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Executive Summary 
 

The Essex working waterfront and historic shoreline is a wonderful community resource that 

uniquely defines the character of the community.  Evidence of its historic and economic value 

to the town is embodied in its strategic military importance in the War of 1812, industrial 

importance as a shipping and boat-building site in the 19th and early 20th Century, and its 

commercial importance as a dependable and accessible marine base and boating mecca in the 

late 20th and early 21st Century.   

 

There are plenty of pre-existing studies and plans that reinforce and recognize that continuing 

to maintain and operate a working waterfront honors Essex’s past and provides a value-added 

opportunity for the future. The 2002 LWRP states quite clearly, “As a result of the historical use 

of this bay for marina and marina-related services, this area is best identified as the most 

reasonable and practical location on the Essex shoreline for commercial marina and boat-

related activities.” The Lake Champlain Bikeways, Lakes to Locks National Scenic Byway, Lake 

Champlain Heritage Area, the Lake Champlain Committee’s Paddlers Trail, --and the continued 

availability of the Essex Ferry, etc. have all created a network of multi-modal routes intended to 

merge transportation and recreation for the resident and visitor to Essex.  The huge public and 

private investment over the past 40+ years in developing public infrastructure, transportation 

planning, parking, interpretation, signage, Main Street, and tourism destination programs and 

services supports Essex’s branding and significantly and positively contributes to a proactive 

adaptive reuse of the Essex Marine Base Complex.  

 

A thorough inventory and evaluation of existing conditions, analysis of market and demand, 

assessment of regulatory issues and constraints, and discovery of community desires and goals 

were undertaken. Information was supplemented with local knowledge provided by property 

owners, community leaders, and a blue-ribbon steering committee comprised of local residents 

and economic development specialists.  

 

This report recommends 1) a merger of the three properties back into their original single 

ownership, 2) continued to operate a commercial and public marina, including reconfigured 

and expanded dockage and moorage, 3) infilled interior spaces with a combination of retail, 

public, cultural, event, and marine services, and 4) creating tastefully designed outdoor event, 

parking, and access spaces within the base complex.  Mixed Use with multiple revenue centers 

will reduce risk and improve operating income. How many uses might be 1) marketable and 2) 

suitable considering the historic building constraints, zoning requirements, parking, and the 
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lake flood hazard requires further study.  Establishing the percentage of the building that might 

be set aside for residential space should be considered as part of a master plan for the 

properties. 

 

One of the most significant feasibility issues associated with the merger and adaptive reuse of 

the marina properties focuses on the regulatory climate in which proposed re-or new-uses 

must comply. The planning, zoning, town, and public interests must shape the use and intensity 

of harbor and shore redevelopment, come to common ground on a proposed redevelopment 

plan, then collaborative approach the regional, state, and federal jurisdictional agencies with 

their plan—well prepared for modification and consultation.  

 

Who might own (and operate or lease out management) the Essex Marine Base Complex in its 

“future reincarnation” might include, (but are not limited) to one or more of the following 

scenarios: Exclusively private, for profit, long-term ownership, and management; Private 

Investor’s Circle --short-term ownership and turnkey to a third party (public or private) for 

ultimate ownership and management (The Willsboro Industries/Georgia Pacific Mill Case 

Study); Private, non-profit long-term ownership and management (i.e., ECHO); Public and 

permanent ownership by the Town of Essex managed by the Town Board (or a department or 

lessee) as a municipal, mixed use outdoor recreation area; Public and permanent ownership 

and management by a Town of Essex-created Development Commission, Local Development 

Corporation, or similar public benefit/quasi-public authority.  

 

Next Steps might involve: 

 
➢ Secure Site Control-short term while Phase 2 groundwork is completed. Have the 

properties appraised. 
 

➢ Conduct a Public Engagement and Outreach Program-deploy and collect community 
ideas and support. 

 
➢ Decide on a Preferred Governance/Ownership Structure.   

 

➢ Explore the feasibility of devoting a portion of the property building for museum, 

program, or exhibition/event space.  The Marina Complex might devote interpretive 

center or auxiliary museum space to accommodate programming and indoor exhibits 

focused on nature and history.  For example, boat building, longboat rowing, and other 

watercraft that have historical importance to Lake Champlain might be featured.  

Programs and cultural space could be housed in portions of the converted marina 
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buildings, especially if two-story exhibit/event spaces can be created within the 

structures.  Local artists exhibition may also have some draw if properly marketed. In 

additional environmental stewardship and lake-based water quality programming and 

events might also be developed within the marina complex’s space.  

 

➢ Design and Develop a Master Plan for the Site as well as a preliminary cost estimate for 
acquisition, renovation, improving stormwater, environmental concerns, well dressed 
parking and access, and development. Float the Master Plan with the 
regulatory/jurisdictional agencies to obtain comments and concerns.  

 
➢ Develop a solid Business Plan, including full Market Analysis, Fund Development and 

Capitalization Strategy, and Management/Operating Plan for various uses and 
revenue/cost centers. Further study of marina services and demand, especially from the 
Canadian and Vermont Market Areas. We were able to collect some published and 
available information from various sources which are provided in this report, but 
funders will require a more formalized business plan. 
 

 

The Final Report makes an argument for redevelopment of Essex Marine Base Complex as a 

small, multi-service marina that includes a unique cultural institution configured to actively 

contribute to the community’s social fabric and cultural identity. The Report demonstrates that 

the most viable and desirable Governance/Ownership structure is either private non-profit, 

long-term ownership and management, or public and permanent ownership by the Town of 

Essex, managed by the Town Board (or a department or lessee) as a municipal, mixed use 

outdoor recreation area. 

 

"Today, tourism, and recreation utilizing the incomparable natural and cultural resources of 

Lake Champlain are economic activities which no community can afford not to incorporate in 

any revitalization effort, but in doing so the communities need and wish to preserve the unique 

quality of life and the environment associated with it" (Essex and Clinton County LWRP 1997). 
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Introduction 
 

From Supervisor Ken Hughes: 

 

For over 200 years, Essex residents have known the value of our waterfront on 

Lake Champlain. Those boating on Lake Champlain have always known the value 

of a visit to Essex. In the 1800’s, Essex was the epicenter for Lake Champlain 

shipbuilding, with bateaux and schooners berthed from Essex Marina. The 

expanding economy led to marina expansion as well as to the creation of the Old 

Dock and Shipyard Point (Beggs Park today) where our famed Horse and Nail 

Factory once stood. Powerboats and sailboats converged into Essex under the 

ownership of the Morse family during the 1900’s. A property split in 1987 saw the 

short-term rise of success for these properties by three individual owners. Now 

the Essex Marina is for sale. The Essex Shipyard has been closed for over a year. 

The docks are literally crumbling back into Lake Champlain.  Chez Lin and Ray’s 

continues to attract a loyal clientele during the summer months, even during the 

pandemic. The general public is unable to access the lake from this area. 

 

The Lake Champlain-Lake George Regional Planning Board granted the Town of 

Essex modest funds to conduct a preliminary feasibility study to learn whether 

the purchasing and merging of these three properties by the Town would be of 

benefit to revitalize this area as the must-visit destination on Lake Champlain. 

There are many possible economic, social, historical, and cultural benefits to 

evaluating this opportunity. We know that a thriving waterfront equates to job 

opportunities, greater tourism, and a stronger economy for Essex. For area 

residents the benefits include job opportunities, direct access from Lake 

Champlain to Main Street, tourism dollars for local businesses, and attraction for 

families and visitors alike. If operated as a mixed-use, self-perpetuating revenue 

generator, the lakefront complex could inject much needed revenue into Essex 

and generate badly needed sales tax revenue for our community. 

 

With these hopeful, creative, and practical visions in mind, this preliminary, 

reconnaissance-level feasibility study outlines the possibilities, opportunities, and 

constraints to consider for this project.  It presents a terrific opportunity to take 

public action and drive community leadership that can link Main Street with the 

waterfront to enhance access, enjoyment, and benefit the entire Essex 

community—now and for future generations. 
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Project Understanding 
 

The Town of Essex, 

Essex County, NY 

on Lake Champlain 

hosts three 

waterfront parcels 

that could be 

utilized for an 

economic 

development 

project. This 

preliminary, 

reconnaissance-

level feasibility study involved generating an independent assessment of the current conditions 

of the parcels and the surrounding economic activity of the area to determine several scenarios 

for highest and best use of the properties. Activities included research and analysis to 

understand existing conditions, opportunities, and constraints, as well as identifying and 

analyzing the feasibility of possible highest and best reuses.  

 

Town officials will use the results of this study to help guide their decisions on the future use of 

the properties. This study was a collaborative effort between the Town, key stakeholders, Essex 

community leaders, the Lake Champlain Lake George Regional Planning Board, the Essex 

County IDA, Ann Ruzow Holland Ph.D.-AICP and Bruce M. Hoch, Managing Director, DCG 

Corplan Consulting LLC. 

 

Our Study Approach 

 

We collaborated with a Steering Committee comprised of regional, county, and town officials 

together with a local architect and landscape architect. The Steering Committee’s function was 

to assist us to be as informed as possible, provide advice on data and information sources, help 

access important stakeholders and property-owners as needed, conceptualize 

alternative/options for re-use scenarios, and provide periodic feedback.   

 

We identified, collected, and evaluated various existing economic, demographic, business, 

tourism, land use, zoning, and workforce data for the Town and any pertinent surrounding 

areas. Sources of information included: public databases, communication with regulatory 
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agency staff, interviews with property owners, neighbors, community leaders, and other key 

informants from within and outside the community, site visits, photographic resources and 

drone video, historical research, existing plans, and studies.  

 

Using a S.W.O.T. analysis (Strengths/Weaknesses/Opportunities/Threats)1 and 

Opportunities/Constraints methodological approach we comprehensively evaluated existing 

conditions and reuse options in terms such as: Image, Growth, and Demand (Strengths); 

Accessibility, Density, and Risk (Weaknesses); Preparedness, Depth, and Cost (Opportunities); 

and Competition, Recession, and Attrition (Threats). 

 

In consultation with the Steering Committee, we identified and determined highest and best 

use(s) for the development potential of the parcels utilizing a “post COVID-19” time horizon. 

Preliminary financial pro forma and cost/benefit analysis were considered to estimate reuse 

option viability.  Findings and recommendations for next steps, as well as identification of 

various funding streams, strategies, and recommendations for potential best use of the 

properties are included. This analysis provides a gap analysis as well as a preliminary and 

reconnaissance level feasibility analysis.2 

 

Site Parameters, History, and Assumptions 

 

We studied the three (3) waterfront properties owned 

respectively by L. Smead, P.& B. Burley, and B. Hamilton 

(South to North).  For the purposes of this study, an 

assumption was made that feasible adaptive reuse 

involves merging all three properties into one holding 

for redevelopment and reuse. For the purposes of this 

study, we also refer to each marina as:  North 

(Hamilton) Central (Burley) and South (Smead).   

 

Site control currently rests with the three property owners. At the present time, the North 

Marina is listed for sale with a real estate agent and there have been several inquiries.  The 

 
1 SWOT analysis is a strategic planning technique used to help a person or organization identify strengths, 
weaknesses, opportunities, and threats related to business competition or project planning. 
2 The consultants are NOT licensed and practicing attorneys, accountants, engineers, or architects and do not 
render any professional opinions regarding relevant legal matters. However, as professional-level planners and 
economic development specialists, we have been comprehensive in our analysis to provide a reconnaissance-level 
feasibility study.  Instead, we have used our specific expertise to frame this report and its recommendations.   
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Central and South Marinas do not appear to be listed, but we understand that both owners are 

interested in selling their respective interests. To our knowledge, no Purchase Options have 

been executed.  If interest in this project moves forward, it would make sense to 1) firm up 

three purchase prices that are fair and equitable, prorated “equally”, and include a “Hometown 

Discount,” and 2) obtain site control while investment in a Phase 2 or 3 analysis is underway.   

 

 

It is important to note that 

water side/harbor 

infrastructure appears to 

“belong” to the North and 

South Marinas along a 

demarcation noted on the 

site photograph (thin red 

line).  The service dock along 

the property boundary of the 

North and Central Marinas is 

owned by the North Marina. 

According to the owner of the 

Central Marina, they do not 

own any water infrastructure, 

but they own some residual 

water rights. (For more information, refer to Exhibit 4). 

 

A brief database search in the Essex County Clerk’s Office reveals dozens of property 

transactions involving all three properties, particularly since the 1986-7 Morse marina 

subdivision and further subdivision (1990). Further legal and title analysis are essential for “due 

diligence” and to verify parcel contents and boundaries, easements, and other existing 

encumbrances.  In addition, the binding 1989 Stipulation Agreement limits the number of slips 

in perpetuity to 100. The legal implications of the 1989 Stipulation Agreement apply to 

successors and must be understood in the context of a merged future incarnation of the 

properties and the Town’s adoption of a Harbor Management Law and Waterfront 

Revitalization Plan approved by the State of New York.  

 

According to the 2002 Town of Essex Local Waterfront Revitalization Plan (LWRP), “Shortly after 

taking over the Essex Marine Base property in 1987, the new owners divided the Essex Marine 

Base into two separate properties. The northerly portion included the service dock, two 
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boathouses, a gas station, a small workshop-apartment building, and the Cupola House; it is 

now [2002] operated as the Essex Marina. The southerly portion included the principal boat 

basin, with seasonal and transient dockage along with moorings for a total capacity of 60 boats. 

It also included a boat launch ramp, one boathouse, a restaurant-bar, restroom-shower-laundry 

buildings, a retail store, and the Cleland House (an unoccupied duplex house fronting on Main 

Street). The southern portion is now operated as the Essex Shipyard. In 1990, the Essex Shipyard 

was further subdivided to create a separate one-half acre parcel for the boathouse and the 

retail store building.” 

 

Historic Land Use 

 

A summary of the historic 

relevance of the Essex Marina 

Properties was published in the 

2002 Town of Essex Local 

Watershed Revitalization Plan:  

Early in the 1800s there 

were two shipyards in 

Essex. One was located 

on what is today known 

as Begg's Point and 

operated  

by John Ross, the other 

on Gould or "South Bay", 

the present site of the 

Essex Marina and Essex 

Shipyard and operated 

by the Eggleston 

brothers. The Ross yard 

built sail and 

steamboats. The 

Eggleston Brothers built 

the Euretta, the first 

sloop to sail these 

northern waters, about 

1800. A short time later, with war in view, eight or ten vessels of one-hundred 

and fifty tons were built as well as two hundred and fifty row galleys or bateaux 
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for the American fleet on the Lake. Around 1850, the village of Essex was the 

leading port on Lake Champlain, shipping locally produced lumber, iron, clothing, 

sash and doors, lime, brick, quarried stone, dairy products, etc.  

 

Business at the Eggleston 

Brothers' shipyard declined but 

later revived when it was 

purchased and operated by C.W. 

Mead as a boatyard. He built 

several sailboats and a 40-foot 

power yacht, the Emerald. In 

1938 the Morse brothers, James, 

Alpheus, and Frank bought the 

yard and set about reestablishing 

the business. By 1955, this 

enterprise boasted of having the 

largest undercover storage and 

first complete marina on Lake 

Champlain. It expanded to 

include a garage, machine shop, 

and boat building shop. With a 

1930s vision of seaplanes 

becoming a popular mode of 

travel, the name of the business 

was established as the Essex 

Marine Base and recognized as a 

seaplane base by the FAA. The 

identification can still be seen on 

aeronautical charts. James Morse 

operated the marina until the 

entire property was sold in 

December 1986. 
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Existing Conditions  

 

Despite changes in ownership and 

occupancy, the North, Central, and 

South Marina properties continue to 

provide various levels of commercial 

marina services, including storage, 

water access, and dockage despite 

changes in ownership.  However, 

marina services have continued to 

shrink to minimal levels.  Existing 

conditions, particularly at the Central 

and South Marina properties, have 

deteriorated. The breakwater has disappeared, the fuel dock is no longer operational, and 

typical marina services, such as a mechanic-on-duty are no operational.  Not all slips have 

power and slip-space is limited.  

 

The existing conditions analysis is organized into three sections.  

 

The first section focuses on water-based conditions and infrastructure that inform the 

constraints and opportunities associated with boating and recreation.   

 

The second section addresses the constraints and opportunities associated with the 

buildings and facilities that reveal the constraints and opportunities for retail, 

commercial, cultural/interpretive, and marine support services.  

 

The third section addresses the permitting and regulatory status of the existing uses and 

outlines framework for jurisdictional review of any future uses or reuses.  
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Harbor/Water Opportunities and Constraints 

 

North Marina Harbor 

 

Conditions of the on-water infrastructure on 

the North Marina property appear to be in good 

condition3. The Essex Marina fuel service dock 

(now decommissioned) is in the middle of the 

marina complex. The docking facilities are to 

the north of the service dock and consist of 360 

linear feet of 10 ft. wide fixed wooden crib 

docks and a Technomarine aluminum floating 

dock system with an 80ft.x 10ft. aluminum 

wave attenuation dock (purchased 1995).4 

North Marina Water Infrastructure  

(As per Owner) 

Floating docks  

Power at slips: eleven (11), 30amp 

and 50amp power posts  

Total number of slips: 40 

Accommodating boats up to 100 ft. 

Max. beam: 25 ft. 

Draft: 9 ft. at mean low water (mlw) 

Face dock accommodating yachts to 

100+ ft.   Draft: 15 ft. at mlw 

Total number of moorings: No moorings available at this time-however mooring field includes 

between 12 and 24 moorings. 

 

Central Marina Harborside 

 

Harborside facilities still retained by the Burleys are limited as they sold about one acre of 

underwater rights when they sold everything (but the boat shed and retail building) to the 

South Marina in 2009.  The decommissioned gas dock belongs to the North Marina, but the 

 
3 2020 Essex Marina Real Estate Listing 
4 See permit applications for NYS OGS, ACOE, and DEC for detailed drawings and descriptions of the history of 
harbor infrastructure. 
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Central Marina retains some form of title to a seven foot (7’) underwater strip parallel to the 

decommissioned gas docks associated with launching functions of the boat shed marine 

railway, and the right to tie up a boat to the gas dock for brief periods of time. The now 

crumbling and deteriorated concrete and timber docks serving 40+ boats were transferred in 

ownership to the South Marina. There is reference to a few remaining moorings as well that 

were transferred with the underwater rights to the South Marina.  

