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PART A – INTRODUCTION & SUMMARY OF EXISTING CONDITIONS 
 
1.0 Introduction 
 
The Municipality of Billings is looking to improve and expand its economic sustainability by bringing 
more tourists to the Kagawong Waterfront.  Tourism improvements would be aimed at both marine and 
landside visitations. These improvements will also enhance the experience of visiting the Harbour and 
Bridal Veil Falls for both area residents and visitors. 
 
To achieve this goal, Billings Township issued a Request for Proposal in March 2015 requesting proposals 
from consulting engineering firms to carry out a study for their proposed Waterfront Improvement 
Project along the Town of Kagawong waterfront.  
 
C2S Engineering Inc. submitted a proposal prior to the closing date of April 15, 2015. In response to this 
RFP, C2S assembled the same Team of specialist consultants that had successfully completed similar 
projects for the Town of Little Current and the Town of Gore Bay, both communities straddling the 
Kagawong site. Both of these projects involved an initial Master Plan Study which eventually led to the 
successful installation of docking and waterfront improvements. This Team of consultants, each 
specialists in their respective fields includes: 
 

C2S Engineering   Ray Spangler  Project Manager, Civil Engineering,  
      Waste Disposal 

     Tom Hluchan  Marine Engineering, Dockage 
 

Rodger Todhunter Associates Rodger Todhunter Landscape Architecture, Trails,  
        Lighting, Signage 
 

Castellan James Architects Dennis Castellan Architecture, Harbour Building,  
        Restaurant 
 
         TCI Management Consultants Bruce Fountain  Market, Financial & Economic Analysis 
 
Ray Spangler and Tom Hluchan of C2S Engineering subsequently met with the Billings Clerk Treasurer 
and members of the Waterfront Improvement Committee (WIC) on May 20, 2015 to clarify details of the 
C2S proposal and to further discuss the needs of the waterfront community.  
 
Following that meeting the Waterfront Improvement Committee recommended at the next Council 
meeting that the contract for the Waterfront Improvement Project be awarded to C2S Engineering. 
Council accepted the recommendation and the Clerk Treasurer subsequently advised C2S Engineering 
that the Project was being awarded to their Firm.  
 
The planning and preliminary design efforts of the Consultant Team primarily focus on comprehensively 
designing and engineering initiatives identified by the Municipality of Billings as follows: 
 

 The feasibility and optimum size for an improved marina  
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 To determine the optimum size and scope of a restaurant and associated Harbour building 
housing washrooms, showers and laundromat. 

 To prepare a market, financial and economic assessment of the expanded marina and related 
improvements including the restaurant facility 

 Prepare a Master Plan Report for the expanded marina and related waterfront amenities. 

 Investigate alternative waste water systems, determine the maximum capacity, recommend and 
cost a system to service the expanded marina and Harbour area. 

 
2.0 Summary of Site Conditions 
 
This section contains a brief overview of the salient land use and physiographic conditions relating to the 
Kagawong Harbour.  It is meant to be an overview of the nature of the community and its setting. 
 
2.1 Location and Community Context 
 

 
 

Figure 2.1 Community Context 
 
The Township of Billings is a rural township in the north central area of Manitoulin Island and is located 
on the north shore of the North Channel of Lake Huron located between Little Current and Gore Bay. A 
portion of Kagawong Lake, which is contained within the Township drains into the Kagawong River 
which flows into Mudge Bay on the North Channel at the scenic Village of Kagawong.  Kagawong 
Harbour is the primary study area of this report.  Refer to Figure 2.1 
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Before entering Mudge Bay, the Kagawong river flows over Bridal Veil Falls, creating one of the most 
interesting historic and picturesque sites on Manitoulin Island.  The discharge of the Kagawong River 
into the Bay is recognized as an important fish spawning area which is not to be disturbed. 
 
The harbour at the Village of Kagawong is directly south of the Benjamin Islands in the North Channel 
and this area is recognized as one of the top three cruising and sailing sites in the world. 
 
This area has Bridal Veil Falls, which is one of the most scenic areas on Manitoulin Island.  The falls are 
serviced by parking areas, washrooms, extensive overlooks and walkways leading down the gorge to a 
comprehensive network of recreational trails leading to the Harbour on either side of the gorge. 
 

 
 

Photo: Bridal Veil Falls Information Map 
 
Main Street (north of the Highway 540 intersection) then proceeds down the Escarpment face for over a 
half kilometer before reaching the Harbour area.  The harbour is extremely scenic, comprised of 
residential, commercial, and historic industrial buildings. 
 
These buildings (with the Escarpment face as a backdrop) overlook Mudge Bay and the harbour 
facilities, including the Government Dock, Beach Area, East Basin Marina. 
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Main Street and the Old Mill Drive area, have many significant architectural features including the Town 
Office building (formerly the Manitoulin Pulp and Paper -now Billings Municipal office), the United 
Church, the former Boyd Post Office, Thompson House, the Light House, among others.  
 
Refer to Figure 2.2, prepared by the Old Mill Heritage Centre, providing a Historic Kagawong Walking 
Tour, giving an indication of unique historic architectural attributes of this community.  
 

 
 

Figure 2.2  Historic Kagawong Walk Tour 
 

 
2.2 Precinct Areas  
 
The Village of Kagawong is comprised of three (3) distinct areas largely based on physiography and land 
use, as shown in Figure 2.1. 
 

 Highway 540 – Upper Escarpment Precinct  

 Main Street  - Escarpment Face Precinct 

 Harbour Precinct (includes Western, Central and East sections) 
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Highway 540 - Upper Escarpment Precinct 
 
Other than boaters, the community is entered along Highway 540, which connects Little Current to the 
east and Gore Bay to the west. 
 
Upon entering the community along Hwy. 540 there is primarily highway commercial and recreational 
uses. 
 
Given the flat topography along the top of the Escarpment, there is no sense of arrival into Kagawong.  
There is an abundant amount of signage relating to Bridal Veil Falls (often confusing with North pointing 
downwards on one map), but very little relating to neither the historic and scenic Kagawong Harbour 
area, nor few incentives to continue onto Main St and enter the Village proper instead of following the 
left turn of Highway 540 towards Gore Bay. 
 

 
Main Street – Escarpment Face Section  

 
Travelling north down through the Niagara Escarpment to Old Mill Rd, Main St. has a moderately steep 
grade for over half a kilometer.  Along this section there have been attempts to develop a trail and 
walkway network along Main Street (east side) and through the open spaces to Old Mill Road.  These 
are difficult to find and often confusing to navigate and often disconnected. 

 
There are a number of successful commercial and retail businesses along Main St. as you approach and 
along the waterfront area. 

 
 
Harbour Precinct 
 
The Kagawong Harbour area is comprised of three sections as follows; 
 
West Marina Basin - this area is comprised of lands on either side of Main Street to Upper Street (South 
limit) or the Light house (north limit).  This area overlooks the Government Wharf and is comprised of 
significant historic buildings (commercial/retail uses, B & B’s, residential homes). 
 
Central Beach Area – this primarily recreational sand beach area is a unique feature of the central 
waterfront and is extensively used by residents and visitors. 
 
East Marina Basin - East of the Billings municipal office and museum, the east marina section, is 
primarily comprised of the Small Craft Harbour Marina and related parking and boat trailer storage uses. 
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PART B – MARINE IMPROVEMENTS 

 
1.0 Water Levels 
 
Lake Huron water levels have been extremely low over the past number of years, causing navigation 
problems to commercial shipping and for approaches to small craft berthing areas. Many people have 
noticed with relief that water levels have recently risen.  
 
It is appropriate to put these recent conditions into perspective relative to the proposed new 
Waterfront Improvements. The Canadian Hydrographic Service produces Monthly Water Level Charts 
for each of the Great Lakes which show historic water levels over the past sixteen months. The most 
recent Lake Huron chart issued in May 2015 is shown as Figure 1.1. 
 
When examined carefully, this chart presents some interesting data. There are elevations listed on the 
right hand side of the chart, shown relative to International Great Lakes Datum (IGLD) 1985. These 
elevations are in metres above Mean Sea Level. Each of the Great Lakes has its own datum and in the 
case of Lake Huron, the Datum is 176.0 which is shown as the heavy horizontal black line on the chart. 
The Datum for each of the Great Lakes is listed as 1985 after adjustments were made to the 1955 values 
to account for glacial rebound.  
 
The bar scale on the left side of the chart shows elevations, plus or minus in metres relative to the IGLD 
Datum, shown on the left side as 0.00.  
 
The undulating heavy grey line shows the monthly mean lake elevation calculated from data over the 
last ninety-six years. This shows that the average annual peak occurs at about mid July and the average 
annual low point occurs about mid February. This shows an annual average water level variation of 0.25 
metres (0.8 feet) from average peak to average low.  
 
The narrow black line shows current water levels over the past sixteen months. As of mid May, when the 
latest chart was produced, two dashed lines are shown which predict the probable upper and lower 
limits of water levels over the next six months. As shown by that narrow black line in mid May, water 
levels are currently 0.6 metres (2.0 feet) above Datum. Following that black line to the left, water levels 
a little more than a year ago were at Datum. This line shows the dramatic recent increase in water 
levels.  
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Figure 1.1 
 
The heavy red bar near the top of the chart shows the highest recorded water level for each month 
together with the year of occurrence. Similarly, the heavy blue bar near the bottom shows the lowest 
recorded water level for each month together with the year of occurrence.  
 
Interpreting these results, the highest monthly mean water level occurred in October 1986 when the 
level was 1.5 metres (4.9 feet) above Datum. The lowest monthly mean water level occurred in January 
2013 when the level was 0.4 metres (1.3 feet) below Datum. Based on a review of historic water levels, 
these annual extreme high and low water levels occur on a ten to twenty year cycle.  
 
This data indicates that the extreme water levels between highest high and lowest low is a range of 1.9 
metres (6.2 feet). Based on this chart data, the water level can once again be 0.9 metres (3.0 feet) 
higher than it is today.  
 
For future planning purposes, particularly when Waterfront Improvements are eventually designed and 
constructed, these extreme values should be taken into account. Waves as predicted by Baird in their 
2005 report of can be up to 2.9 metres (9.5 feet) high, half the height of which would be superimposed 
on the water level.  
 
2.0 Existing Marine Conditions 
 
Much of the information on existing conditions has been based on discussions with members of the 
Waterfront Improvement Committee. A drawing showing a plan of the Kagawong waterfront is included 
in Appendix A, titled Drawing M1, Existing Conditions. Under normal circumstances an existing 
conditions plan would be based on a proper site survey carried out by a survey company. In this case, a 
plan survey was not available; instead, the detail shown on Drawing M1 has been traced off of internet 
data. It is therefore not totally accurate; however, it is sufficient for present purposes.  
 
An aerial view of the Kagawong waterfront is shown in Photo M1, courtesy of the Clerk Treasurer. This 
photo is looking west and was taken during a period of very low water. This photo and others showing 
existing conditions are included on the following pages.  
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The aerial photo shows the following, starting at the bottom right. 
 

The Kagawong River 
Small Craft Basin, with offshore sand bar 
Mill Building, Municipal Offices 
Pubic Beach with partial rubble mound breakwater opposite 
Kagawong Marina, former Government Dock 

 
 
Kagawong River 
 
Upstream of its connection to the Lake, the Kagawong River flows over Bridal Veil Falls, the most 
popular attraction for visitors to Manitoulin Island. The mouth of the Kagawong River where it joins the 
North Channel is a sensitive fish spawning area which should not be disturbed by new construction.  
 
 
Small Craft Basin 
 
The Small Craft Basin currently caters exclusively to seasonal boaters with 30 slips available, all 
constructed of steel pipe floats with timber deck. The docks on the near (east) side are adjacent to a 
vertical wall constructed of light steel sheet piling, as shown in Photo M2. The docks on the east side of 
the Basin are in reasonably good condition, although very narrow and not entirely stable. The docks on 
the west side are in poor condition with the pipe floats badly corroded and some finger piers partially 
submerged due to pipe float leakage. These west side docks are shown in Photo M3 which shows some 
of the partially submerged fingers. Photo M4 shows the Boat Launch Ramp with tie up steel span (not 
floating) launching docks on either side. This shows that adjustments are necessary to the offshore ends 
of the tie-up docks to account for the rise in water level.  
 
The entrance to the Small Craft Basin has reportedly been dredged in the past due to sedimentation.  
 
As shown on Drawing M1, the current number of slips available is thirty 20 foot docks, although this may 
decrease because of the condition of the docks as evident from the sinking of some of the finger piers.  
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Photo M1:  Kagawong Waterfront, Looking West 
 

 
 

Photo M2:  Small Craft Basin, East Edge 
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Photo M3:  Small Craft Basin, West Edge, Submerged Finger Piers 
 

 
 

Photo M4:  Boat Launch Ramp, Outer End of Tie-up Docks Need Raising 
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Photo M5:  Mill Building, Municipal Offices 
 

 
 

Photo M6:  Mill Building Historic Plaque 
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Mill Building 
 
The Mill Building is a historically designated building which originally was a pulp mill, was converted to a 
hydroelectric plant and currently houses the Municipal Offices, a Museum and an upstairs Art Gallery. 
Photo M5 shows the Mill Building and Photo M6 shows a plaque installed by the Ontario Heritage 
Foundation describing its history.  
 
