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Request for Propesal- Cacapon Resgrt State Park

We are extremely excited to present you with our submission response 1o ¥West
Virginia Division of Matural Rescurces, Parks and Recreatlon Section’s request for
proposa’ (RFF) for the financing, design, development, censtruction, oseration and
management of & campground and recreational faclives ot Cacapon Resort State
Park in Berkelay Springs, West Vrginia.

Foundag i 2002, Blue Water specializes in investing. developing, and managing
recreational vehicle (AY) resarts, campgrounds, hotels, and various other attractlons
throughout the United States. The company's depth and breadth of experience has
quickly msiablished [tseif as a leader in the hospitality industry with dozens of
properties along the East Coast from Mane to Horida, and new additiens in Texas,
Montana, and Oregon. This proposal represents a commitment te creating ahte
assets, delivering an excepuonal guest experience for bath locals and wsitors, and
anhanang the economy in Berkeley Spnngs and Morgan County, ¥est Virginia.

Blue Wate: has teamed up with several companies inciuding West Wirginia's own |im
Christie of CEC and his highly qualified tear ¢f professionals. Together we hawe
developed for Cacapon Resort State Park two concept plans for state-ot-the-ars RY
parks with dadicated sections for park medels, glamping. and private amenity cores
as well as ah exclting concept plan for & separate amenity location. We beileve elther
of these proposed concepts will not only draw people to the state park facillties but
turn the charming Town of Berkeley Springs intg & destination. This rruxed-use
proposal will be a tremendous bopst to the local economy and regianal tourism by
kighlighzing all that is great about this beautiful area of West Virginia.



We hereby |mvite you to view aur in-depth propesal. In the following pages. you will
find beyond satisfactory responses to the required goals and ohjoctives outlined by
the AFP.

Ve Thank ypws for your conslderation,

Todd B biage
Chief Executive Cfficer
Eiue Water Development Corporation
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BLUEWATER

COMPANY OVERVIEW

To create unigue destinations, provide memorabie
experiences, and oppreciate the time guests entrust in

us.

To revolutionize the guest experience and creote elite
assets.




ABOUT BLUE WATER

Rlus Woter is roising the stenderd af excelience und Innoyatior in rect estuie
develapment amd hospitelity with every entity brought on boord.

Fram humble beginnings to rapid growth, Blue Water 15 privately hald and family-
owned by ‘ather and scn, Jack Barbaga, and Todd Burbage, Passionate about land
conservation and smart development, Todd & Jack strike @ good batance between
respecting our erviranment and reating spaces for peaple to enjoy the beauty of
nature for yaars 1o (OMe.

Te date, Blue Water owns, marages, or develops campgrounds, hotels, rmarinas, and
attractions, with prepertlas throughout the United States.

Blue WWazer has been creating elite assets and exceeding guest cxpedations since
2008 and ig continuously building its portfolio.

A HISTORY OF GROWTH
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WHO WE ARE

We are innivators, creators end experts in our fields, Blue Woter is on expaiding,
multi-discipliined compony thot is home to o highly tolented teom with exceedinaly
diverse Dackgrounds. We ore o ropidly growing company thar thrives on teamwork

and coalfeboration.
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WHERE WE ARE
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A HISTORY OF CONSERVATION

We are envirommentualists ond outdoors people by noture. Bitie Water Is
uaited in o mutuof passien, respect, and interest in the environment
and wildlife. This is manifested in efforts of conservation as well,

As leaders in tha ousdasr haspitality industry, our goal in development and design is
always to highlight and elevate the unigue ratural elements and assets of wur
properties, rather than destroy or minimize them. With adaptability, Innovation. and
creative thinkng, we strive to find a balance in maximizing Conservation efforts and
reveriue pencration in the cengeptual design of each of our projects,

We are continuously investing in organizavuons that share gur passion in presenving
the environeent, {See rext page for example of partaership with Ducks Untpmited-
an organization dedicated to ronserving, restoring, and rmanaging wetlands and
associated habitass for North America’s waterfowl )

INTEGRATION WITH THE COMMUNITY

At our resorts, we aspire to imegrate the destination with the community it calls
home. We love sharing with our guests the local vineyards, museums, fich herttage,
ard oppertunities far eco-tours to enjoy the beauty of the local environment &3 It
was meant 10 be experienced. We love the communities that we are a part of, so we
put those communities first, from phllanthropic efforts to bringing industry and
prasperity to these communlities, from our awesome teams at the resorts to the ‘ocal
glides we hire to operate recreational tours.

This project, if awarded, will be a significant new toursm destination it Morgan
County, and will be no different from our other carmpground prajects, It will generate
an increased resldual economic impact across the entire local area and allow visitors
to experience the beauty of West Virginia and Cacapon Resorl State Park. We wil
work with local vendors, logal guide operators, and local suppliers and create as
many partnerships as possible to help further job creation,



Campany Overview
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BLUE WATER GIVES BACK

In every community we reside in, we like v give back ant give back in 2 big way.
We've been very fortunate to build a great business and a great portfolia of assets.
We believe that a high tide raises all ships, and the only way to do that is by giving
back. Addltianally, Blue Water properties use their own events as a way to support
comimunity partners such a¢ collecting foad donations, denating proceeds, and
giing organizations a platiorm to build awarariess,

AWARDS AND ACCOLADES

Bluwe Woter buiids best in class 955ets.

Kampgrounds of America (KOA) franchises have g guest services rating system to
encgurage owners to delwer high level tustomer guest experiences. Blue Waters
Kk campgrounds have been president and founder's award winners every year
Since opening We are top performers. Blue Water is highlighted as an example
within the franchise systam on how to innovate and become a better campground.

