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I. BACKGROUND

A. Miller Field and Gateway National Recreation Area
Gateway National Recreation Area (Gateway) was established in 1972 as the nation’s first urban national park. Its 26,000 acres are operated by the National Park Service (NPS) which manages more than 400 parks and historic sites nationwide. Gateway is comprised of three park units in two states: The Jamaica Bay and Staten Island units in New York, and the Sandy Hook Unit in New Jersey. Miller Field’s Hangar 38, offered in this Request for Proposals (RFP), is part of the Staten Island Unit of Gateway. 
Miller Field was established prior to World War I as part of a system of aerial coast defenses for New York City. Early in the military aviation period, Seaplane Hangar 38 was constructed at Miller Field in 1920 for the U.S. Army. During Miller Field's active use, there was also a landplane hangar (since demolished) of similar size that sat across the concrete apron from Hangar 38, as well as approximately 40 support structures. Hangar 38 remains significant as one of the last remaining examples of its type on the eastern seaboard. 
Consisting of two adjacent hangar bays, the original building was extensively renovated in 1939 as a federal Works Progress Administration (WPA) project. The WPA work included replacing the hangar doors and a two-story addition on the west and one-story additions on the south and east sides of the hangar. Most of the remaining airfield buildings were demolished in the mid-20th century. While the housing at the north and east edges of the field also date from the military period, the hangar is the only building that retains historic integrity. The loss of the remaining buildings and runway has eliminated the historic integrity of the rest of the airfield. Hangar 38 is the focal point of the Miller Army Airfield Historic District, which also includes the Elm Tree Light and the concrete apron.[image: ]
Staten Island’s miles of continuous public beaches, waterfronts and adjacent parks and fields, offer swimming, fishing, boating, picnicking, boardwalks, promenades, bike lanes and other recreational opportunities. 
Historically, the area was a popular summer resort drawing large crowds to its hotels, amusement parks, casinos, and theaters. Currently, a quieter, more family-friendly environment characterizes the Staten Island beachfronts with athletic fields, parking lots, and busy boulevards.  There is enormous potential to leverage recreation and economic development opportunities at these key assets and generate new uses which will appeal to the needs of local beachgoers, residents from other boroughs, and tourists.
Hangar 38 incurred substantial flood damage from Hurricane Sandy. Also, Hangar 38’s location and low elevation make it susceptible to damage from future storms. As part of Hurricane Sandy recovery efforts, Gateway is considering proposals for adaptive reuse of Hangar 38.
Further, the U.S. Army Corps of Engineers is developing plans to construct a seawall along the south shore of Staten Island. This project includes the area adjacent to Hangar 38 and the beach at Miller Field. We expect some interruption of visitor enjoyment during these future periods of construction.



II. OPPORTUNITY
A. NPS goals 
The NPS is seeking a Lessee interested in occupying Hangar 38 at Miller Field for any use compatible with the mission and values of the NPS. Offerors are invited to propose compatible uses complementary to the Park and its partners.
Hangar 38 is proposed to be partially deconstructed. The walls will be removed exposing the steel frame. Corrugated steel sheeting will remain as a partial roof. The intent of the deconstruction option is to retain the overall form of Hangar 38 and some of its historic appearance, while providing a defined area for recreational and programmatic activities.[image: ]

-




B. Property description
[image: ]

Hangar 38 at Miller Field, measures approximately 49,000 square feet. Under the proposed partial deconstruction, the approximate useable area under the steel frame and roof will be approximately 35,000 square feet.
NPS invites proposals for the partially deconstructed Hangar 38. Potential uses could include recreational and sports activities, a community activity area, picnic pavilion/food service, and community event space. 
Proposed uses under the partial deconstruction plan will accept the facilities in the condition at the completion of the partial deconstruction, subject to lease negotiation.




