
LAKE GEORGE PARK COMMISSION
PROJECT SYNOPSIS

April 30, 2019Meeting Date
Applicant
 Jabro Development, L L C

ParcelFacility
Brodie's Lakeside

Application #
5222-1-19  DM   MINOR

Location
3686 Lakeshore Dr

Lakefront
       258 feet
3 straight, T, L, U, F or 2 E docks
& 3 moorings

Date Received
01/03/2019

Comment period ends
04/13/2019

SEQR type
Type II, not subject to SEQRA

The applicants, Jon and Andrew Brodie of Jabro Development LCC, have applied for a dock modification and variances to extend
legally existing, non-conforming commercial docks at Brodies Lakeside Marina, formerly the Gilchrist.  

The subject facility has approximately 258' of lakefront, which by Commission regulation would allow for up to 3 docks and 3
moorings.  The facility was "grandfathered" with 10 docks and 3 moorings.  As such, the onsite moorings are conforming, however
the number of docks exceeds the regulatory maximum for this lakefront by 7.  the legally existing non-confirming dock structures
may be maintained or recongfigured, however any increase to the configuration (eg. area, length, off-shore distance, etc) would
require a variance.

A prior owner extended 4 of the subject docks in violation of Commission dock regulations.  The prior owner executed an Order on
Consent with the Commission on 4/18/2018 in recognition of the violation and settling back-due commercial dock fees (OOC
LE-018-18).  The applicants were aware of the violations at the time they purchased the subject property on 4/27/2018.  The
applicants executed an Order on Consent with the Commmission on 8/22/2018 agreeing to bring the subject docks into compliance
with the authorized dock configuration by 6/1/2019 (OOC LE-055-18).  The appraisal utilized to price the value of the subject
property in advance of the applicants purchase did not evaluate the docks as they exist in the water, but rather was accurately
based on the authorized dock configuration cited in Commission records.
 
The applicant seeks to trade legally existing compliant moorings to maintain the above-referenced dock violations.  Variance is
sought from the offshore distance relative to the mean low water mark, offshore distance relative to the mean high water mark, 20'
separation distance from the sideline boundary, and the number of docks.

There is no apparent jurisdiction for the Town or DEC.  An APA jurisdictional determination is pending wetland analysis.

One public comment in opposition has been received from the neighbor to the south.

Background

Application has been made for a dock modification to extend the length of 4 docks beyond their authorized configurations.
Variances are required.

Regulatory Determinations
SEQRA
The project is a Type II action pursuant to Commission regulations at 645-3.6(b)

VARIANCE
The Commission must determine if the documentation presented is sufficient to prove unnecessary hardship as set forth in Section
645-8.3 Standard:

Lake George226.09-1-10

Project

Diamond Point

April 16, 2019Date prepared



LAKE GEORGE PARK COMMISSION
PROJECT SYNOPSIS

April 30, 2019Meeting Date

(a)  No variance shall be granted under this Subpart unless the applicant shall establish by substantial, credible evidence
unnecessary hardship. 

(b)  In order to establish unnecessary hardship, an applicant must demonstrate: 

(1) unique and peculiar conditions to the applicant's particular situation which impose a substantial technological, financial or
safety burden upon the applicant or the public;

(2) that because of such uniqueness, there is no reasonable possibility that the applicant's property or, if no property is involved,
the continuation of the application's business, enterprise, use or activity will bring a reasonable return following conformity with the
regulations of the Commission;

(3) that the proposed activity will have no adverse impact on the public health, safety or welfare, the environment or the
resources of the Park; and

(4) that the granting of a variance will not alter the essential character of the area in which the proposed use or activity is
located, and will not lead to congestion in the Park.

April 16, 2019Date prepared
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 Jabro Development, Llc
April 15, 2019

LAKE GEORGE PARK COMMISSION FILE REVIEW

Date:
Owner:

Lakefront: 258.00
Facility: Brodie's Lakeside

 310

226.09-1-10Parcel #:
Lake George

Dock(s) Mooring(s)

Review of this file indicates that the total number of structures approved on this lakefront is:

Town:

 #    D or     length         width   shape   boat     closed    articul       permit or reg#       supercedes
         M                                                    house  or open   ating?         

Account #:    2567
Address: 3686 Lakeshore Dr

Old #: 50-2-12

Notes:

Linear Ft:    552.40 Assoc. Slips:   0
Adjusted:

5222-6-95D  26.00 S 3.00 N .F.1
5222-6-95D  29.00 S 3.00 N .F.10
5222-6-95D  68.00 E38.00 Y O .F.2
5222-6-95D   8.00 S 2.00 N .F.3
5222-6-95D  35.00 S 3.00 N .F.4
5222-6-95D 119.00 S 3.00 N .F.5
5222-6-95D  33.00 S 2.00 N .F.6
5222-6-95D 126.00 S 3.00 N .F.7
5222-6-95D  30.00 S 2.00 N .F.8
5222-6-95D 107.00 S 3.00 N .F.9
5222-13-01M   0.00  0.00 .F.1
5222-13-01M   0.00  0.00 .F.2
5222-13-01M   0.00  0.00 .F.3

This review is based on a review of fee records and dock & mooring registrations and permits.  The sketches, drawings and surveys
associated with this FILE REVIEW have been compiled from Lake George Park Commission records of docks and moorings at the
subject property for the purpose of describing the size, shape and location of all docks and location and swing of all moorings
authorized at the property.  This compilation is for the convenience of the Commission and the homeowner, and does not include the
complete, original authorization of each structure, which may include limits not represented by the graphic representations attached to
this REVIEW.  Each structure should have a full document associated with it's original placement and copies of these documents are
available on request.  In the cases of docks, an Existing Wharf Registration (1981), a permit, or consent order should be associated
with each structure.  Single moorings were not required to be documented or permitted prior to 1988 so information on the location of
moorings pre-dating 1988 may not be on record.  Registration of moorings has been required since 1988 so that all "grandfathered"
moorings are listed, whether a location is known or not.  These "grandfathered" moorings must have been placed legally in the first
instance and comply with offshore limits and property boundary limits in effect at the time of placement.





















LAKE GEORGE PARK COMMISSION 
PO BOX 749, FORT GEORGE RD 

LAKE GEORGE, NEW YORK 12845 
518-668-9347 

PERMIT NUMBER 

5222-4-96 

TYPE OF PERMIT 

a New 
□ Renewal 
□ Modification 

PERMIT 

FOR THE OPERATION OF A 
CLASS A MARINA 

SERVICING THE WATERS OF LAKE GEORGE 
PURSUANT TO 6 NYCRR 646 

EFFECTIVE DATE 

August 6, 1996 

RENEWAL / MODIFICATION DATE 

EXPIRATION DATE 

August 6, 2001 

PERMIT ISSUED TO TELEPHONE NUMBER 

HELEN GILCHRIST (518) 668-4295 
ADDRESS OF PERMITTEE 

PO BOX 14, LAKESHORE DR 
DIAMOND POINT NY 12824 
CONTACT PERSON TELEPHONE NUMBER 

SAME SAME 
FACILITY 

GILCHRIST MOTEL & MARINA 
FACILITY LOCATION 

DIAMOND POINT 
COUNTY TOWN PARCEL ID NUMBER 

WARREN LAKE GEORGE 50-2-12 

AUTHORIZED ACTIVITY 

Operate a Class A Marina in accordance with the Marina Description attached as Schedule A and made 
part of this permit and as conditioned herein.   No construction is herein authorized. 

By acceptance of this permit, the permittee agrees that the permit is contingent upon strict compliance with the 
Environmental Conservation Law, all applicable regulations, the General Conditions specified and any Special 
Conditions included as part of this permit. 

PERMIT ADMINISTRATOR: Michael P. White 
AUTHORIZED SIGNATURE                                             * DATE             / 

LGPC PERMIT #5222-4-96 
r 

Page 1 of 7 
FORMS:95MAR[NA.PMT 11/95 



LAKE GEORGE PARK COMMISSION 

GENERAL CONDITIONS FOR 6 NYCRR PART 646 CLASS A MARINAS 

Inspections 
(1) Upon reasonable notice, permittee shall afford access to 
the site to Commission staff for the purpose of conducting 
on-site inspections. 

Permit Modifications & Renewals 
(2) The permittee shall not alter or expand the number or 
type of services or recreational activities offered without 
obtaining a modification to the permit which authorizes the 
new or expanded services or recreational uses.   Any 
modification to this permit granted by the Commission shall be 
in writing. 

(3) Any change in use of an existing marina which increases 
the number and/or types of vessels serviced shall require a 
modification to any previously issued permit. 

(4) This permit may not be relocated to other facilities unless 
a permit for the different facility has been issued by the 
Commission.   Marina permits will be modified to reflect a 
sale or transfer of the facility to another owner subject to a 
determination by the Commission that the facility is in 
compliance with the requirements of this Subpart and permits 
issued in accordance with this Subpart.   Lakefront marina 
facilities at separate locations under common ownership shall 
require separate permits. 

