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Summary of Business Opportunity 
The following summarizes the key elements of the business opportunity for the CC-FIIS007-18 Draft 
Contract. Should the facts and figures presented in the Summary differ from or contradict with the Draft 
Contract in any way, the Draft Contract will prevail. 

Currently, visitor services are provided at these locations by Fire Island Concessions LLC (“Existing 
Concessioner”), under TC-FIIS007-17 (“Existing Contract”), a copy of which is included in the appendices 
to this Prospectus. 

Required visitor services 
Service Location 
Marina services and sales  Watch Hill and Sailor’s Haven 
Food and beverage service Watch Hill and Sailor’s Haven 
Campground services Watch Hill 
Retail sales Watch Hill and Sailor’s Haven 

 

Authorized but not required visitor services 
Service Location 
Rental equipment for boating, camping and beach recreation Watch Hill and Sailors Haven  
Special events Watch Hill and Sailors Haven  
Sale of alcoholic beverages Watch Hill and Sailors Haven  

 

Historical Annual Gross Revenue, 2013-2015 

Year Marinas Food and 
beverage 

Alcoholic 
beverage sales Campground Retail Total Gross 

Receipts 
2013 $504,939 $208,749 $41,809 $46,060 $113,035 $914,592 
2014 $579,593 $235,554 $51,258 $36,385 $105,622 $1,008,412 
2015 $582,221 $212,366 $50,177 $48,400 $83,619 $976,783 

 

Proposed Minimum Franchise Fee: Fifteen percent (15%) of annual gross receipts. 

Required Repair and Maintenance Reserve: Three percent (3%) of annual gross receipts. 

Term of Contract: Ten (10) years starting January 1, 2018. The Service may change the effective date of 
the Draft Contract prior to the award of the Draft Contract if the Service determines it is necessary. 

Estimated Initial Investments: $361,000. 

No Preferred Offeror: The Director of the Service has determined that no Preferred Offeror for this Draft 
Contract exists pursuant to the terms of 36 C.F.R. Part 51. This solicitation for commercial services is fully 
competitive. 
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Introduction 
The National Park Service (“Service”) intends to award a concession contract in Fire Island National Seashore 
for concession operations of two marinas and assorted retail opportunities at the Sailors Haven and Watch 
Hill locations.  This Prospectus describes in general terms the existing business operations and the future 
business opportunities for the facilities and amenities presented by the Service.  Offerors should review all 
sections of this Prospectus and, specifically, the terms and conditions of the Draft Concession Contract CC-
FIIS007-18 (“Draft Contract”), including its exhibits and appendices, to determine the full scope of a future 
concessioner’s responsibilities.  

The Service is conducting this solicitation in accordance with the National Park Service Concessions 
Management Improvement Act of 1998 (Public Law 105-391) as implemented by regulations in 36 C.F.R. 
Part 51. The term “Concessioner” as used in the Prospectus refers to the entity that will be the Concessioner 
under the Draft Contract. The term “Existing Concessioner” refers to Fire Island Concessions LLC, the 
Concessioner under the current Temporary Concession Contract (“Existing Contract”). The Prior Existing 
Temporary Contract, as amended and a copy of 36 C.F.R. Part 51 is included as appendices to this 
Prospectus.  

In the event of any inconsistency between the terms of this Prospectus and 36 C.F.R. Part 51, 36 C.F.R. Part 
51 will control. In the event of any inconsistency between the description of the terms contained in this 
Prospectus and the Draft Contract, the attached Draft Contract will control.  

The National Park Service and its Mission 
In 1916, President Woodrow Wilson approved legislation creating the Service within the Department of the 
Interior. That legislation mandated 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 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 Service has as its overall mission the preservation and public enjoyment of significant aspects of the 
nation’s natural and cultural heritage. To learn more about the National Park Service, visit www.nps.gov. This 
site includes information about the Service's mission, policies, and individual park units.  

Fire Island National Seashore 
Fire Island National Seashore, located off the south shore of Long Island, New York, occupies approximately 
26 miles of the 32-mile long barrier island. Its western boundary is adjacent to Robert Moses State Park, and 
from there, the Seashore extends eastward to Moriches Inlet.  It also includes the waters surrounding the 
Seashore to distances of 1,000 feet into the Atlantic Ocean and up to 4,000 feet northward into the Great 
South Bay.  

The Park works in partnership with an assembly of public and private land managers, including private 
communities and towns, county parks, and adjacent state parks, to balance the natural and human-built 
components of this special place.  
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Congress established the National Seashore with the primary purpose of preserving the natural resources 
located there. The Park includes marshlands, wetlands and designated wilderness.  

Interspersed between NPS lands are 17 vibrant, diverse private communities, all established before the 
creation of the Park, which include approximately 4,100 homes. There is no hard-surfaced road connecting 
the communities, so they are accessible mainly by ferry or private boat. Some of these communities have 
provisions for guests and tourists, while others are strictly residential. A small number of residents are year-
round residents, but the majority of residents live on the island only for the months of May to October. 

The Park is located within 60 miles of nearly 21 million people in the greater New York metropolitan area. 
Most visitors reach the Seashore by taking a private car or the Long Island Railroad to Patchogue, Sayville, or 
Bay Shore, where they board a ferry to cross the bay. Visitors can also reach the Seashore by private boat, 
docking at the concession-operated marinas at Watch Hill or Sailors Haven. More information about 
transportation to the Park can be found at: http://www.nps.gov/fiis/planyourvisit/directions.htm. 