 
Public Beach 
 
The beach is shown in Photo M1.  The beach is a rare and valuable asset not available at other boating 
destinations within the North Channel. It is a popular recreational spot for local and area residents and a 
potential attraction to transient boaters calling at Kagawong as one of their stops along the North 
Channel of Manitoulin Island.  
 
There is a migration of sand from north to south along the Kagawong Bay shoreline; however, natural 
beach nourishment does not take place from these directions because of the barriers formed by the 
adjacent Marina dock to the west and the Small Craft Basin to the east. Suspension of fine sand particles 
is evident offshore as seen in Photo M1. As indicated by Photo M1, there appears to be migration of 
sand from north to south which provides some beach nourishment.  
 
 
Kagawong Marina 
 
The former Government Dock, constructed by Public Works Canada, is shown in Photo M1. The Town 
has taken over ownership of this structure as part of the Governments Divestiture Program. It consists 
of an access ramp and an L-shaped offshore structure. The dock is constructed of vertical timber piles 
with timber pile cap beams and timber cross bracing as shown in Photo M7. It was reportedly 
constructed over the top of an older failed timber crib structure.  
 
The outer perimeter of the L-shaped structure was protected by a continuous row of closely spaced 
round timber piles driven into the lake bottom. There are gaps between the timber piles which allowed 
the penetration of wave energy, which was disruptive to small craft mooring in the lee of the structure. 
The gaps between the perimeter piles are shown in Photo M8. 
 
To overcome this problem prior to divestiture, Public Works Canada installed narrow rock filled timber 
cribs on the inner face of the structure to block the penetration of wave energy. Some of the cribs, 
which are at a lower level than the original dock, are shown in Photo M9. This proved effective at 
blocking wave energy.  
 
About ten years ago, the Town reconstructed these cribs from the waterline upwards. Since that time, 
because these narrow 1.2 metre (four foot) wide cribs were installed in deep water, they began to lean 
away from the main structure.  
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Photo M7:  Government Dock Construction Over Original Failed Crib 
 

 
 

Photo M8:  Government Dock, Gaps Between Timber Perimeter Piles 
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Photo M9:  Narrow Timber Crib Alongside Edge of Government Dock 
 

 
 

Photo M10:  Come-Along Used to Bring Leaning Timber Crib Tight to Main Dock 
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Photo M11:  Chain Restraint Holding Timber Crib Tight to Main Dock 
 

 
 

Photo M12:  Marina Building 
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The Town has taken steps to successfully remedy this problem by using come-alongs to reinstate the 
cribs tightly adjacent to the original timber piled structure and installing chain restraints to prevent 
further outward movement. Photo M10 shows the come-along being used and Photo M11 shows the 
installed chain restraint.   
 
Unfortunately, this remedial work addressed only the upper reconstructed portion of the cribs. The 
Town has identified bulging and deterioration of the lower unreconstructed portion of the cribs and are 
rightly concerned that these are subject to failure.  
 
The Project Team has evaluated this situation and determined that the most practical method of 
addressing this problem is to install steel sheet piling along the inner side edge of the cribs by driving the 
sheet piling into the lake bed. The upper portion of the timber cribs would be removed and the upper 
portion of the steel sheet piling would be supported by tie backs secured to the timber piled section of 
the main dock. Following installation of the tie backs, fill would be installed between the new steel sheet 
piling and the timber cribs as well as in the space previously occupied by the upper cribs. Fill would 
extend on a slope beneath the main dock structure. All of this work would have to be carried out by 
floating equipment. A timber boardwalk would be installed between the steel sheet pile cap channel 
and the main timber piled dock, providing a walkway width of 1.8 metres (six feet).  
 
This would be a very secure method of preventing the potential failure of the cribs. At time of final 
design of this proposed remedial work, a structural assessment should be made to confirm that the 
existing structure can support the lateral loads applied by the tie backs. A cost estimate of this remedial 
action is included in Part B, Section 5.0 of this Report.  
 
The surface of the dock is made up of timber planks and is equipped with cast steel bollards for mooring 
larger boats. There is a fueling station on the west side as well as a pump out. There is a well 
constructed shed building on the dock which was formerly used for storage and transit of general cargo, 
Photo M12. The building has recently undergone exterior improvements carried out by the Municipality 
and is currently being seasonally used for ice cream cone sales and kayak rental. 
 
The former Government Dock is now the site of the Kagawong Marina, catering to the transient traffic 
from sail and power boats cruising the North Channel of Manitoulin Island. Boaters routinely stop at 
communities along the North Channel to refuel, buy supplies, explore the Town and often stay overnight 
on board their boats.  
 
As shown on Drawing M1, a linear docking arrangement is provided by three 20 metre (60 foot) long 
pipe float docks at right angles to the main dock. This linear docking arrangement, a chain of bow to 
stern small craft is functional and considered adequate by the Town; however, the Town intends to 
reconstruct the timber decking on these docks as part of the Waterfront Improvement Project. There 
are a number of individual finger piers at right angles to the shoreline just east of the entrance to the 
main dock. Decking on these should be reconstructed as well.  
 
As shown on Drawing M1, there currently are about 22 Marina slips available to visiting boaters.  
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There is a partial offshore island rubble mound breakwater to the east of the L of the main dock made 
up mostly of single sized armour type stone, seen in Photo M1. This is a low lying structure unconnected 
to the main dock. It is often overtopped by waves and wave energy is allowed to enter the berthing area 
through the gap between the breakwater and main dock. Therefore, small craft mooring conditions in 
the lee of the main dock are currently uncomfortable under northerly wind and wave conditions. 
 
Consideration was given to closing off the space between the end of the Government dock and the 
partial breakwater. However, this is not possible since this is the only entrance to the Marina and an 
alternate entrance at the east end of the partial breakwater would require dredging since the water is 
very shallow. Dredging in this area would be subject to reoccurring sedimentation due to movement of 
sand in this area under wave action. Also, the alternate entrance would be much too close to swimmers 
in the adjacent well used beach area. Therefore it was concluded that there is no practical solution to 
the north wave conditions which occur on an infrequent basis.  
 
Although not shown on the drawings, as a long term solution, a floating breakwater could be installed to 
the north opposite the Marina entrance to provide protection against wave energy passing into the 
Marina.  
 
Taking into account both the Small Craft Basin and the Marina, there are currently 52 slips available to 
boaters, some of which within the Small Craft Basin are questionable as to future utility. 
 
 
3.0 Breakwater Types 
 
Baird & Associates, who have an excellent reputation as coastal engineers, submitted a report 
“Feasibility Study, New Breakwater and Marine Infrastructure Improvements, Mudge Bay/Kagawong” in 
March 2005. Based on wind data taken over 52 years at Gore Bay airport, the fetch over water to the 
north and using their own in house hindcast model, they estimated the open water and July/August 
wave conditions at the Kagawong waterfront. Quoting from their report:  
 

“Considering the open water season, the hindcast data indicate an average of one storm per 
year with Hs > 1.1 m. considering the peak summer season, the hindcast data suggest an 
average of one storm per year with Hs > 0.8 m.”  
 

Hs is the significant wave height which is the average of the largest one third of the waves. They indicate 
that the peak summer season is July and August. They go on to say:  

 
“Based on this information, preliminary design development for the proposed facilities has 
considered a typical summer storm event with Hs = 0.8m (Hmax about 1.4m), and an extreme 
design storm event with Hs = 1.6 m (Hmax about 2.9m).”  
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A number of different types of breakwaters have been used over the years. Some breakwaters have 
vertical sides which are expensive. Most have sloping sides, constructed of a quarry stone core with an 
outer facing of larger filter stone which in turn is surfaced with larger armour stone sized to suit the 
design wave for the site. This type of “rubble mound” breakwater was proposed at various alternative 
locations in the Baird 2005 report. Because of the water depth at the site, these breakwaters were 
expensive and proved to be non-feasible compared to the economic benefits estimated in their report.  
 
A floating breakwater is an alternative to a rubble mound breakwater where wave conditions are not 
too harsh. In the past, floating breakwaters were considered effective for waves up to three feet (0.9 
metres) in height. Since Improvements have been made in the design and construction of floating 
breakwaters over the years, it was considered worthwhile approaching a well known, local design build 
supplier of floating docks and breakwaters.  
 
Following a phone conversation with Kropf Industrial in Parry Sound, we provided them with three 
pages out of the Baird report, describing the derivation of the wave climate at the Kagawong site. 
Following their in house evaluation, Kropf responded favourably to the prospect of a floating 
breakwater being able to survive wave conditions as identified by Baird, which would be capable of 
attenuating the waves in the lee of the breakwater. A copy of their June 24, 2015 email response to our 
query, together with very good detail of both the floating breakwater and floating docks is included as 
Appendix B. Note that a timber deck can be added to the floating breakwater shown.   
 
In a subsequent phone conversation, Kropf advised that they felt that their floating breakwater would 
survive the wave conditions established by Baird without structural damage. They advised that prior to 
structural damage occurring, their 6 ton anchor blocks might drag, requiring relocation at a minimal cost 
as compared to the initial cost of a rubble mound breakwater.  
 
A number of alternative Marine Improvements are described in the next section of this Report. Some 
alternatives make use of a rubble mound breakwaters and some a floating breakwater, allowing 
comparative cost estimates to be prepared.  
 
4.0 Alternative Marine Improvements 
 
The intent of the proposed Marine Improvement Project is to improve the characteristics of the Town 
most visible to visiting boaters, and to give them a reason to stay overnight one or two days. One major 
component of this goal is to improve the quality of the docks and docking arrangement and, in assuming 
that this is effective in increasing the number of visits, increase the number of slips available. The 
experience of the Town of Little Current, once their waterfront improvements were installed, is that 
visits increased significantly based on word of mouth advising of the improved nature of their 
waterfront and boating facilities available.  
 
A number of alternative modifications to the current berthing arrangement have been considered to 
achieve the goal of improved visitor experience, leading to an increase in number of visits. All of these 
alternatives include improved docking facilities and arrangements.  
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4.1 Dock Improvements 
 
It is proposed that all new docking facilities have the following characteristics: 
 

 Pipe float docks with two coats of high quality epoxy paint 

 Pressure treated timber deck 

 Finger piers four feet (1.2 metres) wide as compared to 2.5 feet (0.75 metres) currently at the 

Small Craft Basin 

 Header docks six feet (1.8 metres) wide 

 Stainless steel bollards on finger piers, low cost, look impressive and are functional 

 
It is also proposed that existing transient slips docks at the Marina and new larger docks at the Small 
Craft Basin be equipped with power pedestals providing lighting, power and water. Services would not 
be provided to smaller seasonal slips at the Small Craft Basin.  
 
These types of dock improvements were provided at both Little Current and Gore Bay resulting in 
positive feedback from boaters and increased visitations. In most cases the alternatives considered and 
described below make use of individual finger piers which allows easy access and exit from the docks. 
These berthing improvements together with onshore improvements will improve the visiting boaters 
experience and lead to an increased number of boating visits.  
 
The existing fueling facility provides gasoline only. It is understood that the Town is planning the 
addition of a diesel fueling facility as well, which will be a positive feature, potentially attracting more 
boaters to Kagawong as a destination. 
 
Note that for all alternatives, a mix of 20, 30, 40 and 50 foot docks has been considered. This mix can be 
altered subject to geometric limitations. For example, the number of 30 foot docks in the South Small 
Craft Basin in Alternative 1 could have been increased in lieu of 20 foot docks except that this would 
move the proposed western extension of the Small Craft Basin too close to the Mill Building to allow for 
safe access to the boat launch ramp.  
 
Another factor, larger slips need extra space as well as an increased width of access aisle. This would 
require adjustment to each of the layouts if larger slips were proposed instead of the mix shown. 
Therefore, the footprint of the dockage would need to be adjusted if the dock mix is altered.  
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4.2 Alternative 1 
 
Alternative 1 Waterfront Improvements are shown on Drawing M2, Appendix A.  
 
Marina 
 
There is no physical space available in the lee of the Government Dock for an increased number of slips 
and the Town has advised that they are satisfied with the present arrangement adjacent to the 
Government Dock. Improvements and changes within the existing Marina would be limited to 
reconstruction of the decking on the three 20 metre long finger piers and shoreline finger piers and 
installation of power pedestals and stainless steel mooring bollards.  
 
