
 
BOARD OF DIRECTOR’S MEETING 

 
WEDNESDAY, JUNE 17TH, 2021 - AGENDA 

3:00 PM 
 

Room 6 Harrigan Centennial Hall/Zoom Meeting 
 

 
Regular Meeting       3:00 PM 
 
 Item         Action 

 
A. Call to Order       Acknowledge  
       
B. Roll Call        Acknowledge 

 
C. Review of Minutes       Motion to Approve 

  
MAY 12TH, 2021 

 
D. Correspondence & Other Information    Acknowledge/Questions 

 
E. Changes/Additions/Deletions to Agenda    Change/Add/Delete 

 
F. Reports 
 
G. Persons To Be Heard 

 
H. Unfinished Business  

 
1. GPIP Haul out and Shipyard Proposal Lease Terms Discussion/Recommendations 

 
I. New Business  

 
1. Roy Uber Fish Company LLC Dock Use Request Discussion/Recommendations 
2. GPIP Strategic Planning     Discussion/Recommendations 

 
  
J. Adjournment 
 
EXECUTIVE SESSION – Possible 

 
The Mission  

 
It is the mission of the Gary Paxton Industrial Park Board and management, by direction of the 

Sitka Assembly, to strategically develop the park in a fiscally responsible manner that maximizes its 
economic benefit to the community through creation of meaningful jobs in conformance with 

established community plans and policies. 
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Gary Paxton Industrial Park – Board of Directors Meeting 
May 12, 2021 3:00pm – Harrigan Centennial Hall 

DRAFT Meeting Minutes 
 
A. CALL TO ORDER: The Chair, Scott Wagner, called the meeting to order at         3:05 

pm                                3:00pm 
B. ROLL CALL 
 

Members Present: Scott Wagner, Vaughn Morrison, Mike Johnson, Chris Ystad, 
Lauren Mitchell 

 
Members Absent:  None 
 
Staff Present:  Garry White, Makena Hardwick 
 
City Representatives: John Leach (Administrator), Brian Hanson (Municipal Attorney), 

Michael Harmon (Public Works Director), Thor Christianson 
(Assembly Liaison) 

 
Others Present: Linda Behnken, Jeremy Serka, Jeff Farvour, Dan Falvey 

 
C. Review of Minutes – April 21, 2021 
 

Motion:  M/S Johnson/Ystad to approve the minutes of April 21, 2021 
Action: Motion Passed 5/0 on a voice vote 
 

D. Correspondence & Other Information 
1. Fortress of the Bear Letter- Evy addressed the board during public comment on the 

haul out item.  
 
E. Changes/Additions/ Deletions to Agenda- None 
 
F. Reports – None 
 
G. Persons to Be Heard- None 

 
H. Unfinished Business 
 

1. GPIP Haul Out and Shipyard Proposals 
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Public Comment: 
Linda Behnken- 
Added more context to their answers to the board’s clarifying questions. They have back up 
plans for every part. They believe it is very response to the RFP. The PND estimate is a great 
deal higher than their proposal. The proposal also offers the ability to upgrade all aspects when 
build grants are received. They are open to negotiations. 
 
Evy Kinnear- 
Of Fortress of the Bears spoke on behalf of the organization. Their concern is that they can 
retain access to lot 19 for overflow parking.  
 
Jacob Finsen- 
Security and sustainability of the fishing fleet is directly supported by a boat yard and haul out. 
It is a great way to support the local economy. Sitka Salmon Shares is in support of using the 
Economic Development funds to create the haul out.  
 
Jeremy Serka, Jeff Farvour, Dan Falvey- 
Mr. Serka stated that hopefully after reviewing the answers the board has a better 
understanding of what the team was trying to achieve. The business plan is not dependent on 
SEDA funds, although they have been identified as a driving force. If the City gets a grant, it 
could go towards development of the haul out, and that would be in addition to the planned 
development in this proposal. Funding has already been identified. The proposers’ 
understanding is that they would go into negotiations after it is pushed forward to the 
assembly. The city has a lot to gain from this haul out.  
Mr. Falvey thanked the board for considering their proposal and looking further into the 
numbers. It could be a two-stage process where in the first years, minimums will be met and 
upgrades and expansions to include servicing requirements for the coast guard fleet could be 
added. Can look at scaling back the footprint of the GPIP land use.  
Mr. Farvour re-emphasized the need for a haul out and that waterfront land is being eaten up 
for other purposes. A year is realistic for getting a haul out up and running.  
 
Steven Rhodes- 
He chose to speak to the human factor of the proposal. He believes that the work that the 
proposers put into this proposal says a lot to what they will do for the community. The fact that 
it is a public/private partnership with an entity that is already supporting the community makes 
Mr. Rhodes very optimistic about the outcome.  
 
Mike Narco- 
Mike is a local Shipwright. He is looking forward to a full-scale boat yard where he could work, 
instead of working out of the back of his truck.  
 
Lance McCutchen- 
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It would be great to have an actual place where tradespeople could set up and serve the 
community. This proposal is a necessary project for Sitka, and would be great for the local 
economy. And he thinks that he speaks for the local fisherman that it would be great to get 
something started. 
 
Wendy Alderman- 
In the Sitka Comprehensive Plan supporting the working waterfront industry was a high priority 
and this checks a lot of those boxes.  
 
Mr. White wanted to quickly note that it is not SEDA’s money it is a City fund called Sitka 
Economic Development fund.  
 

Motion:  M/S Ystad/Morrison move to enter executive session as the Selection 
Committee to continue to evaluate and score the proposal at 3:25 pm and invite Garry 
White, John Leach, Michael Harmon, Brian Hanson and Thor Christianson as technical 
advisors to assist the selection committee. 

Action:  Passed (5/0) on a voice vote  
 

Motion:  M/S Johnson/Ystad move to exit executive session at 4:50 pm and resume 
regular session 

Action:  Passed (5/0) on a voice vote  
 
The Selection Committee accepts the proposal from the Sitka Community Boatyard (SCB) on 
conditions that certain aspects of the proposal are negotiated with the GPIP Executive Director 
and team, and ultimately brought back to the GPIP Board for approval of recommended lease 
terms. 
 
The Selection Committee offers to start with an upland and tideland lease on the southern 
portion of Lot 9a for the initial phase development of a travel lift piers, retaining wall, and 
staging dock as outlined in the proposal, including the purchase of a 150 ton vessel lift. 
 
The Selection Committee is recommending that no CBS funds be used for the initial phase 
development.   
 
The Selection Committee offers to lease Lot 9b and/or a portion of Lot 9c for the development 
of a wash down pad and water treatment facility, upon SCB securing non-CBS funding and 
contracts for the initial phase development on Lot 9a.  
 
The Selection Committee offers to lease additional property to SCB contingent on funding being 
identified for construction of needed infrastructure to operate a haul out. 
  
I. New Business-  

1. Eckert Fine Beverages Funding Request 
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Scott Wagner recused himself from this item due to personal conflict.  
 
Budget to repair raw water line, along with repairing the line Eckert wanted to install for a low 
volume water delivery system. Does the board want to pay for part of the costs? At the 
expiration of their contract the installed infrastructure would become City-owned. City funding 
would be against their contract.  
 
No motion was made to approve this request.  
 

2. GPIP Strategic Plan 
Mr. White brought this to the board for possible discussion, the board elected to discuss this 
item at a later date. 
 
 
J. Adjournment: The Chair, Scott Wagner, adjourned the meeting at 5:02pm 



 

 
 
Monday, June 7th, 2021 
 
MEMORANDUM 
 
To:  Gary Paxton Industrial Park (GPIP) Board of Directors 
 
From:  Garry White, GPIP Director 
 
Subject: GPIP Haul Out and Shipyard Proposals 
 
Introduction 
On February 1st, 2021, the City and Borough of Sitka (CBS) released a Request for Proposal 
(RFP) for private sector development and operation of a Marine Haul Out and Shipyard at the 
Gary Paxton Industrial Park (GPIP).  The RFP was open until April 8th, 2021.   
 
