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i ) - 202A Breese Terrace, Madison, Wisconsin 53705 — 608-238-6873 ‘neal 

' Oo October 27, 1972, © | Oe Va . Zi’ 

i Mr. John Mendonca _ es oe ee 
| 429 We 24th Ave. - | , Thomas L. Turk | : oe | a ie ae 4 

, fe Oshkosh, Wisconsin 54901. dames A. Greaskamp 

| sd Pear John, woe ane Oo | OS nS | 

i fo We are pleased to convey the final element of a preliminary feasibility =~ 

| el study for the 650 acre planned unit development you are proposing for — | 

| | Sawyer Harbor in Door County, on the shore of the area referred to as elo 

q — Adlewild. cone ee ne oe EE es 

- | The feasibility study forwarded to you on May 5, 1972 did not contain — os - 

; | a detailed analysis of the marina and this report provides an initial — a 

demand and marketing proposal for the marina. In our May 5th letter poe oe 

é | of conveyance we stated "Marinas may be good business but cannot afford es 

| > te pay much for a site so marina lands are valued at a net loss for © ; | | 

q | -_ purposes of this study''. An initial assumption was that a marina oe 

| —s operator could pay $1500 per slip for a bulkheaded site and with a | a - 

oe possible 125 slips, that assumption suggested a market value of $186,000. | 

a | = However, the sewer, water, and bulkheading costs allocated to the | 

| 25 acre site were considerably more and therefore the marina site hey oS 

dT. represented negative income to the developer. However, that price now. | | 

i seems very optimistic as an Idlewild marina operator would not probably > ae 

a | enjoy the volume of boat and motor sales or major repair work necessary | 

| to justify $1500 per slip. | Oo ve - | 

7 fe As a result of the attached study we would recommend that only i200 2 | ve 

fe acres of land be allocated to the marina with the balance of the site. | } 

jo used to support the resort inn commercial area or an installation such Ses | 

i as the proposed maritime museum. Furthermore, this study concludes 3 

ss that «the income potential of the marina will not be enough to provide Pg Oe 

| both an incentive for an experienced operator and a proper return a 

a | on capital invested in improvements such as dock, structures, and site : | 

od development. The recommendations choose to subsidize the operator | | | | 

| | at the expense of a return on fixed capital improvements for the first - 

: | 5 year period. — | ee | | | Ye : 

| : A full marina is not feasible for a period beginning 1975 on its own 

_ profit potential. Nevertheless, a marina is very much needed to provide | | | 

i } marketing punch for both the resort inn to be opened in 1975 and . 

ne the second home residential values of the project. _ oe Co 
Oo | | | | 

a - : Therefore, it is reconmended that the marina development as defined. ok 

ye in this report be included as one of the condominium components of. — | | 

| —s«the resort-hotel development package which would provide $250,000 of — 

a : the capital improvement budget as equity money. An additional $160,000 ~ 

loan on marina improvements could be carried by stip rental income, — Be



i - which would also pay real estate taxes and maintenance. The improved — — fo | 

oo marina would then be leased to an operator who would provide his own ee | 

od equipment and inventory at a rent equa! to actual slip rentals of the i 

marina as set by the resort-hotel management. Investors in a resort | [ 

i motel pool investment share would be able to take advantage of the fo | 

: tax shelter generated by the marina while slip rentals should come yo ; 

| close to covering required debt service and fixed charges. — ae : | 

| After 1980 residential development in the area and emergence of public ; 

Identification of Idlewild as a prestige resort should permit slip | | 

a rentals to advance to a more profitable level and conversion of the oO 

| - marina to a seme-private yacht club operating at a modest margin above 1. : 

_ break even for expenses established by its pro-rata share of resort  & 

i expenses under the condominium agreement. , fo | 

pn At this writing the exact siting and shape of the bulkhead line had | | : 

| not been determined by others so that capital budgets and operating _ | ! 

; . characteristics could only be sketched on the barest assumptions. | 

Demand analysis and merchandising analysis are appropriate for conditions| | 

| and consumer behavior in 1972 but the degree to which the economy and | j 

i cultural patterns will sustain consumer interest in large boats by 1975 I 

and beyond is most speculative. There is increasing concern for more | 

equitable income distribution, environmental impact, and national }  ¢ 

a . priorities on the use of capital... Cash-flows are therefore on an a a | 

| - order-of-magnitude basis and risk analysis in terms of variance is | | 

_ |nappropriate. | | | | 

J The four elements of feasibility above are only a portion of the total : 

fo problem of feasibility. Physical-technical constraints of the site | | 

and general physical planning have been the responsibility of others | 

| and so cost estimates by the authors cannot be regarded as more than | : 

| reasonable approximations. Therefore this report has no responsibility | 

| for issues of engineering feasibility as it relied upon the owner and | 

oo his engineering facts were not available or supplied. Moreover the | 

~ economic projections and forecasts provided by the study are subject to | : 

the limiting conditions of an economic forecasting in times of economic | 

sand price instability and the preliminary character of the owners plans. | 

j | Legal-political limitations were not the responsibility of this report | 

| as the owner retained control of preliminary discussions with regulatory. 

| authorities and the researchers were not privy to his negotiations | 

i relative to harbor dredging or other related matters. | 

| Our associate in this report, Peter Hitch, and myself remain available | 

i to discuss the contents of the attached report as you may require. — | | 

: | Sincerely yours, 

SS Le AO le oe ap oc 
<Jamés A. Graaskdiip, Ph.D., SRA, CRE! | | 

- -Urbak Land Economist | | | | ; | 7 
\ -
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oe | | - SECTION | | 7 es 

| ft | wo MARINA SITE AND SITUS FACTORS | at | | 

| i | A. Marina Project Location BF ee | 

| | | The marina facility described in this report is one proposed for the | 
, -  [dlewild planned unit development area which surrounds Sawyer Harbor | 7 

i co at the Green Bay entrance to the Sturgeon Bay canal, bisecting Door — 
| | County in northeastern Wisconsin. The Idlewild project master plan Oo 

sg | and feasibility of its resort inn, golf course, single family lots, 
q and condominium components has been analyzed in an extensive report 
| 7 transmitted to John Mendonca on May 5, 1972 by Landmark Research, Inc. . | 

i B. Marina Project Site Attributes | | | | 
| . 

foo The proposed site for marina development is some shoreline and a | 
| peninsula of man-made land on rock and sand from harbor bottom contained | 

i oo within bulkheads as suggested in master plan in Exhibit 1] on which it 
| is identified as Area ''H''. Bulkhead lines are tentative but would | 

g | provide a site of up to 25 acres adjoining the resort inn grounds to | | 
| - the north, a shallow bay to the south to be conserved as a fish spawning © | 

area, and the road on the west. - 

7 Sawyer Harbor has almost flawless protection from the winds. Sherwood 7 
Point screens out western and all northen wind from Green Bay, the | oe 

, prevailing track, while the high bluffs on Potawatomi State Park and 

| several small islands shelter its southern and eastern shore so that | 
i wind exposure is linited to a very few degrees from the east as illus- | 

| trated by Exhibit 2. The fetch distance at this point would produce | | 
- | a maximum wave height of 2 1/2 feet.! Protection from the wind and | 
a the existance of Sherwood Point also eliminates the threat of damaging 

| ice flows for pilings, bulkheads and similar structures. The Jocation 
| of Sawyer Harbor on the Green Bay side of Door County moderates the _ | 

| climate and the water temperature which are significantly cooler on | 
| the Lake Michigan shore. Indeed, Door County's famous apple and cherry | | | 

| orchards dominate the side of Sturgeon Bay facing the marine harbor. 

i The detail of harbor borings and bottom conditions are provided in | | 

Exhibit 3. Capital budgets for the resort inn include installation of 
; | the bulkhead and some dredging to provide a depth at the buikhead of | 

5 feet at low water and 9 feet at high water of the Lake Hichigan | 
water line cycle (See Exhibit 4). Sawyer Harbor would present some 

: - limitations to stationary keel sailboats exceeding 4 feet in draw. = 
1 | | These boats typically moor in the harbor rather than at the dock as | 

: | their keels weathervane and ride the swells more easily than motor | . 

| yachts. Nevertheiess marina demand will relate primarily to motor ~ 
| yachts. | | | | | | | 

| Isee page 18, Marinas~-Recommendations for Design, Construction and | 7 
| Maintenance, Charles AL A. Chaney, 19 1S 7 an etc tama canned etna nandenaanet easement — : ) 

a H - LoGF | F = Fetch distance in nautical miles : | ; oe
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i C. Linkages of Sawyer Harbor Site - | a a 

a The Sawyer Harbor site has strong linkages to centers of Wisconsin | - oo 
ae | yachting activity as well as to recreational opportunities on land. | fe | 

q 7 / _ The Sturgeon Bay canal is a heavily traveled pleasure boating course | 
| connecting Lake Michigan to Green Bay, thereby avoiding a circuitous | 

pe 150 mile boating trip of Door County known as Death's Door since | | 
i | sailing days of old. Green Bay connects to tne city of that name Pp 

| | | and the Fox River access to Lake Winnebago which fs a prime market 
for cruising type boats. The canal to Lake Michigan is a corridor © Oo 

i | to the Milwaukee and Chicago area yacht club flotillas. At the center | 
p | of the Sturgeon Bay canal is the city of that name which is a major | 

| | shipbuilding and repair center. It is the home of Palmer Johnson Inc., 
/ a world recognized builder of sailing yachts. The number and size of | 

i | yachts in the area is detailed further in the section on demand. | 

| _ On the land side Sawyer Harbor has incomparable linkages. It would 
7 be contiguous to a major resort inn with restaurant and other retail | 

facilities as well as a 18 hole golf course. One side of the harbor | | | 
| : represents Potawatomi State Park, a major facility with all manner of | oe 