Good 5am s another indusiry guest services rating system. It has a 3-to-10-paire
rating scale. One for facllltes, one for restrooms, and one for appeal. Sun Quidoors
Rehoboth Bay (formerly Massey's Landing), a Blue Water managed property, recened
ratings of 9.5, 10, and 9.5, demonstrating Blue Water's commitment to excellence,

Our Aloft Hotel in Ocaan Clty ranks 1st out of 145 Aloft hotels across the country,
showecasing our guest experience excellence across our hotel portfolio as well,
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5.1.1. GOAL ONE: Design ond Development

CRJECTIVE: To meat the highest product quakity, sustainability, and maintenance
standards for design, dewelopment, and construction n the camping incustry,
vendor must describe and detal, with examples, past successes in their deslgn,
construction, and development of full-service campgrounds with related facilities in 2
resort or stale park setting. Examples with visual ads should include information on
campsite design and layout. landscaping, roadways. paving. utilitles, bathhouses,
building architecture, camp stores, check In statiens, integrated recreational
features, and any ather detail which will serve 1o demonstrate the Vendor's expertise
in these  endeavors. Vendor should  provide  information  about  each
designidevelopment and  physizal construction  elements separately so  that
experience and abllity portion may be adequately evaluated, 5ee Pages 23-30 (0 view
our_case studles submission. Here wou will find examples that show our past
syCcesses in the deslgn, construction, and develogmept of full-wrvice Camperounds.

5.1.2. GDAL TWO: Financing

QB|CCTIVE: To ensure the Yengor has the capability, mechanlems, and experience to
finance a camppround daveloprrent, successtully cover debt service, and Brng the
tacility to profit, vendor niust describe and detail. with examples of past sutcesses in
simllar endeavors. Speéciic detals should He provided (redacting corfdental
informanon) about the progess and mechanism involved, timeines, and return o
irvestars, es ogee 34 1o wew our estimates of investrment funding and gage H] [0
review our finantial abity. Throgshaot these two submissions, wow il find Lha. we
have 3 posttive history of succees in ficanting campground develdpmert, coverng
debr service, and bringioe failities 1o profi.

5.1.3. GOAL THREE: Operation and Menagemeni

OBJECTIVE: To meet the highest quality product, service. and mainterance siandards
ir the carmping industry, Vendor should destribe and detail, with examples, <urrent
or past sucresses in their operation and management of full-service campgrounds
watk related farilities in a resort or state park setting. Vendor should ndicate how
their firm has the knowedge, expertise and exparnence n qperating resart Lamping
that consistently achieved and maintalned high levels of guesl satsfacion and
customer  service,  vendor  hespitahty  and  customer  service  training  and
accountabillty measures should be degcrbad in detail. Vendor should nclude
guamples of routing and preventative maintenarce programs currentty used.
See papges 5460 1o vew our case studies submissions. Here you wali find current
and, [gst SUCCRSSes i Gperaking and (managing full-service campgrounds. Plaase see
pane 30 1o view how our company giilizes our human resources tesrm o Grovide fop:
nebeby Lrannmg 1o ous smoloyess,



5.1.4. GOAL FOUR: Revenue Monogement, Return on fnvestment

Profitability
OB[ECTIVE: To meet the Fighest passible return on investment for the Yendar and
WWDNR, Vendor should describe and detall, with examples, current or past successes
in prafitable campground management. Sufficient detatl must be provided (redacting
confidential information) o demonstrate Vendor's ewpertise 0 revenue
management, maximizing proflt on services offered. Examples of rate structures
used at other managed campprounds should be prowided. See page 36 to view our
réevenue generation plan descriptlon and cur sales marketing process chat, See
Rege b1 to vlew our sabrmission highlighting owr linancial ability and return on
investment information,

5.1.5. GOAL FIVE: Marketing and Advertising
QBIZCTIVE: To meet the highest possible return an ives:ment for the Verdor and
WYDNR, Vendor should describe and detail with esamples, current or past
successful marceting ard advertising campaigns which sigmficantty contaibuted to
successes In camping endeavors, Vendor shall describe how it ivtends to utilize
existirg WA Ltare Park amd WY Tourism  branding te  promote  success.
e pages 34.3% 10 view examples of our rmarketing_medgers and mackefing
playbooks that we unllie “or cur succasshil geasons. Also, in those pages wioy will
seemapes of current marketing strateges

5.1.6. GOAL SIX; Partnerships

OBJECTIVE: To megl the highest passible return an Invasiment *or the Yendor and
WVDNR, ard to ensure seamless operatiors, Vendor should describe and detan, with
examples, currént or past iutcesses with gowenment agercgec or prlyage
landowners which have partnered with the Yender on a shared busmess venture
(redacting confidential information), See pages 32 & 57 for evavples of collaborative
eforis with lecal busingsges and vendors Eo biing suciess Lo Gur cam aerournd svents
and drive revenus Sees pase 37 for plans 10 collaborste wirh (he lodge andg pack 1o
embrace the mouritan biking community,



5.1.7. GOAL SEVEN: Excellence in Design, Development, Operation and
Management of Recreationol Faciiities

DBJECTIVE: To meet the highest quality product, service, and maintenante standards
in the autdeor recreation industry, Vendor should desepbe and detail. with
examples. See pages S6-57 to vieal our case sthudy 00 gur success of Chincoteague's
Jellysigne camgeround and the (onstruction, gperation, and management af Mauw
lack's Waterpark on [he propearsy,

5.1.8. GOAL EIGHT: Coaperation and Cahesion in WYDNR and Vendor
Operotions

DBRIECTIVE Yendor wall describe in detail its plans e work and partrier with existing
park operations e madirm2e guest service and profitabily Tor oth parties.
see page 23 for cur propesed armenity site olam condept for a desceipben of the
possitukity 20 work with boch ¥WWYENRE and [0¢al venGors (0 Mmarimize guest senades 1o
the camperound and Carapon Resort State Park. See page 40 for plans to wook with
local vendors and third party wendors o beighton the mourcan biking experience
for those who wislt the campground and park,
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PRELIMINARY SITE PLAN

Weo've made numerous visits to Cacapon Resart State Park, where we walked the
sites avallable for development, lsoked at the existing nfrastructure, and spent some
time owermght on the Ridgeline, We were inspired by the Beautiful views and varying
terraln and topngraphy that the park offers. as well as the mountain bike tralls that
are currertly in development.

CEC {who has recently heen selected by the West Virginia Department of Matural
Resources for the mountam blke trail project} has helped us understand how
important mountain biking is to the culture of the Park, as well as the surrounding,
areas and schools, We have welcomed CEC into qur team, and we are collecthely
cxcited for the oppertunity to create & unique property that fully embraces the sport
and |ts participants, desgnirng amenities with the mountain biking enthusiast
specifically in mind.

We have worked closely with [im Christe, Principle of CEC, and bus team 10 create two
preliminary site concepts, beth offering elite designs and top-ofthe-line amenities
that we are fully confident will not only be wildly successful in generating revenue for
Cacapon Resort State Park but will alse complement the esisting amenitles and
features offerad.

