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Report of the Joint Subcommittee Studying
the Economic Feasibility of Expanding
Recreational Opportunities - HJR 130

I. Introduction

The Joint Subcommittee Studying the Economic Feasibility of
Expanding Recreational Opportunities was established in 1988 pursuant to
House Joint Resolution No. 130. The General Assembly requested the
subcommittee to study the economic feasibility and advisability of (i)
expanding the recreational opportunities of Douthat State Park, including
the possible construction of a 150-room lodge and 18-hole golf course;
(ii) further developing the Lake Moomaw area to provide increased tourist
opportunities; (iii) further developing recreational facilities in the
Alleghany Highlands; (iv) establishing a state park in Russell County at
the junction of Big Cedar Creek and the Clinch River; and (v)
establishing state parks in Washington County at Laurel Bed Lake and
Hidden Valley Lake.

II. Subcommittee Activities and Deliberations

The subcommittee devoted much of its time (i) to a review of the
VPI-SU study of the economic feasibility of expanding recreational
opportunities at Douthat State Park and the Lake Moomaw area and (ii)
investigating the desirability of developing a state park at the junction
of Big Cedar and the Clinch River. During the course of its
deliberations the subcommittee not only received testimony from a wide
range of interested parties, including local officials and citizens,
business leaders, recreational and technical experts and state officials
but made site visits to those locations where the potential existed to
expand current recreational opportunities.

A. Douthat State Park and Lake Moomaw

In early 1988 the Greater Alleghany Economic Development Commission
seeking a new economic development initiative, contracted with Dr. Will
Shepherd, Director of the Landscape Architecture Program at VPI-SU, to
determine the economic feasibility of expanding the recreational
offerings of Douthat State Park. The study team was to (i) review and
evaluate the existing facilities and the prospects for expansion, (ii)
develop an alternative land use plan which included a 150-room lodge,
18-hole golf course, and conference center, and (iii) determine whether
such development was compatible with existing facilities and recreational
experiences (Attachment 3).
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On September 15, 1988, the subcommittee traveled to Douthat State
Park to review the results of Dr. Shepherd's assessment and receive
public comment on the study's recommendations. In his opening remarks
Dr. Shepherd noted that Douthat State Park is an excellent example of the
design concepts developed by the National Park Service and used in
Virginia in the 1930's. It was one of the original parks built by the
Civilian Conservation Corps and remains on the Federal Register of
Historic Places.

The study team began its analysis by evaluating the park's current
condition, utilization patterns, and prospects for expanding the existing
facilities of Douthat State Park. The study found that the park is
seasonally under-utilized, in that most facilities are only open during
the late spring, summer, and early fall. Dr. Shepherd stated that the
park "appears to be developed at about 1/7th of its optimum carrying
capacity" with the current facilities occupying 80-90 acres out of a land
area of 4,500 acres. Even in the face of this apparent utilization, the
park has been "under-maintained" over an extensive length of time. The
subcommittee supports current efforts directed at maintenance and
renovation of many of the fifty-year-old facilities. The study team
concluded its analysis of the current land use situation by suggesting
that there is sufficient usable land areas for a threefold to fivefold
expansion "with little physical or ecological constraint."”

To determine the economic feasibility of developing alternative land
uses within Douthat the study surveyed five comparable state parks
located in the adjacent states of Tennessee, West Virginia, and
Kentucky. These parks were selected because they are of comparable size,
located in relatively remote regions, and have a similar natural resource
base. The survey results indicated that when compared to the five parks,
Douthat State Park (i) is under-utilized and under-developed; (ii) does
not generate a similar type and range of employment; (iii) offers a
limited range of recreational activities; (iv) does not generate the
magnitude of revenue within the park or in the surrounding communities;
and (v) does not contain the range of recreational facilities of "modern
family oriented parks."

The study found that Douthat could economically support a new land
use program of additional cabins, development of a luxury moderately
sized resort hotel with a conference center, an 18-hole golf course,
additional facilities for the day use population, and renovation and
upgrading of existing facilities. The 1987 operating budget for Douthat
was approximately $260,000 with revenues somewhat in excess of $99,000.
The study concludes that based on the experiences in these other states
an expanded Douthat State Park should generate between $2.5 million and
$4 million annually and employ between 80-120 permanent employees and
seasonally employ 50-80 part-time staff. It is projected that attendance
would increase from 186,000 to an annual figure of 600,000-700,000 people.

To change the nature of the park so that these benefits might be
realized, the study proposes a seven-year phasing plan at an estimated
cost of between $13.5-$17.1 million. The initial phase would be the
construction of additional cabins, followed later by the renovation of
the facilities and infrastructure improvement (i.e. water system and



roads), and finally construction of the hotel, conference center and golf
course. In order to implement the plan the study suggests several
funding sources should be investigated including state general funds,
general obligation bonds, revenue bonds, user fees, dedicated revenues
and other innovative sources (1 e. gift program, direct investment by
private sector).