i | ; trails, picnic grounds and play fields. . The harbor itself is of great | a 
natural beauty which is important as much of the boaters’ time is spent 

| at anchor. It is only a short driving distance to all of the resources | 
a of Door County. For the city yachtsman who must commute to his boat | 

a ss for weekends there is Cherryland Airport, a county owned and operated > 
facility with a 3600 foot runway within three miles of marina. It can | 

| accommodate most private aircraft including jets and maintains 24 hour | 

a | | runway lights and beacon. © | : | 

While the site has direct access to recreational opportunity, the more | 

a | important question is its linkage to potential consumers of appropriate | 

| | | means. These markets will be found largely among the residents of the | 

Fox River Valley, eastern shores of Wisconsin, Mi lwaukee-Madison | 
) - metropolitan areas, and the northern tier of Illinois counties, | | 

i | particularly the Lake and Cook County areas of Chicago. | | 

| - - The subject tract is five miles from State Highway 57-42 via County a . 
7 - | Trunk M,and Highway 57 is a two lane, often crowded linkage to the base | 

of the peninsula and Highway 141. The vacationer from the south can | 

| reach Highway 57 by following the meandering highways along the Lake 7 

i | Michigan shoreline 42-141, or a slightly more efficient, heavily travelled | 

| four lane Highway 41 which connects each of the communities in the Fox 

| River Valley, to Milwaukee and Chicago to the south. Thus the site ts _ 

, - 4O miles (1 hour) by car from Green Bay, 140 miles (3 hours) from | | 

J Milwaukee, 175 miles (3 1/2 hours from Madison and 230 miles (4 1/2 hours) | 

° from Chicago. Several Wisconsin studies have tndicated vacationers, | OT 
particularly second home owners, prefer a four hour drive at most and 

i preferaby something closer to two and three hours. However, a study - | 

| of Door County tax rolls indicates that as many as 80 percent of ee 2 
, / seasonal home lot owners reside in the Chicago area so that the Door | | |
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. ; | oe | 3 | | | 

| | County image would seem to offset the fact that it is a good distance | - a 
a fp from the Chicago market. Nevertheless, the road linkages as they exist | 

en _- represent some resistance to market access. _ | oe oe 

q | | Presently the state plans to upgrade and extend Highway l4|l from Milwaukee | 
aS an Interstate 57 to Green Bay, but completion is from four to seven 

fe years away. As this highway holds close to the eastern shore of the | | 
7 .  $tate, it would reduce driving time significantly and tie directly to ~ | 

i | _ the expressway systems of metropolitan Milwaukee and thence to Chicago 
on existing interstate systems. In addition, the state is planning | a 

. some improvements to Highway 57 from Green Bay to Sturgeon Bay. On 
a po the southern anchor Highway 57 passes the new state University of: _ 

: _ Green Bay, where it has been expanded to four lanes to the junction © 
oe with Highway 54 to Algoma. The single bridge at Sturgeon Bay is to | 

7 | be replaced as the main 57 artery by a second bridge which will locate | 
Highway 57 two miles east of its present bridge providing less congested _ 

| access from Sturgeon Bay and points north to the subject site. At 
oo the same time the bridge will be four lanes, presaging additional lanes | 

| for Highway 57 south to Green Bay at a date yet to be established. | | 
For purposes of this study it is assumed that the first stage of the | 

a | resort inn and golf course would be operational in 1975. However, peak | 
oa demand for Idlewild is probably contingent on completion of Interstate 57 © | 

| in a period from 1977-1979. | a |



| oe 

: | - | SECTION FE es 

mp A DEMAND MODEL FOR BASIC MARINA SERVICES © oe a 

d - A. Components of Demand Model - oe an | | fe 

i - To measure potential demand for.a marina at Idlewild on Sawyer Harbor oe 

by 1975 and thereafter, three sources of boat slip contracts were 
Pp identified. a | | | 

i | OT Potential increase in number of boats over 25 feet in length which | 

| . summer in Door County. oo | oe 

1 2. Capture of existing marina slip customers dissatisfied with present _ qT 
oS arrangements. | | | 

i - 3. Transient boat traffic cruising the Door County area. i | | 

| | It should be noted that the demand model is concerned with larger inboard | 

| craft as the majority of smaller boats will be trailered or stored in | 

4 a dry marina facility at the marina. At this point the demanc model is | . 

| focusing on the need for slips on the assumption that other marina retail 
sales will be primarily derivative from the number of units docked. | | 

i The potential demand must then be reduced by a capture rate that is 7 

, - the percent of the demand potential which the marina might reasonably  — _ 

achieve. The quantity of demand for boat slips must then be converted _ | 

i to a revenue estimate to judge whether net cash revenues will be | 
| sufficient to cover debt service requirements on the capital budget. ee 

5 B. Existing Demand and Supply —_ _ 

oe | Existing supply and demand analysis of the major commercial marinas in | 

| Door County provides an initial index of effective demand as each 

7 | enjoys a full occupancy and many have waiting lists. Each marina has | 

) | | chosen a different balance between full summer leases and overnight 

oe dockage for cruising boats as indicated by Exhibit 5. Only two of the | 

i a existing commercial marinas in Door County have any significant potential 

for expansion, representing an expansion potential from 90 to 100 berths. | 

Should the Army Corp of Engineers build extensive new breakwaters at 

| Fish Creek, Sister Bay or near Sturgeon Bay, the expansion potential 

i might change over the long run but that would require a sharp change — 

in its present policy. | 

i | C. Potential Increases in Demand Benefiting Idlewild | | | 

| The permanent summer fleet of boats over 25 feet in length numbered 

q | about 250 during the summer of 1972. Since Idlewild would appeal 

primarily to inboard sailors, it is useful to look at Wisconsin regis~- 

| trations of inboards in excess of 26 feet which ran as follows:



i ee Yaar 1965 1966 1967 1968 1969 = 1970 197) _ 

Fleet Size 1063 994 1196 1380 1263 1438 1550 — ee 

i fo | % Change from = 78 — 20% 5% = 9% OA 8 
| previous yr. oo 7 _ os 

i | ‘The rate of growth can be seen to shift with economic conditions and | | 

| : «growth declines in 1971 as Wisconsin reached a severe shortage of dock | | 

Capacity. The Wisconsin pattern above indicates a yearly average increase | 

a of 7%.2 There is considerable evidence that the average rate of growth | 

) | has been retarded by a shortage of big boat facilities. (See Appendix A 
| for a summary of A Program for Our Recreational Waters, State Department | 

a es of Natural Resources, Madison, Wisconsin). | 

| For example, if Door County were to experience only 74 growth per year — | 

; beginning in 1973, the big boat flotilla would represent at least 310 | | 

; | - commercial slips by 1975 -- an increase of 57 slips. Should there be | | 

| no increase in 1976 followed by two good years as the cycle suggests, © | 
to - another 45 to 50 boats by 1978 would have offset the existing expansion 

j | potential of the most conservative forecast. However, Door County 

planners themselves saw an existing potential for inboard boats of OQ fo 

as early as 1968, | | | | 

i As indicated in Exhibit 6 taken from A Program for Our Recreational 

Waters, State Department of Natural Resources, Madison, Wisconsin, the 

j : potential unsatisfied demand on this basis would be 400 potential minus | | 

| 250 existing or 150 boats! If existing marinas provided 90 expansion | 

| units, spillover demand for a minimum facility at Idlewild might | | 

| approach 60 boats. More conservatively Idlewild might capture 30% of | 

i on this 150 unit potential growth in the demand-supply gap or 45 boats, | 

wee a number which correlates closely with the increase in boats after 19/75 | 

: no assuming a simple average increase of 7%. . | | a 

Neighboring Brown County and the City of Green Bay represent a second. 

es major potential source for inboard boat demand. The Green Bay Yacht | 

i ~ Club is presently facing removal in the path of Interstate 57 construction. 

| | Green Bay offers considerable river frontage for docking of private | 

boats but the Fox River is polluted and large scale marina activity is 

; | non-existant with Al Zeller and Son, Inc. and a small boat marina near , 

7 | the University of Wisconsin-Green Bay called the Eagles ‘Nest. The 

| tdlewild Marina would be 45 minutes driving time from the Green Bay 

| - market area. This potential must be undefined as too small to detect | 

i - with statistical inference. 7 

i | 2charles A. Chaney, Marinas-Design, Construction and Maintenance, , 

| National Association of Engine and boat Manufacturers 1965, page 30 a 

i | suggests a 10% yearly increase in the fleet can be anticipated. |



i | ” ke a EXHIBIT 5 oo oe ee L | 

w | BOATS OR SLIP CAPACITY OVER 25! are fo: 
a — ee AT MAJOR COMMERCIAL MARINAS IN DOOR COUNTY ee se 

a | Marina | Permanent Transient Total Mooring Expansion > - | : 

ee _Boats  _ Slips Slips _ = Potential es : 

- Palmer-Johnson 20 — | 15 | 35 | | 

| Sturgeon Bay | | | 

Os ~Baudhuin's Yacht Har. 120 15135 10 50 (EST) } | 
_ Sturgeon Bay | ; | | | 

| Snug Harbor ho : 8 20° | | | 
| | Sturgeon Bay | | | | | 

| Fish Creek Municipal 24 7 . 3) 15 ( | 
J Fish Creek © - a : a | 

| Egg Harbor Municipal | — 8 | —«8 oe —— | | | 

; Egg Harbor | | | | : 

| Alibi Dock = 33 17 50 , ee | | 
Fish Creek | | | a : . 

