of the wooded waterfront parcel and meet
Sitka’s desire for expanding tourism while maintain-
ing the natural environment.

Sitka is largely defined by its extraordinary scenic
beauty and cultural heritage, which continuously
provide vast opportunities for tourism, Over the
last two decades, there has been a marked gener-
ational shift towards gathering memories instead
of possessions. Likewise, as our world becomes
increasingly sterilized and globalized, people yearn
for authentic experiences. Travelers of all ages are
in search of immersive, multi-faceted, active “educa-
tional recreation”opportunities. Our proposed de-
velopment will focus on providing an experience to
visiting cruise ship and independent travelers. The
site is currently enveloped with old growth Sitka
Spruce and Western Hemlock trees. Structures and
trails will be developed that take advantage of the
large trees that shield the adjacent cruise port and
allow guests to fully experience the ocean, beach,
and forest.

Developing Harbor Point as a recreational site that
incorporates interpretive trails, water-based activi-
ties, as well as cultural interpretive areas, would be
the first of its kind on Baranof Island.With a devel-
opment such as this, the port of call opportunities
for cruise ship passengers would be expanded to
include an active, all ages, family-oriented experi-
ence. It would provide travelers a window into the
rich Alaska Native history of Sitka, coupled with a
multiple avenues to engage with the landscape.

Harbor Point is conveniently located just a '/ mile,
or five minute walk from the existing Halibut Point
cruise ship terminal, positioning the site as a prime
location for introducing thousands of summertime

cruise visitors to the pristine environments of Sitka.

Approximately 82% of Sitka visitors arrive by cruise
each year. Given the close proximity to the existing
cruise ship terminal, high capacity vehicle passenger
trams would be utilized to transport guests from Hal-
ibut Point to the site.This allows for large volumes of
passenger to access the site and experience the shore
excursion products with the |least amount of impact
to Harbor Point Road, and with the goal of moving as
many passengers back and forth between the terminal,
Harbor Point, and downtown as efficiently as possible.

Independent travelers already in Sitka would have easy
access via shuttle from downtown to the site and its
wide range of outdoor recreation and cultural activi-
ties. The topography of the Harbor Point parcel per-
mits for recreational tourism activities to be construct-
ed with minimal site development allowing the site to
maintain its secluded natural atmosphere.

The shore excursions to be developed and
offered at Harbor Point are:

* Sitka Cultural Experience

Harbor Point provides an untouched old growth tim-
ber and native beach setting in a close proximity to the
cruise ship port.This allows for easy access for guests,
while being able to offer a unique authentic wilderness
atmosphere.

* Subsistence Lifeway

The focus of the tour product would be to introduce
guest to the Subsistence Lifeway of the Tlingit people.
Five individual experiences would be developed that
would provide a well-rounded experience and edu-
cation of the Tlingit people’s traditional subsistence
life. These would include the ocean canoe, beach food
gathering, salmon preparation and cooking, potato
gardening and berry gathering. Timber-frame structures
would be constructed at each of these experiences to
provide shelter to the guests and a setting for educa-
tional demonstrations. A large accessible trail network
would be constructed connecting the various experi-
ences.

City & Borough of Sitka
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* Beach Food

The Tlingit gathered various sea creatures and oth-
er sea plants on the beach and they were normally
cooked over an open fire or boiled. Guests would
be guided through and exploration the tidal zone,
learning to identify the various types of species and
traditional foods that the Tlingit gathered from the
beaches.

* Salmon Bake

Guests would be seated in a large covered pavilion
where they would be introduced to the methods of
salmon harvest and would watch a demonstration
of a traditional Tlingit salmon preparation and
cooking. Guests would then get to enjoy a sampling
of salmon.

* Garden and Berry Gathering

Guests would learn about the various types of
berries that the Tlingit people gathered as well as
other gardening techniques and crops, such as the
Tlingit potatoes, that have grown in Tlingit gardens
for generations.

* Ocean Canoe

Tlingit people depended upon the canoe as the sole
means to access the bounty of Southeast Alaska.
They would paddle in canoes.to summer fishing
camps, and return home with their canoes full of
salmon, halibut and deer to store for the winter.
Guests would have the opportunity to learn about
the design and construction of the canoes, with
further opportunities to launch and paddle should
they choose.

* Aerial Adventure Park

Born from the French Challenge Course world in
the early 1900’s, aerial adventure parks combine
the physicality and self-discovery of the traditional
ropes course with a freedom of movement and

an exploratory feel, aerial adventure parks have
bridged the gap between purely commercial en-
deavors and the outcome-based world of experien-
tial learning.