[image: ]
Proposed Leased Area

C. Property location 
Block & Lot: Block 3930, Lot 90
Approximate Street Address: Between the eastern terminus of New Dorp Lane and Sanchez Road East,   Miller Field, Staten Island, NY 10306 
Miller field is located within the Staten Island Unit of the Gateway National Recreation Area, which encompasses almost 2,974 acres of land and bay waters and four areas, including Fort Wadsworth, Great Kills Park, Miller Field, and Swinburne Island and Hoffman Island, in Staten Island, New York.  Miller Field is either planted lawn or developed, although a line of dunes faces the ocean. The shoreline of Miller Field extends between two groins for about 2,000 feet (630 meters), about 1,600 feet (500 meters). The shoreline is completely composed of artificial fill and is manipulated by the placement of this fill and the sand capturing ability. 
Miller Field is home to a variety of sports fields, a bocce court, playgrounds, and picnic area. Recreation is the focus at Miller Field, particularly team sports. The major athletic field complex at Gateway is at Miller Field. With over 30 playing fields, the park sees intensive community use and can attract 10,000 to 15,000 visitors over a weekend.  
Miller Field is along Staten Island’s east shore. The immediate vicinity contains small retail and commercial strips that serve both local residents and visitors to the beach areas. Primary beach areas include Midland Avenue, Sand Lane, Seaview Avenue, as well as small strips along New Dorp Lane and Father Capodanno Boulevard, which runs parallel to the beachfront along South and Midland Beaches. 
The post-Sandy priorities of the East Shore residential and business communities, as articulated during extensive post-Sandy public outreach, include revitalizing local business corridors, waterfronts, and preserving neighborhood character and affordability during the recovery and rebuilding process.
III.   LEASE 
The NPS is seeking lease proposals from interested individuals and business organizations for compatible uses that will help make Hangar 38 attractive to a larger and more varied group of visitors for their recreational use and enjoyment.
The selected Lessee will have exclusive use of Hangar 38 and the adjacent proposed 50-car parking lot south of the hanger. The selected Lessee would have non-exclusive use of the 3-acre field west of Hangar 38. Please refer to the Proposed Lease Area Map above.
The NPS anticipates that the Lease will become effective Summer 2016. 
[bookmark: h.30j0zll]The Lease to be awarded under this RFP will contain the provisions required by 36 CFR Part 18 as well as other provisions determined by the NPS to be necessary to assure use of the leased property in a manner consistent with the purposes of the park area, and where applicable, to assure the preservation of historic property. 
The selected Applicant (Offeror, proposed Lessee, Applicant, ‘you’, ‘your’) will have exclusive rights to negotiate and enter into a Lease that is not materially different from the attached Draft Lease (See Attachment A). 

A. Terms and Conditions (summary)
1. Permitted uses: The proposed Lease will authorize use of Hangar 38 and may include associated land at Miller Field for the compatible use proposed by the selected Applicant. 
2. Lease term: The anticipated term of the Lease is a minimum of five (5) but not more than ten (10) years. 
3. Rent: The minimum annual rent will be determined by the NPS. Applicants are encouraged to propose annual rent payment based on the hangar’s proposed use. NPS will obtain a fair market rental study based on proposed use. In addition, the rent payment will be adjusted annually by the Consumer Price Index (CPI), as described in the Draft Lease attached.
4. Utilities: The availability of utilities is to be determined upon inspection.  The cost of utilities shall be the obligation of the Lessee.  
5. Insurance: 
a. Flood – If applicable, Lessee must obtain Flood Insurance in sufficient coverage amounts. Applicants must provide evidence that such coverage is available in their response to this RFP. Otherwise, as part of this RFP, Applicants may request a waiver from the requirement to obtain Flood Insurance based on evidence that Flood Insurance is (1) unavailable, or (2) so cost prohibitive that it renders the Applicant’s proposal infeasible. 
b. Liability - Lessee must provide Liability Insurance coverage in amount of $1 million per occurrence and $3 million aggregate (see attached Draft Lease).  NPS may require the selected applicant to obtain higher levels of Liability Insurance coverage based on the type of compatible use authorized on the premises.
c. Property - Lessee must provide Property Insurance coverage in amounts sufficient to satisfy the corresponding lease requirements.