; ft - Ephraim Yacht Har. 26 | . | 26 15 | | 

Ephraim OO | a 

i Anderson's Dock 6 | a 6 | | | 

Ephraim | | — | 

i Anchor Marine 13 | 13 | | to : 

Sister Bay | | | So | : 

a ss Bailey's Harbor k 60 63 | 4o (EST) | 
Yacht Club | | — | | | 

’ Bailey's Harbor | | 

Total Slips” | 250 426 375 60 90 |



| | — | 6 | a | 

] | The Army Corp of Engineers indicates sailboats represent 20% of all a 
: - _ pleasure boats. However, the forecasts above are based solely on | 

_ | _inboards and no predictions are made as to the attractiveness of | 
i . Sawyer Harbor for large sailing craft pending final settlement of | Oo 

} _ bulkhead locations and mean depths of anchorages. ; oo 

; | - The growth in the number of large lots presumes income tax laws wil] . | 
| | continue to permit such luxury and the cultural pattern of upper income | 

, families will still value the ostentatious large boat. There is some | | 
i | reason to believe that social trends toward more natural outdoor | - 
Ss enjoyment as well as ecological considerations will favor sail rather | 

de than motor and small boats for dry marinas rather then wet marinas, an | 
- These possibilities are difficult to assess other than to reduce the oO 

] | risk by staging development of the marina. | | a oe | 

; | ‘D. Potential Demand for Idlewild Captured from Existing Marinas — | 

A survey was mailed to 86 large boat owners identified by their boat | | 
| registration. numbers as they were moored at Door County commercial | 

7 marinas. 45% replied to a student prepared questionnaire (Appendix 8B) | 
| only two of which were negative to the Idlewild planned-unit development _ 

concept. Of the 250 boats in the present Door County large inboard | . 
fleet, 42% were willing to consider relocating when and if the Idlewild. 1 

7 project were built. Assuming only 25% of these favorable responses : | 
might actively follow through it might have been possible to capture p 

-sgome 25 boats in 1972 or more than 30 boats from the expected 1975 | | 
7 ; | fleet of 310. Survey revealed much discontent with shower and shore | | 

facilities, dock security, and attitudes of Door County marina operations. — 
CO Thus, a new facility should provide extensive key showers for the boat 

J owner, tight fencing to hold public back from slips, and a service 
a | ee attitude designed to "soft sell!’ the Idlewild concept rather than marina J 

profit lines. | oe | 

] | : One analyst of marketing of marinas points out that ''most boat owners . 
: rarely use their boat, or when they do, it is for a short period. The | : 

| real aficionados belong to yacht clubs and take their sailing seriously | j 
i in racing class boats. Intense fishermen are a minority. The balance f 

vary from the fellow who keeps a $35,000 floating bar, but never goes 

to sea, to the family who cruises on the good days. A small percentage, | 

7 probably not over 54, lives on board. The point here is that yachtsmen | 
| are still landsmen and the more clublike features provided, the more 

attractive the marina.'"' ''...the marina operator should bear in mind © | 
eo that the yachtsman sheds more than his business suit when he puts on | ; 

] his dungarees. In contrast to apartment dwellers, boaters are inclined _ 

me to be gregarious. Besides quickly picking up the sailors habit of | | 

swapping tall tales, he seems to have a great curiousity about the other : 

J man's boat. No real yachtsman would admit to being satisfied. Their | 

| sense of competition is open to exploitation by a marina (sales) & 

operations...Tne marina that can reduce the cruising time to the racing & 

7 course, fishing grounds, or cruising water has a considerable advantage | 

| over its competitor located further away. Five miles per hour is good |



5 i ae oe | exHIBIT 6 | x | oe ce 

: {LAKE MICHIGAN SHORE INBOARD BOAT FACILITIES# a | 

_ County e Existing | Potential *# : Actual Difference : | 
| | | Space Boats __Inboards | Gap ts | 

| __ ti“‘<‘—=—~—~SOstS CM Registered) (2) - (3) | 

, Marinette 60 : 202 21 | 181 : a a : 

: po Oconto | 47 | 130 12 - 18 | - | , 

Brown 200 =———«387 174 13002¢~C~*” 

Poor 265 ho} a 88 B13 a | 
. Kewaunee 0 6A | kg | | 

Manitowoc om 24s AD 203 | 

po Sheboygan | 53 309 —— 56 | 253 | ! 

q — Ozaukee 2? 187 665 a | 1320 } 

; | Milwaukee | 760 3002 | 576 | | 2426 

| Racine 115 830 113 717 fp 

Kenosha | 285 846 103 743 

7 a | Totals q »/85 6,603 = 1,255 5,348 | | | 

; P Table 6 from A Program for Our Recreational Waters by the Department of 
oe Natural Resources, Bureau of Commercial Kecreation, October 17, 1968. en 

—**Potential is defined by comparing boat ownership per high income household 3 

in Wisconsin to comparative ownership ratios in neighboring states. _ | | | 
See Appendix A. ne : — !
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=» | auxiliary speed for sail and ten miles per hour is common for most | | 
7 cruisers. Thirty minutes to an impatient sailor are enough to tempt fo 
~L him to change berths.''3 7 | oe 

i —- The: Idlewild marina has its own clubhouse, the resort pool and amenities, 
: | | and the golf course for the gregarious yachtsman and is closest to the | 

po | Green Bay cruising ground. !t is only at a disadvantage to Sturgeon Bay 
7 | | and Algoma marinas relative to the best lake trout fishing in Lake qt. 

| Michigan. | | , | 

7 — E. Potential Transient Large Boat Demand | oo 

| The analysis of existing commercial marinas in Door County indicated Le 
| considerable difference in their policy for reserving slips to accommodate . 

7 the large boat on a cruise. For example, Bailey's Harbor Yacht Club © | : 

| with facilities in the grand tradition devoted most of its slips to | a 
| transients or cruise club excursions from Chicago and elsewhere. There 

i , is some reason to speculate that the uncommitted space may also reflect 
, some reluctance on the part of yachtsmen to anchor on the colder lake 

| side of the peninsula or at a greater driving distance north of Sturgeon 
Bay than necessary. On the other hand Baudhuin's Yacht Harbor in | | | 

] . Sturgeon Bay handles transient business by using the slips of summer , 
contracts while these contract boats are on cruise. Nevertheless, the | : 
position of Idlewild on the Sturgeon Bay canal within easy cruise of 

j Green Bay and within a short walk of Idlewild Inn and golf course 
| suggest considerable demand from cruisers. Indeed, cruising slips . 

| will represent 20¢ of slip requirements for summer contract boats as 
i compared to 33% for all of Door County. | | 

F. Small Boat Demand (under 25 feet) - | | 

[ a Coho and lake trout fishing has led to considerable popularity of motor a 
| launches with inboard-outboard equipment in the 18-22 foot range for 

use on Lake Michigan. A review ofaerial photos of Sturgeon Bay Marina | 7 
7 | indicated that the small boats might represent 20% of the fieet at 

- ‘anchor. In addition, the Idlewild project makes provision for 350 | | 
| single family lots and as many as 400 condominium units by 1960 and> 

a | many of these owners will have boats which they will leave in the water 

a for the summer. A relatively small number of slips are reserved for | 

these boats as the boat ramp at the marina and a dry marina facility | | 

| would permit most of these to be stored on land. With extensive | 

; | development of single family lot and condominium parcels’ in Idlewild 
Complex by 1980, demand may justify installation of a dry marina | | 

' | building and lift in lieu of further additions to slips in 1977 and 

i | ) 3William B. Rick, Planning and Developing Waterfront Property, Technical 

’ | Bulletin 49, Urban Land Institute, June [9¢4, pp 21-22. | |



i mS wo | EXHIBIT J | rn 

; SUMMARY OF BOAT SLIP DEMAND FOR IDLEWILD MARINA | po 

fe 1975-76  =-:1977-78 1979-80 2 

| oe Estimated Potent ial-————————_——_—___—_______-____ a | - 

| a | Demand | 
7 | 7 Assumption | Assumption — Assumption | 

| | Be | for Revenue for Revenue Tor Revenue Sd 

| Estimate Estimate _Estimate | 

i Capture fron | a | | - a 

do Existing Marinas 25 30 | a 4Q es 

i | | Growth Factor _ + 46 | | + 48 | | + 5] | | 

| a 70 — 62 78 70 91 90 = 

a - Transient Boats | | - 

20% + 14 Ft TE + 15 + 15 + 16 + 15 | me 

7 | 84 66 93 85 107 105 : 

| Small Boats | a | | 
20% + 14 + 14 +15 +15 + 16 + 15 , 

a — funder 25 ft) gg 8 108 ~— 100 “123 120



; | -G.s Summary of Demand for Boat Slips | | : fo 

fo In Exhibit 7 a conservative summary of the potential demands listed — de 
above is provided for the 1975 market assuming that existing marinas en i | 

4 | expand to absorb market growth until that time. Demand units are oT 
| first forecast for 1975,that is the targeted opening date for the | : | 

resort inn and golf course. Anticipating the time necessary to | | | 
; : re-establish public awareness of Idlewild and Sawyer Harbor and the | 

| deferred impact of the opening of Interstate 57 to Green Bay by 1977 | 
at the earliest, the proposed number of slips is held well below | | | 

7 potential demand until 1979. . The proposed number of slips represents | . | 
| a staging in units of 20 beginning with 80 in 1975 and going to 120 - | 

by 1979. These slips and their expected revenues then form a basis a 
7 | | for predicting derivative and total revenues for the marina. Ce |



i eee | SECTION TIE ee 

a me | CONVERSION OF GENERAL DEMAND _ | | 
i | | | FOR BOAT SLIPS TO MARINA MERCHANDISING REVENUE ep 

I A. Marina Development Strategy _ - | a | po 

| Revenue from marina development will reflect the strategy of the | 

Idlewild resort developer and the profit centers to be retained by the | 
i fo. marina investor. As reference to Exhibit 8 will suggest the number of oO 

= ) amenities and services which might be found at a marina are limitless : | 
| but the great majority reflect a return to retail management ability | 