The CBS received one proposal to the Request for Proposal (RFP) for private sector 
development of the haul out and shipyard.   
  
The proposal from Jeremy Serka, Sitka Custom Marine and Linda Benken, ASFT Board 
President, as principals for the Sitka Community Boatyard LLC (SCB) is attached and can be 
found at the following link: 
https://static1.squarespace.com/static/582222e36a49637d2e6e6edb/t/6087203d11dade4f469a1d7
b/1619468361991/GPIP+Haulout+proposal+Serka.Behnken.pdf 
 
The GPIP Board met in executive session at its April 21st meeting as the Selection Committee to 
score the proposal.  The Board was unable to come to a decision if the proposal was responsive 
to the RFP, nor score the proposal.  Instead the Board sent the proposers a detailed list of 
qualifying questions to help clarify sections of the proposal (attached).   
 
SCB provided a response to the RFP clarification questions on May 6th (attached).  Some of the 
information provided was deemed to be proprietary/confidential. 
 
The GPIP Board met again on May 12th in executive session as the selection committee and 
determined that the proposal was responsive to the RFP requirements.  The Board tasked the 
GPIP Director with negotiating terms a lease with the principals of SCB.  Please see the attached 
GPIP Board response memo regarding how the proposal was scored and Board’s statement about 
the proposal submitted. 
 
The GPIP Director and Board Chair met with SCB folks multiple times to negotiated terms of a 
lease.  Please see the attached proposed term sheet.   
 
Background 
The GPIP Board has long recognized the importance of the fishing and maritime industry to the 
community of Sitka.   
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Phone: 907-747-2660 
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The GPIP Board and CBS have been working on vessel haul out development concepts since the 
GPIP properties were acquired.  The CBS has repeatedly included marine haul out infrastructure 
requests in both its Federal and State Legislative Priorities.  The CBS most recently applied for a 
USDOT Build Grant in May 2020 and has been preparing for the upcoming 2021 grant 
opportunities. 
 
In 2009, the CBS released a RFP for private sector development of a vessel haul at the GPIP.  
The GPIP Director met with various marine service providers throughout the state and in the 
Puget Sound area that were interested in operating a marine haul out, but many were not 
interested in providing the funding for the base infrastructure needed for a haul out operations.  
The CBS received one proposal to the RFP from Puglia Engineering Inc. out of Bellingham, 
WA.  Puglia and the CBS could not come to terms on the proposal and investment, due to large 
capital requirement (~$21 million) requested to be funded by the CBS.  
 
In 2014, Silver Bay Seafoods proposed to construct a haul out at the GPIP properties.  After 
months of negotiations the venture did not move forward due to multiple reasons, including lack 
of waterfront ownership, infrastructure funding, and having other GPIP lots being leased to other 
ventures in GPIP.   
 
In the spring of 2020, the CBS released another RFP for private sector development of a haul 
out.  The RFP was structured for long term leases only.   
 
The CBS received two proposals from the RFP process. The GPIP Board met on April, 2020 to 
discuss and score both proposal as part of the CBS RFP Selection Committee.  The CBS 
Selection Committee scored the proposal from WC Enterprises/SIMS with the highest score.  
The CBS Assembly accepted the GPIP Board’s recommendation to move forward with 
negotiating terms to move forward on a haul out at the GPIP with WC/SIMS at its May 12th, 
2020 meeting. 
 
The CBS negotiation team consisting of the CBS Administrator, CBS Public Works Director, 
and the GPIP Director met multiple times in May and June with the WC/SIMS’ principal 
owners.  After considering all available information, listening to public stakeholder comments, 
and investigating more in-depth on the financial costs to move forward with a proposal; 
WC/SIMS concluded that the associated costs to complete a haul would require a larger financial 
subsidy from the CBS.  A modified proposal was brought to the Assembly.  The CBS Assembly 
rejected the modified proposal by WC Enterprises due to substantial changes to WC request for 
financial support. 
 
The Assembly gave direction to continue to work on basis of design of a haul out and to wait for 
the USDOT Build Grant funding decisions.  The CBS was informed in early fall 2020 that it was 
not successful in obtaining any grant funding for the haul out development. 
 
The GPIP Board met in September 2020 to discuss next paths forward and recommended that 
another RFP be issued for private sector development.  The new RFP should be clear that the 
CBS did not have funding for the development of a haul out.  The Assembly met in October 
2020 and directed the GPIP Board to draft and release another RFP for partial private sector 
development of the haul out and ship yard.  The GPIP Board met in late October to discuss a new 
RFP and recommended Assembly approval of the new RFP.  The RFP was forwarded to the 
Ports and Harbors Commission and was further approved by a haul out working committee 
developed by the CBS Administrator.  The Assembly gave final approval to release the RFP in 
late January 2021. 
 



Proposed Terms 
Please see the attached proposed lease term sheet.  
 
SCB, in its initial development phase, proposes to construct a travel lift pier slip, a retaining wall, 
wash down pad, staging dock, and improve GPIP uplands for boat blocking and storage.  SCB 
additionally plan to purchase a 150 ton marine travel lift.  SCB estimates the cost of the 
development to be $2.9 million dollars. 
 
The proposed lease term sheet breaks the project down into Phase 1 and 2 with performance 
benchmarks to be met before additional property is release by the CBS for development.   
 
Proposed Lease Area 
Sitka Community Boatyard (SCB) is requesting to lease the following properties: 
 
Each parcel will be discussed in relation to the lease proposal by SCB.  Please see the attached 
SCB proposal for further details on use of the property. 
 
*Note: The GPIP/CBS has traditionally charged a 9% return annually on the value of the 
property/asset 
 
PHASE 1 
 
Travel Lift Piers and Staging Dock Area (Phase 1A) 
SCB proposes to lease ~10,412 SF of uplands and 8,000 SF of tidelands in the southern portion 
of Lot 9a for constructing marine haul out piers to haul vessels out of the water and a staging 
dock for vessels using the facility.  
 
~10,000 SF of the Southern portion of 9A - Lot 9a is valued at $8/SF 

• 10,412 SF x $8/SF = $83,296 * 9% = $7,497 annually 
 
~8,000 SF of Tidelands – GPIP Tidelands are valued at $2/SF 

• 8,000 SF x $2SF= $16,000 * 9% = $1,440 annually 
 
*Please see term sheet for proposed lease rates 
 
Wash down Pad Area (Phase 1B) 
SCB proposes to lease Lot 9b and 9C for the construction of an EPA approved wash down 
facility and potentially boat blocking.  
 
Lot 9b is a 7,583 SF lot valued at $5.74/SF 

• 7,583 SF x $5.74/SF = $43,527 *9% = $3,917 annually 
 

Lot 9c is a 34,636 SF lot valued at $5.25/SF.   
• 34,636 SF x $5.25 = $181,839 * 9% = $16,366 annually 

 
*Please see term sheet for proposed lease rates 
 
Boat Blocking Area (Phase 1C) 
SCB proposes to lease 15 as a shipyard to conduct vessel work.  
 
Lot 15 is an 113,369 SF lot valued at $4.50/SF 



• 113,369 x $4.50 = $510,161 * 9% = $45,914 annually 
 
*Please see term sheet for proposed lease rates 
 
PHASE 2 
 
Boat Blocking and Gear Storage Area and Short/long Term Storage and Commercial 
Vendors Area 
SCB proposes leasing Lot 6, 7, 8 and a portion of the northern portion of Lot 9a for boat 
blocking, gear storage, and future improvements to the GPIP ramp. 
 
