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This Agreement is made between BOUMAN’S BLUFF, LLC, d/b/a Baycrest Lodge 

(hereinafter referred to as "Agent,") and 

______________________________________________ (hereinafter referred to as “Owner").  

This Agreement shall be binding upon, and inure to the benefit of, the parties' heirs, representatives, 

successors and assigns. 

 

SECTION ONE 

Term of Agreement 

 

The initial term of this Agreement shall be from the date this Agreement is signed by all parties 

through the 31st day of December 20____.   This Agreement shall be automatically renewed and 

extended for an additional one-year period, unless either the Owner or Agent gives written notice of 

its desire not to extend the Agreement. Any such notice must be made in writing at least ninety (90) 

days prior to the end of the term.   

Notwithstanding the foregoing, this Agreement may be terminated by mutual agreement; 

however, the termination shall not become effective for ninety (90) days after reaching mutual 

agreement. At the time of mutual agreement to terminate, Agent will cease to manage any new future 

reservations and will no longer advertise Owner’s property.  In addition, at Agent’s option, Agent 

may re-book all bookings beyond the 90-day period at Owner’s property to a property not owned by 

Owner.  Owner shall honor all reservations that were made prior to the mutual agreement to terminate 

and that fall within the 90-day period, and payment to Agent for those bookings will be made in 

accordance with this Agreement.  In addition, Agent will be responsible for any refunds to guests 

within that 90-day timeframe.  At the time reservations are made, Agent collects a 50% down payment 

from the guest.  Any bookings at Owner’s property after the 90-day period are not subject to this 

Agreement, and Agent will provide Owner with 30% of the down payment (which is comprised of 

the 50% reservation booking fee, less a 20% Agent fee to cover costs of third party commissions 

(those given to the booking website), credit card processing fees, and the like); no money would be 

due to Agent.  In addition, Owner would be responsible for any refunds to guests for any bookings at 

Owner’s property after the 90-day period. 

Also, notwithstanding the foregoing, Agent may terminate this Agreement at any time for any 

reason.  In the event this Agreement is terminated by Agent before the end of the term, the Agent 

shall provide written notice to the Owner at least ninety (90) days prior to the termination.  At the 

time of notice of termination, Agent will cease to manage any new future reservations and will no 

longer advertise Owner’s property.  In addition, Agent shall re-book all bookings beyond the 90-day 

period at Owner’s property to an alternate rental.  Owner shall honor all reservations that were made 

prior to the termination and that fall within the 90-day period, and payment to Agent for those 

bookings will be made in accordance with this Agreement.  Agent will be responsible for any refunds 

to guests within that 90-day timeframe.   

 

SECTION TWO 

Designation of Agent and Description of Property 

 

Agent is hereby designated as the exclusive agent and representative of the Owner for the 

purposes of managing for the Owner certain real property and rental of unit(s) thereon, known as 

______________________________________________________________, and located 

at:________________________________________.  
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SECTION THREE 

Duties of Agent  

 

The duties and responsibilities of Agent in connection with the management of the Rental 

Units are as follows: 

1.) Marketing. Agent shall advertise Rental Units on the Agent’s website.  Agent also 

advertises on sites like VRBO, Airbnb, Homer Chamber of Commerce and ResNexus 

(reservation software) and reserves the right to adjust which websites are used for 

marketing purposes.  The majority of these sites require Agent to update listings and/or 

calendars daily.  At the termination of this Agreement, Owner’s property will be 

removed from any such marketing sites, and the information from the site will not be 

transferred to Owner.   

2.) Reservations. Agent shall be responsible for booking reservations of Rental Units. 

3.) Rent Collection. Agent will be responsible for establishing rental rates and collecting 

all rents and other fees from guests. Agent will be responsible for guest check-in and 

assigning Rental Units to guests.  The Owner should avoid, if possible, the collection 

of any fees.  If at the Agent’s request the Owner should collect a fee, that fee must be 

paid to the Agent in full within 14 days.  