J rather than a return on capital and location. It is assumed for this : | 
co preliminary feasibility study that the developer wishes to avoid | | | 

responsibility for the retail and service operation of the marina. | | | 
| On the other hand the developer needs the amenities and waterfront | : 

a romance of a private marina to enhance the draw of the resort inn | 

| adjacent to the marina. Therefore, it is recommended that the developer | 

| provide the basic dock, floating slips, ramp, dock master and clubhouse | . | 
i | oe structure and site improvement to be leased to a marina operator at a | 

price equal to the summer slip rentals through the summer of 1980, at | 
which time the lease could be renegotiated. The lessee would provide | | 

i | all of the retail stock, personnel, and service equipment necessary _ | 
| for operation. The lease would prohibit certain facilities such as to | | 

bar and restaurant which would compete with the Idlewild resort only _ , oo 
100 yards or so away. Since the developer would construct the facility, | 

i : he would retain direct control of design and structure placement to 

harmonize with the grounds of the adjacent resert inn. In addition, | 
the lease would provide the operator of the resort with additional | 

i control on exterior boat storage, building expansion or other matters a 
ot which would affect the overall appearance and attractiveness of the — | 

project. The initial lease might be in the neighborhood of five years | | 

i po in term or through the summer season of 1980 in order that the developer 
would retain additional leverage for control of marina operator: © | 

) attitudes to customers. As will be shown the marina is an investment | 
: in an amenity to increase total development values more than a profit ) 

I , center for the developer in itself. a | 

 —--«:B..s Basic Marina Improvements to be Leased | | | 

i | The original master plan allocates roughly 25 acres to the marina site 

| | and assigns a value of $188,000 to this general parcel but only 12 

J | acres is needed for the marina with parking for ultimately 150 cars, - 

a some winter storage and future space for a dry terminal. Due to the | | a 

bedrock bottom of Sawyer Harbor all docks are assumed to be of floating | 

construction and a preliminary estimate by Meeco Marinas Inc. of © 

i Coldwater, Michigan estimated their costs at $1200 a unit plus 15% for | 

| | utilities except sewer to each slip. The clubhouse or dock master's | 

; building is essentially a key-~lock shower building and locker facility aa 

5) eee? }



' | Sora OO ‘EXHIBIT 8 Oe Ps 

a oe | | A SURVEY OF AMENITIES AND SERVICES | : | 

’ | - DESIRED BY BOAT OWNERS IN A MARINA | | , 

| | | a Important Desirable Unimportant fo 

i Fuel | 93% | 1.2% 9% | 
| - Water | 89.5 6.5 0.0 a | 

Ice | 71.7 - 17.2 2.3 oe 

7 ~ Repairs & Maintenance 65.9 2A] 1.6 
Tide and Weather Info 62.7 | 23.6 2.0 | |: 

: Electricity | 61.4 23.6 a 7 | 
; Marina Supplies _ 52.2 34.8 3.3 

Garbage Collection | 48.0 27.2 13.0 | 
Parking 45.3 27.2 1. | 

| Showers | 35.7 | 33.4. 14.6 | | 
4 Credit Card Privileges 34.8 — 33.9 5A | | 

| ~ Phone Connection . 34.8 30.8 17.8 | 
| Groceries | 30.0 OAL 1.1 | 

I Restaurant 28.3 52.2 | g.0 | 
Bait and Tackle 27.4. 41.0 10.2 | 

| Transportation 24.8 36.8 15.7 s 
i Laundry, laundromat > 24.3 | 38.4 22.0 | | 

| Mail Service 16.7 34.8 24.3 | 
Sundries , 10.7 41.2 23.2 | 

a Sleeping Accommodations 8.5 26.0 ALB 
Package Goods — 5.8 | 26.7 ho. | | 

, Swimming Pool ho 23.2 | 41.0 | | 
Lounge ~~ &ALG 33.0 32.5 | | | 

J | Lockers 3.7 18.3 — uo | | 
oe Bar | 3.5 ) | 23.6 | 45.0 | | 

Dry Cieaning 23 | 17.2 46.7 | 
q Housekeeping Service 9 7.7 50.1 | 

: Recreational Facilities a) » 22.6 4LO | | 

i | Outboard Boating Club of America | | 

5 ft Boating Facilities, Vol. #7, May I, 1965 | - |



a | - for boat owners with a map room or lounge and storage lockers. The a ce 
| second building of light industrial grade will house a basic groceries a 

to and tackle shop and minimum engine repair facilities. The balance of a 

} | | the items on the capital budget are self explanatory. : | | 

oo | a 1975 MARINA CAPITAL EXPENDITURES © Ee OC | 

i | 7 Slips on floating piers, 80 x 1200 = : $96 ,000 : 

ot. Water and electricity to each slip oa 15,000 

pO | Ramp and related facilities | 15,000 

3 | Ship sewage holding tank, pump and lines 15,000 | 

| | Showers and locker room (3000' x $20 per sq. ft.) = 60,000 — 

| ~ Retail and repair building (5000! x $10) = 50,000 | 

| a Paved parking lot (125 stalls x 33 x .50) = 19 ,000 : | 

7 | Landscaping oe 10,000 

a | - Contingencies and professional fees — 30 ,000 a | 

a8 Security fencing 15,000 © oe | 

i | Land | . oe 100,000 — | 

| | | | | Total $425 ,000 | 

| | In 1977 and 1979 additional slips with utilities are added at additional © 

cost of $30,000 for each 20 unit expansion. | 

i Of the $400,000+ budget $100,000 is represented by the land value — - 

| allocated to the marina as a result of the allocated costs of providing : a 

the planned stone bulkhead, back-filling and sewer and water costs. _ | 

4 oe For purposes of analysis it is assumed that the developer could finance | 

: the balance of site improvements for 8 1/2% interest 11% constant > 
ss mortgage for an initial loan of $325,000 and two supplemental loans ~ we 

J m, equal to the slip expansion as scheduled or as demand requires. | | | | 

a In 1977 or 1979 expansion of 20 slips could be diverted to construction | , 

| of a dry marina, i.e. a high clearance enclosed steel building in. : 

i | which boats under 22 feet in length can be stored on racks and accessed 

| | by a lift truck. This would depend primarily on nature of vacation 

- season guests of resort inn and rate of increase in occupied second 

3 | homes in Idlewild Complex. | : a 

a A $325,000 mortgage with 11% constant would require an annual ‘debt : 

7 oe service of $35,750 initially and would amortize the loan in 17 years 

: 6 months. Expansion of the number of slips in 1977 and 1979 would | 

| increase the debt service by an amount of $3,300 for each expansion. 

| | A developer and lessor of the marina would hope to cover this fixed 

i | charge plus real estate taxes estimated to be $8,400 in the first a 

| years from slip rentals plus maintain hardware in the face of hard | 

| pounding by boats and weather with a regular capital maintenance program 

i as in Exhibit Il. | | | _



| 1 | ee Oe 

i a To the degree that slip rentals would not be adequate to cover the > | | 

, * capital charges, let alone provide a return on site value, the developer. | 

| , must either charge the net annual loss until 1980 to the cost of : | 

providing amenities which create value for his residential sites and . | | 

| | | resort or he should allocate some of the initial marina expense and . | 

| land costs more heavily to the other land uses for which the marina od 

: contributes value and higher absorption rates. In short, there is a © fo 

i flexible line between that portion of the marina capital costs whitch | oe 

| are justified by the marina as an individual enterprise and that portion | 

of capital costs which are part of the overall development strategy of | 

i creating high recreational location value for other parcels of the 

| 650 acre Idlewild site. | | | ; 

a | C. Pricing Slip Rentals — a a 

| | A review of the competitive standard of services offered by the significant — - 

- commercial marinas in Door County can be seen in Exhibit 9 and compared an 

i | to the proposed marina at the Idlewild Inn. The proposed marina equals | 

or exceeds the facilities at all other marinas with the exception of a | 

: full-line repair service which would be possible if demand warranted. | 

i — - Because of the adjacent resort facility with its swimming pool, golf ~~ 

course, restaurants, and rooms it is superior to all but the exceptional | 

| Bailey's Harbor Yacht Club which is much further north on the Lake | | 

Michigan side and represents a far heavier investment. As a result of | 

i the competitive superiority of location and amenities together with the 

- nearby boatyard facilities at Sturgeon Bay, the proposed Idlewild seasonal | 

} | rates are at the top of the market’ for Door County in Exhibit 10. | 

: Based on this seasonal rate factor and a distribution of slip rentals | 

|. by boat length indicated in the footnote of Exhibit ll, it was then 

J possible to compute the gross and effective slip rentals for the summer 

season from April 1 to November 1. A heavy 20% vacancy was assumed 

| in the first year of operation with a conservative 106 vacancy for the 

I | | balance of the years. Revenue from transient slips assumed a 504 

| vacancy factor. | Oo | 

| 

I my D. Rental Revenues From Slip Rentals ) | | 

| lf the developer of the marina for the Idlewild project were to lease | - 

the proposed facility in return for slip rentals, Exhibit 11 suggests | 

' that the effective gross lease income would range from an order of | 

hat a similar resort inn marina at the Pioneer in Oshkosh it is flat we 

| J leased to an operator at $500 per large boat slip while at the Abbey © of | 

| : on Lake Geneva there is a flat charge by resort management of $650, 

| for the summer season at a slip with water and eiectricity regardless — 

: i of boat length, indicating charges by boat length may not be necessary | | 

| where demand is strong. $650 per boat compares with an average Of | 

5 | $350 per boat for Idlewild pricing which is conservative. | a |



_ | | | | 

| me | | | | | oo, : a ee 

. a oe | EXHIBIT 9 “ , a } | | a : 

| oe «COMPARISON OF BASIC SERVICES OFFERED BY DOOR COUNTY COMMERCIAL MARINAS | | | - 
pO | | oe | | | | — 
| | a | | | Winter oe Rest- Groc- Swim Motel — 
i Marina Elec. Water Sewage Showers Gas storage Repair Bar aurant eries Pool Units Golf 
/ —aceere ————n os ee eo —— nn nines 

fo Palmer-Johnson yes yes yes yes yes yes yes nearby nearby nearby no nearby no 

Sturgeon Bay > | | | - 

- 7 Baudhuin's yes yes yes yes yes yes yes -yes—syes nearby no no no | 
sturgeon Bay | | | : | | | | | 

| Snug Harbor | yes yes no no no no no nearby nearby no no mearby nearby 

ss Sturgeon Bay ) - | 
i | | | oO | | | | . | | | 

: : Fish Creek Mun. yes yes. yes yes yes no > minor nearby nearby nearby no nearby no | - 

Fish Creek _ | 

Alibi Dock yes yes yes ses yes no minor nearby nearby nearby no nearby no 
Fish Creek | | | | . | 

Ephraim Yacht Har. yes yes yes, yes yes no no nearby nearby nearby no nearby no 

| Ephraim | | nO | | | : 

7 an oe - Anderson's Dock yes yes no no no “no | no nearby nearby nearby no nearby no |. 

