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Sleeping Bear Inn

The National Park Service (NPS) announces a Request for Expression of Interest (RFEI) for the adaptive re-
use of the Sleeping Bear Inn and Garage (7,102 square feet). The Inn was built in approximately 1865 and
was used as a lodging and dining facility until 1972. The Garage was built in 1928 and is currently being
used for NPS storage. However, both facilities are available for adaptive reuse.

The RFEI allows interested parties an opportunity to review the property, facilities, and park area and to
submit their concept(s) of potential future use of the facilities, taking into account the park’s purpose. The
NPS may choose all or part of the content of one or more responses to the RFEI for further consideration
and possible development into a public solicitation that the NPS then would advertise to the public, inviting
all qualified candidates to submit proposals for the operation.

Sleeping Bear Inn and Garage is managed as part of Sleeping Bear Dunes National Lakeshore in the historic
village of Glen Haven. The village includes about a dozen NPS buildings that preserve the maritime, logging,
agricultural, and recreational history of the region. The buildings include the Sleeping Bear Point Coast
Guard Station Maritime Museum, Cannery Boathouse Museum, Blacksmith Shop, General Store, and the
Sleeping Bear Inn and Garage. The Inn is significant because it is the oldest structure in Glen Haven and is a

fine example of a frontier hotel.

The area also offers a nearby swimming
beach on Lake Michigan and a new hard-

\ —_ surfaced, multi-use trail that travels through
T Glen Haven. The first four miles of the
— —_ planned 27-mile trail were built in 2012.
—_—
Annual visitation to the Glen Haven area is
: not known, but is likely at least 50,000. The

entire National Lakeshore averages more
than 1.2 million visitors each year.




Facility under
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Instruments

Financial
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Term length

Process

Visiting the site

Response due

Contact

The National Park Service is seeking expressions of interest in developing a 7,102 square foot facility
within Sleeping Bear Dunes National Lakeshore. The site is located on 1.14 acres in the historic village
of Glen Haven along State Highway M-209. Although these buildings were historically used as an inn
and garage, the NPS seeks proposals for adaptive reuse of these buildings. NPS particularly believes
that a bed and breakfast or other lodging operations, retail operations, gallery, market, or restaurant
may be appropriate.

The two instruments most commonly used by the NPS for a facility such as the one under consideration
in this RFEI are a concession contract and a lease. These instruments are governed by 36 CFR 51
(concession contracts) and 36 CFR 18 (leasing).

Financial requirements vary based on the legal instrument under which the proposal is issued and may
be based on fair market lease value or a financial analysis of the business opportunity.

Only long-term occupancy arrangements will be considered. Term length will be determined by the
NPS. Depending upon the instrument used, the shortest term may be 10 years, and the longest could
be up to 60 years.

Detailed guidance for responses to this RFEl are contained in the “Considerations” and “Submission
Guidelines” sections. The NPS may choose all or part of the content of one or more responses to the
RFEI for further consideration and possible development into a public solicitation that the NPS then
would advertise to the public, inviting all qualified candidates to submit proposals for the operation.
There are very limited circumstances under which the building may be reused by a non-NPS entity
without a public solicitation. The precise process for soliciting and selecting proposals will depend on
the nature of the business opportunity and the legal instrument under which the proposal is issued.

A concessions contract is awarded through a prospectus process and issued to provide necessary and
appropriate visitor services within a park area. Concessioners pay, to the National Park Service, a fran-
chise fee for privileges granted under the contract. The franchise fee is determined through a fran-
chise fee analysis; consideration of revenue to the National Park Service is subordinate to protecting
park resources and providing services to the park visitors. The franchise fee also takes into considera-
tion that the Concessioner has a reasonable opportunity for a net profit related to capitol invested and
the obligations of the contract. Concession contracts include compensation for capital investments in
the property. Concession contracts are generally 10 years or less, but may be awarded for a term up to
20 years if warranted by the contract terms and conditions, including required capital improvements.

