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Rock Harbor Lodge  

INTRODUCTION 

The National Park Service offers this business 
opportunity to provide lodging, food and 
beverage, retail, marina, and other services in 
Isle Royale National Park. The rugged, isolated 
island surrounded by Lake Superior offers 
unparalleled solitude and recreation 
opportunities. Backpackers, hikers, boaters, 
kayakers, scuba divers and others looking for 
adventure enjoy the Park’s stunning scenic 
beauty. 

The Concessioner will provide 72 lodging units, 
four food and beverage outlets, three retail 
options, marina, and other services to visitors 
of one of the most remote national parks in 
the country.  

The National Park Service will not be 
conducting a site visit, however, a pictorial 
document featuring components of the 
concession operations will be available upon 
request. The Service encourages anyone 
interested in the prospectus to conduct their 
own due diligence and research Isle Royale 
National Park and the concession operations 
included under this contract opportunity. 

 

INFORMATION REGARDING THIS 
PROSPECTUS 
In this document, the National Park Service 
(“Service”) refers to Isle Royale National Park 
as “the Park.”  

This Prospectus includes Service estimates of revenue and expenses to assist Offerors in developing financial 
projections. These estimates reflect Service assumptions based on planning decisions, historical concession 
operating data, industry standards, economic conditions, and comparable and competitive operations. The 
Service does not guarantee these projections will materialize and assumes no liability for their accuracy. 
Offerors must compile and present their own financial projections based on independent assumptions, due 
diligence, and industry knowledge. 

Offerors must review all sections of this 
Prospectus, especially the terms and conditions 
of the Draft Concession Contract No. CC-
ISRO002-20 (”Draft Contract”), including its 
exhibits, to determine the full scope of a future 
Concessioner’s responsibilities. The Draft 
Contract with all exhibits appears in Part IV of 
this Prospectus. In the event of any 
inconsistency between the description of the 
terms contained in this Prospectus and the 
Draft Contract itself, the terms of the Draft 
Contract will prevail. 

Summary of Term and Conditions of 
the ISRO002 Opportunity 

Location - Isle Royale National Park 
Draft Contract Term - 12 Years1 
Projected Effective Date - January 1, 2020 
Required Services - Lodging, Food and 
Beverage, Retail, Marina, and Other Services 
First Full Year of Operations - 2020  
Projected Range of Gross Receipts 
$2.25 – $2.50 million 
Estimated Initial Investment (Years 0, 1)  
$615,000 
Deferred Maintenance (Years 1, 2, & 3) 
$340,000 
Estimated Personal Property investment (Year 
0, 1) - $1.69 million 
Minimum Franchise Fee - 3.5% of Gross Receipts 
Repair and Maintenance Reserve  
1.7% of Gross Receipts 
 
1Depending on Concessioner performance, the Service 
intends to provide an opportunity for the Concessioner 
to qualify for the right to exercise an option for three 
additional years, increasing the Draft Contract term 
from 12 to 15 years. Details about this appear in the 
Draft Contract. 
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Rock Harbor Restaurant  

Certain federal laws apply to this solicitation including the National Park Service Concessions Management 
Improvement Act of 1998 (Public Law 105-391 and hereafter referred to as “the 1998 Act”), as implemented 
by regulations in 36 C.F.R. Part 51. Links to the 1998 Act and accompanying regulations are available online 
at the Commercial Services Law, Regulations, and Policy website. In the event of any inconsistency between 
the terms of this Prospectus and 36 C.F.R. Part 51, the latter will prevail.  

“Concessioner” refers to the entity that will be the concessioner under the Draft Contract.  

“Existing Concessioner” refers to Isle Royale Resorts, LLC, the concessioner under Concession Contract CC- 
ISRO002-09 (“Existing Contract”). The Existing Contract commenced on January 1, 2009, and per a one-year 
extension, is set to expire December 31, 2019.  

The Superintendent's Compendium provides a list of operating requirements under the discretionary 
authority of the superintendent of the Park, and is available on the Park’s Management website.  

QUESTION DEADLINE 
As explained in the Proposal Instructions (Part II of this Prospectus), if you do not understand something in 
this Prospectus, you must submit your questions via email to Julie Gregg-Bubac no later than the due date for 
questions listed on the inside cover of this Prospectus. Your questions must specify the section of the 
Prospectus that is the subject of your inquiry. The Service will respond to your questions, as appropriate, in 
writing, and will provide the questions and responses to all potential Offerors who have requested a 
Prospectus. The Service may not answer questions submitted after this date.  

SUBMISSION DEADLINE 
Proposals must be received by the due date and 
time shown on the inside cover of this 
Prospectus. Refer to the Proposal Instructions 
and Proposal Package (Parts II and III of this 
Prospectus) for further information about how 
to submit a proposal.  