The expanded land use and construction of additional facilities will
have an impact on the current park experience Dr Shepherd informed the
subcommittee that there will be an increase in traffic, necessitating
additional roadway access, increased noise, a change in views, and an
increase in the number of users In addition there will be several land
use changes including removal of the current group camping facilities,
realignment of portions of the existing trail system and land-disturbing
activities such as clearing and grading in order to accommodate the
construction of the additional facilities

The VPI-SU research team proposed a strategy for achieving
compatibility between the existing and any new facilities. Such a
strategy would be based on the physical separation of certain
activities  Such facilities as the proposed resort hotel and golf course
would be i1solated and buffered from the existing more primitive areas
In the words of the study "this strategy will insure that each facility
will have its own character "

The subcommittee received public comment on the study's
recommendations from a variety of local interests Representatives of
the surrounding local governments, the business community and many
residents supported the study's recommendations and felt this 1s an
economic development initiative which carries much promise for enhancing
tourism, increasing employment and generating more revenue for the
surrounding communities While there was widespread support for the
proposal some residents voiced their concern that such an initiative wall
change the character of the park's environment from an isolated passive
opportunity for recreation to a more organized resort type of
recreational experience.

B Lake Moomaw

The subcommittee also received a briefing from Dr Shepherd and his
study team on their analysis of the feasability of expanding the
recreational opportunities in the Lake Moomaw area. Their assessment
looked at the desirability of constructing a marina, possible locations
for campgrounds, picnic facilities and vehicular acczss The United
States Forest Service has agreed to assist in the development of two
marinas along the lake, one in Bath County and the other in Alleghany
County These projects would require local matching funds. The study
team recommended that a master plan be undertaken which would include the
Lake Moomaw recreation area and the surrounding wildlife management
area. The major objective of the master plan would be to explore the
relative merits of various alternatives The subcommittee recommends
that any master plan consider the complementary nature of the activities
which would take place in Lake Moomaw and Douthat State Park.



C. Park sites in Russell County

The subcommittee traveled to southwest Virginia to discuss with
local officials the possibility of establishing a state park at the
junction of Bed Cedar Creek and the Clinch River in Russell County and in
Washington County at Laurel Bed Lake and Hidden Valley. The proposed
site in Russell County covers 300 acres and includes a 94-acre tract
which is owned by the county and operated as a county park. Since 1975
the Cumberland Planning District Commission has received approximately
$289,000 in federal and state grants for improving the recreational
facilities. The site is characterized by scenic overlooks, high hanging
rocks and white water. The park provides primarily a passive
recreational opportunity, with day hiking, camping, and a stocked trout
stream. The area has limited commercial or residential development value
because of the landscape and severely restricted access. The appraised
value of the land is estimated to be $200-$300 per acre because it is
essentially mountainous land.

While the proposed site represents significant scenic and
recreational values, the type of landscape and its limited accessibility
raise questions as to the appropriate type of passive recreational
activities which would be enhanced by the acquisition of such property.

The subcommittee therefore suggests that a feasibility study be
undertaken prior to a capital outlay commitment. Such a study would
provide answers to such questions as:

1. What is the appropriate use for such land (i.e. state

park vs., natural area)?

2. What financial resources are available to fund such an

acquisition (i.e. local in-kind, gifts)?

3. What kind of facilities would be appropriate?

4. What are the short and long term obligations?

5. What is the environmental impact?
6. What is the public's interest in this site?

The results of the feasibility study could then be presented to the
General Assembly money committees, which would make a judgment as to the
relative merits of such an acquisition.

I1I. Recommendations

1. The subcommittee supports the finding of the VPI-SU "Douthat State
Park Feasibility Study" that it is feasible to develop alternative land
use facilities in Douthat State Park. It is, therefore, recommended that
the General Assembly appropriate the necessary funds to the Department of
Conservation and Historic Resources to plan a pilot program to expand the
recreational opportunities offered in Douthat State Park. The initial
phase of such a program should be a study of the feasibility of the
construction of a lodge and tennis facilities.

2. The subcommittee finds that Cedar Creek Park in Russell County is a
unique scenic and recreational site. It is recommended that the General
Assembly appropriate, through a budget amendment, the funds necessary for
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the Department of Conservation and Historic Resources to perform a
feasibility study of the alternatives for expanding the recreational
opportunities at this site

Respectfully submatted,

William T. Wilson, Chairman
Howard P. Anderson

Glenn R. Croshaw

Clive L. DuVal, 24

A. Victor Thomas

William F. Green (ex officio)
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SCOPE OF SERVICES

Review and evaluate existing, facthtics at Donthat Stafe Patk in teraes of condition, atilization,
and prospects for expansion.