 

The owners noted that the Morse’s had begun construction on a floating breakwater comprised 

of tires at the time the Burleys purchased the property in 1987 that was permitted by the US 

Army Corp of Engineers (ACOE).  The Burleys indicated that they continued to complete the 

breakwater at the beginning of their tenure and later dismantled and decommissioned the 

breakwater when it began to sink, and the permit expired.5 

 

South Marina Harbor  

 

The South Marina docks are not inventoried6 and 

appear to be in various stages of deteriorating 

condition. Some are concrete-topped log crib and 

stone docks. The permit documentation received 

from the US Army Corp of Engineers (ACOE) includes 

early drawings and details of the dockage 

infrastructure. 

 

 

 

 

 

 

 

 

 

 

 

 
5 See section following regarding US Army Corps of Engineers Permits 
6 11 20 2020 Site Visit K. Hughes 
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Breakwater & Mooring Field(s) 

 
7According to the 

Army Corps of 

Engineers (ACOE)8, 

there once were two 

rubber-tire 

breakwaters installed 

between 1979 and 

1982, that 

subsequently fell into disrepair, were partially removed, with portions tumbled into deeper 

water (200’ deep).                                                      

One may have been 200’ and the other 

300’ in length and approximately 20’ in 

width, strategically placed to attend wave 

action to the northeast of the Central 

Marina and directly east of the existing 

south docks.     

 

The 2002 LWRP states, “Since both marinas 

have basins that are surrounded by timber 

and stone (on the bottom) docks, both are 

subject to potential [seasonal] flooding and 

wave damage. A breakwater is a critical 

piece of harbor infrastructure that 

attenuates wave action, particularly from 

the south.”  

 

Historical and photographic reference to a 

mooring field through the harbor area is 

noted, but the regulatory status is unclear.  

The North Marina appears to possess a 1 

acre, 12-24-unit mooring field reported by the owner to include 6ft.x6ft.x10inch concrete 

mooring blocks in place-- east of crib dock. The Central Marina owners indicate that residual 

moorings exist east of the central boat shed.  

 
7 1989 Trancik Study p16 
8 1979 ACOE Permit Application and ACOE Permit Files 
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9 Intact dockage infrastructure, including 40-80 slips, potential 

moorages, and the possibility of one or more breakwaters, 

despite their various condition, regulatory status, and configuration are significant property 

assets.  Further information is needed to clarify existing underwater infrastructure and 

condition, compared to regulatory permits and permissions. 

 

Sea Plane Base 10 

 

According to the FAA, the Essex Marine Base (North and Central Marinas) is an active sea plane 

landing site. Permission is required prior to landing. Lack of fuel service might impact future 

viability of this site for a landing base.  

 

 

 

 
9 LWRP I&A 2002 Section 11-Pg8 
10 Courtesy B. Hamilton  
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Landward-Harborside Boat Houses and Appurtenant Building(s) Opportunities & Constraints 

 

North Marina Boat Houses 

 

The North Marina boathouse is really 

two connected structures and are 

constructed of timber and wood.  The 

far north structure has two stories, 

and the middle structure has one 

story. The combined boathouse 

measures approximately 13,000 

square feet.  Large open spaces and 

smaller workspaces dedicated to 

various marine services and boat 

storage exist.  A combination of 

concrete and wood flooring, some of 

which are built over a lower 

basement and the presence of 

two functional marine railway 

systems comprise the floor 

systems.   

 

We had the opportunity, along 

with Supervisor Hughes, to 

tour the North Marina 

boathouse, speak with the 

owner, and take photographs.  

We were unable to conduct a 

site visit with the owner to the 

central boathouse due to the 

COVID-19 Pandemic in time 

for this report.   

 

 

 

 

 

North Boathouse-Far North Structure 

• Two story wood frame construction 

• 1 bedroom second floor apartment/office with full bath, lake side deck, no kitchen 

facilities (heated) 

• High tech phone system/intercom/door intercom system (with ability to access all 

locations) 

• Deck — elevated, pressure treated, canopied and handicap accessible deck in front of 

restroom/ laundry facilities 

• Restrooms – newly constructed men’s and ladies’ restrooms with two toilets and two 

showers each (handicap accessible and heated) 

• Laundry room — newly constructed with two (2) coin op washers and two (2) coin op 

gas dryers 

• Showroom — approx. 600 sq. ft. heated space 

• Motorboat shop — approx. 1200 sq. ft. heated space 

• Wood shop — approx. 1200 sq. ft. heated space 

• Recently renovated and operational Marine railway 

• Inside storage for approx. six (6) boats (accessible from water or land) 

North Boathouse-Center Structure 

• One story wood frame construction 

• Recently renovated and operational Marine railway 

• Inside storage for approx. seven (7) boats 

• Ships’ store Approx. 750 sq. ft. retail space / new construction (not heated). Three (3) 

built in wall coolers. Extensive store fixtures with slatwall and built- in shelving 
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The condition of the North Marina boathouses 

appears to be particularly good.  The interior 

and exterior were clean, well kept, lighted, and 

neat.  The “bones” of the structure, including 

the flooring appeared in good condition and 

well maintained.  Architectural and marine-

based artifacts are present throughout the 

open-framed areas.   

 

The north boathouse is served by the Town of 

Essex public water and wastewater systems 

and excess capacity exists to serve the 

property with adequate water and wastewater 

services.  This is an important asset to any 

redevelopment plans. 

 

Consistent with the history of the site, the commercial 

buildings were actively used to the present day. 

Evidence exists in the north boathouse of one or more 

combined structures, built and rebuilt over the 18th, 

19th, and 20th centuries. According to records from 

the NYS Office of Historic Preservation, the building 

complex was “built” by James Morse in the 1940s 

(“Blue Form,” completed in 1973 by John Durant of 

ECHO in support of the Essex Historic District 

nomination).   
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Central Boathouse 

 

Although under separate 

ownership in the late 1980s, 

the north and central 

boathouses are structurally 

connected and the property 

line/boundary rests not on 

where the walls “meet,” but 

inset within the central 

boathouse.  

 

The Central Marina property 

includes an 80-year-old large, 

one story boat shed on the 

lakeshore and to its west, a 

1960s style retail building on 

Lake Shore/Main Street.  

 

The large boat shed is a big barn with a metal roof, timber and wood construction measuring 

approximately 50x100 feet.  One large open room with ceilings ranging from 20-30 feet high 

was partitioned with sliding panels and doors to include a small workshop on the west side. It is 

believed that the workshop space is served by a furnace that has not been used in some time.  

The flooring varies between concrete, timber, and concrete piers in the water-based portion 
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and railway section. Municipal Water is hooked up, but there is no wastewater system or Town 

sewer system hookup.  The building served primarily as boat storage with ventilation provided 

by slatted and spaced flat board siding. With large doors opening to the lakeside and the 

marine railway in place, the space can store and launch boats.  

 

The central boat shed has not been used commercially for boat storage for some time and is 

only used for storage by the current owners. The condition of the building is sturdy, usable, but 

“fair,” the owners reporting that it could use some work including roofing repairs and painting.  

The marine railway is operable and has a new electric motor, but the underwater portion of the 

railway launch would have to be inspected.  

 

Road access to the site and parking is via reciprocal easement with the South Marina owner. 

The Central Marina owns the parking lot, and the South Marina owns the access road.  

 

Both the North and Central Marina properties were used as a sea-plane landing base and the 

roof of the central boatshed is signed on the south roof indicating Essex Marine Base.  

 

Associated Revenue Producing Structures  

 

In addition to the north and central boathouses, there are three or four other potential 

revenue-generating buildings nearby that are owned by the three marina properties.   

 

Essex Garage (Part of North Marina) 

 

 

 

 

 

 

 

 

 

 

 

The Texaco Station (Est. 1938) was built or moved from another location in the Town by Jim 

Morse Sr., the owner of the “Essex Marine Base.” The station was operational as a gas station 

and repair shop from the 1950’s until the 1980’s, when the marina was sold by the Morse 
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family. The building was repaired and restored in the 1990’s. The building is heated and 

includes three (3) bays with office, tool room, pit, basement and ½ bath.  

 

The Morse Cottage at Essex Marina (North Marina) 

 

The Morse Cottage is a two-story, wood framed structure 

located between the Essex Garage and the boathouses.  It 

is an historic structure with charming architectural details 

including stained glass windows and a view of the marina. 

The second floor one-bedroom apartment (600 sq.ft.) is 

furnished, 

heated, 

and air-

conditioned with a loft that can accommodate 

2 to 4 people. It has a living/dining room, 

kitchen, and bathroom with a shower. There is 

also a lakeside deck with beautiful views of the 

lake and the ferry crossing. The first floor is a 

furnished efficiency apartment (600 sq.ft.) that 

has a full kitchen and bath. 

 

 

Retail Space-2270 Lake Shore Road  

(Main Street -- Central Marina) 

  

Currently operating as a restaurant, this property has 

served multiple uses over time, including most recently a 

Deli/Store.  Linda and Tristan Faville have operated Chez 

Lin and Rays continuously for several years at this 

location.   
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Cleland House (South Marina)  

 

Recently renovated with lake views to the east, the 

Cleland House may be associated with the South 

Marina property.  This property shares a driveway 

and parking area via a reciprocal easement with the 

Central Marina property.  It once housed a 

commercial structure on the harbor.  

 

Existing Marina Services 

 

Small Boat Launching 

 

Boat launching capability for the site is limited due to the narrow shoreline and bluff 

topography, overhead electric utility lines, and lack of space for a car and boat trailer to 

maneuver and park.  Closest boat launches are in Westport to the south and Willsboro to the 

north. They are owned by NYS Department of Environmental Conservation. They are large 

enough and configured properly to accommodate Lake Champlain fishing tournament boats 

and trailers. 
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North Marina 

 

Existing services at the North Marina include: 

• Permanent Seasonal Dockage 

• Transient Seasonal Dockage 

• Small Boat Indoor Storage 

• Off street parking for approx. 42 automobiles 

• Internet/Wi-Fi 

• Trash  

• Fuel dock: Yes, gas and diesel11 

• Showers 

• Washers and dryers 

• Ships’ store 

• Boat wash-down service 

• Service department: By Appointment Only 

• Bait and tackle 

• Pump out: Yes. 

• Boat launching ramp: 500 ft. for small craft up to 23′.  

 

Central Marina 

 

The Burleys operated the Shipyard Marina from 1987-2009—which at that time included three 

properties and the harbor dockage and moorage.  The Rudder Club building, now demolished, 

was leased to a series of extremely popular restaurants, and the retail building was leased to a 

deli.  Both a service operation, boat storage, and boat restoration enterprise operated for a few 

years, but the businesses were not sustainable. Seasonal slip rentals for 40 boats plus dock and 

dine transient slips were available. 

 

South Marina 

 

Permanent dockage by private arrangement  

South Marina has small boat launch limited by permit settlement with Essex Planning Board to 

10 (ten) cars.  

 

 
11 However, North Marina Owner reports that fuel service has been removed and it would cost 50-60K to re-
establish. 
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Operating/Water Infrastructure Permit History/Status 

 

Agency Jurisdiction 

 

Several governmental levels are involved in permitting any new, renewed, or adaptive reuse of 

the marina lands and harbor. Because of their differing mandates and missions, all the agencies 

involved in waterfront issues may have varying permitting requirements. 

 

Each of the three marina properties may also have existing, renewed, or expired agency 

permits, or legal settlement conditions associated with various harborside and landward 

infrastructure, facilities, and activities.  Most, if not all the on/in-water infrastructure has some 

level of regulatory approval or legal settlements (lawsuits) from jurisdictional agencies.  We 

conducted a preliminary sweep of federal, state, and county clerk records that revealed an 

extensive history of legal and jurisdictional permitting activity, particularly since the 1980’s.  

Further analysis and confirmation of any permitting will be needed once Essex establishes a 

clear path forward. For the purposes of this analysis, the possible agencies with authority are 

noted and an “update status” section is provided where we were able to obtain additional 

information during this study.  

  

Agencies with existing and potential authority, consultation, and possible permitting for this 

site include, but are not limited to: 

 

Federal: 

 

US Army Corps of Engineers (ACOE) 

 

The Army Corps of Engineers (ACOE) is responsible for the protection and management 

of the nation's waterways and wetlands. Like the DEC, ACOE is empowered to review 

and issue permits for activities occurring in navigable waters that meet the national 

designation criteria. These activities include dredging, filling, bulkheading, and 

placement of structures in the water. A central mandate of the ACOE is to maintain 

navigable channels and the general functioning of the waterways of commerce.  

 

Update Status:  

ACOE provided prior permits issued in the vicinity of the project area. As a rule, more 

recent permits would supersede and/or modify previously issued DA permits. From 1951-
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2018, there were seven project applications and permits for construction activities in the 

entire harbor for marina properties.12 

 

National Environmental Policy Act (NEPA)  

If Federal funds or Federal Action/Agencies become involved, compliance with NEPA 

may be required. 

 

US Fish and Wildlife Service (UFWS) 

Consultation regarding Migratory Birds Act, Endangered Species Act, etc.  

 

National Park Service: National Register of Historic Places (NPS-NRHP) 

Consultation through NYS OPRHP/SHPO may be required, particularly if there are 

Federal funds involved with development. 

 

FEMA Flood Hazard Compliance (FEMA) 

The Town of Essex complied with the National Flood Insurance Act, delineated 

floodplain boundaries, and adopted a local compliance law in 1987. The entire Shoreline 

Overlay District is located on lands determined to be outside the 500-year flood plain. 

 

Update Status:  

New Lake Champlain FEMA risk assessment and building-by-building assessment 

information is expected to be transmitted by FEMA to Essex in 2021 that may also affect 

the project development.13 

 

State: 

 

NYS Department of Environmental Conservation (DEC) 

The New York State Department of Environmental Conservation (DEC) is responsible for 

management and protection of natural resources and environmental quality. The DEC 

regulates activities that may influence water quality. The surface waters of New York 

State are held in the public trust, allowing the right of navigation and incidental rights of 

fishing, boating, swimming, and other recreational purposes on public waters. The 

public trust doctrine has been extended to tidal waters, rivers, and lakes. Activities such 

as draining, filling, or building structures within a waterway may be undertaken only if 

DEC has granted a permit. In granting a permit, the DEC is empowered to place 

 
12 John R. Connell, Senior Project Manager, NY District Corps of Engineers, Regulatory Branch 
13 Source of Information: AHR Holland 2020, IJC LCRR Flood Study  
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conditions and restrictions on an activity which can include mitigation measures. In New 

York, any person (developer) must comply with the State's riparian water right system 

and may need a Protection of Waters Permit from the Department of Environmental 

Conservation if the project will modify or disturb the course, channel or bed of any 

stream or remove any sand, gravel or other material from the bed or banks of a stream. 

 

Update Status:   

A brief search of NYS DEC spill database did not reveal any localized spills associated 

with the marina properties.  A search of the DEC permit database14 reveals 37 permit 

files associated with the Central and North Marinas and none for the South Marina.  

 

NYS Office of General Services, Marine Division (OGS)15 

Prior to any development occurring in the water or on the immediate waterfront, OGS 

should be consulted for a determination of the State’s interest in underwater or 

formerly underwater lands and for authorization to use and occupy these lands.  

Administration of the Public Lands Law for acquisition and disposition of lands, grants of 

land, grants of easement and issuance of licenses for land underwater, including for 

residential docks over 5,000 square feet and all commercial docks, issuance of licenses 

for removal of materials from lands under water, and oil and gas leases for exploration 

and development. Administration of Article 3, Section 32 of the Navigation Law 

regarding location of structures in or on navigable waters. 

 

Update Status:  

The North Marina holds rights to an underwater grant to Henry Ross by Letters Patent 

dated June 12, 1833 and recorded in the Department of State in Book 31 of Patents at 

page 14. This grant was for commerce purposes only.  There is another area in the North 

Marina’s harbor that is ungranted and is still State owned.  NYS OGS issued a Marina 

License to Essex Marina, Inc. on November 13, 2007 for 20 slips. The license expired on 

April 30, 2017 and a letter for renewal of the license was sent. As it currently stands the 

part of the North Marina on State owned lands underwater needs to be licensed to keep 

the structures. (Submerged Land License granted to the North Marina (Essex Marina). 

Submerged Land License for Essex Marina Lake Champlain, Essex County License No. 

LUW02064 (replaces LUW00249)). 

 
14 https://www.dec.ny.gov/cfmx/extapps/envapps/index.cfm 
15 Ralph W. Hill, PLS, Real Estate Officer 1, Office of General Services │State Asset & Land Management 
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NYS Department of State, Coastal Resources Division (DOS-CMP) 

The Waterfront Revitalization of Coastal Areas and Inland Waterways Act is the 

statutory authority coordinating all actions affecting New York State’s coastal area and 

designated inland waterways. In 1981, the New York State Legislature enacted Article 42 

of the Executive Law, the Waterfront Revitalization of Coastal Areas, and Inland 

Waterways Act. In 1982, the New York State Coastal Management Program (CMP) was 

created to establish the boundaries of the New York State Coastal Area within which the 

CMP applies, describe the organizational structure to implement the CMP, and provide a 

set of statewide policies enforceable on all State and Federal agencies which manage 

resources and coordinate actions along the State's coastline. Article 42 also offers local 

governments the opportunity to participate in the State's Coastal Management Program 

on a voluntary basis. Localities are encouraged to prepare and adopt Local Waterfront 

Revitalization Programs (LWRP) which in turn, would provide more detailed 

implementation of the State's program through use of existing broad powers, such as 

those covering zoning and site plan review. 