PROPOSALS 

Part II of this Prospectus contains the 
instructions about completing proposals. 
Offerors must carefully read and comply with 
those instructions. 

Part III of this Prospectus contains the Proposal 
Package Offerors must complete in its entirety. 
The Proposal Package contains a required 
transmittal letter, five principal selection factors 
and three secondary selection factors. Each 
selection factor identifies the minimum and 
maximum points the Service may award 
depending on the quality of the response. The 
following paraphrases the information sought 
under each selection factor. The wording of 
the actual selection factors controls. 

Principal Selection Factor 1 requires Offerors to 
describe how they will protect the resources of 
the Park through maintenance of the 
Concession Facilities, especially considering 
their location in a remote location with a harsh 
climate and no on-site winter staff. 

Principal Selection Factor 2 requires Offerors to describe how they will provide a distinctive, high-quality 

Rock Harbor Lodge Room 
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Windigo Store  

visitor experience at Isle Royale National Park by updating the lodging room product, creating more Rock 
Harbor social spaces, enhancing Windigo food and beverage presentation and coordinating overall personal 
property replacement. In addition, this Principal Selection Factor requires Offerors to describe their proposed 
logistics for obtaining supplies and related mainland operations in Houghton, Michigan. 

In Principal Selection Factor 3, Offerors must describe their organizational structure and provide 
documentation to help the Service understand the Offeror and its relationship to other entities. The Service 
does not score that information specifically but may use it to understand responses elsewhere in a proposal. 
Incomplete submissions may lead to a lower score elsewhere if the information submitted does not support 
claims made in response to specific subfactors in this and other selection factors. The Service provides forms 
Offerors must complete depending on their organizational structure. The rest of this principal selection factor 
requires Offerors to describe their experience managing remote and highly seasonal hospitality operations 
with similar scale and complexity to those required by the Draft Contract, by providing their plans for human 
resource recruitment and retention and describing past violations and infractions. 

In Principal Selection Factor 4, Offerors must provide documentation demonstrating the financial capability to 
commence and carry on operations under the Draft Contract. The Service has provided a business history 
form and Excel workbook Offerors must complete in providing responses to this selection factor.  

In Principal Selection Factor 5, Offerors provide 
the franchise fee they will pay on gross receipts 
generated under the Draft Contract. Failure to 
agree to pay the minimum franchise fee set out 
in the selection factor may result in the Service 
finding the proposal non-responsive and 
ineligible for award of the Draft Contract. 

Secondary Selection Factor 1 requires Offerors 
to describe strategies they will use to identify 
and implement environmentally-preferable best 
management practices, specifically how they 
will minimize the environmental footprint of the 
operation through energy efficiency and 
reducing solid waste.  

Secondary Selection Factor 2 requires Offerors 
to describe how it proposes to work with the 
various island transportation providers to achieve 
a smoother trip-planning process for visitors and describe its comprehensive marketing strategy for the Isle 
Royale visitor services. 

Secondary Selection Factor 3 requires the Offeror to identify how it will improve employee housing personal 
property and the overall employee housing experience. The Offeror must describe its proposed approach to 
allocation of beds, other furnishings and equipment it will provide, and the schedule for implementation. 

THE NATIONAL PARK SERVICE AND ITS MISSION 

In 1916, President Woodrow Wilson approved legislation creating the National Park Service within the 
Department of the Interior. That legislation stated that Congress created America’s National Park Service to: 

…conserve the scenery and the natural and historic objects and the wild life therein and to 
provide for the enjoyment of the same in such a manner and by such means as will leave 
them unimpaired for the enjoyment of future generations. 54 U.S.C. § 100101(a) 

Additionally, Congress has declared that the National Park System should be: 

…preserved and managed for the benefit and inspiration of all the people of the United 
States . . . . 54 U.S.C. § 100101(b) 

The National Park Service preserves unimpaired the natural and cultural resources and values of the National 
Park System for the enjoyment, education, and inspiration of this and future generations. The Service 
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cooperates with partners to extend the benefits of natural and cultural resource conservation and outdoor 
recreation throughout this country and the world. Visit the National Park Service website to learn more about 
the National Park Service. This site includes information about the Service's mission, policies, and individual 
park units.  

DOING BUSINESS WITH THE NATIONAL PARK SERVICE 

The NPS has worked with private parties to provide services to visitors dating back to the earliest times of 
national parks. Many of the iconic lodges and other structures found in America’s national parks were 
constructed and operated by private parties, and that relationship continues to today.  

