Port Charles Harbor Marina
6247 Hwy V, St Charles, MO 63301

Price: $6,500,000

An established full-service marina with covered wet slips, an

RV campground, no deferred maintenance, and a brand-new
rack storage building bringing built in upside.

For more information please contact: Broker of Record: In Association With: Cooperating Broker:
Graymeadow, LLC Simply Marinas
1161 Hearthstone Way 4000 Ponce De Leon Blvd, Suite 470
Athens, GA 30606 Coral Gables, FL 33146
phone: (864) 735-8171 fax: (888) 456-3068
rdietz@graymeadow.com phone: (305) 439-9581 W

ashl@simplymarinas.com Marina®

The information contained herein was lawfully obtained from sources we consider reliable. Simply Marinas and Graymeadow LLC are not responsible and expressly disclaims all liability, for errors, omissions, prior sales, withdrawal from the market or change in price. Seller (or Lessor, as
the case may be) and broker make no representation as to the environmental condition of the property and recommend Purchaser’s (or Lessee’s) independent investigation.



The information contained in the following Marketing Brochure is proprietary and strictly confidential. It is intended to be reviewed only by the party receiving it from Graymeadow, LLC
and Simply Marinas (“Broker”) and should not be made available to any other person or entity without the written consent of Broker. This Marketing Brochure has been prepared to
provide summary, unverified information to prospective purchasers, and to establish only a preliminary level of interest in the subject property. The information contained herein is not
a substitute for a thorough due diligence investigation.

Broker has not made any investigation, and makes no warranty or representation, with respect to the income or expenses for the subject property, the future projected financial
performance of the property, the size and square footage of the property and improvements, the presence or absence of contaminating substances, PCB's or asbestos, the compliance
with State and Federal regulations, the physical condition of the improvements thereon, or the financial condition or business prospects of any tenant, or any tenant’s plans or
intentions to continue its occupancy of the subject property. The information set forth herein does not purport to be complete and no obligation to update or otherwise revise such
information is being assumed. Other events that were not considered may occur and may significantly affect the analysis. Any assumptions should not be construed to be indicative of
the actual events that will occur.

Forward-Looking Statements: Some of the statements presented herein may constitute forward looking statements. These forward-looking statements are based on current
expectations, estimates and projections. These statements are not guarantee of future performance and involve certain risks, uncertainties and assumptions that are difficult to
predict. Although Broker and the Ownership of Port Charles Harbor Marina, located at 6247 Hwy V, St Charles, MO 63301; (“Owner”) believe the expectations reflected in any forward-
looking statements are based on reasonable assumptions, we can give no assurance that such expectations will be attained and therefore, actual outcomes and results may differ
materially from what is expressed or forecasted in such forward-looking statements. Broker and Owner undertake no duty to update any forward-looking statements appearing in this
presentation.

Past Performance: Past performance is not indicative of future results. The performance of the business lines being offered for sale will depend on numerous factors, which are subject
to uncertainty. There can be no assurance that the business lines will achieve results comparable to those achieved in prior years.

Owner and Broker expressly reserve the right, at their sole discretion, to reject any or all expressions of interest or offers to purchase this marina and/or to terminate discussions with
any entity at any time with or without notice. Owner shall have no legal commitment or obligation to any entity reviewing this Brochure or making an offer to purchase the marina and
property unless and until a written agreement for the purchase of the property has been fully executed, delivered, and approved by the owner and any conditions to the owner’s
obligations thereunder have been satisfied or waived.

By receipt of this brochure, you agree that this brochure and its contents are of a confidential nature, that you will hold and treat it in the strictest confidence, and that you will not
disclose this brochure or any of its contents to any other entity without the prior written authorization of Owner or Broker nor will you use this brochure or any of its contents in any

fashion or manner detrimental to the interest of Broker and Owner.

The terms and conditions stated in this section will relate to all the sections of the brochure as if stated independently therein.
Photocopying or other duplication is not authorized.

THERE SHALL BE NO UNACCOMPANIED VISITS TO THE PROPERTY WIHOUT BROKER’S CONSENT AND ALL VISITS SHALL BE COORDINATED THROUGH BROKER

The information contained herein was lawfully obtained from sources we consider reliable. Simply Marinas and Graymeadow LLC are not responsible and expressly disclaims all liability, for errors, omissions, prior sales, withdrawal from the
market or change in price. Seller (or Lessor, as the case may be) and broker make no representation as to the environmental condition of the property and recommend Purchaser’s (or Lessee’s) independent investigation.



Port Charles Harbor Marina - Offering Summary

Offering Overview }‘

This offering presents an attractive opportunity to acquire a well-established, full-service
marina featuring diversified revenue streams, substantial marine infrastructure, and
significant growth potential.