 

Update Status:   

Any proposed actions on the marina properties may be subject to 

consistency/compliance with the Town of Essex Local Waterfront Revitalization Plan and 

Harbor Management Law to comply with the State CMP.  

 

NYS Office of Parks Recreation and Historic Preservation (SHPO)16 

The Environmental Review program is a planning process that helps protect New York's 

historic cultural resources from the potential impacts of projects that are funded, 

licensed, or approved by state or federal agencies. Under Section 106 of the National 

Historic Preservation Act and Section 14.09 of the New York State Historic Preservation 

Act, the SHPO's role in the review process is to ensure that effects or impacts on eligible 

or listed properties are considered and avoided or mitigated during the project planning 

process. In addition, the SHPO advises local communities on local preservation 

environmental reviews, upon request, under the provisions of the State Environmental 

Quality Review Act. 

 

The Environmental Review program is an interdisciplinary process that involves all SHPO 

program areas. Project review is conducted in two stages. First, the Survey and 

Evaluation assesses a property to determine whether it is listed in the New York State or 

 
16 Weston Davey Historic Site Restoration Coordinator weston.davey@parks.ny.gov    
 

mailto:weston.davey@parks.ny.gov
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National Registers of Historic Places. If listed or determined eligible for listing, then the 

second stage of the review is undertaken. This portion of the review involves the staff of 

the Technical Services Unit who determine whether the proposed action/project will 

have an impact/effect on the qualities of the property that make it eligible. For projects 

that involve new construction or the significant expansion of existing buildings, the 

project will also be reviewed by the staff of the Archeology Unit who determine whether 

the project site falls within a known area of archeological sensitivity. If so, they will 

request phased surveys to determine the extent of the potential impact. 

 

Update Status:  

A preliminary consultation was held with the SHPO staff. Some of the materials 

developed for the Wastewater and Drinking Water Projects (Phase 1A/1B Cultural 

Resource Assessments) will be useful to the archeological study and consultation process 

for the marina properties.  SHPO and Archeological Review--A consultation with both 

SHPO and the Archeological Review offices will be necessary for any future development.  

NYS OPRHP uses an online portal entitled CRIS to initiate the consultation process and to 

keep track of any pre-existing information and consultations.   

 

NYS Adirondack Park Agency (APA) 

The Adirondack Park Agency (APA) regulations provide for the review of any project that 

involves any shoreline within the Park. In a Hamlet land use area, any new structure 

over 100 square feet in size except docks and boathouses must be set back at least 50 

feet from the mean high-water mark (MHWM) of any water body navigable by boat or 

canoe, including rivers, streams, lakes, or ponds.  Building setbacks are measured 

horizontally from the closest part of the structure to the mean high-water 

mark.  Porches, decks, and other physically attached components are considered part of 

the structure when applying the setback requirements.  If a subject property 

contains pre-1973 structures which are located within the 50-foot setback area; any 

expansion of these structures or change in use of these structures, or the addition of 

new uses within these structures could require Agency approval. Vegetative cutting 

restrictions also apply to the shoreline of any navigable waterbody.  The removal of any 

vegetation is limited within 6 feet of the high-water mark.  The cutting of trees is limited 

within 35 feet of the high-water mark.   

  

Update Status:   

Although the marinas are located within the Hamlet Designation of the APA, the project 

will require a jurisdictional determination (JD) and possibly a shoreline variance for any 
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activities within 50’ of the Mean High-Water Mark 17of Lake Champlain.  Consultation 

with the APA reveals three jurisdictional determinations for marina related properties 

and an agency variance.  

 

 

NYS Environmental Quality Review Act (SEQRA) 

Most projects or activities proposed by a state agency or unit of local government, and 

all discretionary approvals (permits) from a NYS agency or unit of local government, 

require an environmental impact assessment as prescribed by 6 NYCRR Part 617 State 

Environmental Quality Review (SEQR) [Statutory authority: Environmental Conservation 

Law Sections 3-0301(1)(b), 3-0301(2)(m) and 8-0113]. SEQR requires the sponsoring or 

approving governmental body to identify and mitigate the significant environmental 

impacts of the activity it is proposing or permitting. Environmental assessments are 

standardized through use of the Environmental Assessment Form (EAF). On completing 

an EAF, the lead agency determines the significance of an action's environmental 

impacts. The agency then decides whether to require (or prepare) an Environmental 

Impact Statement and whether to hold a public hearing on the proposed action. 

 

Update Status:  

The Action is likely to require compliance with SEQRA as a Coordinated Action with the 

Town Planning Board or Town Board serving as Lead Agency. 

 

Municipal: 

 

Town of Essex Zoning Law 

The process of zoning consists of dividing a particular region of land into districts or 

zones, and then specifying the types of land uses that are allowed and prohibited for 

each zone. The Town of Essex Zoning Law institutes a highly specific zoning ordinances 

to influence the nature and intensity of development in the Town. The Town of Essex 

Zoning Ordinance is also used to preserve the architectural integrity of the buildings in 

the Essex Historic District.   

 

In addition, the Town has a Shoreline Overlay District and associated regulations. The 

Shoreline Overlay District regulations are intended to provide additional protection to 

the lakefront and shorelines of the Town of Essex so that uses of land and structures are 

arranged, constructed, and operated in a manner that conserves the natural beauty and 

 
17 99.37 Feet 
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environmental integrity of this area of the Town. As stated in the Town of Essex 

Shoreline study, "the overall intent in creating this overlay district is to encourage 

growth that does not detract from the community character or degrade the natural 

environment near the Town's shoreline." In the overlay district, proposed land uses are 

subject specific regulations--in addition to those requirements and standards ordinarily 

applicable to the underlying districts. In case of conflict, the more restrictive regulation 

requirements will apply. 

 

Town of Essex Harbor Management 

Law  

Construction or expansion of 

any in-water structure, 

including but not limited to 

docks, piers, wharves, or 

jetties requires a special 

permit from the Planning 

Board pursuant to the Town 

of Essex Waterways and 

Harbor Management Law. 

 

Town of Essex Local Waterfront 

Revitalization Plan (LWRP) 18  

 

The 2002 Town of Essex Local Waterfront Revitalization Program (LWRP) is the Town's 

principal waterfront management tool together with the Essex Zoning Ordinance that 

includes a Shoreline Overlay District. Included in the adopted LWRP is also a Harbor 

Management Plan and Law.  

 

Furthermore, the 2002 LWRP identifies the marinas as lying within the Essex Hamlet 

Area 2 of the Harbor Management Plan, and states, “A pierhead line within which 

expansion of the marinas will be considered has been established as part of the Town's 

Waterways and Harbor Management Law adopted in March 2003 (Appendix C). Any 

expansion of the marinas within this area will be subject to all the zoning rules and 

regulations, SEQR, and other environmental considerations and reviews” (Section II-10). 

 
18 The Town adopted the Essex LWRP 12/12/02 and approved by NYS DOS 7/29/03. 
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To receive permits from the State agencies, a proposed project must be consistent with 

the Town's LWRP.19  

 

LWRP review of local actions is coordinated with existing regulatory processes and in 

most instances occur concurrently. For local actions requiring approval by the Town 

Planning Board, the Planning Board makes the consistency determination. 

 

Update Status:  

Compliance with all three local laws, including the Special Use and Shoreline Overlay 

District and Regulations, the Harbor Management Law, and the LWRP will be needed for 

reuse projects.  This will include consultations and compliance with NYS General 

Municipal Law (GML) via a County Planning Board Consultation and SEQRA. 

 

 

 

 

  

 
19 The Town of Essex Local Waterfront Revitalization Program (LWRP) is a locally prepared comprehensive land and 
water use plan for the Town's natural, public, and developed waterfront resources along Lake Champlain. As part 
of its coordination role, the LWRP consistency review can help to resolve these conflicts and to ensure that the 
Town's policies and plans are considered by all permitting agencies. Under the adopted 2002 LWRP, local 
discretionary actions, including those subject to the Town's land use review, and environmental (SEQR) 
procedures, are reviewed for consistency with the LWRP policies. 
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Market Demography  
 

From published, third-party sources such as the US Census Bureau, the US Bureau of Labor 

Statistics, and ESRI (Environment Systems Research Institute20), we have structured the 

following analysis along micro- and macro-economic lines of research21.  A description of a 45-

minute drive time Market Area is utilized as the micro-economic frame of reference.  (Refer to 

Exhibit 1 below).  

 

Exhibit 1 – 15-Minute, 30-Minute, and 45-Minute Drive Time Radii from Essex, NY 

 
Source: ESRI Business Analyst, 2020 

 
20 ESRI – Environmental Systems Research Institute – internationally recognized GIS software publisher; 
https://www.esri.com/en-us/home 
21 This study’s scope did not include gathering or generating original statistical data and the authors recognize that 
conventional statistical sources noted may not be as reliable as locally-collected data triangulated with 
conventional sources. However, the data collected is useful to paint a broad-based understanding of the regional 
demographics for the purposes of a reconnaissance-level feasibility study. 
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Against this, we have compared the combined States of New York and Vermont as a macro-

economic “benchmark” to quantify the Market Area.  The averaging of NY and VT 

demographics to create the two-state benchmark is in recognition of the imbalance of 

downstate NY population data on the state as a whole, the history of somewhat inaccurate data 

gathering in the North Country, and the changing demographics picture of Vermont.  Appendix 

Tables 1 through 11 contain a column entitled “NY/VT Combined region” which denote the 

two-state benchmark. 

 

Note: During the Covid-19 pandemic, the collections and use of demographic data is an on-

going issue with all economic development analyses. We are aware of the changing dynamics of 

population movements away from dense urban areas and are attempting to compensate for 

data inaccuracies to the best of our professional ability. 

 

Market Demography Key Findings 

 

Using the data sources described above, eleven tables have been composed (Appendix Tables 1 

– 11) that evaluate the 45-minute drive time Market Area against the two-state benchmark 

(Combined NY/VT Region). The analysis covers the following general topics: 

 

• Population Characteristics 

• Income, Race, & Education 

• Labor Force & Earnings 

• Housing 

• Consumer Spending 

 

The tables highlight where the Market Area demonstrates Advantages when above the 

benchmark in each category (these are strengths or opportunities), or Constraints (weaknesses 

or threats) when the Market Area lags or underperforms the benchmark.   From the tabular 

data, the following narrative conclusions have been drawn about the Market Area’s advantages 

and constraints in comparison to the two-state benchmark figures: 

 

Advantages 

 

• Population growth is faster than the benchmark.  

• The percentage of working age persons is higher. 

• Middle income earnings are higher.  
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• Average Seniors household incomes are marginally higher. 

• Educational attainment by college graduates is higher. 

• Industry employment in Agriculture, Manufacturing, Retail, and Public Administration 

sectors are above the benchmark. 

• Higher percentage of workers in the labor force. 

• Employment by Professional category is above the benchmark. 

• Owner-occupied housing is more prevalent than the benchmark. 

• Average home prices are more than 40% lower than the benchmark. 

• Consumer spending on boating/recreational appears to be higher for those that live 

closer to Lake Champlain. 

Constraints 

• Median age is older. 

• The representation of senior-aged persons is higher. 

• Household incomes are generally lower. 

• Racial diversity is significantly lacking. 

• Blue collar occupations are more prevalent. 

• Earnings in all categories are below the benchmark. 

• Renter-occupied housing is under-represented. 

• Discretionary consumer spending indicates the less general affluent patterns occurring 

in all categories. 

 

Profiles of Market Demographics 

 

ESRI recognizes that market data can be based on both demographic and socioeconomic 

characteristics. To synthesize this, ESRI’s Tapestry Segmentation classifies US neighborhoods 

into 67 unique segments.  The table below demonstrates how the 45-minute drive-time market 

can be categorized using prevalence of households that within ESRI Tapestry framework.  The 

most active consumer group (Group 1) represents 12% of the households in the 45-minute 

Market Area.  Groups 2 and 3 represent 8.4% and 7.0%, respectively. 
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Group 1 (12% of Households) Group 2 (8.4% of Households) Group 3 (7.0% of Households) 

Gen X Urban Group Gen X Urban Group Cozy Country Living Group 

“In-Style” Subgroup “Emerald City” Subgroup “Green Acres” Subgroup 

Professional/Management 

occupations 

Professional/Management 

occupations 

Professional/Management 

occupations 

College degree College degree College degree 

White White White 

Married, no children Single Married couples 

Median age of 42.0 years Median age of 37.4 years Median age of 43.9 years 

Occupy single family homes Occupy units in multi-family Occupy single family homes 

$73K household income $59K household income $77K household income 

Use coupons, mobile coupons Travel frequently Do home improvement 

projects 

Support arts, theater, concerts, 

and museums 

Buy, eat organic foods Members of veteran’s clubs, 

charitable organizations 

Partial to late model/compact 

SUVs 

Prefer natural, green products. 

 

Own truck/SUV 

 

 

Research and Analysis 

 

Population  

 

Comparison of population demographics in Appendix Table 1 that the Study Property Market 

Area is growing more rapidly than the two-benchmark benchmark in all categories. 

 
Age & Gender  

 

For age and gender characteristics, Appendix Table 2 indicates the median age of the Market 

Area is considerably older than the benchmark average.  Growth rate among seniors is 

markedly faster than the benchmark.  Males tend to outnumber females in the market area 

which is somewhat unexpected compared to regional and national statistics. 

 

Income 

 
On the topic of income demographics, Appendix Table 3 shows that middle income brackets are 

more prevalent in the Market Area as compared to the benchmark. The upper mid-income 
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range of $50,000-$74,999 represents the largest segment of the population (18.2%), at slightly 

below 6,000 households. Median Household Income is about 7% lower and Per Capita Income 

is about 6% lower than the two-benchmark average. Average Seniors Household’s Income is 

just slightly above the benchmark figure.  

 

Racial Diversity 

 
An apparent lack of racial diversity is noted throughout the Market Area as indicated by 

Appendix Table 4, with the White Alone segment dominating the other categories. The 

Diversity Index is significantly below the benchmark, perhaps indicating that cultural amenities 

sought by non-white groups may be lacking in this location. 

 

Educational Attainment 

 

Appendix Table 5 reveals the older nature of the Market Area compared to the benchmark as 

well as the higher educational achievement levels of residents in almost all categories. 

 

Industry Employment 

 
Appendix Table 6 shows the Market Area employment excels in the Agriculture, Manufacturing, 

Retail, and Public Administrations sectors. Some weakness is seen in Construction, Wholesale, 

Transportation/Utilities, Information, Finance-Insurance-Real Estate (FIRE), and Services 

industries sectors. 

 

Occupational Employment 

 

The labor picture in Appendix Table 7 indicates that the Market Area has a robust labor force, 

with a higher percentage of workers in the labor force.   In general, white-collar lags blue-collar 

occupation’s representation compared to the benchmark. Employment by Sales, Administrative 

Support Services, Construction/Extraction, Installation/Maintenance/Repair, and 

Transportation/Material Moving occupations are all below the benchmark.  Of note, the 

Professional category of White-Collar jobs is stronger in the Market Area. 

 

Occupational Earnings 

 
Appendix Table 8 reveals that occupational earnings within the Market Area are lower than the 

benchmark figures in all categories. 
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Housing 

 
Appendix Table 9 indicates home ownership is significantly higher in the Market Area compared 

to the benchmark, but with lower overall value figures.  Vacancies are also higher. Rental 

housing is considerably less prevalent in the region, however, and may represent an 

opportunity for market development. Average home prices are more than 40% lower than the 

benchmark. 

 

Consumer Spending 
 

In Appendix Table 10, discretionary consumer spending indicates the less general affluent 

patterns occurring in the Market Area in all categories. 

  

Boat Spending 

 

In review of recreational spending on boating/outdoor activities, a comparison of ESRI’s 

Spending Potential Index22 for the 15-minute, 30-minute, and 45-minute market areas indicate 

the relative strength of the closer-in areas relative to the benchmark.  Boat spending appears to 

be higher for those that live closer to Lake Champlain, as shown in Appendix Table 11. 

 

  

 
22 ESRI – Spending Potential Index – household-based calculation of amount spent for a product or service relative 
the national average of 100. 
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Market Segmentation of Demand by Category 
 

In realistically approaching the estimate of the Market Area for the Essex Waterfront, we will 

use the 45-minute drivetime distance polygon that identifies consumer or worker capture 

(Exhibit 2). At this early stage, we anticipate the list to resemble the following (but maybe 

subject to revisions): 

 

• Cultural/Entertainment/Sports/Recreation Demand 

• Housing Demand 

• Lodging Demand 

• Office Demand 

• Retail/Food Service Demand 

 

Market Demand Key Findings 

 

Cultural/Entertainment/Sports/Recreation Demand 

Museum/Cultural Use  

 

A cultural re-use or conversion of a portion of the property building might have appeal for 

museum or exhibition space. Museum use could produce demand for at least 1,700 sf of exhibit 

space.  We do not see a rental revenue being produced by this use but exhibit space could be 

incorporated as part of circulation, lobby, or multi-function event space. 

 

Marinas 

 

The key driver of a Lake Champlain location is on-water recreation – boating, fishing, and water 

sports.  As a re-combined marina, the three combined properties should be able to service at 

least 40 larger craft plus several small slips as well.  The target design, therefore, should be a 

marina in the 60-90 slip range, with slip sizes ranging from 20 to 40 feet, plus a few larger sizes 

on T-heads or linear docks, and a mooring field A nominal rate of $90 per ft. for seasonal slips 

and a transient rate of $2.25 per ft. per night would seem to fit the market expectations. 
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Housing Demand 

Meeting market pricing of a maximum of $1,200 per month for a 900-sf rental apartment or 

$400,000 for a for-sale property (condominium or townhome) would be prudent.  Utilizing the 

$145 psf average, a $400,000 for sale property would be delivered at 2,760 sf.  In for-purchase 

properties, possible inducements such as providing a boat slip with the purchase and perhaps 

with a tax abatement would likely work for the project.  It is recommended that no more than 

eight to ten housing units be considered.     