The NPS uses the term “commercial visitor services” when generally describing services, benefits, and goods 
provided to visitors within an area of the National Park System by a third party for a fee. Simply put, the term 
“commercial visitor services” includes lodging, food and beverage, retail, marina operations, guided 
recreation, rental of equipment, experiential transportation, and other visitor services the National Park 
Service itself does not provide. Congress has passed several laws guiding the National Park Service in 
contracting with third parties to provide these services including the National Park Service Concessions 
Management Improvement Act of 1998. The National Park Service implemented regulations for many aspects 
of the law, primarily to set out the process for soliciting bids for new contracts and managing the 
concessioner’s investment in structures owned by the United States.  

Working with the National Park Service in providing commercial visitors services differs from operating 
outside a park in several respects. By law, the NPS approves rates to ensure park visitors do not pay higher 
fees for goods and services merely because such transaction occurs within a park. Concessioners must 
develop and follow environmental management programs, risk management programs, and similar programs 
to ensure operations comply with applicable laws. NPS employees review the quality of concession operations 
and compliance with contract requirements including the maintenance of facilities.  

Even with those regulatory actions, concessioners in national parks enjoy significant benefits. Many parks 
function as unique visitor destinations. Concessioners frequently operate as monopolies even though the NPS 
does not grant exclusive rights to any visitor services. Although the NPS approves rates, processes ensure the 
rates are competitive with similar services near the operating locations. Contract oversight reflects the best 
management practices of the private sector industries and using operating standards based on similar ones in 
the private sector reflect best industry practices for the required services of the concession contracts.   

In Isle Royale National Park, the Concessioner will operate a lodging operation with lodge rooms, suites, 
housekeeping cabins, and camper cabins, three food and beverage operations, retail, boat rental, water 
tours, and other services on a remote island in Lake Superior. 
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ISLE ROYALE NATIONAL PARK AND THE EXISTING 
CONCESSION OPERATION 

 

 
 

 

Originally designated on April 3, 1940, by Franklin D. Roosevelt, Isle Royale National Park is an 894-square 
mile archipelago in Lake Superior comprised of Isle Royale and its surrounding islands. Located more than 70 
miles from the Michigan mainland, Isle Royale is one of the most remote national park units in the system. 
Isle Royale is known for its isolated wilderness, wild Northwoods forest, scenic and rugged shores, and moose 
and wolf populations. In a memo to Congress in 1931, Horace Albright, the then Director of the National 
Park Service, advocated for the preservation of Isle Royale noting, “From these pathways, unending and ever-
changing scenes of marvelous beauty would be unfolded, without disturbing the wilderness character of the 
area.” 

After its establishment as a national park in 1940, Isle Royale later became designated as a National 
Wilderness Area in 1976 and an International Biosphere reserve in 1980, one of only 29 in the entire United 
States and the only one in the Service’s Midwest Region.  

The Park website provides additional information.  

The commercial visitor services under the Existing Contract include services in the two developed areas of the 
Park, Rock Harbor and Windigo, and on the Service-owned and operated vessel (Service vessel) launching 
from Houghton, Michigan.  

ISLE ROYALE NATIONAL PARK AND CONCESSION LOCATIONS 
The following maps show the orientation of Isle Royale National Park within Lake Superior, the surrounding 
states, gateway communities, and locations of the Rock Harbor and Windigo developed areas. 

Rock Harbor, Isle Royale National Park 
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Figure 1. Map of Lake Superior Region, Isle Royale National Park, Rock Harbor, and Windigo 
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Rock Harbor 
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CONCESSION OPPORTUNITY 

The Concession will provide lodging, food and beverage, retail, marina, and other services in three primary 
locations: Rock Harbor and Windigo on Isle Royale, and aboard the NPS-owned-and-operated vessel from 
Houghton, Michigan. 

DRAFT CONTRACT TERM 
The Draft Contract will have a term of twelve years with an estimated effective date of January 1, 2020. The 
effective date of the Draft Contract is subject to change prior to award if determined necessary by the 
Service. In such event, the Service will change the expiration date of the Draft Contract correspondingly to 
maintain a term length providing twelve operating seasons.  

 

Depending on Concessioner performance, the Service will provide an opportunity for the Concessioner to 
qualify for the right to exercise an option for three additional years (“Option Years”), increasing the Draft 
Contract term from 12 to 15 years. The Service intends for the Concessioner to determine whether to 
exercise the option in year 10 of the Draft Contract. To qualify for the Option Years, the Concessioner must: 

• Achieve a 70 percent occupancy rate for a minimum of six months total during the first nine years of 
the Contract; and 

• Receive a minimum of six Superior Annual Overall Ratings (AORs) and zero less than Satisfactory 
AORs in years one through nine. The Service may eliminate one Option Year, starting with year 15, 
for every lower than Satisfactory AOR the Concessioner receives in year 10-12. 

 

The Service expects no change to the franchise fee for the Option Years. 

REQUIRED AND AUTHORIZED SERVICES 

Exhibit 1 describes the Required and Authorized Services as specified in the Draft Contract.  