Prohibitions 
(5) Quick launching as defined in 6NYCRR 645-2 is 
prohibited except as specifically authorized herein. 

(6) No vessel shall be berthed at a dock, wharf or mooring 
without the prior consent of the adjoining landowner so as to 
encroach beyond the adjacent property line extended into the 
lake on the same axis as the property line runs onshore where 
it meets the lake, or at a right angle to the mean high-water 
mark, whichever results in the lesser setback. 

Other Legal Obligations of Permittee 
(7) All persons shall comply with all conditions issued with 
any permit issued for the construction, operation or use of a 
dock, wharf, mooring or marina.   Failure to comply with any 
such condition shall be a violation and grounds for the 
immediate revocation of the permit and/or the imposition of a 
fine for each day from the date the violation first occurred 
until the violation is corrected. 

(8) The permittee has accepted expressly, by execution of the 
application, the full legal responsibility of all damages direct 
or indirect, of whatever nature, and by whomever suffered, 
arising out of the project described herein and has agreed to 
indemnify and save harmless the State from suits, actions, 
damages and costs of every name and description resulting 
from said project. 

(9) This permit shall not be construed as conveying to the 
permittee any right to trespass on the lands or interfere with the 
riparian rights of others in order to perform the permitted action 
or as authorizing the impairment of any rights, title, or interest 
in real or personal property held or vested in a person not a 
party to this permit. 

(10) The permittee is responsible for obtaining any other 
permits, approvals, right-of-ways, land easements including but 
not limited to easements to the lands under the waters of the 
State, which may be required for the operation authorized 
herein. 

(11) Granting of this permit does not relieve the permittee of 
the responsibility of obtaining any other permission, consent, 
permit, or approval from the U.S. Army Corps of Engineers, 
U.S. Coast Guard, N.Y.S. Office of General Services, N.Y.S. 
Department of Environmental Conservation, N.Y.S. Department 
of Health, Adirondack Park Agency, or local government which 
may be required. 

(12) The permittee shall post and maintain a sign with language 
specified by the Lake George Park Commission in a location 
and manner so as to be visible to patrons of the marina.   A copy 
of the text of said sign is attached hereto. 

Docks, Wharfs and Moorings 
(13) A permit shall be required for any construction, alteration, 
relocation , extension or modification of a dock, wharf or 
mooring.  The authorized wharfs, docks and moorings for this 
facility are depicted on Schedule B of this permit. 

(14) The facility is subject to annual fees under Section 
646-1.1(b) of this Subpart for the use of wharfs, moorings and 
quick launch facilities.   Nothing herein shall be construed as to 
permit use of facilities for which fees have not been paid. 

(15) No person shall operate or put to use a commercial dock, 
wharf, mooring, Class A marina or Class B marina without 
implementing a maintenance program sufficient to keep all 
docks, wharves, adjacent shoreline, water and lake bottom clean 
of debris. 

(16) Any person owning, operating, or constructing a dock, 
wharf or mooring, shall be responsible for the complete removal 
of pilings, cribs, chains and blocks, floats and/or any other 
related components which are abandoned or fall into disuse. 

LGPC PERMIT #5222-4-96 Page 2 of 7 



LAKE GEORGE PARK COMMISSION 

GENERAL CONDITIONS FOR 6 NYCRR PART 646 CLASS A MARINAS 

Environmental Protection/Marina Operations 
(17) Restrooms, including toilet facilities, for the use by 
customers, shall be available at all times from May 1 to 
October 31 of each year. 

(18) One on-site parking space or adequate off-site parking 
shall be provided for each vessel berthed unless otherwise 
specified in Schedule A. Parking as described in Schedule A 
shall not be diminished. 

(19) An adequate storage area for trailers shall be provided or 
the storage of trailers shall be prohibited. 

(20) The permittee shall maintain compliance with New York 
State fire code standards and DEC bulk storage standards for 
the storage of gasoline and hazardous materials. 

(21) For facilities with on-site petroleum storage, the permittee 
shall, not later than 90 days from the date of issuance of this 
permit, develop and submit a plan relative to the inspection and 
maintenance of petroleum storage facilities and all associated 
equipment, and appropriate measures relative to spill prevention 
and countermeasures.   Such plan shall include: 

(i) the inspection of all plumbing and related pumping 
equipment, not less than daily, to guard against leakage 
of petroleum products into the waters of the Park; 

(ii) the training of each person pumping motor fuels in 
procedures to guard against the spillage of such motor 
fuels into the waters of the park and procedures to 
respond to a spill; and 

(iii) the maintenance, in close proximity to the 
pumping facilities, of such equipment as is necessary 
to respond to any spill of petroleum products into the 
waters of the Park or on to land or structures where it 
may flow into the waters of the Park. 

(22) Adequate garbage and debris disposal facilities with 
leakproof containers must be provided and properly maintained. 

(23) The permittee shall provide a boat cleaning area that is 
designed, operated and maintained in such a manner to prevent 
contamination of the waters of the Park or boat cleaning shall 
be prohibited. 

(24) No person shall clean any vessel with chemicals or 
detergents where runoff into or contamination of the waters of 
the Park occurs or is likely to occur. 

(25) The permittee shall ensure customer access to facilities for 
the disposal of sanitary wastes from vessels with on-board 
sanitary equipment in accordance with the following; 

(i) on-site pumpout facilities, or proven access to 
pumpout facilities, for use by vessels which use the 
services of the Class A marina; and 

(ii) facilities for the disposal of waste from portable 
marine toilets, or proven access to such facilities, for 
use by vessels which use the services of the Class A 
marina.   Such facilities shall be designed, installed, 
operated and maintained to prevent the discharge of 
contaminants from marine toilets to the waters of the 
Park or the ground from which they may flow into the 
waters of the Park.   For the purposes of this 
paragraph, vessels using the services of the Class A 
marina shall include vessels which moor, dock or are 
quick launched by the marina. 

Written proof of access to disposal facilities for a 
period equal to the life of the permit shall be required. 
Off-site facilities must be located within a reasonable 
distance from the Class A marina. 

(26) No person shall launch a vessel into or remove a vessel 
from the waters of the Park without inspecting the vessel and 
its trailer, if any, to ensure the detection of marine growth, 
including macrophytes (weeds), or any other hull 
contamination, and removing said growth and disposing of it so 
as to ensure that it is not discharged into the waters of the 
park. 

(27) No person shall launch any vessel into the waters of the 
Park, or operate a vessel on the waters of the Park, which is 
not permanently sealed to prevent the discharge of wastewater 
into the waters of the Park. 

(28) All necessary precautions shall be taken to preclude 
contamination of any wetland or waterway by suspended solids, 
sediment, fuels, solvents, lubricants, epoxy coatings, paint, 
concrete, leachate or any other environmentally deleterious 
materials associated with the operation of this facility. 

LGPC PERMIT #5222-4-96 Page 3 of 7 



LAKE GEORGE PARK COMMISSION 

SPECIAL CONDITIONS 

Personal Watercraft (PWC) 

General 
(29) All persons operating PWC upon the waters of Lake George shall comply with the following requirements in addition to all 
navigational laws and other regulations of the Lake George Park Commission: 

(i) A PWC may be operated only between the hours of 8:00 a.m. to 7:00 p.m. or sunset whichever is earlier. 

(ii) No person shall operate a PWC within five hundred (500) feet from the outer boundaries of a designated swimming or 
mooring area. 

(iii) No person shall operate a PWC within five hundred (500) feet of shore at a speed greater than five (5) miles per 
hour except that such five (5) mile per hour speed limit shall not apply to a PWC operator operating at safe headway 
speed in a straight line to or from shore or to or from an area five hundred (500) feet from shore. 

(iv) No person shall operate a PWC on the waters of Lake George so as to knowingly annoy, disturb, injure or endanger 
the health, comfort, repose or peace of another person. 

(v) No person shall operate a PWC on the waters of Lake George which was manufactured on or after January 1, 1991 
with an exhaust system which has been altered in any way from the original manufacturer's equipment. 

(vi) On or after January 1, 1992 no person shall operate a PWC on the waters of Lake George if such PWC produces a 
sound level greater than that of the original manufacturers specifications for that PWC, but in no event shall a PWC 
operate on the waters of Lake George if such PWC exceeds the sound limits set forth in Section 646-2.8 of this Title. 

(30) Accidents involving PWC shall be reported in writing by the owner or operator to the Commission or other law enforcement 
agency within forty-eight (48) hours after such accident. 