6. Inspections: In addition, Gateway maintains the right to inspect the assigned suite and operation at any time during the term of the lease, without prior notice, to ensure compliance with the negotiated Lease agreement, park regulations, and public laws. Based on these inspections, the NPS may issue written notices of deficiencies and provide a timeframe in which the problem must be rectified. If problems are not resolved sufficiently, NPS may issue a second notice and correction deadline. If the deficiency persists, NPS may assess financial damages to the operator for violations. If determined necessary by NPS, the Lessee must pass an NPS federal health and sanitary inspection to the satisfaction of the NPS before a food and beverage operation can open to the public. Gateway will work with the Lessee to arrange this final inspection, conducted by a member of the Gateway staff, at the earliest convenient time. Lessee will be required to maintain and provide satisfactory inspection reports on site throughout the duration of the Lease. 
7. Trash: Scheduled trash removal is required on a frequent basis at the Lessee’s cost and expense. The NPS reserves the right to demand additional trash pickup at the Lessee’s cost and expense. The Lessee must identify the manner by which rubbish removal will be managed, including the number and location of all trash and recycling bins and the logistics for emptying these bins, waste removal, and the separation and processing of recyclable materials. Additionally, the Lessee must provide a proactive and preventive Pest Control strategy including but not limited to monthly inspections of the premises. Pest Control strategies should consider products and services that limit negative environmental impacts. 
8. Maintaining Clean Facilities: All facilities must be kept clean and well-maintained. Lessee will be required to maintain and provide satisfactory inspection reports and cleaning logs on site throughout the course of the Lease. 
9. [bookmark: h.1fob9te]Permits: Permits are required for any event proposed outside of the Leased Premises. Park Management reserves the right to reject or cancel any event where it deems the activity a threat to the park’s natural and cultural resources, the activity is unsafe or otherwise poses a threat to visitors, or conflicts with the park’s mission and values. Park management also reserves the right to reject or cancel any event in case of emergency as determined by NPS, or in the event of parking restrictions and an inability to accommodate the proposed number of vehicles.
10. [bookmark: h.3znysh7]Building Capacity: The Lessee will identify the building’s occupancy capacity for both indoor events and outdoor events in accordance with applicable codes. Building and patio capacity as well as seating plans must be approved by the park Superintendent.
11. [bookmark: h.2et92p0]Parking:  The proposed “as is” parking lot capacity is 50 vehicles on a first come, first served basis. The NPS may issue parking passes to the proposed Lessee’s employees. Additional parking may be authorized at the NPS’s discretion. The Lessee is required to comply with any parking determinations made by the Lessor. The hours of operation of the parking lot are to be determined by the NPS.

B. Restrictions 
1. Lessee has no right of renewal for the Lease;
2. Construction of new or additional facilities is prohibited;
3. The NPS must approve any sublease;
4. Candles and other open flames are not permitted;  
5. In the event of a government shutdown, access to leased facilities is permitted. However, no use outside of the leased facility is permitted on park lands and waters.  
6. Operating hours: The hours of operation are determined by the NPS and will depend on the proposed use, weather and safety, among other factors. Noise violations may result in issuance of a U.S. District Court Violation Notice pursuant to 36 CFR 2.12 (Audio Disturbance) or 36 CFR 2.34 (a)(3) Disorderly Conduct.

IV.  THE COMPETITION

A)  Overview

This competitive lease opportunity is open to all interested persons and organizations. The Applicant with the proposal judged best under the selection criteria below will be given an opportunity to negotiate a final Lease agreeable to both the selected Applicant and NPS.

To be selected by the NPS, the Applicant must demonstrate the capability to plan and finance its proposal. Evaluation criteria and the process for Lessee selection are described in detail in the sections “Proposal Selection Criteria” and “Evaluation and Selection Process” in this RFP. 

The NPS reserves the right to reject any proposal or terminate Lease negotiations at any time prior to executing a final lease without penalty or liability.

B)  Authority 
The NPS has the authority to lease historic buildings through the National Historic Preservation Act (NHPA) 54 U.S.C. §§ 306121-306122 (2014), as amended, and the National Park Service General Leasing Authority 54 U.S.C. § 102102 (2014) which authorizes the NPS to lease federally owned property within boundaries of the park. 
This RFP is issued under the authority of 36 CFR Part 18. This RFP and the offered Lease are subject to and incorporate all terms and conditions of Part 18 as applicable. In the event of any conflict between the terms of this RFP and Part 18, Part 18 controls. 

C)  Site Tour and Additional Information

The NPS will hold a site tour upon request. Requests for site tours should be submitted via email to Gateway_BMD@nps.gov or by mail at Business Management Division, 210 New York Avenue, Staten Island, NY 10305. 

Questions not addressed in this RFP will be collected and responded to through issuance of Question & Answers (Q&A) to all registered interested parties. Questions must be submitted by March 11, 2016 via email to Gateway_BMD@nps.gov or by mail at Business Management Division, 210 New York Avenue, Staten Island, NY 10305. 

