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SUMMARY OF CC-ORCA001-15 BUSINESS OPPORTUNITY 
PRE-SOLICITATION SITE VISIT, SEPTEMBER 4, 2013 

 
The National Park Service (Service) intends to release the Prospectus for Lodging, Food and Beverage, and Retail 
Services at Oregon Caves National Monument (Park) in September of 2013.  In order for interested business entities 
to observe the operation during the operating season, the Service will host a site visit on September 4, 2013 at the 
Park.  During the site visit the Service will provide a tour of the facilities.  Participants must submit questions in 
writing for response by the Service once the prospectus has been issued.   
 
This Summary provides a synopsis of the key elements of the Draft Concession Contract CC-ORCA001-15 (“Draft 
Contract”).  The terms of the business opportunity and the elements of the Draft Contract are subject to change 
before the Service releases the Prospectus. In the event of any inconsistency between the Prospectus and this 
Summary, the Prospectus will control.   
 
DRAFT CONTRACT REQUIRED SERVICES  
 
The Concessioner is required to provide the following visitor services during the term of the Draft Contract: 

Required Services 

Service Location 

Lodging Oregon Caves Chateau 

Food and Beverage Oregon Caves Chateau 

Retail Oregon Caves Chateau and Cave 
Junction Visitor Center 

Source: National Park Service 

 
DRAFT CONTRACT AUTHORIZED SERVICES 
 
The Concessioner is authorized but not required to provide the following visitor services during the term of the Draft 
Contract.   

Authorized Services 

Service Location 

Catering Service Oregon Caves Chateau 

Food and Beverage Mobile Food Service near the 
Chateau during anticipated closure 

Source: National Park Service 
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The required minimum operating season is shown below: 
 

Required Minimum Operating Season for the Chateau 

Service Facility Minimum Operating Season 

Hotel Chateau Friday before Memorial Day to  
Sunday following Labor Day 

Restaurant Chateau May 15 to September 15 - 8:00 am to 9:00 pm 

Gift Shop Chateau May 15 to September 15 - 8:00 am to 9:00 pm 

Source: National Park Service 

The Service plans a significant rehabilitation of the Chateau that will close the Chateau during the third year of the 
contract for a full season.  The Cave Junction Visitor Center will remain open during the rehabilitation. During the 
anticipated rehabilitation, the Concessioner will be authorized to operate a mobile food service near the Chateau.   
 
Lodging 
 
The Concessioner will operate the Chateau lodging facility substantially as the Existing Concessioner does: 
 

 Oregon Cave’s Chateau is one of the National Park's Great Lodges as identified by Public Broadcasting 
System and a National Historic Landmark. The six-story hotel has a dining room, a 1930's era coffee shop, 
and 24 rooms. Each lodging room has its own unique charm. The Chateau is open May through October.  
The minimum operating season is as set forth above.  The design of the buildings, using local material in a 
rustic fashion, is in keeping with most of the old lodges found in National Parks and National Forests.  
Landscape architect Arthur Peck suggested the traditional look of the district, and Grants Pass carpenter 
and architect Gust Lium followed suit when he designed and built the Chateau.  The rocks are the same 
marble as that within the cave and the bark covering the structure is from native Port Orford Cedar trees.  
The rustic design of the cave's historic district set a precedent followed in constructing other buildings in 
several state parks and the Siskiyou National Forest. 

 The Chateau has unique hand-made Monterey furniture constructed by the Mason Manufacturing Company 
of Los Angeles, mostly from Oregon alder wood.  The craftsmen had their own designs, generally a floral 
pattern, which they painted on many of the pieces they made.   

Food and Beverage Service 
 
The Concessioner will operate the same three food and beverage outlets substantially as the Existing Concessioner 
does and may operate one new service location during rehabilitation of the Chateau: 

 Dining Room - full service dining; open May 15th through September 15th, 102 seats.  The Service is open 
to proposals to offer family style or buffet style service.   

 Coffee Shop – 45 seats, open May 15th through September 15th 

 Gift Gallery – Grab and go (sandwiches and snacks)  

 Mobile Food service during rehabilitation – The Service is open to proposals to offer grab and go food and 
beverage service from a location outside of the Chateau while the Service rehabilitates the Chateau.   

Retail Operations 
 
The Concessioner will operate the same retail facilities substantially as the Existing Concessioner does now:  

 A 1,700 square foot retail facility in the Chateau.   

  A 1,000 square foot outlet at the Visitor Center in Cave Junction 
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Special Event Catering Services 
 

 The Draft Contract will authorize, but not require, the Concessioner to cater Service-approved special 
events within the Monument. 

 
MONUMENT VISITATION INFORMATION 

 
A 1995 visitor study completed by Oregon State University indicates that 86% of visitors were typically from the 
western United States.  Californians accounted for over 34% of those surveyed, followed by Oregonians for 33%, 
and Washington state accounting for 9%.  Only 5% of visitors originated from the eastern U.S. and 4% from the 
central region of the country.  Only 5% of visitors were foreign based.  Of those foreign visitors, the survey 
identified 42% were from Canada and 18% were from Germany.  The study reported the gender of visitors was 
evenly distributed between male and female.  Nearly half of income levels were between $35,000 and $75,000.  
Forty-two percent of respondents had a college degree or higher.  Nearly 94% of visitors took the cave tour.  Main 
reasons identified by visitors for their trip included viewing scenery and doing something with family and friends.  
While 66% of respondents cited this as their first visit, 22% had already visited once, with 6% twice and 7% on 
more than three occasions. The survey characterized its participants as coming to the Monument as part of a larger 
vacation itinerary with only 10% of visitors staying in the local area.  Only 1% percent of survey respondents said 
that they stayed at the Chateau lodging facility within the Monument.  About 5% reported staying at the Forest 
Service campgrounds near the monument, while 4% stayed overnight in Cave Junction.   
 