Develop and evaluate an alternatise iand e precoe-o ot Douthat State Park to inciude:

o 150 100m lodee, 18 hole polf conirse ame o7 oo oo Ll e

o retreat and conference center and relatest s sen b e ehities,

e a combination of the above ountdaer reri abionad Luwd nses as appropriate

Analyze and cvaluate the feasibility of affernative lind ose programe in terms of the following
considerations:

e  physical conditions

e ceological conditions

e cconomic conditions

e market (user) conditions

Analysc and ¢ sduate issues of comptibihiv of castine Guilities, resowrees, and reereational
experiences with alternative Eind use progrnne

Develop conceptual plans and other information lor o recommended land use program as

nceded

Funding for this projeet bas been prosd o by the Goeates aliceione © onomic Development

’

Commission and University FFxtensaon



EXISTING LAND USE

Douthat’s existing development takes np in area only one-seventh of the forty-five hundred (4,493)
acres which comprise the park. The fiftv (50) acre lake is the central feature of the park with a
majority of activitics and park facilitics associated with it. Virginia Route 629 provides access to the

park from Interstate 64 to the south and from Route 39 1o the north.

Onc of the six original parks built by the Civilian Conservation Corp (CCC), Douthat was opencd
in 1936. The restaurant, bathhouse, spillway dam, lake, park office complex, log cabins, and lodge
were constructed by the CCC. The intricate stonework. hand carved knobs, hand forged hinges and

other evidence of local craftmanship are still in use.
Douthat Park and its historic resources are on the Federal Register of Historic Places.
‘The current facilitics consist of:

* 30 onc and two bedroom cabins (25 rustic) for weekly rental from mid April to November
e | six room lodge for weekly rental from mid April to November
o 127 campground spaces located in 4 caanping areas as follows:
Campground A - 1S spaces near notth end of lake
Campground B - 39 spaces at north end of pink
Campground C - 38 spaces across from park headguarters
Group camp - 1S spaces below dam
Campgrounds generally open from Maich !n' December cach year
e A0 picnic tables located in 2 piente arcas as follows:
Picnic arca A - 30 to 38 spaces adjacent 1o dam
Picnic arca B - 30 to 35 spaces above road near dam
Pienic grounds open from March to December cach year
e 80 (1o 100) seat restaurant located adjacent to the ike with boat rental, bathhouse and swim-

ming beach located at cove on cast side of lake.



Restanrant, boat rental and swimming beach operated by concessioners typically from Me-
morial Pay to I abor Day each year.

¢ Forty-five miles of hiking trinls, access roads, park headeguarters, nature study center (mu-
scum), mterpretative trails, small boat aceess men and environmeéental cducation amphitheater.

The park is open for dasnse activities thionughout the e

In addition, the park has maintenance facilitics, thiee separate living quarters for park personnel,
radio transmitting facility, a local water system (2 wellsy, and numerous small septic tank absorption
ficlds for waste disposal. Many of the infrastructure facilities date from the original construction in

the 1930's. _ : .

Attendance figures show a steady vearly increase with the 1987 figure at 186.000 people.- While the
park is open during the entire year, cabins, campgronnds aind concession facilities arc usually open
for a 7 or R month penod depending upon weather conditions. Fypical daily antendance during the
summoer is about 1,500 people. Daily attendance diming the winter is considerably lower as most

facilitics are closcd.

The 1987 operating budget wirs about $260.690. [his level of expenditure represents a small steady

ineceace over the 1988 and 1986 budgets.

Revenues for 1987 were somewhat over $09.000; J98S and 1986 revenue figures were somewhat

over $100,500 and $9.4.000 respectively

Douthat State Park curienthy emplove S permanent cmplovees and tvpically hires about 15 seasonal

emplovees during the summer penod.



SUMMARY OF FINDINGS

A. DOUTHAT STATE PARK FACILITY (existing)

—

Douthat State Park s one of the six state parks constrneted in the 1930°s by the CCC.
Douthat State Park is an ontstanding example of the design concepts developed by the Na-
tional Park .'\‘(‘.r\\'icc and used in Virginia in the 19307

The primary features at Douthat State l‘:uk: are the reservorr, spillway, creck corndor and
surrounding wooded slopes, however, the Tandscape seencry is not spectacular or especially
notcworthy.

Douthat State Park contimns many historie stractures and improvements which has placed it
on the National Register of Historie Places.

Douthat State Park is under utilized seasonal. that is most park facilitics are only available for
a limited penod in late spring, summer, and carly (a1l

Douthat State Park appears to be developed at abont 1/7th of its optimum carrying capacity.
The current facility occupices a total wea of about 80 10 90 cares, not including reservoir, dam
and spillway, trails and bufler arcas, out of a total ind area of about 4,500 acres.

