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Introduction 

As part of a broader scope of services related to facility redevelopment master planning, Applied 

Technology & Management, Inc. (ATM) conducted a limited conditions assessment of key physical 

infrastructure at the Isle of Palms Marina.  The goal of this effort was to identify the current general 

condition of the key structures and utilities onsite and generally assess remaining useful life and 

suitability for re‐use in a redeveloped marina site.    The assessment was limited to visual observation 

only and did not include materials testing, subsurface investigations, subaqueous assessment, etc.  The 

following sections summarize of ATM’s findings.
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Key Structures 

Floating	Docks	
The floating docks at the Isle of Palms Marina facility provide dockage for a variety of vessels, both on 

Morgan Creek and the Intracoastal Waterway.  ATM conducted a basic condition assessment of the 

floating docks on the site, beginning with the docks on the south side of the property, adjacent to the 

Dewees Marina and then wrapping around the Morgan Creek Grill out onto the Intracoastal Waterway 

and ending at the Watersports Dock.  Each dock section reviewed is labeled in the following sections (to 

correlate to the drawing provided in the Appendix). 

Dock	Area	A	
Dock Area A is designated as the floating docks nearest the southern edge of the property, adjacent to 

the Dewees Marina.  This includes the fuel dock area and floating dock office. 

This dock has floating timber frame construction and includes polytube flotation and basic timber 

decking.  The dock is anchored with timber piling (along shore) and concrete piling (along outer fuel 

dock).   

In general, the dock is aged and appears to be in fair condition, with several areas of concern noted: 

 A number of loose connections exist between adjacent floating dock sections at the gangway 

landing area on the dock.  This has caused a height differential in the walking surface between 

dock sections.  This poses a potential trip hazard and is not compliant with the Americans with 

Disabilities Act (ADA). 

 The alongshore dock section shows evidence of undulating dock framing that has caused 

“waves” in the walking surface of the dock.  The decking on this portion of the dock is very worn 

and gaps up to 1.5 inches in the walking surface were observed (0.5 inch is the maximum 

allowable under ADA guidelines). 

 The anchor piling of the alongshore portion of the dock was noted to be in good condition, but 

one pile guide as missing, which reduces the effectiveness of the overall dock anchorage system. 

 The floating dock office appears to be in good, serviceable condition, but the connections 

between the floating dock that supports this structure and the adjacent floating docks appear to 

be stressed and/or compromised.  Substantial height differentials in the walking surface were 

noted in this area. 

 The outer fuel dock and concrete anchor piles appeared to be in fair condition at the time of 

ATM’s assessment.  This dock also doubles as an overnight transient berthing area for vessels 

arriving after hours.  Marina utilities, including the fuel distribution system, will be reviewed in a 

subsequent section of this report. 

Other, minor items were noted, including missing pile guide rollers, minor separation of outer 

fender boards on the floating docks, etc.  These items do not materially affect the current 

performance or estimated useful life of the overall dock system in this area. 
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Shore-Side Floating Dock (Note: wave in framing) 

 

 
Transition to Floating Dock Office 
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Dock	Area	B	
Dock Area B includes the floating docks along shore from the floating office to the south side of the boat 

ramp.  The construction of this area is similar that of Area A (aging, timber‐frame floating dock with 

polytub flotation and timber decking).  In addition to side‐tie dockage, however, this dock area also 

includes several long finger piers, which provide berthing space for a variety of vessels. 

Several areas of concern were noted and include: 

 The shore‐parallel walkway exhibited a severe list (leaning) toward shore.  This may be caused, 

in part, by the large amount of appurtenances located on this side of the dock (dock boxes, fish 

cleaning stations, etc.).   

 
Shore-Parallel Main Walkway (Note: substantial landward listing) 

 

 The anchor pilings on this dock consist of timber piles along shore and at the end of the finger 

piers.  One concrete pile was noted at the finger pier closest to the floating fuel building.  While 

the piles appear to be in fair or good condition, ATM did note a missing pile guide at one pile 

location along shore. 

 The power pedestals serving the vessels along this dock are located on the shore‐side of the 

shore‐parallel dock.  This necessitates the routing of utility cords across the walking surface of 

the dock and presents a potential trip hazard. 
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Power Cables Routed Across Main Walkway 

 

 The gangways serving this dock, one near the floating fuel building and the other adjacent to the 

boat ramp, are in fair or poor condition and are not ADA compliant.  In fact, the gangway 

adjacent to the floating fuel building presents users with a 10‐inch vertical drop from the 

gangway walking surface to the dock walking surface.  A similar drop is present at the gangway 

near the boat ramp. 