Since 2022, ownership has completed extensive capital improvements, including a new 92-
space dry rack storage facility, harbor basin expansion, enlarged service and storage areas,
RV campground improvements, and major equipment and infrastructure upgrades. The
property has minimal deferred maintenance and offers immediate revenue growth through
lease-up of the new rack facility, completed in mid-2025, without additional capital
investment.

The Marina features 99 covered wet slips, 8—10 uncovered slips, additional end ties, a
courtesy dock, 92 dry storage racks, storage for 120+ trailered boats, and an 8-pad
waterfront RV campground. Wet slips, rack storage, and RV sites operate under annual
contracts, providing reliable, easy to manage recurring revenue.

A key competitive advantage is the Marina's comprehensive marine service and repair
operation, supported by experienced technicians, a parts department, and 60- and 70-ton
travel lifts, including the largest lift in the surrounding market. Additional revenue sources
include a four-dispenser fuel dock, ship's store, and TowBoat U.S. franchise with three
towboats.

Significant expansion opportunities include approximately 20 additional wet slips, expanded
rack and trailered boat storage, additional RV sites, enlarged service facilities, and an
expanded ship's store or convenience market.

Investment Takeaway: With substantial recent capital improvements, minimal deferred
maintenance, diversified recurring revenue, and immediate rack storage lease-up upside, the
Marina offers a compelling opportunity to grow cash flow and asset value with limited near-
term capital requirements and substantial long-term expansion potential.

The information contained herein was lawfully obtained from sources we consider reliable. Simply Marinas is not responsible and expressly disclaims all liability, for errors, omissions, prior sales, withdrawal from the

market or change in price. Seller (or Lessor, as the case may be) and broker make no representation as to the environmental condition of the property and recommend Purchaser’s (or Lessee’s) independent investigation.




Offering Highlights

Port Charles Harbor Marina - Offering Summary

@

» Over 120 Floating Wet Slips in Excellent Condition

99 Floating Wet Slips for boats up to 60’
8-10 uncovered slips plus end ties

Rack Launch Dock / Courtesy Dock with room for about 15+/-
boats

New/Expanded basin has space for an additional 20+/- wet slips.

All utilities and parking already in-place for future slip expansion

» Rack Storage Facility

92 racks for boats up to 34’ custom built by Golden Giant
All rack operations managed thru Speedy Dock app
Brand new Baoli forklift (purchased 2024) — lease to own
Used Wiggins Marina Bull forklift (purchased 2022) -
Room to expand the rack storage building

» Trailered/Blocked Boat Storage (self-launch dry storage)

Covered are for 4-5 boats on trailers

New uncovered service yard built in 2023 that is elevated
(avoids flooding); holds 12-15 large boats (30’-50’ on stands/
blocks)

Additional room in the yard for another 15+ blocked boats

Excess land for uncovered trailered boat storage with capacity
for 120+ boats
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Two Travelift Units

e One — 70-ton (70BFM) unit - largest in the entire area (excellent
condition)

e One — 60-ton unit (excellent condition)
Service and Repair

e Highly qualified service and full parts department

e Facility is capable of hull painting, bottom work, fiberglass and
wood refinishing, restoration, and full parts service

Gas and Diesel Fuel dock selling with 4 dispensers and large courtesy
dock

RV Campground

e 8 Beautiful riverfront sites (Water and Metered Electric)
e There is excess land for RV site expansion
All Slips, Racks and RV Site are annual contracts from April — March
TowBoat U.S. Franchise
Ships Store / Retail
Fee-based boat ramp, open to the public

‘Lightspeed’ Enterprise Resource Planning software platform;
‘SpeedyDock’ rack building management software platform

New high speed Starlink WIFI system property wide
Two courtesy cars for customer use
24-hour laundry (new machines)

24-hour boater’s lounge with newly remodeled restrooms and
showers

Gated entrance with security codes

The information contained herein was lawfully obtained from sources we consider reliable. Simply Marinas is not responsible and expressly disclaims all liability, for errors, omissions, prior sales, withdrawal from the

market or change in price. Seller (or Lessor, as the case may be) and broker make no representation as to the environmental condition of the property and recommend Purchaser’s (or Lessee’s) independent investigation.
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}‘ » Wet Slip Expansion

Value-Add / Upside

e Room for up to 20 more slips

e Wet slip occupancy is strong (approximately 98%)
With extensive recent CapEx investment completed by the current ownership,
a new owner can enjoy a facility that is optimally positioned for income

e Ownership recently dug out a completely new harbor
expansion with room for 15-20 more slips in addition to the 5

growth while requiring little to no deferred maintenance expenses in the
near-term. The recently built rack storage building introduces a continuous
lease-up opportunity consisting of 92 rack units for boats up to 34’. Additional

covered slips that are there now. All new infrastructure has
been completed for this new harbor including electric, water,
parking, dredging, rip rap

growth opportunities include new wet slips, increased rack and dry-storage
capacity, expanded marine service facilities, additional RV sites, and enhanced
retail operations. Together, the property's existing infrastructure, untapped
storage capacity, and available development land provide an attractive
platform for a new owner to grow cash flow, enhance operating margins, and
create long-term asset value without the substantial upfront investment
required to develop a comparable full-service marina.