Exhibit 1. Draft Contract CC-ISRO002-20 - Required and Authorized Services  

Required Services Location 
Lodging Rock Harbor, Windigo 

Food and Beverage Rock Harbor, Windigo, Service Vessel 

Retail Rock Harbor, Windigo 

Marina Rock Harbor, Windigo 

Laundry Rock Harbor, Windigo 

Showers Rock Harbor, Windigo 
Authorized Services Location 

Recreational Equipment Rental and Set-up Rock Harbor 

Source: National Park Service 

The Service sets the operating standards and evaluates the Concessioner compliance as set out in the Service 
Standards and Periodic Evaluations available on the Concessioner Tools page of the NPS Commercial Services 
website. The Service further defines the lodging and food and beverage services into distinct classifications, as 
described below and in the Operating Plan. 

kevin
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OVERVIEW OF REQUIRED SERVICES 

Required Operating Schedule 

The Draft Contract requires all concession services to be open to the public for the majority of the Park’s 
operating season – from the end of May through the middle of September. 

Assigned Facilities and Services Provided 

Rock Harbor  

Rock Harbor is home to the Rock Harbor Lodge, a full-service hotel that offers 50 standard guest rooms and 
three lodge suites. All rooms in the four lodge buildings that make up the Rock Harbor Lodge offer a view of 
Lake Superior, and lower-level rooms offer guests the opportunity to enjoy the lake from a private balcony. 
The lodging facilities at Rock Harbor also include 20 cottages located in a private and secluded area east of 
the Rock Harbor developed area, in closer proximity to the seaplane dock arrival and departure area. The 
cottages are an excellent option for families, offering bunk beds, a large, open floorplan, and a kitchenette. 
Guests of the Lodge also have access to a small gathering area on the first floor of the historic Guest House 
building, which offers comfortable seating, a fireplace, small tables, and the Lodge’s only guest wireless 
internet access. The Guest House outdoor deck offers beautiful views of Lake Superior. The Service has 
classified all Rock Harbor lodging as midscale. 

There are two food and beverage outlets at Rock Harbor, the family casual grill and the upscale casual 
restaurant. The grill offers a small bar area within its footprint. The Draft Contract requires the Concessioner 
to expand all food and beverage services and hours, with specific focus on creating a more social space and 
atmosphere where guests can gather in the evenings to relax and share stories of their Isle Royale adventures.  

Rock Harbor has two retail outlets, the Rock Harbor Lodge Gift Shop and the Rock Harbor Store. The Lodge 
Gift Shop offers curios, souvenirs, and other mementos, while the Rock Harbor Store offers souvenirs, 
merchandise, convenience items, groceries, and camping supplies. The Service assumed the Concessioner will 
convert a small area of the Rock Harbor Store into a specialty coffee service area, offering espresso drinks, 
teas, coffee, and pastries to take advantage of  arriving and departing visitors, including  private boaters, 
campers, and backpackers looking for a warm beverage. 

The Rock Harbor marina offers boat fuel sales, boat rentals, wet moorage rental, holding tank pump out, and 
is the departure location for inter-island excursion and sight-seeing boat tours and water taxi services. The 
area behind the marina also houses the coin-operated laundry and shower facilities.  

A majority of concession employees live at Rock Harbor in either converted lodging units, the employee 
dormitory, or the Guest House (a historic building with seven employee housing units). Employees at Rock 
Harbor typically eat their meals in the grill, as there is limited space in the designated employee dining room. 
The Service recently constructed an employee recreation facility hall at Rock Harbor. The Service expects the 
Concessioner to further improve the quality of life for its 
employees by upgrading employee housing furnishings, 
offering private areas for personal communications, and 
providing other amenities. 

The Concession Facilities at Rock Harbor also provide 
office space for administrative functions including but not 
limited to lodge reservations, lodge concierge, marketing, 
and human resources.  
In addition to the improvements mentioned above, the 
Draft Contract requires the Concessioner to improve the 
heating system of some of the Rock Harbor Lodge hotel 
rooms, allowing guests to better control the temperature 
of their rooms. In addition, the Service requires the 
Concessioner to implement an improved point-of-sale Windigo Transient Dock 
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system that services and connects the entire Rock Harbor operation, allowing the Concessioner and the 
Service to better understand the performance of the Concession’s lodging, food and beverage, and retail 
operations.  

Windigo 

Windigo, considered the more remote of the developed areas at Isle Royale, offers two rustic camper cabin 
lodging accommodations. Installed only a few years ago, the Windigo cabins have proven very popular with 
visitors and enjoy strong occupancy during the operating season. Windigo is popular with private boaters and 
hikers. 