Because of the limitations within the existing Marina, it is proposed to install a floating breakwater 60 
metres (200 feet) north of the Government Dock protecting a number of new 50 foot slips. This 
arrangement is shown on Drawing M2, Alternative 1, Appendix A. The floating breakwater is positioned 
to provide protection not only to the new 50 foot slips, but also to the Marina entrance between the 
Government Dock and the partial rubble mound breakwater. Under the existing arrangement, the 
Marina becomes very uncomfortable and at times creates restricted berthing space under north wind 
and wave conditions. In the position shown, the proposed floating breakwater would provide protection 
to the Marina Entrance and greatly improve this situation.  
 
The north edge of the main dock has in the past been used as the Cruise Ship Berth. The cruise ship 
operation calling at various locations along the Great Lakes has been suspended; however, there is the 
possibility that it will once again become operational. With the proposed arrangement of floating 
breakwater and floating docks, the north edge of the main dock remains available for a small cruise ship 
if the cruise ship operation resumes. When a cruise ship is not present, the north face of the main dock 
can accommodate two 50 foot boats.  
 
Improvements and changes at the existing Marina include: 
 
• New decking on the existing piers and the addition of stainless steel bollards & power pedestals 
• 40 metre (130 foot) long floating breakwater providing protection to the Marina entrance 
• 60 metre (200 foot) long, 2 metre (8 foot) wide floating dock header connecting the main dock 

to the floating breakwater 
• 4-15 metre (50 foot) long finger piers suitable for 50 foot boats or a mixture of smaller boats 
• 12- Sheltered 15 metre (50 foot) slips  
• New fair weather slips:  3-40 foot and 6-30 foot slips 
• Power pedestals providing power, lighting and water 
 
This arrangement provides 19 new slips, all of which accommodate large boats. 
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Existing Small Craft Basin – South Small Craft Basin 
 
Improvements and changes include: 
 
• East side docks are retained. 
• West side docks are eliminated 
• The basin has been excavated to the west, allowing the introduction of a central row of docks 

with fingers on both sides.  
• 18 - 20 foot (6 metre) slips have added in the middle of the Basin. 
• 6 – 30 foot (9.1 metre) slips have been added on the new west bank.  
• All edges except the east are sloping banks, protected by a layer of filter sized stone. 
• The boat launch has been retained and tie up docks have been repaired. 
• Excavated material would be used to build up the low lying area next to the cemetery to allow 

vehicle and trailer parking.  
• Vehicle parking is provided south of the Basin. 
 
This arrangement allows the number of slips to be increased from 30 (some of which are questionable) 
to 42, six of which accommodate longer boats which are becoming common in the North Channel.  
 
Taking into account that each individual slip can accommodate a boat with up to a 25 percent overhang, 
a 20 foot slip can accommodate up to a 25 foot boat, a 30 foot slip can accommodate up to a 37 foot 
boat and a 40 foot slip can accommodate up to a 50 foot boat.  
 
Water depths in the Basin are not available. Soundings should be taken as part of the detailed design 
process. During the excavation operation it may be necessary to dredge the central portion of the Basin 
as well as the entrance.  
 
The existing boat launch ramp is judged to be functional and in good condition for continued use. The 
adjacent tie up docks need to be raised at their outer ends to allow for the increased water level. 
 
The width between the top of slope of the new west edge of the Basin and the Mill Building is 25 metres 
(82 feet). This is judged to be sufficient to allow the approach of a vehicle and boat trailer, turning and 
backing up to the launch ramp. 
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New North Basin  
 
A new North Basin is provided by the installation of a floating breakwater located approximately 80 
metres (262 feet) north of the Light House. This allows: 
 
• 20 – 20 foot slips 
• 16 – 30 foot slips 
• 16 – 40 foot slips 
• Power pedestals providing power, lighting and water 
• Dredging across the entire width of the southern portion of the new basin to provide the 

necessary water depth for the southern portion of the new slips. 
 
This alternative has the advantage that the floating breakwaters do not take up Lake bottom fish habitat 
and the breakwater can be installed in deep water at a lower cost as compared to a rubble mound 
breakwater. This Alternative has the disadvantage of some dredging being required very near to the 
mouth of the Kagawong River.  
 
This dredging disadvantage can be overcome by relocating the floating breakwater further offshore and 
lengthening the header docks to span over the shallow water before installation of the first finger piers.  
 
The new North Basin provides 52 new slips. Together, the North and South Basins provide a total of 94 
slips. 
 
Overall, considering both the North and South Small Craft Basins and the Marina, the number of 
available slips has increased from 52 to 135. This increase has the benefit of allowing the berthing of an 
increased number of larger boats, 68 as compared to 11 at present.  
 
As shown on Drawing M2, significant new docking is proposed at both the west and east of the site 
providing a total of 135 slips. The Town may choose to install the new slips incrementally with the 
following options:   
 

 All of that shown at the Government Dock 

 All shown as the new North Basin 

 Some of each, building out eventually to what’s shown as Alternative 1, Drawing M2.  
 
This incremental approach can be phased to suit demand and the funds available.  
 



Master Plan Report  Kagawong Waterfront Improvements 
   

23 

C2S Engineering Inc.  

 
 
4.3 Alternative 2 
 
Alternative 2 Waterfront Improvements are shown on Drawing M3, Appendix A.  
 
Existing Small Craft Basin – South Small Craft Basin  
 
Changes and improvements to the original Small Craft Basin are identical to those described for 
Alternative 1, providing 42 slips.  
 
New North Basin 
 
A new North Basin is created by the installation of a new L-shaped breakwater running north from the 
Light House location. This includes: 
 

 An L-shaped breakwater with armour stone slope protection.  

 24 – 20 foot slips. 

 12 – 30 foot slips. 

 Dredging across the entire width of the southern portion of the new basin to provide the 
necessary water depth for the southern portion of the new slips.  

 
The new North Basin provides 36 new slips. Together, the North and South Basins provide a total of 78 
slips.  
 
This alternative has the disadvantage that the breakwater is covering a significant area of Lake bottom 
fish habitat. It also has the disadvantage of dredging very near to the mouth of the Kagawong River 
which is known as an important fish spawning area.  
 
Originally, the new North Basin was envisaged to be a mirror image to that shown on Drawing M3, with 
the connection to shore being directly adjacent to the River and the L of the breakwater heading from 
east to west instead of from west to east as shown. This configuration was not pursued since the L of 
the breakwater with the same length as shown would not provide the necessary protection to the new 
slips and an additional length would have to be right angled to the south to provide adequate protection 
to the new basin, at increased cost and further loss of fish habitat. It would also have the disadvantage 
of construction in the vicinity of the River mouth fish spawning area.  
 
Marina  
 
Modifications to the existing Marina would be the same as for Alternative 1, maintaining the existing 22 
slips. 
 
Overall, considering both the North and South Small Craft Basins and the Marina, the number of 
available slips has increased from 52 to 100. Once again, this increase also has the benefit of allowing 
the berthing of an increased number of larger boats, 21 as compared to 11 at present. 
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4.6 Comparison of Alternatives 
 
The Table below provides a summary of the number of slips available for each alternative. Once again, 
note that the total number of slips can be altered by adjusting the split between 20 and 30 foot slips 
subject to geometric limitations.  
 

Number of Slips 
 
Alt.  Small Craft Basin Marina  Total  Comments 

  North      South   
 
            Exist       -         30      22    52   Poor quality docks 
 
   1     52         42      41   135   Concern:  none 
 
   2     36         42      22   100   Concern:  destruction of fish habitat 
 
 
Based on the commentary within the above table, it would appear that Alternative 2 would be costly 
and harmful to the marine environment as compared to the Alternative 1. Costs are provided in the 
following Section.  
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5.0 Marine Improvements Cost Estimates 
 
An opinion on the estimated cost of each alternative has been prepared based on knowledge of the cost 
of similar projects and input from the design build supplier of floating docks and floating breakwaters. 
Estimated costs are summarized as follows.  
 

Description        Alt 1    Alt 2     
 

Small Craft Basin 
Mob & Demob.   $ 40,000 $ 40,000 
Dredging      48,000    48,000 
Excavation      60,000    60,000 
Floating Docks    113,850  113,850 
Ramp Connections     10,000    10,000 
Power Pedestals & Service    20,000    20,000 
Sub-Total    291,850  291,850 
     Contingency, 15%     43,778    43,778 
     Engineering,  15%     43,778    43,778 
Estimated Cost              $ 379,405           $ 379,405 
Cost Per New Slip, 24     15,809    15,809 

 Marina 
 Dredging     30,000 
 Floating Breakwater  188,500 
 Floating Docks   156,000 
 Replace Pier Decking    30,000 
 Power Pedestals & Service   60,000 
 Ramp Connection      5,000 

Sub-Total   469,500 
     Contingency, 15%    70,425 
     Engineering, 15%    70,425 
Estimated Cost             $ 610,350 
Cost Per New Slip, 19    32,124 

 North Basin 
Breakwater Core       -              $ 84,000 
Breakwater Filter       -    96,000 
Breakwater Armour       -  500,000 
Ramp Connections              $ 10,000      10,000 
Floating Docks   291,500 215,600 
Power Pedestals & Service  20,000     10,000 
Dredging   114,000   90,000 
Floating Breakwater  379,900      -  
Sub-Total   815,400           1,005,600 
     Contingency, 15%  122,310 150,840 
     Engineering,  15%  122,310 150,840 
Estimated Cost                   $ 1,060,020        $ 1,307,280 
Cost Per New Slip, 76 & 60   13,948      21,788 
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Summary, Slips at Small Craft Basin, Marina & North Basin 
 
         Alt 1       Alt 2 
  

Estimated  
Overall Cost   $ 2,049,775 $ 1,721,685 

  
Existing Slips Reused          40          40  

  
New Slips           95          60  

  
Cost Per New Slip   $ 21,577 $ 28,695 

  
Total Slips          135        100  

 
Remedial Work to Stabilize Cribs at the Marina 
 
It is proposed that steel sheet piling be installed at the Marina on the inner face of the existing timber 
cribs which are deteriorated and subject to collapse. A cost estimate has been prepared based on the 
unit prices received for the work done at Little Current in 2008. Unit rates have been escalated to 
present day values and an allowance has been added to account for the work being done using floating 
equipment.  
 
Estimate of the cost of installing steel sheet piling adjacent to failing cribs at the Marina.  
 
  Mobilization & Demob        40,000 

Crib Removal           9,000 
Supply & Install SSP      375,000 
Wales          54,600 
Tie Rods         20,000 
Cap Channel         10,000 
Fill         105,000 
Timber Deck         20,000 

Sub-Total      633,600 
   Contingency, 15%       95,040 
   Engineering, 15%       95,040 
 
  Estimated Cost    $ 823,680 
 
 
Note that a fifteen percent contingency is included to allow for uncertainties at this conceptual level of 
project identification. The current exercise has been carried out without the benefit of site 
investigations including topographic and hydrographic surveys and soils investigations, adding to the 
uncertainties.  
 
A fifteen percent allowance has also been added for Engineering which would include final design and 
preparation of Construction Drawings, Specifications and Tender Documents and, Review During 
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Construction to ensure that work is being carried out according to the Drawings and Specifications. Site 
investigations would be extra.  
 
Where rubble mound breakwaters have been costed, it has been on the basis of proper engineering 
design involving a core consisting of quarried (quarry run) material, topped by a filter stone layer sized 
to prevent displacement under wave action of filter stone material through the armour stone gaps, plus 
a layer of armour stone sized to suit the predicted extreme wave conditions. The crest elevation of the 
rubble mound structures would be set at an elevation to suit extreme water levels plus an extreme wave 
event, while allowing for minor wave overtopping.  
 
Comparing the cost of the alternative types of North Basin breakwaters, the rubble mound breakwater 
of Alternative 2 costs $ 390,000 more than the Alternative 1 floating breakwater. Rubble mound 
breakwaters are more expensive than floating breakwaters in deep water.  
 
Reviewing the cost per new slip summarized above, costs range from $ 19,400 (Alternative 1) to $ 
28,695 (Alternative 2). This range compares very favourably to the unescalated cost per slip estimated 
by Baird in their 2005 Report, ranging from $ 55,011 to $ 85,454.  
 
 
The Total Estimated Cost of the recommended Marine Improvements is as follows: 
 
 Alternative 1 Marine Improvements  $ 2,049,775 
 Steel Sheeting Piling at the Marina        823,680 
 

Total Estimated Cost   $ 2,873,455 
 
 
6.0 Recommended Marine Improvements 
 
Based on the costs estimated in the foregoing section, it is recommended that the Waterfront 
Improvement Committee proceed with the implementation of Alternative 1 and the steel sheet piling at 
the Marina at a total estimated cost of $ 2,873,455, plus the costs of shore based improvements, waste 
disposal and buildings identified in other sections of this Report.  
 
In the event that in future additional slips are required, it is recommended that these be provided by the 
addition of new Alternative 1 North Basin slips protected by the floating breakwater moved further 
offshore.  
 