Douthat State Park had been under-maintained for an extensive length of time which had sc-
ri(msly impaited the condition of stractures and improvements. Recent efforts toward rencwal

in maintenance and rehabilitation of facilitics and infrastructure are noteworthy.

B. PIHHYSICAL FEASIBILITY

The most sutable land for structural park development s in vallev terrace, valley floor and
upper beneh locations, however portions of these units are restricted by existing land uses or
major constraints to development

Upper steep ridpes are not suitable for structural park development.

Usable valley terrace areas of 30 to 35 acres can be found cast of Douthat T ake in and adjacent

to existing park facilities. There are no primary consteaints to development within these arcas.



Usable valley floor arcas of greater than SO actes can be found south of the dam and spillway
extending 1o the Wilson Creek mfersection with Stony Run. ‘The floodplain of Wilson Creck
and associated wetland habitat are primatih phyvsieal constramts to development within these
areas.

Usable upper bench areas of greater than 180 acres can be found west and southwest of
Douthat 1ake. The difficultics of access and noncontignous pattern of suitable lands are the
pnimary physical constramts to development within these wreas.

Overall, there ss sufficient sutable land area with adequate access for an expansion of about 3
times (240 acres) the current structural facility of the patk. Including usable land arcas with
morc difficult access would rse that total 1o about S times (400 acres). More remote or diffi-
cult access land arcas will require careful plimnme and design to achieve compatibility with

existing character and facilities,

C. ECOLOGICAL FEASIBILITY

The most sensitive ecological units are focated m:

e the southern portion of the valley floor,

e the dramage swales which dissect the upper beneh unit,

e the northern portion of the valley floor and

o the upper steep ndues.

Any natural scep or sprang area is impaortant for wildlife and should be protected and managed
as a habitat resovree :

The southern portion of the valley loor s anestensive (20 1o 25 acie) haghly productive
wetland habwtat, m part {ormed by beiver actiaty and as areas of natural (scasonal)
mundation. The southern valley floor men (wethind and divlind) currently supports a popu-
lation of wild turkey

The dramage swales throngh the apper beneh proecide comndors for wildlife between wetland
arcas along Wilson Creck and upper ndue slopes of Middle Mountun and Bards Mountam.
The portions of park which have been cleared of undergrowth, such as the upper bench, valley

terr: - and valley floor, have inuted productian for wildlife because of a lack of food re-



sources and adeguate cover. Such practices, espeenliv m and adjacent to cabin arcas,
campgrounds. and picnic areas. 1s queshionable.

The praductivity and life of the reservoir at Douthat s limited by on-going sedimentation
processcs.

Overall, wildlife habitats of the park have already been impacted by existing use and manage-
ment practices. The impact s laghest i northern valley floor areas and valley terrace arcas
adjacent to Douthat Fake. More remote regions of the park have not been severely impacted

by the outdoor recreational activities of the park.

D. SUMMARY OF PHHYSICAIL & FECOLOGICAL FINDINGS

There arc sufficient usable kind arcas with little physical or ccological constraint to provide for an

expansion n facilities by 3 to S times the current facility of the park. Such as expansion would re-

guire an additional 240 to 400 acres of usable land properdy dispersed within the park.

E. COMPATIBILITY BETWEEN OLD & NEW FACILITIES

3l

The strategy for achicving compatibility between the old and new facilitics calls for a separation
of certam usces, such as resort hotel and golf course development. ‘The method of separation
most appropriate 1s 1solation and buffenng of usae areas, This strategy will insure that cach fa-
cility will have its own character. The development of proper compatibility requires sensitive
plannimg and desien.

The potential impacts of new facilities on the existimg park expenence are:

e traffic
® npoisc
®  vicws

¢ creased number of users

e other mmor impacts as noted

Proper nutigation through planmme and design should reduce these nnpacts to a manageable
level.

‘The major physieal impact of the new facilities on.existing iacilies will be the following:



e removal of the group camping facility from the existing site; this facility 1s currently not
programmed for replacement at another locanion.

*  removal of piemic facilitics from upper piemic site- thas facility 1s currently not programmed
for replacement.

* change m usc of the supermtendent’s residence and adjacent nstonie structures including
thosc located in pictuc arca 2.

e realignment of portions of the cxisting trail svstem,

¢ undergrounding or relocation of clectrical transiission lines through portions of the park.

4. ‘Thc major physical and ccological impact of new facilities on the sic itsclf will be the follow-
ng:

e the cleanng, grading, and cestablishment of an 1R hole polf course and related facilitics in
the upper hench area; such activity will mfluence surface runofl, vegetation distribution,
wildlife movements and subsurface dramage

e the clearne, grading and construction of a resont hotel complex i the valley terrace arca;
such activity will have slight influcnce on surface nmofl or dramage.

e the construction of road access, storm dramage, water, and sewage facilitics as required.