Concession-operated ferries provide access to Watch Hill and Sailors Haven from Patchogue and Sayville, 
respectively. The ferries departing from Patchogue depart from NPS property. The Sayville ferry departs from 
a privately owned location.  

Market Area Overview 
Fire Island is a unique recreational opportunity, as it is located within range of public transportation from New 
York City, and yet allows visitors to experience a remote environment that also includes an area of designated 
wilderness. Many other beach locations exist nearby but none of them have the same remote nature coupled 
with the level of public accessibility and opportunity for overnight stays. This means that visitors who come to 
Fire Island have typically chosen it from among many options for the particular experience available at the 
Park. It has been and continues to be a destination location. 

Figure 1: Geographical Context of Fire Island National Seashore.  

 

Visitation levels  

About 2.2 million people visit Fire Island annually, to one of the 17 Fire Island communities, on waters 
surrounding the island, or to one of the Park facilities.  

Weather events influence visitation levels to the island. Declines in marina visitation in 2011 and 2013 were 
attributed to Hurricanes Irene and Sandy. Hurricane Irene did not hit Fire Island directly, but many boaters in 

Fire Island, New York 

Ferries from Long Island to 
Fire Island National Seashore 

http://www.nps.gov/fiis/planyourvisit/directions.htm
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the region removed their boats from the water early that year, thus shortening the peak boating season. 
Hurricane Sandy caused extensive resource damage throughout the region in late 2012, and Fire Island 
visitation saw the effects of that damage in 2013 as cleanup and repairs continued.  

Other storms also result in lower visitation. Visitation is usually noticeably lower in years with a greater than 
average number of stormy weekends. Conversely, good weather often increases visitation. 

Seasonality  

Visitation peaks sharply in July and August, with August generally being the busiest month of the year. More 
than 80% of park visitation occurs in the period from mid-June until mid-September. The minimum required 
operating schedule reflects this usage, with shorter required hours during spring and fall shoulder seasons.  

The Concessioner can propose longer hours or a longer operating season than the minimum requirements. 
However, most visitors rely on ferry service to get to the concession operations, and these ferries operate 
mid-May to mid-October. Visitor centers and other Park-operated amenities on the island also operate 
seasonally.  

School groups visit Sailors Haven and to a lesser extent to Watch Hill in the spring beginning in early April and 
in the fall beginning in September, and the Existing Concessioner has provided limited services for them.  

 

In Figure 2, a series of 11 bars appears for each month; each bar represents one year, beginning with 2004 and ending with 2014. For example, 
the 11 bars shown for June provide the visitation for June of each year, 2004 through 2014.  

Geographic patterns of visitation 

Many visitors from Long Island return to Fire Island regularly, and tend to return to the same locations each 
year. These visitors tend to frequent the portion of Fire Island that is closest to their residence, with many 
visitors to Watch Hill coming from the Patchogue and Blue Point areas and many visitors to Sailors Haven 
coming from the Sayville area. This seems to be true, from anecdotal evidence, both for those traveling by 
ferry and for boaters going to the marinas.  

0

20,000

40,000

60,000

80,000

100,000

120,000

140,000

160,000

180,000

200,000

220,000

1 2 3 4 5 6 7 8 9 10 11 12

Figure 2: Recreation Visitors by Month: Fire Island National Seashore 
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Market segments among boaters 

Boaters from nearby marinas are one market segment for the Watch Hill and Sailors Haven marinas. There 
are nearly 40 marinas adjacent to the Great South Bay from which boaters can travel to Watch Hill or Sailors 
Haven in an hour or two.  

Another market segment for the Watch Hill and Sailors Haven marinas is that of boaters traveling along the 
coast, with no home berth in the Long Island area.  

Figure 3: Beaches within and near Fire Island National Seashore. Locations are approximate.  

 

Nearby Beaches with Developed Amenities 

Robert Moses State Park is located on the western tip of Fire Island, and is accessible by car via the Robert 
Moses Causeway which crosses the Great South Bay. It offers guarded beaches, an 18-hole pitch and putt 
golf course, miniature golf, a small boardwalk, and a day use boat basin. The Fire Island Lighthouse, which is 
part of the Park, is accessible by foot from Field 5 of Robert Moses State Park.  

Smith Point County Park is at the eastern tip of Fire Island and can be reached by car via the William Floyd 
Parkway. It has a campground with over 200 campsites, accommodating both tents and trailers and 
providing full hook-ups. The county park has retail, food and beverage services with live music every evening 
during the summer. It allows jet ski use. The portion of the island where Smith Point County Park is located 
was separated from the rest of Fire Island during a hurricane. The Park and its partner agencies project that 
this breach will remain open for the foreseeable future. One result is that Smith Point County Park is no 
longer on land contiguous with the undeveloped parts of the Park.  

Jones Beach State Park, located to the west of Fire Island, offers a number of developed recreation 
opportunities such as miniature golf, concerts at its amphitheater, a boardwalk, a playground, lifeguarded 
beaches and surfing. 

Captree State Park, located to the west of Fire Island, emphasizes its boating services, with a launch ramp, 
free pump-out station, marine fuel station and full marina where visitors can board fishing and scuba 
excursions.  

Jones Beach State Park 

Gilgo State Park 

Davis Park 
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& Marina  
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(Fire Island Nat’l 
Seashore) 

Watch Hill 
(Fire Island 
Nat’l Seashore) 
 

Atlantique 
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Captree 
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Robert Moses State Park 
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Atlantique Town Beach and Marina is located about 5 miles west of Sailors Haven on Fire Island. It is 
accessible only by boat or ferry and is only available to residents of the Town of Islip. There is a snack bar, 
lifeguarded beach, visitor pavilion, basketball courts, and volleyball courts.  