 
D)  Proposal Submission Requirements

Applicants should submit two hard copies of any proposal accompanied by a transmittal letter signed by the proposed Lessee or by the Principal of any organization submitting an application. Proposals must be formatted to 8-1/2" x 11" size, double-sided.  Applicants must also include a USB-compatible drive or CD with a file in PDF format of the entire proposal, including all attachments. Any financial attachments must be provided in Excel format or other compatible software.

The proposal must be enclosed in a sealed envelope and received at the NPS office stated below by the date and time designated in this RFP. The face of the sealed envelope must state the Applicant's name and address along with the following information:

Superintendent
Gateway National Recreation Area
210 New York Avenue
Staten Island, NY 10305
SUBMISSION – Hangar 38 at Miller Field RFP Submission

Electronic submission of proposals is permitted, though such submissions will not have been deemed received until NPS issues a written response acknowledging receipt.

Proposals may be delivered in person, by U.S. Mail, or by another delivery service. Submission of proposals by telephone, fax, or other methods will not be considered. Proposals will not be returned.

Proposals that are not received by NPS by the specified deadline will not be considered. NPS will not consider proposals that have been mailed or postmarked prior to the deadline but which are not delivered to the designated address by the deadline.

Applicant identification should include the following information for any Applicants involved and all principals of any corporate entity seeking to operate the site(s):

· Name of individual, title, address, phone number, and email address of primary contact person.
· If applicant is an entity, provide names, and contact information of each partner, proprietor, or controlling principal.
· Proposals should also detail the nature of the Applicant’s corporate entity or partnership details, existing or proposed.
· Proposals should provide relevant and related professional licenses or special skills and designations.

Required Documents:

· Transmittal Letter - See Attachment B
· Applicant Identification
· Proposal:
· Responses to Criteria 1 through 5
· Supporting documentation for Criteria 1 through 5
· Financial Information 
· If you are proposing improvements to the facility, you must complete and submit the forms contained in Attachment C
· Otherwise, you may submit Financial Information which you believe to be sufficient to support your proposal 

Proposal is not to exceed 25 pages, excluding attachments.

E)  Proposal Selection Criteria and Required Responses
[bookmark: h.3dy6vkm]The NPS requires clear and concise answers. Please respond fully and accurately to all questions and requests and label your responses accordingly. If the required information is not provided, the proposal may be determined unresponsive and will not be evaluated further.
Overview
The NPS will review all responses to this RFP through an evaluation panel. Proposals will be reviewed to ensure they adhere to the requirements outlined in this RFP and were submitted on time. Proposals that do not meet these requirements will be considered unresponsive and eliminated from consideration. The NPS will select the best responsive proposal received under this RFP based on the criteria outlined below. 
Criterion 1- Use 
 
The compatibility of the proposal's intended use of the Leased Property with the preservation, protection, and visitor enjoyment of the park
 
NPS Objective: Proposals must be compatible with the vision of Miller Field as a vibrant recreation area open to visitors and neighboring communities. 
REQUIRED RESPONSE: 

· Please describe in detail how you plan to operate a compatible use. Applicants should describe, if applicable, what activities they would provide. 

Criterion 2- Financial & Rent 
 
The financial capability of the Offeror to carry out the terms of the Lease and the amount of rent offered.
 
NPS Objective: The NPS is interested in any compatible use with Miller Field. The Applicant must be capable of making the financial investment required for the level of service the Applicant proposes. 

REQUIRED RESPONSE:

· Describe the personal property investment including all furniture, fixtures, and equipment (FF&E) proposed in connection with this opportunity
· Submit documentation of the source and availability of funds for the estimated investment costs through bank statements, bank financing commitment letters, or similar documents that substantiate Applicant’s financial capability.
· State how much annual rent you offer to pay. The rent payment schedule will be negotiated with the selected Applicant. The amount of rent offered must at least equal fair market value rent as determined by the Government.
 
Criterion 3- Experience
 
The experience of the Offeror demonstrating the managerial capability to carry out the terms of the lease.
 
NPS Objective: 
The NPS is seeking a compatible use with a concept that will attract customers as a destination. This operator will also need to demonstrate its capacity to accommodate large crowds as demand dictates. The NPS prefers applicants with experience operating facilities in or around urban park settings.