F. ECONOMIC FEASIBILITY

The economc feasibility of developmg alternative uxd nses withmn Donthat State Park was inves-
tigated through a process of comparative analyvsis with other state parks. This study 1s an alternative
10 a detailed market analvsis of Douthat ad was chosen 10 provade a broader cconomic and social

framework for comparitive purposes.

Five parks were selected on the basis of comparable stze locational ertena, and the character of the

natural resource base These parks include

Fall Creck Falls Park, 'I'N
Pipestem, WV
Canaan Valley State Park, WV

I ake Barkjev State Park, KY



Kentucky Dam Village State Resort Pink, KY

All of the scleeted parks are located i relatively remote mird regions; some had no direct con-
ncction to mterstate highways; some were located some distance from local communitics. All of the

parks had the typical (not spectacular) scenery of the remion and all relied to some extent on water

featurcs as a draw to the park.

Each park facility was mventoned and analy zad throngh marketing literature or official reports and
through telephone mterviews with park supenntendents and business managers. ‘The type of infor-

mation gathered included the following:

e size, location, natural resource character and age of facility
e data on revenues, expenditures and fiscal policies

e typc of visitor and attendance figures

e cmployment charactenstics by tvpe of work

e 1ype of character of structural facilitics

e typc and character of recreational improvements

e  other facilitics which support recreational usce

e capital improvement, mamtenance and management ssies
e  general business outlook for facility

o other issucs or concerns raised i mterview

A summary of cach mventory and evaluation s mchided i the appendix of this report. The fol-
Towing s a bracel overview of that tesearch and onr findinges as it pertinms 1o sssues at Douthat State

Park.

1.  Douthat 1 generally under atilized and underdevcloped i companson with the other state

parks surveyved. The following table shows attendance and size fipures for each facility meluding

Douthat.
Attendance Size (acreage)
Fall Creck Park, ‘TN 950,000 16,000
Pipestem Park, WV 900,000 4,000
Canaan Vallev Park, WV 700,000 6.000



Iake Barkley Park, KY HN0.000 3,600
Kentucky Dam Park, KY - 1,300
Douthat Park,VA 186,000 4,500

The most current fiscal/annual revenue and expenditure figures for these facilitics reveals a
higher magmitude of cconomic activity and probable ccononue generation within the sur-

rounding communitics.

Revenues Expenditures Gam/l.oss
Fall Creck Park, TN $2.700.000 $2,400,000 + 300,000
Pipestem Park, WV $2.900,000 $3.100,000 -200,000
Canaan Valley Park, \VV $7.200,000 £7,100.000 + 100,000
Kentucky Dam Park, KY $4.000,000 £3.600,000 + 400,000
Douthat Park, VA $ 99000 £ 260,000 -160,000

2.  Douthat docs not generate the type and range of emplovment i companson with the other
statc parks surveyed. The followmg table shows a summary of most current permanent and

scasonal emploviment statistics for cach facility including Douthat.

Permanent Fiploviment Scasonal Iimploymcent
Fall Creck Park, TN R7 50
Pipestem Park, WV 138 95
Canaan Valley Park, WV 140 230 to 300
1ake Barkley Park, KY 101 1o
Kentucky Dam Park, KY &4 157
Douthat Park, VA S 15

3. Douthat docs not contiun the range of secreational facihhies of modern family onented vacation

parks.

All of the parks surveved contamed at least one 18 hole goll conrse: several contamed mimmature

golf courses primarnly for children and additional 9 hole conrses for exeentive (short time) play

All of the parks surveyed contuned at least one Eknge swimneng pool center, tenmis courts,
sports fickds, and plavground facilities for voung childien: several of the parks contaned addi-
tional facilities such as baskethall comts volley ball courts, softball diamonds, ctc., scveral of
the parks contamed day care facilities for voung childien (so that parents can have the oppor-

tunity ¢ recreate).



Douthat docs not contun the range i lodeimg and niceting facilitics of modern family onented

vacation parks.

Al of the parks surveyed contamed at least one laree lodge or resort hotel with meeting rooms,
diming and banquet facilities. Several parks contam more than one lodge which was used for

special purposcs, such as a retreat facility

All of the parks surveyed indicated that conference and/or retreat faciliics were important 1n
drawing visitors dunng ccrtam pernods of the year; marketing and support from local commu-

mities 15 and smportant ingredient in park fiscal management.

All of the parks surveyed operated on a full ime vearlv basis.

A number of 1ssucs or concerns were expressed by supenntendents and managers of the sur-
veyed state parks. These include the concern for proper park mantenance, increasing park

emplovees salanes, and the need for long term leases (o park concessioncers.