PWC Rentals 
(31) All Class A marina owners or operators engaged in the rental of personal watercraft (PWC) as that term is defined in Section 
646- 2.3 (a) (3) of 6 NYCRR upon the waters of Lake George shall in addition to the regulations governing PWC contained in 
Subpart 646-2 of 6 NYCRR Title comply with the following regulations: 

(i) The owner or operator of a PWC shall ensure that prior to operation all users of PWC have read the rules and 
regulations governing their operation as contained in this Subpart, as well as Subpart 646-2 of this Title.   All users shall 
sign a form prepared by the owner or operator that indicates the user has read said rules and regulations.   The owner or 
operator shall maintain written records that the above requirements have been complied with.   The records are subject to 
inspection by the Commission upon reasonable notice. 

(ii) If the PWC is part of a rental fleet or group of PWCs, a tour guide shall operate a vessel with the fleet or group. 

(iii) A fleet or group shall not consist of more than six (6) PWC.   The tour guide shall guide the operations and behavior 
of the fleet or group.  The tour guide shall not be in charge of more than one (1) fleet or group at any time. 

Moorings 

(32) No part of any vessel attached to a mooring at this site shall extend beyond 100 feet from the mean high water mark. 

GPC PERMIT #5222-4-96 Page 4 of 7 
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LAKE GEORGE PARK COMMISSION 

SCHEDULE A 

MARINA DESCRIPTION 

FACILITY:   GILCHRIST MOTEL & MARINA LAKEFRONT:  225 FEET 

NON-LAKEFRONT PARCELS:   NONE 

CUSTOMER BERTHING SPACES:  49 ON DOCKS:  46 ON MOORINGS:  3 

CUSTOMER PARKING SPACES:   70 

TOTAL WINTER BOAT STORAGE:  50 INDOOR:  0 TRAILERED:  50 

TOTAL QUICK LAUNCH:  6 INDOOR:  0 OUTDOOR:  6 

TOTAL RENTAL VESSELS (does not include pwc's):   6        MOTORIZED:   0 NON-MOTORIZED:   6 

RENTAL PERSONAL WATERCRAFT (PWC):    4 

TOUR BOATS:  0 CHARTER VESSELS:   0 PARAS AIL:   0 

SCUBA:    NO WATERSKHNG:   NO RIDES:  0 

BOAT LAUNCH/RAIL/HOIST:   YES PUBLIC/PRIVATE:  PUBLIC 

BOAT/MARINE PRODUCTS SALES:   YES SERVICE/REPAIRS:  YES 

FUEL SALES:   NO 

PETROLEUM STORAGE ON SITE:   NO DEC BULK STORAGE PERMIT #:   N/A 

PUMP-OUT AVAILABLE AT:   Castaway Marina 

Permitted activities are limited to those listed on this page.   Any change which alters or 

expands the number or type of services or recreational activities will require a modification to 
the permit. 

LGPC PERMIT #5222-4-96 Page 5 of 7 
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   February 23, 2017 
 
Mr. Robert Winn 
Attorney at Law 
13 North Street 
Granville, NY  12832 
 
                                        RE:   Real Estate Evaluation 

   Gilchrist Marina 
                    3686 Lakeshore Drive 
                    Town of Lake George 
                    Warren County, New York   
                     File No: 17-C009 
 

 
Dear Mr. Winn, 
 
 Pursuant to your request, I made a limited general inspection of the above 
referenced property on February 14, 2017.  I was able to access the interior of the 
main dwelling, but not any other buildings or the dock area on site.  The inspection 
was conducted under severe winter conditions. 
 
 The purpose of this report is to estimate a reasonable as is market value for 
the subject property under terms of a conventional arms length sale based on the 
assumptions and methodology detailed on the next page.  For purposes of 
compliance to the Uniform Standards of Professional Appraisal Practice, this report 
should be considered an “evaluation” and/or consulting services as opposed to a 
fully documented appraisal.  The reason for this is explained further on the 
following page.  
 
 You (Mr. Winn) are reportedly the Court appointed Receiver for the subject 
property.  You (Mr. Winn) have retained Upstate Appraisal Services in that 
capacity and you (Mr. Winn) along with the Warren County court system are 
considered intended users of this report. 
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General Comments and Assumptions Regarding this Evaluation 
 

1. I understand that this evaluation was ordered in conjunction with pending 

litigation between the principals of Gilchrist Marina, LLC.  There are 

reportedly three principals, all members of the same family.  The legal 

dealings of the parties are irrelevant to my assignment.  I am evaluating the 

property assuming clear title and that the sellers would conduct business in a 

normal manner until the date of closing when they would vacate the 

premises. 

 

2. I was provided “voluminous” data by you (Mr. Winn) and some by Heather 

Jones, one of the owners, and the party with whom I conducted my 

inspection.  Ms. Jones indicated that the tax returns apparently do NOT 

include all the income actually collected for the property, and you           

(Mr. Winn) have seemingly verified this.  There are also offsetting expenses 

which may not be documented in the tax returns.  Therefore, the vast 

majority if not all of the financial data provided to me is seemingly irrelevant.  

Based on these circumstances, I will have to make my own projections 

based on what support I can obtain from the market, anecdotally, from 

office files, and what little can be reliably cited from the data provided. 

 

3. One of the items I was provided was a 2009 appraisal by Eric Sterling, a 

professional colleague.  I made a very cursory review of this appraisal.  In his 

Income Approach, Mr. Sterling provided no support or explanation for his 

projections.  I therefore have no ability to judge the accuracy of the 

projections or appraised value as of that time roughly 8 years ago. 
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PROPERTY IDENTIFICATION 
 
 The subject property is identified as 3686 Lakeshore Drive, Town of Lake 

George, Warren County, New York.  The mailing address is Diamond Point, 12824.  

Tax map # is 226.09 – 1 – 10.  The facility is known as Gilchrist Marina and occupies 

1.19 acres per municipal records. 

 
 

OWNERSHIP AND SALES HISTORY 

 The subject property is owned by Gilchrist Marina, LLC.  According to 

Heather Jones, the property has been under related ownership since 1955.  One of 

the documents I was provided was an October, 2009 deed between related 

parties.  In my research I noted the attached multiple listing.  The property was on 

the market for $6,950,000 with Realty USA from 4/8/16 until it was withdrawn on 

9/13/16.  I called the listing agent Scott Varley to inquire if there was interest and/or 

formal offers, but my call was not returned.  Ms. Jones indicated that she could not 

recall any formal offers.   

 
 

 

 

 

 

 



3686 Lakeshore Drive, T/o Lake George, File No:  17-C009 
 

3 

DESCRIPTION OF FACILITY OPERATION 

 The subject property operates under a permit from the Lake George Park 

Commission (LGPC) which regulates uses along the lake shore.  Essentially all 

properties offering marine related activities require LGPC permits.  Based on my 

experience and anecdotal evidence, these permits are all but impossible to 

modify.  The specific activities authorized by the attached LGPC permit for the 

subject are summarized as follows: 

1. 43 seasonal customer berths (40 on docks, 3 on moorings) 

2. 6 motorized rental vessels (none larger than 21’) 

3. 9 non-motorized vessels (canoes, rowboats, sunfish) 

4. 2 charter vessels (reportedly not used) 

5. Public boat launch (not quick launch) 

6. Sales & service (Note 2) 

7. 50 winter storage vessels (shrink-wrapped outdoors) 

8. 70 customer parking spaces (Note 1) 

 
Note 1:  The 70 parking spaces are reportedly utilized, in part, for L., P. & R. (Launch, 
Park & Retrieve) customers, typically for day use and some longer. 
 
Note 2:  Reportedly boats are NOT sold, but service is provided, mainly 
winterization related.  This is, however, a business distinct from the rest of the marina 
operation.  There is only a small garage on the premises for indoor work. 
 

 

CONTINUED ON NEXT PAGE 
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DESCRIPTION OF FACILITY OPERATION (Cont’d) 

 The premises can also be used for the following activities which do NOT 

require a permit: 

1. Owner-occupancy and/or rental of the main dwelling which can be 

considered as one or two tenantable units. 

2. Owner-occupancy or rental of the 3-unit “motel building” on the site. 

 

AREA AND NEIGHBORHOOD DATA 

  The subject property is located on the “lake side” of Lakeshore Drive    

(Route 9N) along Lake George in the small hamlet of Diamond Point.  It is situated 

toward the northern end of the hamlet approximately 3.5 – 4 miles from Lake 

George Village and Northway Exit 22. The general area between Lake George 

Village and Bolton Landing, a distance of around 10 miles, is developed with a 

variety of resorts (typically 10 – 40 units) along Route 9N, and also various private 

residences, several restaurants and a few recreational facilities (marinas, 

horseback riding, campgrounds).  Limited local support services including small 

supermarkets and a number of eateries are found in both Lake George Village 

and Bolton Landing.  The nearest regional shopping in Queensbury is about a 15 

minute drive. 

