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MARINA RECOMMENDATIONS:
SIZE, PRICING & AMENITIES

60 Wet Slips @ monthly rate of $12.75/linear foot  OR  for-sale 
at $4,250/linear foot

• Lease-up in 1.5 years with estimated average annual 
absorption of 40 slips per year

200 Dry Storage Slips @ monthly rate of $10.75/linear foot OR 
for-sale at $3,450/linear foot

• Lease-up in 5 years with estimated average annual 
absorption of 40 slips per year

• 200 dry storage slips are recommended because of the 
estimated lease-up time; if seven to eight years is not too 
long, than 300 is supportable

Services & Amenities
• Utilities:  Electric, water, cable, wi-fi
• Services:  Contracted maintenance and mechanic available, 

fuel, pump-out
• Club Amenities:  Full bar, eatery, club house with event 

space, a partnership with fitness facilities at the project for 
access

- A full, exclusive restaurant is not necessary with the 
planned surrounding dining options to be at the 
waterfront of the Belville Town Center

- In absence of a full restaurant, event space at the club 
house that can be reserved/rented out is necessary
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MARINA RECOMMENDATIONS:
EXECUTION AND PRICING CONSIDERATIONS

With a location off of the Intracoastal Waterway, no matter the level of execution or services, caution must 
be used in pricing of the marina slips

• Watermark Marina, new construction with a deluxe amenity package and closer proximity to the 
Atlantic Ocean, had to drop their pricing from $11 to $10/lft (dry) because the boaters interested in a 
river location are quite price sensitive

With the mixed-use environment of the town center anchored by the waterfront, it is very important to 
execute the dry storage in a very attractive way or disguise it all together and a smaller quantity of slips 
should make that easier
To the extent that cutting edge technology that reduces the disparity of experience from use of dry storage in 
comparison to a wet slip, there is demand upside for the dry storage facility 

• Wilmington Marina and Watermark Marina have done a particularly good job of incorporating 
technology to offer very attractive dry storage to boaters
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The conclusions and recommendations presented in this report are based on our analysis of the information available to us 
from our own sources and from the client as of the date of this report.  We assume that the information is correct, complete, 
and reliable.

Our conclusions and recommendations are based on certain assumptions about the future performance of the global, 
national, and/or local economy and real estate market, and on other factors similarly outside either our control or that of the 
client. We analyzed trends and the information available to us in drawing conclusions and making the appropriate 
recommendations.  However, given the fluid and dynamic nature of the economy and real estate markets, it is critical to 
monitor the economy and markets continuously and to revisit the aforementioned conclusions and recommendations 
periodically to ensure that they stand the test of time.

We assume that, in the future, the economy and real estate markets will grow at a stable and moderate rate.  However, 
history tells us that stable and moderate growth patterns are not sustainable over extended periods of time.  Indeed, we find 
that the economy is cyclical and that the real estate markets are typically highly sensitive to business cycles.  Our analysis 
does not necessarily take into account the potential impact of major economic "shocks" on the national and/or local 
economy and does not necessarily account for the potential benefits from a major "boom."  Similarly, the analysis does not 
necessarily reflect the residual impact on the real estate market and the competitive environment of such a shock or boom.  
The future is always difficult to predict, particularly given changing consumer and market psychology.  Therefore, we 
recommend the close monitoring of the economy and the marketplace.  The project and investment economics should be 
“stress tested” to ensure that potential fluctuations in the economy and real estate market conditions will not cause failure.

In addition, we assume that economic, employment, and household growth will occur more or less in accordance with 
current expectations, along with other forecasts of trends and demographic and economic patterns.  Along these lines, we 
are not taking into account any major shifts in the level of consumer confidence; in the cost of development and 
construction; in tax laws (i.e., property and income tax rates, deductibility of mortgage interest, and so forth); or in the 
availability and/or cost of capital and mortgage financing for real estate developers, owners, and buyers.  Should any of the 
above change, this analysis should probably be updated, with the conclusions and recommendations summarized herein 
reviewed accordingly (and possibly revised).

We also assume that competitive projects will be developed as planned (active and future) and that a reasonable stream of 
supply offerings will satisfy real estate demand.  Finally, we assume that major public works projects occur and are 
completed as planned.

CRITICAL ASSUMPTIONS
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Reasonable efforts have been made to ensure that the data contained in this study reflect accurate and timely 
information and are believed to be reliable.  This study is based on estimates, assumptions, and other information 
developed by RCLCO from its independent research effort, general knowledge of the industry, and consultations with 
the client and its representatives.  No responsibility is assumed for inaccuracies in reporting by the client, its agent, and 
representatives or in any other data source used in preparing or presenting this study.  This report is based on 
information that to our knowledge was current as of the date of this report, and RCLCO has not undertaken any update 
of its research effort since such date.

Our report may contain prospective financial information, estimates, or opinions that represent our view of reasonable 
expectations at a particular time, but such information, estimates, or opinions are not offered as predictions or 
assurances that a particular level of income or profit will be achieved, that particular events will occur, or that a 
particular price will be offered or accepted.  Actual results achieved during the period covered by our prospective 
financial analysis may vary from those described in our report, and the variations may be material.  Therefore, no 
warranty or representation is made by RCLCO that any of the projected values or results contained in this study will be 
achieved.

Possession of this study does not carry with it the right of publication thereof or to use the name of "Robert Charles 
Lesser & Co." or "RCLCO" in any manner without first obtaining the prior written consent of RCLCO.  No abstracting, 
excerpting, or summarization of this study may be made without first obtaining the prior written consent of RCLCO.  
This report is not to be used in conjunction with any public or private offering of securities or other similar purpose 
where it may be relied upon to any degree by any person other than the client without first obtaining the prior written 
consent of RCLCO.  This study may not be used for any purpose other than that for which it is prepared or for which 
prior written consent has first been obtained from RCLCO.

GENERAL LIMITING CONDITIONS
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