4.) Payment of Expenses. All routine maintenance (See Section Three #11), maid 

service, and rental guest consumables will be paid by the Agent.  All other 

expenses are the responsibility of the Owner.  If Agent handles (pays) any expenses, 

such as lawn care, snow removal, etc., there is a 10% administration fee.  

5.) Unit Cleaning. Agent will be responsible for providing general cleaning services 

to Rental Units during guest stays and after departure. General cleaning services 

include washing and changing linens and blankets at the time of every guest 

checkout; sweeping, vacuuming and mopping floors; dusting; wiping down counter 

tops, tables, appliances, sink bases, cabinets, windowsills and other visible surfaces; 

sanitizing bathrooms including mirrors, toilets and bathtubs; sanitizing refrigerator; 

and emptying garbage.  Restocking of Agent provided condiments and supplies for the 

rental guest’s consumption. A lockable storage closet for housekeeping supplies, extra 

linens and consumable items must be supplied by Owner. Agent must approve the size 

of the closet. 

6.) Employees and Contractors. Agent may perform its services through employees or 

independent contractors selected by Agent. The cost of such employees and 

independent contractors will be on Agent's account. 

7.) Snow Removal. Agent may, at Owner’s request, coordinate plowing and sanding with 

Agent’s employee or a local contractor of Agent’s choice. Agent will arrange winter 

maintenance of the Rental Units’ parking, pathways and decks, including snow 

removal and sanding (as needed) of driveways, parking area, pathways and decks, and 

such service will be billed to Owner monthly. If Owner chooses to oversee and arrange 

snow removal, then Owner must assure that plowing and/or sanding is completed by 7 

am and as needed throughout the day. Shoveling of decks should not start before 9 am 

but must be completed by 11 am and as needed throughout the day.  

8.) Landscaping. Agent will oversee routine lawn maintenance and assure the property is 

visually appealing.  Agent will arrange lawn maintenance and routine landscaping of 

the Rental Units, and such service will be provided at Owner’s expense. 

9.) Window Cleaning. Agent contracts with a window cleaning company to clean exterior 

windows 3-4 times per year. This cost is covered by Owner. Cost is dependent on the 
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number of windows, estimated at $150-400 per cleaning. 

10.) Records. Agent shall maintain accurate records of all monies collected in conjunction 

with the Rental Units, and such records shall be open for inspection by the Owner, 

however inspections must occur no more frequently than monthly.  

11.) Routine Maintenance. Agent shall provide routine maintenance to keep the Rental 

Units in a condition to be rented.  This assumes the repair is minor in nature and does 

not require the purchase of additional materials beyond what is listed here. If the 

maintenance is determined to be beyond the basic items listed below, it would be billed 

at $65/hr.  Routine maintenance would include:  

a. Unclogging of drains and toilets (does not include plugged main sewer lines); 

b. Touchup painting of spots on the walls; 

c. Window, door and knob adjustments; 

d. Replace lightbulbs (bulb is provided at Owner’s expense); 

e. Reattachment of wall mounted equipment and decorations; and 

f. Propane tank refilling (propane is provided at Owner’s expense).  

12.) Hot Tub, if applicable. Agent will perform daily cleaning of hot tubs for a monthly fee 

of $400, which will be deducted from the Owner’s monthly payout. This is not optional 

and must be done by Agent. The expense of the chemicals and filters will be supplied 

by Agent for an additional monthly fee of $100, which will be deducted from the 

Owner’s monthly payout. Owner will need provide heated storage space with exterior 

access for the supply of chemicals, filters and other hot tub cleaning supplies. If Owner 

chooses to purchase a hot tub, Agent requires it to be an Arctic Spa equipped with 

SpaBoy & Onzen or one of equivalent quality. This enables the Agent to remotely 

monitor the chemicals and heat of the hot tub. The cost of an Arctic Spa is $25,000 +. A 

custom lid remover for the hot tub cover is required, at a cost of $2200 +/- to the owner.  

