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Introduction 
The City of Maryville is seeking proposals from developers to design, finance, build and poten-
tially operate a quality hotel and conference center at Mozingo Lake Recreation Park in Mary-
ville, Missouri. The project site is located at Mozingo Lake Recreation Park, a city-owned and 
regionally known park located approximately five miles east of downtown Maryville. 

Through this Request for Proposals/Qualifications (RFP/RFQ), the City seeks to engage a 
highly-qualified, financially-capable development team able to perform all services necessary to 
successfully complete the hotel and conference center project. The City is most interested in 
proposals that include methods of structuring financing to minimize public participation and 
risk.  Additionally, the City is interested in proposals inclusive of operational capacities or rela-
tionships of qualified developers with experienced hotel management/operators. 

Following a review of proposals submitted by interested developers, the City will perform inter-
views with those determined to be best suited to successfully develop the project, and will make 
a final selection and recommendation for approval to the City Council. The City intends to enter 
into a Development  Agreement with the approved development team for the hotel and confer-
ence center project. 
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Background & Context 
The City of Maryville, Missouri 

The City of Maryville is located in the picturesque rolling hills of northwest  Missouri, approxi-
mately two hours from the metropolitan areas of Kansas City, Missouri, Des Moines, Iowa, and 
Omaha, Nebraska.  Incorporated as a town, on July 19, 1869, then later as a city in 1880, Mary-
ville occupies approximately 5.80 square miles and is home to 11,972 full-time residents, ac-
cording to the 2010 census.  Maryville is the county seat of Nodaway County (population 
23,370) and serves as a regional trade destination for the surrounding counties in Missouri and 
Iowa.   

Major transportation routes to and from Maryville include two U.S. Highways; U.S. Route 71 
and U.S. Route 136.  The two highways intersect on the east side of town and a branch of US 
71, U.S. Route 71 Business, serves as Main Street and the main north/south transportation corri-
dor.  Route 46, Route 148, and Route V also provide access into the community.  Maryville has 
scheduled ground transportation service via Jefferson Bus Lines to nearby connecting stops in 
Kansas City, Springfield, and Omaha.  Amtrak rail connections to major east-west routes are 
available from Creston, Iowa (70 miles north), three (3) Kansas City-area stations, and Omaha.   

Primary air service is available through the Northwest Missouri Regional Airport.  The munici-
pally owned facility has a newly reconstructed 4,400 foot hard-surface runway and adjacent 
taxiway, newly installed fueling capacities for general aviation aircraft and jet fuel, making it 
adequate for most corporate jet aircraft.   Rankin Field, a privately owned airfield, has a 3,000-
foot hard-surface runway and taxiway.  Both are lighted and offer maintenance and hangar fa-
cilities. 

The Maryville economic base is diversified, with a relatively equal distribution among the 
manufacturing, wholesale/retail, education, health-care and services sectors.   Manufacturing 
traditionally has been a principal industry in the city.  Agriculture production and corresponding 
agri-business industries provide a significant impact on the economy of the community and 
overall effervescence of quality of life.  The Maryville community benefits from a mix of em-
ployers including nationally known manufacturers, a state university, hospital, and state correc-
tional center.  The diversity of these employers contributes to a stable and growing  local econ-
omy. 

A unique market feature and predominant economic factor,  Maryville is home to Northwest 
Missouri State University, a state-assisted, four-year regional university with a recognized tradi-
tion of quality education and athletic programs.  Northwest has an annual enrollment of ap-
proximately 7,000 students.   Northwest is a driver in education, athletic and cultural activities 
which draw in hundreds of thousands of people to the community annually.  
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Park and Site Characteristics 

The subject property is located within the boundaries of scenic Mozingo Lake Recreation Park, a 
state-park quality 3,000 acre park, including a 1,000 acre lake with 26 miles of shoreline.  Com-
pleted in 1992, Mozingo Lake Recreation Park has grown into an outdoor recreation center for 
Northwest Missouri.  For example, many fishing enthusiasts consider Mozingo to be one of the best 
fishing lakes in the state.   Stocked with bluegill, catfish, bass, and walleye, anglers from across the 
country come for the fishing experience the lake provides.  The site is highly visible from US High-
way 136 and the hard-surface access to the site is already in place from US Highway 136 via Lib-
erty Road .  