This Report has been carried out without the benefit of Site Investigations. It is further recommended 
that at the Final Design stage that the following Site Investigations be carried out:  topographic survey, 
hydrographic survey and geotechnical investigation at new structures.  
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PART C - MASTER SITE PLAN AND PRELIMINARY BUILDING PLAN 
 
1.0 Master Plan Overview  
 
This section provides an overview of the Master Plan primarily proposed for the Kagawong Harbour 
Precinct and includes the recommended marina expansion plan, (Part B of this Report), the open space 
and waterfront improvements and the proposed building initiatives. The Master Plan sets the overall 
framework in which to incorporate capital projects so that they respond to both boater needs and 
benefit area residents and landside visitors. Cost estimates for landside improvements conclude the 
chapter.  
 
Before focusing on the Harbour precinct, there are recommended improvements for the following 
precincts:  Highway 540 - Escarpment Precinct and Main Street Escarpment. 
 
 
1.1 Highway 540 - Escarpment Precinct  
 
Given the flat topography along the top of the Escarpment, there is no sense of arrival into Kagawong 
nor adequate signage directing visitors into the Village with all its attractions.  There is an abundant 
amount of signage relating to Bridal Veil Falls (often confusing with the North pointing downward on 
one map), but very little relating to Kagawong’s historic and scenic harbour area and its retail, boating 
and water based activities. 
 
Recommendations 
 

 Evaluate which signs are no longer current and then develop a consistent information and 
wayfinding signage program 

 A large community sign should clearly indicate the direction (and attractions) associated with 
the Falls and the Harbour area.  These signs (eastbound and westbound traffic) should be placed 
(+/- 50m-100m) on either side of the Main Street intersection to Hwy 540.  

 Figure 1.1 - Community Signage – This sign in Little Current clearly illustrates the services and 
amenities of the Little Current downtown waterfront and is a suitable precedent for signage 
directing traffic to Kagawong’s harbour area. 

• There are missing sections of sidewalk and pathways along Hwy 540 and Main St.  These should 
be addressed to better connect to the highway commercial uses, Bridal Veils Falls and ultimately 
Kagawong Harbour. 
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Figure 1.1:  Community Signage 
 
 
1.2 Main Street Escarpment Face Precinct 
 
Travelling north down the face of the Niagara Escarpment, there has been an attempt to create a 
narrow boardwalk trail paralleling the Main Street descent. This trail is disjointed and lacks adequate 
signage leading to confusion.  
 
Recommendations 
 

 A comprehensive trail network, with appropriate unified signage should be developed to 
improve community access along Main Street and the associated park land and open spaces 
east of the roadway and to connect to the Harbour area. 
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1.3 Harbour Precinct 
 
Upon entering the Village of Kagawong, the Harbour and Lake View are the prominent features. 
Following that first impression, visitors, both waterside and landside, should be encouraged to 
appreciate the view fronting the Harbour. This presents the view of a historic waterfront community 
founded on historic waterfront activity.  
 
Building architecture somewhat resembles that found in ports in Nova Scotia and Newfoundland. It is 
important to attempt to draw to the attention of visitors the historic nature of the waterfront 
community. Development of this type of landside attraction and interacting with shop owners would 
potentially encourage boaters to stay one or two nights.  
 
In concert with the marine related works (Part – B) the “landside” improvements are to take into 

consideration the historic attributes of the waterfront community and be integrated with the new dock 

configuration.  These improvements are being proposed primarily to better integrate linkages to and 

along the waterfront, provide better pedestrian and recreational amenities and to enhance the 

experience of visiting Kagawong Harbour. 

Nautically themed pedestrian lighting, signage, defined parking areas and street furnishings are also 

proposed for the entire Harbour area.  

During the detailed design stage the details with respect to the above nautically themed Harbour area 

improvements will be resolved. Pedestrian lighting unifying the entire harbour area is the goal. The 

lighting proposed to unify the Government Dock (Western Section), the Central Bench area, the East 

Marina Basin and the expanded East Marina docks.  

As well, a clear definition of parking areas that visually ties into the entire waterfront aesthetic should 

be addressed. 

Harbour Area Parking Rationalization – Throughout the entire Harbour precinct it is difficult to 

determine what areas are available for parking. This is especially a problem when the community hosts 

special events. While there are a number of available open spaces to park, however visitors are unsure 

where they are and if they can park legally. This results in vehicles passing by available parking areas and 

finding themselves part of the congestion in the Mill Building waterfront area.  

 As with developing a wayfinding signage strategy for Kagawong, a comprehensive a parking plan has to 

be developed. Appropriate parking areas (note: even for temporary overflow parking areas) should be 

inventoried, mapped and included on a parking brochure or community signage for visitors to see what 

is available. Each parking area should have a sign indicating that parking is available  These could be 

indicated as Parking Areas  A, B , C or D etc, at the entrance to individual  parking lots.. Parking entrances 

should also be clearly defined, perhaps with wood bollards with red flashing strips. The corners of each 

lot should also be marked in the same manner. 

Pedestrian Lighting - The lighting will be utilized to visually unify the entire Harbour area and will be red 

in colour to reflect the numerous redeveloped buildings and pavilions as well as the existing light 

houses. 
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Figure 1.2 Pedestrian Marine Lighting - illustrates luminares reminiscent of light house shapes.  All 

lighting will be adherent to “dark sky” requirements and will project metal halide illumination.  

 

Figure 1.2:  Example of Nautical Themed (Lighthouse) Pedestrian Lighting 

 
Western Section 
 
Recommendations 
 

 Remove and replace marina washroom shower building (after the new shower/washroom 
building has been constructed) 

 Remove vegetation surrounding the Lighthouse (refer to Figure X below)  

 Screen fuel tank storage area 

 Construct a Harbour Building housing washrooms, showers and laundromat.  

 Construct a new building space suitable for a restaurant, or possibly an alternative use 

 Provide comprehensive connections to Main Street from the Government Wharf, and from 
along the water’s edge primarily using boardwalk access.  

 Develop a maritime themed architectural and public open space connection through this 
area (and for the central and western areas of the Harbour).  This will include nautically 
themed lighting and site furnishings. 

 
Central Beach Area 
 
This primarily recreational beach area is a unique feature of the central waterfront and is extensively 
used by residents and visitors. This amenity is not available to visiting boaters at other North Channel 
destination.  
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Recommendations 
 

 A boardwalk with pedestrian lighting is proposed. This 2m boardwalk will be located adjacent to 
the edge of the sand beach.  This connection will  link the Government Dock to the Municipal 
building area and Small Craft Marina Basin 

 Provide clear and distinctive trail connections to the open space and park network that parallels 
Main street to the top of Escarpment 

 Create a CSA approved Junior and Senior playground at the open space park area north of the 
proposed boardwalk 

 Link the beach area to the historic Billings Municipal Mill Building; create an interpretive node at 
the west side of the building and continue the connection on the water side of the municipal 
building to the existing picnic area, then to a waterside Look Out with seating and on along the 
waterside to the boat ramp. 

 
 
East Marina Basin 
 
No major improvements to this area are recommended except with respect to the following: 
 

 Extend sidewalk and boardwalk connections from the Municipal building to the boat launch. An 
overlook and sitting area is also proposed 

 Demarcate the boat launch turning radius, and improve boat launch ramp and trailer parking. 

 Screen the propane tanks behind the municipal building 

 Continue the nautical lighting and street furnishings throughout this area 

Figure C – 1.2, Appendix A – Long Range Master Plan illustrates the “ultimate” long range vision for the 

Waterfront for both the “waterside” and “landside” components. 

 
1.4  Landside Improvements Cost Estimate 

 
Cost estimates have been prepared based on recent projects with similar project elements, summarized 
as follows. Refer to Figure C – 1.2, Appendix C.  
 

Waterfront Connections (boardwalk, sidewalk, lighting, interpretive node) 350,000 
 

Playground Relocation/re-construction         90,000 
 

Trail Connections (incl. wayfinding signage)       80,000 
 

Misc. Improvements (screening, beach upgrade, vegetation removal)    30,000 
 

Estimated Landside Cost      550,000 
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2.0 Proposed Building program 
 
2.1  Introduction 

 
Kagawong’s existence and history is based on its life as a waterfront community. Waterfront 
communities are unique environments that offer equally unique opportunities – there is a power and 
immediacy to where land and water meet that is universal.  
 
Memorable waterfront communities share a number of common traits – particularly, in how they reflect 
an   instinctive locational and material culture in how they build.  We have all experienced the power of 
these places. 
 
We believe that the physical development of the waterfront should build upon the rich and memorable 
tradition of waterfront architecture. We would like to focus on the following key qualities and 
characteristics; 
 
 the use of  simple forms and shapes 

 
 small scale buildings  

 
 colour (exterior) as an expressive and distinguishing feature 

 

 the use of wood and stone (interior and exterior) 
 

 the use of historical buildings/artifacts in the development 
of the concept where possible. 
 

 ‘stilts’; the use of ‘stilts’ or columns to suggest traditional 
dock structures that support docks, waterfront buildings, 
etc. 
 

 the pattern and disposition of buildings;  Kagawong’s 
historical photos, and  traditional waterfront development 
reflects a disposition of buildings that is guided intuitively as 
much as it is practically – consistent with the traditional 
evolution of  waterfront communities. For example, 
buildings which at first glance might appear haphazard in 
location and orientation with seemingly unplanned space(s) 
between buildings reflect an innate expression of both 
individual identity and a universal spatial/ visual connection 
to the water. In other words - a response that is truly unique, 
self defining and location specific. 
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We consider Kagawong’s rich architectural and industrial working waterfront heritage comparable to 
many maritime harbours given the heritage of its built Environment and setting. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
2.2 Proposition 
 
Our proposition for Kagawong builds on both the traditional characteristics of waterfront communities 
and the specific characteristics of your community. 
  
A wood boardwalk connecting the waterfront wharf to the eastern marina basin will organize intimately 
scaled buildings and public spaces. Buildings will be strategically spaced and organized so as to form 
both a ‘street façade’ along Main Street and a waterfront façade to Mudge Bay. The strategic 
positioning of the buildings further reinforces and defines the space of the street and waterfront and 
creates views between buildings thereby connecting the Main Street visually to Mudge Bay.  
 
Buildings are also critically sited, as best as possible, to be good neighbours to the adjacent residences 
by ensuring that they do not obstruct views to Mudge Bay. The spaces between buildings and the public 
space landscape plan of the development further integrates the buildings, boardwalk and Main Street as 
a porous visual circulation and public social space.  
 
The specific characteristics of the site and requirements of the municipality suggests the possibility for 
two conceptual scenarios as ‘fits’ for developing the master plan of development for the waterfront:  
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Concept A: Restaurant & Shower as Two (2) Buildings (SK-1) 
This concept proposes Two Houses - a Shower Building and a Restaurant Building. The restaurant 
building includes a commercial retail unit (i.e. CRU) component. Note: The White Rose building cannot 
be integrated into this concept based on assumed property limitations. 
 
Concept B: Restaurant/Shower as One Building (SK-2) 
This concept suggests development of a Restaurant above the Shower/Laundry as a two storey building. 
The White Rose building is included in this concept.  
Note: The building adjacent the White Rose structure is demolished in both scenarios 
 
Generally, the characteristics of both concepts have been kept as identical as possible.  
 

 Shower/Laundry Facility: Showers, washrooms, laundry facilities and a mechanical /electrical 
room will be accommodated in both concepts. Both will have similar areas. Note that a self-
contained washroom will be provided for the laundry room area allowing this space to be used 
year round if desired. 
 
Note: The Laundry Facility has the ability to be open year round. Furthermore, because the 
design has zoned  this area from the remainder of the lower level it can be accessed without 
entering the remainder of the building. The commercial grade washer/dryers can be viewed by 
the community as a valuable service. 

 
 Harbour Master: an office for the Harbormaster is provided at the Shower/Laundry building 

floor level. 
 

 Restaurant: The Restaurant is similar in both concepts vis a vis spaces and intent. Generally: 
 Concept A seats 30 persons (inside) and 28 persons on the deck and,  
 Concept B seats 28 persons (inside) and 32 persons on the deck. 
 Kitchen (with NFPA fume hoods) 

 
  The White Rose Building: the former Agricultural Hall (1890’s) forms an important part of 

Concept B thereby integrating the historic and architectural heritage of Kagawong. It will 
accommodate general storage for the buildings (i.e. seasonal furniture, etc.) as well as provide a 
public area with tables, benches etc. This space will be a great social place for refuge from the 
sun or rain as a space for small gatherings.   

 
 Commercial Retail Unit (i.e. CRU) Component: Concept A provides a CRU component that can 

accommodate various seasonal business opportunities. For example, a Tuck Shop, Tourist 
Information Centre, seasonal LCBO outlet, etc. The public space, or Hall Room, will act as a 
gallery space that can showcase the arts, crafts and historical artifacts of Kagawong reflecting 
the talent of both native and non-native peoples. 