13.) Inspection and Repairs of Common Areas.  Agent will do everything reasonably 

necessary for the proper management of the Rental Units including periodic inspections, 

supervision of maintenance and arranging for such improvements, alterations and 

repairs as may be required.  No improvements, alterations or repair work to the Rental 

Units costing more than $500 shall be made by Agent without prior authorization from 

Owner.  In the case of an emergency that requires immediate repairs or alterations, if 

Owner is not readily available for consultation, Agent shall use its own discretion 

regarding the work.  In the event Agent elects to delay taking any steps to repair or 

preserve the property until obtaining authorization from Owner, Agent shall not be liable 

for any resulting additional damage to the Rental Units or their contents. 

14.) Fire pit.  If Rental Unit is equipped with a fire pit, Agent shall keep the fire pit area 

stocked with wood.  Owner is responsible for the cost of the wood. 

15.) Required Yearly Maintenance.  This is required for initial startup yearly thereafter. It is 

Agent’s belief that it is important to maintain Rental Units to ensure that they always 

look and function as if they were newly built.  It is much easier to complete repairs while 

Rental Units are vacant (as opposed to working around guests in the busy season).  To 

that end, Agent will provide the following services at a rate of $65/hour during the 

off/winter season, which will be billed to Owner at the time of service. The approx. total 

cost would be $600 - $2000 depending on the size and state of Rental Unit. See attached 

detailed list of Yearly Maintenance and Yearly Deep Cleaning. 

16.) Water Holding Tank. If Owner’s property has a holding tank for potable water Agent 

requires an annual inspection and cleaning/sanitation if necessary.  This is for the 

protection of the guests. If the Owner’s property is serviced by a well, Agent requires 
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that bleaching/disinfecting of the well be performed annually. This can be performed by 

Blackwell Pumps for approximately $500. This is necessary due to the bacteria that 

grows within the well casing.  

17.) Septic. The Agent highly recommends Owner’s septic to be pumped every 2 years to 

increase the longevity of the leach field and minimize septic backups.  

18.) Trip charge. If Owner’s property goes 5 or more days without having a rental, Agent 

will go and inspect the property to check for water leaks, loss of heat, break-ins, Etc. 

There will be a flat fee of $65 for properties within a 10-mile radius. Agent is not 

responsible for damages that may occur between inspections. 

19.) Seasonal Rental. If Owner’s property is rented only during the summer season and is 

closed for the winter, Agent can perform weekly inspections of the property at a cost 

of $350 per month. This includes checking for water leaks, loss of heat, break ins, etc. 

Agent is not responsible for damages that may occur between inspections. 

 

SECTION FOUR 

Indemnification of Agent and Limitation of Agent's Liability 

 

1.) Indemnification. Except for willful misconduct of Agent, the Owner agrees to 

indemnify, defend and hold Agent, its owners, employees, agents and contractors, 

harmless, against all costs, expenses, attorneys fees, suits, liabilities, and damages 

from or connected with the management of the Rental Units by Agent or the 

performance or exercise of any of the duties, obligations or powers herein or hereafter 

granted to Agent. 

2.) Insurance. The Owner agrees to carry general liability insurance in limits of not less 

than $1,000,000.00.  

3.) Expenditures. Agent is not required to advance any personal monies for repair and 

maintenance of the premises in the event expenses for such exceed available funds. 

4.) Liability. Owner indemnifies Agent in the event of any litigation by a renter of the 

managed property of the Owner.  

  

SECTION FIVE 

Owner’s Personal Use of Rental Unit 

 

Agent will not collect any nightly rental fees for stays by Owner.  Owner must reserve desired 

date(s) ahead of time.  If the date(s) are not available, Owner will need to choose alternate available 

dates.  The advertised cleaning fee will apply to all stays by Owner and will be deducted from the 

monthly payout.  If it is Owner’s intent to occupy the Rental Unit for the majority of the summer then 

it may not be in the Agent’s interest to manage the property, and in that event, this Agreement may 

be terminated by Agent with no penalty. 