The project site shown is approximately four acres, but can be expanded to meet the needs of the 
selected developer and project concept.  Beautifully positioned, the site is adjacent to Mozingo Lake 
Golf Course, an 18-hole championship caliber public golf course.  The course opened for play in 
1995 and was named “The Best New Public Golf Course” in 1996 by USA Today.  Golf Digest has 
also praised Mozingo as being “One of the top 10 public golf courses…” and “…a role model for 
public courses.”  Designed by Donald Sechrest, the course is friendly to first time golfers yet chal-
lenging for experienced players.  Mozingo Lake Golf Course, at its shortest, is 5,242 yards and 
stretches to its par-72 maximum of 7,135 yards.  It is expected that the selected development and 
conference center will work cooperatively with the golf course in a mutually beneficial relationship 
of promotion and financial strategy. 

The past decade has been a period substantial growth for Mozingo Lake Recreation Park.  The park 
now offers a full array of facilities and recreational opportunities.  We offer 109 full-service, lake-
side Recreation Vehicle (RV) camping spaces, five fully furnished camping cabins, Youth Camp 
facilities (including a large multi-purpose building), miles of hiking trails, equestrian trails and fa-
cilities, tent camping, a swimming beach, boating, hunting, and much more.   
 
Also located within the boundaries of Mozingo Lake Recreation Park is the Mozingo Outdoor Edu-
cation Recreation Area, commonly known as MOERA.  MOERA is a 320-acre facility operated by 
Northwest Missouri State University offering a variety of recreational and organizational team-
building opportunities through a rope course, challenge course, trap shooting, and canoe and kayak-
ing rentals. 
 
The City of Maryville has recently completed a rebranding and marketing strategy revision for 
Mozingo Lake Recreation Park. The rebranding efforts have strategically positioned the operation 
to continue to grow and remain a premier outdoor recreation destination in the region.  Please visit 
our new website at www.mozingolake.com for more information on all of the amenities offered. 
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Hotel Market Overview 

The following section provides an overview of the Maryville hotel market, based on data reported 
by individual properties within the market and compiled by IDM Group, LLC.   IDM Group LLC 
obtained historical information on the competitive set from three separate sources:  Explore Mis-
souri Tourism and Smith Travel Reports, which has been tracking local trends; the Smith Travel 
Research (STR) trend of the immediate market; and the STR trend of the competitive set. A com-
plete copy of the report may be found at http://www.maryville.org/mozingolodge    

This data is intended to provide bidders with summary information pertaining to the Maryville mar-
ket, and should not be relied upon for the basis of their proposals. Proposers and bidders should 
make their own analyses of market conditions prior to submitting an RFQ.    

Executive Summary of Mozingo Lodge Study 

The study presents the current and potential demand for hotel accommodations and analysis of ex-
isting facilities in the Maryville, Missouri market and the greater surrounding competitive market.   
The study recommends the position and general characteristics of the subject hotel and property 
amenities to compete among the market hotel accommodations.  These characteristics will be driven 
by architectural site limitations, functionality of the operation and the market’s ability to sustain 
business . 

Factors addressed in the market study include:  project site and accessibility, visibility, proximity to 
demand generators and their impact, benefit of support amenities and services, general economics 
of the market, comparison of competitive hotels’ characteristics, continuity with development and 
master plan strategy, lodging demand and competitive set investigation and comparison.   

Subject Market 

The Maryville area is a market position for growth and currently seen as a strong market for hotel 
operation based on the historical trend of the competitive set.   The market has seen a few down-
ward trends in occupancies from 2005 to 2010, yet the market is collective running in 2012 nearly 
67% occupancy.   Competition within the market is not seen as strong direct competition as it is 
mostly economy limited service facilities.   

The historical Combined Average Growth rate in the subject market averaged .5% per year from 
2007 to 2012.  Based on industry outlook and professional research performed, it is projected that 
the market should continue to see positive growth for 2013.   It is further projected that Lodging 
Demand will grow by 3.0% each year from 2013 through 2018.  

The most recent addition to Lodging Supply is in this market was in 2005.  The Maryville Market 
Competitive Set includes a base of 184 rooms.  

4



 

 

Summary Conclusions and Key Points 

Nodaway County and Maryville area reports fall with the Northwest Region of the Missouri Department 
of Tourism.  The county of Nodaway is one of 28 counties reporting to this region.  Nodaway County re-
ported $23,784,250 in gross sales and supported 776 jobs, ranking seventh within the region in both 
spending and employment.    Visitors comprise of 55.9% out-of-state travelers and 44.1% in-state.  Cou-
ples and families make up 66% and 71% of visitors, respectively.   The average trip length is 3.1 nights 
with average expenditure of $871 per travel party. 