Davis Park Town Beach and Marina is located about 1 mile west of Watch Hill on Fire Island.  It is 
accessible only by private boat or ferry. There is a snack-bar and lifeguarded beaches.   

Other visitor services within Fire Island National Seashore 
Eastern National, a cooperating association for the Service, maintains a small sales presence within the Park. 
This includes four sales outlets (Watch Hill Visitor Center, Sailors Haven Visitor Center, Wilderness Visitor 
Center and William Floyd Estate). The outlets sell a small number of interpretive media items. These four 
outlets together yielded $12,900 gross revenue in Fiscal Year 2016. The Park does not have data by location.  

 

Eastern National sales presence at Sailors Haven Visitor Center.  
 

The Park authorizes two other concessioners, both of which provide ferry services between Fire Island and 
Long Island. Neither of these concessioners is authorized for retail sales or food and beverage service. 

Visitors can camp in the Otis Pike Fire Island High Dune Wilderness within the Park. Visitors reserve permits 
for backcountry camping through recreation.gov for a $20 reservation fee, and there is a maximum stay of 
three nights. Backcountry camping includes no amenities; campers must carry in all equipment and supplies, 
including water. There are no bathroom facilities at all. Campers must hike on soft sand from 1 to 3 miles to 
reach the western camping zone, and from 4 to 5 miles to reach the eastern camping zone.  

Required and Authorized Visitor Services  
Visitor services provided under the Existing Contract and visitor services to be provided under the Draft 
Contract are summarized in the chart below. The Draft Contract authorizes many of the same visitor services 
as authorized by the Existing Contract, but using broader terminology in order to allow the Concessioner to 
innovate and to respond to market trends more easily.  

A copy of the Existing Contract is included as an appendix to this Prospectus.  
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Table 1 Existing Contract (CC-FIIS007-05) Draft Contract (CC-FIIS007-18) 

Location Fire Island National Seashore, NY: Watch Hill and Sailors Haven Marinas 

Franchise Fee 3.5% of eligible gross receipts Minimum 15% of eligible gross receipts  

Repair & 
Maintenance 
Reserve 

3% of eligible gross receipts 3% of eligible gross receipts 

Required Services 

Food and Beverages Services;  Food and beverage services 

Marina docking services with reserved 
slips for official NPS use; Marina services 

Retail merchandise sales;  

Retail sales 

Groceries and Sundries;  

Boating supplies; 

Battery charging and boating supplies; 

Camping and Fishing Supplies;  

Campground Operation;  Campground services 

Restroom Services 
No longer listed as a visitor service; 
responsibilities for restrooms are described in the 
operating and maintenance plans.  

Authorized services 
(not required) 

Souvenirs and gift items 

These services are authorized in the Draft 
Contract under the broader term “Retail sales.”  

Interpretive material (books, postcards, 
posters, photographs) 

Limited apparel 

Cameras, binoculars 

Liquor, beer and wine, by the drink Sale of alcoholic beverages 

Overnight Employee housing 
No longer listed as a visitor service; limited 
employee housing within park boundaries is 
available for the Concessioner’s use for a fee.  

Lodging 
The Draft Contract authorizes camping and 
overnight stays in the marinas but not other 
lodging. 

Boat and kayak rentals Equipment rentals  

Special events were not authorized by the 
Existing Contract.  Special events 
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Future Concession Operations 
The Draft Contract’s Operating Plan provides standards for the future concession operations that, in some 
areas, are different or more specific than the standards provided in the Existing Contract. The section below 
highlights some of the new requirements of the Draft Contract and describes the goals the Service seeks to 
meet through these requirements. 

Maintenance requirements are found in the Draft Contract’s Maintenance Plan, and generally require the 
Concessioner to maintain the facilities it is assigned. Any exceptions are listed in Sections A(10) and B(2) of 
the Maintenance Plan.  

Marinas 

The marina at Sailors Haven has new utility hook-ups and boardwalks, completely renovated in 2015-2016, 
and the marina at Watch Hill will have new bulkheads, adjacent boardwalks and utility hook-ups with the 
renovation occurring 2016-2017 and completed before the start of the Draft Contract.  

The marina at Watch Hill has 173 slips, with 144 of those slips having electric and water hook-ups and 29 
being day slips with no utilities. The Sailors Haven marina has 44 slips.  

The Draft Contract provides essentially the same operating requirements for both marinas, with the 
Concessioner operating a reservation system and providing electrical and water utilities. The Concessioner 
must provide on-site staffing, enforce length of stay limitations and provide pump-out services for the 
marinas. The Draft Contract, Exhibit B (Operating Plan) provides a comprehensive description for the visitor 
services at the marinas. Section 5B lists requirements specific to the marinas.  

   

     

Marinas: New hook-up at the Sailors Haven marina (top left); Watch Hill marina (top right). Picnic area (lower 
left). Dockmaster’s office at Watch Hill (lower right).    
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Food and Beverage Services 

The Draft Contract requires that all food and beverage services comply with Healthy Food Standards – 
Front Country Operations. Standards include requirements such as providing a fruit or vegetable with each 
plated meal, ensuring that at least two main menu items follow stricter healthy food standards, and 
indicating healthy food choices on menus. The full text of the Healthy Food Standards is provided as an 
“Appendix H” to this Prospectus.  