 
Gangway Landing (Note:  vertical transition from gangway to deck surface) 
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 The condition of the finger piers is generally poor, with areas of loose or separating waler 

boards, listing (in some cases severe), worn/loose decking, rusting/compromised connections, 

vessel impact damage, and overall instability common. 

o The fourth finger pier from the boat ramp has recently been repaired and appears to be 

in fair/good condition.  In addition, the finger pier adjacent to the boat ramp in this dock 

area has recently been re‐decked. 

o ATM noted that the loose decking boards observed appear to be due to severe 

degradation or rot of the underlying framing that forms the substrate for decking 

attachment.  Without sound substrate, decking repairs (and other attachment to the 

framing) are difficult. 

o Of critical note is the condition of the finger pier adjacent to the boat ramp in this dock 

section.  While recently re‐decked, this finger exhibits a severe (5‐inch) list away from 

the ramp.  Further, the gangway that services this dock is in poor condition and provides 

somewhat treacherous access to this heavily used area of the marina (loose handrail, 

large vertical transition from the gangway down to the dock, tight walking space, etc.).  

ATM considers the condition of this gangway and floating dock to be a potential threat 

to the life and safety of marina and, in particular, boat ramp users. 

 

 
Typical Finger Pier 
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Finger Pier/Boarding Dock 

 

Dock	Area	C	
Dock Area C refers to the floating docks to the north of the boat ramp along Morgan Creek.  These docks 

include a few dedicated slips with finger piers, but mainly consist of two long side‐tie berthing docks 

that provide mooring for a variety of vessels, including those of transient boaters.  These docks are 

accessed via a gangway immediately adjacent to the north side of the boat ramp and via a secured (gate 

code) access point adjacent to Morgan Creek Grill.   

These docks are of similar construction to the others observed at the Isle of Palms Marina, consisting of 

aged floating timber structures.  Specific observations of note include the following. 

 The gangway servicing the dock adjacent to the boat ramp in this area appears to be in fair/poor 

condition with some rot noted.  In addition, there is a substantial vertical transition from the 

gangway to the floating dock.   

 The finger pier/boarding dock adjacent to the boat ramp has recently been re‐decked and 

partially re‐framed.   

 The decking of the adjacent, shore‐parallel dock to the boat ramp finger pier/boarding dock is 

very worn.  ATM understands that this area is used for small boat dockage and no utilities are 

provided. 

 The larger dock that comprises the remainder of Dock Area C is accessed from a secure gate 

adjacent to the Morgan Creek Grill restaurant.  This includes two key areas:  an inner (landward) 

shore‐parallel side tie dock and an outer side tie dock.   
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Gangway Landing and Re-Decked Dock Section 

 

 
Access Gate 
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 Outer Dock – Dock Area C 

o The outer dock is accessed via an aluminum gangway that is in good condition.  Marina 

personnel identified this as their ADA‐accessible gangway. 

o A lone finger pier was observed on the dock section leading from the gangway out to 

the main outer dock run.  This finger pier exhibited a severe list, had a missing pile 

guide, and was in generally poor condition. 

o This dock is anchored with concrete piling that appear to be in fair/good condition.  A 

few missing pile guide rollers were noted. 

o The decking on this dock is aged and ATM noted some areas where it had been recently 

replaced.  

 
Main Walkway Outer Dock  

 
o The northern end of this dock protrudes out toward the Atlantic Intracoastal Waterway 

and is strongly affected by boat wake, particularly during the winter season when the 

no‐wake designation for this area of the waterway is lifted.  ATM observed some dock 

repairs in this area, including new walers, decking, etc.  Rot and fungus growth on the 

northern end of this dock was still evident, likely caused by frequent wetting from 

passing vessel wakes.  

 

 Inner Dock – Dock Area C 

o This dock is accessed via an aluminum gangway that is in good condition. 
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o ATM observed two displaced polytub flotation units (shore‐side) at the base of the 

access gangway.  