Consultants project a ten-year operating pro forma for a 70-room subject hotel facility within the Mary-
ville market with extensive meeting space.   The recommended rate position for the subject hotel should 
be in line with that of the current market at a premium of $15  to $25.  The subject hotel most likely will 
be operated by a boutique, full-service, 3-star facility offering unaccommodated market lodging, corpo-
rate/social meeting, and group business with food & beverage services at a produce and service level that 
is currently unavailable in the area.  With consideration given to the outdoor aesthetic environment, the 
multiple options and ample land allow for a developer to make a project work for both the city and their 
specific offering.  

Key Points: 

• At 66.7%, the subject market of Maryville is running a higher 2012 occupancy than the state and re-
gional averages.  

• The market has seen combined average rates of growth from 2005 to 2012 with ADR up 4.2%, 
RevPAR and room revenue both up by 4.2%- higher than state and regional trends.  

• Regional competition is mostly limited-service and economy properties.   There are no full-service 
hotels in the immediate subject market; there are no hotels offering medium to large meeting facili-
ties.   

Summary Conclusions: 

• The properties subject hotel will exceed the competitive product in the market because it is new and 
offers more amenities and access to the community’s well-established amenities at Mozingo Lake 
Recreation Park than do other locations.  

• The site is visible, accessible easily from various directions, has existing and accessible infrastructure 
for development and has unique market positioning. 

• Occupancy should be expected to reach a five-year average of 68% (low) to 73% (high) and stabilize 
occupancy in the low-70’s range by Year 3, near 71%.  

• Site offers both visibility and accessibility to transient and social demand generators.  It is likely that 
the market will be driven by convenient access to lake, golf and events.  
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Development Opportunity 
With this RFP/RFQ, the City hopes to select a qualified Development Team to design, finance, 
and build a quality hotel adjacent to Mozingo Lake Golf Course within Mozingo Lake Recrea-
tion Park. The selected site represents a substantial opportunity to develop a quality hotel, due 
to its prime location in a regional lake park. The hotel and conference center would be a pre-
mier hotel in Maryville, a market that is under-served for leisure and business function accom-
modations.  The  RFQ should also identify, as part of the Development Team, the qualifications 
and experience for a hotel and/or hotel plus amenities Operator. 

The City’s goal for a hotel and conference center at Mozingo Lake Recreation Park is driven by 
a number of inter-related policy objectives which include: contributing to the City’s long-term 
economic development, including job opportunities and tourism; enhancing the City’s hospital-
ity and visitor serving offerings; and creating a positive impact on the City’s Mozingo Fund 
through cooperatively enhancing overall park revenues. 

An independent hotel market overview suggests a plan for a 70 room full-service hotel.  The 
City recognizes that individual developers may desire a project of a certain size according to 
their own market analysis or operations. The City is intent on securing a high quality, full-
service hotel that will advance its broader objectives. The concept for the hotel and conference 
center is encouraged to exhibit characteristics consistent with the surrounding environment. Ac-
cordingly, the City also seeks a project with conference space sufficient to accommodate a 
minimum of 250 persons in banquet-style seating (e.g. +/- 5,000 square feet). 

Onsite food service is considered an important part of the concept. With the exception of proper 
accommodations and meeting space, the City is willing to consider all options for a full-service 
restaurant or on-site food provisions in-lieu of a full-service restaurant. 

The City expects that the selected Development Team will have primary responsibility for se-
curing funding for pre-development, site preparation, necessary infrastructure, vertical con-
struction, and all other expenses and activities necessary to make the project successful while 
complying with applicable regulations. While the City of Maryville may be willing and able to 
offer financial incentives and assistance as necessary and appropriate, it like most cities, faces 
budget constraints and has limited financial resources. 

Ultimately, it is the City’s goal to minimize the level of public financial participation in the pro-
ject and to retain the most distinctive, quality project possible. Consequently, proposers are 
urged to consider creative development and financing structures that will accomplish these 
goals.  The City’s participation in the project could include land, fee waivers, public infrastruc-
ture improvements, and/or assistance related to conference center financing. Any request for 
such assistance will be considered in terms of demonstrated need as well as the value such par-
ticipation would bring to the City with respect to the goals outlined above. 
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Project Site 

Staff Concept 
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Submittal Requirements 
This section summarizes the basic requirements for all submittals and provides an overall 
schedule for the preparation, review, and selection process. 