At Sailors Haven 

The Draft Contract requires quick-serve food and beverage at Sailors Haven. The scope of service will remain 
very similar to that of the Existing Contract, with walk-up window service which offers a variety of foods a la 
cart. The building has two service windows on two perpendicular walls of the snack kitchen.  

The Concessioner-assigned facilities for this portion of the operation includes a kitchen measuring 
approximately 25’ x 20’. The kitchen and retail space at Sailors Haven share a storage room measuring 
approximately 11’ x 20’ plus a storage shed (8‘ x 8’6”) on the rear deck of the retail/food and beverage 
building. The facility does not include any walk-in refrigerator or freezer units. The personal property list for 
the Existing Concessioner (Appendix G) provides a list of equipment the Existing Concessioner uses for this 
operation.  

The deck area at Sailors Haven, adjacent to the snack bar and retail store, is assigned to the Concessioner and 
is therefore available to Concessioner for expanding or improving visitor services, as long as there is no 
increase to the footprint of the deck. For example, a temporary point of sales station could be placed on the 
deck at peak hours, the outdoor seating could be expanded or reconfigured to increase seating or redirect 
visitor traffic, and the Concessioner could add or change shade or screening structures subject to review and 
approval of the Service. The Service’s review would include ensuring that the general public would not be 
impeded in their movement, particularly as visitors disembark and board the ferry. The space available for this 
type of use is approximately 25’ by 35.’ This measurement excludes the walkway along the front of the 
building, but includes space directly in front of the side service window which requires room for visitors 
placing or picking up orders. The area is partially covered for shade with a pergola structure. Please refer to 
the Draft Contract, Exhibit D for specific information about the area to be assigned to the Concessioner.  

The Draft Contract does not authorize major construction to the facilities but Offerors may propose projects 
that improve the ability to provide high-quality visitor services. Keep in mind that any changes to the facilities 
under the Draft Contract require prior review and approval from the Service, and that the Service does not 
intend to authorize any projects that incur Leasehold Surrender Interest under the Draft Contract.  
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Sailors Haven food & beverage: Exterior of the operation (previous page); snack bar kitchen (this page).   

The Existing Contract requires the Existing Concessioner to maintain, stock, and provide janitorial service for 
the Sailors Haven bath house. Under the Draft Contract, that asset will not be assigned to the Concessioner 
and the Concessioner will have no responsibilities related to the bath house.  

At Watch Hill 

The Service has a goal of supporting a broader variety of visitor experiences at Watch Hill and seeks a food 
and beverage operation there that contributes to this goal. The future concession operations will therefore 
accommodate a spectrum of price points, taste preferences and dietary restrictions in its food and beverage 
operations, and will provide service in a casual or fast-casual dining style. The Draft Contract, Operating Plan 
Section 5, defines these dining styles as follows:  

“Fast casual” is defined as having limited service or self-service; average checks between $8 
and $15 in 2015 dollars; and made-to-order food generally with fresh ingredients. Fast 
casual may be viewed as an expanded offering of snack-bar service. 

“Casual” is defined as having table service or buffet; moderate prices; made-to-order food 
generally with fresh ingredients; and a casual atmosphere. 

The dining room at Watch Hill is an L-shaped space with floor space of approximately 1300 square feet, not 
including the restrooms.  

     

Watch Hill food and beverage services: Restaurant building exterior (left); indoor seating (right). 
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The deck area at Watch Hill adjacent to the restaurant building is assigned to the Concessioner and will 
therefore be available to the Concessioner for expanding or improving visitor services as long as there is no 
increase to the footprint of the deck. This could include placing a temporary point of sales station on the 
deck at peak hours, adding different seating options, installing shade structures or screening a portion of the 
deck to exclude mosquitos and increase table service capacity. Any such changes would be subject to review 
and approval of the Service. Please refer to the Draft Contract, Exhibit X for specific information about the 
area to be assigned to the Concessioner. The deck next to the Watch Hill snack bar window measures 
approximately 40’ by 17’ and the deck at the rear of the restaurant measures approximately 1400 square feet 
in an L-shaped space. The Existing Concessioner has furnished both spaces with outdoor seating in the 
Existing Contract, and the Existing Concessioner has erected a temporary event tent on the back deck.   

The Existing Concessioner reports space for 115 total seats for the restaurant operation. The Draft Contract 
allows the Concessioner to make changes to seating that may change the total number of seats.  

     

Watch Hill back deck: shown with poles for event tent (left) and with the tent and seating in place (right). 

The Watch Hill restaurant building has two separate, back to back kitchens. The Existing Concessioner uses 
the larger kitchen for the restaurant and the smaller kitchen for the snack bar with window service. The Draft 
Contract does not include any requirement to make any changes to the kitchen set-up. The Service will 
consider proposals that include construction to improve the ability to offer high-quality visitor services, 
provided that the project does not incur Leasehold Surrender Interest. The snack bar kitchen (which has a 
service window to the exterior) measures approximately 9’6” x 50’ and the main kitchen measures 
approximately 28’ x 39.’ The back of the house space also includes a storage room approximately 9’6” x 9’6” 
and a space of approximately 20’ x 11’4” that includes an office, staff bathroom and storage space. The 
walk-in freezer and walk-in refrigerator units are personal property and therefore the Concessioner will be 
responsible for supplying these items.  
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Kitchens at Watch Hill: The larger section of the kitchen (previous page, left) has a drink station (previous 
page, right) near the door to the seating area. The snack bar kitchen (this page, left) has service windows that 
open to the deck (this page, right).  