Windigo offers a retail outlet that sells souvenirs, groceries, convenience items, camping supplies, and grab-
and-go food options. The Draft Contract requires the Concessioner to elevate the level of food service at 
Windigo by offering guests to this remote area made-to-order in addition to grab-and-go food service 
options. The Service assumed the purchase of a new vessel equipped with proper refrigeration equipment to 
transport supplies and fresh ingredients to Windigo, however the Service will consider other options. Offerors 
may provide their ideas in response to Principle Selection Factor 2(b).  

The marina at Windigo offers boat rentals, boat slips, and holding tank pump out services. The marina also 
features transient docks for small private vessels, as well as a fuel dock.  

Windigo offers public showers and laundry facilities. Windigo facilities also include those necessary for 
storage, facility repairs and maintenance, and employee housing. The employee housing at Windigo consists 
of two employee apartments.  

Service Vessel Snack Bar 

The Concessioner will operate a small quick-service food operation during trips between Houghton, MI, and 
Rock Harbor aboard the Service vessel, currently the Ranger III. 

Houghton, Michigan, Mainland Base of Operations 
Successful operation of the ISRO002 concession requires a mainland base of operations, located at the 
Service’s vessel dock facility in Houghton, Michigan. In exchange for a shipping fee, the Service provides 
freight service aboard the Service vessel from Houghton to Rock Harbor. The Concessioner uses this freight 
service to ship supplies to Rock Harbor and return solid waste to Houghton. The Concessioner will require at 
least one, full-time staff person to manage the Houghton mainland base of operations.  

ESTIMATED REVENUE AND EXPENSE PROJECTIONS 
Visitor Use and Revenues  

The Service contracted with a hospitality consultant to conduct a lodging rate study.  Based on the results of 
the study, the Service assumed the following for 2020 lodging rates for Rock Harbor Lodge and Windigo: 

Standard Room $242 

Suite - $298 

Cottage - $325 

Windigo Camper Cabin - $52 

Exhibit 2 presents the projected usage and associated rates for the required Concession services for the first 
stabilized year of operations for the Draft Contract (2022).  

The Service notes that the gross revenues listed below do not include those aspects of the operations 
contributing relatively small proportions of revenue, including Service vessel food service, fishing licenses, and 
other miscellaneous services. Also, the Service notes that it has aggregated revenues from services such as 
fuel and marina slips (wet moorage) and presented these revenues under the Rock Harbor location. 
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Exhibit 2. Projected Use and Rate Ranges, Rock Harbor and Windigo, 2022 

Location/Service Metric 
2022 

Usage and Rate Ranges 
Rock Harbor 

Lodging 

Overall Rock Harbor Occupied Room nights 4,500-4,700 
Standard Lodge Room Average Daily Rate $245 - $255 
Lodge Suite Average Daily Rate $295 - $305 
Rock Harbor Cottage Average Daily Rate $335 - $345 

Food and 
Beverage 

Food and Beverage Covers – Rock Harbor Restaurants 17,500 – 18,500 
Average Check Value – Rock Harbor $21.25 - $21.75 

Retail 
Average Rock Harbor Lodge Gift Shop Revenue per Park 
Visitor $3.75 - $4.25 
Average Rock Harbor Store Revenue per Park Visitor $14.00 - $14.50 

Windigo 

Lodging 
Windigo Camper Cabin Occupied Room nights 145 - 170 
Windigo Camper Cabin Average Daily Rate $50.50 - $52.50 

Food and 
Beverage 

Food and Beverage Covers – Windigo 3,400 – 3,800 
Average Check Value – Windigo Store  $8.50 - $8.75 

Retail Average Windigo Store Retail Revenue per Park Visitor $4.25 - $4.50 
Mixed Locations 

Marina 
 
 
 
 

# Boat Tour Riders 2,100 - 2,500 
Average Boat Tour Price per Rider $38.00 - $41.00 
Average Nautical Miles of Water Taxi per Park Visitor 0.10 - 0.20 
Average Price per Nautical Mile of Water Taxi Service $19.00 - $20.00 
Average Gallons of Fuel Sold per Park Visitor 1.00 - 2.00 
Average Fuel Price per Gallon $2.75 - $3.25 
Average Boat Rental Revenue per Park Visitor $2.00 - $3.00 
Linear Feet of Wet Moorage (total available) 450 
Gross Revenues per Linear Foot of Wet Moorage $25.00 - $27.00 
Gross Revenue $2,000,000 - $2,500,000 

Source: National Park Service 

Departmental and Indirect Expenses 

Direct Operating Expenses - Labor and Benefits 

The Service assumes that staffing and personnel counts will remain at current levels for the operations. The 
Service has assumed an overall increase in payroll from historical levels to bring ISRO002-20 workers to the 
minimum wage requirement for employees of federal contractors. More information regarding minimum 
wage requirements for employees of federal contractors can be found on the U.S. Department of Labor’s 
Wage and Hour Division website.   
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Rock Harbor Grill 

 

 

Utilities 

The Concessioner has responsibility for all 
utility expenses. The Service assumed a future 
utilities expense that totals 11.0 percent of 
total concession revenues. The Service will not 
permit the Concessioner to charge visitors a 
utility add-on. 