: ot . Ephraim | | _ 
! 7 | 7 : 
: | | | —— | 
| _@aeAnchor Marine —-_— yes yes yes yes yes yes yes nearby nearby nearby no nearby no 

_  ~ESBailey's Harbor yes yes yes yes yes no minor yes yes no no yes ono | 

i | Bailey's Harbor | | se | 

i |) Proposed Idlewild yes yes yes yes yes some yes yes yes yes yes yes yes | 
- | Marina ra o (Inn) (Inn) | (Inn) (tnn) (Inn) |” 
: fa | | oe | | es | 

i | | | ne | | | | | a | : 

| | | | | | | | 
ne
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I ft magnitude of $25,000 in 1975 to $45,000 in 1980 prior to fixed charges. - oe 

oo ss Without allowances for real estate taxes or the maintenance and replace~ | 

ss ment of capital improvements vulnerable to short useful lives, these 

{ | 7 revenues would be barely sufficient to cover debt service requirements © , 

after 1978. In this case the gross revenues might be added to the resort a 

| inn as a special department income and the resort inn would inciude od 

I | real estate taxes and other fixed charges whihin its operating character- © fo 

_ — stics. However, since this marina is of value to the total development, — 

a it is more useful to carry through the financial analysis to measure | a 

i | the subsidy required of the marina which should be charged to other re | 

Idlewild project parcels. | - | | fo 

i E. Potential Revenues For a Harina-Operator Lessee | a 

: “While the revenues for the capital provided for physical marina facilities } 

- may be marginal, there is still ample opportunity for the operator who 

q provides services and retail services on the premises. For a full | | 

| service marina, the income from slip rentals generally provides only | 

20% of the gross and slip rentals is not generally regarded by the : 

i | industry as the significant profit center, an opinion shared by operators 

interviewed in Door County. The major profit centers are the sale of 

new and used boats and engines, boat repair services and parts, and | 

7 retailing of various sundries from ship stores to basic camping groceries 

i including ice and beverages. Equipment rentals, winter storage, and | y 

gas and oil each also represent five or ten percent of gross revenues. _ 

| ... A limited service facility would have revenues at a 60-40 ratio with slip | 

i rentals at 40%. A full service facility with less than average boat | 

of sales and repairs might be at 25-75% with 25% representing slip rental. =|, | 

—— In that case the operator might gross $75,000 and at a 33 1/3% margin 

7 would have $25,000 for wages and other variables. | - 

As budgeted the facility does not have large sheds or indoor repair of | 

-— Jarger boats or indoor boat display. However, a marina operator such as | 

i , Baudhuin in Sturgeon Bay might be very interested tn providing the 

management for this marina as major repair work would be shifted to | 

. its main yards and the marina would generate contacts for its other — | 

I Oo services. The disadvantage of a local operator with a second base of | 

| | operation would be that it would reduce the opportunities for capture | 

of competitive business and in this case alienate those present boat | 

i | | owners dissatisfied with Baudhuin operation as indicated by the question- 

| naire. A number of marine gas wholesalers such as Texaco have been 

oe actively leasing marina outlets along the Wisconsin Lake Michigan shore 

and this base would be a logical extension of their operations. Another — 

i | major operator of marinas in Wisconsin with outlets in La Crosse, 

ss Milwaukee, and Wausau is Skipper Bud's and Door County would be a natural — | 

~ | extension of their growing chain which would be capital shy for the , 

a ee construction of a facility such as suggested here. | a 

| | | | 
I | | oo | | 

' | . | a | - 

| , 

1 ——



i fo Se EXHIBIT 100 ee Sg eps 

| oy COMPARISON OF SEASONAL SLIP RATES ss to 
i | BY BOAT LENGTH FOR DOOR COUNTY COMMERCIAL MARINAS ee oe 

, | Marina | Le a a o | | Op 

| oo | 7 | . a Transient — | 

| | 18'=-20 21-25 25-29 30-39 40-49 50-59 60- Rate per Ft 

i ~Palmer-Johnson © | 7 $300 $h0O 20¢ | 
| Sturgeon Bay re | | re 

‘ | Baudhuin's | 990 $160 $210 $250 $320 $380 10¢ | 
:  $turgeon Bay | | | | 

: Snug Harbor $100 $I40 $180 $220 © | | | 

i | Sturgeon Bay | | a 

Fish Creek Mun, a Me dn $288 $4.00 

i Fish Creek | _ | | a night = 

| Alibi Dock $125 $185 $240 $320 $380 $455 | : 
i Fish Creek oo , . | | 

Ephraim Yacht Har. $488 | 20¢ fp 
i Ephraim | OO | | | | 

. Anderson's Dock a | $300 9500 

s Ephraim | | | | | | 

, Anchor Marine 9150 | $200 $300 $400 | , 

| Sister Bay — ae | | 

| i - Bailey's Harbor | | o | 20¢ 

Yacht Club | | 
| i | | Bailey's Harbor | | | | oo | 

T Proposed IDLEWILD $200 $250 . $400 $500. BBE | 
Marina in 1975 | : | 

sod | oe | | | | 

pepe eo eee
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po RS dean Oo — oe EXHIBIT 11 | ee | ose was 
| - a | | oe | ee ge ee 
a igs SUMMARY PRO FORMA OF MAJOR RECEIPTS & DISBURSEMENTS FOR PROPOSED IDLEWILD MARINA | eB 

fF ee 1975 1976 1977 1978 1979 1980 
Seasonal Slips # = $20,000 $20,000 $26,000 $26,000 $35,000 $35,000 

fo (large boats) | S | : | | BREE ge a, - BO oe 

Seasonal Slips 5 + 3,000 © _3,000 == _3,000 3,000 3,000 3,000 
: (small boats) > a | | OER coe Ee Os 

‘Total Seasonal Slips 23,000 23,000 = .29,000 ~=—.29, 000 38,000 38,000 

Vacancy Factor ~ 5,000(20%) _2,000(10%) _2,000(10%) _2,000(10%) _4,000(10%) _4,000(10%) 

Poe 7 | (18,000  ~—-21,000 27,000 27,000 34,000 «= 34,000 Bee 

a Transient Slips® + 7,000 7,000 7,000 —«:10,000 10,000 10,000, 4 oy x $250, | 

po 7 ot | a EE | 60% x $400, _ 
Total Slip Revenues 25,000 28 ,000 34 ,000 37,000 = 44,000 44,000 = 20% x $500 — 

| | | : | fel - | | | Oo . | 5 100% x $200 | 

po Real Estate Taxes/ - 8,400 7 & ,400 9,000 9,000 © ~ 9,000 10,000 6... 

| Be | ae | ae Se 25¢ per ft per. 
poo. | Capital Depreciation - | | | oe ae might x 30 ft. . 
fo Bldg. Maint. & Repair | | ave. x 140 day 
fo — - @ 3:1/3% per annum - 3,600 3,600 3,600 3,600 — 3,600 — 3,600 season x 50 

poe | ‘Slips & Supporting | , | | oe es 7400 ,000 assessed 
— Marina, Capital - 10,000 _ 10,000 — 11,860. 11,800 — 13,600 13,600 value x $21 — 

| ss Etems @ 6% per Annum | | = | oe per $1000 | - 

| | Income Available | . | a ee oe Dee Ss 
pe For Debt Service 3,000 6,000 ~ 9,600 i2,600 17,800 — ‘16,800. we : 

(a 7 | . os 

| “ ' Estimated Debt Serv. 35,750 | 35,750 38,750 38,750 42,050 42,050 
| | | OO | | 0 Be Total Deficit: — 

| Cash Flow Deficit (32,750) (29,750) = (29,150) (26,150) (24,250) = (25,250) ($167,300)
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i | | a | a SECTION IV | | | &— 

i oe | : CONCLUSIONS AS TO MARINA FEASIBILITY BE 

it can be shown that the marina as a single business entity is probably ] 

I not initially feasible prior to 1980 unless the resort inn is extremely. _ : 

i; successful in establishing its identity among the high income sectors of  — | : 

_ eastern Wisconsin and northeastern Illinois in a very short period of — OE 

time after its initial operation in 1975. On the other hand for the a E 

i : resort development and the recreational second home site values to fully E 

fp exploit access to Sawyer Harbor and beyond, it is critical to provide a : : 

, major marina facility and to shift development capital charges to these a : 

; other development profit centers. Such an approach would increase the | i 

feasibility of the land development project and permit the martina | | 

Se — operation to operate on capital structure at a feasible basis. |  . &§ 

a | | The gross revenues of about $25,000 in 1975 to $45,000 in 1980 must be ~~ | 

| — | adjusted for fixed charges as in Exhibit Il to determine net revenues”. 

| available for debt service. Fixed charges which would be the respon- oe | 

i | sibility of the lessor would include real estate taxes and capital ee | 

depreciation and replacement. Taxes were computed on 90% equalized _ | | 

: value and a $21 per 1,000 tax rate which is current in the township. | 

i | , Assuming all of the tax rateables are built in the Idlewild project, - 

| | there should be no reason for the mill rate to rise. The capital | 

_ ‘maintenance and repiacement program assumes a 3 1/3% charge per year for | ; 

J | ‘all marina buildings and 6% per annum on docks and some supporting marina | 

| capital items. With these assumptions the income available for debt | | 

service is negligible and leads to a deficit averaging $26,000 a year.. 