Ve beleve elther concept will gwa Elue Warer the opportunity (o work with and
integrate the local cormmunity inko our operations by creating jobs, collaborating with
local food vendors and business owners cunng speclal events, and offerng new
events and traditions that will attract more wsitors 1o this beaut|ful destination.

In selecting a site concept, Blue Water will work closely with all stakeholders Lo
ensure that the campgraund s complementary to the surrounding envirgriment and
existing infrastructure to leave a minknal Impart These preservation efforts will
Include maintainmg an ample amount of large-growth rees on the properyy and
upgrading - 1500 feet of existing mountain biking trails. Because of the popularity of
mountain blking in Cacapon State Park Resort, censtruction of the site will be
planned so as o not Interfere with peak race season dates.

Foge 22



Site Concept 1:

When we began to create the plar: for site ane, mary factors were considered. This
lacation comes with the task of having to relocate and upgrade 1500 of exisUng
mountain olklng trails. Constructing tunnels at owe  locations to allow for
uninterrupted cycling/traffic flow. Possible wetlands mitigation. This lacation is
closest to the lange restaurant, polf course, and public beach.

For Site one, we have presented a concept that features 240 sites. A welcome center,
an amenity core that includes pool, water slides, cornhole, pickleball courts and golf
cort rentals,

Site Concept 2:

After visiting the area designated as Site two and perforrrung an initial design, we
determined that the limited number of RY sites does not make this project feasibie,

Site Concept 3:

s'te three offers 250 sites. & welcome center, an arnenity core featuring a poal, water
slides, cornhole, pickieball counts and golf cart rentals. This concept provides no
Interruptlan of the mountain bike trails and allows us to take advantage of a well-
positioned welceme center to our propased amenlty area described balow,

Propased State Park Amenity Area

In addition to the ¢ampground site concept, we are proposing an amenity area that
would be In support of campgroune operatlans. These amenities could potantially be
made available 1o guests of the Lodge and the State Park on a day-pass basis, We
would collabarate with the state (o define what that Inoks like, This would also heip
support the cumrent day-pass use of the axsting lower lake.

Thiz plan includes the utillzation of the upper Cacapon Lake by adding a beach,
fishing piers, water slides, an Aguabana, and a kayak dock, We also worked &
mountain bike tralning area, a lawn area with cabanas, and miniature golf around a
parking lacation for ocal food truck vendors,

Utilizing the steep topography so loving referred to as “West Virginla Flat”, we have
Inzluded a Snowflex- something comnpletefy unique to the state of West Virgina,
tiigher Lp along the ridge, we have designed & viewing tower with an event cemner
with an overlaok area where people can see the vast mountain views for 60 miles at
any time of the year,

*Froposed designs are conceptual ond subject o chonge. Page 73
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L
MAINTENANCE PLAN

Blue Water is committed to fostering job growth and econamic development tn each
communlty that we reside. Past projects have brought upwards of 315 million in
eCongmic growth for a typical community, During construction, hundreds af project-
related jobs are created. Dnce completed, our resorts provide at least slx full-time
jobs and between 80-100 seasonal jobs. We pride curselves an hiring over 75% of
our staff from within the local community and focus on using local vendors and
suppliers.

We have a Woarkamper program that allows the oppertunity for camping enthusiasts
to live and wark on-site durlng peak season.

Our human respurces eam is dedicated 1o choosing the best candidates- from
building and groundskeepers to general managers- and providing top-notch traning,
as well a5 highly competitive pay and benefits in order to ensure that our facilities
are malntaned to the highest scandard.
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faformation Submission

NATIONAL TRENDS & LOCAL COMP SETS

The onset of the COVID-19 pandenir
brought a dramati rise to the outdoor
hospital industry.

in 2021, comping occounted for 40%
of alf feisure trips token, with maore
thon half of trovelers (53%) choosing
comping o5 0 meons of say in @
portion of their yearly travel.>

a |n 2021, 36% of carmpars went 50 a
gizmplng tnp for the first time, and
27% took an overland trip for the
first clme,

» [Indicating COWID-10 as ane driver
of changing camping nabirs, 26%
of urban campers noted the
pandemlc and avoiding  crowds
influancad ther decisian."*

+ With the rise of teleworking, many
campers ¢hoose 10 work during
their  stays, allowing therm  the
flaxmllity to lengthen the amourt
of time they are able to stay on the
grounds, many choosing leng-term
oF sgasonal stays.

v Camping- which once was sohdly 3
muddle-class  pastime, has  also
seen a widet range of SoCig-
aconomic  diversity, as  brgher-
income  earners  are  becoming
Campers, hearly 4.an-10 campers
report 3 houtehold wmcome of
$£108,020+ - gouble the percentage
since 2019 {19%.)

RV soles ond Rling. in general, are
beoming.

w With most  RVers previously

choosing o rent or borrow R,
77% of RvVers now inoicate hey
awr thelr rig,

& majorty of campers [J6%) are
interested in some type of RVIng
experience ln 2022, including 47%
who woukd lixe To expenrmant with
full-time RVing and 43% who want
tey live the “van hfe.

The RY-sharnng sie Cutdoorsyl
allows RV owners fo hst ther RVe
to trawvelers who want the RBY
EXperierce without thes
carrrrtment of buying, Since 2020,
the platform hat seen a SO0
increase in hosts and Ay rertas,
withk 2% of site users In 2022
being first-time ranters. *
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Information Submission

Key Highlights: Filling o Need for Full-3ervice Hookups

There has Clearly been an exponential increase in the use of RVs, hat perhaps a
shortage of high-guality. full hogiup RY parks with the high caliber of amenities that
travelers arg looking for. The North Amencan Canping Repors indicates that full-
service (2.6, WA/E) hookups are one of the top ten amenities sought by carmpers
{29%) making camparound selectians.