Maintenance of Concession Facilities  

The Draft Contract requires the Concessioner 
to maintain the Concession Facilities (as 
defined in Section 2 of the Draft Contract) to 
the satisfaction of the Service. The 
Maintenance Plan (Exhibit H to the Draft 
Contract) has specific requirements about 
planning and executing the Concessioner’s 
responsibilities. 

Component Renewal Reserve 

The Draft Contract requires a Component Renewal Reserve of one and seven-tenths percent (1.7%) of 
the Concessioner’s gross receipts.  

Personal Property Reserve 

The Draft Contract requires a Personal Property Reserve of two percent (2.0%) of the Concessioner’s gross 
receipts. 
Insurance Requirements 

The Service has included minimum insurance requirements for Concession Facilities in Exhibit I of the Draft 
Contract.  

Franchise Fee 

Offerors must agree to pay the minimum franchise fee of three and one-half percent (3.5%) of gross 
receipts, as set out in Principal Selection Factor 5 of the Proposal Package (Part III of this Prospectus).  

CURRENT SERVICE PLANNING EFFORTS  

The National Park Service is developing a Windigo Developed Area Development Concept Plan (DCP), which 
includes a program of upgraded and new facilities at Windigo to improve the visitor experience.  The Service 
anticipates the planning and compliance effort, currently underway, to be completed in 2018 or 2019.  

While the Service anticipates that the DCP may include a new store assigned to the Concessioner, the timing 
of the development is unknown. The Service, therefore, did not include a new Windigo store in this 
Prospectus. The existing Windigo Concession Facilities will remain in place and in operation with no 
anticipated interruptions of service until the Service upgrades or replaces them. 
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INVESTMENT ANALYSIS 

INITIAL INVESTMENTS 
 
The Service estimates the total required initial investment by the Concessioner is $2,514,800 in 2019 and 
2020 dollars. This includes investments for personal property, real property, start-up costs, and working 
capital. Exhibit 3 summarizes the estimated initial investment at the start of the Draft Contract.  

Exhibit 3. Estimated Initial Investment 

Investment Estimated Amount (2019, 2020 Dollars) 
Initial Personal Property (2019$) $1,632,000 
Inventory and Working Capital (2019$) $185,500 
Pre-Opening Costs (2019$) $52,900 
Lodge Heating System Improvements (2020$) $370,000 
Deferred Maintenance (Year 1 only, 2019$)) $212,900 
Total Initial Investment $2,453,300 

Source: National Park Service 

Personal Property  
The Existing Contract does not require the Existing Concessioner to sell and transfer to its successor other 
property used or held for use in connection with the operation. Projected personal property investments 
include maintenance equipment, a reservation system, computer hardware and software, vehicles, boats, 
furniture and fixtures, and reflect the Replacement Cost New (RCN) for all assets, with the exception of The 
Sandy tour vessel. The Initial Personal Property amount presented in Exhibit 3 includes costs associated with 
purchasing a used tour vessel for use in the ISRO002-20 operation.  

The Service has estimated some investment capital 
related to enhancement of Windigo food service. In 
order to effectively accomplish logistics related to 
getting ingredients and supplies to Windigo, the 
Service assumes the Concessioner may need to 
purchase a new vessel equipped with proper 
refrigeration equipment for safely transporting fresh 
food product between Concession locations. In 
addition, accomplishing enhanced food service may 
require new equipment for the Windigo food service 
operation.  

The Service has also estimated some investment costs 
associated with installation of a new point-of-sale 
system for the Concession operation, as well as 
equipment required for establishment of specialty 
coffee service at the Rock Harbor store. 

Real Property Improvements 

The Service has estimated a small real property 
investment related to establishment of specialty coffee 
service at the Rock Harbor Store.  

 
 

Concession Facility Improvement Program (CFIP) 

The Sandy – tour vessel (on the left)         
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The Concessioner will replace components of the heating system for the Rock Harbor Lodge units by the end 
of the 2020 season. The Service will require the Concessioner to remove and replace the two oil-fired steam 
boilers with oil-fired hot water boilers, so that all four buildings’ boilers are hot water. This improvement also 
must include replacement of all room unit heaters, thermostats, piping improvements, and zone controls to 
achieve a more efficient heating system.  

Start-Up Costs and Working Capital  
At the start of the Draft Contract, the Concessioner will need to make a one-time investment in a range of 
activities to ramp up operations. These activities may include, but are not limited to, hiring staff, training 
(which may involve compensation to staff in addition to normal wages), systems implementation, legal 
support services, and marketing and advertising.  

