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I. Background

The Sky Harbor Airport and Seaplane Base (Airport) is located 4.4 miles southeast of 

Duluth Minnesota’s Canal Park Aerial Lift Bridge at the end of Park Point. The Airport is 

owned by the City of Duluth and operated by the Duluth Airport Authority (DAA). 

The Airport is certified as a General Aviation Airport and Seaplane Base. The Airport is 

served by one asphalt runway, (Runway 14/32; 3500 feet long x 75 feet wide), and two 

water runways, (Water Runway 13/31; 10,000 feet long x 2,000 feet wide)(Water 

Runway 09/27; 5,000 feet long x 1,500 feet wide). The Airport is non-towered and is 

open 24 hours per day. 

The Sky Harbor Airport is currently conducting a runway construction project. The 

runway relocation and environmental preservation project began after Labor Day 2017. 

The project will be constructed in three phases. Phase 1 was completed during the fall 

of 2017. This phase consisted of creating the new runway footprint and shoreline. Phase 

2 will be conducted during the fall of 2018. This phase will be the placement of 

surcharge into the areas created during phase 1. The surcharge will provide weight for 

the soils below to compact over a time period of 10 months. Finally phase 3 will be 

conducted during the fall of 2019. This phase will be the removal of the surcharge, 

removal of the old runway, and the final construction of the new runway. Impacts on 

operations will be consisting of occasional short term closures of the old runway during 

phase 2 construction. The final phase the impacts will be a little more significant. During 

phase 3 construction runway closure will be estimated to be 2 to 3 weeks. Seaplane 

operations will not be affected by the runway construction besides increased barging 

activity in the bay. The final length and width of the runway, upon completion of the 

project, will be 2600 feet by 60 feet. A graphic of how the new runway is depicted can 

be found in the airport layout plan in exhibit A.   

II. General Provisions

The Duluth Airport Authority (DAA) is issuing this Request for Proposals (RFP) to seek 

proposals from interested parties (Proposers) who may be interested in leasing land to 

develop  a private aircraft hangar on Lot 8 (Site) located at the Sky Harbor Airport 

(Airport). The proposed Site is identified on the attached Exhibit B is an overall airport 

site plan showing existing development, taxiways, apron, and runways.  

Available utilities are also shown in Exhibit B. Electrical can be brought to the site from a 

transformer, with 240/120 split phase service, located behind hangar 10. City water runs 

through a 6 inch pipe from the parking lot, near hangar 1, under the apron along the 
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hangars, and ends between hangars 10 and 11. All requirements for a fire suppression 

system will be determined solely by the Duluth Fire Marshall. Phone lines are available 

and the nearest junction box is located at the Site. All utilities brought from the main 

utility location to the site are the responsibility of the Proposer. There is no space for 

septic systems to be installed for the proposed hangar. Public restrooms are available at 

hangar 1. 

The Proposer must provide a detailed construction schedule. A construction schedule 

will be a determining factor in the award process. 

The Proposer must complete and submit for approval by the FAA, the Notification of 

Proposed Construction or Alteration, FAA form 7460-1, prior to proposal submittal. 

Construction hours will be limited between 8am and 7pm, Monday through Friday. 

Access will be granted to contractors names listed to the DAA.  

Proposed construction will be of an aviation hangar. Uses and design of the hangar will 

solely be for aviation uses in compliance with FAA regulations and minimum standards 

as maybe amended from time to time. 

 

The DAA reserves and may exercise the following rights and options: ( i ) t o  reject 

any and all proposals and reissue the RFP at any time prior to execution of a final 

Land Lease Agreement if, in the DAA’s sole opinion, it is in the DAA’s best interest to 

do so; (ii) to supplement, amend, substitute, or otherwise modify this RFP at any time 

prior to selection of one or more proposer for negotiation and (iii) to cancel this RFP 

with or without issuing another RFP; (iv) to reject the proposal of any proposer who, 

in the DAA’s sole judgment, has been delinquent or unfaithful in the performance of 

any contract with the DAA, is financially or technically incapable or is otherwise not a 

responsible responder; (v) To reject as informal or non-responsive, any proposal which, 

in the DAA’s sole judgment, is incomplete, is not in conformity with applicable law, is 

conditional in any way, or deviates from the mandated requirements of the RFP and; 

(vi) to waive any informality, defect, non-responsiveness and/or deviation from this RFP 

that is not, in the DAA’s sole judgment, material to the proposal. 

All costs associated with the development of the RFP response will be the sole 

responsibility of the Proposer 

Any exceptions to the specifications included in the RFP must be clearly stated in the 

proposal 
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III. Site 

The Hangar 8 site is depicted in Exhibit B. The legal boundary is also stated below: 

Beginning at the southeasterly corner of the Duluth Airport Authority Hangar Concrete 
Ramp at the Sky Harbor Airport: Thence southeasterly along the northeast edge of the 
bituminous aircraft parking ramp 485’ 11” to the point of beginning of the line described. 
Then deflect 90 degrees to the left and go 105’ 0” to a point, then deflect 90 degrees to 
the right and go 80’ 0” to a point, the deflect 90 degrees to the right and go 105’ 0” to a 
point, then deflect 90 degrees to the right and go 80’ 0” to the point of beginning, 
consisting of 8,400 square feet, more or less. 
 
The lot is 105 feet by 80 feet with a total of 8400 square feet of space. This is the entire 
space available for construction. Depending on setback requirements as determined by 
the City of Duluth the entire space may not be taken up by the hangar. The minimum 
hangar size must be at least 50 feet by 60 feet. Designs of proposed hangar must be 
compatible with structures currently at the Airport. Details of design must be submitted 
with the proposal. 
 