Lot 6 is a 41,028 SF lot valued at $6.22/SF 

• 41,028 SF x $6.22 = $255,194 * 9% = $22,968 annually 
 
Lot 7 is a 32,879 SF lot valued at $5.72/SF 

• 32,879 SF x $5.72 = $188,068 * 9% = $16,926 annually 
 
Lot 8 is a 32,362 SF lot valued at $6.16/SF 

• 32,362 x $6.16 = $199,350 * 9% = $17,942 annually 
 
 
~43,634 SF of the Northern portion of Lot 9A is valued at $8/SF 

• 43,634 SF x $8/SF = $349,072 * 9% = $31,416 annually 
 
*Please see term sheet for proposed lease rates 
 
 
Additional Considerations 
 

• The CBS hired PND Engineers in 2019 to provide a Preliminary Design Summary and 
cost estimate for the development of a marine haul out at the GPIP.  Estimate cost 
estimates totaled ~$7.5 million dollars. (See Attached) 

o This preliminary design estimate considered improving the existing GPIP ramp 
and did not include marine haul out piers. 

 
• The CBS applied for a ~8.2 million dollar USDOT Build Grant to develop a marine haul 

out and shipyard in 2020.  The CBS grant was scored high, but was not successful in 
being awarded the grant.  The CBS plans to apply for a USDOT Raise Grant (formerly 
building grant) again in 2021. 

o The USDOT Grant is an 80/20% match grant.  The CBS allocated ~1.6 million 
dollars from the Southeast Economic Development Fund for its 20% match 
during the 2020 grant process and is planning on using the same for the 2021 
grant application. 

 
• SCB proposes that future development of the site will include; upgrading haul out piers 

and shipyard area to accommodate a 300 ton marine lift, upgrading the existing GPIP 
ramp to allow trailer and barge use, and subleasing parcels to marine services businesses. 

o No funding for these future developments have been identified in the proposal. 
o Per the RFP, public access to the GPIP ramp must be made available to other 

existing business of the GPIP 
 



• The SCB proposal suggests that the CBS will do the following: “City grades yard and 
installs electrical and water as needed” on the site.  CBS preliminary estimate for this cost 
is ~$2.5 million dollars. 

o The $2.5 million dollars includes water service, yard pedestals, lighting, etc… 
(See attached PND estimate). 

o SCB proposal cost estimate appears to only bring water and electric service to Lot 
15. 

 
• Access to CBS utilities and utility easements must be preserved as a majority of utilities 

were established with federal grant funds. 
 

• The GPIP is one of the last available developable properties in the immediate Sitka area 
without topographical constraints and with utilities available on site.   

 
 
Action 

• GPIP Board approval of recommended lease term sheet.   
 



CITY AND BOROUGH OF SITKA (CBS) PROPOSED LEASE TERMS WITH SITKA COMMUNITY 
BOATYARD, LLC (SCB) FOR A MARINE HAULOUT AND SHIPYARD AT THE GARY 

PAXTON INDUSTRIAL PARK (GPI  

A. PROJECT FINANCING: 
 

 The Selection Committee is recommending that no CBS funds be used for the initial phase 
development.   

 

B. LEASE TERMS: 

Phase 1:  The CBS proposes a 50 year lease with SCB for a ~10,412 SF portion of Lot 9a, `8,000 SF of 
tidelands, Lot 9b, Lot 9c, and Lot 15.  The lease will be secured with a $5,000 performance bond 
that can be applied to lease payments after 36 months.  The lease will be structured to 
immediately release a ~10,412 SF section of Lot 9a and `8,000 SF of tidelands to SCB.  Lots 9b 
and 9c will be automatically released within terms of the lease to SCB once performance 
benchmarks are met by SCB.  Lot 15 will be automatically released within terms of the lease to 
SCB once a second set of benchmarks are met.   

 Lease terms, rates, and performance benchmarks are outlined below: 

Phase 1A – The CBS will lease a ~10,412 SF portion of Lot 9A and 8,000 SF of tidelands directly seaward of 
the Lot 9a uplands.  The purpose of this initial portion of the lease is for SCB to finance and install marine 
travel lift piers, build a retaining wall, install a staging dock, and purchase or lease a marine travel lift to 
haul vessels.  Lease rates are outlined below. 

Lot 9a 
Month Rate/Sq. Ft./YR Space Monthly 

Payment 
Yearly 
Total 

1st through 36th $0.00 10,412 sq. ft. $0 $0 

37th - 60th $0.06 10,412 sq. ft. $52.06 $624.72 

61th – 120th $0.12 10,412 sq. ft. $104.12 $1,249.44 

121th – 240th $0.18 10,412 sq. ft. $156.18 $1,874.16 

241th – 600th $0.24 10,412 sq. ft. $208.24 $2,498.88 

  
     Tidelands 

Month Rate/Sq. Ft./YR Space Monthly 
Payment 

Yearly 
Total 

1st through 36th $0.00 8,000 sq. ft. $0 $0 

37th - 60th $0.06 8,000 sq. ft. $40 $480 

61th – 120th $0.12 8,000 sq. ft. $80 $960 

121th – 240th $0.18 8,000 sq. ft. $120 $1,440 

241th – 600th $0.24 8,000 sq. ft. $160 $1,920 

 
 



Once SCB meets the following performance benchmarks, the CBS will release Lots 9b and 9c: 
 

• SCB documents that they have secured at least $2,000,000 in financing. 
o The CBS will review financing documentation. 

• SCB provides a draft contract, including detailed designs, with a firm to install marine travel lift 
piers 

o The CBS will review and approve contract to ensure project matches infrastructure 
proposed, ensure infrastructure fits with existing infrastructure of the GPIP, and meets all 
CBS building codes, State, and Federal requirements. 

• SCB provides a draft contract, including detailed designs, with a firm to install a retaining wall. 
o The CBS will review and approve contract to ensure project matches infrastructure 

proposed, ensure infrastructure fits with existing infrastructure of the GPIP, and meets all 
CBS building codes, State, and Federal requirements. 

• SCB provides a draft contract, including detailed design, with a firm to install a staging dock. 
o The CBS will review and approve contract to ensure project matches infrastructure 

proposed, ensure infrastructure fits with existing infrastructure of the GPIP, and meets all 
CBS building codes, State, and Federal requirements. 

• SCB provides a signed contract with a firm to purchase or lease a 150-ton travel lift. 
o The CBS will review and approve contract to ensure project matches infrastructure 

proposed, ensure infrastructure fits with existing infrastructure of the GPIP, and meets all 
CBS building codes, State, and Federal requirements. 

• SCB must complete all above benchmarks by January 31st, 2022 or lease can be terminated by the 
CBS. 

 
Phase 1B – The lease between CBS and SCB will be structured to automatically release lots 9b and 9c once 
the above performance benchmarks are met.  The purpose for this second phase of the lease is for SCB to 
construct a wash down pad and water treatment facility. Lease rates are outlined below. 
 
Lots 9b & 9C 

Month Rate/Sq. Ft./YR Space Monthly 
Payment 

Yearly 
Total 

1st through 36th $0.00 42,219 sq. ft. $0 $0 

37th - 60th $0.06 42,219 sq. ft. $211.10 $2,533.14 

61th – 120th $0.12 42,219 sq. ft. $422.19 $5,066.28 

121th – 240th $0.18 42,219 sq. ft. $633.29 $7,599.42 

241th – 600th $0.24 42,219 sq. ft. $844.38 $10,162.56 

 
Once SCB meets the following performance benchmarks, the CBS will release Lot 15: 
 

• SCB provides a draft contract, including detailed design, to install a wash down pad and water 
treatment facility. 

o The CBS will review and approve contract to ensure project matches infrastructure 
proposed, ensure infrastructure fits with existing infrastructure of the GPIP, and meets all 
CBS building codes, State, and Federal requirements. 