Douthat Statc Park has excellent access from Interstate 64 to the south. Final construction of
the last scgment of Interstate 64 was recently completed i West Virgima, allowing direct
conncction between the Olio Vallev and the castern seaboard. Traffic projections for this
highway mdicate at least a threefold inerease i daily through traffic (15,000 to 18,000) within

the next ten years. Much of this increase will be non-resident tounst traffic.

Douthat State Park has a current unmet demand for Todging which appears to average over
18 requests per week. Numerous individuals have suggested that Douthat should double the
number of cabins currently available Our projechons indicate that 60 cabins would be occu-

picd at an occupancy rate of greater than 75 to R0"4,

In summary, it appear ccononucally feasible for Douthat State Park to support the following
mimmmum new land use program:

e develop 30 additional cabins;

10



e devclop a luxury, moderatelv sized resort hotel facility with conference and retreat capa-
bility;

® develop an IR hole golf course complex and related reereational facilitics; and

¢ develop additional facilitics to mecet the needs of adjacent day use populations and over-
night users.

The comparative analysis of other state park facilibes supports this minimum land use pro-

gram.

A more detailed desenption of the new land use program s given i the following sections of

this summary

9. An cxpanded Douthat State Park should generate revenues of between $2,500,000 and
$4,000,000 per year and emplov between R0 and 120 permanent employees and seasonally cm-
plov between S0 and 80 part time people This projection 1s based on a yearly attendance of

up to 600,000 1o 700,000 people.

10.  An expanded Douthat State Park would generate off-site cconomic activity along the Interstate

64 comdor, especially i and around the City of Clifton Forge.
ri

G. PROPOSED LLAND USE

The new land useprogram was developed and tefined thiongh the master plan process in con-

junction with other clements of the scope of seniees

The following are recommendations for the development of new facilities at Douthat State Park.

1. The construction of up 1o 30 cabins to be located in selected areas
a) adjacent to existing cabin facilities,
b) along the west side of Wilson € reck south of the spillway, and/or

Y near the east sude of the ake



10.

12.

The construction of a 150 1o 200 room luxury 1esort hotel (lodge) with banquet, conference
and retreat accommadations. The locanion of the hotel facility to be in the vicmity of picnic
arca B and the Supermtendent’s Residence upslope fiom the lake.

The construction of an 18 hole golf course and clubhouse with related reereational facilities
along the gently sloping beneh west of Wilson Creck.

The construction of a swimming pool center, tenms center, and other sport recreation facilitics
cither individually or grouped with related facilities, as appropnate. Such facilitics to be located
in new site(s) generally south of the spillway adjacent to Wilson Creek.

The construction of playground facilitics for young children at a central location for usc by
campers, cabin guests and hotel guests.

The construction of a fishing deck (prer) adjacent to Campground A at the north ond or along
castern sude of lake. -
The construction of a pedestnan bridee across the spillway to provide aceess to proposed re-
creation facilities along Wilson Creek south of the lake

The expansion and restoration of the existing small boat access and parking along the north-
castern side of the lake to accommadate a 0% increase in weekend use.

The expansion and restoration of the existing swunmung beach and related facilities to ac-
commodatc a 50% increase in peak daily use.

The renovation of the amphitheater for the presentation of lustoneal plavs, slide shows, and
weekly movies for park visitors.

The construction and improvement of a permanent Bacility for bovscouts, girlscouts and other
youth group users at the head of Stony Run in the southern portion of the park. Such a facility
should include permanent kitchen, diming, bath, storage and ollice space ‘Tent platforms or
other structures could also be constructed as necessary - Development of this facility will re-
quire vehicular aceess, clectrienty, water and sanitation,

Undergrounding or relocation of existing clectncal transmission line wineh cuts through the

central portion of the park.
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LODGE ( Resort Hotel)

The resort hotel is programmed to be a first-class, luxuy oriented lodging facility, offering the fol-
lowing types of appointments:
1. Guest Rooms 150-200 rooms

2. Food-and beverage facilitics

Coffce shop/cafe 125-150 scats
Hotel dining room 150-250 scats
" Coacktail/entertainiment __lmm;h 920-110 scats

3. Banquet and conference rooms (20K) to 3 people)

Banquet room 300 scat banquet stylc,
. subdivisible
Meccting rooms : S rooms, scating from

25 to S0 cach

4. Rectreat facility (30 to 100 people)
Meccting spaces - 4 to 6 mecling rooms
or outdoor spaces

bl

Other amenitics
Swimming pool, “jacuszi” ouidoor pool spa, health club,
gift and sundry shop, ground tansportation, guest laundry
and valet scrvice.

6. Parkine facility .

Parking should be provided ¢n the basis of one space

per guest room plus one space per SO <[ of meeting arca.