Findings ndicate that campgrounds with full hookups are reaching full capacity
dorlng peak season, especially during scheduled events ard festivals. The prevalence
of mountain biking is inzegral to the culture of Cacapon Staze Park Resort, and race
particmpants are in need of places o atay. The most recent 2022 Mational
Interscholestic CyCling Assodiation evert brought upwards of 400 riders, and 200
cnaches/serwnce persannel, as well s mary famlies and spectators to the park. The
addimon of proposed armen|ties as well a5 elevated ways to stay will rransfonm ewents
such ag this one from single day affairs 1o weekend or week-long vacatlons for riders
and thew failies, allowing themm w enoy what Cacapon has 1o offer beyord biking,

hetivs Camper Rousahmddy 200 10 20

P e el e
I Cawrmprirk

T AT A0

umg

*Wnctueled ave findings from The MY2E KOA North Arericon Comiping Repart as well a2 riarkel research frovn
Craddond s conm
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REC FEATURES

The amazing recreancnal amenities
found in all of our campgrounds ars
what truly sets B.ue Water spart from
campetitors, and ensure a8 memarable
ahd adventure filled guesst esperiance.
Tha proposed  campground 4t
Cacapon State Park Resort will be no
exception, We have plans for a wide
range of recreational features that will
be avalable to campers. and In
collaboration  with  the Siate  Park
systert, <ould Be made available to
Fark ang Lodge wisitors 43 well.

Porential Rec Feotures include:
= Poaf
= Wuaorerslides
+ Cornhole
» Pickiebol! Courts
» Lnowffex
» Mountain Bike Sroroge tockers
s Mowirtain Bike Shuiile
« Bike Repair Stations
« Bike Wosh
« Cacopon Loke (with beach access,
koyak rentals, and fishing]
= Aquobopg

The features proposed are Inspired by
the =uccess and popularty of the
amenitwes inclugded st some of the
properties Im our currant portfolic, but
also to elevate the natural assets of
the Park, and fit the needs of isitors
seeking a ful outdoor experience-
whether it be a place to safely store
their bike and gear after 2 day of
exploring the mountam, or a kayak
retital to traverse the lake.
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PRELIMINARY INFRASTRUCTURE SITE PLAN

Yie understand that the existing capacity of the water treatment infrastructure 15
50,000 pallons in peak summmer, and will reguire expansion if awarded. Adding a
wiater tank néar the lake to store water For the golf course and subsequent irrigat] o
wystermns will allow the lake o stay at a recreational level so that we can utilize the
lake for guest access,

Wie recogmize that this property is Iocated at the headwaters of the Chesapeake Bay
Watershed, We wall comply with the Chesapeake Bay Foundanon, ensuning that we
do gverything possible to do our part in keeping the Bay clean with regard ‘o
stormwater runoff, etr.

A comprehensive dae diligence effort will be required once the RFP is rewargded, the
contract is finalized, and the site is selected,

ESTIMATES OF INVESTMENT FUNDING

WUntil a gesign is chosen, it will be difficult te determine the scope of ‘unding we will
need to bring this property to fration. However, we have a number of capital
partners including conventional tarks, private equity, and other institutional lenders
who are well aquatinted with Blue Waters track record and ability te execute on real
estzte déweloprment abjectives. Our capital partners nclude MET Bank, Atlantic
Wrugr Bank, Truise, Sun Communities, ard WaFS Bank.

Dug to the rising popularity of the cotdoor hosprtality asset class, we do not
anticlpate any changes in obtaining the capital required to execute @ project of this
magnizude. 15 premum location irside a coveted State Park enhances the overall
appeal of this investment.
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—
CONCEPTS FOR SEASONALITY OF OPERATION

we interd to work closely with the Parks [0 develop a strategy for seasonality of
operation that will best sut peak seasons and accomrodate any annual avents held
in the area. We esumate that the proposed property will operate with an annual
segsah taking place from early April through the end of Qctober. This estimate is
based on the success of the many Mid-Atlantlc propearties that we currenty own and
marage, Should we proveed with the Snowflex concept, there is 2 potential for the
amenity ko operate yezr-round, whwh would e a signification anracnon for the
ladge for the fail and winter months,

It is irportant Lo rote that we promtize hosting demand-generating events at all
Biue Water-managed properties, and have successfully driven hagh atlerdance to our
propetties through these events, even outside of peak demand dates. Successhul
events have included activity-‘illed themed weekends (Wizard Weel, Water Wars,
Brews Arourd the Block) as well as svenis taored 10 niche demographics {Firsc
Responoers Weekend, Jeep Jam), intended to bring tikeranded or like-lifestyled
pecple together to enjoy the amenities of the park, We hope to partner with the
Lacige o pian new traditions exclusive 1o Cacapon and its unigue appeal,

The Cork B Craft Festwal jpictured feft) ot feffystane Park™ Chincoreggue Jsland and
Wizard Weekend [fighti of Sun Outdoors Rehsboth Boy are popolar events thot drive
WELOKs [ Qur parks.
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The customer acquisition effort in outdoor hospitality greatly differs from that of
Traditioral hospitality. At Blue YWater, we've merped the best of sales, marketirg and
revenge management, Creating a revenue-generatlon process that maornizes
wcoma both In peak and off peak demand pariods.

Chegr the last three decades, Blue Warter has conceprualized, deveioped, and scaled
eite campgrounds ard RY resorts across the country. We strive to offer a range of
options that malntain the accessibiiity of the outdoor hospitality experience to it all
budgets. We understand and have the requisite skillset to attract guests to a new
desimation that dia not previausly £xist, Through proven marketing strategres and
exceplional cuskomer service, we are able to aturadt new guests and wrm them into
hfelong wsitors.

If awarded, your project will be assigned & dedicated regional revenue manager,
regional marketing manager, and regional operatipns manager that will work n
tandem with the property's general marager to develop a comprehenswve sales,
marketing, and operations plar: that will ¢xpadite the stabilizatlon of the property to
achieve its full poreroal,
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frformation Submission
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CURRENT MARKETING AND PR EXAMPLES
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Food Service

We have the capability and plans ro
provide basic food service venues and
cohcesslons (fedturing crowd-favorite
camp fare such as hot dogs, burgers,
fries, ete} az well as ice cream zhops
throughout  the  property.  These
features  camplete  the outdoor
Experience that guaesrs look forvard
{3

As an effort o work with  local
busmesses  and  respond 1o the
anticipated needs of the Park and its
many events, we have conceptualized
an area on the sive to pravide hookups
for rultiple food trucks for third-parmy
businesies to either use the space
semi-permanently  throughout the
geasan or come and go wifh the
demand of visitors, We anncipate that
this will be 5 hage asset te the Park as
a whole and will facilitate the
comrrdtity gt large 22 1 owill be a
space for Park wisitors to o agqualnt
themselves with the lacal restaurants
anrl cheose from mokiple food and
Beverages vendors at their leisgre,