 
 The Commons: This area acts as a public space between the two (2) buildings and will visually 

and physically connect Main Street to Mudge Bay. As a public space, it has the ability to 
accommodate ‘ad hoc’ activities and events such as art installations, booths, etc. 
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2.3 Building Areas  
 
Concept A: Restaurant & Shower as Two (2) Buildings (SK-1) 

1. Community House       
 Restaurant      1,860sf (173sm) 
 CRU Tenant Spaces (LCBO, Tourist, Tuck Shop)        675sf ( 63sm) 

and Hall Room  
 Storage (below)         200sf (19sm) 
 Shower House                   1,750sf (244sm)  

 
Concept B: Restaurant/Shower as One Building (SK-2) 

1. White Rose House            645sf (60sm) 
2. Shower House       1,750sf (162sm)  

 Showers 
 Laundry (with washroom) 
 Mechanical /Electrical Room 
 Harbour Master Office    

 
2.4 Construction 

 
Construction of the buildings, in both concepts, will be generally as follows: 
 

 The Showers component, in both schemes, will be constructed with concrete block walls and 
partitions in order to provide robustness and durability (i.e. maintenance, etc. over time). The 
use of natural ventilation strategies is encouraged. 

 Otherwise, all construction will rely on wood frame construction (i.e. pitched roofs, decks and 
partitions). 

 Buildings will be insulated to comply with Ontario Building Code requirements 
 Local materials, will be incorporated into the project as much as possible. For example, use of 

wood siding, exposed wood on interiors and limestone for landscaping and accent features in 
the buildings 

 The wood decks and use of stilts will express the aesthetics of waterfront forms and features 
consistent with waterfront   thematic elements. 

 The concept of using simple forms and shapes lends itself to the use of wood frame construction 
and traditional building practices. This approach will also facilitate, and make accessible, the use 
of local labour and materials   as well as providing opportunities for citizens and businesses to 
donate materials, products, etc. to the project. 

 This project should serve as a civic example for sustainable design strategies and the use of 
green; do what you can and what you can manage – but do it successfully. 

 Design of the future project should explore the opportunities for the various notions described 
above 
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2.5 Cost Estimate 
Concept A: Restaurant & Shower as Two (2) Buildings (SK-1) 
 
1. Shower House (1,750sf)    $575,000 
2. Restaurant       (1,860sf)    $465,030 
3. CRU Space      (727sf)     $181,250 

           $1,221,280 
4. Building Deck(s) + Deck lighting   $156,190  
 ($25,000 lighting allowance) 
5.  Sub-Total        $1,377,470     
6. 15%  Contingency Allowance    $   206,620 
7. Professional Fees (15%)    $   237,614 
 Total      $1,821,704 
 
 
 
Concept B: Restaurant/ Shower House as One Building (SK-2) 
 
1. Restaurant/Shower House Building   $1,012,500 

(1,750sf/1,750sf = 3,500sf) 
2. White Rose Building (allowance)   $   150,000 

$1,162,500 
3. Building Decks + Lighting     $   190,635 

($25,000 lighting allowance)              . 
4. Sub –Total       $1,353,135 
5. 15% Contingency Allowance     $   202,970 
6.  Professional Fees (15%)    $   233,416 
    Total        $1,789,520 
 

 
Notes: 

1. CRU denotes Commercial Retail Unit 
2. HST is not included. 
3. Design and Construction Contingency allowances are included. A 15% allowance is 

recommended to address unknowns and unforeseen conditions that cannot be anticipated at a 
feasibility stage.  

4. Professional Fees are not included on the cost estimate. 
5. Kitchen equipment allowances are not included, but we estimate an allowance of $100,000 

would provide a reasonably equipped kitchen (i.e. grease hood, etc.).  
6. Laundry Facility Equipment is not included. 
7. Demolition: an allowance should be carried for demolition of existing building(s); 

a. $20,000 per building respectively as applies to each concept 
8. The cost estimate prepared assumes that there are no environmental issues (i.e. hazardous, 

etc.). An environmental assessment should be considered as a ‘go forward’ task. 
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9. Assumptions and Conditions:  
 
This cost analysis is intended to provide a realistic assessment of the costs associated with the 
above project. Accordingly, this cost analysis should only be considered in conjunction with the 
concept drawings that were used to prepare this preliminary construction budget. 
 
An Order of Magnitude Cost analysis at this concept level reflects construction believed to be 
the most appropriate for the location and project. We have made assumptions about the 
construction, systems and materials of the building in order to obtain our best assessment of 
the project upon which to base our empirical knowledge. 
 
For example, the cost estimate prepared for this report is best described as a Class ‘D’ estimate. 
A Class D estimate is prepared by applying unit rates, empirically determined, to an area(s) and 
is generally used for high level concept drawings of this nature. 
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PART D - SEWER SERVICING PLAN 
 
General Discussion  
 
C2S Engineering has been assigned the task of developing options for a sewage collection and treatment 
system to service the proposed improvements of the waterfront development.  The Village of Kagawong 
has an approximate population of 500.  There is a potable water system which extends to the water 
front but there is no municipal sewage system. All local sewage treatment is by conventional septic tank 
and field bed systems and there are no immediate plans to construct a complete municipal collection 
and treatment system.  
 
Scope of This Report 
 
During our initial meeting on May 20, 2015 with the Waterfront Improvement Committee (WIC), a 
directive was issued to consider only the amenities that are being considered as part of the waterfront 
and not include existing and adjacent lands or properties. 
 
The scope of this review is therefore limited to considerations of the future waterfront development 
with regards to providing services to the public for washroom facilities related to beach activities and 
special day events as well as seasonal and transient boaters.  In addition, an allowance has been made 
for providing limited food services, such as a small seasonal restaurant.  However, a sewage collection 
system should be able to operate on a full seasonal basis to account for future development. 
 
Flows 
 
Designs of sewage collection and treatment are based on maximum day flows expressed as litres per 
day (lpd) generated by the specific uses of each facility. For the waterfront development, sewage flows 
will originate from: 
 

 A Restaurant – Flow is calculated on 125 lpd per seat per day which is 3,750 litres for 30 people. 

 Public washrooms – based on a use of 50 lpd per person. Assuming that the marina facilities are 
operating at full capacity, i.e., all slips filled and 2.5 persons per boat, the total flow generated is 
11,375 lpd. 

 Public beach area: This amount is based on 40 persons as a maximum day at 50 lpd per person 
or 2000 lpd.  

 Laundry facilities: Estimated at 3 machines at 90 litres per wash, 2 washes per hour operating 
for a 10 hour day for a total of 5400 lpd 

 Boat pump outs – are based on serving boats over 20 feet which assumes that smaller boats do 
not have pump out facilities. Typically, 30% of boats use the pump out facilities and flows 
generated by the Small Craft Basin (38 large boats) plus the marina (3 large boats) are a total of 
2160 lpd.  

 
Flows have been calculated In accordance with the Ontario Building Code as well as general information 
gathered from operators of locally run facilities with similarities to this project and generally accepted 
engineering standards. 
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A sewage collection and treatment system must be designed based on the maximum anticipated use. 
The accumulated flow is therefore calculated at 24,685 lpd. 
 
As a municipal sewage collection system is not available in the community of Kagawong and the 
potential for developing a collection and treatment system in the near future is unlikely, the future 
sewage generated by the municipality owned waterfront development must be handled by an onsite 
Sewerage System and maintained within the property owned by the Municipality.  
 
All sewage works with a capacity of more than 10,000 lpd, including a sub-surface disposal system, are 
subject to the requirements of the Ontario Water Resources Act (OWRA) and administered by the 
Ministry of the Environment. These systems are known as large subsurface sewage disposal systems 
(LSSDS). The design and installation must be undertaken by a professional engineer. 
 
Onsite Sewerage Systems 
 
An onsite sewage system collects treats and disperses wastewater (effluent) to the soil or a water body. 
Soil based treatment utilizes natural soil processes to treat wastewater to the point where the water 
returns to  the hydrological cycle and nutrients are cycled into the soil or atmosphere in such a way as to 
minimize risk to health and the environment. Modern systems are designed following a performance 
based approach rather than to “disposal” to soil.   
 
Onsite systems are designed to perform over a long period of time and are considered a sustainable 
community infrastructure. As such it is imperative that the system is managed to achieve this goal. 
An LSSDS must consider the following criteria: 
 

 Evaluation of Site Characteristics:   A proposed site must be evaluated rigorously because of the 
larger volumes and the greater need to determine the hydraulic gradient into the nearby body of 
water or the ground water.  Groundwater moulding analysis should be performed to determine 
whether the hydraulic loading to the saturated zone, rather than the loading to the infiltration 
surface controls the size of the system.    

      

 Soils evaluation:  The site evaluation will include digging test pits or drilling boreholes to reveal the 
soil and groundwater conditions to sufficient depths to determine the hydraulic capabilities of the 
filtration zone as well as the deeper soils. The evaluation should be performed by a soils 
professional.  

   

 Assessment of the Impact on Nearby Water Resources:  A water resources impact assessment is 
required to assess the risk of undesirable effects of the sewage.  The municipality owns property 
adjacent to the creek which will be considered for these facilities and which will require site specific 
predictions of the effects on water resources.  Further proceedings with the waterfront 
development will require contact with the MOE to obtain relative documents with respect to the 
development of LSSDS.  

 

 Ontario building Code: Section 8 of the current OBC sets standards for the design of site sewage 
treatment systems, some of which are applicable to LSSDS. These standards were used for the 
calculation of sewage flows and capacities but may need to be increased depending on the selection 
of the specific system.  The main difference between the smaller individual treatment systems and 
LSSDS lies in the complexity and the need for retaining professional engineering design. 
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Locating the Sewage Treatment System 
 
There are several alternatives to the treatment of sewage available for consideration with respect to the 
waterfront development.  Because all of the facilities operate on the waterfront, we would believe the 
chosen treatment system should be away from the public waterfront gathering areas.  Therefore, with 
all options, it is recommended that the sewage flows from each facility be directed into a below grade 
pumping station centrally located within the building footprint.  Sewage would then be pumped to the 
treatment and dispersal area.  Since this is a seasonal operation, alternate power supply should not be 
required as each facility could be shut down during a prolonged power failure. A drawing in Appendix D 
shows the potential location for a pump station and force main.   
 
The pumping station is considered to be common to all alternate systems as discussed in the sections 
following. The Municipality owns several properties within the boundaries of the Village of Kagawong 
and a copy of a plan showing properties is attached to this report, Appendix D, with those forcemain 
locations marked in yellow.  Property “A”, 0.95 hectares which is on the upper escarpment level, 15 m 
above the lake level is of sufficient size to accommodate sewage treatment facilities. However, effluent 
must be piped approximately 410 metres through difficult and built up terrain and buried in a rock 
trench if potential use is non seasonal. This results in an installation cost of the forcemain of $246,000. 
 
The township also owns Property “B”, of some 1.79 hectares (4.4 acres) in a treed area north of the 
community centre parking area on the west side of the Kagawong River which should be considered for 
treatment use as  existing vegetation serves a  visual buffer.  The distance to the area is 260 metres for a 
forcemain installation within relatively easy terrain at a cost of $104,000.   
 
Alternatives to Consider 
 
As stated above, there are a numerous types of sewage treatment systems available commercially.  A 
few of these systems we feel would be applicable to this application are discussed following.    
 
Alternative 1 - Septic Tanks and Leaching Beds 
 
A septic tank and leaching bed is the conventional option which should be the lowest capital cost to 
install and the least expensive to maintain as they generally operate with little maintenance if installed 
properly.  This system would receive effluent from the pumping station as described above, directly into 
a below grade septic tank.  
The larger septic tanks are divided into two or three cells. When wastewater passes through the septic 
tanks, heavier solids sink to the bottom and undergo non aerobic bacterial digestion. This reduces the 
quantity of solids and also changes its composition to sludge, which builds up in the bottom of the tank. 
Materials such as grease and oil float to the surface in the tanks to form a crust over the liquid. The 
remaining liquid, or effluent, flows via gravity from the tanks into the drainage receptacles to soak into 
the surrounding soil where it will undergo further natural treatment processes. 
 
The tank is generally designed for a retention time of two or three days.  There are no mechanical or 
electronic parts. However, the tank must be pumped out in a 3 to 5 year period depending on use, 
maintenance and raw sewage (influence).  
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Because the system must be designed with considerable retention capacity, the actual size of the tank 
for this system is three times the daily designed flow or approximately 75,000 litres. Tanks of this size 
are manufactured and sold in Ontario and are delivered in two or three units.  A pictorial of a large 
septic tank in a system is shown in Fig 1.  Alternatively, smaller tanks may be used and installed in series, 
one in front of another.   
 