• SCB must complete all above benchmarks by June 30st, 2022 or lease can be terminated by the CBS. 
 
 

 



Phase 1C – The lease between CBS and SCB will be structured to automatically release lot 15 once the 
above performance benchmark is met.   
 
Lot 15 

Month Rate/Sq. Ft./YR Space Monthly 
Payment 

Yearly 
Total 

1st through 36th $0.00 113,369 sq. ft. $0 $0 

37th - 60th $0.06 113,369 sq. ft. $566.85 $6,802.14 

61th – 120th $0.12 113,369 sq. ft. $1,133.69 $13,604.28 

121th – 240th $0.18 113,369 sq. ft. $1,700.54 $20,406.42 

241th – 600th $0.24 113,369 sq. ft. $2,267.38 $27,208.56 

 
 
Other Terms of lease: 
 

• Lease rate CPI Adjustment will start year 20. (Not to exceed 2% per year) 
• CBS will allow SCB lender to secure a lease-hold interest to secure financing. 
• CBS reserves the right to lease lots 9b, 9c, & 15 to non-competing uses during initial phase. 
• SCB will give CBS 45-days’ notice when it intends to provide documentation of performance 

benchmarks. 
 
 
 
Total upland lease rates in Phase 1 
 

Month Rate/Sq. Ft./YR Space Monthly 
Payment 

Yearly 
Total 

1st through 36th $0.00 166,000 sq. ft. $0 $0 

37th - 60th $0.06 166,000 sq. ft. $830 $9,960 

61th – 120th $0.12 166,000 sq. ft. $1,660 $19,920 

121th – 240th $0.18 166,000 sq. ft. $2,490 $29,880 

241th – 600th $0.24 166,000 sq. ft. $3,320 $39,840 

 

 
Phase 2: The CBS proposes a lease matching terms of the Phase 1 lease with SCB for lots 6, 7, 8, and a 
43,637 SF section of the northern portion of Lot 9a within 60 months from execution of a lease in Phase 
1. 
 
Lease terms, rates, and performance benchmarks are outlined below: 
 

• SCB reserves first right of refusal to lease property for use as a boatyard. 
• SCB must exercise its option to lease lots within 60 months from execution of a lease in Phase 1. 
• SCB must give CBS 6 months notices of intent to exercise Phase 2 properties. 



• CBS reserves the right to lease lots on a short term, month to month basis to non-competing use. 
• SCB must demonstrate its ability to haul at least 100 vessels per year prior to executing first right to 

lease Phase 2 lots. 
• SCB must provide documentation that it has ability to lift at least 5 vessels per day to executing first 

right to lease Phase 2 lots. 
 

Lots 6, 7, 8, and 43,367 SF of Lot 9a 
 

Month Rate/Sq. Ft./YR Space Monthly Payment Yearly Total 

1st through 12th  $0.06 149,906 sq. ft. $749.53 $8,994.36 

13th – 24th $0.12 149,906 sq. ft. $1,499.06 $17,988.72 

25th – 36th $0.18 149,906 sq. ft $2,248.59 $26,983.08 

37th – 60th $0.24 149,906 sq. ft. $2,998.12 $35,977.44 

 
 

B.           Additional Terms 
 

1. SCB is required to operate a vessel haul out and boat yard on leased property.  If SCB changes 
operations on lease property, the CBS reserves the right to terminate lease. 
 
2. SCB is required to provide vessel haul out data to the CBS during its first 5 years of operation 
annually, no later than 30 days from anniversary of lease execution. 
 
3. SCB shall be an independent contractor who has the exclusive right to operate a marine haul   
 out and shipyard at GPIP. SCB shall lease upland areas from CBS and SCB shall have the right  
 to sublease those lands. 

4. SCB shall be responsible for operating in accordance with all codes and laws and for   
 enforcing the same requirements with any subleases that SCB may create. 

5. SCB will be required to pay all published CBS utility fees and charges. 

6. SCB shall collect and remit CBS sales tax for services or sales that SCB provides at GPIP. 

7. SCB is responsible for the safety of persons using facilities. 

8. SCB shall provide a port security plan, if required in the future 

9. SCB shall be responsible for maintenance of SCB’s infrastructure and equipment. 

10. SCB shall provide insurance requirements outlined in the RFP. 

11. SCB will maintain, ensure non-competitive access, and scheduled use of the waterfront          
 access ramp for existing business of the GPIP. Any issues will be vetted by GPIP Board. 

12. SCB is required to allow an area to install anchors ad cable systems to pull vessels up the 
ramp. 

13. SCB shall provide annually user agreements of tenants of the haul out yard to ensure   
 all environmental and safety precautions are being followed. 



14. All other standard CBS lease agreement terms.  

 

C. CBS Responsibilities 

• CBS will remove all debris, including vehicles, structures and materials, from SCB leased land prior 
to SCB beginning operations.  

• CBS will provide snow removal on streets within GPIP to provide access to SCB lease property 

• CBS will maintain water, sewer and electrical service within utility right-of-ways. 

 

D. CBS RAISE Grant 

• The CBS intends to apply for a USDOT RAISE Grant.  The CBS grant is written to be flexible for 
multiple options for vessel haul out and shipyard development.  The CBS will investigate how 
grant funds can be applied to the development of a haul out and shipyard at the GPIP.  The CBS 
intends to work with SCB on property development if grants funds are awarded and SCB is 
successful in their development efforts. 

 



 

 
 
Tuesday, April 27, 2021 
 
MEMORANDUM 
 
To:  Jeremy Serka, Sitka Custom Marine, Linda Behnken, ASFT Board President 
 
From:  Garry White, Director 
 
Subject: GPIP Board Clarifying Questions to the Sitka Boatyard RFP Proposal 
 
Introduction 
The Gary Paxton Industrial Park (GPIP) Board of Directors met on April 21st, 2021 in Executive 
Session, during its Board meeting as the Selection Committee, to evaluate your proposal to 
construct and operate a marine haulout and shipyard at the GPIP.   
 
The Selection Committee has requested clarifications to portions of the proposal to help with the 
evaluation and scoring of the proposal.   
 
Clarifying Questions 
Please add clarification on the Request for Proposal requirements. 

• Do you understand that your proposal isn’t completely “privately funded” as 
required by the RFP, because the $1.25M loan and the $400K grant are both 
“public funds”? 
 

• If the answer to #1 is yes, do you believe your proposal is responsive to the RFP?  
If so, why? 

 
• If you understand that your proposal is not responsive because it is not completely 

“privately funded”, do you want CBS to waive this requirement? 
 
Please add more clarification on the team’s qualifications to construct a marine haulout and 
shipyard. 

• The proposal states Sitka Custom Marine (SCM) will be overseeing construction.  
What qualifications does SCM have related to construction management of a 
project of this nature? 

o Please provide more detail on the experience of the key individuals 
involved in the construction process, including, if possible, references to 
other projects of equivalent magnitude.   

 
• The proposal asks for public funding in both a grant and a loan.  State reporting 

and auditing requirements will be subject for the use of these funds.  Please 
clarify Sitka Community Boatyard (SCB)’s ability to pay prevailing wages and 
meet the State’s registration/reporting requirements. 
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Please add more clarification on working with the CBS and GPIP to secure additional funding to 
fully develop the boatyard. 

• Do you agree that CBS should continue to apply for federal/state grants?  If not, 
why? 

o Do you agree that if a grant is awarded, that grant funds would be used 
instead of CBS loan funds and/or other CBS funds? 

 
• Please clarify on how SCB envisions a Public/Private/Partnership moving forward 

if the CBS is successful in obtaining grant funds. 
 

 
Please add more clarification on project cost estimates and construction timeline. 

