Request for Qualifications to Prepare a
Market Feasibility Study
for a Project at Gulf State Park

State of Alabama
Department of Conservation and Natural Resources

Proposal Due Date: December 30,2013 4:30 p.m. CST

THE DEPARTMENT OF CONSERVATION AND NATURAL RESOURCES as designee of Governor Robert
Bentley (hereinafter “DCNR”), pursuant to Alabama Code §41-16-70 et seq., is soliciting qualifications
from firms or other entities to gather data, analyze, and document a Market Feasibility Study and a
Construction and Operational Cost Estimate to be used to determine the market feasibility of the
construction and operation of lodging and meeting space in Gulf State Park.

This study is intended to be submitted to the Gulf State Park Project Committee pursuant to Alabama
Acts 2013-222.

The scope of work will include the following:

1.

Market Feasibility Study: The study should determine the market feasibility of lodging and
meeting space at Gulf State Park using traditional drivers of occupancy, such as business travel
during the week and leisure travel throughout the year. Furthermore, we would be interested
in the impact of non-traditional drivers of occupancy, including but not limited to:

outdoor recreation and ecotourism

trends toward service learning

association and educational meetings

weddings

funerals

family visiting relatives

youth sport tournaments

events in the area

staycations and quaint getaways over bustling tourist traps

walkable, authentic communities

business training events

continuing education events

events at Gulf State Park Pier

draw of 6150-acre Gulf State Park including its 2 miles of contiguous beach
existing Gulf State Park trail system

existing Gulf State Park environmental sustainability and dune habitats
existing Gulf State Park interpretive elements

existing Gulf State Park educational elements



= existing Gulf State Park golf course
Additional considerations should include the following:

= The meeting space analysis should contemplate the above as well as overnight attendees,
educators, daytrip attendees, event organizers, and exhibitors.

= Net new spending by overnight attendees and direct economic impact generated from new
meeting space should be quantified.

=  Projections pertaining to economic development projects being independently built around
Gulf State Park Lodge and Meeting Space should be addressed.

=  Financial projections of the Proposed Lodge should be based on substantiated data.

=  Financial projections of the Proposed Meeting Space should be based on substantiated
data.

The firm may expand the scope of analysis or use proprietary analytical tools at their discretion. The
additional components may include additional regional analysis, population or other demographic
analysis, or analysis of any other factors that will increase the accuracy of predicting the demand for the
Proposed Lodge and Meeting Space.

2. Construction and Operational Cost Estimates: Cost estimates should be based on location and
facility information defined in Location Overview below and upon the results of the market
feasibility study. Specific cost components that are required are as follows:

e Total project cost estimates, including but not limited to:
= Site control and review
= Pre-design and site analysis services
=  Planning, design and site analysis services
= Construction costs, including site preparation, landscaping, utilities, furnishings,
equipment, and design services

e Operating and owning cost estimates, including but not limited to:
= Cost of sales, staffing, utilities, program development, and other operating costs

e Return on Investment Analysis

LOCATION OVERVIEW

The Market Feasibility Study should be based on an approximately 350-room lodge facility and a
meeting space facility that can accommodate up to 1500 people.

This Market Feasibility Study should review economic and demographic data that describe the overall
condition of the local economy in Baldwin County, especially the Gulf Shores and Orange Beach areas.
The characteristics of the area economy and trends that indicate growth or decline should provide

analyzed indicators of the performance of the proposed lodge and meeting space. The indicators that



should be analyzed are: population, income, sales, work force characteristics, employment levels, major
businesses, airport access, transportation, hotel supply, tourism attractions, and all other areas
appropriate in measuring the feasibility of the proposed lodge and meeting space.

Area Definition

The market area for a lodge and meeting space consists of the geographical region that offers lodging
alternatives and other amenities to users of the Proposed Lodge and Meeting Space. For the purposes
of this Feasibility Study, the market area should be defined as Gulf Shores and Orange Beach, Alabama.
The following map illustrates the market area for the proposed lodge and meeting space:

Gulf State Park Overview

Gulf State Park is a 6,150-acre state park in southern Baldwin County. The park property mostly covers
the land behind the Gulf Shores beach community, between Highway 59 and SH 161, but the west end
extends further south to a wide beach area along the Gulf of Mexico. There are three spring-fed, fresh-
water lakes within Gulf State Park: Lake Shelby, Middle Lake, and Little Lake. Gulf State Park has
weathered several hurricanes but was largely devastated by Hurricane Ivan in 2004. Major projects
undertaken in the wake of the storm saw the construction of the largest fishing pier in the Gulf of
Mexico, a 5,000-square-foot swimming pool and splash pad, an interactive nature center, a beach
pavilion, and complete renovation of the campground.