 

 
Terminus of Dock on Intracoastal Waterway 
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Displaced Polytub Flotation 

 

o ATM also observed an ancillary dock section that had been fastened to the main dock 

walkway to provide wider access for a charter boat.  This ancillary dock section was very 

unstable.  A 2‐inch gap in the walking surface was measured between this ancillary dock 

and the main dock walkway.  

o ATM also observed framing failures on the outside inflection points where this dock is 

angled to the west.   
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Ancillary Float and Gap 

 

 
Framing Failure at Inflection Point 

 
o A missing pile guide, worn pile guide rollers, and worn timber piles and dock framing 

were noted at pile locations. 

o Additional displaced polytub floats were observed as was dock listing.  Dock listing 

generally was observed from the angled portion of the dock to the northern terminus. 

o Worn decking, damaged waler boards, and damaged rub rail/bumper strips was typical. 

o Some decking repair/replacement was noted on the northern terminus of this dock 

along the Intracoastal Waterway. 
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o The northern portion of this dock is anchored with concrete piling.  These appeared to 

be in generally fair/good condition, although the northernmost piling on the dock was 

leaning substantially. 

 

 
Typical Conditions and Listing Pile 

 

Dock	Area	D	
Dock Area D is known as the Intracoastal Dock, since it is located on the Intracoastal Waterway.  This 

dock provides dockage for the Morgan Creek Grill and for the marina.  Access is provided from shore via 

a fixed timber pier.  In general, this dock is of similar construction, but newer, than others observed in 

Dock Areas A, B and C and in much better condition.  Specific items of note include the following. 

 A framed timber wedge is utilized in lieu of an affixed gangway transition plate.  When not 

monitored, a gap develops between the wedge and the gangway, which can present a trip 

hazard. 
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Gangway Landing “Wedge” 

 

 Substantial damage to the vinyl bumper strip around this dock was noted.  While not a 

structural element, the rub strip can help prevent damage to both visiting vessels and the dock 

by providing a bumper between the two.   

 
Bumper Strip Damage and Corroded Connection Hardware 
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 Moderately worn decking was observed in some locations on the dock. 

 Some degradation of the connection hardware between the finger piers and main walkway was 

noted.  This is likely caused by wake activity from the Intracoastal Waterway. 

 Minor corrosion of connection hardware on the fixed timber access pier was noted.  This is likely 

from tidal influences and wake activity/salt splash. 

Dock	Area	E	
Dock Area E is known as the Watersports Dock.  Tidal Wave Watersports, a marina tenant that offers 

personal watercraft (PWC) rentals, parasailing, water skiing, and other activities, uses this dock as its 

base of operations. 

This dock area consists of a lengthy fixed timber access pier that leads from shore to two floating dock 

sections.  The inner section provides an area for the gangway landing and various rental equipment (life 

vests, etc.).  The outer section provides dockage for PWCs (via drive‐on jet floats) and general 

operations. 

 
Fixed Timber Access Pier 

 
ATM understands that this dock was renovated within the past 5 years.  In general, the elements that 

comprise this dock area appear to be in good condition.  A few areas of note include the following. 

 The outer floating section exhibits a severe landward list.  This may be due to the large storage 

boxes present on the docks or possibly the effects of the flotation of attached jet docks. 
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Severe Dock Listing 

 

 The inner floating section appears older and weathered and is in fair condition. 

 The connection between the inner and outer floating sections was measured at 2.25 inches.  

This exceeds ADA guidelines.  Additionally, a separation in walers in this area creates a larger 

gap in the walking surface of up to 3.5 inches, presenting a potential trip hazard for dock users. 

 
Gap between Dock Sections 
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Boat	Ramp	
The boat ramp at the subject site consists of a 3‐lane concrete ramp.  The ramp is in fair/good condition 

and is highly popular among island residents and visitors.  Ramp lanes are clearly marked with yellow 

painted lines and afford boaters the opportunity to launch in all but the lowest water conditions. 

 

 
Boat Ramp (Note: previously highlighted conditions of boarding pier and gangway) 

 
The surface of the boat ramp is semi‐smooth concrete.  With this texture, marine algae growth does 

occur and causes the surface to become quite slippery for vehicles and patrons.  Marina management 

reports cleaning the growth regularly and hiring professional cleaners at least quarterly to maintain a 

safe and clean ramp surface.  The professional cleaners were onsite at the time of ATM’s assessment. 

The approach to the ramp on the upland is somewhat confusing and forces visiting boaters to navigate 

the upland fueling area as well as a smaller island that contains an electrical transformer and a fire 

hydrant.  No specific location is provided for vessel to “make‐ready.”  Additionally, while there is some 

space available for vessel tie down, this is limited, unmarked, and can cause some congestion during 

busy periods of use. 

Shoreline	Protection	
The shoreline at the subject site is protected by bulkhead.  The portion of the property fronting Morgan 

Creek is protected by a substantial steel sheet pile bulkhead structure.  This bulkhead also wraps around 
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the Morgan Creek Grill and transitions to a low profile timber sheet pile bulkhead from the west side of 

the restaurant to the western edge of the property. 