Response Schedule and Contact 

All responses to this RFP/RFQ must be submitted on or before 5:00 p.m., June 14, 2013 to the 
following address and contact: 

Greg McDanel 
City Manager 
City of Maryville 
415 N. Market 
Maryville, MO 64468 
660-562-8001 
gmcdanel@maryville.org 
 
The City requests five (5) hard copies of the full proposal and one electronic copy on CD or by 
e-mail (PDF Format). Late proposals will not be considered, and incomplete proposals may be 
rejected. 

The overall schedule for the RFQ process is summarized below: 

 
*denotes dates are tentative and subject to change 

 

 

 

 

 

Action Schedule/Deadline 

City release of RFP/RFQ May 15, 2013 

Deadline for submissions to 
RFP/RFQ 

June 14, 2013 

Interviews with selected firm(s)* June 20, 2013 –July 17, 2013 

City Council Consideration* July 22, 2013 

Action Schedule/Deadline 

City release of RFP/RFQ May 15, 2013 

Deadline for submissions to 
RFP/RFQ 

June 14, 2013 

Interviews with selected firm(s)* June 20, 2013 –July 17, 2013 

City Council Consideration* July 22, 2013 
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Statement of Qualifications 

The City requests a qualifications statement that expresses the entity’s interest, vision, and ca-
pability to develop and operate a full-service hotel with conference center facilities at Mozingo 
Lake Recreation Park. Respondents to this RFP/RFQ are requested to supply all the information 
described herein, in a complete yet concise format. The City expects submittals to provide 
enough information to allow staff and other advisors to evaluate and rank qualifications of the 
development teams. The use of standard or stock company marketing materials alone is dis-
couraged except with respect to resumes or limited general information concerning the com-
pany or firm. The Submittals must follow the order and reference each of the numbered catego-
ries listed and described below. 

1. Firm Specialty 

Provide a narrative that details whether your firm develops or develops and operates conference 
hotel venues. Please identify the firm’s specialization. If teams are proposed that would sepa-
rately undertake the development and operating responsibilities, please provide information for 
each development team member. 

2. Vision and Development Program Summary. 

Identify the vision for the Mozingo Lodge and Conference Center and describe how the prop-
erty would fit into the firm’s overall business strategy. Translate your vision into a development 
program that identifies the type and quality level of hotel and conference facilities your firm 
would develop, as well as the lodging market this facility would access. Also, please detail 
plans for any ancillary (conference center, restaurant, retail, spa, etc.) uses your firm, or another 
entity, would develop in conjunction with the vision. 

3.  Operations. 

Identify anticipated hotel operators for the hospitality venue.  Also identify other proposed op-
erators for facility’s ancillary uses. Illustrate the brand promise, marketing program and reser-
vation system that is unique to the hotel operator. 
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4. Experience. 

Include a detailed resume for your firm (or if a development team, for each participating firm) 
citing specific experience with developing /operating a full-service hotel with meeting facilities. 
Identify other projects your firm has developed and/or operates including size, ancillary uses, 
and quality level. Also provide information regarding your firm (if a development team include 
each firm on the team) that identifies length of time in business, ownership structure, operating 
structure, principal offices, and the office that would service this project. Further, identify the 
project manager and personnel that would be assigned to the project including their level of ex-
perience and responsibility. 

5. Financial Capability 

Identify the firm’s or team’s capacity to secure the equity and financing required to implement 
the proposed development program.  Confidential information can be submitted to the City’s 
Economic Development consultant, Lee Langerock at Nodaway County Economic Develop-
ment. Please disclose if your firm or key members of the firm designated to as part of your De-
velopment Team have ever defaulted on its obligations, has had developments that were fore-
closed upon, or if bankruptcy has ever been filed. 

6. Implementation Time Frame. 

Outline the time period the firm proposes to initiate site and development program planning ac-
tivities upon signing an exclusive negotiation agreement with the City. Discuss your firm’s abil-
ity to initiate construction activities within 12 months after executing a development agreement. 
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Selection Process and Criteria 
This RFQ is the first step in considering the selection of a qualified development team to de-
velop and operate a hotel and conference center at Mozingo Lake Recreation Park. Subsequent 
to receiving qualifications packages from interested parties, City staff and its advisors will re-
view and screen the list of candidate developers down to selected finalists.  The finalists will be 
asked to participate in an interview with the City and its selected advisors.  Based on the sub-
mittal materials, the interview, and the application of the criteria described below, the City will 
select a top-ranked team and prepare a staff report for consideration by the City Council. The 
selected developer with be awarded an exclusive right to negotiate the terms of property dispo-
sition and development. 