 

Lodging Demand 

Examination of lodging data for Lake Champlain hotels indicates that the Vermont properties 

have advantage over the New York hotels, both in size and amount of meeting space.  By 

focusing on the New York properties as a subgroup of the total, the local market could support 

a boutique 8-room inn with 2,000 sf of event space. Mean rates of $170 per night would meet 

the demand expectations. 

 

Office Demand 

The use of office space in a marina environment is generally dedicated to boating, insurance, or 

other business-related uses.   A 10-person projected gain in local employment in the business 

and financial sectors is likely to be the driver for office space.  The opportunity exists, therefore, 

for up to 2,000 sf office use within the project. Office rental rates are projected at $13.00 per 

sf. The marina facility should provide a Wi-Fi hotspot for it business and boating users. 

 

Retail/Food Service Demand 

For the tourism-oriented retail use, gift or souvenir shops are desirable additions to the marina 

properties.  Hardware stores with boat supplies are natural destinations for resident or 

transient boaters.  Massage, beauty supplies, and other personal health stores can be four-

season uses for the project.  A relocation and expansion of the Chez Lin and Ray’s restaurant to 

the waterfront where dock-and-dine use for summer boaters can be captured is a very 

plausible opportunity.  Therefore, the capture of at least 75% of the local retail food service 

demand should be possible, indicating the potential for 5,800 sf of retail/food service space.  

Retail rental rates are projected at $16.00 per sf. 
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Research and Analysis 

 

Cultural/Entertainment/Sports/Recreation Demand 

Appendix Table 12 summarizes assumptions of average sales per seat/event used in 

conjunction with space use per person to arrive at square footage estimates. Sports and Leisure 

demand is forecasted to occupy about 50,700 sf in the 45-minute Market Area. Capture by the 

Study Property would be dependent on accessibility to the site by both the local audience and 

passer-by or ferry motorists enjoying the access to Lake Champlain.   

 

Museum/Cultural Use  

 

A cultural re-use or conversion of a portion of the property building might have appeal for 

museum or exhibition space.  Undoubtedly Essex’s historical nature exemplifies the 

community’s commitment to preservation, and the maritime railways and other portions of the 

study property offer opportunities to interweave exhibition spaces with historic facilities.  This 

careful mix is successfully demonstrated at the Whallonsburg Grange, the Town of Essex’s 

multi-use event space that hosts music and theater, movies, lectures, dances, and special 

events within the 106-year-old structure. 

 

The appeal of the study property as a maritime museum has already been appreciated.  An 

outreach by one of the current property owners to the Lake Champlain Historical Museum to 

utilize the Essex site as an interpretive center or auxiliary museum space was made in 2015, but 

no further discussion ensued.  However, there still may be a need for larger venue space which 

could be supported by the Museum at this location, as well as other New York cultural or 

educational institutions in the area such as the Wild Center23 in Tupper Lake (Franklin County). 

Larger indoor exhibits such as sailboats, ferry boats, rowing shells, canoes, and other watercraft 

that have historical importance to Lake Champlain and could be housed in the converted 

marina buildings, especially if two-story exhibit spaces can be created within the structures.  

Local artists exhibition may have some draw if properly marketed. Outreach to marketing 

agencies such as ROOST24 that focus on the Adirondack Coast/Lake Champlain may provide 

insight into untapped opportunities for gallery space. 

 

 
23 Wild Center—natural history and interpretive center; https://www.wildcenter.org/ 
24 ROOST – Regional Office of Sustainable Tourism (ROOST); Adirondack Coast; https://www.roostadk.com/lake-
champlain 
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Absorption of at least 50% of the forecasted Museum demand from Appendix Table 12 could 

yield demand for at least 1,700 sf of exhibit space.  We do not see a rental revenue being 

produced by this use but exhibit space could be incorporated as part of circulation, lobby, or 

multi-function event space. 

 

Marina Demand 

 

The key driver of a Lake Champlain location is on-water recreation – boating, fishing, and water 

sports.  A report by the Regional Office of Sustainable Tourism (ROOST) estimates that in 2019, 

nearly 1/3 of all visitors to Essex County originated in the Capital District north and about ¼ 

were from central or western NY25.  About 11% of travelers were Canadian, a statistic that will 

undoubtedly be dramatically altered in the 2020 Covid-19 period.  

 

The report points out that after hiking, the most common outdoor spring/summer activities for 

Essex County visitors were canoeing/kayaking, fishing, and boating. Boat use on Lake Champlain 

is growing.  In comparison of the 2017-2020 period, the Lake Champlain Basin Program (LCBP) 

Boat Launch Stewards tracks boat launches throughout the lake and has determined that year 

2020 witnessed a 55% growth over 2019 (17,280 total launches vs. 11,116). This is likely due to 

the COVID-19 Pandemic and the popularity of boating as a socially distanced recreational 

behavior.   

 

Exhibit 2 (following) illustrates this pattern and indicates that motorboats represent two-thirds 

of the total use, followed by kayaks (19%), personal watercraft (8%), canoes (3%), stand-up 

paddleboards (2%), and sailboats (1%).   From the LCBP data, the fastest growing segments of 

boat use by annual increase in the 2017-2020 period are standup paddleboards (64%), kayaks 

(53%), and personal watercraft (28%).  Sailboat gains outpaced motorboats by 2%.  Given this 

growth, demands for slips and mooring space will be at a premium throughout the lake. 

 

 

 

 

 

 

 

 
25 ROOST - 2019 Leisure Travel Study Essex County Focus; https://www.roostadk.com/wp-

content/uploads/2020/11/2019-Leisure-Travel-Study-Essex-FINAL.pdf 
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Exhibit 2 – Lake Champlain Boating Launches by Year 

 
Source: Lake Champlain Basin Program – Boat Launch Stewarts 

 

 

The number of marinas on Lake Champlain’s 125-mile length has marginally changed in 50 

years, with a handful of new facilities built due to environmental and land use restrictions, and 

excessive property values.  As an alternative, existing marinas have been expanding to the 

extent permitted by law.  

 

Exhibit 3 (below) and Appendix Table 14 shows marinas 50 statute miles of the Essex Marina.  

The research covers 31 marina facilities providing 3,557 slips, 559 moorings, and over 1,200 

linear feet of dock space. 
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Exhibit 3 – Marinas within 10-, 25-, and 50-Miles of Essex 

 
Sources: ESRI; ActiveCaptain.com; Marinas.com 

 

 

The three marinas within 10 miles highlighted from Appendix table 14 table are shown again 

below with summer slip rental rates included.  A 147-slip marina providing summer slip rentals 

at $93 per ft and transient rates at $2.25 per ft would be produced through averaging of these 

three properties.  

 

Name Location ST # of Slips 
Transient 

$/ft 
Summer 

$/ft 

Westport Marina Westport NY 40 $2.25 $70 

Safe Harbor Willsboro Bay Willsboro NY 201 $2.50 $107 

Point Bay Marina Charlotte VT 200 $2.00 $103 

Average 147 $2.25 $93 

 

Given the physical scale of Essex properties, even in combined form with the Shipyard Marina 

and the Burley property, it is unlikely that 147 slips could be accommodated.  A more 
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reasonable approach would be to model the new facility closer to Westport’s size, but at higher 

rates for newer docks.  

The Essex Marina’s 40-slip configuration is oriented to smaller craft primarily, but 

accommodation of 30- to 40-ft vessels seems to be the more prudent course for the future, 

given the market characteristics toward larger craft26.  This concept has been verified with the 

present owner who sees the marina’s future as a 20-slip marina featuring 40 ft vessel 

accommodation.  A new marina that provides a mix of slip sizes to accommodate growing 

demand could be readily achieved especially if floating docks are utilized.  Dockage rates would 

be determined by applying a constant per foot cost to each slip size. A key advantage of floating 

docks is their ease or re-configuration to meet market demand fluctuations. 

The existing boat ramp at the South Marina could serve the needs of small craft launches, and 

in combination with floating docks, would provide accessibility for kayak/canoe, stand-up 

paddleboard, and jet skis as demand in these categories is strong. 

Marina Conclusion 

The three combined properties should be able to service at least 40 larger craft plus several 

small slips as well.  The target design, therefore, should be in the 60-90 slip range, with berth 

sizes ranging from 20 to 40 feet, plus a few larger sizes on T-heads or linear docks.  A nominal 

rate of $90 per ft. for seasonal slips and a transient rate of $2.25 per ft. per night would seem 

to fit the market expectations. 

For boaters, the key expenditure patterns involve vessel use.  In a 2003 study of recreational 

boating expense in NYS state by Sea Grant New York, marina and fuel expense accounted for 

40% of all trip expenses on Lake Champlain, as shown below27: 

 

Lake Champlain Boating  

Trip Expenditures 

2003 Percent of  

Total trip Expenses 

Marinas and Yacht clubs 20% 

Fuel stations 20% 

Restaurants and bars 14% 

Groceries & convenience stores 15% 

Bait & tackle shops 5% 

Boat launching fees 9% 

Lodging 5% 

Entertainment & all other expenses 4% 

 
26 More Boat, More Power -- https://boatingindustry.com/top-stories/2019/03/19/more-boat-more-power/ 
27 Recreational Boating Expenses in 2003 in NYS and their Economic Impacts; 
https://seagrant.sunysb.edu/marina/pdfs/BoatingReport-FINAL.pdf 
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All other retail expenses 5% 

Tournament fees 3% 

Total 100% 

 

Although this data is 17 years old, lack of an available update compels its use for this study as 

well.  Dockage rates and fuel costs vary by year but are likely to be reasonably close in 

percentage now as they were in 2003.  Boaters will generally stay on their vessels if visiting and 

spend on provisions and supplies at local shops. Repairs and vessel equipment purchases are 

the main cost drivers other than dockage and fuel but dining and drinking expenditures are 

common.  Entertainment spending is not significant for boaters, nor is retail shopping. 

 

Housing Demand 

 

As shown in Appendix Table 1 earlier, the household formation rate in the Market Area is 

growing faster than the two-state benchmark (.02% compared to .01%), and this is echoed by 

family growth rate (.01% vs .00%) and non-family household growth rates (.04% vs .03%).  Five-

year forecasts of population, income growth, and projected need for housing units for 2020-

2025 by ESRI in the Market Area is summarized in Appendix Table 13.  In five years, there is a 

projected net loss of 1,267 housing units, which consists of a decrease of 665 owner occupied 

units, and a loss of 602 rental units.  Vacancies are projected to rise by 3,645 units. This 

depressed view of housing demand growth conflicts with the rise population in the 45-minute 

Market Area but may be more easily comprehended by further evaluation of the nature of 

vacant units (see Vacancies, following).   

 

The Demand for waterfront luxury units can be qualified somewhat by above average 

representation of middle earning households and seniors in the Market Area (refer to Appendix  

Table 3), but more than likely, results in part from out-of-area purchasers. 

 

For the Essex Waterfront, its on-water location would indicate an upscale-level of housing 

demand. As shown earlier in Appendix Table 3, however, the $50,000 to $74,900 income level is 

the most prevalent of all income categories (18.2%) and is also 20% greater than the 

benchmark average for this grouping.   This is only a middle-income level, and as the 

benchmark’s most prevalent category is the $100,000 - $149,000 level (16%), it would indicate 

an economic weakness for the area.  

 

But, when adding the three middle-to-higher income level categories together ($50,000-

$74,999, $75,000-$99,999, and $100,000 - $149,000), the resultant 49.1% in the 45-minute 
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market area is 14% higher than the benchmark’s 43.2% total.  This would indicate a better 

overall performance than previously considered. Average household income for the Market 

Area is $88,163 which trails the benchmark figure by about 13 percent.   

 

Owner Occupied Housing 

 

The Average home value as shown in the 45-minute Market Area in Appendix Table 9 is 

$260,085.  Using real estate industry standards of a debt-to-income ratio of 36.028 and a 

$20,000 down payment, a nominal household income of $88,200 should qualify for a home 

purchase of approximately $403,300 at the current interest rate. This would appear to be 

somewhat out of balance with the market conditions. 

 

While the degree of owner-occupied units is significantly higher in the Market Area as 

compared to the benchmark (59.3% vs. 46.9%), the annual growth rate for the next five years is 

slightly negative. The projected loss of 655 units suggests a tightening of the market as older 

facilities are removed from service and an equalization of income to price ratios occurs.  

 

But, by examining the local market for home sale offering, Appendix Table 15 compares twenty 

available properties in Essex, Willsboro, and Westport. Extreme high and low listings were 

excluded, and the results provide an average 2,470 sf home priced at $357,880, or $145 per sf. 

This result is more in line with market expectations. 

 

Rental Housing 

 

Appendix Table 9 indicates that the average rent for an apartment in the Market Area is $1,017 

per month. Using the 40-to-1 ratio of income to rent29 (industry standard), this figure, for most 

landlords, would require an annual income of $40,700 to qualify for an apartment rental. Given 

that the average household income is more than twice this figure, an expected rental income 

figure should average $2,200 per month for the Market Area.  This discrepancy is more easily 

understood comparing the average household income for the 15-minute, 30-minute, and 45-

minute study areas: 

 

 

 

 
28 Zillow Affordability Calculator; https://www.zillow.com/mortgage-calculator/house-affordability/ 
29 https://www.nakedapartments.com/blog/rent-to-income/ 
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15-Minute Drive Time Average 

Household Income 

30-Minute Drive Time Average 

Household Income 

45-Minute Drive Time Average 

Household Income 

$66,450 $80,100 $88,163 

Qualifying Monthly Rent 

$1,660  $2,000  $2,200  

 

Apartment rental inventory is expected to shrink by 602 units which should put upward price 

momentum into effect. Because rentals for seasonal demand for vacationers is high, many 

year-round rentals tend to be located off the lakeshore areas. 

 

Apartment Supply 

 

Rental housing in the Lake Champlain is relatively scarce, concentrated mostly in the larger 

communities of Plattsburgh, NY, or Burlington VT.  Appendix Table 16 evaluates the average 

size and annual rental revenue per square foot for 13 properties within the 45-minute Market 

Area. The table also reveals that the Vermont apartments are generally larger and have higher 

rents than the New York properties, likely resulting from proximity to university and ski facilities 

nearby in Vermont. Other drivers for Vermont rentals include demand for accommodation by 

growing moderate and low-income households, especially in Chittenden County. However, the 

average results indicate a unit size of 900 sf renting for $1,200 per month. 

 

Vacancies 

 

Vacant units are projected to rise 3,645 units by year 2025.  This gain is, on the surface, out of 

balance with the decline of owner-occupied and rental housing, potentially signaling a troubling 

economic performance.  Older units may be removed from service and although the number of 

households and families are growing, housing unit totals appear to be shrinking as vacancies 

rise, indicating the possibility of a very slow absorption of formerly vacant units.   However, the 

count of vacant units also includes rental vacation and second home properties. In its 2017 

definitions and explanations, the US Office of Management and Budget (OMB) in the definition 

of vacant units further defines a seasonal unit as those ‘intended for occupancy only during 

certain seasons of the year and are found primarily in resort areas.30”  The report also indicates 

that a vacant unit may be those “which is entirely occupied by persons who have a usual 

residence elsewhere.”  

 

 
30 OMB Annual Statistics – Definitions and Explanations; 
https://www.census.gov/housing/hvs/files/annual17/ann17def.pdf 
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Appendix Table 17 evaluates 22 vacation rentals on Lake Champlain under 1,500 sf (1,500 

selected as indicative of apartments, cottages, smaller homes). It seems that a substantial 

number of existing owner-occupied units and rental properties may be shifting toward seasonal 

use/vacant properties.  This assumption can be justified by the high weekly rental rates for 

seasonal homes in the Lake Champlain area in the table. On average the 22 properties rented 

for $1,579 per week and had an average size of 1,031 sf.  Weekly rental per square foot was 

$1.53 psf. 

 

Housing Conclusion 

 

Discussions with local realtors reveals that for-sale housing development at the Essex site 

should be modest in scope. Meeting market pricing of $400,000 for a for-sale residential 

property at the $145 psf average should provide a 3-bedroom or 4-bedroom unit of about 

2,800 sf.  Possible inducements such as providing a boat slip with the purchase and perhaps 

with a tax abatement would likely work for the project and could boost prices by as much as 

$50,000 per unit. For year-round rental units, a 900-sf apartment renting at $1,200 per month 

would meet market expectation.   

 

It is recommended that no more than eight to ten housing units be considered.  The three 

existing units of housing on-site (Cottage and Cleland) together with three to five units 

constructed above the boathouse that could be leased for seasonal use or rented for affordable 

housing. 

 

Lodging Demand 

Since the study’s scope cannot accommodate a complete lodging market analysis, a sampling of 

32 lodging properties around Lake Champlain are shown in Appendix Table 18.  The review 

produced 1,713 hotel rooms and 91,412 square feet of meeting space.   

 

In more careful examination of this data, it would seem evident that the Vermont properties 

have advantage over the New York hotels, both in size and amount of meeting space.  By 

isolating the New York group, a different outcome is encountered, as shown below: 

 

 

 

 

 

Lodging Facilities – New York* 
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Total Number of Rooms   92      

Average Number of Rooms  8    

Average Room Price  $172   

Total Amount of Meeting Space SF  6,200 

Average Meeting Space SF  2,067 

*Facilities located in Crown Point, Essex, Peru, Plattsburgh, Port Henry, Westport, and Willsboro. 

Lodging Conclusion 

 

From this result a boutique 8-room lodging facility with 2,000 sf of event space would appear to 

be tenable as a demand model for the Market Area. Mean rates of $170 per night would be 

acceptable to the market. 

 

Office Demand 

Determination of office space demand is based on the anticipated growth of white-collar jobs 

requiring general office space in the near term. The projections created by addition of the 

North Country Labor Market (NY) and the State of Vermont indicate a 2.6% growth in office 

employment in the next eight years and a projected need for an additional 169,500 sf of office 

space within the 45-minute Market Area.    