• Please provide greater detail on initial startup phase costs. 
o Are written bids from contractors available for the Board’s review? 
o Is the project advancement contingent on $400k capital investment from 

GPIP? 
o Is there a contingency plan if project goes over budget? 
o How does SCB believe it will construct project for far less than estimated 

costs provided to GPIP Board by PND Engineers? 
o Please provide more detail to the $1.25M (page 5) figure to fund the 

construction of the Travelift slip, piers, and bulkhead/retaining wall.   
o Is the estimated cost for the 150 ton Travelift available? 

 
• Please clarify the amount and type of electrical and water service infrastructure 

that is expected from the CBS (Page 9).  Does SCB have a detailed scope or an 
estimated cost for these improvements?   

 
• Please clarify the construction timeline as the proposal seems to be quite 

aggressive given the permitting time lines and contractor planning/mobilization. 
 
Please add more clarification on the operations of the haul out. 

• Are proposed fees charged to users of the facility for haul out and storage 
available for GPIP Board review? 

o Has SCB completed a loan payment cash flow analysis to repay the 
proposed CBS $1.25 loan? 
 

• Does SCB have any performance targets, i.e. number of hauls anticipated per 
year. 

 
• Please clarify responsibilities for ongoing maintenance of facilities; i.e. snow 

removal, haulout/ramp maintenance, road maintenance, etc… 
 

• Please clarify ownership of travel lift, dock, piers and other ancillary 
infrastructure built by Sitka Community Boatyard. 

 
Please add more clarification on proposed lease areas. 

• The area identified in the proposal as the location of the travel lift slip piers and 
Staging Dock was not included in the area identified as available in the RFP.  Do 
you have an estimated square footage of area you would like to lease in this area? 

 



• Lots 16b, 19, & 20 were not offered as lease areas in the RFP.  Do you wish to 
lease these properties in addition to the lots identified as available?  Does the 
$1/foot proposed lease rate include these properties? 

 
Please add more clarification on proposed lease rates. 

• Please clarify the $1/foot for each vessel hauled.   
o Is $1/foot the only rate SCB envision paying for the first 5 years? 
o Does this rate include the entire 6.84 acres requested, plus the additional 

area south of the GPIP Dock and lots 16b, 19, & 20? 
o Is the $1/foot a one-time fee, or is it monthly, quarterly, annually? 

 
• Please clarify what lease rates SCB intends to charge for third party businesses on 

site.  Does SCB intend to provide any of those lease rates to the CBS? 
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To: GPIP Board 
From: Linda Behnken/Jeremy Serka 
Date: 5/6/21 
Subject: Response to GPIP RFP clarification questions 
 
Thank you for this opportunity to provide answers to your questions.  Our responses to your general 
questions are below.  Questions are in bold text. Questions that required proprietary or confidential 
information to adequately answer are included in Attachment A, which we request you treat as 
CONFIDENTIAL. 
 
Question: Do you understand that your proposal isn’t completely “privately funded” as required by 
the RFP, because the $1.25M loan and $400K grant are both “public funds”. 

Our response to the RFP describes the Sitka Community Boatyard LLC’s preferred approach to raising 
$2.5 million of the estimated $2.9 million project total using a mix of low interest loans and private 
investment.  The source of these loans and investments includes public revolving loan programs, such as 
the loans offered by SEDA, the Federal Small Business Development Loan program, and the State of 
Alaska, as well as private loans from Rasmuson Foundation and local fishermen.  The term “privately 
funded” was not defined in the RFP.  Our interpretation of “privately funded” is inclusive of loans to 
private entities such as SCB as it is the private entity, not the public, that is responsible for the loan 
repayment.  Thus, we believe the source of the loan is not a disqualifying factor.  To prohibit the use of 
low interest local, State or Federal revolving loan funds is not consistent with the RFP’s purpose of 
providing “vessel haul out equipment and services that will support the Sitka fleet” in a cost-effective 
manner. If the term “privately funded” in the RFP was meant to prohibit bidders from using any or all low 
interest public revolving loan programs at the local, state, or federal level in their financial package, or 
grants from public entities such as the Denali Commission, that interpretation and the rationale supporting 
it was not clearly stated in the RFP. We believe our planned use of a SEDA loan and Federal Small 
Business Development loan are in compliance with the “privately funded” provisions of the RFP. 

We recognize that the “Preferred Outcome” was for a developer to demonstrate the ability to finance the 
entire project without CBS funds. We interpret that to mean asking for a direct non-repayable equity 
investment in the project using CBS funds is undesirable and would be penalized when evaluating how 
competing proposals meet the preferred outcomes. We did not interpret that to mean that SCB was 
prohibited from applying for a SEDA loan as a private entity seeking financing from a public loan fund 
as other businesses in this community have done. Additionally, the previous review of the Warren/ 
Cooper proposal established that the proposal was eventually disqualified not due to the nature of their 
funding request (which was the SEDA economic development fund, the same fund we are targeting) but 
due to the changes in their funding needs. Our proposal and Attachment A of this response clearly state 
the funding sources and public or private loan programs we propose.  If the SEDA loan is denied, we 
have identified other loan funds for financing as detailed in Attachment A; however, these are not our first 
choice due to increased cost and the complexity of collateralizing the loan.  

Of the remaining $400,000 in requested GPIP investment, our understanding is that $100,000 of this is 
already committed to utility improvements at the site.  The remaining $300,000 is a request for a similar 
investment by GPIP in the washdown utility infrastructure.  At the recent meeting of the GPIP Board, and 
prior to the evaluation of our proposal, we explained that we have a contingency plan should one or 
another source of financing fail.  The requested $300,000 from GPIP in infrastructure represents 
approximately 10% of the $2.9 million cost of this project.  If the GPIP infrastructure funds are not 
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available, SCB does have contingency plans detailed in Attachment A and wishes to discuss alternate 
ways of funding that component.  The preferred outcomes section of the RFP notes that “The City and 
Borough of Sitka reserves the right to negotiate with the finalist(s).”  

 If the answer to #1 is yes, do you believe your proposal is responsive to the RFP? 

We believe our proposal is very responsive to the RFP.  We have structured our proposal to maintain City 
ownership of the land and operate the boatyard using a long-term lease, which was described in the RFP 
as a City preference. Our proposal maintains access to the GPIP ramp, provides a float to safely 
disembark, provides for long term storage of boats, provides utilities and public access to work on boats, 
allows covered areas to be constructed, and provides for sub-leasing to other commercial vendors, which 
were all listed as “aspirational” goals in the RFP. We have also developed a construction and operation 
plan that will result in a working haul out within 1 year – which is again consistent with the urgency 
described in the preferred outcomes.    

We believe the financing package we propose is the most cost-effective way to build a privately operated 
haul-out on leased public land to meet the needs of Sitka’s fleet and marine trades.  As noted above, we 
believe the source of the loans in our financing should not be a disqualifying factor. We further note that 
we have contingency financing plans should one source of financing fail.  These contingency plans are 
described in Attachment A and demonstrate the financial depth of our proposal consistent with RFP goals 
and evaluation criteria.   

Our proposal also contains several innovative components that go above and beyond RFP specifications, 
such as a public/private/non-profit partnership that facilitates numerous sources of affordable financing 
now and in the future.  We have also proposed an advisory board to ensure the needs of the local fleet are 
met and to help guide future development.  Finally, we have proposed a process to transparently review 
lease fees at 5-year intervals to share in profitability as the business and land use mature. 

 If you understand that your proposal is not responsive because it is not completely “privately 
funded”, do you want CBS to waive this requirement? 