The steel sheet pile bulkhead was designed in 2008 and appears to be in good condition, with some 

corrosion occurring in the intertidal zone.  No bowing, bending, or other obvious structural stresses or 

failures were apparent during this cursory visual assessment.  However, marina management did report 

backfill loss occurring in the area of the bulkhead behind the marina store.  Additionally, marina 

management identified movement and damage to the adjacent patio deck and building. 

 

 
Steel Sheet Pile Bulkhead 

 
ATM did not observe the backfill loss on the waterside of the bulkhead, but did note some 

damage/cracking/apparent stress inside the marina manager’s office and sloping of the timber decking 

behind the marina store that potentially could be indicative of shifting sub‐surface conditions behind the 

bulkhead.   

Additional backfill loss was reported at the patio area of Morgan Creek Grill.  ATM observed some paver 

depressions/small voids in this area during the field assessment. 
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Typical Timber Bulkhead along Intracoastal Waterway 

 

 

Parking	Areas	and	Adjacent	Roadways	

Marina	Site	
The entrance road and a substantial portion of the standard vehicular parking at the Isle of Palms 

Marina is paved asphalt.  The asphalt paved main access road and parking spaces adjacent to the marina 

store and restaurant are in fair/good condition.  The asphalt paving adjacent to the watersports dock is 

in very poor condition.   

The majority of the trailer parking areas at the marina are gravel.  The trailer storage area parking is 

gravel also.  In general, the gravel parking areas appeared well maintained, with limited 

degradation/potholes observed, likely due to vehicular traffic and recent rains.  The restauranteur 

indicated two instances of known patron falls and insurance claims in the gravel areas.  Most gravel 

parking spaces are well marked in terms of intended usage (boat and trailer parking, etc.). 

Limited concrete drive parking spaces are provided adjacent to the marina store and the marina facility 

(southeast side of the property).  These areas are in fair/good condition, with some cracks noted. 
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Main Entrance – Asphalt Paving 

 

 
Watersports Dock Parking Area 
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Typical Gravel Parking Area 

 

 
Concrete Parking Area 
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No curb and gutter was observed, although there are some stormwater collection catch basins.  Recent 

rains created limited ponding in the gravel parking areas and in grassed areas adjacent to the parking 

lots. 

Adjacent	Roadways	
The Isle of Palms Marina site is accessed via 41st Avenue.  The roadway essentially dead ends into the 

marina property and provides single lane access to and from the facility.  A substantial shoulder on the 

west side of the roadway is currently being utilized as an overflow parking area for marina property 

visitors and employees.  Parking along 41st Avenue often occurs down to Marginal Road (0.15 mile from 

the marina site).  A large ditch on the west side of the shoulder appears to hold water that fluctuates 

with the tide. 

 
41st Avenue, Shoulder, and Ditch 

 
In addition to shoulder parking on 41st Avenue, parking along Waterway Boulevard also occurs on busier 

weekends and holidays (up to 0.25 mile from the marina site).  This can be problematic for many 

reasons: Waterway Boulevard is a popular east‐west artery leading to 41st Avenue and the marina; the 

shoulder width is limited due to the presence of sidewalks; there are residential homes in the area 

(adjacent to Intracoastal Court) that are somewhat impacted by the presence of tow vehicles and 

trailers along Waterway; and parking along the shoulder in this area tends to disturb the grass/sod 

alongside the road and immediately adjacent golf course. 
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Additional information on the parking areas, uses, etc. will be addressed in a separate report in the 

Parking and Traffic Assessment for the site. 

Upland	Buildings	
Two substantial buildings exist on the subject site: 

 The marina store building 

 The Morgan Creek Grill building 

ATM conducted a very basic visual/anecdotal assessment of each building to help inform master 

planning efforts for the site.  Detailed review of structural condition and integrity, utilities, code‐

compliance, etc. was not conducted.  General findings and ATM’s impressions of each structure are 

described in the following sections. 

Morgan	Creek	Grill	
The Morgan Creek Grill sits on the northeast corner of the property, at the confluence of Morgan Creek 

and the Atlantic Intracoastal Waterway.  According to Carla Pope, the restaurant building has been in 

place for more than 30 years and has served as the home for Morgan Creek Grill for the past 15 years. 

Ms. Pope describes the building as an “old, but good building.”  She also related that a lot of 

maintenance goes into the structure, particularly related to the roof. 