 

However, by narrowing the window to just the 15-minute drive time, a local need of about 

4,400 sf office space can be projected, as shown in Appendix Table 19.  The table indicates a 

local gain of 10 jobs in the Management/Business/Financial sector which could be consistent 

with a marina operation, i.e., business operations that support boating.  This could include 

brokerage, insurance, educational/training, photographers, graphic designers, or other marina 

business-related services. Office space demand is calculated at 200 sf/person, or 2,000 sf of 

office space. 

 

Calculation of office rental rates are based on comparative offerings in the overall Market Area 

(45-minute). Commercial sources of office real estate used for this survey include Loopnet.com 

and CityFeet.com.   There are few office listings in immediate market area, as more activity is 

associated with major employment centers of Plattsburgh and Burlington. Nevertheless, the 

Town of Essex has its own appeal for smaller businesses with specific focus, especially in the 

current environment where movement away from heavily populated areas is occurring. 

The table below indicates the available properties and their average rates: 
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Location ST Size sf Rent $ sf 

Lake Placid NY 800 $22.50 

Plattsburgh NY 3,000 $10.00 

Plattsburgh NY 1,267 $14.50 

Burlington VT 4,188 $14.40 

Burlington VT 5,000 $22.00 

South Burlington VT 85,020 $12.48 

Williston VT 2,400 $11.00 

Williston VT 3,256 $19.67 

Total Office Space in Survey 104,931  

Average Office Rental Rate $ psf $13.23 

 

As mentioned earlier, the impacts of data gathering created by the Covid-19 pandemic affects 

office projections as well.  The observable population out-migration from dense urban centers 

to rural areas is presenting a new dynamic for office space use and may be quantified in the 

next Census.  Individuals who are considering relocating their legal residences and businesses to 

the Adirondacks may inevitably encounter the lack of broadband infrastructure as a 

hinderance.  To address this, office locations that offer broadband solutions such as Wi-Fi 

hotspots, shared fiber, or other answers will be in higher demand than those where internet 

connectivity is an issue. 

 

Office Conclusion 

The 10-person projected local gain is likely to be the driver for office space.  The opportunity 

exists, therefore, for a 2,000-sf office use within the project, with a target rate of $13.00 per sf. 

The marina facility should provide a Wi-Fi hotspot for it business and boating users. 

 

Retail/Food Service Demand 

 

Retail Gap/Leakage studies compare the actual sales (supply) of establishments within the 

search area against the demand for retail consumption by the local consumer base.   For this 

study, the 15-minute drive time radius from Exhibit 1 was utilized to define the Retail Trading 

Area (RTA).   The major centers for retail activity in the Lake Champlain area (Plattsburgh and 

Burlington) are over 40-minutes in travel time from Essex, but their influence has been 

discounted by selecting a smaller RTA. For more detail refer to Appendix Table 20. 

 

Retail Capture occurs when Supply exceeds Demand which signifies that businesses originates 

from visitors or other non-resident means.  Leakage occurs when spending in retail sales by 

residents occurs outside RTA and represents business risk (or, growth) potential. Retail Gap is 
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the net result of Capture together with Leakage.  From the analysis, some key findings include: 

 

• The RTA produced $18.8 million in retail sales by an evaluation of 15 establishments 

(Supply) represented across 27 retail and food service categories.  

 

• Demand, recognized as purchasing power by the RTA population, accounted for $31.6 

million or 168% of actual sales.  

 

• A net Sales Gap of $12.8 million resulted from a Sales Capture of $10.0 million from outside 

the RTA and a Sales Leakage of $22.9 million to other areas outside of the RTA.  This 43.9 

ratio of Capture to Leakage is a noteworthy measure of incoming tourism spending, as 

compared to the two-state benchmark 30.5 ratio. 

 

• The five leading categories for Leakage to areas outside of the RTA are shown below, with 

at least four of the five being unsuitable for a location at the Essex waterfront study area:  

o Automobile Dealers 

o Grocery Stores 

o Department Stores Excluding Leased Depts. 

o Health & Personal Care Stores 

o Clothing Stores 

 

• Based on Average Leakage per Typical Establishment, the retail business types that have the 

highest growth opportunities for the RTA are shown in order below.  In aggregate, these 

five groups represent an additional $3.42 million in potential sales in 9 establishments, or 

an average of $380,400 each as shown below: 

 

Category 
Sales Leakage 

(Growth Potential) 
Avg. Loss per Typ. 

Estbl. # of Estbls. 

Health & Personal Care Stores $1,677,472 $1,677,472 1 

Bldg. Material & Supplies Dealers $1,264,493 $632,247 2 

Office Supplies, Stationery & Gift Stores $250,902 $250,902 1 

Restaurants/Other Eating Places $230,855 $46,171 5 

Total $3,423,722 $380,414 9 

 

From the previous table, an estimate of absorbable retail and food service square footage can 

be determined. Using data originating from the Urban Land Institute’s Dollar and Cents of 

Shopping Centers (2008) and projected forward to 2020, the table below forecasts the amount 

of local retail demand in terms of square footage: 
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Category Avg. Sales Per Sq. Ft. Projected Sq. Footage 

Health & Personal Care Stores $640 2,620 sf 

Bldg. Material & Supplies Dealers $450 2,810 sf 

Office Supplies, Stationery & Gift Stores $350 720 sf 

Restaurants/Other Eating Places $150 1,540 sf 

Total 7,690 sf 

 

Calculation of retail rental rates are based on comparative retail listings in the Market Area (45-

minute). Commercial sources of retail real estate used for this survey include Loopnet.com and 

CityFeet.com.  There are few retail properties in immediate market area, but more activity is 

associated with Plattsburgh and Burlington. The table below indicates the available properties 

and their average rates: 

Location ST Size sf Rent $ sf 

Plattsburgh NY 16,000 $5.00 

Burlington VT 2,449 $16.00 

Burlington VT 9,657 $22.00 

South Burlington VT 5,400 $12.00 

South Burlington VT 13,518 $26.00 

South Burlington VT 6,564 $18.00 

Total Retail Space in Survey 53,588  

Average Retail Rental Rate $ psf $16.16 

 

Retail Conclusions 

 

For the tourism-oriented retail use, gift or souvenir shops are desirable additions to the marina 

properties.  Hardware store with boat supplies are natural destinations for resident or transient 

boaters.  Massage, beauty supplies, and other personal health stores can be four-season uses 

for the project.  A relocation and expansion of the Chez Lin and Ray’s restaurant to the 

waterfront where dock-and-dine use for summer boaters can be captured is a very plausible 

opportunity.  Possible additions to the food service component could include a food truck, food 

hub outlet for Hub on the Hill, agricultural outlet, or farmers market for local agricultural or 

fishing producers, fair ground for festivals, and events. 

 

Therefore, the capture of at least 75% of the local retail/food service demand should be 

possible, indicating the potential for 5,800 sf of retail/food service space. A target retail rental 

rate of $16.00 per sf would be market ready. 
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Development Concepts 
 

Project Valuation 

 

As discussed in earlier sections, the parcels within the study area are under separate ownership 

but have the potential for assemblage as an overall development scenario. Exhibit 4 (below) 

and the accompanying table illustrate the ownership and taxable values associated with each 

property. 

 
Exhibit 4 – Site Parcels for Study Area 

 
Study Area 

Parcel 

Acres - 

land 

Acres- 

water* Land Value 

Imprv’t. 

Value 

Total 

value Owner 

Parcel 40.73-6-6.100 0.50  $82,600 $132,700 $215,300 Robert A. Burley Trust 

Parcel 40.73-6-6.202 
0.56  $313,100 $115,200 $428,300 

Essex Marina 

Holdings LLC 

Parcel 40.73-6-8.100 0.50  $276,000 $0 $276,000 Essex One LLC 
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Parcel 40.73-7-1.100  3.20 $1,000 $47,000 $48,000 Essex One LLC 

Parcel 40.73-7-1.200 
 1.00 $300 $0 $300 

Essex Marina 

Holdings LLC 

Total 1.56 4.20 $673,000 $294,900 $967,900  

Average land value per acre $431,410    

Missing Parcel 

Parcel 

Acres - 

land 

Acres- 

water Land Value 

Impr. 

Value 

Total 

value Owner 

No description 0.14 1.13  N/A N/A N/A 

State of New 

York(?) 

Sources: Essex County (NY) Parcel Viewer 

*Estimated through GIS area calculation. 

 

The “Missing Parcel” shown in the exhibit would provide the Essex Marina with the riparian 

rights that currently are granted through license arrangement with the State of New York.  The 

1833 Land Grant should assure continuation of this licensing arrangement to the current owner 

or potential buyer of the Essex Marina.  

 

In all, the study area consists of about 1.6 acres of land area and about 4.2 acres of underwater 

land.  Total assessed value for the study area property is just under $970,000.  It is not clear 

what the relationship is between assessed value and market prices, especially when 

underwater lands are considered.  However, since the Essex Marina listed price is currently $1.5 

million, and the total assessed value for the two parcels that comprise the marina is $428,600, 

then a 3.0 to 3.5 multiple of market value to assessed value would appear to be a tenable 

means of estimating the project value.  This would equate to a value of between $2.7 million 

and $3.4 million for the entire property. 

 

Site Constraints 

 

All waterfront properties are prone to potential flooding.  Awareness of this fosters the 

development sensitivity to select uses that are not overly burdened by this eventuality.  While 

Lake Champlain has no significant tidal activity, flooding due to weather-related conditions has 

been an occasional risk.  Exhibit 5 (following) illustrates the Mean High-Water Level (MHWL) 

which is elevation 99.37 feet (shown as a light blue line).  However, during the 2011 floods the 

high-water level in the lake was 103.3 feet.  A 50 ft setback from this line is the Adirondack Park 

Agency (APA) Shoreline jurisdictional boundary which may require special permitting for 

development.  The satellite image confirms the fact that about 1/3 of the existing marina 

buildings are within the flood zone. An assessment of flood risk for the buildings should be part 
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of any future studies, especially when uses are proposed that involve significant property 

investment. 

 

Exhibit 5 – Mean High Water Line and 50 Ft Setback (APA Shoreline) 

 
Sources:  NY Adirondack Park Agency; DCG Corplan 

 

Additionally, the Town of Essex Zoning Ordinances, the Shoreline Overlay District, and the 

town’s historic preservation guidelines will need detailed review for applicability to the 

redevelopment outcome. Preliminary review of permitted uses by the Town of Essex in the 

Shoreline district precludes the following: 

 

• Mobile homes • Truck terminal 

• Adult entertainment • Warehousing 

• Junkyard • Airport 

• Retail building (large product) • Cemetery 

• Manufacturing • Hospital 
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The two highlighted uses on the previous page (airports/manufacturing) should be re-

examined.   An artisan wooden boat-building operation within the marina might be a tourism 

driver that should not be overlooked. Flight operations at the FAA approved seaplane base at 

Essex should be encouraged for the opportunity to make Essex a unique destination. 

 

Development Opportunities 

 

The re-combination of the North, Central, and South Marina into a sole property is an exciting 

prospect.  Site visits have revealed that there are issues relating to the existing docks, the 

condition of some of the structures, the historical and archeologic significance of the maritime 

railway systems, the public use of the waterfront, parking, road access, and more.  The study 

team consultants are keenly aware of the importance of the marina to the Town and 

observations shown in Exhibit 6 (below) represent some of the conclusions reached. These 

include the following major themes: 

• The public should have access to the waterfront,31 but the existing working marina 

function interferes with the location of an esplanade or other continuous walkway at 

the waterline.   

 

• The site is accessed by two driveways from Lake Shore Road without the ability to 

connect these by parking lots or interior roadway. The Cupola House driveway would 

seem to be the better of the two approaches, is closer to the downtown and the ferry, 

and should serve as the marina entry. 

 

• On-site parking should be maximized to the extent possible, including the acquisition of 

easement from the Cupola House and neighboring residential property.  New parking 

areas should be equipped with permeable surfaces and treatments as to mitigate 

storm water runoff to the lake. 

 

• Steep topography limits the amount of available land at the site for development. 

Creative use of cantilevered structures, stepped-down balconies, and other design 

solutions can make otherwise undevelopable land considered as steep slopes more 

useable, if geologic conditions and zoning ordinances do not prohibit their use. 

 
31 A swimming beach at the Marina Complex is probably an incompatible use.  Informal swimming occurs at Beggs 

Park in the hamlet.  Just 3.2 miles to the north of the hamlet of Essex is Noblewood Park.  Noblewood Park is 

natural area at the outlet of the Boquet River on Lake Champlain. It provides beach access to Lake Champlain—one 

of the few public access points on the New York side of the lake. This 69-acre property is owned by the Town of 

Willsboro and protected by a conservation easement held by The Nature Conservancy’s Adirondack Chapter.  
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Provisions for accessibility by the disabled (Americans with Disabilities Act) would need 

to be incorporated into any steep slope mitigation. 

 

• There are two open space areas on the site (north and south) that cannot be 

connected at present.  The south end is larger and could offer attractive uses such as a 

food truck location, an outdoor event space, farmer’s markets, etc.  

 

• The Chez Lin and Ray restaurant location on Lakeshore Road would be better served if 

situated on the waterfront and offered “dock-and-dine” opportunities for transient 

boaters or marina tenants. Demolition of the 1970’s era Chez Lin and Ray’s rented 

building would provide space for a new parking lot for the marina’s use. 

 

• The existing docks at the South Marina are at the end of their lifespan and require 

complete replacement.  A new floating dock system for a new combined marina would 

decrease maintenance costs and could be reconfigured for significantly increased 

efficiency and revenue generation. 

 

• A public use walkway constructed through the existing marina buildings connecting the 

two ends of the site could be achieved if partially or fully elevated above the marina 

functions.  Architectural integration of historic maritime features with other mixed 

uses is an imperative and will require sensitivity and careful deliberation. 

 

• Marina use by boaters is often loud and possibly disturbing to nearby residents.  

Consideration of sound buffering techniques should be central to redevelopment 

planning, as well as limiting outdoor dining hours past 9 or 10 PM. 
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Exhibit 6 – Site Planning Issues and Opportunities 

 
Source: DCG Corplan 

 

 

Development Program 

 

The preceding market analysis has provided a series of possible highest and best uses for 

development at the study property.  From the market demand analysis, many opportunities 

have emerged that seem compatible and suggest a mixed-use approach toward a self-

perpetuating lakefront complex.  The project should be viewed as a revenue generator, one 

that will inject needed revenue into Essex and generate badly needed sales tax revenue for the 

community (see Introduction). 

 

A recap of those categories is as follows (note: lodging component has been excluded, to not 

compete with the Essex Inn): 
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❖ 1,700 sf of museum or cultural exhibit space. 

❖ 60-90 marina slips in size ranging from 20 ft to 40 ft. 

❖ About 8 units of housing, most likely 900 sf apartments. 

❖ 2,000 sf of multi-function event space. 

❖ 2,000 sf of general use office space. 

❖ 5,800 sf of retail and food service space. 

 

Floor plans of the existing buildings and structural or systems analysis of the capabilities of the 

facilities are not available, so planning for absorption of any of these uses can only be estimated 

at this time.  Determination of current building areas are based on GIS measurement and real 

estate sales information, and summarized as follows: 

 

Building* Footprint sf Upper Floor sf Total sf 

Chez Lin and Ray Restaurant 1,430  1,430 

Morse Cottage 550 550 1,100 

Burleys Boat Shed 5,400  5,400 

Central Shed 2,040  2,040 

North Marina 6,300 4,900 11,200 

Total area sf 21,170 
 

 

*Texaco and Cleland house not included in calculation. 

 

While there are many individual structures and disparate roof lines, the combined marina 

buildings assemblage should be considered as a single building mass.  Reasons for this will be 

the potential to apply unifying facade and roof materials, signage, lighting, window treatment, 

etc. to make these buildings into an integrated development product.  

 

Although the Morse cottage is detached, its proximity to the marina buildings would still qualify 

it for upgrade.  The Texaco building might also receive similar treatments since it could be 

recognized as a “gateway” structure.  The Cleland House most likely would not be addressed.  

Exhibit 7 (following) illustrates in three-dimensional form how the various structures relate to 

each other. Note: the analysis does not include the detached Cleland House or the Texaco 

building on Lake Shore Road.  
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Exhibit 7 – Model Views of Existing Marina Buildings 

 

View from North 

 

View from South 

 

View from West 

Sources: Sketchup Pro 2018; DCG Corplan 
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Spatial Interrelationships  

 

The spatial interrelationships diagrams 

(right) represent one possible concept 

for the study property. Ideally, other 

similar configurations could be 

generated, once more detailed 

examinations of existing building, 

waterfront structures, and site 

conditions are undertaken.  The mix of 

uses within the complex will be 

dependent on how people can safely 

move through a facility with different 

floor levels, marine uses, and historic 

features.  

 

Beginning at the north entry, the 

relocated Chez Lin and Ray’s restaurant 

should have both an interior and 

exterior functionality, with the dock-

and-dine outdoor space supported by 

the kitchen. The interior of the 

restaurant could overlook the historic 

rail and exhibit space that is served by 

the large exterior door (possibly 

converted to glazing).   

 

Marina tenants could enter around the 

restaurant and it likely that this will be 

an open-air promenade. A retail area 

could be accessible from the north entry 

and the new parking area. An interior 

walkway can be suspended partially 

above the boatshed operations in the 

south building and exit to the south 

area under a new portico.  

 

Main Level 

 
Upper Level 
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The Morse cottage could be expanded on both its main and upper level to accommodate at 

least 4 more apartments. New office space may be retrofitted in the North marina building’s 

upper level.   

 

The restaurant bar could be a two-story structure which would have visibility to and from the 

water. A multi-use event space could be spanned across the existing roof tops with balcony 

access overlooking the marina. Food service to the upper-level event space would be supplied 

by Chez Lin and Ray’s via dumbwaiter. Vertical circulation would require an elevator and its 

design should feature visible working gears and metal cage structure reminiscent of an earlier 

industrial period.  

 

To better visualize a possible build-out of the new Essex Marina, refer to Exhibit 8 (following). 