Retail

In addion to concessions, we  will
include a retail “camp shop™ where
patrons can purchase all the essenpats
far procery and RY needs. The shop
will feature ltems that are authonti; to
the location {local gIfts, crafis, and
meémorabiliay sc that pussts Can
purchase  uniue  souvenirs  to
remember their vadatlon, This in tum
will be another way {0 partner with
lacal businesses,

RETAIL AND FOOD SERVICE VENUES

Because of the draw of mountain
biking and othar outdoor sports in the
Fark, we aim to create retal space for
a third-party sporting goods store that
speciflcally  caters to  hikers  ancl

rrountaim culture.
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Mnformation Submission

SUGGESTED CONTRACT LANGUAGE

Blue Water has rewiewed, and we will work collzboratively with West Virgiria
Depariment of Natural Rescurces ta create 3 contract that is in the mutua interest of
all stakehoiders.

BUSINESS PLAN

Phose 1- Request for Proposal

Market Anaksgis

» Initial Property Visit 8 Research
= Concept Flans

Submit RAP
Aweard 2F2

Phase 2- Confirm Praject Viohility (Due Diligence)

Sfe Selecton

Megotiate Ground Lease/Contract

Techmcal Due Diligence

Finanaal Dug Blligence & Complete Underwriting
schematic Desige

Cevelop Initial Construction Budgat

Secure Fnanging Commizmsant

Fhose 3= Pre- Construction

* ®* & &

Cloze on Ananging Commiimwents
Complete Design Drawings
Dbtain Perrrits

Engage General Contractor
Sonicit Construction Bids

Phase 4- Censtriction

*

Execute Constructhion Eforts
Pre-Clpening Markating
Crprations Team Planmng

Phase 5 Pre-Opening

L |

= Filling the Park with Approprlate Supplies & Equipntent

Grand Opening Planning
Transition o Operatans Team

Prepare to Recene FIrst GUess

Phoze - Park Dpens

Fhose 7- Dngodng Compground Operations
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PROJECT TEAM: BLUE WATER LEADERSHIP

JACK BURBAGE

Qwner

lack Burhage built Blue Water into a dyramic, thriviag
company and continues o gude it o the futars with
his extensive business kaowledge and keen eye for detail.
Jackis also a plllar in the Ocear: City commurnity and 15
known for bas phianthropic spint.

T0DD BURBAGE

Chief Executive Officer

As CED Todd Burbage grows and expands the company's
drrerse partfoho of proparties and is fargemg the future of
Biue Water. Todd |eads Blue Water with an infectious
serise of energy and passion. He contnuoasly pushes fis
teara 1o strive Tor the future,

RAFAEL CORREA

Chief Financial Officer

Rafael Correa overseas all underwriting and financing for
Blae Waters real esiate development projects helps
guide the company's strategle vision, ard oversees day-
to-day financal operations.



Experience

DELANA MEYER
Chief Mariketing Officer

Delana hMeyeris a senior hospitality leader with ower 20
years of achevement in splutions-driven hospitality
revenue generation [0 |aclude revenue maragement,
marketing, sales, e-carmmerce, distribution. ard analytics.
Orver the course Of her career, she has built or gvarseen
and exgcuted digital marketing strategies, sonal meda,
public relations, multi-brand, and multi-property revenue
managemnerd She s a greer belt in Six Sigma and (s
aCtwe i ARV Ir the last few years, she was involved i
hospitality projects near Ziont and Archer s National Parks
with 2 facus On consenvation,

SEAN GUERRA

Chief Construction Officer

Sean brings 20 years of project management and
hospitahty construction to Blue Yéater. As Chief
Construction Gfficer, Sean leads a department of design
and constiugtion professionals who consistentdy excesd
EXPECIANON: ir suppart of Blue Waters collective teams
and everall growth,

DANI STERN

Chief Operating Officer

Barn svern is the Chief Operabing Officer and Frecutive
Committee Mamiber fur Blue Water Doveloprmont
Conmpany. Sternis responsible for all day-to-day
aperatlons of (he company's portfoho including culture,
trainirg, service delvery, expense control, best practice,
and financial performance. Prior positions include, VP of
Operaticns for Sage Hospitality Group's Premier
Lollection, where he aversaw a portfoho of over 30 full-
service and heciry propertres, and Senior Vice President
of Wast Coas: Operations for Two Roads Hospiality
wheare he aversaw a portfohs of 18 hotefs and re<ores,
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ASHLEY CHURCH

Chief Human Resources Officer

Ashley Crurch i the Chief Human Resources Cifice of
Blue Water Daveloprens. With over 17 vears of
progressive human reseuries exparience, Ashley
oversees the pecple operations of Blue Water
Development, Blue Water Hespitally, and Great Outdoor
Cottages. Ashley has developed & widespread and
comprenensive knowladpe of human resources gver ner
years prowdng supsortin T, manufacturing and the
servic e industry providing practical ard efficient solutions
o mpreve upon the employee experence. Ashley has
provided puidance and rraning as a guest speaker for
\ocal tluman Resoures arganizations, Outdear
Hospitalty Conferences [ARYC), and many local non-
profles such as Junior Achieverrent of the Eastern Shore,

CARL H. KRUELLE, 1l

Chief Investment Officer

Carlis a seasoned real estate executive with ower 23
years of experience In real estate irvesting, financng,
asset managemaont, and capital raising. His resl estate
experience broadly covers all asset classes with a
particular foows on tutdaar hospitality assets, Carlis a
graduate of the Unnersity of Dalaware and Stonier
Graduate School of Banking,

JESS NICHOLS

Director of Campground Operations
Jess brirgs 15 years of hospitality expenendg o Blue
Water, As Director of Camaground Cperations, she
OWErsees a team Of operation managers,




Experience
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PROJECT TEAM: ARCHITECTURAL,
ENGINEERING, AND DESIGN

Blue Water fosters a reputzble partnershap with both Whitng-Turner and Civil &
Enwvirgamental Consuliants, ing., both of whom will be handling this project to ensure
that it 15 execated inthe utmost standard of qualcy and sustainabilty.

JEI “=
i Bs s
Coivll & Environmental

L orvu irares, ne

Civil & Environmental Consuftants, inc.