 

CONTINUED ON NEXT PAGE 

 



3686 Lakeshore Drive, T/o Lake George, File No:  17-C009 
 

5 

AREA AND NEIGHBORHOOD DATA (Cont’d) 

  The area has been developed around the shoreline of Lake George with the 

most intensive development located along Canada Street (Route 9) in the Village 

of Lake George.  Lake George itself is 32 miles in length, 1 to 3 miles in width, has 

109 miles of shoreline and encompasses an area of 44 square miles.  The lake has 

an average summer temperature of 65 to 70 degrees and is surrounded by foothills 

and mountains of the Adirondack range.  Although environmentally sensitive, the 

lake is considered relatively unpolluted and generally enjoys a highly favorable 

reputation.  

  Lodging establishments are located mainly within the Village itself, along 

Route 9 north and south of the Village, and along Route 9N (Lakeshore Drive) 

between Lake George and Bolton.  Properties having lake views and direct lake 

frontage are typically the most desirable, although there is also a viable market for 

certain properties having neither.  In addition to the array of lodging facilities, the 

lakeshore area beyond Lake George Village includes a number of marinas offering 

boat slips, rental boats, sales and service, and other marina amenities. 

  Also beyond Lake George Village, there are a number of seasonal lakefront 

residences marketing in the $750,000 to $3,000,000 range, most of this being land 

value.  In addition, there are several modern townhouse, condominium, and time 

share communities along and/or overlooking the lake. 

 

CONTINUED ON NEXT PAGE 
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AREA AND NEIGHBORHOOD DATA (Cont’d) 

  The subject, as noted, is in the small hamlet of Diamond Point.  There are 

several lakefront resorts in close proximity including Blue Lagoon, Lake George 

Suites, Stepping Stones, Olympian Motel, Golden Sands, and Diamond Cove.  

These units are typically “older” with the level of modernization varying from 

property to property.  On the “road side” of Lakeshore Drive in this area is the 

historic Diamond Point Church and a couple of eateries (pizza, deli). 

 In general, anecdotal evidence suggests that business declined somewhat 

during the recession, and has not fully returned to pre-recession levels in some 

cases, although it is improving and this is property and use specific.  Overall, 

property values and general demand for all types of property along the lake has 

generally been very favorable over time.  Values declined slightly with the 

recession however, but have generally rebounded over the last couple of years.  

Accordingly, stable to favorable economic trends are anticipated as the overall 

economy improves.  
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SITE 

 The subject site occupies 1.19 acres per the attached municipal and LGPC 

records.  There is 110’ of frontage along Lakeshore Drive with typically declining 

topography (about 10’) from the road frontage to the lake shore.  There is a 2-car 

wide driveway along Lakeshore Drive with a private road leading to the main 

dwelling and shoreline.  The property enjoys 225’ of direct and fairly “even” lake 

frontage. 

 Municipal water services the property, but there are no sewers in this vicinity.  

According to Ms. Jones, there are three separate septic systems in good working 

order.  Specific site improvements are detailed under the following heading. 

 
  
IMPROVEMENTS 

Main Dwelling 

This is an assemblage of two structures, an apparently original 4-BR/2.5 Bath 

somewhat architecturally distinct home, and what was apparently a 3-BR/1 Bath 

separate residence addition.  The original section is estimated to be early 1900’s 

vintage, and the addition may be from around the 1930’s or 40’s.  The structures 

have been effectively merged, but could probably be returned to the original 

configuration if so desired.  Gross building area is indicated at 1,953 SF/floor or 

3,906 SF in total.  Of this, about 2,706 SF is the main residence and 1,200 SF was the 

apartment.  The main residence also has a 1,068 SF wrap-around porch partially 

overlooking the lake.  Total basement area is shown as 700 SF on Town records. 
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IMPROVEMENTS (Cont’d) 

 The exterior is a mix of wood shingles and stucco, all in fair condition.  The 

windows appear old or original and the trim needs repair and paint. 

 The interior has a somewhat disjointed floor plan on both levels.  In the main 

residence, there is a “double living room”, part of which was used as an office at 

one time.  There is some ornate woodwork, wood grain paneling and a gas 

fireplace which is reportedly the main heating source.  There is no central heat or 

AC; some areas apparently have electric baseboard heat.  Technically, there are 

7 bedrooms, although some of these are pass-thru or oddly shaped.  In the main 

dwelling section, there is old carpet, some of it thread bare.  In the addition, there 

is economy commercial carpet.  A new kitchen has recently been installed in the 

main dwelling section, and one bathroom is gutted, reportedly awaiting 

remodeling.  In the addition, there is a separate older economy oriented kitchen.  

Also, there is a lavatory accessible to the exterior of the addition for marina 

patrons, although it is reportedly not in use in recent years.   

 Overall, both sections are considered to be in fair condition.  In my opinion, 

extensive upgrading would be necessary for occupancy by a new owner and/or 

rental purposes. 

 

CONTINUED ON NEXT PAGE 
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IMPROVEMENTS (Cont’d) 

Motel Building 

Close to the waterfront is a 1-story 3-unit motel building probably built in the 

1940’s or 50’s.  Gross building area is 588 SF or 196 SF/unit.  Construction is wood 

frame, economy oriented.  According to Ms. Jones, the unit interiors are older and 

Adirondack style.  Also according to Ms. Jones, the units have not been rented 

since around 2009, but one unit has reportedly been occupied by an employee of 

one of the property owners.  I was unable to inspect the building interior, but 

based on appearances and data provided, it is assumed to be in fair condition 

and not updated. 

 
Docks 

 By the lakefront there are various docks as seen on the LGPC Permit in the 

Addendum and attached photos.  These docks are configured to accommodate 

up to 49 vessels and are left in the water year round.  I do not know the age or 

exact condition of the docks.  There is no mechanized “quick launch”, but there is 

a public launch where patrons can launch and retrieve boats. 

 
Other 

 3-bay older unheated wood frame garage reportedly used for boat service. 

 Original boat house used as counter and office space in season. 

 Grounds for winter storage with network of driveways per plan. 
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ASSESSMENT AND TAXES 

Current Assessment: $1,768,300
Current Equalization Rate: 93%
Implied Full Value: $1,901,400  

2017 General Taxes: $10,722.97
2016 - '17 School Taxes: $12,658.46
Total Annual Taxes: $23,381.43  

 
 

ZONING/PERMITS 
 
 The subject property is zoned RCH-LS Residential Commercial High Density - 

Lakeshore.  The property operates under a Lake George Park Commission permit 

and the current uses have apparently been in place for many years.  Accordingly, 

zoning is not considered an issue of concern. 

 
 
HIGHEST AND BEST USE  
 
 The subject property is evaluated “as improved” and with a marina permit 

obtained from the Lake George Park Commission.  Based on a limited analysis to 

follow for alternative (residential) use, either as vacant land or with the main 

dwelling potentially suitable for rehabilitation, “residential value” is significantly 

below “as improved marina value”.  Accordingly, highest and best use is 

apparently for continuance of the marina operation with probable rental and/or 

owner-occupancy of the main dwelling (possibly as 1 or 2 units).  The 3-unit motel 

could potentially be rented nightly or occupied seasonally by foreign seasonal 

workers. 
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VALUATION METHODOLOGY 

  Commercial property is normally valued by one or more of the three 

standard appraisal approaches: Cost, Income Capitalization and/or Sales 

Comparison.  The Cost Approach is not relevant to the subject due to 1. the 

established marina use under the LGPC permit which is specific to this property 

and 2. the age and extensive accrued obsolescence of existing improvements.   

  Properties of this nature are income producing and generally sell based on 

historic and/or anticipated cash flow.  They may offer a home and “lifestyle” on 

Lake George as well.  Accordingly, the Income Approach is generally the best 

method of valuation.  The specific methodology for the subject and its limitations 

are detailed under the Income Approach heading on the following page. 

  The Sales Comparison Approach will not be fully processed.  However, 

limited data will be cited in a generally supportive capacity on a “price per 

permitted boat” basis.  Due to a limited availability of recent comparable marina 

sales on Lake George, and differences in allowable uses and business models, the 

Sales Comparison Approach cannot be processed in a conventional format. 
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INCOME APPROACH 

  As previously noted, I was provided voluminous financial data for the subject 

property, very little of which is particularly relevant for purposes of this evaluation 

for reasons previously noted.  Simply stated, I have not been provided, nor do I 

have any way of obtaining, accurate recent historical income and expense data 

in a format which would be relevant to this evaluation report.  With this said, my 

task is to estimate income and expenses based on the following sources: 

- My knowledge and experience appraising marina properties on Lake 
George and other bodies of water over the last 32± years. 

 
- Office files of marina property appraisals including about 7 reports 

completed since 2010. 
 

- Appraisals of Lake George marina properties completed by colleagues who 
were willing to share data confidentially. 

 
- Investigations with Bob Palandrani, a long time Lake George operator of 

Snug Harbor North and Snug Harbor South marinas who is considered a 
highly knowledgeable source. 