These concept designs are only presented as one “imagination” of possible building 

redevelopment, and do not specifically convey suggestions toward façade or roofing materials 

treatment, zoning envelope determinations, site changes, etc. 
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Exhibit 8 – Model Views of Concept Modifications to Marina Buildings 

 

View from North  

 

View from South 

 

View from West  

Sources: Sketchup Pro 2018; DCG Corplan 
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Consistent use of façade materials and roofing throughout 

would help to tie all the competing elements into a cohesive 

building. Creative signage, period lighting, attractive ground 

covering, and exterior seating would help to create a sense of 

place for the community.  The objective is to make this 

marina “village” into a year-round destination for residents 

and visitors.  A rebranding of the marina might also be 

needed.  The lighthouse motif is a popular architectural 

element in marina development, which has been 

incorporated into this concept plan.  Possible names could include “Lighthouse Point at Essex”, 

“Essex Landing Marina”, or other creative choices.  Additionally, the Town of Essex’s attractive 

sunrise logo should be prominently displayed throughout the project area and be incorporated 

into graphic use for the facility promotion. 

 

Marina Layout 

 

To make the successful integration of proposed land-based uses possible, a functioning working 

marina with a strong revenue stream is essential to the financial feasibility of the entire 

operation. Exhibit 9 (below) presents an 80-slip marina using some of the central features of 

the existing marinas but introducing new floating docks with slip sizes ranging from 20 to 40 

feet and over 1,000 linear feet of dock space.   The plan occupies the same area that is 

dedicated presently to the Essex and Shipyard docks. 

 

Exhibit 9 – Layout of 80-slip Marina 

 
 Source: DCG Corplan 
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The 200-ft long dock-and dine wharf will be an attractive opportunity for Essex as well as the 

restaurant operators.   A dedicated area for the seaplane operation is recommended as part of 

the overall concept plan.   Fairways and turning areas have been appropriately sized for 

pleasure craft operation, but more analysis by a qualified marine engineer is still required. 

Given Essex’s exposure to south winds, an environmentally acceptable breakwater would be a 

recommended addition to this plan, however, its concept design is not included in this effort. 

 

Development Pro Forma 

 

Development Program and Budget 

 

Building Program 

The concept program illustrated in Exhibit 8 and described in the table below consists of a total 

of 27,500 sf which requires the addition of 6,300 sf to the existing structures.  This would be 

accomplished on both ground floor and upper levels, but subject to flood zone, APA shoreline 

regulations, etc. 

 

Program Use Size sf 

Exhibit space 1,700 sf 

Multi-use event space 2,000 sf 

Office 2,000 sf 

Restaurant 2,600 sf 

Retail 3,200 sf 

Housing 5,400 sf 

Public walkway/common area/restrooms 5,000 sf 

Vertical circulation 200 sf 

Marina services/storage 5,400 sf 

Total program area 27,500 sf 

Existing buildings* 21,200 sf 

New construction 6,300 sf 

*includes Morse cottage; exclude Texaco and Cleland house 

Construction Costs 

Using available estimating values from RS Means32 and other recognized reliable sources, the 

construction cost estimate for the above program is $2.79 million ($101.50 per sf) as shown in 

 
32 RS Means – construction costs estimating software; www.rsmeans.com 
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the following table: 

 

Construction item Estimated Cost 

Exhibit space $17,000 

Multi-use event space $150,000 

Office $100,300 

Restaurant $233,100 

Retail $48,000 

Common areas/vertical circulation $145,000 

Housing (4 new units) $180,000 

HVAC/Electrical $100,000 

Site parking/landscaping/signage $85,000 

Demolition $50,000 

Façade improvements $59,000 

Roofing improvements $256,900 

Docks, fuel & electrical systems $642,500 

Subtotal construction hard costs $2,066,800 

Soft Costs (25%) $516,700 

Contingencies 10% $206,700 

Construction costs total $2,790,200 

Construction costs per sf $101.50 

 

Some key estimate assumptions are as follows: 

 

• Exhibit space will be retrofitted at $10 per sf. 

• The upper-level multi-use event space will be constructed at $75 per sf. 

• New office construction will be at $65 per sf; renovated space will be at $20 per sf. 

• The restaurant/bar addition (lighthouse) is estimated at $125 per sf; interior 

renovations are at $50 per sf; outside decks are at $12 per sf. 

• Renovated retail space is at $15 per sf. 

• 1,500 sf of Common area is estimated at $20 per sf; bathrooms are priced at $25,000; 

staircases at $15,000; and new elevators at $75,000. 

• 4 new apartment units are estimated at $50 per sf. 

• Heating/ventilation/and air conditioning (HVAC), electrical, and telecommunications 

upgrades are at $100,000. 
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• Site improvement including permeable parking surface, lighting, seating, and signage 

are estimated at $85,000. 

• Demolition costs are priced at $50,000. 

• General facade improvements (painting, synthetic surface, etc.) are at $59,000. 

• Roofing upgrades to metal standing-seam roofing are $256,900. 

• 15,500 sf of new floating docks are $35 per sf; electric wiring is $75,000; and fuel 

systems restoration at $25,000.  

 

Revenue 

 

Annual revenue will come from seasonal and year-round use of the facilities. The table below 

indicates that the complex should generate about $848,000 per year. 

 

Revenue item Estimated Cost 

Exhibit space $0 

Multi-use event space rent $120,000 

Office rent $25,200 

Restaurant rent $48,100 

Retail rent $46,240 

Housing rent $108,000 

Marina docks rent; moorings rent $375,800 

Fuel, repairs, storage sales $125,000 

Total Annual Revenue $848,340 

 

Revenue drivers are: 

 

• $0 for the exhibit space 

• $4,000 per use of the multi-function space at 30 events per year 

• Office rent at $13 per sf for the 2,000 sf spaces, plus $1.00 per sf tenant electric: 10% 

vacancy. 

• 2,600 sf of restaurant rental at $16 per sf, plus $2.50 per sf tenant electric. – full rental 

(0 vacancy). 

• 3,200 sf of retail space at $16 per sf plus $1.00 per sf tenant electric; 15% vacancy. 

• A total of 6 units of housing in the expanded Morse cottage; two units accommodated 

in the Cleland house; rental for each at $1,200 per month; 10% vacancy. (Note: if 

utilized for summer rentals, asking prices could generate weekly rentals of $1,200 or 

more for a 13-week summer period). 
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• Dock space at $90 per ft (seasonally) and 5% vacancy for: (16) 20ft slips; (52) 40 ft slips; 

(12) 55 ft slips; and 1,000 ft of dock space at $2.25 per ft 35 days per season at 15% 

vacancy; 20 moorings at $30 per night, 180 night seasonally; 20% vacancy. 

• Fuel sales of 2,000 vessels per year ($0.50 per gallon fee); repair estimates of 50 vessels 

per season at $1,000 average price; and winter storage of 50 vessels at $900 each. 

 

Operating Expenses 

 

For the marina complex, operating expenses will consist of salaries, utilities, maintenance, 

insurance, and miscellaneous including fuel surcharges, environmental costs, disposal costs, 

etc.  Some utility costs will be passed directly on to tenants. The table below indicates an 

annual operating costs budget of $287,000 per year. 

 

Operating Expense  Estimated Cost 

Salaries $160,000 

Utilities $37,000 

Maintenance $50,000 

Insurance $25,000 

Misc. Expenses $15,000 

Total Annual Operating Expenses $287,000 

 

Expense assumptions are as follows: 

 

• Salaries for a marina manager ($60,000); mechanic ($45,000); 2 dock hands at $15,000 

each; and a secretary at $25,000. 

• Utilities costs for the existing 21,200 sf buildings at $1.75 per sf. 

• Maintenance generally estimated at $50,000 per year. 

• Insurance at $25,000. 

• Miscellaneous expenses at $15,000. 

 

Note that property taxes and mortgage costs are not included in this calculation. These subjects 

are discussed in further sections.  

 

  



Essex Marine Base Complex Adaptive Use Feasibility Study – Phase One 
 

Page | 67  
 

 
 

Development Scenarios 

 

Site Ownership  

 

As shown in Exhibit 4 and text, the valuation for the marina properties was estimated between 

$2.7 million and $3.4 million. For the purposes of this analysis, the lower figure will be used to 

establish the investment pro forma. Given that the financial burden of site acquisition may be 

difficult in the early stages, three development strategies are examined that consider this cost. 

 

Development by a Private Entity 

 

For the private developer, the construction costs are added with the site purchase to generate 

the overall project cost.  In this case, the price is $5,490,200 ($2,790,200 construction plus 

$2,700,00 site acquisition).  As a private investment, the property tax would be due, but since 

the figure cannot be adequately addressed at this time, an estimate of a Payment in Lieu of 

Taxes (PILOT) of $50,000 is employed. A 75% loan at the rate of 5.5% for 15 years would serve 

as the initial finance arrangement, generating an annual carry cost of $410,200 after year five. 

(Note: there several revolving loan funds that can be accessed, together with revenue bonds 

from the IDA and the State of New York to provide alternative financing at perhaps better loan 

rates). Appendix Table 21 shows how the PILOT and finance carry would accrue over a 4-year 

ramp-up to stabilized occupancy. The net present value of the total operating costs in today’s 

dollars for this investment would be $378,200.  

 

Once fully operational, the annual Net Operating income (NOI) would be $470,100 at a 

capitalization rate of 7%, the Current Fair Market Value (CFMV) purchase price might be $6.72 

million.  This is not enough to generate an attractive Gross Profit for the investor and the 

expected margin would only be $510,900 or 7.6%.  It would be doubtful if a private owner 

would be interested in this development as shown below: 

 

Future Gross Capitalized Value $6,716,000 

Loan Payoff $3,319,800 

Operating expenses NPV $1,512,800 

Gross Profit (after Equity return) $510,900 

Profit Margin 7.6% 
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Development by the Town of Essex 

 

If the Town of Essex were the owner/developer, the construction costs would still be added to 

the site purchase resulting in the same $5,490,200 total cost.  However, the Town has access to 

municipal bonding or other funding opportunities through the IDA which can help to offset 

development costs and the municipality may purchase using State Contract goods and services, 

and other forms of force account and bidding to support construction costs.  No property tax 

would be collected, but a PILOT for sewer and services could be used.  In this case, the annual 

fee of $10,000 is employed. A 100% loan at the rate of 1.1% for 15 years would serve as the 

complete finance arrangement, generating an annual carry cost of $399,000 after year five. 

(Note: Some municipal lending terms run for 20-30 years as well. Others are grants and loans-

refer to the 26 options to package for public financing described in the last section of this 

report).  Appendix Table 22 shows how the PILOT and finance carry would accrue over a 4-year 

ramp-up to stabilized occupancy. The average operating costs in today’s dollars for this 

investment would be $336,500. 

 

At full operation, the annual Net Operating Income (NOI) would be $511,840 at a capitalization 

rate of 7%, the Current Fair Market Value (CFMV) purchase price would be valued at $7.06 

million.  This would be a promising investment for the Town if the investment were considered 

as a turnkey project and were sold to another public group or agency starting in year five as the 

Gross Profit would be $1.60 million or 22.7%.  The only downside to this would be the 

uncollected $40,000 property tax revenue.  If the Town elected to hold the investment, annual 

net revenue after debt service would be $152,300. 

 

Future Gross Capitalized Value $7,060,000 

Loan Payoff $4,113,076 

Operating expenses NPV $1,346,000 

Gross Profit $1,600,924 

Profit Margin 22.7% 

 

 

Development by the Public Private Partnership (Joint Venture) 

 

A Public-Private-Partnership or Joint Venture consisting of the Town or a Local Development 

Agency (LDC) working on its behalf and in partnership with the local landholders investing their 

properties as equity would make for an attractive deal.  By deferring the purchase price of the 

site and its inclusion as equity, the total investment is held to the construction cost of $2.79 
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million. Again, utilizing the municipal borrowing rate of 1.1% for 15 years and a PILOT for 

$10,000, the annual carry cost would be $202,800 after year five.  Appendix Table 23 shows 

how the PILOT and finance carry would accrue over a 4-year ramp-up to stabilized occupancy. 

The average operating costs in today’s dollars for this investment would be $242,900.  

 

At full operation, the annual Net Operating Income (NOI) would be $605,400 at a capitalization 

rate of 7%, the Current Fair Market Value (CFMV) purchase price would be $8.65 million.  If the 

investment were sold to another group or agency, a “year five,” Gross Profit would be $5.59 

million.   After repayment of landholder equity, the Net Profit would be $2.89 million.  A 60-40 

split between the Town and the landholders would deliver a profit to the Town of $1.73 million 

and a 43% return on equity to the landholders. If the Public-Private Partnership wanted to hold 

rather than sell, the annual net cash flow would be $348,500 to be shared between the 

partners. 

 

Future Gross Capitalized Value $8,649,000 

Loan Payoff $2,090,300 

Operating expenses NPV $971,400 

Gross Profit $5,587,300 

Payment of equity to landholders  $2,700,000 

Net Profit $2,887,300 

Net Profit to Town (60%) $1,732,400 

Net Profit to Landholders (40%) $1,154,900 

Return on invested equity (landholders) 43% 

 

 

Conclusions 

 

While all investments contain risk, the Town of Essex can benefit from actively developing the 

property or participating in public-private partnership (joint venture).  Unless very conservative, 

private investment is not likely suited to this type of transaction. 

 

The landholders should be canvassed as to whether they would entertain an arrangement, or, 

conversely, consider gifts of the parcels to the Town and receive the tax benefits associated 

with this type of transaction.  Competent legal and accounting advice should be sought that can 

address this question. 
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Conclusions, Findings, and Recommendations 
 

Findings & Recommendations 

 
1. Past as Prologue 
 
The Essex working waterfront and historic shoreline is a wonderful community resource that 

uniquely defines the character of the community.  Evidence of its historic and economic value 

to the town is embodied in its strategic military importance in the War of 1812, industrial 

importance as a shipping and boat-building site in the 19th and early 20th Century, and its 

commercial importance as a dependable and accessible marine base and boating mecca in the 

late 20th and early 21st Century.   

 

There are plenty of pre-existing studies and plans that reinforce and recognize that continuing 

to maintain and operate a working waterfront honors Essex’s past and provides a value-added 

opportunity for the future. The Essex and Clinton County Local Waterfront Revitalization 

Program (1997) stated, "today, tourism and recreation utilizing the incomparable natural and 

cultural resources of Lake Champlain are economic activities which no community can afford 

not to incorporate in any revitalization effort, but in doing so the communities need and wish to 

preserve the unique quality of life and the environment associated with it."  In 2001, the Town 

of Essex adopted a Comprehensive Plan, and completed a Shoreline Study.  Based upon the 

recommendations in these documents and others, the Town updated the Town Zoning Law 

several times, prepared and adopted a Harbor Management Law and NYS approved Local 

Waterfront Revitalization Plan (LWRP).    The 2002 LWRP states quite clearly, “As a result of the 

historical use of this bay for marina and marina-related services, this area is best identified as 

the most reasonable and practical location on the Essex shoreline for commercial marina and 

boat-related activities.”  

 

The huge public and private investment over the past 40+ years in developing public 

infrastructure, transportation planning, parking, interpretation, signage, Main Street, and 

tourism destination programs and services supports Essex’s branding and significantly and 

positively contributes to a proactive adaptive reuse of the Essex Marine Base Complex. Impact 

from the marinas can be hard to measure directly, however, the availability of transient boat 

slips provides another means of access to the community rather than relying on vehicle access. 

The Lake Champlain Bikeways, Lakes to Locks National Scenic Byway, Lake Champlain Heritage 

Area, the Lake Champlain Committee’s Paddlers Trail, --and the continued availability of the 
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Essex Ferry, etc. have all created a network of multi-modal routes intended to merge 

transportation and recreation for the resident and visitor to Essex.  

 

One particular investment associated with the 2002 LWRP established the following explicit 

recommendations for the Town’s waterfront that should be recognized and included in any 

continuing efforts to revitalize the Essex Marine Base Complex: 

 

• Implement erosion control measures to save shoreline areas and improve 
safety and include shoreline stabilization methods which can be vegetated or 
blended in with the natural surroundings in areas of highly erodible soils. 
• Restrict development in those areas with highly erodible soils, watershed areas, 
steep slopes, lack of central water and sewer facilities, and other environmental 
constraints. 
• Provide for expanded opportunities for access to the waterfront, e.g., boat 
launch, swimming, public moorings. 
• Provide for local control over the number of moorings, dock facilities and 
development on the shoreline. 
• Strengthen linkages between the marinas, waterfront businesses, and the 
downtown. 
• Provide for marina economic viability by allowing expanded services where 
feasible while protecting the character of the community and the environmental 
quality of the Lake. 
• Raise public awareness of both the Town's and Lake Champlain's cultural and 
natural resources. 
• Protect existing scenic and natural resources; important view sheds should be 
protected and enhanced. 
• Preserve the historic character of the hamlet of Essex while allowing for 
compatible new development and access to the waterfront. 
• Initiate a site plan review process for all development activities within the 
Shoreline Protection Overlay District. 

 
 
2. Continue Use as a Commercial Marina with Mixed Use Enhancements 

 
Our recommendation is to merge the three properties back into their original single ownership, 

continue to operate a commercial and public marina, infill the interior spaces with a 

combination of retail, public, cultural, event, and marine services, and create tastefully 

designed outdoor event, parking, access spaces within the base complex.  Mixed Use with 

multiple revenue centers will reduce risk and improve operating income. It may be possible to 

relocate the restaurant to one of the boathouses as part of an adaptive reuse plan, demolish 

the ranch house to create parking for the marina facilities, and rent out the Texaco station for 
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retail. The cottage could continue to provide rental “worker” affordable housing. Residential 

space within the boat houses and appurtenant buildings could provide temporary and seasonal 

rental accommodations, housing for workers employed in the facility, or “dockominiums.” 

How many units might be 1) marketable and 2) suitable considering the historic building 

constraints, zoning requirements, parking, and the lake flood hazard requires further study.  

Establishing the percentage of the building that might be set aside for residential space should 

be considered as part of a master plan for the properties. 

 

Some considerations include: 

 

• Reorganizing the configuration of dockage and moorings to serve 80 boats.  