As stated above, we believe our proposal is responsive to the RFP.  SCB will hold the loans as a private 
entity, hence the local, State, Federal or private source of the loans in our financing package should not be 
a disqualifying factor.  We believe the request for GPIP investment in the washdown infrastructure is 
consistent with GPIPs existing commitment to invest $100,000 in the electrical infrastructure. If the GPIP 
Board or the CBS disagrees with our interpretation of the term “privately funded,” then we request that 
GPIP and the City waive the requirement for private funding as it was not clearly defined in the RFP and 
prevents access to numerous local, State, and Federal loan interest loan funds that are necessary to make 
the haul-out project affordable.  Prohibiting these public loan funds will also increase haul-out costs for 
local vessels and make the goal of maintaining City ownership of the land much more difficult to achieve, 
both of which are inconsistent with the goals of the RFP. In the RFP, the CBS reserves the right to 
negotiate with the finalist(s) and to refuse or accept any and/or all proposals.  

In sum, we believe our proposal is very responsive to the RFP. We appreciate the opportunity to clarify 
that the term “privately funded” was not defined in the RFP and that our interpretation of “privately 
funded” did not preclude the use of low interest local, state, and federal loans because it is the private 
entity that is responsible for repayment.  To prohibit these loans serves only to increase the cost of haul-
out services to the local Sitka fleet. We further appreciate the opportunity to clarify our interpretation of 
terms in the “preferred outcomes” section and the use of preferred outcomes in distinguishing between 
competing proposals rather than as disqualification criteria.  We note that the RFP identifies five 



   
 

 3  
 

evaluation criteria totaling a maximum score of 140 points. The financial package, along with the firm’s 
qualifications, experience, and design are grouped into Criteria 1 worth 30 out of the 140 possible points.  
Agreement or disagreement with our interpretations can be reflected by individuals when scoring under 
Criteria 1, but should not prevent our proposal from being evaluated against all five scoring criteria and 
reviewed by the Assembly. 

Please add more clarification on the team’s qualifications to construct a marine haul out and 
shipyard. 

The Proposal states Sitka Custom Marine (SCM) will be overseeing construction. What 
qualification does SCM have related to construction management of a project of this nature? 

The owner and lead project manager of SCM is Jeremy Serka and the head foreman is Mike Matz. Both 
Jeremy and Mike worked together at Allen Marine for approximately 10 years. Mike Matz was the lead 
operator and foreman for Allen Marine for over 20 years. During their time at Allen Marine, Jeremy and 
Mike worked together on numerous vessel constructions, repairs and yard improvements, including two 
78ft catamarans, two 65-foot landing crafts, dozens of 30-foot charter boats, and a number of 33- and 44-
foot catamarans. In addition, Mike was on scene for construction of the floating dry dock, buying and 
assembly of the new 165-ton Ascom travel lift, and the yard improvements for the ramp.  

Jeremy Serka has a B.S. in Environmental Science from Huxley College, Western Washington University 
in Bellingham, WA. Jeremy paid his own way through school while fishing during the summer in 
Southeast Alaska. He owned and operated a Christmas tree farm in Oregon and a retail sales lot in Seattle 
for over fifteen years, ran a charter fishing boat business in Sitka for nine years, owned and operated a 
commercial power troller in Sitka for six years, and has owned and operated Serka’s Welding for twelve 
years. Jeremy is a 12-year resident of Sitka and worked during the winter months for seven years as a 
fabricator, welder and supervisor prior to becoming a year-round resident.  

Jeremy is a proficient manager of both time and resources who has gained the trust of dozens of 
businesses that use his services and expertise every year.  SCM has the experience and connections to 
oversee the construction of a marine haul out from start to finish and to ensure the work meets community 
goals. All work for the construction of the haul out will be assigned to professional contractors selected 
through a competitive bid process. SCM, the SCB, and the law offices of Royce and Brain will ensure 
that all work is finished as specified.  

The proposal asks for public funding in both a grant and a loan. State reporting and auditing 
requirements will be subject for the use of these funds. Please clarify Sitka Community Boatyard’s 
ability to pay prevailing wages and meet the State’s registration / reporting requirements. 

The Sitka Community Boatyard LLC will be registered in the State of Alaska and file the necessary 
biennial and tax reports to remain in good standing throughout the lease term.  A public board made up of 
local business owners, marine trades professionals, and city delegates will be used to guide SCB. The 
SCB will retain the services of a bookkeeper to track of all revenues and expenses of the boat yard 
operation, and will provide quarterly reports to investors, lenders and board members.   

ASFT has a 10-year history of successfully managing grants and a three-year history of managing 
program related investment debt.  Sitka Custom Marine, owned by Serka’s Welding and Fabrication LLC, 
has also been in business for 12 years and is SCM management is proficient with tax and reporting 
requirements.  The work of hauling boats, maintaining the yard and equipment, managing employees and 
sublessees will fall on SCM. SCM has a bookkeeper who will also provide quarterly reports to SCB. 
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SCM will offer all employees competitive wages with benefits and will file all reports required by the 
DOL, unemployment and insurance agencies, etc., as required by the state and city.  

For specific information on anticipated salaries and wages, see Attachment A. 

Please add more clarification on working with the CBS and GPIP to secure additional funding to 
fully develop the boatyard. 

Do you agree that CBS should continue to apply for federal/state grants?  

Yes, we agree.  One of the main advantages of our proposal is that it creates a framework that facilitates 
numerous sources of affordable financing. The Sitka Community Boatyard will be a collaborative effort 
of city, non-profit and private entities. Each entity has unique access to specific funding sources, and 
collectively the entities working together have a greater chance of qualifying for and receiving the 
funding needed to develop a boat yard for Sitka’s immediately needs, while working long term to fund the 
boat yard Sitka deserves. If the City or GPIP are successful in securing grant or infrastructure investment 
funding, the funds could be used to upgrade and widen the existing ramp, adding a marine rail way 
capable of hauling larger ships and barges, purchase a 300-ton travel lift and construct piers to support 
this equipment, purchase a self-propelled trailer to efficiently haul smaller boats, construct buildings that 
allow work on boats out of the weather, conduct additional clean up and upgrade of the boatyard area, etc.  
Our proposal includes an advisory board to guide boat yard development and a transparent process to 
evaluate lease fees on a 5-year interval to offset development expenses and share profitability between the 
public, private and non-profit partners.   Once GPIP and the Assembly make a decision on our proposal, 
SCB looks forward to collaborating with GPIP and CBS on the scope of future federal/state grants such as 
a potential revised Build grant and improvements to be financed using the States general obligation bond 
funding authority.   

Please clarify on how SCB envisions a Public/Private/Partnership moving forward if the CBS is 
successful in obtaining grant funds.  See above 

Please provide greater detail on initial startup phase costs. 

o Are written bids from contractors available for the Board’s review? See Attachment 
A 

o Is the project advancement contingent on $400k capital investment from GPIP? We 
have a contingency plan but believe GPIP investment in this project is consistent 
with GPIP priorities for use of the industrial site. See Attachment A  

o Is there a contingency plan if project goes over budget? We have been thorough and 
erred on the side of over-estimating costs. See Attachment A  

o How does SCB believe it will construct project for far less than estimated costs 
provided to GPIP Board by PND Engineers? We have bids for the work from two 
qualified companies.  See Attachment A  

o Please provide more detail to the $1.25M (page 5) figure to fund the construction of 
the Travelift slip, piers, and bulkhead/retaining wall.  See Attachment A  

o Is the estimated cost for the 150-ton Travelift available?   See Attachment A   

Please clarify the amount and type of electrical and water service infrastructure that is expected 
from the CBS (Page 9).  Does SCB have a detailed scope or an estimated cost for these 
improvements?  See Attachment A 
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Please clarify the construction timeline as the proposal seems to be quite aggressive given the 
permitting timelines and contractor planning/mobilization. 