In addition to any necessary investment in start-up activities, the Concessioner will need to invest a certain 
amount of cash in the operation to cover the first few months of operating expenses that the Concessioner 
will likely incur in the funding of working capital.  

DEFERRED MAINTENANCE OF CONCESSION FACILITIES 
The Draft Contract requires the Concessioner to cure the Deferred Maintenance within the first three years of 
the Contract term. The Service estimates these costs at approximately $339,300. The Draft Contract, Exhibit 
H (“Maintenance Plan”) contains a list of the Deferred Maintenance items. 

LEASEHOLD SURRENDER INTEREST 

There is no Leasehold Surrender Interest (LSI) associated with the Existing Contract. The Concessioner will be 
eligible to obtain LSI in the replacement of fixtures, real property components of major rehabilitation projects, 
and new construction, as outlined in the Draft Contract, Exhibit A (“Leasehold Surrender Interest”). The 
Service may fund periodic reductions in LSI over the term of the ISRO002-20 contract. 

Rock Harbor Lighthouse 
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MARKET AREA OVERVIEW 

For informational purposes, the Service presents a brief market overview of the environment in which 
concession services in Isle Royale National Park operate.  

MARKET COMPETITION 

Due to the remote location of Isle Royale National Park, very little direct market competition exists for 
lodging, food and beverage, retail, and marina services. Various operations providing these services exist 
around Lake Superior and the broader Great Lakes Region, but they do not compete directly with the 
concession operation on Isle Royale.  

There are several national park and state park units on and around Lake Superior, both in Canada and the 
United States. These parks could compete for visitors looking for a park experience in this region and include:  

• Apostle Islands National Lakeshore, Wisconsin 
• Grand Portage National Monument, Minnesota 
• Pictured Rocks National Lakeshore, Michigan 
• Porcupine Mountains Wilderness State Park, Michigan 
• Split Rock Lighthouse State Park, Minnesota 
• Sleeping Giant Provincial Park, Ontario 
• Lake Superior Provincial Park, Ontario 
• Pukaskwa National Pak, Ontario 

GATEWAY COMMUNITIES 
Isle Royale National Park is located within Lake Superior. The nearest airports to the ferry and seaplane 
departure locations are the Houghton County Memorial Airport and the Grand Marais/Cook County Airport – 
both small, regional airports. The nearest communities are several hours of travel from the Park, and include 
Houghton, Michigan; Copper Harbor, Michigan; Grand Portage, Minnesota; and Grand Marais, Minnesota. 

Figure 2: Regional Map and Gateway Communities 

 
Source: Google Maps 

 

1 

2 

3 

4 

(1) Houghton, MI 
(2) Copper Harbor, MI 
(3) Grand Portage, MN 
(4) Grand Marais, MN 
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Houghton, Michigan 
Located in the center of the Keweenaw Peninsula, the city of Houghton is situated along the southern shore 
of the Keweenaw Waterway and serves as the political and population center for the Keweenaw Peninsula 
with nearly 8,000 residents. Houghton is home to the headquarters and visitor center for Isle Royale National 
Park, the launch point for the Service vessel and the main departure site for Isle Royale Seaplanes’ service 
from Michigan, both of which provide transportation to the Park.   

Copper Harbor, Michigan 
Copper Harbor is located along the south shore of Lake Superior in Keweenaw County on the northern edge 
of the Keweenaw Peninsula. As of the 2010 census, the year-round population was just over 100 people, but 
increases significantly in the summer tourist season, as visitors and second-home owners flock to the area. 
Copper Harbor is the northernmost point in Michigan.  

Grand Portage, Minnesota  
Grand Portage is located along the north shore of Lake Superior in Minnesota’s Cook County. Cook County 
is 193-square miles located 34 miles northeast of Grand Marais, Minnesota, and six miles southwest of the 
US-Canadian border. Grand Portage, home to fewer than 600 people, is the location of the Grand Portage 
Indian Reservation and the Grand Portage National Monument. Minnesota Highway 61 is the main route in 
the area.  

Grand Marais, Minnesota 
Grand Marais is located on the north shore of Lake Superior. Grand Marais, the county seat of Cook County, 
had a population of just over 1,350 people in the 2010 census. Grand Marais is a gateway to the Boundary 
Waters Canoe Area Wilderness, a popular destination for outdoor enthusiasts looking for canoeing, fishing, 
and other recreational activities. There are many hiking trails in and around Grand Marais, including the 
Superior Hiking Trail and the trails within Judge C. R. Magney State Park. Grand Marais sits along the 
Gunflint Trail, which is now County Round 12, a paved National Scenic Byway. Grand Marais serves as 
another departure site for Isle Royal Seaplanes’ service to the Park. 