The City does not warrant or promise to select a finalist developer and reserves the right to de-
termine its best course of actions.  The City also reserves the right to select a preferred develop-
ment team based on the response to this RFP/RFQ, foregoing the interview process, if it is de-
termined at its sole discretion that it is advantageous to do so.  Further, the City reserves the 
right to modify the terms and conditions of this or subsequent offerings, and to alter the selec-
tion process, criteria, and timetable as circumstances require, including making no selection at 
all. 

Each proposal will be evaluated in its entirety with all of the substantial requirements described 
above being considered as appropriate.  In conjunction with the evaluation of each Submittal for 
responsiveness and conformance to the RFP/RFQ, the city will evaluate each Submittal based 
upon the following primary criteria. 

1. Team Qualifications and Experience. 

The City will carefully evaluate the qualifications of the development team, and the specific 
personnel assigned to this project, in terms of experience developing comparable hotel projects.  
Specifically, the City is looking for demonstrated success with hotel projects having quality de-
sign features and components, attention to detail, excellence in planning and innovation, consis-
tent with the City’s goals for the Mozingo Lake Recreation Park site.  Particular consideration 
will be given to previous experience where the developer has held a controlling interest 
throughout the duration of the project and has worked in partnership with public sector entities. 
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2. Financial Capacity. 

The City will evaluate the developer’s demonstration of a credible ability to provide adequate 
funds to acquire and develop real estate projects of this nature.  The financial and organizational 
capacity of the proposed development entity that will be signing the Development Agreement 
will be of critical importance.  The proposal shall include the disclosure of current uncommitted 
equity capital on hand, lines of credit available, and estimates of how much debt and equity 
could be made available for this project.  Selection will significantly consider those responses 
that include strong equity capacitates backed by quantified information. 

3. Project Concept and Financing Proposal. 

It is the City’s goal to both attain the most distinctive, quality, and most marketable project pos-
sible and to minimize the level of public financial participation and risk.  Submittals that de-
scribe in sufficient detail a project and financing plan that achieves these primary goals will be 
evaluated most favorably.  Of course, the City will be looking for a development and financing 
concept that is both realistic and effective, given site characteristic and market trends. 

4. Special Requirements before Development Agreement Signing. 

The City will consider the implications of any significant conditions, limitations, special re-
quirements, reservations, or conditions precedent that the development team will require before 
signing a Development Agreement. Developers shall clearly and candidly state special require-
ments in the proposal. 
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Available Project Information 
 

The following website provides a number of documents in addition to a copy of this RFP/RFQ. 
It also will include notices concerning important dates or addendums. 

www.maryville.org/mozingolodge 

Documents available on this website include: 

• Conceptual Map 
• Mozingo Lake Recreation Park Map 
• Mozingo Lodge Study 
• FY 2013 Annual Budget Document 
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General Conditions 
Any material clarifications or modifications to the RFP/RFQ or the selection process will be 
made in writing and placed on the website cited herein. It is the responsibility of the developers, 
before submitting a response to the RFP/RFQ, to ascertain if any notices, clarifications, ad-
denda, or other communications to responders have been issued by the City.  Oral explanations 
or instructions from City staff, City Council, or consultants shall not be considered binding. 

Developers’ responsiveness to all items in this RFP/RFQ will be taken as evidence of the devel-
oper’s interest and commitment to the project.  A failure to respond completely will be inter-
preted as a lack of interest and commitment or a strong deficiency on the developer’s part. 

The City reserves the right to: 

• Modify or cancel the selection process at any time. 
• Waive minor irregularities. 
• Reject any and all responses to this RFP/RFQ and to seek new submissions when it is in 

the best interest of the City to do so. 
• Seek clarification or additional information or evidence from individual respondents, 

including but not limited to evidence of the developer’s financial status. 
• Judge the developer’s written or oral representations as to its veracity, substance, and 

relevance to development of the lodge and conference center site, including seeking and 
evaluating independent information on any development team. 

• Incorporate this RFP/RFQ and the selected team’s response to this RFP/RFQ as a part of 
any formal agreement between the City and the developer. 

• Modify the development opportunity available to potential development teams. 

All expenses related to any developer’s response to this RFP/RFQ, or other expenses incurred 
during the period of time the selection process is underway, are the sole obligation and respon-
sibility of the development team. The City will not, directly or indirectly, assume liability for 
these costs. 
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