The park includes more than two miles of white sand beaches along the Gulf, a modern campground for
both RVs and tents, rental cottages, and nature trails, plus both fresh and saltwater fishing and
swimming. There are 496 campsites within the park's 11.5 square miles; all have electrical, water, and
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sewage hook-ups. The park also contains an 18-hole golf course that is open seven days a week and
includes a pro-shop and snack bar. Security is provided around the clock by Park Enforcement Rangers.

Existing Amenities

6,150 acres

Interactive Nature Center

3.5 miles of beaches

18-hole Refuge Golf Course & Tennis Courts
11 cottages and 20 cabins

496-site campground

Lake Shelby, Middle Lake, and Little Lake
7.8 miles of back country trails

Tennis courts

Pool
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PROPOSAL TERMS AND CONDITIONS

Submission of Qualifications

Firms must provide all requisite information under this RFQ and clearly and concisely respond to all
points set out in the RFQ. However, unnecessary elaborate brochures or other presentation beyond
that deemed sufficient to present complete and effective proposals are not encouraged.



SUBMISSION REQUIREMENTS

e Please save all required material to a USB Storage Device and include ONE HARD COPY of all
required items. The USB Storage Device must clearly be labeled with name and contact
information of the proposer. All pages should include proposer’s name and contact
information. All submissions become property of the State of Alabama and will not be
returned.

e Statement — a statement no longer than one page that explains your interest, qualifications
and a comprehensive description of your approach. Save this as a Word document or PDF

onto the USB Storage Device.

e Team Resume & Portfolio - current resume no longer than two pages that describes your
education, experience and representative clients.

e Deadline - all submissions must be received by the deadline. Late and incomplete
submissions may be rejected.

All submissions must be received no later than:
December 30, 2013, by 4:30 p.m. CST

Please mail your submission or drop it off in person to:
Alabama Dept. of Conservation & Natural Resources
ATTN: Engineering Section

64 N. Union Street; Suite 479

Montgomery, AL 36130

No Commitment

Any contract related to this proposed project is subject to the availability of funds and/or the needs of
the Alabama Department of Conservation and Natural Resources, and, therefore, the Alabama
Department of Conservation and Natural Resources, at its discretion, may or may not issue a final
contract as a result of this RFQ.

Withdrawals and Modifications of Proposals

Proposals may be modified or withdrawn in writing prior to the proposal closing time specified therein.
Proposals may not be modified or withdrawn after that time.



SELECTION PROCESS AND SCHEDULE

The basis for the selection of a firm will include but not be limited to the following factors:

= Specialized expertise, capabilities, and technical competence to perform the required
assessment and feasibility study as indicated by the technical training, education, and
experience of the individual(s) who would be assigned to perform the services

= Quality, thoroughness and clarity of proposal as pertinent to the project description

= Ability of the proposer in terms of its workload and the availability of qualified personnel,
equipment, and facilities to perform the required professional services competently and
expeditiously

= Record of past performance, quality of work, ability to meet schedules, cost control, ability, and
proven history

= Any other relevant factors that DCNR may deem appropriate

The evaluation procedure will consist of assessment of the proposals received.

After the submission deadline a short list of proposers will be notified in writing and interviews will be
scheduled. Selection of the winning firm(s) will be based upon but not limited to the following criteria
and how well the response addresses these criteria:

e Does the proposal address the process in which the firm will conduct a feasibility study
regarding the collection of data needed to provide the DCNR with the feasibility of pursuing the
selection, building and funding of a lodge and meeting space in Gulf State Park in accordance
with Alabama Acts 2013-2227?

e Does the proposal identify the firm(s) credentials and the experience of the team that will be
conducting the feasibility study?

e Does the proposal adequately address other sources of revenue and events that would have an
impact on the feasibility of pursuing a development project that would include a lodge having
approximately 350 rooms and meeting space that would accommodate up to 1500 people?

e Does the proposal adequately describe what the proposed firm will deliver as an end product to
conclude the feasibility study?

FURTHER INFORMATION

This RFQ is available on the Alabama Building Commission webpage, www.bc.alabama.gov.
Please direct questions to:

Mr. Will Brantley

Alabama State Lands Division
64 N. Union Street, Suite 464
Montgomery, AL 36130
(334) 242-3484