 
Exterior of Morgan Creek Grill 
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Interior Dining Area 

 
The building provides a variety of dining opportunities, including casual with a tiki bar atmosphere on 

the ground floor, upscale seafood dining in the main dining hall, and a casual lunch and dinner 

experience on a vast upstairs patio.  The main dining hall and the upstairs patio offer expansive views of 

the marina, Morgan Creek, and the Intracoastal Waterway.  The restaurant is popular with tourists and 

residents alike, and the restaurant operators are enthusiastic about enhancing the restaurant 

experience for visitors by offering live music, oyster roasts, and improved restaurant grounds. 

Jay Clarke, a representative of the restaurant, reports ongoing backfill loss behind the bulkhead along 

the patio situated on Morgan Creek.  The restaurant regularly fills areas of sunken pavers and backfill 

loss. 

Marina	Store	
The Marina Store is centrally located on the parcel adjacent to Morgan Creek.  This facility is essentially 

at the heart of the overall operations on the site and includes a large, well‐stocked convenience and 

retail store operation and a deli.  In addition, a large deck wraps around the south and rear sides of the 

structure, providing an outdoor seating, eating, and gathering area that overlooks the water. 
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Marina Store Exterior 

 

 
Marina Store Interior 
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Marina Store – Rear Patio 

 
According to Brian Berrigan, the Marina Manager, the building was constructed in 1982.  A substantial 

renovation occurred in 2007.  The renovations emphasize a rustic, nautical theme and complement the 

interior style of the onsite restaurant and the coastal setting of the facility.  On the surface, the building 

appears to be in generally good/serviceable condition.  However, Mr. Berrigan identified several areas of 

concern worth noting. 

Since the installation of the steel sheet pile bulkhead along Morgan Creek, Mr. Berrigan has noticed a 

slight shift of several building elements adjacent to the bulkhead structure.  Specifically, the deck 

adjacent to the building has developed a downward sloping angle (away from the marina store building).  

In addition, a number of small cracks have occurred in the ceiling and walls of Mr. Berrigan’s office, 

which is located on the Morgan Creek side of the building. 

While a detailed structural investigation is beyond the scope of ATM’s current assignment, these 

observations are somewhat concerning.  These conditions are generally consistent with Mr. Berrigan’s 

other observation of backfill deposits on the outside/waterside of the bulkhead adjacent to the marina 

store. 
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Marina Store – Rear Patio (Note: Walking surface slope away from building) 

 

Other	Structures	
Several ancillary structures were observed on the marina site, including: 

 A walk‐in cooler adjacent to the Morgan Creek Grill 

 A newly constructed outdoor stage at the Morgan Creek Grill 

 A small, enclosed pump house located generally in the center of the property 

 A storage shed adjacent to Morgan Creek and the southern edge of the property 

 Storage containers (shipping containers) adjacent to the storage shed on the southern edge of 

the property 

 A small outboard motor flush‐out station 

 A kayak rental hut immediately adjacent to the marina store and the boat ramp 

ATM did not review the condition of these structures, but recognizes the importance of each to the 

current operations at the marina site. 

Marina	and	Upland	Utilities	
The ATM team also evaluated the general availability and condition of site and marina utilities, including 

the onsite fuel system.  Details of this assessment are provided in the Appendix to this report. 
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Summary/Takeaways 

General	Findings	
 In general, the floating docks in Dock Areas A, B and C are in poor condition and are at the end 

of their useful life. 

 Dock Area D (the Intracoastal Dock) is in fair/good overall condition, with some maintenance 

required.  Overall, this dock is generally under‐utilized due to limited slip sizes. 

 Dock Area E (the Watersports Dock) is in generally good condition, with a few items of concern 

noted. 

 Marina utilities, including the fuel dispensers on Dock Areas A, B and C, are also at the end of 

their useful life.   

 Limited marina utilities are provided at Dock Areas D and E. 

 Limited fire protection is provided on the docks at the marina. 

 Marina appurtenances such as gangways on Dock Areas A, B and C are in generally poor 

condition. 

 The boat ramp is in generally good, serviceable condition but requires maintenance due to the 

smooth surface of the concrete. 

 Shoreline stabilization appears to be in generally good condition, with some maintenance of the 

steel sheets necessary.  The marina manager and the restauranteur identified areas of backfill 

loss. 

 The upland site utility distribution appears to have developed organically over time.  

Transformers, pump station, and other items are placed in odd, inconvenient spaces throughout 

the site. 

 The upland fuel depot is important to the citizens on Isle of Palms as one of only two on the 

island.  The location of the pump is in a difficult location in relation to the boat ramp access.  

Fueling infrastructure onsite is older and may require substantial upgrades (tanks, etc.) with any 

proposed redevelopment/repositioning. 