‘Fotal parking will rnpe hetacen 200 3l 470 spaces for

the hotel complex

The resort hotel will cither be a centralized use with 4l ou neet facilties loeated in a single site or
a central service facility with dispersed use areas in webe = sdies For example, some guest andjor
meeting rooms may be located in adjacent cabees aneas e o ity in accommodation. Also
certain recreation f:u'?lilirﬁ may be focated m e vy L e =i from the central facility for
greater compatibility. Fhese facilities may of may not be part ol 1 wotel management complex.
The maximum capacity of the hotel will 1ange between 200 and 750 people. The acreage require-

ments will vary trom 8 to 1S acres.

GOLF COURSE

The golf course and clubhouse facility will contmn approximatels 500 §f exclusive @8 cart storage

and open deck areas. Cart sterare will be appresinaely 160, Gitier under the clubhouse and/or
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separate facility. Open deck areas will be ap 1o 1200 0 Parking mea o up to 150 cars will be
necessary adjacent to or near the clubhouse facility “Transportation betacen hotel and clubhouse

will be provided by a shuttle cant svstem.

CABINS

Approximately thirty cabins are pioposed i selected areas adjacent to the lake. These rustic cabins
will be one, two and three bedroom umits with modest kitehen facilities The cabins will be rented

individually or in groups for larger gathermas related 10 the conference or retreat facilities.

SWIMMING POOL. A laree swiunming pool. vouth wading pool and bath housce will be located
n a sclected area adjacent to the lake The pool will he a free standing facility open to all who wisit

the park.

TENNIS COURT

Four to six tenms courts will be provided adjcent 10 the solf conrse clubhouse.

PLAYGROUND FACILIT}

This facility will melnde basketbali conrts volle badl dickds ontdom pln cquipment, and idoor

play arcas for voung children
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H. COST ESTIMATE AND PHASING

The preliminary estimate of development costs for the new land use program is listed below. In-
cluded in this listing are facilitics, infrastructure and other improvements which may be necessary
to accomplish the total development program. A minimum and maximum cost range is provided
as a rough guide for phasing and as a rough guide for phasing and as an overall estimate of needed
financial resources. Items are listed in order of estimated i';»sls not by priority. A more detailed and

accurate cost estimate will, of course, be developed as program items are more fully designed.

Program Jtem minimum cost maximum cost
Hotel Facility 6,000,000 8.000,000
Golf Course 2,500,000 3.000,000
Cabins 1,200,000 1,500,000
Swimming Center 420,000 450,000
Scewage Svstem Improvement 285,000 305,000
Youth Campground ' 120,000 150,000
Tennis Courts 100,000 110,000
Water System Improvements 45,000 52.000
Playground Facility 40,000 50,000
Pedestrian Bridge ' 20.000 25,000
General Clearing/Cleanup 20,000 23,000
Fishing Picr 12.000 15,000
Road Improvements 10,000 12,000
Boat Access hnprovements 9,000 11,000
Beach Improvements 9,000 11,000
“Theater Renovation 5.000 7,000
Baskethall Courts 4,500 5,000
Subtotal 10,799 <00 13,726,000
Professional Services/Fxpenses 2.699 875 3,431,500
Grand Total [RISUDRYA 17,157,500

The new land use program would require phasing primay beeanse of the scope and scale of the
total project. While notions of phasing are tentative at this time, it is helpful to establish some basic
critenia for selecting various projects. Phasing should proceed with a strong, moderately sized
project component. Phasing should be established over o S 1o.Zyear period sathat increments can
be constructed duting a construction season and not interrupt normal park use. ‘The construction
of major facilitics, such as the resort hotel or polf comse facility, should be phased for development

later in the program.
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The addition of more cabins appears to be a well known need and one which 1s moderate in scale

and funding resource The construction of cabims would be an excelient first phasc.

Renovation of certam facilities and infrastructure smmprovement would be a logical second phasc.
The upgrading or development of certun reeseation facilines, such as improvements to heach and
boat areas, fishmg prer and;or nature center wonld be an added asset at this phase. Much of this

work should have been done vears ago.

The resort hotel complex 1s a major undertaking and will require fime to prepare plans and acquire
the nccessary support. The hotel complex mav be mternally phased, that 1s 1t may be constructed
n sclf-supporting umts of 75 to R0 rooms with retreat and:or conference facilitics as later separate

phascs.

Ideally a hotel venture would prefer to have all major weerecational and support mfrastructure n
place prior to development. Conversely other reereational facilities, such as the golf course and/or
tenmis center, woukd prefer to have the hotel in place prior to development to insure an adequate

market.

Additional recreation faalities, such as the swimmmme pool center and playground facility, would

probably be phased after other major improvements have been constricted.