Site elevations are provided in Exhibit C.  FAA height restrictions are available in Exhibit 

D of this document.   

The Airport is zoned AP for airport. Zoning requires a minimum setback requirement of 

5 feet on all sides. However, the City may require up to 30 feet depending on building 

design and occupancy code. Determining further setback requirements will be the sole 

responsibility of the Proposer. 

Maintenance of the site and proposed hangar are the sole responsibility of the 

Proposer, such as trash removal, snow removal, mowing, painting, and general up keep. 

A paved apron connector to the proposed hangar is required and the sole responsibility 

of the Proposer. 

IV. Type of Operation 

The site and hangar must be used for an aeronautical purpose. The Proposer must state 

in the proposal if the site and hangar will be used for private or commercial aeronautical 

use.  An Aviation related business use is encouraged but not a requirement of a 

successful proposal.  
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V. Submittal Information 

As stated earlier, the proposals received from this RFP may be used in the development 

of a formal selection of a new hangar tenant for the Airport. In addition to the specific 

information requested below, we encourage you to provide detailed information on 

alternative plans. 

A. New Specialized Aviation Service Operation (SASO): If applicable, please provide a 

detailed narrative description of any services that will be provided.  Any new SASO must 

have a Commercial Aeronautical Operator Agreement with the DAA. Attachment G is 

the form of the Commercial Aeronautical Operator Agreement. Please provide a 

detailed business plan with the proposal. Aviation related business use is encouraged 

but not a requirement of a successful proposal. 

B. Ownership Status: The Proposer must complete and submit the Proposer 

Questionnaire Form in Exhibit E with the proposal.  

C. Construction Details: Provide an outline of the facilities you are proposing at the 

Airport including the type of facility, size, approximate cost and timeline to construct. 

Please include a site plan with your proposal. Design standards must meet all local, 

State, and/or Federal building code guidelines. All licenses and permits will be the sole 

responsibility of the Proposer. All required FAA documents must be included, such as 

FAA form 7460-1. 

D. Financial Information: The Proposer will be required to demonstrate that it is 

financially capable of performing the obligations contained within this RFP. The 

determination of the Proposer’s financial qualifications and ability to execute a Land 

Lease Agreement will be in the sole discretion of the DAA. The Proposer shall provide a 

written certification from Proposer’s lender that the Proposer has the financial ability to 

consummate the transaction and pay the lease price to the DAA. If self funding the 

Proposer shall submit, with its proposal, a written statement from the bank where funds 

are kept, representing that the Proposer has the financial ability to consummate the 

transaction and pay the lease price to the DAA. 

VI. Land Lease Agreement  

Exhibit F is a sample of the land lease document (or suggested language) including 

special terms and conditions expected to be incorporated in the lease agreement. Rate 

changes will be subject to Consumer Price Index. If Proposer does not commence or 

complete the project within sixty (60) days of the proposed date included in the 

proposal the Proposer will be considered in default and the proposal will be rejected. 
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The Land Lease proposed terms are as follows: 

Term:  Base Ten (10) Years with one (1) optional 10 year term beyond the base 

term. At the end of the lease the property reverts to the DAA. 

Rate:  For the term of the agreement, the Lessee agrees to pay rent on the 

Leased Premises in the amount of $.21 cents per square foot (8,400 

square feet) per year (prorated for portions thereof). Rate changes 

subject to Consumer Price Index. 

Utilities:  The Proposer shall be solely responsible for connecting the available 

electrical, phone, and or water (for fire suppression system only) from 

the main to the site and proposed hangar. 

Insurance: Refer to Sections 7 and 8 of Exhibit F for insurance requirements 

VII. Operator Agreement Document 

If applicable Exhibit G is a sample of the Operator Agreement document (or suggested 

language) including special terms and conditions expected to be incorporated in the 

lease agreement. 

 Operator Agreement Terms (if applicable): 

Term:  3 Year base term with automatic month to month provision following 

base term expiration 

Rate:  A break down of rates can be found in Exhibit H. 

Utilities:  The Proposer shall be solely responsible for connecting the 

available electrical, phone, and or water (for fire suppression 

system only) from the main to the site and proposed hangar. 

Signage: The Operator shall be allowed to erect suitable advertising signs 

on the Airport to identify its business in the Leased Premises, but 

the form, type, size and method of installation of any such signs 

shall be subject to the approval of the Executive Director.   

Insurance:  Refer to Section 8 of Exhibit G for insurance requirements 
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VIII. Award Criteria 

The following criteria will be used by the RFP Evaluation Committee during the 

evaluation and selection process: 

Criteria Weight 

1. Proposed Development for Property   30 points 

2. Financial Ability to Perform    30 points 

3. Schedule      30 points 

4. Aviation Business Use being proposed  10 points 

Each Proposer will be ranked according to the evaluation criteria. The highest ranking 

Proposer will be recommended to enter into land lease agreement negotiations.  

1. Proposed Development for Property 

Proposers will be evaluated on the feasibility of the property based on size, design, and 

exceptions. The Evaluation Committee will evaluate the proposed development of the 

property for compliance with Airport Minimum Standards, FAA regulations (including, 

but not limited to Compatible Land Use and 14 CFR Part 77) as well as City of Duluth 

Planning, Zoning and Building Code requirements. The Proposer should be prepared to 

discuss these plans before the Evaluation Committee, if requested. 

2. Financial Ability to Perform 

The Evaluation Committee will evaluate financial statements from certified lenders or 

banks to determine the Proposer’s ability to perform under the lease. 

3. Schedule 

Proposers will be evaluated on the timing and schedule of the proposed hangar 

construction. 

4. Aviation Business Use being proposed 

If applicable, additional evaluation points will be award for any proposed Aviation 

Business Use of the Site. 
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