 The parking areas on the site are a mix of concrete and asphalt parking.  No curb/gutter or 

comprehensive stormwater management structures were observed.  Gravel parking appeared 

to be generally well maintained, with some potholes noted.  A few falls and insurance claims 

were noted by the restauranteur. 

 Parking on adjacent roadways is commonplace during the busy summer season, on weekends, 

and during boating holidays.  Additional study will be conducted during subsequent project 

efforts to review this topic further. 

 The substantial onsite building structures are aged, but functional.  Tenants of both these 

buildings are very conscientious of maintenance and a significant renovation of the marina store 

was made in 2007. 

Immediate/Life	Safety	Concerns	
Immediate life and safety concerns noted at the project site include: 

 Gangway access and boarding dock on the south side of the boat ramp 
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 Marina electrical circuitry 

 Limited fire protection on marina docks 

 Improperly sealed electrical junction noted at marina hose reel winders (on dock) 

It is ATM’s opinion and recommendation that these items be addressed immediately while master 

planning is ongoing and prior to redevelopment at the subject site.  Specific recommendations include: 

 Repair/replace gangway and repair/replace boat ramp boarding dock on south side of boat 

ramp 

o Consider installation of permanent transition plates at all gangway landings 

o Include an appropriate transition plate at the boat ramp gangway 

 Enlist the services of a qualified electrician to evaluate all circuits for shorts and conduct 

necessary repairs 

o Include evaluation/repair of junction boxes at fuel hose reel locations. 

 Consult with local fire marshal or fire officials regarding marina fire protection on the docks.  

Evaluate fire extinguisher placement and size.  Consider supplemental (e.g., portable fire cart) 

fire protection. 

Master	Planning	Considerations	
 Floating docks in Dock Areas A, B and C should not be considered for re‐use in a redeveloped 

marina 

 Marina utilities on these docks (A, B and C) are not suitable for re‐use 

 Dock Areas D and E are in good, serviceable condition, although the configuration of Dock D is 

noted as less than ideal 

 Fire protection and new site utility configuration/distribution should be given careful attention 

during redevelopment efforts 

 Shoreline stabilization at the site is in good condition with a few areas of concern noted. 

o ATM recommends that the backfill loss behind the marina store and restaurant be 

investigated more thoroughly and addressed as necessary. 

o Any changes in shoreline use (e.g., placement of structures) should consider shoreline 

stabilization design limitations 

 The location of the upland fuel pump can present some constraints for boat ramp access.  Fuel 

tanks and infrastructure are aged.  Substantial renovations/relocation will require upgrades of 

tanks, etc. 

o Upland fuel pump may be re‐used. 

 Parking arrangement, distribution, uses, conditions should be improved/optimized in a 

redeveloped facility 

o Improvement of parking opportunities on 41st Avenue should be studied for potential 

overflow 

 The existing buildings are in serviceable condition.  While not new, they are functional.  

Replacement and/or relocation would be costly. 

 Boat ramp traffic flow should be considered and improved. 
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Path	Forward	
Forthcoming efforts include a more detailed analysis of the parking and traffic challenges and 

opportunities at the subject site.  In addition, a marina and drystack market assessment is underway 

that will help define the potential demand for marina wetslips and drystack storage at the site.  The 

demand trends identified will help drive master plan alternatives for replacement of floating docks at 

the subject site and the potential inclusion of drystack rack storage. 
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Epic Engineering Utility Condition Assessment 

 



  

EPIC Job # 15137 

Kirby Marshall   

Applied Technology and Management, Inc. 

360 Concord St., Suite 300 

Charleston, South Carolina 

                             29401 

RE: Isle of Palms Marina 

 

Dear Kirby, 

On Wednesday September the 30th we conducted a site visit to observe the conditions of the 

marina we offer the following: 

 

Electrical: 

 Site power is provided with both overhead and underground electrical services.  There are 

two pad mounted transformers on the ground and one that is pole mounted overhead.  The two 

pad mounted transformers serve the restaurant, the marina store, and the north docks surrounding 

the restaurant.  The transformer serving the Restaurant and Marina Store is positioned in the 

middle of the road required to exit the marina and enter the boat launch area.  The pad serving 

the transformer that serves the north dock is settling into the earth.  The overhead transformer 

serves the south docks.  The power is run through insulated cables in conduit through the 

bulkheads and supported from the underside of the docks and ramps. The power is then 

distributed to power pedestals placed along the docks and to a fuel station with an office.   