 

 

FIG 1 – SEPTIC TANK 

 
Because of the proximity of the Kagawong River and the Mudge Bay water front, this treatment system 
may not be acceptable to the Ministry of the Environment (MOE) although during preliminary 
engineering, the system should be given serious consideration. Some recent advances in the technology 
such as the introduction of aeration or filters in the tank or infiltration systems in the leaching bed field 
will increase the performance of the system.  In addition,  
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Some of the advantages are: 

 A cost effective way of dispersing waste water into the natural environment 

 Less complex than other systems 

 Operational costs are low / requires little maintenance 

 Very durable ( concrete or plastic tanks and plastic pipes) 

 Few odour problems 

 Generally not visible 
Disadvantages 

 The effectiveness of the system diminishes with increased flow. 

 May need additional treatment (possibly expensive) if soils and hydrology conditions are not 
ideal.  

 More difficult approvals process 

 Requires a large field bed (s) limited to property “A” 
  
System Costs 
 
Costs of a pumping station situated within the building are estimated at $20.000. Cost for pumping and 
a force main from the boat pump out tank are estimated at $24,000. These costs are common to all 
alternatives. 
 
An opinion of cost for a system includes supply and installation but does not include HST.  
 

 Pumping station within building   20,000 

 Boat pump out system     24,000 

 Forcemain – to Property “A’               246,000 

 Septic Tank and Field Beds                100,000 

 Hydrogeologic study    25,000    

 Contingencies and Fees at 15%     62,000 

 Engineering at 15%           72,000 
 

Total           $ 549,000 
 
Alternative 2 – Sewage Treatment Package Plants 
 
A pre-engineered sewage treatment package plant is basically a miniature version of a full scale sewage 
treatment plant contained in a transferable concrete or steel housing that is manufactured off site and 
installed on site.  The unit is installed below grade and may be fitted with an above grade small building 
for additional treatment facilities if required and for ease of access during winter periods.  
 
The plants generally work via an extended aeration process, a modification of the activated sludge 
process and effectively treats the contaminates in wastewater. The standard basis of design includes an 
aeration system providing 24 hours of detention time and a final settling tank with an effective 4 hour 
detention time. Diffused air is introduced into the aeration tank providing a proper environment for the 
development of aerobic bacteria. The bacteria thrive on materials contained in the wastewater. The 
prolonged period of aeration, in addition, oxidizes a portion of the solids in the system. 
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Separation of the solids from the mixed liquid developed in the aeration tank takes place in the settling 
compartment.  The clarified effluent is withdrawn for reuse or discharged in to a receiving stream from 
the top of the settling tank. The settled solids are rapidly pumped from the bottom of the settling tank 
back to the aeration system  
 
These plants are a proven technology providing the required biochemical oxygen demand (BOD) and 
total suspended solids (TSS) removal with minimal maintenance and operational tasks. 
 
In addition to the above basic treatment process, additional treatment which may be required 
depending on factors discussed above may be applied, such as screenings, filtrations or microstrainers 
and odour control systems. 
 

 
FIG 2 – PACKAGE PLANT 

 
Advantages 

 Pre-engineered and ready to use when installed 

 Fairly low maintenance and low operational costs 

 May be extended upon future requirements 

 Options available to meet any standard 
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Disadvantages 

 A mechanical system  requiring pumps 

 Requires knowledgeable staff to maintain 

 Require an additional  filter which adds $100,000 

 More costly that other systems 

 May have approvals issues disposing of effluent directly into stream  
 
Estimated Costs 

 Pumping station within building         20,000 

 Boat pump out system           24,000 

 Forcemain                        104,000 

 Package Plant  – purchase and Install                   225,000 

 Hydrogeologic study          25,000 

 Contingencies and Fees at 15%                      60,000 

 Engineering at 15%                            69,000 
Total                               $ 527,000 

 
 
Alternative 3 - Biofilters 
 
A Biofilter system is a modification to a field bed section of the conventional system and has been 
successfully used for the past 15 years.  There are several similar systems that are operational on 
Manitoulin Island. 
 
Once wastewater has passed through the septic tanks, it flows towards the biofilter medium. Inside the 
biofilter, a tipping bucket equally disperses the wastewater on specially designed plates which evenly 
distribute the wastewater on top of the filtering media. The wastewater then trickles through the 
natural fibrous filtering media. The treated effluent can then be discharged to a reduced area 
dispersal/disposal means in accordance to local regulations. 
 
The biofilter’s operating principle allows the system to be used continuously or intermittently without 
requiring any special precaution or having any impact on the quality of the treatment. No specific action 
from the owner is required to start the system. 
 
The model and the number of biofilters are determined by the size and number of facilities being served 
and by the total domestic wastewater flow per day. The selection of the model also depends on the 
available surface area, the topography of the lands being used to disperse of the treated effluent, as 
well as the type, permeability and depth of the natural soil on site.  Generally the filtering medium must 
be replaced on eight year cycle.  
 
The writer has discussed this system with a local supplier who has a number of installations on 
Manitoulin Island. 
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     FIG 3 – BIOFILTER SYSTEM 
 
Advantages 

 Pre-engineered system  

 Fairly low maintenance and low operational costs 

 Maintenance carried out by supplier 

 May be extended upon future requirements 

 Options to increase treatment available to meet any standard 

 May be readily accepted by the approving agency 
 
Disadvantages 

 A mechanical system   requiring pumps 

 More costly than regular septic tank / filter bed systems 
 
Estimated Costs 

 Pumping station within building         20,000 

 Boat pump out system           24,000 

 Forcemain            104,000 

 Biofilter System – including Installation       170,000 

 Hydrogeologic study                           25,000 

 Contingencies and Fees at 15%           52,000 

 Engineering at 15%                  60,000 
Total                         $ 455,000 
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Alternative 4   -   Lagoon  
 
A lagoon is an earthen berm shallow pond with a flat bottom which receives effluent directly from the 
pumping station after treatment through a septic tank. Larger lagoons in remote areas may receive raw 
sewage.  As a primary treatment, solids in the septic tank are separated and partially digested.  
 
Liquid effluent from the tank flows or is pumped to the lagoon discharging near the center of the lagoon 
bottom. Here the waste water is further processed through aerobic bacteria action. Depending on 
weather conditions and use, the lagoon may require discharge to an existing drainage course or 
alternatively spread uniformly on an adjacent grassed area to be absorbed into the soils. The process 
that takes place is a natural one with microscopic plants and animals coexisting and depending on each 
other. Sunlight is essential to promote the growth of algae which produces oxygen through 
photosynthetic processes.  Air over the lagoon also promotes oxygen and assists in bacteria growth.  
 
When wastes are broken down, some of the material is given off as gas while small amounts of solids 
settle to the bottom of the pond. In a properly managed lagoon, solids will not build up to a significant 
amount where they would require removal. 
 
Obviously, lagoons are not a popular alternative in a populated area because of the potential of odours 
and the aesthetics of having a fenced enclosure containing sewage treatment facilities.  Property “A” on 
top of the escarpment is too close to nearby residences. Also the length of the forcemain through the 
steep rock cut is costly. Property “B”, as discussed earlier, would not be a suitable location due to the 
location of Bridal Veil Falls and the associated tourist activities.  
 
Therefore neither site is deemed to be acceptable.  As such, this system is not recommended as a viable 
alternative for this waterfront development but has been specifically addressed as part of the 
requirements as defined by the WIC.  Since this treatment system is not a consideration, costs to 
construct have not been estimated.   
 
Waste Water Conclusions and Recommendations 
 
Although a few LSSDS system treatment systems are discussed above, there are a number of other 
newly developed systems which essentially are an adaptation of those systems considered.  New 
technologies continually emerge and the Ministry of the Environment is open to receiving and 
evaluating alternative methods. During the preliminary design phase of the project and following a 
detailed hydrologic and soils analysis, and discussions with local Ministry representatives, a preliminary 
application for a treatment process should be made and approved before embarking on a detailed 
design of a selected system. 
 
After discussions with suppliers and manufacturer regarding the above systems, it is the opinion of the 
writer that the WIC consider the option of biofilters.  These systems have been successfully used on 
Manitoulin Island for similar projects and have tried technology providing effective treatment and 
disposal of sewage effluent, with maintenance provided by the supplier. 
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PART E – MARKET, FINANCIAL & ECONOMIC ASSESSMENT OF WATERFRONT IMPROVEMENTS 

 
The following four pages are a summary of the Market, Financial and Economic analysis of this Project. 
The complete analysis is included as Appendix E.  
 
The North Channel of Lake Huron is a large and important maritime landscape with important natural, 

human and cultural features.  It is justifiably recognized as presenting the best fresh-water cruising 

water experience to boaters in North America.  The scale and diversity of the physical landscapes and 

seascapes are unsurpassed and human population and development is minimal. Remoteness is readily 

sensed in most areas.  The North Channel area offers over 2,000 square miles of water area for boating 

activities to “hide out” and provides a unique travel experience. 

 

 
 
 
 
The Village of Kagawong is situated in the heart of the North Channel and has recognized an opportunity 
to participate in the water boating and shoreline activities that can be made better with waterfront 
improvements.  
 
Appendix E provides a detailed market study and financial and economic analysis of the benefits of the 
Kagawong Waterfront Improvement Project.  The study was prepared by TCI Management Consultants 
as part of the Project Team and conducted by their senior staff members who have specific and previous 
experience in the Kagawong Waterfront. Because of the comprehensive details of the study, the market 
study and financial and economic analysis is included as Appendix E of this report and a summary of the 
report’s findings are detailed below. 
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Summary:  Market Assessment and Economic Benefits 

 

Caveat: It should be noted that reliable, consistent and comparable statistics on the size of the boating 

demand in the North Channel, as well as data relating to the economics of marina operations 

throughout the area, are entirely lacking.  As a result, the market analysis undertaken here is based 

upon estimates, anecdotal information, reasonable assumptions and some fragmented data.  The 

consultants believe the analysis presented here to be directionally correct and accurate to a reasonable 

order of magnitude in terms of what was possible within a quite constrained budget. 

 

 

1. Significant Competitive Advantage:  The market analysis rests on the fact that the expanded 
marina will present significant advantages to the seasonal and transient boating market along 
the North Shore, and will thus obtain a higher market share than its relative size might indicate.  
These competitive advantages are: 

 

For Seasonal Boaters: For Transient Boaters: 

• lower price than competing marinas in 

the North Channel 

• adequate space to accommodate future 

demand 

• one of the closest marinas to the 

Benjamin Islands (one of the most 

popular destinations in the North 

Channel) 

• range of immediate on-shore amenities: 

beach for swimming, picnic area, 

restaurant, fuel, pump-out, showers, 

washrooms 

• other nearby amenities (LCBO, groceries) 

• hub for community activities, events, 

weddings, etc. 

• (to be further developed) Kagawong’s 

positioning as a ‘must-see’ destination on 

the North Shore (Bridal Veil Falls, 

museum, events, etc.)1 

                                                           
1 For example, if Kagawong were to develop a small interpretive exhibition relating to the unique natural and human history of 

the Benjamin Islands Group and promote this as a free exhibition for boaters, it could help position Kagawong (along with Bridal 
Veil Falls and the beach amenities) as a ‘must visit’ destination for transient boaters, which would increase the probability of 
seeing economic performance closer to the ‘best case’ scenario. 
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2. Financial Sustainability of the Marina Operation: Building upon this competitive market 
positioning, the financial viability of the expanded marina operation was assessed according to 
three scenarios: 1) a ‘base case operation’, which contains reasonable projections for growth in 
terms of the transient and seasonal markets; 2) a ‘best case scenario’ which assumes the best 
possible situation for factors that affect boating activity that are beyond Kagawong’s immediate 
control (good weather, a lower Canadian dollar, and a turnaround in the US economy - meaning 
more people are buying or renting boats for transient usage); and 3) a ‘worst case scenario, 
which assumes that those uncontrollable factors are reversed.  Given the lack of solid market 
data pertaining to boating in the North Shore, as well as the uncertainty of weather conditions 
in future, this is the only reasonable analysis that can be done.   

 

Scenario 
Demand (Total 

Boater Nights) 

Total Capacity 

Utilization* 

Revenues 

($000) 
Costs ($000) Net ($000) 

Best Case 4,497 65% 112.6 96.9 15.7 

Base Case 4,439 64% 97.3 88.8 8.6 

Worst Case 4,398 63% 86.4 83.0 3.5 

* assuming 116 slips and a 60-day season 

 

The results show that in year five under the best case scenario the marina could generate a 

reasonable profit to the municipality; under the base case scenario that profit would be 

reduced, and under the worst case scenario, the operation might break even.  These projections 

assume that the marina does not add significantly to costs of operation going forward. 

3. Financial Sustainability of a Seasonal Restaurant: This assessment also examined the economics 

of both a year-round and a seasonal restaurant operation associated with the marina.  The 

analysis concluded that while a year-round operation would not likely be sustainable (and would 

moreover run the risk of ‘cannibalizing’ other successful year round operations in the 

municipality and surrounding area), a seasonal operation would be viable and would contribute 

to the overall attractiveness of the marina operation. 