- One must conclude that the marina itself cannot carry its full capital | 

7 cost burden unless it could double its average slippage rental from 

$350 in 1977 to $700!. $700 might be feasible were Idlewild to have the 

: | market recognition which is now enjoyed by The Abbey of Lake Geneva, 

i | Wisconsin, where the present charge is $650 per slip regardless of , 

| oe boat length. However, when analyzing a still-to-be built project, it | 

ig one thing to expect a competitive edge in amenities to provide an fo. 

i | effective capture rate but it is quite another to assume the demand for. 

a new facility so inelastic that one can charge twice the price of | : 

: competitive facilities in the county. While some price increases might , 

2 - be feasible during the timeline of marina developemnt prior to 1960, | 

T {tt is more instructive to look for ways in which to redute the debt | - 

Po service to be carried from marina revenues. | 
| 

z |. | An average loss of $28,000 is the equivalent of debt service at 11% | 

— - constant on $250,000 of outstanding debt. Rather than finance this sum | | 

| | on the marina directly it would be preferable to absorb or to assign an | 

i a ~ additional $250,000 in development costs to the other components of the © | 

: Pe development, particularly the condominium and resort inn parcels. In od 

addition, it might be useful to consider allocating 10-15 acres of the | | 

4 marina site closest to the road for use by a maritime museum facility | 
| : a - | | 

| ) | | . | | | |
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J ss which was contemplated for another area somewhat removed from the marina. | | 
| More of the fill and bulkheading costs of.$188,000 could be released | © 
_ | against this other site use, reducing the equity investment represented | | 
i a _ by site value assigned to the marina. Once the nature of the Idlewild | > 
s Complex and the marina revenue potentials were established by 1980 more | 
rs favorable lease terms or favorable sale could be arranged. = = | pe 

| | oe | | | : | ,
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| " | | 

z re | HOW WISCONSIN'S FLEET COMPARES WITH OUR NEIGHBOR STATES pe 

| = po oe | The following charts contain comparative information on boat | 

Po . registrations supplied by the U. S. Coast Guard. This source was | 

: - | 7 the only data available that permitted direct comparisons, and — 

oS | was used despite the fact that the figures are based upon slightly oe 
| | | _  @different classifications than those shown in Table 1. 

3 a a | | —  -FIGURE 1 | | | : | 

, | | | | | | 

ee INBOARD BOATS COMPARED TO POPULATIONS OO | 

of a | | a | | | 
- : a rrr ToT : 

a : . : — . j . ; : of is 

i | a , | | | Pe | | | 

: | : qo Bo , 

. a 4 | i Ps | 

: | | Oe i | | SITE rrr . = ms e . og / , 

POND oo | . i bo ee ee ee hatin ethers , 
, 2 | | Po OB se Boe Se Se 

: | gS | pO | ee 

po | 6 Bs ee oo bo = | EEE | 6 

) i a 4 coro Fo PO vi a NESS a 4 
| — bog ——— pe be aa | 

. ef Sh ee to aes  Senenunen al a ven Benes 2. — : 5 ie aa ree e a 

: babes Tn OR pnd Beek Sa pa Sa ad et Me og ea. 

| |. bo RR ae —- } a _=- Po EPA ED OR OG 
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. Bo a fH = Ro pa yA A el E ee ee 

| bos aad Aa bo ofc = fA BA ee ee ee ee ee 
| | ) . | Sn ee ee boos Be | boa | 

| a Wisconsin Minnesota © Michigan JT1llinois 

7 q . -° Inboard Boats (90) | Population (000,000) 

} of | | | FIGURE 2 | : . 

: = a | INBOARD BOATS PER THOUSAND POPULATION — — | 

| ee a <== iL <<<. = | 

j 1 . Wisconsin eee : 
me | ee ee - 

ae : Minnesota ee _. - 

gil : Michigan a 
| | Ls Seceaneeete steerer nee A 
Z| | | , oa fo | 
| , | Illinois pe | | | | 

> | oe ro alo | | 
¥ - | | : | a | | | a 

3 - | | | | a | ee | og 

° ‘ . / . . * . . : i



i | | | II. GAPS - WISCONSIN 'S INBOARD BOAT POTENTIAL - A SHORTAGE? | . 

. | | : The comparisons shown in the preceding section are factual. 7 do | 
a The interpretation of the "why" of this involves more detailed | . | 

5 | analysis and is discussed in Sections IV to VIII. foe. a —— 

a | | This section simply compares the cold figures of "what Wiscon- | Fe 

: | a sin would have in the way of larger pleasure craft" if she approached . 

j | a he national averages -—- or those of states around us. — | 

fe | A. Compared to the National Averages a : | _ oo , 

: | National averages brought up to the current 1968 year by inter- | , | 

Z ; ; | polation would result in a total of 15,398 inboard craft registered ey 
= oe | in Wisconsin by residents. | | a _ , 

ee | B. Compared to our Neighbor States | a : - 

‘ ae If we had the same per capita inboard ownership as our three | | | 
| neighbor states, Wisconsin would have a total of 7,980 inboard | 

| 2 craft registered by residents. - eee ee a . , 

Sp a But these states must still be lacking facilities because this = | . 
eo, | total is also below the national norm by approximately 50 percent. | 

fo €. Computed Estimates ae | oe | 

| a : _ Wisconsin data, fully considering family income and proximity to. 

: to boating waters, shows that a total of 10,022 resident in- | 

NT ee ‘board craft would be registered here, and that a potential =. = | : 
| | also exists for 9,827 non-resident craft. This totals up to 

qj 7 a 19,849 inboard pleasure craft. | | an 4 

7 | TABLE 3 WISCONSIN'S POTENTIAL FOR INBOARD BOAT OWNERSHIP - 1968 oe 
Oo Basis of Comparison Resident Non-Res. Total © : | 

J a | By Comparison with National Average 15,398 3,849 * 19,247 | 

| : | By Comparison (other states) | . 7,980 1,995 * 9,975 , 

4 a ss Best Estimate of Potential ~ 10,022 9,827 19,849 ; | 

=: Present Registered Craft | 3,409 822 . 4,231 | | | 

q : , | Best Estimate of Deficit , 6,613 9,005 (15,618 4 

| oe | - HOW ABOUT THE FUTURE! oO _ 

| ee  - The "potential" figures used here relied upon (1) the number | - | 
7 | of family units in each income class; (2) the rate of ownership : ; 

| | in each class; (3) the proximity of these family units to usable | 

‘is | water. | | 

| | | : 3 | | | {



| Be | - Estimates of future "potential. markets" have simply applied 

- a | | the best available estimates of future family unit numbers and in- | 

| . comes, aSSuming no increase in mobility. Results for 1980 show | 

, = an increase of 50 percent. | | | | 

: | TABLE 4 INBOARD BOAT POTENTIAL —- W ISCONSIN RESIDENTS | 

| . - | | 1980 | 

Pe oe Income Class | Family Units Unrelated Totals : | 

i | ae | 0 - $5,999 1,800 224 — 2,024 _ 

fo | $6,000 - $9,999 4,452 571 5,023 | | 

i | Pos | $10,000 + —  T,575 7 933 8,508 | | oo 

] | oo : Grand Total — = 13,827 ~1,728 15,559 / a 

7 oo) s ——eeeoaoaoaoaoaoaaeeeeeeeeeeee——— 
| 

| - | - IV. WHY DO PEOPLE BUY BIG BOATS? | 

| OO eet, LIRA TR OR ie He Bi jE Dh aa EE SUITES BATE ON 

3 OF ens rei eer ae het Tama ae eee? Pa RODIN ome a he EE nes re A ea Oe OD Jot giant 

| | y OP RE SEs Ey oe Piece ee ge OO ES Se a eC a 

\ | FIORE Co ek Mint ree = ee me eee ee EY ee erent” 1 S 5 
| do a | fy SR OT ee (3S et A ae . BS cts a Ta ag: NO | 

| | CAR OE Be ee A BEG fee ee >) » | 
: 

Rd er PTS ee tae wT eet yr ty 6 OE te a ceegigs pee apps Fa a Sacer i ae ae Bt 

o2 fata et ee ee ee, ae ve eye ee Oe cena Me | 

| | GE pee ee ag 
of | cgi eR A a Ea 

the SA Cah eet | 

- oe, , RK pe ree . TT ae %: aN oe eta eT ee | 

: Shee I exter ELSI Pa aE A. eek. . Sao an 
Em Ne RnR. - RATER, Greene eo ponies Speauiaabie * . Coy LO Re eon ede pe <a ES 

| | oe A 8 ain ea tt NS ao eee 
5 er antgpeetd iene anne perpen as ecpmerelncS \cummnares Dn Ree ROPE ey hed eo 

so SNP 
wa AOS ae AD bo NEE ele 

| : | | 2g ER a NG) EE Ri cnn eee PE | 

—&§ re Oo OR be UE adn fo Be EEN ARS SS ER OIE MN oem, ET 
x 

. Penne RS Pe ee at “a re 1 | EAT . a ke iow oy a By > wt ve: ty ee SPOT et Be an £ i. - S, 4 
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, po a 

| | - | Of all of the factors that have a bearing on the number of | 

| | 7 larger boats owned per capita around the country, these four lead: Bo 

| q 7 - ) | o Family Income 

| | a | | o Proximity to boating waters 7 mo | 

| nn o Accessibility of boating waters | a | 

afl. | oO Availability of facilities. ; : 

a | | They form the soundest possible base for any market study of OO 

, a | | | the potential of all or part of the field. | oe ek 

: ; ae | Where projections are made of potent ials and future markets, — 

° it is necessary to procure detailed population and income estimates .| — 

| | | In this report it has been necessary to utilize and interpolate jo... 