• Deconstructing deteriorated dockage and breakwaters. 

• Reconstructing a mooring field and breakwater. 

• Accommodating both permanent seasonal and transient slips to accommodate dock and 
dine and Essex Walk arounds 

• Improving signage and parking  

• Accommodating boat storage rentals in boat shed.   

• Managing year-round or summer weekly rentals in Cleland House and Cottage=3 units 

• Considering 4+ second story apartments for summer weekly rentals or affordable 
worker housing. 

• Relocating Chez Lin & Rays restaurant to north boathouse. 

• Considering Noise impacts on Neighborhood--Hours of operation to limit nighttime 
noise during high season; limited outdoor service after 9PM (see IBM/APA permit) 

• Maintaining laundry, restrooms, shop, and marina-related services-growing them. 

• Renovating space in north/central boathouses to be open year-round event area with 
plenty of windows. 

• Moving pedestrians through the buildings to access both north and south access (Using 
an indoor catwalk-boardwalk to transect via north-central-south buildings). 

• Creating multi use spaces—including segregated cultural exhibit space, programming for 
outdoor/ecological education, space to accommodate a food hub/shared dining space. 

• Redesigning south parking areas to accommodate food truck, outdoor event, pedestrian 
access, esplanade.  

 
3. Address the Complex Regulatory Climate Facing Re-Use: Harbor and Landside. 
 
One of the most significant feasibility issues associated with the merger and adaptive reuse of 

the marina properties focuses on the regulatory climate in which proposed re-or new-uses 

must comply.  On one hand, land use planning documents for the Town of Essex point to the 

essential and critical importance of historic marine-based commercial uses identified with the 
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three properties that comprise this study.  On the other hand, the complex layers of regulatory 

compliance are significant obstacles to overcome to achieve any re-or new use.   

Permitting any re-or new use will require a reciprocal permitting process where the Town, 

State, and Federal Agencies discuss, and come to agreement on the conditions for permit 

approval.  Things begin with the Town of Essex.  The Town land use and related regulations 

specify terms of use, intensity, density, physical, visual, and environmental compatibility--and 

are extremely specific and detailed.  Any project will have to win local conceptual approval first.  

Without this “signal” from the Town, Federal, Regional, and State regulatory agencies will turn 

away a project until local approvals are drafted.   One might argue that this is not a top-down 

process, rather a bottom-up one-involving collaboration, compromise, and consistency in 

purpose.  The planning, zoning, town, and public interests must shape the use and intensity of 

harbor and shore redevelopment, come to common ground on a proposed redevelopment 

plan, then collaborative approach the regional, state, and federal jurisdictional agencies with 

their plan—well prepared for modification and consultation.  

 

The Harbor is a keystone to marina feasibility. With cooperation from the jurisdictional 

agencies, a reconfiguration, and a replacement in-kind (with more environmentally appropriate 

materials) of the marina dockage might be possible.  The concrete topped docks are not as 

flexible as the floating ones and could be replaced.   This might also include excavating the tire 

breakwater and replacing with environmentally appropriate materials. A mooring plan needs to 

be researched, designed, and permitted.  

 

These same agencies would have to be approached regarding increasing slips and moorage.   

Demand for transient and seasonal dockage/moorage at neighboring marinas is high with long 

waiting lists. From a revenue standpoint, 80 slips/moorage have been suggested, however, 

jurisdictional agencies, as well as the Town of Essex under their LWRP and Zoning Laws will 

have to weigh in on a maximum carrying capacity of the harbor.  
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The 1989 Stipulation 

Agreement between the 

ECHO, Essex Planning 

Board, New York State, 

and the Burley/Hamilton 

Marinas indicated a 

maximum of 100 slips and 

moorings.   

And then there will be the 

issue of marina services, 

such as pump-out, gas, and 

water supply that are also 

impacted by a doubling of 

capacity. 

 
 
 

 
 
 

Ownership Structure and Governance Scenarios 

 

Who might own (and operate or lease out management) the Essex Marine Base Complex in its 

“future reincarnation” might include, (but are not limited) to one or more of the following 

scenarios: 

 

➢ Exclusively private, for profit, long-term ownership, and management. 

 

➢ Private Investor’s Circle --short-term ownership and turnkey to a third party (public or 

private) for ultimate ownership and management (The Willsboro Industries/Georgia 

Pacific Mill Case Study).  

 

➢ Private, non-profit long-term ownership and management (i.e., ECHO).  

 

➢ Public and permanent ownership by the Town of Essex managed by the Town Board (or 

a department or lessee) as a municipal, mixed use outdoor recreation area. 
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➢ Public and permanent ownership and management by a Town of Essex-created 

Development Commission, Local Development Corporation, or similar public 

benefit/quasi-public authority.  

 
 
“Phase 2--Next Steps” 
 

➢ Secure Site Control-short term while Phase 2 groundwork is completed. Have the 
properties appraised. 

 
➢ Conduct a Public Engagement and Outreach Program-deploy and collect community 

ideas and support. 
 

➢ Decide on a Preferred Governance/Ownership Structure.   

 

➢ Explore the feasibility of devoting a portion of the property building for museum, 

program, or exhibition/event space.  The Marina Complex might devote interpretive 

center or auxiliary museum space to accommodate programming and indoor exhibits 

focused on nature and history.  For example, boat building, longboat rowing, and other 

watercraft that have historical importance to Lake Champlain might be featured.  

Programs and cultural space could be housed in portions of the converted marina 

buildings, especially if two-story exhibit/event spaces can be created within the 

structures.  Local artists exhibition may also have some draw if properly marketed. In 

additional environmental stewardship and lake-based water quality programming and 

events might also be developed within the marina complex’s space.  

 

➢ Design and Develop a Master Plan for the Site as well as a preliminary cost estimate for 
acquisition, renovation, improving stormwater, environmental concerns, well dressed 
parking and access, and development. Float the Master Plan with the 
regulatory/jurisdictional agencies to obtain comments and concerns.  

 
➢ Develop a solid Business Plan, including full Market Analysis, Fund Development and 

Capitalization Strategy, and Management/Operating Plan for various uses and 
revenue/cost centers. Further study of marina services and demand, especially from the 
Canadian and Vermont Market Areas. We were able to collect some published and 
available information from various sources which are provided in this report, but 
funders will require a more formalized business plan. 
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Funding Sources and Opportunities 

 

Ownership and Governance structures will certainly play a significant role in determining which 

possible funding sources are feasible and possible.  Timing is also a crucial factor and readiness 

to seize a funding opportunity when it is announced. The next two years will be challenging 

ones in which to raise public capital due to the COVID-19 Pandemic and the economic 

recession.  However, a stimulus package, similar to the 2009 ARRA, might yield a timely and 

accessible pool of capital on a one-time basis.  In addition, annual revenues accruing to the 

Town of Essex from the Champlain Hudson Power Express might serve as a source of funding 

for future study and development33. Interest rates are also at an all-time low --so borrowing is 

also a continuing option for both public and private sector ownership.  The following list of 26 

funding resources represent a preliminary real-time funding analysis for the highest and best 

uses that 1) recognizes the direct economic importance of the Essex Marina Base complex to 

help drive the Main Street economy, 2) the limited amount of direct job generation produced 

by the venture, and 3) the indirect economic benefits that spin off in taxes and other forms of 

wealth generation in the Town and County.   

 

It is strongly recommended that 1) a Fund Optimization Plan and Capital Strategy be 

incorporated into any future analysis and planning, 2) that stakeholders be on the lookout for 

Stimulus funding opportunities, and 3) monitoring for open and upcoming grant/funding 

opportunities specifically for this project be conducted.  

 

1. NYS Parks (USFWS). BIG-Boating Infrastructure Grant Program 

https://parks.ny.gov/grants/boating-infrastructure/default.aspx 

2. Northern Border Regional Commission 

https://www.nbrc.gov/ 

3. Town of Essex. Lake Champlain Underwater Transmission Cable 

 https://chpexpress.com/ 

The Champlain Hudson Power Express is a proposed high-voltage direct current 

submarine power cable project linking the Montreal area to the New York City 

neighborhood of Astoria, Queens that has been approved to run down the middle of 

Lake Champlain. 

4. Essex Community Fund. 

https://www.adirondackfoundation.org/essex-community-fund 

5. NYS Department of State, Local Waterfront Revitalization Program 

 
33  https://chpexpress.com/  
 

https://parks.ny.gov/grants/boating-infrastructure/default.aspx
https://www.nbrc.gov/
https://www.adirondackfoundation.org/essex-community-fund
https://chpexpress.com/
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https://www.dos.ny.gov/opd/programs/WFRevitalization/LWRP.html#approved 

6. NYS DEC Environmental Protection Fund. 

https://www.dec.ny.gov/about/92815.html 

7. NYS Homes & Community Renewal. Main Street Program 

https://hcr.ny.gov/new-york-main-street 

8. NYS Parks Land and Water Conservation Fund (NPS) 

https://www.nps.gov/subjects/lwcf/stateside.htm 

9. U.S. DOT National Scenic Byway Discretionary Program (Slated to be reinstituted) 

 https://www.fhwa.dot.gov/byways 

10. US FWS Boating Access Grants 

https://www.fws.gov/wsfrprograms/subpages/GrantPrograms/BoatAccess/BA.htm 

11. National Park Service. Save America’s Treasures Grants 

https://www.nps.gov/preservation-grants/sat/ 

12. National Park Service. Paul Bruhn Historic Revitalization Grants Program 

https://www.nps.gov/orgs/1623/historic-revitalization-subgrant-program.htm 

13. ROOST Occupancy Tax Revenues 

https://www.roostadk.com/leaf 

14. Clean Vessel Act Grant Program (CVA) 

https://www.fws.gov/wsfrprograms/subpages/GrantPrograms/CVA/CVA.htm 

15. Adirondack and Catskill Parks Community Smart Growth  

https://www.dec.ny.gov/lands/49210.html 

16. NYS Consolidated Funding Rounds.  NYS EDC, DEC, and State Parks, through state and 

federal funding sources, provides several grant programs.  All applicants must use the 

Regional Economic Development Councils online application process, the Consolidated 

Funding Application (CFA). The CFA is available through the Governor's Regional 

Economic Development Councils website   

http://regionalcouncils.ny.gov 

17. U.S. DOT Maritime Administration. Small Shipyard Grant Program 

https://www.maritime.dot.gov/grants-finances/small-shipyard-grants 

18. Brownfield Assessment and Cleanup Grant Programs 

https://www.dec.ny.gov/chemical/8450.html 

19. U.S. Department of Energy, Office of Efficiency and Renewable Energy. Energy Efficiency 

Tax Incentive Programs 

https://www.energy.gov/eere/buildings/tax-incentives-energy-efficiency-upgrades-

commercial-buildings 

20. USDA Rural Development Community Facilities Direct Loan & Grant Program 

https://www.dos.ny.gov/opd/programs/WFRevitalization/LWRP.html#approved
https://www.dec.ny.gov/about/92815.html
https://hcr.ny.gov/new-york-main-street
https://www.nps.gov/subjects/lwcf/stateside.htm
https://www.fhwa.dot.gov/byways
https://www.fws.gov/wsfrprograms/subpages/GrantPrograms/BoatAccess/BA.htm
https://www.nps.gov/preservation-grants/sat/
https://www.nps.gov/orgs/1623/historic-revitalization-subgrant-program.htm
https://www.roostadk.com/leaf
https://www.fws.gov/wsfrprograms/subpages/GrantPrograms/CVA/CVA.htm
https://www.dec.ny.gov/lands/49210.html
http://regionalcouncils.ny.gov/
https://www.maritime.dot.gov/grants-finances/small-shipyard-grants
https://www.dec.ny.gov/chemical/8450.html
https://www.energy.gov/eere/buildings/tax-incentives-energy-efficiency-upgrades-commercial-buildings
https://www.energy.gov/eere/buildings/tax-incentives-energy-efficiency-upgrades-commercial-buildings
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https://www.rd.usda.gov/programs-services/all-programs/community-facilities-

programs 

21. Lake Champlain Lake George Regional Planning Board. Revolving Loan Fund. 

https://lclgrpb.org/revolving-loan-fund/ 

22. Adirondack Economic Development Corporation. Revolving Loan Fund(s). 

https://aedconline.com/loan/ 

23. North Country Alliance Revolving Loan Program. 

http://www.northcountryalliance.org/loan.php 

24. Essex County Industrial Development Agency 

http://www.essexcountyida.com/newsite/index.php?option=com_content&view=articl

e&id=103&Itemid=176 

25. National Park Service. Historic Preservation Tax Credit. 

https://www.nps.gov/tps/tax-incentives.htm 

26. National Park Service. Rivers, Trails and Conservation Assistance Program 

https://www.nps.gov/orgs/rtca/apply.htm 

  

https://www.rd.usda.gov/programs-services/all-programs/community-facilities-programs
https://www.rd.usda.gov/programs-services/all-programs/community-facilities-programs
https://lclgrpb.org/revolving-loan-fund/
https://aedconline.com/loan/
http://www.northcountryalliance.org/loan.php
http://www.essexcountyida.com/newsite/index.php?option=com_content&view=article&id=103&Itemid=176
http://www.essexcountyida.com/newsite/index.php?option=com_content&view=article&id=103&Itemid=176
https://www.nps.gov/tps/tax-incentives.htm
https://www.nps.gov/orgs/rtca/apply.htm
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Appendices 
 

Appendix Table 1 – Population Demographics 

Population demographics (2020) 
45-minute Drive 

time Market Area 
Combined NY/VT 

Region 

Population 87,760 20,470,568 

Population Annual Growth Rate  1.8% 0.1% 

Households 39,184 7,789,159 

Households Growth Rate 0.2% 0.1% 

Families 23,627 4,862,376 

Families Growth Rate 0.1% 0.0% 

Non-family Households  15,557 2,926,783 

Non-family Households Growth Rate 0.4% 0.3% 

Non-Family/Total Households Ratio 0.66 0.60 
Source: ESRI Business Analyst 2020 

 

Appendix Table 2 – Age & Gender Demographics 

Age & Gender (2020) 
45-minute Drive 

time Market Area 
Combined NY/VT 

Region 

< 18 by percent 17.7% 20.3% 

25 to 44 by percent 23.5% 27.0% 

45 to 64 by percent 27.7% 26.1% 

65 + by percent 19.7% 17.2% 

18 + by percent 82.3% 79.7% 

Median Age  42.7 39.4 

< 18 Annual Growth Rate -0.3% -0.8% 

18 + Annual Growth Rate 0.1% 0.2% 

65 + Annual Growth Rate 3.1% 2.4% 

Male/ Female Ratio 0.53 0.47 
Source: ESRI Business Analyst 2020 

 

Appendix Table 3 – Income Demographics 

Income demographics (2020) 
45-minute Drive 

time Market Area 
Combined NY/VT 

Region 

Median Household income $63,717 $68,409 

Per Capita Income $36,522 $38,710 

< $15,000 9.3% 11.4% 

$15,000 - $24,999 7.6% 8.5% 

$25,000 - $34,999 8.1% 7.6% 

$35,000 - $49,999 13.4% 10.4% 

$50,000 - $74,999 18.2% 15.2% 

$75,000 - $99,999 13.9% 12.0% 

$100,000 - $149,999 17.0% 16.0% 
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$150,000 - $199,999 5.6% 8.1% 

$200,000 + 6.9% 10.8% 

Average Household Income $88,163 $101,343 

Average Disposable Income $64,929 $71,008 

Avg. Working Age Households Income (<25-64) $95,301 $112,076 

Avg. Seniors Households Income (65+) $71,498 $71,301 
Source: ESRI Business Analyst 2020 

 

Appendix Table 4 – Race Demographics 

Race Demographics (2020) 
45-minute Drive 

time Market Area 
Combined 

NY/VT Region 

White Alone by percent 92.2% 66.7% 

African American Alone by percent 2.3% 15.4% 

American Indian Alone by percent 0.3% 0.5% 

Asian Alone by percent 2.4% 7.1% 

Pacific Islander Alone by percent 0.0% 0.0% 

Some Other Race Alone by percent 0.6% 7.2% 

Two or More Races by percent 2.0% 3.0% 

Hispanic Origin by percent 2.7% 17.1% 

Diversity index 14.5 66.1 
Source: ESRI Business Analyst 2020 

 

Appendix Table 5 – Educational Attainment 

Educational Demographics (2020) 
45-minute Drive 

time Market Area 
Combined 

NY/VT Region 

Age 25+ Population by percent 77.2% 70.2% 

< High School by percent 7.7% 12.3% 

High School or GED by percent 28.1% 25.9% 

Some College, No Degree by percent 16.4% 15.1% 

Associate Degree by percent 9.7% 8.7% 

Bachelor's Degree by percent 20.1% 21.2% 

Graduate/Professional Degree by percent 18.1% 16.8% 
Source: ESRI Business Analyst 2020 

 

Appendix Table 6 – Industry Employment 

Industry Employment (2020) 
45-minute Drive 

time Market Area 
Combined 

NY/VT Region 
Agriculture/Mining by percent 2.0% 0.6% 

Construction by percent 5.5% 6.2% 

Manufacturing by percent 11.5% 6.1% 

Wholesale Trade by percent 1.5% 2.2% 

Retail Trade by percent 10.1% 8.7% 

Transportation/Utilities by percent 4.2% 5.7% 



Essex Marine Base Complex Adaptive Use Feasibility Study – Phase One 
 

Page | 81  
 

 
 

Information by percent 2.2% 2.6% 

Finance/Insurance/Real Estate (FIRE) by percent 4.0% 8.4% 

Services by percent 52.7% 54.7% 

Public Administration by percent 6.3% 4.8% 
Source: ESRI Business Analyst 2020 

 