The future operations can include one bar location outdoors at Watch Hill, but not at the front of the Watch 
Hill restaurant building where a current bar is located. This will move sales of alcohol (if offered) away from 
the main approach to the building and help establish visually that alcohol sales are not the primary focus of 
the operation. The back deck of the restaurant and the snack bar already have water and electrical service; 
either of those areas could accommodate use as a bar. The area on the back deck is used sometimes as a 
temporary bar under the Existing Contract and already has a bar counter and service area. The Concessioner 
may operate one outdoor bar in addition to the bar inside the restaurant. Serving alcoholic beverages is 
authorized under the Draft Contract but is not required. 

      

Watch Hill bars: Staff can access the outdoor bar at the back deck of the restaurant (right) and the indoor 
restaurant bar (right) through a doorway that adjoins the two bars.   

The space used as an outdoor bar at the front of the building under the Existing Contract will be converted to 
a different use. The Service seeks innovative ideas for using this part of the building. Possible uses include 
relocating the snack bar service window to this location or using it for another service, such as a dedicated 
window for a specialty menu item or category of items. The Service is open to a broad array of uses within 
the services authorized by the Draft Contract. Principle Selection Factor 2 provides an opportunity for Offerors 
to present proposals for how to use this space. The Concessioner will be required to present plans and 
receive the Service’s approval before implementing its reuse ideas for this space.  
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Watch Hill: Bar space available for conversion to another use, winterized (left); in context of restaurant 
building (right). 

Campground Services 

The campground at Watch Hill includes 26 individual campsites and one group site. All campsites are 
accessed only by foot. Visitors can cart or roll their equipment across wooden boardwalks to the campsites.  
Sites have an allowable maximum stay length of 14 consecutive days. 

The campsites under the Draft Contract allow reservations for all sites, beginning January 1 for the upcoming 
season. The Concessioner can use recreation.gov or host its own reservation system. The Service encourages 
the use of recreation.gov in order to provide greater continuity of use for visitors.  

Campsite occupancy is high on weekends throughout the operating season, and high throughout the week 
as well during the months of July and August. Many campers arrive via Long Island Rail Road to the ferry 
service, taking advantage of Fire Island as one of the few remote camping areas accessible by public 
transportation from the urban areas surrounding New York City. Ferry companies often schedule departures 
and arrivals based on the train schedule. Many campers are return visitors to the campground and many 
campers are from overseas.  

The Draft Contract requires the Concessioner to maintain the camp site locations in regards to encroaching 
vegetation, litter control and the minimal furniture at each site, which includes a picnic table and grill. The 
Park recruits a campground host who stays at the campground free of charge and assists with managing 
visitor behavior such as enforcing quiet hours and providing information about the campground. The 
campground host building is used exclusively by the campground host and the Park, and is therefore not 
included in the land assignment. 

     

Watch Hill campground: Left: Each site includes a tent pad, grill, picnic table and water spigot; one site has 
accessibility features. Right: Campers must transport equipment from the ferry across the boardwalk to their 
sites.  
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Under the Draft Contract, the Concessioner will not be assigned the Dune Station bath houses near the 
campground and will have no responsibilities related to those assets. This is a change from the Existing 
Contract which requires the Existing Concessioner to maintain, stock, and provide janitorial service for the 
Dune Station bath houses.  

Retail Services 

The retail sales at Watch Hill and at Sailors Haven are relatively small parts of the operation, both regarding 
revenue and square footage. The facility at Watch Hill has a retail space approximately 20’ by 20’ and an 
attached storage room approximately 10’ by 20’. At Sailors Haven, the retail area is approximately 20’ by 27’ 
with storage space that serves both the retail and snack bar operations (a room approximately 14’ by 20’ plus 
a storage shed of 8’6” by 8’).  

Some health and safety items are required under the Draft Contract, such as sunscreen, limited food staples, 
and first aid items, and each site is also required to carry a small assortment of boating related items. The 
Draft Contract, Exhibit B (Operating Plan), Section 5(C) lists the required inventory items for retail. The retail 
locations can also offer gift items and other material related to the themes of the Fire Island National 
Seashore, including beach toys and equipment.  

     

     

Retail space: Watch Hill (above) and Sailors Haven (below) each have small retail spaces that use a mix of 
display hardware and furniture for merchandising.  
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Required Concession Facilities Improvement Program 
The Draft Contract requires one project as part of a Concession Facilities Improvement Program (CFIP). This 
project does not qualify for Leasehold Surrender Interest. Please refer to the Draft Contract, especially 
Sections 9 and 10, and Exhibits A, B, D, F, G and H for additional information about this project and about 
Leasehold Surrender Interest.  

 

       

     

Storage area at rear of Watch Hill restaurant. 

This CFIP project to rehabilitate the entrance ramp and storage at the rear of the Watch Hill restaurant 
building has three components:  

• Rehabilitate the ramp. The entrance ramp where deliveries are received has deteriorated and may 
have been built to standards less stringent than current building codes require. This CFIP project 
requires the Concessioner to rehabilitate the ramp to meet current code requirements and replace 
deteriorating materials.  

• Visual screening. The restaurant occupies a central place in the Watch Hill landscape, being located 
on the edge of the marina and being visible from many parts of Watch Hill. This CFIP project requires 
visual screening so that visitors encounter less visual clutter, while still allowing the Concessioner to 
store janitorial and other equipment in that space.  