| applicable federal census and recreation data such as are combined | © 

] | in Figure 2. | | | Pe 

| 

| 
| 

/ |



| a fos 7 Oa / a - - ah OO | 

pe | OO HOW INCOME EFFECTS BIG BOAT PURCHASES. | | | 

a ee Percent of Families in the Major 7 | | | 

| | | Income Groups with Big Boats | | | PP 

, , | | | | 15 | - 

2 | | ot = TE ease Oa 

| | Bo . eo, : 45 fe ee ee ee | 

- | 5, ee DE ee Es 

z os As — ee ee ) | 
| , - , PAS ase ee pS SS al ge ———— i A SURES ee cae | : | co | 

| || Income | | cee | 
5 | Class _ 0O-$5,999 _ $6,000-$9,999 |$10,000 + : a 

ean 7 - ; : | . : _ ne . i | | 

: . . | I Source — ORRRC Report #19 (interpolated) | 7 y fo 

| Sc ee | | Oo oe 

| | V. WHAT IS HOLDING DOWN BIG-BOAT USE HERE? © : 7 _ 

: a Obviously, something is holding down this state's use of larger : | 

| | | | pleasure craft. To determine the probable cause, each of the major _— 

| 1 | oe factors contributing was examined. These were: 
| | a | | we 

| | | . | Family Income | a 

f | | | Proximity to Boating Waters | , 

a | | Accessibility of Boating Waters | - 

| a . Availability of Facilities. | | oe : 

: | -A, Family Income | | | 

| : Wisconsin's average family incomes compared favorably with a 

| | national averages, with more in the higher brackets and fewer | 

po a in the lower income levels. a | a 

3 ; a —_—— wc _ 

! ; ce TABLE 5 WISCONSIN FAMILY UNIT INCOMES COMPARED WITH NATIONAL | 

: 7 Income Class Wisconsin-1960 Census National (1957) ORRRC #19 

| | | To $6,000 : | 44.9 . : 58.4. | | - - 

dq : oe | $6,000 to $10,000 28.5 27.8 | yo 
= | | 

| | , | 
a - $10,000 and over 26.7 — 13.8 

|g. | | | - | _ 
dq eo | — Co a | | | |



| oan en, Income was rulcd out as a factor of importance in Wisconsin's | | | 

: be 7 situation. On the basis of income, it would appear that Wisconsin © | 

eB, should exceed rather than fall below the national inboard figures 

| | | on ownership. a oS od 7 

i | / , Average boat ownership per family was determined from U. S. | 

| _ | Census data for major pleasure boat types for three main family _ ce 

a oe | income groups. This was compared against Wisconsin and the other : 

Po _ Lake States figures. Projections of these figures were made to 

ae a 1980. | | a , | 

: mo en | Next, the family incomes of Wisconsin residents were examined | . 

gC. Ba and cataloged into the categories above. This result is shown in ne 

! the two-pie charts that follow - one for 1960 and one for 1980. } 

- _ | The 1980 chart shows not only population increases but Significant | 

of | | 7 shifts into higher income brackets. ae To 

| a, | FIGURE 4. | | - | 

a | To : fo FAMILY INCOMES - WISCONSIN - 1960 and PROJECTED 1980 _ 

fo | : ae By 1980, there will | Ss . 
| . a be more families to | : 

| | split a larger in- : | | | 

Voy. 8, | | come. Average in- | 7 a 
; | comes will rise. | | SO 

a | See 1960 | 1920 | 

a oo - 6,000. a $10,000 + J Ni” 
CO “31.0 , 000 to - Families and | 

os : 2 +  \19,000 | their | | 

ee : | | , incomes | : 

er | 1960 and 1980 | oe | 

Po | Under | $ 6,000 t 
| | | - $6,000 16,000 | 

i | : ' Under $6,000 ) : | : | 

i | oe 1,253,700 Family Units | | "1,619,000 Family Units , 

/ . CE EET Te | a



I to | -B. Proximity to Boating Waters 2 | | oe | | 

fo Both commercial and governmental agency data has consistently pe 

shown that the boating enthusiast in the inboard larger water craft oe | 

: | oe class wants his water quite close - preferably within fifty miles. | | 

| : | Beyond that distance, the ownership rate falls off. | cok. | 

- | : : , This aspect was examined in some detail to determine the in- - a 

i | a land potential. These points appeared to be important: | a 

od ae dl. Wisconsin has hundreds of miles of frontage on the Great a 

an | Lakes, hundreds on the channeled Mississippi, anda - | 

7 ; | | significant amount on Lake Winnebago. | : 

fe 2. Wisconsin's populations are clustered close to these - 

7 | ch larger waters. | | : | | 

— | 3. Inland areas some distance from large water probably Pe es 

oo! | limit the ownership potential severely. There is sub- | | | 

a 2 | stitution of smaller craft - This is certain. © | | 

| So Pe --_—In view of the above, the lack of "proximity" to larger waters / 

| ee was listed as a severe handicap to inboard ownership in all areas | 

. 7 2 over fifty miles away. In those areas, estimates were cut in half. jj © 

= _— Yet, since the major populations were concentrated close to 

- OX | | ; the big waters, "Proximity" could not be a major factor in the | —— 

7 . Wisconsin inboard deficit. | | : 

| :  -@.- Aecessibility of Boating Waters | oe | ) 

| | | Since the craft under discussion here are not carried around a 

J : regularly, this does not appear to be a factor here. 

a D. Availability of Facilities | a | 

a This left only the matter of facilities to be examined. | 

- | Since none of the preceding three factors appeared to be responsible, 

| this aspect was studied with some care. | a 

| The problem of facilities for the larger craft was complicated 

| - by their special needs. They are heavy and cumbersome - transport 

3 : | is laborious and dangerous (exposed propellor shafts). They are 

| not readily trailerable - they need special facilities for: 

: oo | Hauling | s | 

i | - a Launching | | | | eo 

| oe | Docking | an | - 

| | | | , Fue Ling | | | 

f a 7 | Repairing | | | , ) 

- - storage | oe | oe 

| a | | Refuge from storms 

¢ | | | Apparently it is not enough to have the shining waters of Lake 

| q | , Michigan right at hand unless you have the facilities to take care | 

| | of the boats. | 

| oe oo | : | |



i . a . The water is there, but the boater needs help to utilize it. | | 

= | Ss : : This is a problem roughly comparable to that of a jet passenger | 

: oe plane at an airport without paved runways or a loading ramp - a | 
eS 7 Sleek, powerful, fast and efficient, but absolutely useless with- | | 

7 - | out these facilities. ~ oe a | 

od ; - dd. Facilities Surveyed | 7 | | BS 

| |  “pPoes Wisconsin lack the facilities for large pleasure craft? 

ye - _-—-* There was no ready answer from any source. — | | 

ne | To get the answer, an aerial survey of all harbor and dock . 

| 7 Space for pleasure craft was conducted in May, 1968. The survey | 
| | | | - covered Lake Michigan from Gary, Indiana to Escanaba, Michigan. os 

a oe | | | | | | oo 
po _— | | : This air survey was reinforced by intensive questioning of — : 

| 7 public and private facility managers, harbor guide publishers, | | 

4 | and all POSSiDLE SOULCES . perce g oo | , 

ee | | ¢§ Y S-Ephriam (60) | a 

oo | - oon Racine (115) 

pe eo Pe 7 Bieare © {Pompei (85) - 

| - oo : Existing Facilities_ | | oo a | 
- | . Charted » | | | 

, 4 | | | . . nena | _ 1 

| | | | | | | | ee | 

[i a 
| coe a : - a - !



| a | ae | os - } a a ae a | 

i . . - | | | | an - - re 

: a | i: Details of this survey are available in the Bureau office, 

I Te but the overall result showed a dramatic shortage of facilities . | fp 

a ye that could and possibly would severely hamstring the growth of the ye | 

i -. « Jarger pleasure craft business. | errs an 

7 | : These shortages are compared in the following chart which © a to | 

. | points out three things - Boats Now Registered in County, Potential oo 

| oe Number (or what there should be) and thirdly, Existing Marina . 

| | | Space (Resident and Non-resident both): | | | | a 

i | Co 
in | co 

j | | TABLE 6 LAKE MICHIGAN SHORE INBOARD BOAT FACILITIES . | _ 

| to | a | Actual Difference 
: po a | Existing Potential Inboards Gap | 

' I oy ns | County | Space | Boats (Registered) (2) - ©) | 

| , | | Marinette | 60 202 21 18 

} : a | Oconto 47 130 12 | 118 os 

| q - Bo Brown 200, 387 Oo 174 213 | 

. | - , _ Door — 265 401 | 88 — 313 Po 

‘ 7 : | : _ Kewaunee 0 «64 15 49 | 

; a 8 Manitowoc 0 245 © 42 203 | 

i i | Sheboygan 53 | 309 | 56 253 | 

3 | an . Ozaukee ? - 187 55 132 | 
, | | Milwaukee 760 3002 576 2426 

: " Racine 115 | 830 | 113 | 717 

: i | Kenosha 285 | 846 | 103 743 fp 

| - 2 | | Totals 1,785 -6,603 1,255 5,348 | . 

| | - | 2. Harbors of Refuge : | | 

i i | FIGURE 7 a | a 

| | : | Great Lakes Areas Needing Harbors of Refuge oe | | 

- og | , iC : Adequate refuge from sudden © po 
i | | | ‘storms and squalls is an es-— 

| | | | | . sential "facility." This 

2 : | , need has been thoroughly 
: | | oe | 4 | investigated by the Department 

:- | . If | of Resource Development (Don 

| | , . | if : Wood). The following material - 

| | | covers his recommendations: 

| | 4 | | . . Sen ' 