In 1989, four engineers and sCentists came tcgelher with a singular wision: to be a
people-first company, one that promotes a culiure where clients and employees
enjay working together, and that is responsive Lo client needs with cegrated
services and high-quality work for projects both complex and routine, More than 30
vears later, Civli & Environmental Consultants, Inc, (CEC) has 1,300+ team rmambers
in offices rationwida.  Headgquartered in Pittsburgh, Pennsylvama we are
consisiently ranked on Englaeerng News-Record's annual lists of the Top Design
Fims and Top Envirgnrmeanta, Fems in the nation.

A cuftyre of accouniability.

We own it A CEC, every member of aur 1eam Ras a persoral stake in ensuring (ke
success of our cients. Because their SUCCESS IS DUr SUCCESS. AS empIOYee-(wners

of the firm, we are al: personally accountable for building lasting reiationships ard
delivering gurstanding results Because we don't just work at CEC, e owih it

Berg easy to work with. We own it At other firms, you may find ane persch you
work well with. Hera, our cilents tall us they work well with all of us |t's because all of
us are invested in your success. ¥Were accesshle, responsive, and operate with

Itegrity.

Putting people first.
We own it AL CEC, people come first Always. Whetner that's cur chents, our
employees. or our community. IUs why we hsien more and work hardér (o
understand the umgua needs of aur ¢hents, And its why we prioruze the carear
development of every induwdual an qgur team. Pecple are why we do ths, and whiy
we lowe what we da.



Experfence

Teamwork.

Wa own it We are at gur bast when we work together. That means bringing together
a dwerse team of talented, passionate, multidisciplinary experts 10 work tlasely
slongzide clierts to craft comprehensive solutions bo complex problems, We baheve
that by weorking togethar, no problem is insurmountable.

Safety excelience.

We own it We believe a.l acaidens are preventable and are committed to crearing an
accdent- and madent-free workplace for employees and subcontragtors through
training, safe workplace practlies, and processes for assessing project hazards. CEC
serives for safety excellence threughout our entire orpamzacnon and holds all
indmduals accountable for the safe parfarmance of their work.

West Virginte Bivision of Noture! Resonrces - CEC Profects:

« Cacapon State Park - NICA Mountain Bike Race Course Ecological Assessment
Report

» Blackwater Falis State Park - Cabins Collection Systern and Wastewater
Traatrment Mlant Replacament

« Tygart Lake State Park - Lodge Collection Systemn and BicDise Wastewater
Trealment Plant

+ Stonewall Resort - Wastewater Treatment Plant Upgrades

+ Stonewall Resort - Cobiage Expansion Master Plan and Wetland Passwe Park
Deslgn

» Storewall Resort - RY Park Master Plan

¢ Hawks Mest State Park - Lodge Renovation Ste Design and Landscape
Architecture

+ Tomlinsgn Run State Park - Stream  Réstoration, ADA Fishing Trail and
Irterprative Signage Plan

* Watters itk State Park - Mapping ond RV Park Conceptual Plas

+ [Loopers Rock State Wark - RV Park Campground Exparsian and Mew A-Frame
Cabln Flan

+ Beach Fork State park - Cabln Expansion PMan

Just selected:

o CEC was recently selected as the design lead for the Cacapon State Park Eike Trail
Master Flan, The project consists of approximately 33.5M improvement to
mountair: hike trails througicut the park, The project s set to begin in March of
2023,



WhitinEfurner

JIM CHRISTIE
Principal, CEC

lim is & Prineipal in the Civil departrment and leads a team
of landecape architects, matér paanners and civil
erginesrs o the full |[fecycie of project development. Jun
15 3 detail-grientzd, highly-creatve Landscape Architect
with 25 years of dedicatad experienca ranging from
landicape design to destination resort dasign m mublip.e
regions both withn the United States and internatiordlly.
|l has dedicated his career to projects that hawe g direct
affect on the lacal acaromy and job growth. His passian
for the outdpars and mountain regions Of the world has
driven bus career i what he 5ays is "Recreabon as the
Deslinatinn™ The creaton of destinations, both small and
large along weth the creation of jobs near those
destinations is wihat drives alm eneach and every
project.

Whiting-Turner growdes corstroction manzgernert, general contracting. design-
ke, and integrated project debvery services throughout the Unlted States. Despite
the firmn's substantial size, Whiting-Turner 13 constructed in such a way that no cient
over gets [ost in the stuffle, Writing-Tumer has created ndivdual operating groups
throughout the country that specialize » & specific market segment. Thase teams
work on @ varigty of projects Lhal range from smadl intenior rencwvaans 1o [Owenng
buildirgs and mazsive developments.

15 o hughlight three aof their strangest oRtritnies. creoiive

,-I-' The Best way 10 surmorize our experience with Whiting-Turner
‘ probfem-solving, open communication, and intense work ¢tfig

il OF witiCh were crucial in defirering e project on schedufe
gnd Lnder bodget,

Mr_Jeffrey Kelley | Former Senior Yice President | The JBG Companies
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Waterpark Consulting L.L.C,

Bluge Water has had a long-me partnership with Michaer G'Neill and Waterpark
Consulting L.L.C. This partnership has resulted in the world clacs waterparks and
recraational features that Boe Water parks have come to be known for For Che
proposed campground, Michael will not only spearhead the design, engingering, and
tdevelopment of the proposed poel and water faatures, but also 8 Snowflex- a feature
we are ircredibly excoited to offer as an addition to the site.

Waterpark Consulting LLC 12 a leader ir the design and constructon of :ndoor and
outdoor waterparks, Michael O'Neill brings over 25 years of field experience to help
our partner engireer a profitable asd fun experience. Michael's team 1 preparsd 1o
affer thelr support from the nitia) iea plarmng o the opering of the finalized
projec, we will be there through every critical phase.

Specializing in RY parks, small municipalities, and reserts, Waterpark Consulting LLC.
provides @ driving force for success. They pride themsehes on deliverng an
mnnavative adventure that is fun for fatmbes and exceeds owner's expectations.

Page 53



CASE STUDIES

Chincoteague island: Elevating on Asset

The Opportunity.