• Additional storage. The Existing Concessioner stores some vehicles in a location that requires its 
staff to drive on the marina boardwalk. The Service seeks to limit wear and tear on the new 

Table 2:  Project required under the Concession Facilities Improvement Program 

Project Estimated cost 

Rehabilitate entrance ramp and storage at rear of Watch Hill restaurant building $51,000 
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boardwalk and also to limit disruption to visitors which this vehicle traffic has caused. This CFIP 
project requires the Concessioner to install a storage structure at the rear of the restaurant building. 
This storage shed will house the Concessioner’s bulkier equipment. The storage shed must be 
completely removable and the Concessioner will retain ownership of it.  

Projects not required as part of the Concession Facilities Improvement Program 

• Projects related to authorized but not required services. The Service only includes projects in 
the CFIP that relate to the visitor services required under the Draft Contract. If the Concessioner 
decides to undertake any facility improvements required for services that are authorized but not 
required, such projects would be in addition to those listed in the Concession Facilities Improvement 
Program. This includes costs (if any) related to an outdoor bar at Watch Hill.  

• Changes to the bar at the front exterior of Watch Hill restaurant. The Concessioner may 
propose a wide range of uses for the space currently used as a bar at the front of the Watch Hill 
restaurant building, but cannot use it as a bar for alcohol sales. Some uses would require 
construction whereas other uses would not. The Service did not include a project in the CFIP for this 
area. Keep in mind that the Concessioner will be required to present plans and receive the Service’s 
approval before making changes to this space. The Draft Contract does not authorize Leasehold 
Surrender Interest (LSI) and the Service will not approve LSI for any project related to this space. 
Principle Selection Factor 2 provides an opportunity to present proposals for how to reuse this space.  

• Installing screened-in area or shade structure on Watch Hill deck. The Service assumes in its 
financial projections that the Concessioner would install additional shade or screening to expand the 
amount of comfortable seating for outdoor dining at Watch Hill, either at the rear of the restaurant, 
near the snack bar, or in both locations. The Draft Contract does not require a project for this as part 
of the CFIP because a wide variety of methods can provide shade or mosquito protection, some of 
which require no construction.  

Financial and Operating Data 
The Proposal Package (Part III of the Prospectus) requires Offerors to develop projections based on operations 
the Concessioner is required to provide under the Draft Contract. To assist Offerors in the development of 
these projections, the Service presents information regarding historical and prospective operations. Please 
note that operating projections are estimates based on Service assumptions developed considering publicly 
available historical data, industry standards and comparable information from other facilities.  

The Service does not guarantee these projections will materialize and assumes no liability for the accuracy of 
the projections presented. Offerors must compile and present their own financial projections based on their 
independent assumptions, due diligence and industry knowledge.  

The Service encourages proposals that will broaden the target audience, provide a wider variety of visitor 
services and increase visitation, especially during shoulder seasons and weekdays. The Draft Contract allows 
for innovation and dynamic operations over the ten-year term through several means:  

• The Draft Contract authorizes visitor services in broad categories such as retail sales and food and 
beverage service to allow the Concessioner to respond to market trends and changes in visitor 
demands. The Concessioner is not limited to the style, menus and service level offered under the 
Existing Contract.  
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• The Concessioner can establish relationships with other businesses and organizations to promote its 
services. This can include for-profit business such as ferry operations, educational organizations such 
as schools, universities and research institutes, and nonprofit groups such as organizations that 
promote art or active recreation.  

• The Concessioner can implement a marketing plan to expand its market.  

• The Draft Contract allows the Concessioner to grant complimentary or reduced rates with certain 
restrictions as provided in Section 3 (f). The Concessioner may publicize special offers, for instance, to 
market its services during off-peak times.  

• The Draft Contract authorizes special events, a service which the Concessioner could leverage to 
increase shoulder season or midweek use.  

• The limited amount of storage on premise may limit the amount of equipment rental (an authorized 
service under the Draft Contract) the Concessioner can offer, but off-site storage or creative use of 
assigned facilities may allow the Concessioner to expand this visitor service and increase revenue. 
Equipment rental may include service such as campsite set-up and allow the Concessioner to offer 
services such as “glamping” packages (“glamour camping”).  

Additionally, the reopening of the Watch Hill marina and the recent renovation of the Sailors Haven marina 
provide marketing and publicity opportunities. The Watch Hill marina might be available to visitors during 
part of 2017 but the construction schedule for that project depends to a great degree on the weather, so the 
Service cannot provide a certain date for the marina’s opening in 2017, and any operations at Watch Hill 
during 2017 would be a soft opening, with the grand opening occurring at the beginning of the 2018 
operating season. The Service welcomes marketing strategies to maximize use of the new marina facilities.  