» Service Department Growth

e There is room to triple the size of the indoor ‘small boat’ service
department area

e Additional service technicians can be added, as there is demand
for additional service labor is expected to grow alongside the
rack storage lease-up process

e Add another lift well for the 70-ton travel lift; current well is for
the 60-ton travel lift...a 70-ton lift would be the largest lifting
capacity anywhere near St. Louis and for a considerable

e The new 92-unit dry rack storage facility, which opened in distance up and down Mississippi River and up Illinois River
mid-2025, reached 35% occupancy toward the end of the 2026 toward Great Lakes
season. Ownership expects growing demand in the coming years, » Add Boat Rentals or a Boat Club
with a target occupancy rate of 90% by the end of the 2027
season

» Rack Storage Lease -Up

» RV Campground Expansion

e There is excess land for additional RV pads
e In the long-term, there is room to further expand the rack storage

= e The 8 existing RV sites remain full throughout the season, and
building

there is demand for additional RV sites with a five-year waitlist

The information contained herein was lawfully obtained from sources we consider reliable. Simply Marinas is not responsible and expressly disclaims all liability, for errors, omissions, prior sales, withdrawal from the

market or change in price. Seller (or Lessor, as the case may be) and broker make no representation as to the environmental condition of the property and recommend Purchaser’s (or Lessee’s) independent investigation. 10
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Offering Overview }‘

Location Overview

Strategically located at 6247 Highway V in St. Charles, Missouri, Port Charles Harbor Marina is an established full-service marina on the Upper
Mississippi River, situated at River Mile 221.5 near the confluence of the Mississippi and Illinois Rivers. The Marina benefits from a protected
harbor setting, convenient access to the greater St. Louis metropolitan area, and proximity to Grafton, lllinois, a popular regional boating
destination.

Located within St. Charles County, the Marina serves an established recreational boating market supported by affluent suburban communities,
regional boat owners, and transient river travelers. Its positioning along the Mississippi River provides access to an extensive inland waterway
network (Great Loop), while its comprehensive marina facilities, boat storage, and marine service offerings support a diversified customer base.

Market Demographics & Regional Growth

Port Charles Harbor Marina benefits from its location within the greater St. Louis metropolitan area, one of the Midwest's major population and
economic centers, with access to the growing communities of St. Charles, O'Fallon, St. Peters, and surrounding Missouri and lllinois markets.
According to July 2025 U.S. Census estimates, St. Charles County's population reached approximately 426,500 residents, representing 5.2% growth
since 2020. The county's median household income of approximately $104,700 reflects a relatively affluent suburban market with substantial
recreational spending potential.

Neighboring Lincoln County experienced even stronger population growth of 11.9%, reaching approximately 66,700 residents. St. Louis County,
with nearly 991,000 residents and median household income of approximately $82,900, provides additional market depth. Together, these three
counties represent a regional population exceeding 1.48 million residents.

The Marina's combination of direct Mississippi River access, proximity to affluent and expanding suburban communities, and exposure to the
broader St. Louis recreational boating market supports its competitive positioning. These demographic fundamentals, coupled with established
demand for boat storage, dockage, and marine services, provide a favorable foundation for the property's long-term investment appeal.

Source: U.S. Census Bureau QuickFacts, July 2025 estimates and 2020—2024 American Community Survey income data. Lincoln County's current median household income is
omitted pending verification. The three-county population is a regional market indicator, not a drive-time population estimate.

The information contained herein was lawfully obtained from sources we consider reliable. Simply Marinas is not responsible and expressly disclaims all liability, for errors, omissions, prior sales, withdrawal from the

market or change in price. Seller (or Lessor, as the case may be) and broker make no representation as to the environmental condition of the property and recommend Purchaser’s (or Lessee’s) independent investigation.
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Docks
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New Rack Storage Building
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Service Facilities
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RV Campground
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CONTACT
INFORMATION

For more information, please contact:

Broker of Record:
Graymeadow, LLC

1161 Hearthstone Way
Athens, GA 30606
phone: (864) 735-8171
rdietz@graymeadow.com

Marinas

In association with

Cooperating Broker:

Simply Marinas

4000 Ponce De Leon Blvd, Suite
479, Coral Gables, FL 33146
phone: (305) 439-9581
George.Ash@SimplyMarinas.com

The information contained herein was lawfully obtained from sources we consider reliable. Simply Marinas and Graymeadow LLC are not responsible and expressly disclaims all liability, for errors, omissions, prior sales, withdrawal from
the market or change in price. Seller (or Lessor, as the case may be) and broker make no representation as to the environmental condition of the property and recommend Purchaser’s (or Lessee’s) independent investigation.