‘ ; | — , — - —_ — __ _ _ | | )



of : "Access to Great Lakes waters by owners of pleasure craft de- | 
i - ae pends not only upon the availability of launching facilities, but | oo Y 

} a OO upon the availability of harbors of refuge. Because of danger | 
fo a from storms, a boater should always be within ten miles of a harbor | 

| co of refuge, and boaters with less than 15 hp motors should not use | | 
a | oe the Great Lakes unless they stay close to a place of refuge. | | 

a oS oo A standard of 15 to 20 miles between harbors of refuge on the | | 
. — , Great Lakes is used by the Michigan Waterways Commission in its oe 

; : . | _ successful program of federal, state, and local financial coopera- | 
| . : | tion in the building of small craft harbors on the Great Lakes. : 

= | . Wisconsin needs more harbors of refuge in order to reach a comparable | 
: a standard. a | | : | 

i | - a | Figure 7 shows areas with inadequate protection and areas | | 
of | where more small craft harbors of refuge would be needed to meet | | 

| | a | the minimum standard. About 12 or 14 are required, and at least © | 
3 oe ne | one additional harbor is needed in the Apostle Islands. | | : 

| : Construction of Great Lakes harbors of refuge in other states |. | 
oS has been a cooperative undertaking of federal, state, and local | | 

7 , | units. In Michigan, more than $10 million has been spent on a © ad 
| OS small craft harbor program. The federal government contributed oe | 
en i a 60 percent, the state 23 percent, and local governments 17 percent. | ~~ | 

- | The state's share was financed from license fees on boats and > | | 
] | - motor fuel tax receipts. Wisconsin could not expect such a large | 

| | Share of federal contribution because most of the federal funds | : 
yf — : in Michigan helped pay for harbors of refuge on the south shore | | 

a of Lake Superior, where safety needs were more acute than they are | | 
; | | 4 on Wisconsin's Great Lakes shores. | | . | 

TT a Although three of the areas shown on the map are authorized © |- | 
7 | for study by the Corps of Engineers, no funds have yet been ap- 

j | | . | propriated. The three are at Oconto, on the Door County peninsula, | 
| Oo and on the northern shore of Douglas County. It is likely that 

| Oo , federal funds could be used in those areas for part of the con- | 
| struction costs. | | des a | 

, | Harbors of refuge consist mainly of breakwaters at the mouth | 
| a | of a stream, which keeps water flowing through and prevents stag- 

: | : ‘nation. Breakwaters and shoreside facilities such as launching | 
7 - | ramps, parking areas, public toilets, and a dock for transient eT 

: —_ os boaters should probably be provided with public funds. Private | 
| | capital could be used to develop marinas within the breakwater | , | 

1 Oe and provide storage and service facilities for pleasure craft. | 

The proposed harbors should be built primarily as refuge for | 
- | transient boaters and for launching, and not for mooring of local | | 

| po boats. Adjacent marinas probably should be constructed to provide | 
7 for such storage. | ‘ | : - | 

- | : | oo , Any state program for harbors of refuge should also provide | 

| funds for public boating facilities at existing ports. These ports | 
a 7 | already have breakwaters for commercial shipping, but their public : 7 

| | | | : pleasure boating facilities inside these breakwaters are of varying | | 
{ 7 - quality and in generally short supply." | | | | 

J wee | | | Hl



j | a —  - VI, CONCLUSIONS AND DISCUSSION = SP 

od This comparison substantiated Wisconsin's fears regarding the 
. health of our larger craft industry and the utilization of our 

1 | larger waters. The magnitude of the difference ‘is well illustrated © | 

| po | | | oo | in Figure 1 which shows | | | 8 

| _ _ FIGURE 8 | | that the state lags behind 

i PRESENT AND PROJECTED BOATING VISITS - |all of the other three, | oe 
fe IN WISCONSIN | even Illinois. This holds 

pf a ei 382:0064-. |despite the fact that | Oo 
| 60 | ON, — Wisconsin's average family 

; pe | pees | | income exceeds the national | 

@] 50] sagen oh ennme paar A _ [norm. Further, our popu- mo 
> CENTRAL UNITED STATES . - : . , 

q | | L . | (to big water - and this © 

S| 40 | i Fe trend will continue. — 
Pwd 34,300,000 2 | There is no reasonable |. 

| Sb 30d- , explanation to this situation, | © 
a of _f | | a other than a severe lack of 

a _wf22,429,000 | ae facilities. | a | 

: =] 20 | we PROJECTION BASED ON | as . a : | 7 
2 | . fw “\PRESENT WISCONSIN | | : | , 
7 : 10,200,000 PARTICIPATION RATE | | . . | | | ) 

| 10: . | 

} YEAR- 1960 1970 1980 1990 2000 | | 7 — | - 

The conclusion seems plain - the state suffers acutely from | 

=. a lack of facilities, both harbor and service - a lack that is 

| | being translated directly into overcrowding of inland lakes - 

gy and lost economic development and lost sport fishing for coho and 7 

1 trout: | - | 
| | - | | 

a We are not utilizing our bigger waters - yet this is the only | 

| significant outlet for the already excessive boating pressures on 

the inland lakes of our urbanizing southeast Wisconsin. oe | 

| ] fo Wisconsin boaters must go to the boundary waters of Lake 
| Michigan and the Mississippi River - but before they can, someone 

| "must provide substantial facilities for the launching, mooring, | 

-—of servicing and storage of the "bigger than trailer" size craft 

) i suitable for big waters. In rough terms, Wisconsin lacks millions 

| of dollars worth of pleasure craft and all that this means in 
: lost economic development. If we compare this with our Lake 

| States neighbors, this deficit amounts to 6,749 inboard boats in os . 

| 1967. But, considering our actual potential, the deficit. is | - 

: closer to 14,000 boats right now. 

| So | | |



K. CLETTENBERG | | F. ROBERTO 

TOWNE & COUNTRY ASSOCIATES, Ltd. test tutate Consultants 
, Telaphone 608/257-7774, | 2102 WEST LAWN AVENUE 

co MADISON, WISCONSIN 53711 - 

- a | | : January 43, 1972 | 

Dear Sir: a aan | 

| One of our clients is developing a high style recreational complex at 
Idlewild on Sawyer Harbor in Door County, Wisconsin. The 1000 acre complex 

| has many resort facilities on a newly reconstructed Idlewid Harbor on the 
Green Bay side of the Sturgeon Bay Canal. His objective is to sell condo- 

| miniums and detached homesites for both seasonal and year round use. 
An all-weather year round yacht marina will be featured in this complex. | 

| Tn addition there will be a golf course and country club with overnight 
accomodations available to both transient and permanent residents. © _ 

To help develop the type of marina that would best serve the Lake Michigan | 
and Green Bay boatsmen we need your response to the following questions. | 

| There is no way to identify your response and be assured that this is not co 
| the beginning of a sales promotion. Please feel free to offer any comments 
| you wish at any point in the questionnaire. 

OR bx wis moe RESORT HOTEL oS 
| ~~. , MARINA\ A. SN 

: . = “Oo 
| a a YM) basin COURSE \eR, © 2 | | 

| iotewitog’ | Be SK mf 
| 7O4 . : | | d | S : & : foofawato NS , 

; Zz | oA OO | 

oT wav. t ILW | _ 

a ) C IBAGD | . 

— S=LOCATION—~ “FACILITIES © 

1. Do you ever vacation with your boat in Door County? | 

No - Please tell us why not and return the questionnaire. Thank You. 

Yes - lf yes how would you classify your boating holiday? 

a. Cruiser: - That is, living aboard your boat and moving from one 
mooring to another very frequently to circulate around 

Co | Door County and the Green Bay area. | 

| b. House Boater: ___-You live aboard your boat at one or two Door County 
| | mooring sites. | , 

| c. Shore Boater: | - You commute with your boat from your homeport | 
| : : to Door County and then avail yourself of on-shore 

co a — accomodations and recreational facilities. |



Sess = = ees el sl 

2. From what town and county do you commute from when your boat is at 
a Door County location? = | ; Oo | 

3. Are you a resident of Door County who lives on his boat during the | 

Oe boating season? Yes No . | | 7 

4. As a cruiser would you be interested in: : | | | 

a. Gas & O11 | | | | 
b. Supplies, Marine or Food | | 

 @. Daily green fee for golf course | | 

d. Meals ashore | | | . | 
— @, An occasional overnite stay at your mooring site | | 

| De What type of boat do you presently own? Power _ Sail ee 

6. Where do you moor your boat in the summer? Marina | | | - . 
: | Location , 7 

7. Where do you store your boat in the winter? Marina | | | - 

ee , Location | 

| 8. If you were managing these marinas what two features would you add. 
a Suggestions _ Se 

| What two features do you dislike. 7 

9. What features would you need for your boat when moored at our site? 

| Would you consider the following aS necessary? } ———— 

Golf course | Indoor Swimming _ | oS 

| Fresh Water outlets 110 volt outlets | OO 

Grocery Store : Showers _ — —— | 
; Tennis Court / Handball Court - 7 | — 

| Fuel & Supplies | Exclusive resturant | } i 7 

1410. During the boating season,how long do you use the marina facilities 
in Door County? Entire season — About 1 Month a : | 

— . About two weeks _ A few days. | 

“44, What is your opinion of a marina situated within a total recreational 
a complex complete with a hotel, exclusive restaurant, lounge and , | 

7 _ gwimming pool, golf course, and other recreational facilities? 

: | | Great — Good idea but not for me_ | Poor idea oe 

12. Would the Sturgeon Bay Airport be useful to you for a weekend. of 

| | boating and fishing? Yes No | Possibly | a 

COMMENTS : | | 

a | 

Sanna | 

a | Thank You. | 

Messrs., Clettenberg & Roberto |
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