Most travelers bound for Isle Royale leave from one of three departure points (Copper Harbor, Houghton, 
and Grand Portage).  

 

Rock Harbor Cottage Unit 

 

Rock Harbor Cottage Interior 
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HISTORICAL VISITATION AND EXISTING CONCESSION 
CONTRACT OPERATIONS 

PARK VISITATION PROFILE 

As has been the case with many units within the 
Service system, Isle Royale National Park visitation has 
grown significantly over the past 10 years. Overall 
visitation has grown at an average annual rate of 
nearly six percent. In total, visitation grew by 65 
percent between 2008 and 2017. 

Visitors may access the Park via boat or seaplane. The 
Service operates a vessel providing passenger 
transport from Houghton, MI. In addition, other 
concession operators offer ferry service from Grand 
Portage, MN, and Copper Harbor, MI. An increasingly 
popular Park access option has been seaplane service 
from Houghton, MI, with recently expanded service 
from Grand Marais, MN. Seaplane access has 
increased at an average annual rate of 15 percent in 
the past 10 years.  

An average of 15 percent of island visitors come to 
the Park only for a day trip, while the remaining 
visitors stay for at least one night.  

VISITATION 

Park Visitation Information 

Exhibit 4 presents historical annual visitation to Isle Royale National Park. 

  Exhibit 4. Annual Island Visitation to Isle Royale National Park, 2008-2017 

Year Island Visitors % Change from 
 Prior Year 

2008 11,941 1.1% 
2009 12,765 6.9% 
2010 12,788 0.2% 
2011 13,204 3.3% 
2012 14,195 7.5% 
2013 13,698 -(3.5)% 
2014 13,014 -(5.0)% 
2015 16,529 27.0% 
2016 17,968 8.7% 
2017 19,702 9.7% 

Average 14,359 3.3% 

Source: National Park Service 

As shown in Exhibit 4, total annual island visitation has seen significant growth over the last 10 years. From 
2008 to 2017, total island visitation grew 65 percent, at a Compound Annual Growth Rate (CAGR) of 5.7 
percent.  

ISRO002 Snack Bar on the Service Vessel  
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Seasonality of Visitation 

Island operations for Isle Royale National Park close annually from November 1 through April 15. Park 
visitation peaks during the summer months of July and August but has seen increasing popularity in the 
shoulder months of June and September. Exhibit 5 presents monthly visitation for the Park, including both 
visits to the mainland NPS office in Houghton, Michigan, and visits to the island.  

Exhibit 5. Average Monthly Total Visitation to Isle Royale National Park, 2007-2017 

Month Visitors Share 
January 34 0.2% 
February 35 0.2% 
March 43 0.2% 
April 67 0.4% 
May 750 4.2% 
June 3,048 17.2% 
July 5,495 31.0% 

August 6,313 35.6% 
September 1,740 9.8% 

October 188 1.1% 
November 36 0.2% 
December 42 0.2% 

Total 17,791 100% 

Source: National Park Service 

HISTORICAL REVENUES 

Exhibit 6 presents historical revenues subject to franchise fees from the concession operations under the 
Existing Contract from 2014 through 2016. Between 2014 and 2016, the Existing Concessioner has paid a 
franchise fee equating to 1.5 percent of Gross Receipts (as defined by Section 2 of the Draft Contract).  

Exhibit 6. Historical Gross Receipts1 by Service Offered and Franchise Fees 

Department 2014 2015 2016 
Lodging $713,257 $871,043 $1,119,211 
Food & Beverage $303,691 $345,483 $437,835 
Retail $274,589 $320,515 $393,993 
Marina2 $203,125 $224,470 $291,075 
Other3 $51,505 $57,368 $66,586 

Total ISRO002 $1,546,167 $1,818,879 $2,308,700 
Total Authorized Deductions4 $42,790 $155,815 $178,074 

Franchise Fee Paid     $22,550      $24,945      $31,959  
1Gross Receipts inclusive of existing Utility Add-On. 
2Marina revenue includes water taxi, boat tours, boat rental, fuel, wet moorage, and fishing license sales. 
3Other revenue includes shower, laundry, and other miscellaneous revenues. 
4Total authorized deductions include fuel taxes and charges for employee room and board. 

Source: National Park Service 

For the current Service-approved rates, see Appendix 5.  

LINKS TO ADDITIONAL INFORMATION 

The cover page to the Appendix of this Prospectus includes links to additional relevant information the 
Offeror may find useful. 
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PREFERRED OFFEROR DETERMINATION 

The Service has determined no “Preferred Offeror” for the Draft Contract exists pursuant to 36 C.F.R. Part 
51. This solicitation for commercial services is fully competitive. 

 
 

Rock Harbor Guest House Living Room 

 

Rock Harbor Guest House 

 