Supports the Sitka 2030 Comp Plan

Recreational tourism at Harbor Point is consistent
with the Comprehensive Plan:
* Supports growth and diversification of cruise
related and cultural tourism
* Maintains a healthy natural environment
* Expands heritage and cultural tourism
* Supports the link between recreation, tourism
and a strong local economy

Revenue to Small Businesses in Sitka from In-
creased Tourist Traffic

A private sector development at Harbor Point can help
offset the 2020 revenue losses for businesses located
in the core downtown district and elsewhere in Sitka
for many years to come.

A dynamic educational and recreation development
will boost retail, and leisure and hospitality sectors re-
sulting in job opportunities, which are the 4th and 5th
highest ranking opportunity/sectors.

City & Borough of Sitka
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With the continued growth of the cruise industry
over the next decade, an efficient balance of passen-
ger dispersal is essential. 95% of passengers calling
in Sitka travel into town, and as more passengers
dock in Sitka, the number of passengers going into
town is going to increase, even with additional of-
ferings.With this development, the goal is to expand
augment and increase the tour offerings available in
Sitka. With two ships at the terminal, the goal of the
operators of this development is to disperse visi-
tors to different areas of Sitka, thereby ensuring that
not one area is overwhelmed.Visitors enjoyment of
Sitka is paramount, which would be undermined in
a crowded situation. Thus the goal is to work with
downtown partners, Fortress of the Bear,and the
Raptor Center to ensure a viable visitor experience
is coordinated by shuttling passengers between
locations.

Unique to Sitka

Currently there are no excursions that compare to
the uniqueness of an aerial adventure park in Sitka.
With Sitka’s rising number of cruise ship passen-
gers it is likely that this excursion would be popular
among many of the lines that call in Sitka. In addi-
tion, Sitka has a significant number of independent
travelers each summer.The park would be marketed
to the independent travelers in addition to cruise
ship passengers.The course would feature a large
lookout tower that would provide views of the
ships and surrounding area and be the centerpiece
of the ropes and zip line courses.

Importantly, Harbor Point Recreation Park ameni-
ties will be available for rental to local Sitka organi-
zations, when safe and reasonable, during off-season
periods.

Operations Plan

Adventure Sitka has an excellent reputation for
Customer Satisfaction with its customers through-
out Alaska and Southeast. They will operate Harbor
Point Recreation Park with the same focus on un-
paralleled Customer Satisfaction. A thorough Op-

Tlingit potatoes

erations Plan involves a commitment to safety, for both
customers and employees. Adventure Sitka’s managers
are thoroughly trained in municipal, state and federal
regulations pertaining to cruise and passenger activi-
ties such as ours. Each year, prior to season opening,
employees will go through rigorous training updates.
Their safety protocols and equipment are state of the
art. Adventure Sitka’s repair and maintenance pro-
grams are routine and part of the company DNA.

City & Borough of Sitka
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9. SOURCES of FUNDING & DEVELOPMENT

TIMETABLE

Shee Atika will privately fund the development, thus
eliminating the need for timeline contingencies for
funding from public agencies.

If awarded, Shee Atika and Adventure Sitka are
ready to start the project planning and permit-

ting immediately. The team is 100% committed to
completing the project for the 2022 summer sailing
season.

Due to the relationship between the cruise ship
docking in a port of call and the availability of
attractive tour offerings, the completion of the
project in 2022 will be imperative to ensure the
satisfaction of the cruise lines and visitors alike.

Development Timing

The draft cruise schedule for 2022 is currently
showing total anticipated cruise ship passengers
calling in Sitka to be close to 400,000.This signif-
icant number of passengers will create a healthy
demand for shore excursions.The Harbor Point de-
velopment would be completed to take advantage
of this large increase in cruise deployment.

Assuming that our proposal is approved in the first
quarter of 202 1.We will begin design development
for the project immediately. This process would
take three months at which time any required
permits would be applied for. In addition, during the
permitting process, material procurement for any
long lead materials would occur. It is anticipated

that permitting would take approximately an additional
3 months. Construction would begin in late Summer of
2021 and continue during the winter with completion
in early 2022.

A zoning change will be required. If we are awarded the
lease we will submit a rezone application to change the
property from Rl to Commercial 2 or Recreational
concurrently with the permitting timeline identified
above.The zoning designation change will be discussed
throughly with the planning department and the new
designation will be decided based on the planning de-
partment’s recommendation and conformance with the
intent of the 2030 Comprehensive Plan.