The limiting factor of getting a haul out built and running by April 2022 is the permitting of the travel lift 
slip. Once awarded a contract, SCB will apply for the CBS loan of $1.25 million. The loan and equity 
capital will be used to fund the construction of the travel lift piers. We will solicit bids for approximately 
3 weeks from Alaska pile driving companies including Western Marine, Turnagain Marine and Trucano 
Construction in Juneau. Around week 6 we will look to award a contract for the haul out piers. The pile 
driving company will conduct all the necessary engineering, permitting, transport of materials and 
construction of the piers. We have been advised by Western Marine and Turnagain that the permitting 
process could take 7 to 9 months and the construction will only take a 1 month. While waiting for the 
permits to be approved for the haul out, we will solicit bids for the washdown pad, retaining wall for the 
haul out piers, travel lift and dry dock storage utilities. We expect the uplands work to take 2 – 4 months 
from bid to completion. The travel lift will be ordered after a final determination on our funding request 
by the Rasmuson Foundation which is expected in the Fall of 2021 and take 3 to 4 months to arrive in 
Sitka.  

Please add more clarification on the operations of the haul out. 

• Are proposed fees charged to users of the facility for haul out and storage available for 
GPIP Board review? See Attachment A 

o Has SCB completed a loan payment cash flow analysis to repay the proposed CBS 
$1.25 loan?  See Attachment A 

•  Does SCB have any performance targets, i.e., number of hauls anticipated per year.  See 
Attachment A 

• Please clarify responsibilities for ongoing maintenance of facilities; i.e. snow removal, haul 
out/ramp maintenance, road maintenance, etc. We anticipate the CBS will continue to 
perform road maintenance and snow plowing as it is currently doing.  SCB will be 
responsible for snow removal and grounds maintenance of the washdown pad and boat 
storage sites. The finer details of snow removal and lot maintenance can be discussed in 
the context of the lease agreement.   

• Please clarify ownership of travel lift, dock, piers and other ancillary infrastructure built by 
Sitka Community Boatyard.  The travel lift, staging dock, and yard equipment will be 
owned by Sitka Community Boatyard. The piers and other ancillary infrastructure built 
by SCB as site improvements will be managed by SCB for the extent of the long-term 
lease, then remain as-is/where-is site improvements for CBS use if or when the lease is 
terminated.   

Please add more clarification on proposed lease areas. 

• The area identified in the proposal as the location of the travel lift slip piers and staging 
rock was not included in the area identified as available in the RFP.  Do you have an 
estimated square footage of area you would like to lease in this area? 
 

If the area of our proposed travel lift slip was not intended to be available, then the RFP was misleading. 
Our proposed location for the travel lift slip has been identified in many GPIP meetings as the best 
location for a travel lift slip and staging dock.  The site was also identified as a potential area for sale in 
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the previous RFP, as highlighted in orange.  In fact, Appendix C in the RFP document includes a haul out 
pier drawn in the exact location we are proposing for constructing the pier (11/30/20 GPIP meeting doc; 
Sawmillcove.com) 

The approximate area needed for a haul out pier is 50’ wide by 80’ long. The staging dock is 10’ wide and 
40’ long. The square footage of required waterfront is approximately 8,000 square feet (about 100’ of 
shoreline and 80’ extending out from the bank for the slip). 

Lot 9B, which was also designated as an area to own in the RFP document, is the location we propose for 
the washdown pad. Lot 9C could also serve this purpose but be operationally less efficient. The 
washdown pad in conjunction with the travel way to the haul out pier would be approximately 200 ft long 
by 100 ft wide, or 20,000 square feet.  

 

• Lots 16b, 19, & 20 were not offered as lease areas in the RFP.  Do you wish to lease these 
properties in addition to the lots identified as available?  Does the $1/foot proposed lease 
rate include these properties? 

SCB proposes to lease lots 16b, 19 and 20 to facilitate development of marine service business and other 
operations, and to help to offset boat-yard operational expenses. Anticipated lease revenue from these lots 
is described in Attachment A. Our proposed $1 /ft for each boat hauled lease rate is the total payment for 
all leased property for the first 5 years, with an opportunity to negotiate a new lease rate at that point. 
After the SCB has weathered the startup phase and revenues are better defined, we look forward to 
discussing future lease rates for all properties and uses.  

  

Please add more clarification on proposed lease rates. 

• Please clarify the $1/foot for each vessel hauled.   
o Is $1/foot the only rate SCB envision paying for the first 5 years?  Yes, as described 

in our proposal, after the initial 5-year period, SCB and GPIP official can review the 
profitability of the operation and negotiate future lease fees for haul out operations, vessel 
and gear storage, and sublease fees for additional businesses in 5-year increments.  This 
transparency and public/private coordination will ensure a viable marine services center 
with competitive rates that will meet Sitka’s need.  For additional factors SCB considered 
in developing the lease rates, please see Attachment A  

 

Does this rate include the entire 6.84 acres requested, plus the additional area south of the 
 GPIP Dock and lots 16b, 19, & 20? See above 

o Is the $1/foot a one-time fee, or is it monthly, quarterly, annually?  The $1/ft fee is a 
one-time payment based on each vessel hauled.  It will be calculated and paid on a 
quarterly basis.  
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Please clarify what lease rates SCB intends to charge for third party businesses on site.  Does SCB 
intend to provide any of those lease rates to the CBS?  See Attachment A 

Lease rates for third party businesses will be no less than 9% of previous land sales in the park. Previous 
sales of land where around $2.61 / ft, thus a yearly lease rate of $.24/ft will be the starting price when 
negotiating subleases. This is the same rate that GPIP has been using to establish its leases. SCB does 
intend to provide a portion of the sublease fees from third party businesses to the city of Sitka after the 
startup phase.  

 



 

 
 
Thursday, May 13, 2021 
 
MEMORANDUM 
 
To:  Sitka Community Boatyard Group 
 
From:  Garry White, Director 
 
Subject: GPIP Board Response to SCB Proposal 
 
Introduction 
The Gary Paxton Industrial Park (GPIP) Board of Directors met on April 21st and May 12th, 2021 
in Executive Session, during its Board meetings as the Selection Committee, to evaluate your 
proposal to construct and operate a marine haulout and shipyard at the GPIP.   
 
The Selection Committee has determined that the proposal was responsive to the Request for 
Proposal (RFP) requirements.   
 
The Selection Committee evaluated the proposal and gave the proposal a score of 65 points out 
of a total of 140 points.  The scoring was completed on a consensus basis.  The Selection 
Committee discussed each criteria outlined in Section H of the RFP and came to a consensus on 
a score for each category.   
 
The GPIP Board exited the Executive Session as the Selection Committee and provided the 
following statement: 
 
“The Selection Committee accepts the proposal from the Sitka Community Boatyard (SCB) on 
conditions that certain aspects of the proposal are negotiated with the GPIP Executive Director 
and team, and ultimately brought back to the GPIP Board for approval of recommended lease 
terms. 
 
The Selection Committee offers to start with an upland and tideland lease on the southern portion 
of Lot 9a for the initial phase development of a travel lift piers, retaining wall, and staging dock 
as outlined in the proposal, including the purchase of a 150 ton vessel lift. 
 
The Selection Committee is recommending that no CBS funds, from either GPIP Working 
Capital or the Southeast Economic Development Fund, be used for the initial phase 
development.   
 
The Selection Committee offers to lease Lot 9b and/or a portion of Lot 9c for the development of 
a wash down pad and water treatment facility, upon SCB securing non-CBS funding and 
contracts for the initial phase development on Lot 9a.  
 
The Selection Committee offers to lease additional property to SCB contingent on funding being 
identified for construction of needed infrastructure to operate a haul out. 

329 Harbor Drive, Suite 212 
Sitka, AK 99835 
Phone: 907-747-2660 



 
The Selection Committee encourages the CBS to continue to apply for Grant funding to 
construct the complete haul-out with award information available in the fall of 2021.  The level 
of CBS funding for various portions of the marine haul out and shipyard development will be 
open for discussion at that time.” 
 