 

SECTION SIX 

Required Amenities and Quality of Amenities 

 

Agent requires the following amenities to be provided at Owner’s expense: 

1.) Keurig Coffee Maker (Owner shall supply the coffee maker, and Agent shall supply the 

coffee, tea, etc.); 

2.) Weber BBQ Grill with cover. If you have natural gas, the BBQ must be plumbed into it. 

If it is propane, there must be 3 tanks onsite (1 in use, 2 spare); 
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3.) Wifi with at least a speed of 75 MG; 

4.) Clean mattresses (with no stains); 

5.) Washer and dryer on site for guests to access, if possible;  

6.) All linens will be provided by Agent for a monthly fee. The fee is dependent on the number 

of bedrooms, bathrooms and size of beds in Owner’s Rental Unit. The following 

linens/bedding/towels are provided by Agent: 

a. Sheets 

b. Quilts 

c. Blankets 

d. Mattress protectors 

e. Mattress encasement 

f. Pillow protectors 

g. Pillows  

h. Bath towels, hand towels, washcloths, make up cloths, bathmats and shower mats 

i. Hookless, washable shower curtains (if applicable) 

j. Hot tub towels (if applicable) 

k. Kitchen towels, washcloths and hot pads 

l. Rugs at each exterior door 

Rental rates per month: 

• King bedroom:  ______ x $41.25 = $ ______ 

• Queen bedroom:  ______ x $40.00 = $ ______ 

• Twin bedroom:  ______ x $31.17 = $ ______ 

• Full bathroom (shower curtain):  ______ x $16.29 = $ ______ 

• Full bathroom (no shower curtain):  ______ x $12.29 = $ ______ 

• Half bathroom:  ______ x $.75     = $ ______ 

• Kitchen:  ______ x $4.17   = $ ______ 

• Hot tub towels (# of guests):  ______ x $2.25   = $ ______ 

• Doorway (rugs):  ______ x $1.67   = $ ______ 

• Total monthly rental cost:       $ __________ 

  

Owner is required to furnish and maintain all amenities with items of like quality to those at 

Baycrest Lodge. A detailed list of expected furnishings is attached. Agent has streamlined the 

purchasing process for all of the expected furnishings to get the Rental Unit operational and is able 

to purchase items at a rate of $65/hr. Agent is also capable of purchasing and staging furniture. The 

bulk of our shopping is done online, as well as trips to Soldotna and/or Anchorage, as needed.  

 

SECTION SEVEN 

Responsibilities of the Owner 

 

In consideration of the property management services to be rendered by Agent under this 

Agreement, the Owner shall: 

1.) Furnish documents. Owner shall promptly furnish Agent all documents listed below, 

and records required to rent units.  

i. Owner shall furnish Agent copies of all insurance policies that are from time 

to time carried by the Owner during the term of this Agreement and the 

endorsement called for herein.   
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ii. Owner shall provide Agent a copy of the As Built Survey for the purpose of 

verifying that Owner’s dwelling is in fact on the property being insured by the 

insurance policy. 

2.) Advertising media. Agent will arrange for professional grade photos, video and/or 

360 view of the Rental Unit to be taken for marketing purposes, and this would be 

done at Owner’s expense. The estimated cost for this service is $500 - $1500. The 

photos will become the property of the Owner. 

3.) Surveillance Camera. Agent requires Owner to have a WIFI based security camera 

for the purpose of monitoring the property for Agent’s & Owner’s protection, at the 

expense of the Owner. The camera would be used to capture the Owner’s driveway 

and parking area only to monitor the number of guests coming and going and 

insuring there are no parties or pets. Agent will arrange the purchase and installation 

of the security camera to link up with Agent’s system. The Owner will have access 

to the camera at any time from their device. An additional, optional, camera can be 

purchased and installed to capture the view from Owner’s property for the purpose 

of advertising and/or Owner’s enjoyment. The estimated cost for the installation of 

2 cameras if $1400. 