Price to Blue Water's presence, Chircateague Island was already a beloved summer
vacatron destination due o the wild ponles made famous in Marguerite Henry's 1947
children's book *Misty of Chincoreague”, breathtaking beaches, brke-friendly streets,
locally owned e cream shops and restaurants, and mules of waterfront for
recreation. However, {hincoteague Island still had a preat deal of uriapped
potentla, That's where Blue Waler came in. Through close partnerships wnh local
regulatory agencies, the company set forth o elavate the vacation experience, create
more cpportarities for long-term siays, and help further fransform the islanc inkc 2
tourism testination with the appropriate Infrastructure o facilitate growth, Mot only
would Blue Water's effonts lead (o a wealth of job creation, it would also allow for the
envirgrimentall-consclous development of kigh-quality assets complementary to the
endaring spirft of Chincoteague 1sland,

The Project:

To date, Blue Water has developed 2 number of assets to strengthen Chincoteagus
Iz'and a5 a teunsm desonation, while staying true 1o the rich kistory and Culture of
the area. Cach added assel serves a: o unique establishment meeling specific
demands and brought new valus 1o guests and residants of the sland.

“Blve Woter has developed severa! properties in the Town of Chincoteague and our
experience with cthern and the Burbage family has been positive from start ta finfsh,
Their developmeni is oiways well planped ond executed, end they follow rhrough
with thelr promises. As o resull. the finished product is ofweys considered anm osset
ko the community.”

-Michael T. Tolbert, Chincotecgue's Town Manpger
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Sunset Boy Condorninitims

To meet the demand for second homes on the sland, Blue Water built Sunset Bay
Condarmniams, a luxury waterfront cordommlum complex. Strategically developed
on the west side of the island, these condos offer breathtaking sunset views and
bakonies that overlook the water. To thas day. Sunset Bay Condornimums have a
stellar reputation & lew-malntenance second hoames witk stunning views of the
natcral surrpungings. Sunset Bay Unhtes The dewvelopment of Sunset Bay
Condominiums necessitated the construction of new atllte:s. Blue Water Created
cunset Bay Utilitiss to support the corstroctoon of the condomimums, and led to
support the Town of Chimceteague as a whole, Sunset Bay Unbtles wenf on o
support the fire departrment, local public rasircoms, and local restaurarts, giving the
icland's infrastrocture 8 much-needed ypdate. The construction of Sunset Bay
Wilies alen paved the way for the developrrent of anather asset, Fairfield Inn &
Suites.

Foirfietd inn & Luites:

Previously, thore was limited hotel capacity on the island, causing many business
travelers stay off the Island and commute durmg thelr stay, effectively [imiting
opporiunites for both traveiers and businesses on Chincoteague Island. With the
devalapment of Sunset Bay Uilities, there was now the capacity 1o build another
hatel on Chincoveague Island, Faifleld inn & Suites, to complement the existing hotel
presence on the island, Falrfigid Inn & Suites offered guests another way 1o stay, also
marking the first Marrlott presence in the area, The hotel catered to both the lelsure
travel customer, 55 well as the business travel customer visiting NASAMIl ops Island
facllity and various military and government contractors that support that fadlity.
The presence of Fairfield Inn & Suites served 10 Increase oppontunitles for all
travelers to Chincoteague (sland, resulting in more visitors year-round.

Fopewalk Chincoreggue, formerly The jockspot Resfaurane:

The Chincoteague ko Restavrant, while 3 beloved mstitubion on the island, was no
longer able to accormmodzee he evolving character and increasing popularity of the
towm. Bloe Water updated and rebranded the restaurant 19 Ropewalk Chincoteague,
pffering ar: auth&ntic watedroet dirmng expenence befitting the suthentcity and aura
of the towa, At Ropewalk, puests could immerse themselves in baautinl
Cncateague sunsets while erponang the raw bar, further celebrating the rick
seafood trachtion and the importance of the wateraays and flzlang [ndustry on the
iwland. 1n addition to s outdoor beach and tropical vibe, Ropewalk Chincoteague
features z versatile event space that has beer used as a meeting space for
employecs of NASA Wallops, a¢ well as for weddings, family reuniors, and many
gther events, Ropewalk Chncoteague has become the premer gathering spot for
lecals and visitors alike.



Jellvstone Purk™ Chincoteagoe fshand, formerly Chincoteague fsiond NOA:

Elue Water acquired the Maddox Family Campground with 2 milzslon e rebuid,
rebrand and reposition it into a rencwned Ry resart and vacalion destination, now
known as ellystone Fark™ Chincoteague sland. After agdding countless amenites o
enhance the guest experience, rebranding the campground o Chincoteague tsland
KA and launshing & rebust, muitdaceted marketing campaign, Blug Water was able
to attract new {ypes of guests, resullng i a significant mcrease in year-gwer-year
gaest stays and revenue growth, Most recently, Chincgteague [sland KOA jainad the
Jellystore Park™ family, rebranded 1o Jellystone Park™ Chincoteague lsland, and
further sohd fed the campground a2 a famiby-friendly destination fegused or fun and
memorable camping experientes in a qne-of-a-kind dastination.

SITE NIGHTS OCCUPIED
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Megi Jack's Waterpork:

When the Maddox Famlly Campground was acquired, there was a large parcel of
undeveloped land adjacent to it with frontage on the maln road that led to the
beach, Blue Water transformed that spol into an island-themed waterpark, complete
with a lazy river, two speed slides, three tube slides, a kiddie pool and aquatic play
unit (APLY, tiki bar, and retail store. This attractlon broupht more visitors to the [skand
and turned 2 Inte a more all-inclusive vacation destinatian, providing value to the
campground guests, visltors to Chincoteague 1sland, and the local covmmunity as a

whaole,
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Centinuved Efforts:

Blue Water is continuing efferts to kuald and invest in Chincoteague Isiand with the
develgpment of 5un Outdogrs Chincoteague Bay. Adding another world-class RY
resort will allow the island to leverage the brand lgyalty of Sun Outdoors. 1T will
include no shortage of amenities, such as a private beach area, a hall-m’le warerfront
boardwalk, a swimming poo, a large pavlicn with a community fire pit, 2
playground, a jJump pad, a picklebal. court, & dog park, and many ochers,

Addinonally, Captain Bob's Marma is a flve-acre waterfrom: property on Mamn
Stroot, situated on the southern part of Chincoteague Island, Since 1960, it5 hesn a
slaple of the ared, serving locas ard visitors wilh a varety of ocean-based achvities
like fishing, crabblrg, clammirg charters, crabbung docks, and pory cruises. Blue
water plans to contnue the marina's nck traditron of offering cutdoor enthusiasis
visiting the ares the ameries they know and love, along with exdating new additiors.