 
- Investigations with other appraisers, Realtors, public officials, and other 

knowledgeable parties in the subject area. 
 
- Online research. 

 
 
Note:  This evaluation is being prepared in mid-winter.  The vast majority of local 
marinas are closed with the owners or managers being inaccessible.   
 
 
   

CONTINUED ON NEXT PAGE 
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INCOME APPROACH (Cont’d) 

  With the preceding stated, my methodology for purposes of this analysis is as 

follows: 

1. Estimate Potential Income from the following sources: 

 Dock Rentals 

 Boat Rentals 

 Winter Boat Storage 

 Parking & Public Launch 

 Motel Units 

 The Main Dwelling 

 
2. Estimate Potential Expenses to include the following: 

 Real Estate Taxes 

 Insurance 

 Salaries of Employees 

 Other Operating Expenses 

 Management & Oversight 

 Reserves 

 
3. Project a Capitalization Rate and apply this to NOI. 

4. Deduct the cost of capital improvements necessary at this time. 

 

CONTINUED ON NEXT PAGE 
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INCOME APPROACH (Cont’d) 

Income From Dock Rentals 

  There are 43 slips permitted by permit including 3 moorings.  I contacted 

Gilchrist Marina for information on dockage rates in late 2015 relative to an 

unrelated assignment.  The party I spoke to at the time quoted $165/foot.  As a 

comparable, Norowal Marina in Bolton has a published rate of $163/foot on its 

website for 2016.  As another comparable, Castaway Marina in Queensbury had a 

2016 rate of $162.75/foot.  Based on my conversation with Ms. Jones, discounts 

were historically offered on the less desirable slips and I consider this reasonable.  

According to the previously noted Mr. Palandrani, the typical size of boats today is 

about 22 – 23’ on average.  He also indicated that a “loss” of 20% would be 

reasonable for vacancy, collection, concessions, slips intentionally left open, and 

slips which cannot be rented due to dock configurations. 

43 Permitted Boats @ 22' Average x $165/ft. x 80% Collection = $124,872
Say $125,000  

 
 

CONTINUED ON NEXT PAGE 
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INCOME APPROACH (Cont’d) 

Income From Rental Boats 

  There are 6 motorized rental boats allowed by permit.  Calculating a net 

profit from this aspect of the business would be an extremely difficult task involving 

not only the calculation of income, but offsetting staffing, repairs, gasoline, and 

the cost of the boats themselves.  For purposes of simplicity, I consider it 

appropriate to estimate potential slip rental rates for this purpose (rental boats).  

According to Mr. Palandrani, he would value a rental boat slip at 2 to 3 times a 

conventional slip, and this would appear reasonable. 

6 Potential Boats @ 22' Average x $165/ft. x 2.5 x 95% Collections = $51,728
Say $52,000

Note:  At the indicated figure, the rental boat operator is assumed to have use of 
the boathouse and could also rent up to 9 non-motorized boats. 
 
 
Income From Winter Boat Storage 

  The subject is permitted for 50 boats.  I do not know the quoted rate for the 

subject property.  Castaway Marina in Queensbury quotes $4.95/SF inclusive of 

shrink-wrapping and exclusive of any other services.  The aforementioned Mr. 

Palandrani suggested that he allocates about $17/ft. to shrink-wrapping inclusive 

of labor and materials and would allocate a basic roughly $400 to a typical 22’ 

boat stored outdoors.  This is in line with other marinas based on my research.   

   

CONTINUED ON NEXT PAGE 
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INCOME APPROACH (Cont’d) 

Income From Winter Boat Storage (Cont’d) 

  An average boat size would be 8 x 22’ or 176 SF and I would assume 90% 

collections on this aspect of the business given that there are 49 “wet” slips. 

50 Boats @ $400/boat x 90% Collections = $18,000  
 
 
 
Income From Parking and Public Launch 

  Again, I have no documented information for the subject.  Ms. Jones stated 

at the time of my inspection that the property was generating about $70 – $90K 

from this source in the early 2010’s.  I also obtained data from an appraisal 

colleague with regards to Castaway Marina in Queensbury.  This facility has 63 

parking spaces per its LGPC permit vs. the subject which has 70.  Income from 

these sources at Castaway was $78K – $100K/annum for 2014 to 2016, increasing 

annually.  The subject property is somewhat inferior in that 1. it does not have quick 

launch capabilities and 2. does not sell gasoline.  Based on all of the preceding, a 

figure of $75,000 is projected. 

 

 

CONTINUED ON NEXT PAGE 
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INCOME APPROACH (Cont’d) 

Income From Motel 

  The subject motel units are reportedly not rented to the public.  As they are 

very “basic” and effectively in the middle of the marina operation, they are 

probably better oriented to seasonal workers than nightly to weekly tourists.  The 

going rate would be around $2,000/room for the 9-10 week “season” assuming two 

workers per room. 

3 Rooms @ $2,000/room = $6,000  

 

Main Dwelling 

  As noted, this building is owner-occupied.  However, with some 

modifications and updates, it could be rented weekly, monthly, or even 

seasonally.  Theoretically, it could be rented as a single 7BR/3.5 Bath home or as 

separate 4BR/2.5 Bath and 3BR/1 Bath units.  While it is technically on the lake, the 

site lacks privacy due to the marina operation, and it does not have a beach, 

private or otherwise.  In conjunction with this assignment I reviewed online listings of 

Lake George area house rentals including the following: 

 
Kattskill Bay (By Lake):  An older 6BR/1.5 Bath home with lake access and a shared 

dock is offered as a seasonal rental at $38,000. 

 
Kattskill Bay (By Lake):  An older 6BR/2 Bath home with lake access and a mooring 

is offered as a weekly rental for $4,150/week. 
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INCOME APPROACH (Cont’d) 

Main Dwelling (Cont’d) 

Bolton Landing (By Lake):  An older 6BR/2 Bath home with lake access and a 

private dock is offered as a weekly rental for $4,000/week. 

 
  In consideration of the preceding and other data, I believe the subject 

could attain a rent of $4,000/week inclusive of a dock.  This would assume a           

9 week “season” x 90% occupancy less a 10% rental commission. 

$4,000/week x 9 weeks x 90% less 10% = $29,160
Say $29,000  

 
Total Effective Gross Income Projection 

Dock Rentals $125,000
Rental Boats (from Slips) $52,000
Winter Storage $18,000
Parking & Public Launch $75,000
Motel $6,000
Main Dwelling $29,000
Total Effective Gross Potential $305,000  

 
Projection of Expenses 

Real Estate Taxes:  The actual expense rounded to $23,500 will be projected. 

 
Insurance:  The IRS returns show expenses of roughly $8,400 - $11,000 for              

2013 – 2015.  I will project a rounded $10,000. 

 
CONTINUED ON NEXT PAGE 
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INCOME APPROACH (Cont’d) 

Projection of Expenses (Cont’d) 

Management:  For purposes of this analysis, the “management” expense would 

most likely be for the property owner’s time and effort operating the facility.  

Assuming that this party could earn additional money from boat service and 

possibly other businesses on the premises (occasional boat sales, “ferrying” patrons 

to islands on Lake George), I believe a provision of 5% of potential effective gross 

income; say $15,000, to be reasonable. 

 
Utilities & Maintenance – Main Dwelling & Grounds:  A provision of $10,000 annually 

is considered reasonable for these items including groundskeeping, trash, septic 

service, plowing, repairs, utilities, etc. 

 
Salaries:  Assuming the rental boat aspect of the business to be operated by a 

different although probably related entity with its own set of books, it is probably 

necessary to have one seasonal employee on the premises during business hours 

and possibly a second party at times.  It would also be necessary to have an 

owner or employee remove, shrink-wrap, and re-insert boats in the water.  

Assuming one part-time employee at $25K/annum including payroll and partial 

health care expenses, and a seasonal “helper” at $5K, a total budget of $30,000 is 

projected. 

 
Other:  A provision of $10,000 is projected for legal, accounting, internet, office 

expenses, advertising, credit card charges, etc. 
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INCOME APPROACH (Cont’d) 

Projection of Expenses (Cont’d) 

Reserves & Capital Improvements:  A provision of 3 – 4% of potential effective gross 

income, say $10,000, is projected for ongoing replacements and capital 

improvements.  This would include the main dwelling, motel building, docks and 

minor equipment.  