Historical Gross Revenue 

Table 3: Historical Annual Gross Revenue, 2013-2015 

Year Marinas Food and 
beverage 

Alcoholic 
beverage sales Campground Retail Total Gross 

Receipts 
2013 $504,939 $208,749 $41,809 $46,060 $113,035 $914,592 
2014 $579,593 $235,554 $51,258 $36,385 $105,622 $1,008,412 
2015 $582,221 $212,366 $50,177 $48,400 $83,619 $976,783 

 
As noted in the Market Area Overview, visitation to Fire Island is heaviest in July and August of each 
year. Revenue data from the Existing Contract bear this out as follows:   

Table 4: Average monthly percentage of total annual sales, Existing Contract  

May:  5%  August: 35%   

June: 18%   September: 11%   

July:  27%   October: 4%   
 

Historical Operating Data  

Occupancy rates and covers over the past three years are average rates for the entire year. Please note 
the seasonal visitation and revenue trends when considering this data. Furthermore, the Service does 
not have data that provides occupancy rates and covers for weekends compared with weekdays.  
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Table 5: Operating Data, Existing Contract 2013 2014 2015 
Watch Hill 
Marina Average occupancy 44 slips* 75 slips 80 slips 
 Average occupancy rate 23%* 40% 42% 
 Average gross receipts per slip $7,920 $5,752 $6,075 
Restaurant Total covers 2,578 2,617 2,568 
 Average check  $40.68 $43.28 $44.71 
Snack bar Total customers 3,965 5,001 5,155 
 Average check  $10.00 $10.00 $10.00 
Campground Average occupancy 7 sites 7 sites 7 sites 
 Average occupancy rate 27% 27% 27% 
Retail Square footage** 570 570 570 
 Average sales per square foot $133.19 $117.35 $115.18 
Sailors Haven 
Marina Average occupancy 12 slips* 20 slips 17 slips 
 Average occupancy rate 26%* 43% 36% 
 Average gross receipts per slip $12,992 $7,405 $5,662 
Snack bar Total customers 6,422 7,228 4,601 
 Average check  $10.00 $10.00 $10.00 
Retail Square footage** 700 700 700 
 Average sales per square foot $53.02 $55.33 $25.68 
*The low marina use in 2013 can be attributed to the clean-up activities from Superstorm Sandy.  
**Square footage listed here is Concessioner-reported data and may differ somewhat from that listed in Future 
Concession Operations.  
 

Assumptions  

In developing prospective revenue estimates, the Service made the following assumptions: 
• Estimated inflation at 2.4% on an annual basis.  
• The completion of renovation projects of the marina facilities at Sailors Haven (2015) and 

Watch Hill (2017) will provide an increase in revenues for marina operations at a higher 
rate than inflation for the first year of the Draft Contract, with projections returning to a 
lower rate of revenue increase in subsequent years. Even though there will not be 
additional slips created in this renovation effort, the facilities themselves will be upgraded 
in the effort and could attract additional use due to that fact. The historical data shows 
revenue increases trail inflation, and the Service therefore projected a growth rate at half 
the rate of inflation for the remaining years of the Draft Contract term.  

• Increased visitation at the marinas will lead to increased sales revenue in the retail 
department. The Service’s projections for retail mirrors those for the marina.  

• Rates for marina slips and utilities will increase at the same rate as inflation.  
• Food and beverage revenue will increase due to improvements in outdoor seating and 

expanding the price points for menu offerings. Additionally, the Service projected higher 
revenue for food and beverage operations because of what appears to be 
underperformance in this department under the Existing Contract. Revenue for food and 
beverage under the Existing Contract reached its maximum level in 2008 and fluctuated in 
the seven years after that, with a downward trend. The food and beverage revenue was 
about 34% lower in 2015 (or, 41% lower when adjusted for inflation) than it was in 2008. 
The Service projected increases at a rate higher than inflation for the first three years 
followed by increases at the rate of inflation for the remainder of the contract term.  

• Fire Island will experience storms periodically during the Draft Contract. The Service used 
historical data that included years with storms thereby factoring this expectation into the 
financial projections.  
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Estimates of Required Investment 

Table 6:  Estimated Initial Investments 
Item Initial Investment 
Leasehold Surrender Interest  $0 
Concessioner Facility Improvement Program (CFIP) $51,000  
Personal Property Investment $127,000 
Working Capital  $63,000 
Other pre-opening expenses $120,000 
Total Estimated Initial Investment $361,000  

 
Leasehold Surrender Interest  

The Existing Contract includes a Leasehold Surrender Interest (LSI) value of $0. The Concessioner under the 
Draft Contract will therefore not have any initial investment for LSI.  

Personal Property 

The Concessioner is responsible for providing all personal property required for the operation. The Existing 
Concessioner is not required to sell personal property to the Concessioner, and the Concessioner is not 
required under the Draft Contract to purchase the Existing Concessioner’s personal property.  

The personal property estimate includes all personal property necessary to operate the concession under the 
Draft Contract. This includes personal property located in the assigned facilities, such as furniture, trade 
fixtures, and equipment, and any personal property used to operate the Concession but located outside the 
Park. The estimate does not include the personal property investments from the CFIP project since those costs 
are captured elsewhere.  

The Service owns some personal property used in the concession operation and will assign it to the 
Concessioner under the Draft Contract. A list of the government-owned personal property to be assigned to 
the Concessioner is provided in Exhibit E of the Draft Contract.  

Working Capital, Inventory and Pre-Opening Expenses  

The Concessioner will incur other start-up costs prior to commencing operations. The Service has 
estimated working capital at approximately $63,000 to include approximately 45 days of inventory. The 
Service has estimated other preopening costs of approximately $120,000 in 2016 dollars to include the 
production of collateral materials, hourly or management staff recruitment, administrative support, operating 
supplies, licenses and legal/accounting fees.  

Other Operational Considerations 

Housing 

The Draft Contract requires 24-hour staff coverage during some parts of the season. The Draft Contract does 
not require the Concessioner to provide staff housing, but because of the unique circumstances of this 
location, the Service makes some staff housing available to the Concessioner to support its operations. This 
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will be authorized by a housing agreement which requires the Concessioner to pay the Park for this use. The 
housing is not part of the land assignment and the Concessioner has no maintenance responsibilities for staff 
housing facilities.  