This tentative phasig schedule allows for the ordeth paced development of new facilitics at
Douthat with mmmumum dismaption of the park. It also allows tnme to evaluate new components in

the park and assess the quality of the recreational expenience of vistitors,
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I. POSSIBLE FUNDING SOURCES

Funding, 1s onc of the most important 1ssues 1o be faced m the process of planning for additional
land uscs within Douthat State Park. A number of different approaches to capital improvement
funding and opcrating funds for statc parks are brieflv deseribed ain this section. Any, or possibly
all, of these approaches may be required to put together sufficient financial resources to undertake
the proposed land use program for Douthat. ‘The development of a specific funding program will
require additional study and consideration by the Viegma | egislature, the State Park system, and

the people and institutions in the Allegheny Highlands.

‘The possible funding sources include:

General fund money
General obligation bonds
Revenue bonds

User fees

Dedicated revenues

Other innovative sources

GENERAL FUND MONEY  ‘The pumary source of funding for maost state parks 1s from general
fund moneys. These funds are discretionary, being allocated annually through the state budgetary
process and are subject to the prionties established i specifie budget eveles. General fund moneys
arc usually allocated for operation needs rather than capatal improvements. For example, in Virginia
m 1986 R8% of the operating budget and 3604 of the capital budget was provided by gencral fund

moncs for State Parks and recreation.

GENERAL OBLIGATION BONDS:  General oblivation bonds are the most common form of
revenue generation for the capital improvement of state parks. These bonds are backed by the credit
of the state and tend 1o be relatively seeure. Virgmn has an exeellent bond rating which would
hopefully be reflected i a lower interest rate Many states used this mechamsm to finance land

acqusttion arcas. For example New Jersey s 1983 Gieen Acie Bond Tssue rased $13S imillion for
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open space preservation, including state and local paklands. In the same year, Massachusctts
passed the Open Space Bond Tssue which rmsed $158.6 million for conservation and recreation in

the state.

REVENUE BONDS: Revenue bonds are guaranteed by proceeds generated by the activitics sup-
ported by the bond. This approach requires projects which generate substantial revenue to sys-
tematically retire the bond. Revenue bonds have. only been used by a handful of states for outdoor
recreation.  Nebraska 1s considenng a plan to use revenue bonds to fund the development of at-
tractions which will increase visitation and entrance fees. Possible projects within Douthat might

include the construction of additional cabins or the course facility

USFR FELS: User fees are generally used to help finance the operation of parks and recreation
arcas. ‘These fees, mcluding concessioner fees, typieally do not generate large amounts because of
the social concern with holding fees relatively low so that all residents of the state can have access
to public parks. The trend 1in many states 1s to imercase user fees for special recreational facilitics,

such as goll courses, tenms courts, or skiing facilities.

DEDICATED REVENUES: This spectal category of funding arc revenues, often from diverse
sources, which are carmarked for parks and:or reereation although they are not generated directly
by park usc. These dedicated revenues mav be fiom lottenes taxes on special items or luxuncs, or

as tax revenue penerated as a mutigation for cnvironmental damage.

For example, Pennsylvama has used a portion of its revenue from oil and gas leases for recreation
and conservation sice 1955, Michigan and Flonda have also used these dedicated revenues fro re-
creation. In 1988 Virgima attempted to pass legislation to establish an Open Space Recreation and
Conservation Fund for state and local parks hised upon tevenue collected from the grantor and
recordation taxes. Such a fund wouold have provided a steady and reliable source of revenue for re-

creation and conservation i thes state

OTHFR INNOVATIVE SOURCES:  Phere ane many other possible sources of revenue for parks

and reereaton Tast to mention a few woubd indude 9ift proprams to attract pnvatc and corporatc



donations, partnerships with private groups to mcerease services to visors, and a specsal park

fonndation, "Iricnds of Douthat” to help support capital development of alternative land uses.

Another source 18 dircet mvestment by the private sector such as the development of the resort
hotel or golf course and clubhouse facility The possibilities of private mterest in some type of
venture at Douthat are real. Such a public/private partnershp would require long term leases (20
to 25 years) and specificd agreements (conditions) for the development and operation of these fa-

cilitics. ‘This approach has been used by West Virgma and other states with some success.

In conclusion, all sources of funding should be mvestigated as possible revenuce sources for devel-
opment at Douthat State Park. The more traditional approaches, such as general fund monies or
bonds, probablv will not generate sufficient funding to accomplish the development program as
outlined m this report. ‘The more imnovative solufions, such as public;private partnerships or the

establishment of "I'niends of Douthat” mav be frintful options or avenues to further explore.
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J. FUTURE PROSPECTS AND DIRECTIONS

This repont concludes that at s feasible to develop alternative land use facilitics 1in Douthat State
park. Among these facilitics are a resort hotel, conference‘retreat center, a golf course, and other

outdoor recreational facilitics.

However, more detailed studics are needed to answer a number of outstanding questions and to
makc this project a reality.  Further work should include a more detailed market analysis, funding

strategies, mnvestigation of public/private jont ventures, prelimiary planning and detailed design.
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