 

Total Expense Projection 

Real Estate Taxes $23,500
Insurance $10,000
Management $15,000
Utilities & Maintenance $10,000
Salaries $30,000
Other $10,000
Reserves & Capital Improvements $10,000
Total Expenses $108,500  

 

Net Operating Income Projection 

Total Effective Gross Income: $305,000
Less: Total Expenses: $108,500
Net Operating Income for Capitalization: $196,500  

 

CONTINUED ON NEXT PAGE 
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INCOME APPROACH (Cont’d) 

Capitalization 

The following capitalization rate components are based on generally 

available financing.  In today’s market, an interest rate of 5.00% (including 

amortization of fees) at 75% loan to value would be projected.  A 20 year 

amortization and 10 year holding period are estimated.  An equity yield rate of    

16 – 17% is also projected offering a 6 year payback on equity capital due to the 

risk and somewhat management intensive nature of the business.  Accordingly, an 

overall rate of .0875 is indicated.       

         
          10 Year Holding Period 

 
          5.00% Interest Rate 

          20 Year Amortization Period 

          75% Loan to Value Ratio 

          16 – 17% Equity Yield Rate 

          0% Appreciation/Depreciation 

         Basic Overall Rate =  .0875(R) 
 
 

 

 
 
 
 
 

CONTINUED ON NEXT PAGE 
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INCOME APPROACH (Cont’d) 

Value Via Income Approach 

 
$196,500 Capitalized @ .0875 = $2,245,714

Say $2,250,000
Deduct: Cost of Needed Capital 
Improvements (See Note 1): $100,000
As Is Value Via Income Approach: $2,150,000  

Note 1:  I have deducted $100,000 for needed capital improvements, mainly to 
the dwelling, and possibly some to the docks.  Capital improvements to the 
dwelling would include new windows, siding or painting the exterior, installation of 
a central heating system, re-partitioning the interior in a more functional manner, 
new décor, updating baths, new furnishings, and other miscellaneous items as may 
be needed. 
 
 
 
COMPARABLE SALES ANALYSIS 
 
 There are a total of 23 marinas on Lake George with a LGPC permit per data 

provided by the LGPC.  Based on my review of office files and investigations with 

Molly Gallagher (LGPC) and Bob Palandrani (marina operator), there are no 

relevant sales since 2010.  However, there are 6 known sales (or bona fide offers) 

between 2004 and 2010.  Beyond the period from around 2006 – 2008, I believe 

there has been only minor appreciation in value over the last 10± years.  The 

following details the known marina sales and the data is summarized on Page 29. 
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SALES COMPARISON APPROACH (Cont’d) 

Sale #1:    The Marina @ Bolton Landing 
(Marina)   TM#: 171.19-2-3, 10 and 11 
    Town of Bolton, Bolton Bay 
    Warren County, New York 
     
Date of Sale:      May, 2004 
Sale Price:   $4,000,000 or $25,000/permitted boat 
Transfer:   Marina at Bolton Landing, Inc. to Bolton Landing Marina, LLC 
Verification:   Terry Ryan (Facility Manager) 
 

 
 
Description: This facility is located on Lakeshore Drive in Bolton about 10 miles north 
of Lake George Village.  It consists of a 30,714 SF metal storage building permitted 
for 160 quick launch boats (no conventional slips) and also has winter storage for 
an equal number of boats.  There is also a clubhouse building of 2,676 SF with 
offices, restrooms, and a game room on 2 levels.  Gasoline is available, but no 
sales or service of boats, or restaurant.  The site is 2.47 acres (3 parcels) with 255’ of 
L-shaped lake frontage.  The property had been offered for sale “by owner” at    
$4 million since at least 2000.  The manager, who verified the sale, indicated that 
the property transfer form did not show the actual sale price due to adjustments 
and possibly allocations to non-real estate items. 
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SALES COMPARISON APPROACH (Cont’d) 

Sale #2:   Mooring Post Marina 
(Marina)   TM# 226.16-1-37 & 38, 226.12-1-1 
    291 Cleverdale Road 
    Town of Queensbury 
    Warren County, New York 
        
Date of Sale:     June, 2005 
Sale Price:         $4,230,000 (See below) or $36,783/permitted boat 
Transfer:   John Brock to Boats by George 
Verification: Mike McKaig, Personally appraised for sale/financing 
 

 
                       
Description: This facility is located on the south side of the Lake in the Cleverdale 
area about 10 minutes off Northway Exit 21.  The main marina building is 8,050± SF, 
part 1 and 2 stories, and is used for a store, shop space, repair garage, and two   
1-BR apartments up.  The building is reportedly 1950’s vintage with some additions.  
There is a second metal building of 9,000 SF used mainly as a boat showroom; this 
building remodeled in 1996.  The site totals 2.80 acres with 165’ of lake frontage.  
There are 3 docks, 90 to 110’ with a canopy above, plus an additional Y-shaped 
80’ dock with gas pumps.  The LGPC permit allows for 25 seasonal wet berths, 80 
quick launch boats, 10 rental boats and winter storage of 143 boats.  Boat sales 
and repairs, gasoline sales, and sewage pump-out are also authorized.  As a 
practical matter, the owner did not operate rental boats.  The remainder of the 
site was utilized as a macadam parking area.  On public records, the sale price is 
indicated at $3,000,000.  However, my colleague Mr. McKay retains a copy of the 
purchase contract for $4,320,000.  It is common for a certain dollar amount 
(apparently $1.23 million in this case) to be allocated for equipment, personal 
property, and business value in these types of transactions. 
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SALES COMPARISON APPROACH (Cont'd) 
 
Sale #3: Norowal Marina 
(Marina) 21 Sagamore Road 

Town of Bolton  
Warren County, New York 

 
Date of Sale:    June, 2006 
Sale Price:     $4,500,000 or $42,857/permitted boat 
Verification:     Personally appraised for sale 
 

 
 
 
Description:  This facility is located in the hamlet of Bolton near the landmark 
Sagamore Resort.  The total site area is 6.36 acres with 310’ of lake frontage.  The 
complex included a 4,700 SF mostly metal 14’ high sales and service building, a 
2,450 SF dwelling, a 508 SF cottage, an 800 SF “canvas shop”, and a 3,000 SF metal 
“winter storage” building.  There were a total of 5 docks, all 215 – 218’ long.  The 
marina permit allowed for 80 conventional boat slips, 25 motorized rental craft, 
sales, service, gasoline sales, and a marine store.  The property was in average 
condition.  It was purchased by the Town of Bolton for the public benefit, but had 
been on the market for some time.  Various equipment necessary to the operation 
was included. 
 

 



3686 Lakeshore Drive, T/o Lake George, File No:  17-C009 
 

26 

SALES COMPARISON APPROACH (Cont’d) 

Sale #4:    Fischers Marina 
(Marina)   5 TM Parcels – Marina, 1 TM Parcel – Acreage 
    1215 Pilot Knob Road 
    Town of Queensbury & Fort Ann (Kattskill Bay) 
    Warren & Washington County, New York 
     
Date of Sale:      May, 2008 
Sale Price:   $4,700,000 (Allocation – See Below) or $60,256/permitted slip 
Transfer:   Fischer to 1. The Club at Pilot Knob & 2. Enclave at Lake George 
Verification:   Nicky Cutro (purchaser) by Neil Cherkosly 
 

 
 
Description: This property is located on the east side of the lake off Route 9L 
straddling the Warren and Washington County line.  It is about 8 miles from Lake 
George Village.  This facility has 220’ of lake frontage and totals 4.5± acres 
according to the LGPC permit.  Allowable uses include 42 seasonal docks, 6 rental 
boats, and 30 quick launch boats (which are kept in a building on-site and fully 
utilized per the manager).  Accordingly, a total permitted capacity of 78 boats.  
Allowable winter storage capacity is 138 boats.  The facility was also permitted for 
sales and service of boats, fuel sales, and pump-out.  As a practical matter, most 
of the sales and service is done out of another facility in the area under related 
ownership.  There were 2 boat storage buildings on-site and an older home used 
mainly as an office.  Overall condition was average per Mr. Cutro.  This was a “by 
owner” sale which Mr. Cutro (who is a prior business contact) indicated sold for 
$6.5 million in total including a 90.9 acre vacant parcel (TM# 82-1-1-12.1, T/o Fort 
Ann) to which Mr. Cutro allocated $1.8 million.  Mr. Cutro intends to build about     
6 – 8 homes on this land with lake views and possibly deeded lake rights.  The 
balance of $4.7 million as shown above was allocated by Mr. Cutro to the marina 
component. 