The condition electrical system is typical for the age of the marina.  It is not uncommon 

to see many repairs, discover equipment that is unserviceable, find equipment that does not 

match, or instances that are no longer up to code in older marinas. There are several types of wire 

and conduit used throughout the docks, some of which are damaged.  The electrical circuits from 

the main panel to various pedestals throughout the dock have been repaired many times.  It has 

been reported that the breakers often trip and power is unreliable.  The electrical system is in 

poor condition with the exception of the new overhead transformer, panels, and disconnects that 

have been recently added to serve the south dock.  There is no equipment on the docks that can 



be re-used in terms of marina redevelopment.  For immediate temporary repairs, we recommend 

a qualified electrician evaluate all circuits for shorts and repair as a matter of life safety.   

 

Issues Noted: 

1. The transformer and panel for the restaurant side are leaning and not securely placed. The 

panel cover cannot open due to a fence and the panel has open holes that will allow water 

and animals inside.  Note:  Restauranteur indicates fence is removable and placement was 

coordinated with SCE&G. 

(Photo 8, 9, 10) 

2. The power serving the marina is generally in poor condition. There are problems due to 

extensive cable and equipment nuisance tripping of breakers are quite common.  Repairs 

have been made to the point where the system is not serviceable without a significant 

replacement.  

3. There are junction boxes with standing salt water and poorly insulated wires. Most of the 

dock mounted power supply towers are damaged and poorly mounted. (Photo 4) 

4. Cables to the docks are not properly supported which creates stress on the wiring. (Photo 

5, 6) 

5. There are protective wire covers that are poorly installed and leave wiring open to 

elements. (Photo 7) 

6. Lighting is in poor condition in many places and needs immediate repair to ensure proper 

illumination of walk ways. (Photo 11) 

 

 

Plumbing: 

The plumbing domestic water and waste systems for the site are provided by the Isle of 

Palms Water and Sewer Commission. There are buried water lines that feed a shutoff box and 

then continue on to supply water for the retail store, restaurant and the docks.  The water lines 

transitioning from land to the docks are mostly flexible hose with a wrapping that is intended to 

prevent UV wear, the protective wrap is deteriorating in many areas.  The water within the docks 

is constructed with PEX and Polybutylene. The piping is routed below the dock to pedestals with 

hose bibs.   The water lines are mismatched and constructed of different materials, many are 



beyond their useful service life. There is no part of the water supply system to the marina that 

can be re-used in terms of redevelopment.  

There is a sewer lift station located in the middle of the site that receives waste from the 

restaurant, the marina store, and the dock mounted sewage pump out system. The sewage piping 

within the dock is constructed with PVC and transitions to upland utilizing a flexible hose. The 

waste pump out system is in good condition and can be re-used in a new application.  

 

Issues Noted: 

1. There have been numerous failures of the original equipment and many subsequent 

repairs made with various materials some appear correct, many are temporary or not 

acceptable for marina applications. (Photo 13, 14) 

2. The water is piped to pedestals mounted on the floating docks. Most pedestals are at the 

end of their service life and several are in disrepair. (Photo 1, 2) 

3. The hose bibs are not properly installed in a few locations none have vacuum breakers. 

(Photo 15, 16) 

4. The water lines serving the docks are undersized to deliver the proper flow and pressure 

in accordance with the state primary drinking water regulations. 

5. There is PEX pipe that is exposed to UV rays that will eventually compromise the 

integrity of the pipe. (Photo 13) 

6. Water lines are not properly supported where it transitions from land to dock which will 

lead to stress failures and leaking. (Photo 5, 6) 

7. There is a waste pump system on the fuel dock that is in good working condition and 

appears to be recently installed it is acceptable for continued use. 

 

 

Fire protection:  

The marina has no fire protection stand pipe system in place as required by NFPA. There 

are fire extinguishers placed throughout the docks. They are located in cabinets and are inspected 

on an annual basis as indicated on the inspection tags.  Several of the extinguishers that are 

currently in place are undersized.  All undersized extinguishers should be replaced and additional 

extinguishers should be added to make the facility more code compliant. There is no existing 



equipment that we can recommend for re-use in a redeveloped facility except for a few 

extinguishers. The existing dock construction would make it cost prohibitive to install a dry 

standpipe system or any other means of fire system. For current and future marina operations, we 

recommend coordinating with the local fire marshal to provide one or more portable fire carts 

that are capable of providing 100 gallons per minute at 100 psi for each dock area. This 

recommendation is based on the impracticality to construct a dry manual standpipe within the 

existing floating docks and the general unreliability of standpipe systems. 