Over half of the visitor survey respondents indicated that they purchased items in the Chateau during their visit, with 
the average purchase amount at $20.14 but ranging up to $100.  Similarly, just under half of the visitors reported that 
they purchased a meal or snack at the coffee shop or dining room.  Of the visitors who reported eating at the 
Monument, 88% said that they ate once, with only 8% eating two meals. 
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Recreation visitation increased during 2009/2010 as a result of the Park’s centennial events and in 2012 returned 
back to pre-centennial levels as shown in the following exhibit: 

Recreation Visitors - 2003-2012 

 

Source: National Park Service @ http://www2.nature.nps.gov/stats/ 
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Nearly 53.3% of visitation occurs in the months of June through September.  Monthly visitation for the last three 
years appears in the following exhibit:     
 

Monthly Recreation Visitors – 2010-2012 

 

Source: National Park Service @ http://www2.nature.nps.gov/stats/ 

 
HISTORICAL ANNUAL GROSS REVENUE 
 

Historical Revenues and Franchise Fees 

Gross Revenues & Franchise Fees 

Service 2010 2011 2012 

Lodging $372,844 $355,193 $358,383 

Food and Beverage $331,504 $326,639 $340,889 

Retail (Chateau) $130,929 $130,138 $134,546 

Retail (Visitor Center) $11,607 13,237 $11,103 

Total $846,884 $825,207 $844,921 

Franchise Fees 12,634 $12,324 $12,608 

Source: National Park Service 
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Departmental and Indirect Expenses 
 
The Service estimates most departmental and indirect expenses will be within industry average ranges. 

Historical Utilization 

Historical Utilization 

 2010 2011 2012 

Occupancy 82%-95% 75%-91% 71%-89% 

Average Rate $119-$126 $125-$134 $136-$148 

RevPar $98-$121 $95-$122 $87-$131 

Food Covers Not Available 20,000-23,000 20,000-23,000 

Average Check Not Available $12-$14 $12-$16 

Retail Sales per Sq. Foot $70-$80 $70-$80 $75-$95 

 

Source: National Park Service 

Deferred Maintenance 
 
The Concessioner must cure all the deferred maintenance in the Concession Facilities in the first two years of the 
Draft Contract.  The Service estimates cure amounts to be $101,135 in both 2014 and 2015, for a total of $202,270.  
A complete list of the deferred maintenance projects will be available in the Prospectus.   
 
Repair and Maintenance Reserve 
 
The Draft Contract does not contain a Repair and Maintenance Reserve requirement, although the Concessioner 
must complete nominal component renewal as detailed in the Prospectus. 

 
POTENTIAL NATIONAL PARK SERVICE FACILITIES IMPROVEMENT PROGRAM 
 
Subject to the availability of funding during the term of the Draft Contract, the Service may fund the rehabilitation 
of the Chateau, which will include all necessary life and safety upgrades. Specific project components include: 
 

 Upgrade the interior fire sprinkler systems and install a new fire alarm system.   
 Replace highly flammable construction materials (interior and exterior). 
 Partially replace portions of the electrical systems that are original and have exceeded their service life. 
 Replace exterior fire escapes. 
 Provide handicap accessibility into public spaces and some of the guest rooms. 
 Upgrade plumbing, telecommunications, water and sewage systems. 

 
The rehabilitation is planned for 2018.  During the rehabilitation, the Chateau will close for one entire operating 
season.  Although the rehabilitation is scheduled for 2018, it is possible that the project may be postponed until 
2019, 2020, 2021, or even 2022.   
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ESTIMATED INITIAL INVESTMENT (2015) 

Estimated Initial Investment 

Estimated Initial Investment 

Deferred Maintenance, year one $101,135 

Personal Property $245,273 

Pre-Opening Expenses $25,847 

Operating Supplies and Inventory $55,446 

Working Capital $70,698 

Total Estimated Initial Investment $498,399 

 

Source: National Park Service 

 
PROPOSED MINIMUM FRANCHISE FEE 
 
The Service will publish the Minimum Franchise Fee in the Prospectus. 
 
TERM OF DRAFT CONTRACT 
 
The estimated beginning date of the Draft Contract is January 1, 2015.  The Draft Contract will have a term of 
fifteen (15) years, if and only if the Director of the National Park Service notifies the Concessioner in writing by the 
last day of the seventh year that the Chateau Rehabilitation Project will occur.  If the Director does not so notify the 
Concessioner by the last day of the seventh year, then this Contract shall be for the term of ten (10) years with an 
estimated beginning date of January 1, 2015, and an expiration date ten years from January 1, 2015, or the actual 
beginning date of the Draft Contract.  The Service may change the effective date of the Draft Contract prior to award 
if the Service determines it is necessary.     
 
PREFERRED OFFEROR 
 
Pursuant to 36 C.F.R. Part 51, the Director has determined that there is no preferred Offeror for the Draft Contract. 
 

 
 
 

 