3686 Lakeshore Drive, T/o Lake George, File No:  17-C009 
 

27 

SALES COMPARISON APPROACH (Cont’d) 
 
Comparable #5:  Warner Bay Dockage 
(Marina)   39 Rockhurst Road 
    Town of Queensbury 
    Warren County, New York 
 
 Based on a prior appraisal of this property for the owner, there was a formal 
offer as follows: 
 

Offer Per
Year Offer Permitted Slip Verification
2007 $2,500,000 $45,455 S. Davies, Broker  

 

 
                       
Description: This property is located along Warners Bay which is accessed off 
Route 9L on the southern end of the Lake.  Driving time is about 10 minutes to Lake 
George Village and Northway Exit 21.  The total site area is .87 acres (2 parcels) 
with 319’ of lake frontage.  The facility included 2 homes.  The 2,096 SF main 
dwelling was built around 1988 and was owner-occupied year round.  There was 
also a 1,476 SF rental cottage last extensively remodeled in 1989.  Both dwellings 
were in relatively good condition.  The facility includes 55 rental slips as permitted 
on its LGPC permit.  This is strictly a dockage facility with no other services (boat 
sales, gasoline, boat rentals, service, ship store, etc.).  The offer was declined by 
the seller who still maintains the property. 
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SALES COMPARISON APPROACH (Cont'd) 
 
Comparable #6: Dockside Landing 
(Marina) 9130 Lakeshore Drive 

Town of Hague  
Warren County, New York 

 
Date of Sale:    May, 2010 
Sale Price:     $1,663,500 or $50,409/permitted slip 
Data Source:    Personally appraised for financing in 4/11 
 

 
 
Description: This facility is located toward the northern end of the lake in the 
hamlet of Hague about 30 minutes from Lake George Village.  The main lakefront 
marina parcel was .60 acres with about 200’ of lake frontage.  There is also a     
.32 acre parking lot across the street.  The facility included 2 older 2-story main 
buildings totaling 3,957 and 3,000 SF.  The larger building was basically shell space 
which the purchaser reportedly intended to remodel as a restaurant, but never 
did.  The smaller building was a customer area with an upscale apartment 
upstairs.  The marina permit allowed for 33 motorized rental craft, 3 personal 
watercraft (rentals), boat sales, service, towing, and gasoline sales.  The property 
was in average condition at the time of sale.  It has been closed for at least the 
2012 and 2013 seasons for reasons unknown.  At the time of my April, 2011 
appraisal, I was provided a statement of sale for the preceding $1,663,500 figure.  
However, one of the purchasers provided me a written statement indicating that 
the total acquisition cost including various allocations was $2,228,750.  There is no 
way to further verify which is accurate.  For purposes of this report, I have relied on 
the closing statement retained in my file at the lower figure. 
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SALES COMPARISON APPROACH (Cont'd) 
 
SUMMARY OF COMPARABLE SALES 

# Facility
Year 
Sold

ALLOCATED 
Sale Price 

(Note 1)

# Permitted Boats    
per LGPC Permit     

(Note 2)
Sale Price per 

Permitted Boat
1 Marina @ B.L.  '04 $4,000,000 160 $25,000

2 Mooring Post  '05 $4,230,000 115 $36,783

3 Norowal  '06 $4,500,000 105 $42,857

4 Fischer's  '08 $4,700,000 78 $60,256

5 Warners Bay  '07 (3) $2,500,000 55 $45,455

6 Dockside Landing  '10 (4) $1,663,500 36 $46,208

 

Notes: 
 
1. The ALLOCATED sale price is detailed on the preceding pages. 

 
2. “Permitted” boats included seasonal docks, rental boats, and quick launch if 

utilized by the property owners. 
 
3. For Warners Bay (Comparable #5), this was an OFFER and not a sale price. 
 
4. For Dockside Landing, I have utilized the sale price on the closing statement 

and NOT the figure reported to me by one of the purchasers. 
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SALES COMPARISON APPROACH (Cont'd) 
 
Analysis of Comparable Sales 
 
 The preceding supports a range of roughly $25,000 - $60,000/permitted boat 

for Lake George marinas over the last 13 years.  As stated, due to differences in 

allowable uses and the business model, it is difficult to make a direct comparison.  

The following is noted about each sale individually. 

 Sale 1 (Marina at Bolton Landing @ $25,000/boat) dates to 2004 when the 

market was still appreciating significantly.  This was strictly a quick launch facility 

which is inferior, lacking dockage, sales and service components, and therefore 

does not make a good comparable.  Location in Bolton was offsetting. 

 Sale 2 (Mooring Post @ $36,783/boat) dates to 2005 when the market was still 

appreciating.  This is mostly a quick launch (as opposed to seasonal docks) facility 

which is inferior.  It was also permitted for sales and storage.  Location on the south 

end of the lake was offsetting. 

 Sale 3 (Norowal @ $42,857/boat) dates to 2006, but the market is believed to 

have only appreciated slightly.  It included a mix of conventional slips and rental 

boats, and was similar in that it included a public launch and winter storage.  

Location in Bolton was offsetting. 

  

CONTINUED ON NEXT PAGE 
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SALES COMPARISON APPROACH (Cont'd) 
 
Analysis of Comparable Sales (Cont’d) 

 Sale 4 (Fischer’s @ $60,256/boat) sold in 2008 and values have been stable 

to slightly appreciating.  This property was superior in that the marina had extensive 

land.  The permit allowed for sales, service, fuel sales, and winter storage similar to 

the subject.  Location in the Pilot Knob area was offsetting.  This sale is apparently 

on the very high end, possibly due to motivational factors, the purchaser’s intent to 

develop the land across the street, business considerations, and the difficulty of 

determining a correct allocation between the marina and developable land.  

Accordingly, it is not considered a particularly good comparable. 

 Comparable 5 (Warners Bay @ OFFER of $45,455/boat) reflects a bona-fide 

offer in 2007 and the market has been only slightly appreciating.  This was a 

conventional dockage marina without any other services, but there were two 

rental or owner-occupied dwellings as well.  It is also considered offsetting in 

location on the south end of the lake. 

 Sale 6 (Dockside Landing @ $46,208/boat) dates to 2010 and values have 

been stable to slightly appreciating.  Its permit allowed for rental boats, sales, and 

service similar to the subject.  It is on the north end of the lake and considered 

inferior in location. 
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SALES COMPARISON APPROACH (Cont'd) 

Conclusion – Sales Comparison 

 Comparables 2, 3, 5, and 6 are considered the best available and support 

an unadjusted range of roughly $36,800 - $46,200/permitted boat.  The subject is 

permitted for 49 boats.  Based on the preceding data and its relevance to the 

subject, a value of roughly $45,000/permitted boat is projected and considered 

supported. 

 

49 Permitted Boats @ $45,000/Boat = $2,205,000
Say $2,200,000  
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POTENTIAL VALUE FOR ALTERNATIVE USE 

  The potential alternate use of the subject property is residential.  The existing 

main dwelling could remain and be extensively rehabilitated, or possibly 

demolished with a new structure developed on the existing footprint.  As noted, 

the existing main dwelling is 3,906 SF inclusive of two potential units, but it is 

probably 75 – 125 years old and, other than a new kitchen, has not been 

extensively modernized.  The dwelling has about an 80’ setback from the lake.  The 

parcel to the north is wooded and there is about a 75’ setback to the south.  

Accordingly, as a residential dwelling, there is potential for some level of privacy.  

The property to the south is Lake George Suites, a summer resort.  Although it (Lake 

George Suites) appears well maintained, the subject’s location next to a resort is 

somewhat of a negative for residential property. 

  The subject property has been valued at roughly $2.15 - $2.20 million in the 

prior sections.  The purpose of this section is to demonstrate if the property may 

have SIMILAR or HIGHER value for residential purposes.  The task does not 

necessarily involve estimating an exact value, but perhaps a range of value for 

strictly residential purposes. 

   

 

CONTINUED ON NEXT PAGE 
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POTENTIAL VALUE FOR ALTERNATIVE USE 

  In conjunction with this analysis, I have reviewed Flex MLS records for sales of 

vacant residential sites and improved residential properties which could be 

considered comparable at some level to the subject.  The preferred comparables 

would be “older” relatively large homes like the subject which need modernization 

(or possibly demolition).  Homes built in the modern era, say from the 1970’s or 

later, have a somewhat different appeal.  Based on my research, I note the 

following sales as the best comparables available.  Multiple listings are included in 

the Addendum. 

 
4026 Lakeshore Drive, Bolton:  A vacant 3.05 acre site with 183’ of lake frontage 

sold in September, 2016 for $1,700,000.  This parcel included a boathouse and 

docks.  It had 180’ of frontage on Lakeshore Drive next to the Lake George Club.  

This is a good comparable for a vacant site, but it is much larger (1.19 vs. 3.05 

acres), although with similar lake frontage. 

 
186 Lake Parkway, Queensbury:  An improved .72 acre site with 115’ of lake 

frontage sold in May, 2016 for $1,380,000.  This parcel included a boathouse with a 

sundeck.  It was improved with an old residential structure built in 1899, possibly 

with additions.  Based on the listing, it was “rustic” with some basic updates, but 

probably did not contribute significantly to overall property value.  

 
 

CONTINUED ON NEXT PAGE 
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POTENTIAL VALUE FOR ALTERNATIVE USE (Cont’d) 

42 Fish Point Road, Bolton:  An improved 1.25 acre site with 150’ of lake frontage 

sold in June, 2016 for $1,300,000.  This parcel included a boathouse with a sundeck.  