REQUIRED RESPONSE:
· Describe your experience operating the proposed compatible use.
· Describe how your experience and background qualifies you to operate the proposed compatible use.
· Submit a detailed operating plan describing the proposed compatible use including theme, concept, marketing, and design. 

Criterion 4- Sustainability 

The ability and commitment of the Offeror to conduct its activities in the park area in an environmentally-enhancing manner through energy conservation, waste reduction, recycling, and other programs and actions.
NPS Objective: The NPS seeks a Proposal that takes into account climate change and offers eco-friendly alternatives for any compatible use. References to consider:
http://www.nature.nps.gov/climatechange/docs/NPS_CCRS.pdf
Applicants should include in their plans the use of Energy Star or similar efficient appliances, and incorporate environmentally friendly green products and practices in their operations. The NPS prefers proposals that commit to these products and practices.
REQUIRED RESPONSE:
· Describe your proposal for managing and using the property in an environmentally enhancing manner through programs and actions you may propose, energy conservation, waste reduction, and recycling.

Criterion 5- Preservation
The property is a historic property; the compatibility of the proposal with the historic qualities of the property.
NPS Objective: The NPS is seeking a Lessee to take full responsibility for all repairs and maintenance of the occupied facility. Additionally, any work performed on the structure must conform to all applicable standards and be compatible with the Park’s status as a National Historic Landmark District.
REQUIRED RESPONSE:
· Submit detailed plans, specifications, Facilities, Fixtures and Equipment (FF&E) and signage installation requirements. 

[bookmark: h.1t3h5sf]F)  Evaluation and Selection Process

The National Park Service will review all responses to this RFP through an evaluation panel assisted by technical consultants as appropriate.
[bookmark: h.4d34og8]All proposals will first be screened for adherence to the requirements of this RFP. The NPS will not consider non-responsive proposals. A non-responsive proposal is a proposal that was not timely submitted or fails to meet the material terms and conditions of this RFP as determined at the sole discretion of the NPS. The NPS will select the Applicant best-suited to provide a compatible use based on responses to the selection criteria. The NPS will negotiate the terms of the final Lease with the successful Applicant. If negotiations with the selected Applicant fail, the NPS may negotiate with other Applicants for award of the offered Lease or terminate this solicitation without liability to any person. 
[bookmark: h.2s8eyo1]The NPS, in its sole discretion, will determine whether the Applicant’s experience and financial capability match the scale and scope of the proposal.
The NPS reserves the right to reject one or all proposals, or terminate lease negotiations at any time prior to executing a final lease without penalty or liability.

G)  Additional Information and Modification of Proposals
[bookmark: h.17dp8vu]NPS may request additional information or written clarification of a proposal from any Applicant after the submission date. However, proposals may not be amended after the submission date unless permitted by the NPS. The NPS may not permit amendment of a proposal unless all Applicants that submitted responsive proposals are given an opportunity to amend their respective proposals.
H)  Confidentiality – Proposals Considered Public Documents 
All proposals submitted in response to this Request for Proposals may be disclosed by the NPS to any person, upon request, to the extent required or authorized by the Freedom of Information Act, 5 U.S.C.§ 552. If a proposal contains trade secrets or confidential commercial or financial information that may be exempt from disclosure under the Freedom of Information Act, mark the cover page of each copy of the proposal with the following legend:

The information specifically identified on pages of this proposal constitutes trade Secrets or confidential commercial or financial information that the Applicant believes to be exempt from disclosure under the Freedom of Information Act. The Applicant requests that this information not be disclosed to the public, except as may be required by law.

Applicants must specifically identify the trade secret or confidential commercial or financial information on the page of the proposal on which it appears, and mark each such page with the following legend:

This page contains trade secrets or confidential commercial and financial information that the Applicant believes to be exempt from disclosure under the Freedom of Information Act, and which is subject to the legend contained on the cover page of this proposal.

Information so identified will not be made public by the NPS except in accordance with law. The NPS does not warrant and assumes no liability for the accuracy of the information provided in this RFP.
[bookmark: h.fa0rchkwnbth]
[bookmark: h.19ubtavbod12][bookmark: h.3rdcrjn][bookmark: h.26in1rg]
 VI. ATTACHMENTS
A.  Sample Lease
B.  Sample Transmittal Letter
C. Financial Forms – The attached forms must be filled out only if you are proposing improvements to the             structure
D.  Examples of Possible Facility Use

[bookmark: h.lnxbz9]
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