4. Jobs and Economic Benefits: The marina operation will generate considerable economic benefit 
in the community and the larger region. Economic benefits will be created through: a) the 
construction of the marina and on-shore improvements; b) the operation of the marina (which 
will necessarily need to purchase inputs and supplies), and c) the expenditure of tourists and 
other visitors in the community.  The combined employment created over the period of 
construction and operation of the marina in its first five years of operation will be 32 full-time 
job equivalents, i.e. 32 years of employment.  Note that these are not recurring jobs, but rather 
the total amount of years of employment created over this period. 
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In addition to jobs, using the Province’s TREIM economic impact model, there are significant 

spin-off economic benefits created by the marina operation including its on-shore components 

resulting from the a) the capital investment of $5 million; b) the impact of visitor spending in the 

community and c) the impact of ongoing operations of the marina and on-shore facilities.  The 

construction project will create $2.5 million of GDP (including direct, indirect and induced 

impacts) in Ontario of which $2.2 million will be created in Manitoulin District.  The taxes 

generated will be over $1 million to all levels of government.  Visitor spending and ongoing 

operations will create $154,000 impact on GDP (including direct, indirect and induced) annually 

in Ontario.  The taxes generated will be $67,000 to all levels of government in Ontario on an 

annual basis. 

 
Impact from One Time 

Capital Investment 

Annual Recurring Impact 

from Visitor Spending and 

Ongoing Operations 

 Manitoulin 

District 
Total Ontario 

Manitoulin 

District 
Total Ontario 

Total Capital Investment $4,981,200    

Ongoing expenditures   $179,899  

Impact on GDP (direct, indirect 

and induced) 
$2,225,560 $2,484,557 $143,384 $154,389 

Impact on labour income (direct, 

indirect and induced) 
$1,540,032 $1,721,154 $98,407 $106,127 

Jobs (direct, indirect and 

induced) 
22 25 2 2 

Total Taxes Generated (federal, 

provincial and municipal) 
$1,007,024 $1,096,580 $63,232 $67,075 

 

5. Intangible Benefits:  There are other less tangible benefits from the marina operation that 
should be noted.  These include: 

 

→ considerably improved recreational opportunities for local residents 

→ a venue or ‘hub’ to promote community activities and events for local residents 

→ enhanced image of Kagawong / Billings as a desirable community in which to live, work 

and invest 

→ greater positioning of Kagawong as a tourism destination 
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Market and Economic Benefits Conclusions:  

• the operation can be sustainable (i.e. break even) within the community in a typical year, and has 

the potential in ‘good years’ to generate a significant profit for the municipality 

• at the same time it must be recognized that in ‘bad years’ the operation could be break-even or a 

money-loser for the Township if the cost structure changes substantially 

• in terms of economic impact (job creation) the construction and operation of the marina in its first 

5 years has the potential to generate 32 years of employment 
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PART F – SUMMARY, COST ESTIMATES AND RECOMMENDATIONS 
 
Summary 
 
The Project Team has attempted to apply innovative methodologies in the preparation of this Master 
Plan Report and has, in our opinion, provided the WIC with feasible alternatives to develop the 
waterfront.  The intent of this document is to identify the Project and to provide the Municipality with a 
tool to inform the public and to approach the public funding agencies. 
 
The following activities were carried out by the Project Team in the preparation of this Draft Master Plan 
Report.  
 

• Meeting with the Waterfront Improvement Committee (WIC) 
• Visiting the Site and talking to local business owners 
• Carrying out a visual inspection of existing site conditions  
• Photo documentation of existing site conditions 
• Meeting with the Clerk Treasurer 
• Evaluation of existing conditions and possible future improvements by each Team 

Member 
• Establishing proposed improvements by each discipline by developing preliminary 

designs 
• Internal review meetings, collaboration and discussion amongst Team Members 
• Developing a consensus on the proposed overall improvements to the Kagawong 

waterfront 
• Documenting proposed improvements by plan and description 
• Preparing concept designs and cost estimates for: 
  Marine Improvements 
  Onshore Improvements 
  Sewage Disposal  
  Buildings 
• Meeting with the operators of five marinas within the North Channel 
• Evaluation of the operations and finances of other marinas in the region 
• Carrying out a market, financial and economic assessment of the proposed 

improvements 
• Preparing a Draft Report for presentation to the WIC for purposes of feedback and input 
• Meeting with the WIC on two occasions and providing presentations of marine 

improvements, sewage disposal recommendations, onshore improvements and 
recommended restaurant and Harbour buildings and, receiving and responding to 
review comments 

• Attending a public presentation meeting at the Township 
• Where appropriate, incorporating public review comments into the Report 
• Copies of written Public Meeting review comments are included as Appendix F 
• Completion and submission of Final Report 

 
These activities led to the current version of the Master Plan Report for the Kagawong Waterfront 
Improvement Project. This Report is being submitted to the WIC for their final review and comment. The 
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Project Team acknowledges that it has received and is appreciative of meaningful input from the 
Waterfront Improvement Committee Members.  
 
The Appendices and the text of Parts B to D provide a detailed description of the Waterfront 
Improvements recommended by the Project Team. Part E provides a comprehensive Market analysis of 
boating conditions within the North Channel, establishes financial projections of marina operations and 
establishes the economic benefits to the local community and the Region utilizing the estimated costs of 
improvements.  
 
The input and information gathered from the Waterfront Improvement Committee and the Township 
staff were instrumental to the preparation of this Report. 
 
 
Project Cost Estimates 
 
Each Team Member according to their respective specialty has prepared estimated costs of the 
recommended Kagawong Waterfront Improvements. The costs described in Parts B, C and D of the 
Report are summarized as follows.  
 
 
 Marine Improvements   

Additional, larger, more accessible docks           $ 2,049,775 
  Steel Sheet Piling at the Marina     823,680 

 
Onshore Improvements  

  Boardwalk, lighting, signage     550,000 
 
 Sewage Disposal Plan 
  Alternatives & Recommended System    455,000 
 
 Building(s) 
  Shower/Restaurant, Two Buildings 
  Decking, Excluding the White Rose Building             1,821,704 
 
   Total Estimated Project Cost           $5,700,000 (rounded) 
 
 
A fifteen percent contingency is included to allow for uncertainties at this conceptual level of project 
identification. A fifteen percent allowance has also been added for Engineering and Architecture which 
would include final design and preparation of Construction Drawings, Specifications and Tender 
Documents and, Review During Construction to ensure that work is being carried out according to the 
Drawings and Specifications. 
 
It should be emphasized that the costs developed for this report are not based on detailed designs, legal 
surveys or geotechnical or hydrographic surveys. Rather, they are based on conceptual designs and our 
opinions of benchmark costs of the type of construction and installations in 2015 dollars typical of the 
area.  More detailed cost estimates will be developed during the various design stages of the project.     
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Note that subject to financing availability, the Project as identified can be phased over a number of 
stages. This would be a potential source of discussion with funding agencies.  
 
Recommendations 
 
Comparing Kagawong to Spanish, Little Current, Gore Bay and Meldrum Bay, all have Municipal marinas 
which have been updated in recent years leaving Kagawong with a distinct disadvantage when boaters 
plan their stops along the North Channel. This of course must be evident to the Kagawong WIC, who are 
attempting to rectify this situation by commissioning this Master Plan Report as the first step to 
implementation of Waterfront Improvements.  
 
This Master Plan Report does indeed fulfil the requirements of this first step by identifying proposed 
improvements together with costs, tested by economic analysis. The alternatives laid out within this 
document provides the Township with an opportunity to go forward with the Waterfront Improvement 
Project. 
 
The recommended improvements proposed are: 
 
• Enlargement of the Small Craft Basin and installation of new floating docks 
• Creation of a new North Basin with floating breakwater and new floating docks 
• Installation of a floating breakwater and new floating docks north of the Government Dock 
• Onshore improvements consisting of screening, boardwalk, lighting, signage and trail 
 connections 
• Installation of a new waste water system to collect and environmentally dispose of sewage 
• Construction of a Harbour Building housing washrooms, showers and laundromat 
• Construction of a new building suitable for use as a restaurant 
 
 
It is recommended that the Township of Billings proceed with implementation of the improvements 
included in this Report, phased if necessary. This recommendation is based on the development of a 
Project that we believe is feasible and may be somewhat modified to meet the financial goals of the 
Township.    
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appendix A: Alternative Marine Improvements 
 
 
 
 

       Drawing M1:  Existing Conditions 
 
       Drawing M2:  Alternative 1 
 
       Drawing M3:  Alternative 2 
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Appendix B: Floating Breakwater Viability 
 
 
 

Kropf June 24, 2015 Email with Attachments 



























 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Appendix C: Long Range Maser Plan 
 
 
 
 

 
 





 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appendix D: Sewer Servicing Plan 
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The	results	show	that	under	the	best	case	scenario	the	marina	could	generate	a	reasonable	

profit	to	the	municipality;	under	the	base	case	scenario	that	profit	would	be	reduced	and	the	

overall	operation	could	best	be	though	of	as	‘break	even’,	and	under	the	worst	case	scenario,	

the	operation	might	sustain	a	significant	loss.			
	

2.4		Economic	Impact	
 
The	economic	impact	reviews	non-marina	related	spending	by	boaters	in	the	Kagawong	

community.			

	

The	main	sources	of	economic	impact	are	achieved	by	the	following	sources:	

	

1. Economic	impact	of	incremental	boater	spending	on	non-marina	items	

2. Impact	of	the	marina	operation	itself	

3. Impact	of	new	construction	caused	by	investment	in	the	marina	

	

The	above	two	impacts	are	from	ongoing	operations	and	are	repeated	each	year.	The	

construction	impact	is	a	one	time	impact	achieved	over	the	period	of	construction.	
	

The	exhibit	below	shows	a	visual	example	of	the	economic	impact	model	inputs	and	outputs	for	

the	visitor	spending	and	marina	operations	components.	
 

 
 
 
The	economic	impact	model	used	is	the	Ontario	Government’s	Tourism	Regional	Economic	

Impact	Model	(TREIM).		This	model	is	based	on	Statistics	Canada	input	output	tables	and	uses	

multipliers	to	convert	inputs	to	a	variety	of	outputs	on	a	regional	level.		The	outputs	include	

Gross	Domestic	Product,	employment	and	taxes	generated.			

	

These	are	defined	as	follows:	

 

Kagawong Marina  
Operating Budget 

Visitor Expenditures 
Outside the Marina 

Operation 

ECONOMIC  
IMPACT  
MODEL 

ONGOING OPERATING IMPACT 

JOBS 

LABOUR INCOME 

FEDERAL, PROVINCIAL 
AND MUNICIPAL TAXES 

GROSS DOMESTIC 
PRODUCT 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appendix E: 
 
 

MARKET, FINANCIAL & ECONOMIC ANALYSIS OF WATERFRONT IMPROVEMENTS 
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1.0			Introduction	and	Market	Context	
	
The	North	Channel	of	Lake	Huron	is	a	large	and	important	maritime	landscape	with	important	
natural,	human	and	cultural	features.		It	is	justifiably	recognized	as	presenting	the	best	fresh-
water	cruising	water	experience	boaters	in	North	America.		The	scale	and	diversity	of	the	
physical	landscapes	and	seascapes	are	unsurpassed	and	human	population	and	development	is	
minimal.	Remoteness	is	readily	sensed	in	most	areas.		The	North	Channel	area	offers	over	2,000	
square	miles	of	water	area	for	boating	activities	to	“hide	out”	and	provides	a	unique	travel	
experience.	
	

	
Source:	Base	Map,	U.S.	Department	of	Commerce,	National	Oceanic	and	Atmospheric	Administration	(NOAA)	Chart	
14,360	(2015)		
	
The	location,	the	size	and	generally	colder	water	temperatures	with	the	realities	of	being	in	the	
upper	portion	of	the	Great	Lakes	/	St	Lawrence	Lowland	climate	zone	provides	a	relatively	short	
boating	season	for	all	but	the	hardiest	of	boaters.			
	
The	largest	portion	(estimated	80	percent)	of	the	main	boating	activity	in	the	North	Channel	is	
from	early	July	to	mid-August	making	for	a	six	week	“high	season”.	However,	variable	weather	
conditions	in	the	weeks	leading	to	it	and	during	this	period	can	disrupt	the	North	Channel’s	
visitor	experience	and	the	commercial	success	of	suppliers	of	goods	and	services	to	visiting	
boaters.		
	