A lease is typically awarded through a Request for Proposal. Leased property can be used for any law-
ful purpose with some required determinations identified in 36 CFR 18 § 18.4. Fair market value rent is
required for leases. However requirements under the lease for the lessee to restore, rehabilitate, or
otherwise improve the property are taken into consideration when determining the fair market value
rent, as well as possible restrictions on the use of the property. In addition, tax credits are available for
rehabilitation of certain historic structures pursuant to capital investment requirements. A lease term
may be up to 60 years in duration.

Site visits are scheduled for October 11, 2013 at 11:00 a.m. and November 2, 2013, at 11:00 a.m. All
parties intending to attend one of the scheduled site visits must send an email message to the contact
listed below by October 10, 2013.

March 14, 2014
Phil Akers, Chief Ranger

phil_akers@nps.gov; (231) 326-5135 x400
Sleeping Bear Dunes National Lakeshore; 9922 Front Street; Empire, Michigan 49630



The facility

The Sleeping Bear Inn and Garage are located in the historic village of Glen Haven along State Highway M-
209. The Inn is located across from the Sleeping Bear Dunes Road and the Glen Haven Beach and has views
across Sleeping Bear Bay, the Manitou Passage, and both North and South Manitou Islands.

The date of construction for the front portion of the Inn is not certain but is believed to be 1865. Local folk-
lore stated that the building was built in 1857 and a sign is attached to the building that states, “Erected
1857”. However, this date is not consistent with other archival information now available. The first men-
tion of Glen Haven is found in a biological sketch from Charles Dumbrill, Glen Lake’s master mill wright.
Dumbrill indicated that C.C. McCarty built a dock at Glen Haven in 1865, and from this notation it is believed
the Inn was also built at that time.

The date of construction of the back wing of the Inn is also not known. It was probably built within the first
few years after the front portion was built. The cordwood operation at the Glen Haven dock was busy ac-
commodating the arrivals of the many steamships to Glen Haven. The original structure would have been
too small to accommodate the people and operations necessary during this time.

The Inn received a major rehabilitation in 1928 in anticipation of the Day Forest Estates Housing and Recrea-
tional Development for Alligator Hill located directly south of Glen Haven. This work altered the basic floor
plan of the Inn. The major changes were the addition of an enclosed porch on the front and north side, re-
location of the chimneys, the addition of bathrooms and other plumbing fixtures, the addition of electric
service and lighting to the structure, the modernization of the kitchen, separated second floor sleeping
rooms, the expansion of the hand-dug basement, and the construction of the Sleeping Bear Inn Garage.

The existing Inn is an “L” shaped, two-story structure with entrances facing east to M-209, and north to
Sleeping Bear Drive and Lake Michigan. The original structure was a two-story rectangular structure meas-
uring 44’-5"x 26’-6” with the long axis oriented north and south. The back addition is also a two-story rec-
tangular structure measuring 40’ x 20" with the long axis oriented east and west. This addition is connected
to the original structure on the northeast corner creating the “L” shaped plan. The approximate square
footage of the Inn, including the two stories and the basement, is 5,022 square feet.

Building features for the Sleeping Bear Inn include vertical plank construction for the original structure, and
balloon frame construction for the rear addition. The entire structure is covered with clapboard siding and
has gabled roof ends. An enclosed wrap-around porch was added to the east and north side of the original
structure in 1928. The roof is covered in cedar shingles.

The Sleeping Bear Inn Garage was built in 1928 for the convenience of the investors in the Day Forest Es-
tates project. The six-bay garage was set up to house not only their cars, but the chauffeur and additional
staff brought by the patrons. The Garage was constructed using standard 2x4 construction and is a two sto-
ry rectangular structure measuring 58’-4”x 20’-3” with the long axis oriented north and south. The Garage
is located directly south of the Sleeping Bear Inn facing M-209. The approximate square footage of the
garage including the 2nd story is 2,080 square feet.

Building features for the Garage include wood platform frame construction with seasonal sleeping quarters
on the second floor above the six vehicle bays on the first floor. The building is covered with clapboard sid-
ing and gable roof is covered with cedar shingles.



Telephone, natural gas, and electrical service are available in the Glen Haven area, but water and sewer are
not available as community utility services.