Sitka Community Boatyard Proposal Scoring 
 
The Selection Committee scored the proposal as follows: 
 

1. Qualifications, Financial Ability & Experience of the Developer(s) and the Design 
Engineer. From the proposal and from your own knowledge of this firm, give from 1 to 
30 points with the best score as 30. 
 

• SCORE: (1-30)  15 
 

Rationale:  Lack of experience in project management for a project this size.  Lack of 
experience in dealing with Government procurement policies. Project estimate costs 
appear to be underfunded based upon private construction cost estimates.  Financing plan 
does not contain guaranteed funding options. 

 
2. Concept Plan. Does the concept plan express and understanding of the Request for 

Proposals? Does the plan accommodate other users of the marine facilities? Does the plan 
accommodate other uses of the Gary Paxton waterfront and uplands? Does the plan 
provide jobs to the community? Does the plan support the marine industry? Score from 1 
to 30 points. 

 
• SCORE: (1-30)  20 

 
Rationale:  Conceptual design appears to meet community desires.  Did not address all 
portions of RFP preferred outcomes.  Subleases to third parties needs more details. 
 
 

3. Rates & Fees Bid. Does the proposal define what size of land and at what rate the 
Developer(s) is willing to lease both submerged and uplands or purchase uplands? What 
is the offered rate?  Does it define a fee for the use of marine facility?  The CBS 
Assembly prefers long term leases that match the anticipated life of the proposed marine 
facility(s), but will accept all proposals including ownership options.  Scoring will be 
weighted towards lease rates or purchase prices that provide the best long term benefits to 
the community.   Score from 1 to 30 points with higher lease rates or purchase price 
receiving a higher score. 

 
• SCORE: ( 1-30) 10 

 
Rationale: Lease rates to CBS are variable and very low for the amount of property 
requested.   
 

 
4. Operations Plan. Does the proposal provide for adequate management and maintenance 

of the facilities? Will other users of the marine facilities be accommodated? Score from 1 
to 30 points. 



 
• SCORE: (1-30) 15 

 
Rationale:  Lack of detail of operations.   
 

 
5.  Ability to Meet Project Schedule. Should the proposal clearly reflect that the 

Developer(s) could meet the design, permitting and construction schedule identified in 
this request for proposals; the firm shall be awarded 20 points. Otherwise, the firm shall 
be awarded less than 20 points. 
 

• SCORE: (1-20) 5 
 

Rationale:  Schedule appears to be very aggressive and not achievable.  Lack detail in 
design.  Permitting schedule does not seem realistic with other recent projects both 
private and public.   

 
Final Scoring 
 

TOTAL SCORE: 65 
 
Action 
 
The GPIP Board looks forward to working with the Sitka Community Boatyard Group on the 
development a marine haul out and shipyard to service the community of Sitka.   
 
 
 
 
 
 
 





























 
 
 
Tuesday, June 8th, 2021 
 
MEMORANDUM 
 
To:  Gary Paxton industrial Park (GPIP) Board of Directors  
 
From:   Garry White, Director 
 
Subject:  Roy Uber Fish Company LLC Dock Use Proposal 
 
Introduction 
Roy Uber Fish Company LLC is proposing to use the GPIP dock for staging equipment for its 
fish buying operations.  This proposal is similar to the operation of Sitka Salmon Shares use the 
dock. 
 
The Fish Company requests to place 40’ freezer container and potentially a fork truck to assist in 
its fish buying operation.   
 
GPIP Board approved terms with Sitka Salmon Shares for month to month use for $1,000 per 
month to allow the equipment to be staged on the dock with Harbor Master authority to have the 
infrastructure moved if needed. Additional tariff fees of moorage, wharfage and utility usage 
were charged for vessels using the dock.   
 
GPIP Dock 
The GPIP dock was opened for operation in the spring of 2018.  The GPIP dock is managed by 
the CBS Harbor Department.  Activity at the GPIP dock has increased substantially every year 
the facility has been open to the public for use. 
 
Fees to use the GPIP Dock can be found at: 
https://www.cityofsitka.com/government/departments/harbor/documents/MasterTariffNo4.pdf 
 
Dock Storage Fees 
Current storage rates for use of the GPIP Dock are below: 

 

329 Harbor Drive, Suite 212 
Sitka, AK 99835 
Phone: 907-747-2660 

https://www.cityofsitka.com/government/departments/harbor/documents/MasterTariffNo4.pdf


Additional Information 
• The GPIP Director recommends that any use of the dock be considered non-exclusive 

use, vessels using the facility must complete a GPIP Vessel Berthing Application and 
follow CBS Harbor scheduling processes.   

 
Action 
 

• GPIP discussion and approval of dock use agreement at the GPIP Dock.   
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Introduction 
 
The GPIP Board developed this Strategic Plan at planning sessions held in 
Winter/Spring of 2017.  The GPIP Board recognizes that multi-purpose dock and future 
infrastructure improvements within the park will influence the future development of the 
site. 
 
Guiding principles 
 

1. Preserve public access and marshalling areas to the waterfront, as it is the most 
commercially viable waterfront left in Sitka. 

2. Make lease, buy/sell or other land use decisions based on the mission of the 
Park – to create family wage jobs for Sitkans in a financially responsible manner. 

3. Consistent with principles 1 & 2, identify and create a positive cash flows to the 
City from the operation of the Park. 

 
Plan Priority Items 
The GPIP Board plans to address the following items.  (Items are listed in random 
order) 
 



 Develop a Port Facility to accommodate the Maritime Industry.   
• Continue with development of multi-purpose dock. 

• Develop a water access ramp in the northern portion of Lot 9A. 

• Develop a tariff schedule to include fees for tideland and upland use.   

• Designate and retain Lots 3, 7, 8, 9a, 9C, & 15 in public ownership, to be 
developed as uplands to support marine services sector and multi-purpose 
dock.   

• Designate and promote Lot 6 for future private or public development to 
support maritime industry. 

• Designate and utilize Lot 9b to support management of port facility. 

• Research Utility Dock and adjacent uplands for further re-purpose or sale. 

• Research additional development opportunities for tidelands seaward of GPIP 
Uplands. 

• Research if existing dolphins in the tidelands can be useful or need to be 
removed. 

• Develop a marketing plan that presents the park to local, regional and 
national markets with a web-based advertising program, supplemented with 
other media as appropriate.   

• Determine the MARSEC rules for fencing at the GPIP. 
 
 Develop and Market remaining uplands outside of Port Facility 

• Advertise to sell or lease Lots 17, 16b, 19 and 20 in the industrial park. 

• Establish access point for Lots 19 and 20. 

• Release RFP for sale of the Administration Building lot. 

• Remove area of GPIP sign from Administration Building lot. 

• Dispose of remaining rock at GPIP by bringing interested parties together for 
discussion.  
 

 Market Sitka’s Water Export Asset to the world 
• Continue to work with potential partners in exporting Sitka’s water in Bulk. 
• Continue to work with potential partners that wish to establish water bottling 

facilities in Sitka. 
o Identify property in vicinity of the park to locate water bottling facilities. 

• Continue to research and track water export ventures around the globe. 



• Investigate alternative methods of marketing water and water purchase 
agreements. 

• Investigate additional infrastructure needed to transport, load, and off load 
water. 

 
 Research the development of a rock quarry in the Sawmill Cove vicinity.   

This quarry would generate revenue for the City as well as provide less 
expensive rock for use on Park projects. 

• Market Lot 1 / blk 2 as a rock source and Lot 3 / blk3 as possible rock source. 
 
  Continue to pursue the development of a private marina in Herring Cove. 

 
 Develop Exit Strategy for existing GPIP Development Board. 

• Research different management concepts and entities. 
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