4.) Reimbursement of Agent. The Owner shall reimburse Agent for all costs incurred by 

Agent pursuant to this Agreement in an expedient manner.  

5.) Compensation. As compensation for its services. Agent will receive 40% of all 

adjusted gross proceeds from Rental Units. Owner’s monthly expenses (lawn care, 

snow removal, repairs, hot tub fees, etc.) will be deducted from Owner’s 60% 

compensation. A detailed report will be provided to Owner on a monthly basis 

showing all transactions. All cleaning fees and taxes that Agent collects go to Agent 

to be distributed accordingly (payment of quarterly sales tax, cost of cleaning).  

6.) Conformity with Law. The Owner agrees that the Agent shall manage the Rental 

Units in full compliance with requirements of all applicable laws, and that Agent is 

authorized to take such action as Agent deems appropriate to comply with such laws. 

7.) Expenses. Owner agrees to pay all monthly services not specified as Agent’s 

responsibility. Examples are: 

a. Utilities 

i. Electricity 

ii. Internet 

iii. TV (cable, satellite, antenna) 

iv. Natural Gas/Propane 

b. Property Taxes 

c. Insurance 

 

For purposes of this Agreement, and until changed by written notice to the Owners, the mailing 

address of Agent for all purposes shall be: John Bouman, 3651 Sterling Highway, Homer, Alaska 

99603. The mailing address of Owner is:  

_____________________________________________________________. 

 

SECTION EIGHT 

Miscellaneous 

 

1.) Venue. The venue of any legal action filed under this Agreement shall be in the Third 

Judicial District at Homer, Alaska. 
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2.) Controlling Law. This Agreement shall be interpreted according to the laws of the state 

of Alaska. 

3.) Entire Agreement. This document includes the entire agreement between the parties 

and supersedes all preceding or contemporaneous verbal agreements, promises or 

understandings. Any additions or modifications to this Agreement shall be in writing 

and signed by both parties. 

4.) Limitation of Damages. Neither party shall be liable to the other for any consequential 

damages, including damages for lost profits or loss of opportunity, suffered by the 

other party. 

 

__________________   ____________________________ 

Date  Owner* 

       

 

 

__________________  ____________________________ 

Date  Owner* 

 

*Note: All owners on the title of the property shall sign this Agreement. 

 

 

STATE OF ______________   ) 

      )  ss. 

________________________     ) 

 

 THIS IS TO CERTIFY that on this ___ day of ___________, 20___, before me, the undersigned, 

a Notary Public in and for the State of _________________, duly commissioned and sworn as such, 

personally appeared 

_____________________________________________________________________, known to me to 

be the individual(s) who executed the foregoing instrument, and acknowledged to me that said person(s) 

signed the same freely and voluntarily for the uses and purposes therein described. 

 

 IN WITNESS WHEREOF, I have hereunto set my hand and official seal on the date first above 

written. 

 

_______________________________ 

Notary Public in and for ___________ 

My Commission Expires: 
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BOUMAN’S BLUFF, LLC, d/b/a Baycrest Lodge, Agent 

 _________________   By:_________________________ 

Date John Bouman/Jennifer Liston 

 Managing Member 

 

       

       

 

STATE OF ALASKA    ) 

      )  ss. 

THIRD JUDICIAL DISTRICT     ) 

 

 THIS IS TO CERTIFY that on this ___ day of ___________, 20___, before me, the undersigned, 

a Notary Public in and for the State of Alaska, duly commissioned and sworn as such, personally 

appeared _______________________, known to me to be the individual who executed the foregoing 

instrument, and acknowledged to me that said person signed the same freely and voluntarily for the uses 

and purposes therein described. 

 

 IN WITNESS WHEREOF, I have hereunto set my hand and official seal on the date first above 

written. 

 

_______________________________ 

Notary Public in and for Alaska 

My Commission Expires: 

 