Stabilization of the structures was accomplished by the National Park Service in 1978-79 and included exte-
rior painting, replacement of some structural members, and roofing. Cedar roofs were added in 2005. The
Inn and Garage were painted in 2010 and included repair of the wooden porches and siding.

The Sleeping Bear Inn, in its current condition, provides a pleasant street appearance reflecting an exterior
building envelope that is in reasonably good shape. Work to rehabilitate the Inn into a functioning Inn,
however, is substantial and would require gutting the interior to provide required utility, life safety, infra-
structure, and ADA; all done in accordance with the Secretary of Interior Standards for the Treatment of
Historic Properties.

The original structure had no central heating or cooling system (HVAC). There is no fire suppression system.
A well and water system would be required as would a functioning septic system. In addition to HVAC, a
year round operation would need to consider window replacement to provide a reasonable thermal barrier.
Some doors would need to be upgraded to meet fire code. Asbestos and lead-based paint testing and re-
moval would be required.

A rough cost estimate for these improvements is shown below. The estimate does not include a number of
additional costs that might depend upon the use and business plan. The estimates do not include the costs
of furnishings, window treatments, kitchen appliances including ranges, ventilating hoods, dish washers,
utility sinks, cabinets and countertops.

The Inn Estimated Cost The Garage Estimated Cost
Portable Water Well $40,000 Portable Water Well
Septic (includes archeology) 90,000 Septic
Plumbing 80,000 Plumbing
Electrical 100,000 Electrical $7,500
Heating/AC 140,000 Heating/AC
Flooring 50,000 Flooring 5,000
Fire Suppression 200,000 Fire Suppression
Foundation/Structure/Stairs 175,000 Foundation/Structure/Stairs 10,000
Repairs Repairs
Exterior 75,000 Exterior 5,000
Interior 150,000 Interior 10,000
Asbestos/Lead Testing 1,500 Asbestos/Lead Testing 750
Asbestos/Lead Removing 30,000 Asbestos/Lead Removing 3,000
Trim 50,000 Trim 2,000
Windows 60,000 Windows
Interior & Exterior Doors 30,000 Interior & Exterior Doors 2,000
ADA Compliant 60,000 ADA Compliant

Total $1,331,500 Total $45,250

Grand Total: $1,376,750









SLEEPING BEAR INN - FIRST FLOOR

The numbers on the drawing correspond to the photographs on the following page.
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SLEEPING BEAR INN - SECOND FLOOR

The numbers on the drawing correspond to the photographs on the following page.
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SLEEPING BEAR INN - GARAGE

The numbers on the drawing correspond to the photographs on the following page.
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The park area

On the northwestern shore of Michigan’s Lower Peninsula lies Sleeping Bear Dunes Nation-
al Lakeshore (71,291 acres), a hilly region fringed with massive shoreline sand dunes and
dotted with clear lakes. Its diverse landscape embraces quiet, birch-lined streams, dense
beech-maple forests, sandy beaches, and rugged, glacially formed bluffs towering as high as
460 feet above Lake Michigan. Offshore sits North and South Manitou islands, tranquil and
secluded.




Glen Haven

Glen Haven is one of the best examples of a 19th cen-
tury frontier cordwood station/steamboat stop re-
maining on the Great Lakes. Designated as a historic
district on the National Register of Historic Places, the
well-preserved village includes good examples of ver-
nacular architecture. The village is best known for its
association with D.H. Day, who owned the company
town from 1881 until his death in 1928. Day’s busi-
ness included lumbering, a sawmill, a steamship line, a

general store, a fruit canning company, and a farm. As  Ranger Station & D.H. Day General Store
a civic leader, he was instrumental in the development of tourism and improvement of roads in the
northwest of Michigan’s lower peninsula.

The nearest city to Glen Haven is Traverse City
(population 15,000) a major tourist destination 30
miles away. Smaller communities that serve large
numbers of visitors are 2.5 miles (Glen Arbor pop.
859) and 7.5 miles (Empire pop. 375) away.

Cannery Boathouse Museum Blacksmith Shop




Considerations

Uses of federal land must be authorized by law and comply with the law under which the use is authorized.
The two instruments most commonly used by the NPS for a facility such as the one under consideration in
this Request for Expression of Interest are a concession contract and a lease.

