
 
 
 
 
 
 

 
 

 

 
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 
 

 
May 26, 2021 

VIA EMAIL ONLY 
Mr. Karl Potts          karl@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 (2nd) 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 1st 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 31st each year) to include customer counts to the 
site and local employment numbers.  

4. Site is to be rezoned as Recreation district.  
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5. As is 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 22nd. If Shee Atika and its partners are willing to accept the 
modified terms as presented in this letter, notification of acceptance by June 11th 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 22nd 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, 
 
 
 
John M. Leach 
Municipal Administrator 
 
Cc: Via Email Only 

Brian Hanson, Municipal Attorney 
Melissa Haley, Finance Director  
Amy Ainslie, Planning Director 
 



 

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

 

315 Lincoln Street 

Suite 300 

Sitka, Alaska 99835 

Tel (907) 747-3534 

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, I 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. 

2. 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. SAI 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. 

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

4. 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. 

5. 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. SAI would then sublease the parcel to AS. SAI 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 SAI proposal. SAI 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 

http://www.sheeatika.com/


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

 

315 Lincoln Street Suite 
300 
Sitka, Alaska 99835 
Tel (907) 747-3534 
www.sheeatika.com 

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. 

2. Annual Escalation of Lease Rate:  SAI 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. 

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

4. 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. SAI is willing to modify our proposal and agree to a “Recreation” 

zone classification with the following stipulations: 

 Change “Amusement and entertainment” to a conditional use  

 Change “Eating and Drinking” to a conditional use 

 Change “Outdoor amphitheater” to a conditional use 

Without these stipulated conditional uses and classification, a successful operation as such is not feasible.  I 

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.  

5. CBS Approval of any Subleases: SAI 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, 

 
Karl S. Potts 
President/CEO 

http://www.sheeatika.com/






































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 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
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 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  

mailto:planning@cityofsitka.org
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