Appendix Table 7 – Occupational Employment 

Occupational Employment (2020) 
45-minute Drive 

time Market Area 
Combined 

NY/VT Region 
Employed Age 16+ Population by percent 50.7% 45.4% 

Mgment/Business/Financial 13.6% 15.5% 

Professional 28.6% 26.4% 

Sales 9.4% 26.4% 

Administrative Support 11.0% 13.0% 

Services 18.3% 19.6% 

Farming/Forestry/Fishing 0.8% 0.4% 

Construction/Extraction 4.5% 4.7% 

Installation/Maintenance/Repair 3.0% 4.7% 

Production 5.8% 2.3% 

Transportation/Material Moving 5.0% 5.3% 

Total White-Collar 62.6% 64.3% 

Total Blue-Collar 19.1% 16.1% 
Source: ESRI Business Analyst 2020 

 

Appendix Table 8 – Occupational Earnings 

 Occupational Earnings (2020) 
45-minute Drive 

time Market Area 
Combined 

NY/VT Region 

Civilian employed population 16 years and over $24.34 $27.66 

Mngment., business, science, and arts occupations  $28.96 $38.17 

Service occupations  $17.20 $17.40 

Sales and office occupations $18.20 $22.88 

Natural resources, constr., and maint. occupations by percent $20.65 $24.72 

Production, transp., and material moving occupations by percent $18.33 $19.02 
Source: US Census 

 

Appendix Table 9 – Housing Demographics 

Housing Demographics (2020) 
45-minute Drive 

time Market Area 
Combined 

NY/VT Region 

Owner Occupied Units by percent 59.3% 46.9% 

Renter Occupied Units by percent 26.2% 41.8% 

Vacant Units by percent 14.5% 11.3% 

Renter/Owner Ratio 0.44 0.89 

Average Monthly Rent (est.) $1,017 $1,420 
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Average Home value $260,085 $460,167 

Median Home value $187,414 $323,410 
Source: ESRI Business Analyst 2020 

 

Appendix Table 10 – Consumer Spending 

Consumer Spending (2020) 
45-minute Drive 

time Market Area 
Combined 

NY/VT Region 

Apparel & Services $2,074 $2,454 

Entertainment / Recreation $3,277 $3,602 

Food Away from Home $3,663 $4,219 

HH Furnishings & Equip. $2,169 $2,354 

Personal Care Prod. & Service $901 $1,015 

Subtotal Discretionary Spending $12,084 $13,644 

% Discretionary Spending/Avg. Disposable Income 18.6% 19.2% 
Source: ESRI Business Analyst 2020 

 

Appendix Table 11 – Consumer Boating/Outdoor Recreational Spending Indices 

 
15-minute 

Drive time  

30-minute 

Drive time  

45-minute 

Drive time  

Combined 

NY/VT 

Region 

Docking & Landing fees for boats & planes 73 99 100 111 

Payments on boats/trailers/campers/RVs 136 151 113 94 

Rental of boats/trailers/campers/RVs 132 137 105 108 

Water sports equipment 111 113 104 102 

Rental/repair of sports/recreat’l./exercise equip. 64 86 96 103 

Source: ESRI Business Analyst 2020 

 

Appendix Table 12 – Entertainment/Sports/Recreation Space Demand in the Market Area 

Sports/Leisure Category 
Potential E/S R  
Spending '000s Demand for SF 

Theatres/Operas/Concerts $4,120 8,300 

Museums/Parks $2,620 3,300 

Recreational Lessons/Rehearsal $7,320 17,800 

Social/Recreational/Civic Clubs $11,480 21,300 

Potential new Entertainment sports/Recreation space demand for MA 50,700 
Source: ESRI Business Analyst 2020; DCG Corplan 

 

Appendix Table 13 – Housing Growth Projections  

5-year trends 
45-minute  

Market Area 

Population projected growth 1.8% 

Household projected growth 0.2% 
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Median Age Change (older) 0.5% 

Per Capita Income projected growth 1.8% 

Average household income projected growth 1.7% 

Owner occupied housing projected annual growth rate -0.3% 

Owner occupied housing projected growth  -655 units 

Renter occupied housing projected annual growth rate -0.3% 

Renter occupied housing projected growth -602 units 

Vacant housing units projected annual growth rate 1.9% 

Vacant housing units projected growth 3,645 units 

Source: ESRI Business Analyst – 2020; DCG Corplan 

 

Appendix Table 14 – Marinas within 10-, 25-, and 50-Miles of Essex 

Name Location ST 
# of 

Slips 
# of 

Moorings 

Lin. 
Ft  
of 

Dock 
Transient 
Rate $/ft 

Marinas within 10 Miles of Essex  

Westport Marina* Westport NY 40 10  $2.25 

Indian Bay Marina & Restaurant Willsboro NY 10 9  N/A 

Safe Harbor Willsboro Bay* Willsboro NY 201   $2.50 

Point Bay Marina* Charlotte VT 200 108  $2.00 

Lake Champlain Yacht Club Shelburne VT  155   

Shelburne Bay Boat Club Shelburne VT 60    

Town of Shelburne Shelburne VT  68   

Boat Club at Basin Harbor Vergennes VT 60  70 $3.75 

Total 571 350  

Marinas between 10 and 25 Miles of Essex  

Plattsburgh Boat Basin Plattsburgh NY 165   $2.00 

Port Henry Marina Port Henry NY 105 3   

Van Slooten Harbour Marina Port Henry NY 95 3  $1.75 

Champlain Bridge Marina Addison VT 130   $2.00 

Burlington Community Boathouse Burlington VT 105 40  $2.25 

Burlington Harbor Marina Burlington VT 160 0  $3.00 

Ferry Dock Marina Burlington VT 255 0 200 $2.75 

Perkins Pier Burlington VT 84 24  $2.25 

Bay Harbor Marina Colchester VT 165 0  $2.00 

Champlain Marina Colchester VT 118 0  $2.25 

Marina at Marble Island Colchester VT 156 0  $2.50 

Moorings Marina Colchester VT 120 8  $2.00 

Safe Harbor Shelburne Shipyard Shelburne VT 105 10  $2.00 

Apple Island Marina South Hero VT 86 20  $2.00 

Total 1,849 108  

Marinas between 25 and 50 Miles of Essex  
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Plattsburgh City Marina Plattsburgh NY 36   $1.00 

Treadwell Bay Marina & Resort Plattsburgh NY 330   $2.50 

Barcombs Marina Rouses Point NY 111   $1.50 

Marina at Lighthouse Point Rouses Point NY 40 30 1,000 $3.00 

Safe Harbor Gaines Marina Rouses Point NY 165 24  $2.00 

Montys Bay Marina West Chazy NY 100   $2.00 

Ladd's Landing Marina Grand Isle VT 110   $1.50 

North Hero Marina North Hero VT 91 47  $1.65 

Saint Albans Bay Marina St. Albans VT 154   $2.00 

Total 1,137 101  
Sources: ActiveCaptain.com; Marinas.com 

* Competitive Marinas in proximity 

Appendix Table 15 – Listings of Available Homes for Sale 

Location ST Price $ Size sf $/sf  

Essex  NY $219,000 3,725 $59 

Essex  NY $699,000 4,692 $149 

Essex  NY $569,000 2,098 $271 

Essex  NY $375,000 1,772 $212 

Essex  NY $199,000 4,300 $46 

Essex  NY $185,000 1,176 $157 

Essex  NY $475,000 3,672 $129 

Willsboro NY $375,000 2,076 $181 

Willsboro NY $295,000 740 $399 

Willsboro NY $200,000 2,900 $69 

Willsboro NY $399,000 2,360 $169 

Willsboro NY $795,000 1,988 $400 

Willsboro NY $600,000 3,392 $177 

Willsboro NY $114,000 1,584 $72 

Willsboro NY $127,018 1,000 $127 

Westport NY $249,500 2,858 $87 

Westport NY $299,000 4,100 $73 

Westport NY $215,000 1,688 $127 

Westport NY $439,000 1,917 $229 

Westport NY $329,000 1,279 $257 

Average $ Price  $357,880  

Average Size SF 2,470  

Average $Price/SF  $145 

Sources; Zillow.com; DCG Corplan 
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Appendix Table 16 – Listings of Available Apartments 

Location State 
Monthly 

Rent   Size sf 

Ellensburg Depot NY $600 800 

Lake Placid NY $950 850 

Plattsburgh NY $823 500 

Plattsburgh NY $1,550 1,400 

Plattsburgh NY $900 900 

Plattsburgh NY $915 450 

Plattsburgh NY $710 622 

Plattsburgh NY $585 950 

Plattsburgh NY $565 1,000 

Burlington VT $1,800 875 

Burlington VT $2,180 850 

Burlington VT $1,650 1,050 

Burlington VT $2,450 1,759 

Average size (all) 924 

Average$/sf annual (all) $1,206  

Average size (NY properties) 830 

Average$/monthly (NY properties) $844  

Average size (VT properties) 1,134 

Average$/monthly (VT properties) $2,020  

Sources; Apartments. Com; ApartmentGuide.com; DCG Corplan 

 

Appendix Table 17 – Listings of Available Vacation Properties 

Location State Size SF Nightly $ Weekly $ 
Weekly 

$/sf 

South Burlington VT 495 $141 $987 $1.99 

Grand Isle VT 600 $149 $1,043 $1.74 

Vergennes VT 600 $200 $1,400 $2.33 

Vergennes VT 700 $182 $1,274 $1.82 

West Swanton VT 800 $125 $875 $1.09 

Willsboro NY 800 $265 $1,855 $2.32 

South Hero VT 900 $131 $917 $1.02 

Burlington VT 900 $198 $1,386 $1.54 

Charlotte VT 900 $160 $1,120 $1.24 

Charlotte VT 1,000 $506 $3,542 $3.54 

Swanton VT 1,056 $186 $1,302 $1.23 

Burlington VT 1,100 $190 $1,330 $1.21 

chesterfield NY 1,100 $193 $1,351 $1.23 

Colchester VT 1,200 $394 $2,758 $2.30 
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Colchester VT 1,224 $198 $1,386 $1.13 

Essex NY 1,250 $250 $1,750 $1.40 

Colchester VT 1,250 $195 $1,365 $1.09 

Charlotte VT 1,300 $275 $1,925 $1.48 

Vergennes VT 1,330 $250 $1,750 $1.32 

Westport NY 1,333 $171 $1,197 $0.90 

Westport NY 1,400 $215 $1,505 $1.08 

Charlotte VT 1,450 $387 $2,709 $1.87 

Average size sf 1,031  

Average weekly rent $ $1,579   

Average weekly rent $/sf $1.53 
Sources; VBRO.com; DCG Corplan 

 

Appendix Table 18 -- Lodging Space Demand in Lake Champlain Area 

Location ST Brand 
# of 

Rooms 
Rate 

$ 

Event 
Space 

SF 

Crown Point NY Sugar Hill Manor 4 $131  

Essex NY Essex Inn on the Adirondack Coast 14 $317 1,800 

Peru NY Valcour Inn and Boathouse 7 $199 3,400 

Plattsburgh NY Bluff Point Golf Resort 12 $79  

Plattsburgh NY Point Au Roche Lodge 8 $199  

Plattsburgh NY Valcour Brewing Company Inn 7 $119 1,000 

Port Henry NY Village Inn 4 $92  

Westport NY The Inn at Westport 10 $192  

Westport NY Westport Hotel & Tavern 9 $124  

Westport NY Westport Lakeside Motel 8 $89  

Willsboro NY Willsboro Inn 9 $225  

Burlington VT Courtyard by Marriott Burlington Harbor 161 $175 4,160 

Burlington VT Double Tree by Hilton Burlignton 309 $66 30,000 

Burlington VT Hilton Burlington Lake Champlain 258 $104 18,882 

Burlington VT Hilton Garden Inn Burlington Downtown 139 $279 1,500 

Burlington VT Hotel Vermont 125 $275  

Burlington VT Willard Street Inn 14 $240  

Charlotte VT Old Lantern Inn and Barn 9 $190 8,000 

Colchester VT Lakeshore Vermont 3 $198  

Colchester VT Motel 6 Colchester 106 $70  

Colchester VT Starlight Inn 11 $95  

Panton VT Button Bay B&B 2 $200  
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Shelburne VT Heart of the Village Inn 9 $230  

Shelburne VT Inn at Shelburne Farms 24 $400 540 

Shelburne VT Quality Inn Shelburne 73 $92 300 

South Burlington VT GGT Tibet Inn 21 $62  

South Burlington VT Green Mountain Suites 104 $143 240 

South Burlington VT Holiday Inn Express South Burlignton 121 $120 4,290 

South Hero VT Crescent Bay Farm B&B 4 $150  

South Hero VT Fearn Lodge B&B 2 $300  

St. Albans City VT La Quinta Inn & Suites 81 $84 2,000 

Vergennes VT Basin Harbor  45 $199 15,300 

Crown Point NY Sugar Hill Manor 4 $131  

Total Number of Rooms   1,713    

Average Number of Rooms  54   

Average Room Price  $143   

Total Amount of Meeting Space SF  91,412 

Average Meeting Space SF  6,529 

Sources: Google Maps; Reservations.com; Expedia.com; HotelPlanner.com 

 

Appendix Table 19 -- Office Space Demand in the Local Market Area 

Occupational Employment (2020)   
15-minute  

Market Area # of Empl. 
10-year Growth 

Rate 
Yr. 2028 

Gain 

Management/Business/Financial  195 4.9% 10 

Professional 324 6.4% 21 

Sales 129 -2.5% -3 

Administrative Support 159 -3.3% -5 

Total  22 

Potential New Office Space Demand in the Local Market Area  
(based on 200 sf per person) 4,383 
Source: ESRI Business Analyst, NYS Dept. of Labor; VT Dept. of Labor; DCG Corplan 
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Appendix Table 20 -- Retail Gap/Leakage Analysis for Essex 15-minute  

NAICS Industry 

Supply 
 (Actual 

Sales) 

Demand  
(Potential 

Sales) 

Sales 
Surplus 

(Capture) 

Sales 
Leakage 

(Risk 
Potential) 

# of 
Existing 

Estbl. 

Avg. Leakage 
per Typ. 

Estbl. 

4411 Automobile Dealers   $5,662,784   $5,662,784     

4412 
Other Motor Vehicle 
Dealers $1,228,940 $568,069 $660,871   1   

4413 

Auto Parts, 
Accessories & Tire 
Stores   $486,645   $486,645     

4421 Furniture Stores $1,630,565 $463,498 $1,167,067   1   

4422 
Home Furnishings 
Stores $742,698 $481,518 $261,180   1   

4431 
Electronics & 
Appliance Stores   $1,001,572   $1,001,572     

4441 
Bldg. Material & 
Supplies Dealers $647,440 $1,911,933   $1,264,493 2 $632,247 

4442 
Lawn & Garden Equip 
& Supply Stores   $207,676   $207,676     

4451 Grocery Stores   $4,363,887   $4,363,887     

4452 Specialty Food Stores   $334,514   $334,514     

4453 
Beer, Wine & Liquor 
Stores   $362,112   $362,112     

4461 
Health & Personal 
Care Stores $1,009,770 $2,687,242   $1,677,472 1 $1,677,472 

4471 Gasoline Stations $10,998,813 $3,149,543 $7,849,270   2   

4481 Clothing Stores   $1,394,664   $1,394,664     

4482 Shoe Stores   $226,415   $226,415     

4483 
Jewelry, Luggage & 
Leather Goods Stores   $334,990   $334,990     

4511 

Sporting 
Goods/Hobby/Musical 
Instr Stores   $636,694   $636,694     

4512 
Book, Periodical & 
Music Stores $219,793 $118,251 $101,542   1   

4521 

Department Stores 
Excluding Leased 
Depts.   $1,955,886   $1,955,886     

4529 
Other General 
Merchandise Stores   $1,330,911   $1,330,911     

4531 Florists   $98,827   $98,827     

4532 

Office Supplies, 
Stationery & Gift 
Stores $65,781 $316,683   $250,902 1 $250,902 

4533 
Used Merchandise 
Stores   $111,972   $111,972     

4539 
Other Miscellaneous 
Store Retailers   $664,369   $664,369     

7223 Special Food Services   $121,078   $121,078     

7224 
Drinking Places - 
Alcoholic Beverages   $141,858   $141,858     
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7225 
Restaurants/Other 
Eating Places $2,236,500 $2,467,355   $230,855 5 $46,171 

 Total $18,780,300 $31,600,946 $10,039,930 $22,860,576 15  
 Sales per Typical Establish. $1,252,000       
Gap -$12.8 million     

Capture $10.0 million     

Leakage $22.9 million     

Supply $18.8 million     

Demand $31.6 million     

Ratio of Demand to Supply 168.3      

Ratio of Capture to Leakage 43.9      

Source: ESRI Business Analyst, 2020 

 

Appendix Table 21 – Operating Expenses for Private Development 

Operating expenses Period Totals Factor 

Property tax PILOT $50,000 yr1 $119,720 10% 

Finance carry $410,200 yr2 $224,300 25% 

Operating Expenses $287,000 yr3 $572,900 75% 

Total $747,200 yr4 $747,200 100% 

 Discount rate 10%   

 Total $1,664,120  

 Net Present value (NPV) $1,512,800  

 Avg. 4 yr. $378,200  

Source: DCG Corplan 

 

Appendix Table 22 – Operating Expenses for Town of Essex Development 

Operating expenses Period Totals Factor 

Property tax PILOT $10,000 yr1 $78,600 10% 

Finance carry $399,000 yr2 $181,500 25% 

Operating Expenses $287,000 yr3 $524,500 75% 

Total $696,000 yr4 $696,000 100% 

 Discount rate 10%   

 Total $1,480,600  

 Net Present value (NPV) $1,346,000  

 Avg. 4 yr. $336,500  

Source: DCG Corplan 
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Appendix Table 23 – Operating Expenses for PPP Development 

Operating expenses Period Totals Factor 

Property tax PILOT $10,000 yr1 $58,980 10% 

Finance carry $202,800 yr2 $132,450 25% 

Operating Expenses $287,000 yr3 $377,350 75% 

Total $499,800 yr4 $499,800 100% 

 Discount rate 10%   

 Total $1,068,580  

 Net Present value (NPV) $971,400  

 Avg. 4 yr. $242,900  

Source: DCG Corplan 
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