 

Issues Noted: 

1. There is no fire standpipe system in place as required by NFPA. 

2. The fire extinguishers are mostly undersized and in some places are too far apart to meet 

code. Place 10 pound, class A, B and C extinguishers every 150 feet (so that the 

maximum travel distance to an extinguisher is 75-ft.).  

3. Most of the extinguisher enclosures are damaged; many covers are missing; several 

mounting brackets are rusted away; and they are poorly supported. (Photo 17, 18) 

 

 

Fuel dispensing:  

There are four buried tanks on the site near the on land fuel dispenser. Two of the tanks 

are 11,600 gallons each - one containing diesel and the other midgrade gasoline. The other two 

tanks that are 6,700 gallons each - one contains ethanol blended gasoline and the other contains 

gasoline that is ethanol free. The fuel products are pumped from the tanks to two fuel dispensers 

on the floating docks and one multi product two sided dispenser in the parking are of the marina.  

The existing fuel lines to the marina are double wall flexible lines and are approved for marina 

use. 

The existing dispensers are manufactured by Veeder Root. The hoses and fuel nozzles on 

the docks are in a field fabricated enclosures on the floating dock and appear functional. There 

are exposed wires in the hose reel box that need to be enclosed in an explosion proof housing. 

The dispenser on land appears to be recently installed.   

The existing single wall fuel tanks are buried in the middle of the site near the upland 

dispenser.  The marina manager has reported that the tanks are accumulating sludge due to the 



use of ethanol.  Forthcoming EPA regulations will grandfather in any existing single wall tanks, 

but will require regular inspections by certified inspectors, ground monitoring, and ground water 

monitoring.   

 The underground storage tanks and the upland fuel dispenser may be re-used if the tanks 

remain in the same location and an appropriate monitoring system is installed.  Tank replacement 

should be strongly considered with facility redevelopment efforts. The fuel dispensers on the 

floating dock and associated piping cannot be re-used in the marina redevelopment. 

 

Issues Noted: 

1. The fuel pump on land is a Veeder Root multi product system and appears to be only a 

few years old and in good working order. 

2. The storage tanks are single wall and nearing the end of their service life.  Tank 

replacement should be strongly considered in redevelopment planning efforts.   

3. Piping transitions from upland to the floating docks are beginning to show signs of wear 

but are still sound. 

4. The dispensers on the dock are beyond their useful service life and need to be replaced. 

The mounting at the base of both is completely rusted away. Further, there does not 

appear to be a sump well as required by code. (Photo 19, 20, 21) 

5. The fuel reel systems on the docks are functional but the fuel hoses are beginning to show 

signs of UV wear. The electrical components to the reel winders need to be properly 

enclosed utilizing an explosion proof fitting and mounted. (Photo 12) 

 

  



Photos of key observations: 

 

 

(Photo 1) Dock mounted pedestal damaged beyond repair. 

 

 

(Photo 2) Dock mounted pedestal missing fasteners and not mounted to dock. 



 

 

(Photo 3) Junction box rusted and in a wet location. 

 

 

(Photo 4) There are junction and pull boxes that are not sealed from the salt water. 



 

 

(Photo 5) The cabling to the marina is not properly supported. 

 

 

(Photo 6) The cabling to the marina is not properly supported. 

 



 

(Photo 7) Flexible conduit is burdened with shells and pulled free. 

 

 

(Photo 8) The transformers are not level and the electrical panel does not have code required 

clearance. 



 

 

(Photo 9) The door to the panel is not able to open due to a fence and does not have code 

required clearances. 



 

(Photo 10) There are holes in the panel that are not sealed. 

 

 

(Photo 11) Broken light fixture. 



 

(Photo 12) Improperly sealed junction within 25 feet of fuel pumps needs explosion proof 

enclosure. 

 

 

 

 

(Photo 13) The piping not properly supported and is subject to U.V. degradation. 

 



 

(Photo 14) Different types of piping and different sizes connected together. 

 

 

(Photo 15) None of the hose bibs are freeze protected nor are there any vacuum breakers on the 

hose bibs. 

 



 

(Photo 16) Hose bib not properly secured. 

 

 



 

 

 

(Photo 17) The extinguishers are in broken or damage housing with no covers throughout the 

facility. 



 

 

(Photo 18) Damaged fire extinguisher cover. 



 

 

 

(Photo 19) Corroded fuel dispenser beyond repair. 

 

 

(Photo 20) Corroded fuel dispenser beyond repair. 

 



 

(Photo 21) Corroded fuel dispenser beyond repair. 

 

 