Uses of federal land under National Park Service management must meet certain criteria. For the Sleeping
Bear Dune Inn a&i Garage, this means that the proposed use must:

onsiderations

e not degrade or unduly impair the park’s resources and values;

* be comaggg)lng\fg’géggﬁgﬁ raur?tstg)g gﬁ%hl\(l)llaisz;ed by law and comply with the law under which

e be consibiensevith tbleosirgzbséh e dtablisistul nelatsy foe thSpadst ceamimwhiy hu sieis flocatedjlityd

chh as the one unFer c%nsideration in thjs RFEI are a,concession contract and a lease.
e ensure the preservation of any historic property involved with the proposed use.

. Uses of federal land under National| Park Service mana ent must meet certain crjte-
Additionally, the proposed use must follow all appﬁ}ca%le_?oca\, state aﬁg% eral Paws, such as%eaﬁt , safety,
. ria, For Sleeéalnr% Bear Inn and Garage, this means tha} the proposeéi I]J:)se must:
food handling, and labor and employment law.” Propdsed uses may, it implemented,

ance with environmgntah,apg diskRidcat @uly impair the park’s resources and values;
e be compatible with the programs of the NPS;

ust: ,
e subject to compli-

e be consistent with the purposes established by law for the park area in which
it is located; and

e insure the preservation of any historic property involved with the proposed
use.

Additionally, the proposed use must follow all applicable local, state and federal laws,
such as health, safety, food handling, and labor and employment law. Proposed uses
may, if implemented, be subject to environmental and historical compliance.

Glen Haven Beach



Submission guidelines

Respondents are encouraged to provide input that demonstrates how their concept will support the
park's purpose. Responses should not exceed 15 pages total. The NPS is particularly interested in re-
ceiving:

e Transmittal letter indicating the name of submitting company or organization, legal structure,
and contact information for person(s) authorized to represent the submitting company or
organization.

e Description of the reuse concept for the assigned property at Sleeping Bear Inn and Garage, in-
cluding anticipated rehabilitation and site improvements, type and estimated square feet of all
uses, estimated parking requirements, and a description of the type of visitor experience.

e Conceptual-level description of financial structure for proposed use. This may be stated in broad
terms and may include desired instrument for occupancy (e.g., lease, concession, etc.), general
design for compensation to the NPS (e.g., ratio of capital investments vs. cash payments) and
anticipated requirements such as lease term in years.

e Any other pertinent points or conditions.

e Please indicate in your submission whether you would like the NPS to retain your contact infor-
mation and notify you of future Requests for Proposals concerning other historic properties in
the Lakeshore.

Please submit two (2) original copies of your response to the Request for Expression of Interest by
March 14, 2014. In addition, respondents are encouraged to submit an electronic copy of their pro-
posal. All submittals become the property of the National Park Service. The NPS may choose all or part
of the content of one or more responses to the RFEI for further consideration and possible development
into a public solicitation that the NPS then would advertise to the public, inviting all qualified candidates
to submit proposals for the operation. Submittals should be sent to Chief Ranger’s Office; Sleeping Bear
Dunes National Lakeshore; 9922 Front Street; Empire Michigan 49630; or by email to
phil_akers@nps.gov.

The NPS will acknowledge your submission after receipt. Within 90 days of the submission date the NPS
will provide a publically available description of the next steps in the process and notify all respondents
by email. Due to the variability of requirements associated with the different instruments for occupan-
cy, and until responses can be evaluated, the NPS cannot at this time estimate the date a competitive
opportunity would be issued or an anticipated date for occupancy.

Pertinent laws, regulations, and policies for both concessions and leasing can be found on the NPS policy
web site (http://home.nps.gov/applications/npspolicy/index.cfm). More information on the NPS com-
mercial services program can be found at www.concessions.nps.gov. Information about other ways to
do business with the NPS can be found at www.nps.gov/aboutus/doing businesswithus.htm. Infor-
mation specific to Sleeping Bear Dunes National Lakeshore is available at www.nps.gov/slbe.
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