It was improved with a 1-story ranch style home of 1,886 SF built in 1961 and 

believed to be in average condition, not extensively updated. 

 
4104 Lakeshore Drive, Bolton:  An improved 2.2 acre site with 150’ of lake frontage 

sold in March, 2016 for $1,850,000.  This parcel included a boathouse and docks for 

3 large boats.  It was improved with an old (1923) 3,420 SF dwelling indicated to be 

in good condition and “lavishly decorated”. 

 

Analysis and Conclusion – Potential Value for Alternate Use 

  In consideration of the preceding comparables, other comparables 

retained in my files and my discussion with Realtor Rich Blake, I believe the 

“alternative residential use” value to be in the $1,250,000 - $1,750,000 range.  This is 

well below the estimated value for continued use as a marina.  Therefore, the 

marina use is apparently the highest and best use which would bring the highest 

value. 
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CONCLUSION OF VALUE 

  In consideration of the preceding data and analysis, it is my opinion that, if I 

were to complete a fully documented appraisal of the subject property, its market 

value as of February 14, 2017 would be as follows:  

  
 

MARKET VALUE RANGE:     $1,900,000 - $2,400,000 
 
MOST PROBABLE VALUE:.…………………$2,150,000  
 

 
  

Valuation is based specifically on the following assumptions and notations: 

 
1. As noted throughout this report, I was provided voluminous financial data for 

the subject property.  Little to none of this data was of any value in the 

preparation of this report.  The valuation is subject to revision, potentially major 

revision, if verifiable actual income and expense data for the various marina 

related components of the subject property can be attained and reviewed. 

 
2. I assume the “main dwelling” to be structurally sound, although it is “older” and 

in fair condition.  Potentially, valuation is subject to review and adjustment if a 

structural inspection report and/or cost estimation for improvements were 

available. 

 

CONTINUED ON NEXT PAGE 
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CONCLUSION OF VALUE (Cont’d) 

3. The subject property has been valued as an operational marina based on the 

LGPC permit attached hereto and referenced herein.  The indicated valuation 

assumes the property to remain open and under competent management. 

 
4. Valuation assumes that there are no unknown environmental or other 

unapparent conditions which would render the property less marketable or 

valuable. 

 
5. Reference is also made to the General Comments and Assumptions heading 

on Page 2. 

 
6. Within this report, I have also considered the subject’s potential value for 

alternative residential use.  This would involve closing the marina operation.  

Based on my analysis, the property would be worth LESS ($1.25 - $1.75M) under 

this scenario.  The highest and best use of the property, and the use which 

should bring the highest value, is therefore considered to be for continued use 

as a marina. 

 
7. The specific boat repair business on the premises has been EXCLUDED from 

valuation.  This business may or may not have some value above that of the 

underlying real estate with the LGPC permit. 

 

 



3686 Lakeshore Drive, T/o Lake George, File No:  17-C009 
 

38 

CONCLUSION OF VALUE (Cont’d) 

8. The indicated value assumes the property to be sold turnkey with minor 

equipment and vehicles used in the marina operation INCLUDED.  I would think 

these items to have a (depreciated) Value in Use of under $25,000.  

 
9. The consultant and client were in agreement that an “evaluation” level report 

was appropriate due to the inability to obtain all relevant income and expense 

data necessary to complete a fully documented appraisal report.   

 

SUMMARY 
 
 I trust that this evaluation meets with your approval. Please contact me if 

you have any further questions or comments. 

        Sincerely, 
  UPSTATE APPRAISAL SERVICES 
 

 
  Neil Cherkosly-License #46-13506 

  Certified General Appraiser 
NC/ef    President       
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APPRAISER’S CERTIFICATION 
 
 I certify that, to the best of my knowledge and belief:  
 

1. The statements of fact contained in this report are true and correct; 
2. The reported analyses, opinions, and conclusions are limited only by the 

reported assumptions and limited conditions, and are my personal, 
impartial, unbiased professional analyses, opinions and conclusions; 

3. I have no present or prospective interest in the property that is the subject 
of this report, and I have no personal interest or bias with respect to the 
parties involved; 

4. I have no bias with respect to the property that is the subject of this report 
or the parties involved with this assignment; 

5. My engagement and/or compensation in this assignment was not 
contingent upon the development or reporting of a predetermined value 
or direction in value that favors the cause of the client, the amount of the 
value opinion, the attainment of a stipulated result, or the occurrence of a 
subsequent event directly related to the intended use of this appraisal; 

6. My analyses, opinions and conclusions were developed, and this report 
has been prepared in conformity with the Uniform Standards of Professional 
Appraisal Practice; 

7. I have made a personal inspection of the property that is the subject of this 
report;  

8. No one provided significant professional assistance to the person signing 
this report.  

9. I have performed no services, as an appraiser or in any other capacity, 
regarding the property that is the subject of this report within the three-year 
period immediately preceding acceptance of this assignment. 

10. The real property, which is the subject of this appraisal report, has been 
valued as of February 14, 2017, as follows: 

 
MARKET VALUE RANGE:               $1,900,000 - $2,400,000 
 
MOST PROBABLE VALUE.…………..…………….$2,150,000  

 

                         
                                                                                 _____________________________ 

Neil Cherkosly – License #46-13506 
Certified General Appraiser 
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Joe Thouin

From: Barusch, Dan <dbarusch@lakegeorgetown.org>
Sent: Monday, April 01, 2019 9:10 AM
To: Joe Thouin
Subject: Re: Dunhams Bay Boat Co / Freedom Boat Club

Thanks Joe, 
 
Twin Birches - Devocean operation was approved by our planning board in 2017 as a new PWC operation out 
of the existing Class A Marina, they're good to go nothing else needed from us.  
 
Surside - Sunset Charters operation approved by Village planning board last year as new tour boat operation out 
of existing Class A, they're good to go nothing else needed from Village.  
 
Rockledge - This one is going through Town Planning Board at the meeting next Tuesday as a new Class A. 
Don't see any issues with it based on Salim's plan sets.  
 
Jabro - Town not involved in modification reviews or anything like that anymore at local level, only new stuff 
like Class A's and new boathouses, etc.  
 
 
Dan Barusch 
Director of Planning and Zoning  
Town and Village of Lake George 
20 Old Post Road, Lake George, NY 12845 
O:(518) 668-5131 Ext.311  
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On Fri, Mar 29, 2019 at 4:15 PM Joe Thouin <Joe@lgpc.state.ny.us> wrote: 

Dear folks, 

  

Please find attached several notices of availability for review of applications in Lake 
George.  Documents are as follows: 

1.    Twin Birches / Devocean: Marina modification to add a charter vessel.  Companion charter vessel 
application included. 

2.    Surfside/ Sunset Charters: Marina modification to add a charter vessel.  Companion charter 
vessel application included. 

Joe
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Lake George Suites LLC 

3678 Lake Shore Dr  

Lake George, NY 12866 

518‐615‐0552 

Alysia.Monroe@goprimegroup.com 

April 12, 2019 

Joe Thouin 

Lake George Park Commission 

75 Fort George Rd 

PO Box 749 

Lake George, NY 12845 

Dear Joe Thouin: 

This letter is in response to Application: 5222‐1‐19 Variance Request for Wharf Modification on Parcel # 226.09‐1‐

10.  We own the adjacent property to the south: Tax Map # 226.09‐1‐11.  We are opposing the variance due to the 

significant hinderance of use to our existing dock.   The current non‐compliant dock was rebuilt sometime in the 

last ten years. The new dock was configured to shift approximately 18” closer to the shared property line and 

extend further out into the lake. Any boats now docked here go well over the property line, preventing any access 

for us to utilize two of our boat slips resulting in lost customers and revenue.  We have verbally asked for 

cooperation in utilizing the space effectively for both businesses with no improvement. As evidenced during the 

2018 season, the largest rental boats offered by Brodie’s are kept here permanently through the season, I have 

attached a photo (1) of the docks in use as reference. 

The attached photo (2) shows the non‐conforming dock on the left, the pipe in the foreground is sitting on the 

property line, and our dock is on the right.  This clearly shows that we should have plenty of room to utilize the 

boat slips on our dock. Also attached (3) please find a survey map that shows the prior dock configuration on Parcel 

# 226.09‐1‐10. 

Our business has already lost significant revenue and property value from the non‐conforming dock and will 

continue to do so unless rectified. Also attached is a photo showing the non‐conforming dock on the left, the pipe 

in the foreground is sitting on the property line, and our dock is on the right.  This clearly shows that we should 

have plenty of room to utilize the boat slips on our dock.  

Also attached please find a survey map that shows the prior dock configuration on Parcel # 226.09‐1‐10 

We appreciate your consideration in this matter.  

Sincerely, 

Alysia Monroe 

Lake George Suites LLC 

Joe
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