The Results:

Blue Water made it a top priory to collaporate with local jurisdictions, account
maragers, buildirg mspectars, and fire marshals to ensure that each and every asset
they developed was not only compliant bot alse complemented the axisong
character of Chincoteague ‘sland, Blue Water's inrevatlon and efforrs 1o create
world-#lass assets that embrace the crugque culture of the town have led o an
increase i wistors and econonug growtk. In 2027, Assateague Island experienced
record-shattering attendance at 2662716 wsitors putting the park at 33rd for
national park attendance for the calendar year above popular destinafions such as
Mount Rushwnore. To this day, more and moreg people are discavering the wonders
and beauty of Chindoteague island,

REVENUE GROWTH
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Cose Stidies

Luray RV Resort on Shenandoah River

The Cpportunity:

Blue Water was presentad with a unigue oppartunity when CQutlanders Rwver Camnp -
an J4-acre retreat with 4,000 ft of Sherandoah River frortage v prime Shenzndoah
valley location, called for new ownership and management. The property provided
ample opportunities for expanslon while still presering the best feature of the
location- the sutdoors and recreatlon.

The Project:

Blue Water's visian was (o preserve the authentic camping experience of Qutlanders
River Camp and making additions ard wnprovemerts 10 glevate the guest
exparence. 1T was frucial (o promote the campgroungd as an all-inelusie resort
where guests car have unique experences right on the property as weil as explare
the |ecal area Accomedation update: [ncludied adding 328 additlanal sites including
additional Rv sites, and tapping into the glamping marketr woieth additional ways o
stay including mare cabin aptions by partnering wath Great Outdoor Cottages, and
the futu-e addition of glamplng tents and utilities to support those sites, Wa have
since contmued to irmest and further develop this property with additlenal amenities
ir the works Including a new welcome center, pool, bathhouse, custom arstream,
and indoor event space, Overall property updates include paving., landscapmg,
IMMprGegrmens o the existing pavilion, and an autdoor theater.

The Marketing

Blue Water's marketing team was preserted with the tack o rebrand in order (o
better positien the Lampground as a resort destinanon, kignlighting the outdoor
recreatlon cptions in the geographic area, This chalienge resulted in a new Iogo and
2 new website. We prionitized making the booking process even easier for guests
thraugh the use of Campspot. Wth a proparty this photagenic, it was impeortznt for
Us ter find new ways to market this hidden gem by curating authentic content of the
property 10 enbice new guests and to better position the property on digital
mediums,




The Resoits:

Blue Water obtawred the final spproval from the county within recerd time- 2 weeks
frarm the date of filing the rezoning and special use perrnit request ta the date of the
final pubhc hearing - a process that usually takes months. The Page County EConamic
Development Department fully supported the projec because of the economic
benefit to the County, & well as the project's aligrrment with the County's focus on
the tourism industry and the clear demonstrated record of Blue YWater's succass with
similar campground developments in numerows ather localities. Blue Water took the
tme o st with the County persoraly and meet the people there ta tailor the
zoning amendments to what was mutually heneficial to the County, the seller, and
Blue Water's plans.

“gluwe Woter went woy beyond what is normally expected o
eccommodate the interest of odjoining landowners and county
government, os well as the stote agencies whith issue the perrits
necessary to operate o cempground in our county. | highly commend
Biue Water for its exceflent vision, its prafessiongl staff, and for fis
commitment as evidenced by the CEQ coming to the Plannming
Commission/Board of Supervisors foint meeting, answering every
conceivable guestion, and committing to accommodete the needs of
the County.”

- Rebert S. fonney, attorney for Qutionders River Comp

ADDITIONAL CASE STUDY HIGHLIGHTS

Sun Outdoors Reunion Lake

- _""I__"-“ - i‘-- L
Ponchotoufa, LA i .

#

Humber of Sites: 781

Ariearty Highhghts: Lazy River, Family Pool,
Adul Pocl with Swim Up Tiki Bar, Hor Tuh,
Playground, Lake Actheitles, Mini Golf,
Fitness Center, Baskethall, Pickleball,
Yolleyball, Sonlc, Dag Park

2022 Year ReyPas™ $12 232
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Jeflystone Park

Defaware Beaches
Lincoln, DF

Number of Sites: 205

Amercy Highlights. Club Yogi, Pool, Splash
Pad, Water Slides, Arcade, Baskerball
Courts. BEatthng Cage, Beach Vollayball, Dog
Fiun, Golf Cart Rental

2022 Year HeyFas* ) £8 546

Cape Charles/Chesopeake Bay KOA Resort
Cape Charles, 1A

ined-use property with 283 campsites and 72 hotel roome
Total Capital Investrrant: $24, 700,000

Site-mix evolution. seasonal > transient, transient RY = deluxe cottage
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Sun Outdoors Cape Charles
Cope Charles, VA

MNamber of Sites: 668

Amenity Highlights. Five Swmeing Pocls,
Private Beach, Two Food & Beverage
Qutlets, General 3.orz, Golf Cart Rentals

2022 Yoor RevPas™: $8 025

" evPas = Revertug Per Available Site Fare S0
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FINANCIAL ABILITY

Blue Water has revalutionized the autdaor hospatality irdustry and set a standard of
excellence that has materialized m significant financial results, Cuar dregbse, bt
complermentary, revenue streams cf imeestment, development, &nd managemert all
factor Into the financial healts and growth of the company. We are experts in
identifying, invesling, end transforrming rea: estate o high-walue acquisition
pppartunities, uniquely developing properties e maximmze both  Customer
catisfartion and financial efficiency, and operating a rapidly growing full-service
M3nAgerment Lompany.

We racogrize that working with a financially stable company is essential o the
success of this project. Upon request, we will provide this confidential information to
those whe will need to make the decision.



ELUEWATER

Thank you for your time and corsideration. We fook forward to partnering with West
Virginig Departmant of Natural Resources and West Viginie Stote Paris to bring o rrirdy
exceptionol recreationol destination experience to Cocapon Resort Stote Pork.

For further information please contact jessico Lewis ot flewis@bwedc.com.

Bfue Water Devefogment
9912 Stephen Decatur Highway
Ccean City. MD 21842
i 102131900
J 410-273-2177
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