Projections indicate that the number of cruise ship passen-
gers disembarking in Sitka will increase by 52% over the
next decade, if the tour offerings are in place to support the
visitor demand.
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RFP Response _495| HPR Development Proposal



10. ITEMIZATION OF REVENUES to CBS
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| 1. PROPOSED LENGTH OF LEASE

Shee Atikd’s ground lease proposal is comprised of Lease Term
two components:
Shee Atika proposes the initial ground lease term to

I) Proposed Base Annual Lease: $50,000 for the be 20 years with two 10 year options for renewal.
entirety of the Subject 17 acre Parcel, Lot | USS Shee Atika will be making a capital investment of over
3670 $3,000,000 to develop the property. In addition, there
will be annual repair and maintenance expenses in-
2) A Revenue Share equal to $4.00 (four dollars) curred on the infrastructure. In order to break-even
per customer for each Shore Excursion product and recover our capital and R&M expenditures, Shee
(Cultural, Aerial Park and /or any additional paid Atika will require a minimum of 20 years commitment
program feature added during lease term). The to utilize the CBS parcel.

Revenue Share will be paid to CBS at end of each
Cruise Ship Season beginning in 2022.

la. DEVELOPMENT DOLLARS INVESTED by
PROPOSER

Rough Order of Magnitude Development Capital Investment

Item Investment

Civil and Infrastructure S 735,000
Program Features S 2,505,000
Total $ 3,240,000

Estimated Annual Operating Business Capital Investment

Item Investment

Training S 40,000
Marketing S 25,000
Equipment / Supplies S 100,000
Vehicles / Maintenance S 125,000
Cultural Research S 50,000
Employee Housing S 700,000
Total S 1,040,000

City & Borough of Sitka
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2a. EMPLOYMENT IMPACT

The development of Harbor Point will create ap-
proximately three full-time management jobs rang-
ing in the $45-75K annual range, and 25 seasonal
positions ranging in the $13-25 per hour range.

During construction, between 5 and 10 part-time
and full-time jobs will be created. At full opera-
tions, the expected average annual payroll will be
between $500,000 and $700,000.

These positions will include; walking guides, adven-
ture guides for the aerial park and zip-line, cultural
center representatives, food cooks, greeters, and

local entertainment talent. The seasonal positions will
directly benefit the community by providing jobs for
local college students who return home and work for
the summer, rather than remaining out of state. Indi-
viduals working in winter seasonal positions, such as
the school system, would also have an opportunity to
supplement their income.

Adventure Sitka, as operator and employer, will pro-
vide the training necessary for all employees at Harbor
Point Adventure Park.The skills these employees gain
will contribute to the professional development oppor-
tunities within the community over the long term.

3a. LONG-TERM, RECREATIONAL BENEFITS to

the COMMUNITY

Shee Atikd and Adventure Sitka'’s proposed plan to
develop the property includes year-round activities
catering to independent travelers and year-round
Sitka residents.

The development of a recreational tourism site in
Sitka would enhance the quality of life for many Sit-
ka residents. Access to aspects of the development,
would be open year round, and with the success of
the initial recreational development there would be
long-term potential to tie into the Cross Trail for
local users, as well as open up the possibility of de-
veloping mountain and down-hill biking courses in
the future.The development would provide venues
for community events in the off-season and during
days and hours when tours are not being held.

The long-term vision for the development includes
engagement with organizations who could bring a con-
servation education aspect to the interpretive offerings.
Tourism data shows that interest in marine mega-fauna
continues to grow and the potential value of that inter-
est to the Southeast Alaska tourism industry is in the
millions annually.

The topography of the Harbor Point parcel allows for
the access trails and activity areas to be constructed
with minimal site development.The prime goal of the
development is to allow, to the greatest extent possi-
ble, the site to retain its secluded and unspoiled natural
atmosphere for all to enjoy.

City & Borough of Sitka
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4a ESTIMATE of LONG-TERM, RECURRING
REVENUES & SALE / LEASE REVENUES to CBS

Average Annual

Long Term Recurring Revenue Basis Value  Percentage Total 10 Year Total 20 Year Total

Sales Tax From Tour Sales S 1,448,000 6.0% § 86,880 § 868,800 $ 1,737,600
Property Tax on Structures S 1,015,000 0.6% S 6,090 S 60,900 S 121,800
Revenue Sharing S 212,586 S 2,125,863 S 4,454,959
Total $ 305,556 $ 3,055,563 $ 6,314,359

Annual Lease Fee S 50,000 S 500,000 $ 1,000,000
Total Potential CBS Revenue
from all Sources S 661,113 $ 3,555,563 $ 7,314,359

City & Borough of Sitka
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REQUEST FOR PROPOSALS (RFP)

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

4951 HPR.
AFRIAL VIEW

Advertise Request for Proposals December 2, 2020 to February 2, 2021
Submittals Due February 2, 2021



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 1S” 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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