The staff house available to the Concessioner at Watch Hill has 4 bedrooms and 1.5 bathrooms. The staff 
house available to the Concessioner at Sailors Haven has 2 bedrooms and 1 bathroom. 

The Service factored the housing cost into its financial analysis based on these historical data:  

Table 7: Historical monthly cost for staff housing  

Year Watch Hill monthly fee Sailors Haven monthly fee 

2016 $ 1427.47 $ 985.37 

2015 $ 1125.90 $ 894.43 

2014 $ 1102.11 $ 837.33 

2013 $ 1034.22 $ 813.86 

2012 $ 1017.26 $ 805.18 

The Concessioner or its staff may be able to arrange for housing in communities on Fire Island nearby to 
Watch Hill or Sailors Haven. Most concession staff under the Existing Contract, however, have commuted to 
Fire Island via ferry.  

Mosquitoes  

The heavy mosquito population on the island can make any open-air activity unpleasant during certain hours. 
Mosquito control methods are limited by the Service in order to protect park resources. Many mosquito 
control tactics are permissible, such as screening to exclude mosquitoes and fans to discourage mosquito 
presence in a limited area. The Service tests mosquitoes regularly, with its surveillance efforts focusing on the 
possible presence of Eastern equine encephalitis virus and West Nile virus. There is potential for additional 
concerns about mosquito-borne infections such as Zika to arise over the term of the Draft Contract, and the 
Concessioner will need to update its risk management and its health and safety procedures continually as 
new concerns emerge.   

Transportation  

Fire Island lacks hard-surfaced roads linking the communities on the island. As a result, people and property 
typically come onto the island by boat. This affects the operations under the Draft Contract regarding the 
transportation of goods and equipment to the assigned area, and regarding staffing. Oversand vehicle use is 
strictly regulated by the Park. If the Concessioner wants to use oversand transportation it must first acquire a 
permit from the Park.  

The Concessioner will need to give special consideration to transporting perishable goods. Foods that must 
be held at certain temperatures generally must be packed in insulated containers and may require other 
equipment such as freezer blocks or dry ice to maintain temperature while crossing the bay. The 
Concessioner must make its own arrangements for transporting its goods. The Existing Concessioner has a 
private business arrangement with the ferry operator at Watch Hill Ferry Terminal for transporting goods.  

Transporting construction materials, especially for large projects, sometimes requires a crane for unloading 
from barge to island. Requirements under the Draft Contract such as cyclic maintenance may involve large 
quantities of construction material that would require transportation to the island.  
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Federal Minimum Wage Guidelines 

The minimum wage for federal contractors established by Executive Order 13658 and 29 CFR Part 10 will 
apply to the draft contract and is included in the investment analysis and minimum franchise fee. In 
estimating the minimum wage requirements of the draft contract and their impact on the minimum franchise 
fee, the Service estimated the Consumer Price Index for All Urban and Clerical Workers, U.S. City Average 
("CPI-W") will increase annually by [3.0%] over the term of the draft contract. As stated in 29 CFR Part 10, 
the actual minimum wage for federal contractors during the term of the draft contract will be evaluated each 
year by the United States Department of Labor based on the annual change in the CPI-W, or annual rate of 
inflation. 

Term and Effective Date of the Contract 
The term of this contract is ten (10) years and begins January 1, 2018.  The Service may change the 
effective date of the Draft Contract prior to the award of the Draft Contract if the Service determines it is 
necessary.  

Franchise Fee  
The Service will require a minimum franchise fee of fifteen percent (15%) of gross revenue as defined in 
Section 2 of the Draft Contract. Offerors may propose a higher minimum franchise fee, as described more 
fully in the Proposal Package.  

Repair and Maintenance Reserve 
The Draft Contract requires the Concessioner to establish a Repair and Maintenance Reserve to ensure funds 
are available to accomplish certain component renewal/replacement activities. The Concessioner will remit to 
the Service any balance in the Repair and Maintenance Reserve not expended when the Draft Contract 
terminates or expires. Please see Section 10 (c) of the Draft Contract for guidance on the terms and 
conditions of the Repair and Maintenance Reserve.  

The Service will require the Concessioner to fund the Repair and Maintenance Reserve for the Draft Contract 
with three percent (3%) of gross revenue as defined in Section 2 of the Draft Contract. As further 
explained in the Draft Contract, the Concessioner must expend sufficient additional monies to maintain the 
Concessioner Facilities to the satisfaction of the Director.  
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No Preferred Offeror 
The Director of the Service has determined that no Preferred Offeror for this Draft Contract exists pursuant to 
the terms of 36 C.F.R. Part 51. This solicitation for commercial services is fully competitive. 

Site visit  
The Service held a site visit prior to the release of this prospectus to allow interested parties to see the 
facilities while they were open for the season. The Service published notice of this site visit on Federal 
Business Opportunities web site (www.fbo.gov) and distributed a press release announcing the site visit. 
Attendance at a site visit is not a requirement for submitting a proposal. 

The Service will not offer a site visit between the release of this prospectus and the date proposals are due 
because the waterways between Long Island and Fire Island are sometimes impassable during the winter 
months. The Service encourages all prospective Offerors to submit questions in writing. The Service may 
include photographs in its responses to questions if such photographs are available. Please see Proposal 
Instructions, Section 5 for more information about submitting questions.  
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