Distant	boaters	transiting	by	water	may	require	several	days	or	more	to	make	the	distance	from	
their	home	ports	in	Georgian	Bay,	lower	Lake	Huron	and	Lake	Michigan	into	North	Channel	
waters	and	the	same	for	returning	to	their	home	ports.		(See	following	Table)	
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Distances	by	Water	to	Reach	The	North	Channel	from	Lower	Lake	Ports	

From	 To	 Distance	(Statute	Miles)	
Detroit		 Kagawong	 347	
Sarnia		 Kagawong	 217	
Goderich	 Kagawong	 195	
Tobermory		 Kagawong	 73		
Owen	Sound		 Kagawong	 119	
Collingwood		 Kagawong	 134	
Midland		 Kagawong	 217	
Parry	Sound		 Kagawong	 161	
Chicago		 Kagawong	 450	
Mackinaw	Island		 Kagawong	 121	
Sources-	Map	U.S.	Department	of	Commerce,	National	Oceanic	and	Atmospheric	Administration	(NOAA),	Distances	
Between	United	States	Ports	2012,NOAA,	Ports	Cruising	Guide,	Georgian	Bay,	North	Channel	&	Lake	Huron,	2014	
	
A	number	of	other	factors	are	critical	to	the	“success	of	the	season”	for	both	boaters	and	those	
involved	directly	in	the	boating	and	related	businesses	in	the	North	Channel.		These	include	but	
are	not	limited	to:	
	
Water	levels	-	after	9	years	of	low	water	levels	(2009	was	the	last	year	that	Lake	Huron	was	at	
historic	average	levels)	the	North	Channel	returned	in	2014	to	historic	average	levels	and	
increased	further	again	during	the	2015	season.		The	water	level	as	of	(August	2015	was	30	
inches)	above	where	it	was	in	2013.		The	low	water	conditions	removed	many	former	favoured	
anchoring	options	for	boaters,	complicated	marina	operations	and	provided	a	higher	risk	to	boat	
owners	of	boat	damage	while	in	North	Channel	waters.	See	following	chart	illustrating	the	past	
ten	years	of	Lake	Huron/Michigan	water	levels1.	

	

Period:	Month	end	January	1995	to	July	2015	–	water	levels	in	metres	
	
Exchange	rate	swings	between	the	Canadian	and	US	dollars	($1.05	to	$0.76	during	the	past	five	
years)2.	A	lower	Canadian	dollar	encourages	American	boaters	to	come	in	into	Canadian	waters.	
(Chart	follows)	

																																																								
1	http://www.glerl.noaa.gov/data/dashboard/GLWLD.html 
	
2	http://www.oanda.com/currency/historical-rates/	
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The	price	of	gasoline	and	diesel	fuels	in	Canada	for	the	past	five	years		(all	prices	$U.S.	per	U.S.	
gallon)	–	Canada	high	$5.25	vs.	low	$3.32		/	U.S	high	$3.96	vs.	low	$2.02.	
	

	
• Impacts	of	the	2008	recession	challenges	in	Ontario	and	Michigan	that	was/is	the	“home	

port”	for	the	majority	of	visiting	transient	boaters	who	visited	the	North	Channel.	Michigan	
was	not	able	to	replace	500,000	manufacturing	jobs	lost	in	the	2008	recession.			Ontario	lost	
300,0003	manufacturing	jobs	during	the	same	period.			
	

																																																								
3	http://mowatcentre.ca/how-ontario-lost-300000-manufacturing-jobs/		
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Increasingly	onerous	border	security	costs	and	border	waits	requirements	for	United	States	
(U.S.)	boaters	entering	Canada	and	re-entering	from	Canadian	waters	4	

	
Weather	conditions	that	can	slow	the	start	of	the	cruising	boat	season	or	shorten	the	normal	5	
to	6	week	“busy	season”.		Cold	or	wet	days	in	the	month	of	June	can	alter	travel	plans	in	July	
and	August,	especially	if	long-term	forecasts	are	for	dubious	weather	
	
The	interaction	of	all	of	the	above	factors	creates	a	highly	uncertain	and	unpredictable	situation	
in	terms	of	whether	a	given	boating	season	will	be	‘successful’	or	‘unsuccessful’	from	a	marina	
operation	perspective.	

	
	

Some	Facts	and	Notes	About	Boating	in	the	North	Channel	of	Lake	Huron	
• There	is	no	data	on	the	number	of	boats	and	the	number	of	crew	and	passengers	that	

are	in	the	North	Channel	annually	-	there	are	no	“check-in”	requirements	for	boaters	-	
only	American	boaters	who	are	sailing	from	American	ports	are	required	to	“check-in”	
with	Canada	Border	Services	Agency	upon	entry	and	with	U.S.	Customs	and	Border	
Protection	upon	return	–	boats	on	trailers	are	cleared	by	Canada	Border	Services	Agency	
at	their	land	based	port	of	entry	but	the	destination	is	not	recorded	–	additionally	there	
is	a	significant	number	of	locally	based	boats	in	the	North	Channel	area.			

• There	are	just	over	1,300	marina	slips	in	the	North	Channel	area	split	about	50/50	
between	seasonal	and	transient	docks.5		

• The	North	Channel	area	extends	from	Killarney	to	Bruce	Mines/Hilton	Beach	(115	miles)	
between	the	northern	main	land	and	the	northern	shore	of	Manitoulin	Island	–	there	
are	about	2,000	sq.	miles	of	water	available	for	cruising	and	shore	adventures	offering	
many	route,	mooring	and	destination	options.			

• The	most	popular	cruising	area	of	the	North	Channel	for	boaters	is	between	Killarney	to	
Blind	River	(70	miles)	offering	relatively	quiet	waters,	many	islands	and	sheltered	
anchorages	and	port	options	for	supplies	and	services.	

• Transient	boaters	are	the	largest	boat-using	group	in	the	North	Channel	–	they	provide	
an	estimated	80	to	90	percent	of	the	North	Channel	visitors	–	during	a	week	of	the	
“busy	season”	several	hundred	boats	are	“out-there”	somewhere	in	the	North	Channel.	

• Experienced	boating	observers	note	that	the	ratio	between	powerboats	to	sail	boats	in	
the	North	Channel	is	now	75%	power	and	25%	sail	–	the	ratio	20	years	ago	was	about	
50/50.	

• Until	the	economic	recession	of	2008	about	50%	of	the	boaters	in	the	North	Channel	
were	estimated	to	be	American	(90	percent+	from	Michigan)	-	most	observers	believe	
that	in	the	six	years	to	2014	the	number	of	American	boaters	has	been	reduced	to	25	
percent	of	the	total	vessel	traffic.		

	
Continued	….	
	

																																																								
4	U.S.	boats	and	crews	must	clear	U.S.	Customs	(mainly	Drummond	Island)	upon	returning	to	U.S.	waters.	Each	
crewmember	requires	a	U.S.	passport	and	NEXUS	documentation.		The	combined	costs	for	both	documents	is	in	excess	
of	$U.S.190	each.	About	34%	of	U.S.	citizens	hold	passports	making	it	the	lowest	level	of	passport	holding	citizens	
among	the	member	countries	of	the	OECD.	
5 The Ports Cruising Guides- Georgian Bay, The North Channel and Lake Huron, 2014  
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• The	Benjamin	Island	Group	(North	and	South	Benjamin	plus	adjacent	Croker	Island)	is	

the	most	popular	destination	in	the	North	Channel	for	boaters	–	the	islands	represent	a	
geological	transition	between	the	white	quartz	of	the	La	Cloche	Mountains	to	the	north,	
the	pink	granite	rocks	of	the	Benjamin	Group	and	the	limestone	rock	of	the	southern	
islands	in	the	area	–	sunsets	are	special	in	the	Benjamin	Group	when	the	sun’s	rays	turn	
the	pink	granite	golden	in	colour	–	the	effect	is	magical	and	makes	for	a	very	special	
place,	arguably	the	most	scenic	in	the	entire	North	Channel.	It	is	13	miles	from	
Kagawong6,	the	nearest	port.	

• Kagawong	provides	the	most	sheltered	route	in	windy	conditions	to	and	from	adjacent	
Manitoulin	Island	ports.		

	

	
Sunset	in	The	Benjamin	Island	Group	

Google	Images	
	
	

	

																																																								
6	Based on a point just south of South Benjamin Island			
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Source:	Base	Map,	U.S.	Department	of	Commerce,	National	Oceanic	and	Atmospheric	Administration	(NOAA)	Chart	
14,360	(2015	
	
	

	
	
Kagawong	is	13	miles	from	the	popular	Benjamin	Island	Group	in	the	North	Channel	
The	Ports	Cruising	Guides-	Georgian	Bay,	The	North	Channel	and	Lake	Huron,	2014	
	
	

	
	
Busy	summer	afternoon	South	Benjamin	Island	–		
Google	Image	
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1.1		Data	Constraints		
	
The	absence	of	data	and	other	information	or	the	ability	to	access	reliable	data	places	
limitations	in	some	areas	of	the	analysis	that	follows.		Differences	in	accounting	assumptions	
and	approaches	by	public	organizations	operating	marinas	also	constrain	the	interpretation.		
	
The	report	authors	were	highly	dependent	on	information	provided	by	a	large	number	of	
knowledgeable	interviewees	in	the	boating	sector	with	multi-year	experience,	and	thank	these	
individuals	for	their	co-operation	in	this	project.		They	provided	the	best	information	they	had	or	
provided	“guesstimates”	based	on	their	past	experience.		At	the	end	of	the	day,	data	from	a	
variety	of	sources	was	used,	including	insights	of	experienced	marina	operators	and	others	
knowledgeable	of	the	industry	and	using	this	data	a	conservative	approach	to	estimation	was	
undertaken.		We	believe	that	for	the	requirements	of	the	study	at	this	time	that	the	numbers	
employed	are	sufficient	and	directionally	correct	to	make	first	round	decisions	regarding	the	
prospects	for	the	project.		
	
	

1.2			Supply	–	Boats	and	Boaters	
	

1.2.1		Boating	Trends	Canada	and	the	United	States	
	
The	years	2000	to	2008	experienced	a	period	of	significant	sustained	economic	growth	in	North	
America.		The	boating	industry	in	the	same	period	enjoyed	strong	annual	growth,	often	
exceeding	10%.		Manufacturers	drove	the	market	demand	towards	larger	boats	with	more	
expensive	offerings	to	meet	customer	demands.	The	number	of	boats	and	the	number	of	
persons	enjoying	boating	grew	to	record	levels.	
	
In	2008	the	North	American	economic	bubble	burst	into	a	major	recession	and	the	recreational	
boating	sector	(a	discretionary	investment	decision)	was	hit	very	hard.		Current	boat-owners	and	
potential	new	or	used	boat	buyers	exited	from	the	market	or	delayed	boat	purchase	decisions	
until	economic	conditions	improved.		
			
The	timing	was	harsh	for	large	boat	builders	in	the	US	and	Europe	who	were	moving	into	the	
production	of	larger	and	more	expensive	boats	directed	at	recent	new	boat-owners	who	wanted	
to	“move	–	up”	in	size.			Potential	customers	retreated	from	buying	decisions	or	exited	from	the	
boating	market.		The	next	few	years	were	difficult	for	the	boating	industry	across	North	
America,	which	has	still	not	recovered	to	former	sales	levels.			
	
Telephone	interviews	with	senior	staff	of	Boating	Ontario	(boating	industry	association)	
confirmed	that	the	Ontario	market	sector	took	a	major	economic	hit	in	2008	and	it	had	a	lasting	
impact	in	the	following	years.	They	reported	that	in	the	past	2	to	3	years	there	has	been	a	
modest	recovery	in	the	sales	of	new	boats	in	Ontario	but	not	close	to	the	levels	experienced	in	
the	years	prior	to	2008.		
	
The	boats	that	are	being	purchased	(new	or	used)	are	generally	smaller	than	pre-recession	
levels.	In	the	larger	boat	market,	the	35-37	foot	length	of	boats	is	now	the	most	popular	size.	
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Data	for	the	North	American	boating	industry	is	fragmented	and	when	available	not	broken-out	
in	sufficient	detail	that	it	can	readily	be	applied	to	the	North	Channel	boating	market.	
	

1.2.2	Boating	Trends	in	the	North	Channel	of	Lake	Huron	
	
In	the	5	years	post	2008	to	2013	boat	traffic	in	the	North	Channel	was	down	an	estimated	20	to	
40	percent.7		It	was	a	disastrous	economic	situation	in	many	areas	of	Ontario	and	in	the	U.	S.		
The	Great	Lakes	states,	particularly	in	jurisdictions	with	a	high	job	dependency	in	the	heavy	
industrial	and	traditional	manufacturing	sectors	experienced	the	largest	economic	challenges.			
	
The	State	of	Michigan	with	a	major	economic	dependency	on	the	automobile	sector	was	one	
the	states	most	impacted	with	state-wide	unemployment	rates	exceeding	15	percent	with	
higher	rates	in	may	cities	and	counties.			
	
Many	personal	lives	were	economically	impacted	–	many	middle-class	boat	owners	in	particular	
opted	out	of	an	expensive	interest	or	reduced	their	involvement	with	boating.	Boat-owning	
business	owners	and	persons	in	senior	professional	positions	were	affected	when	businesses	
failed	or	required	re-structuring.		For	the	most	part,	the	wealthy	were	less	impacted	and	had	
sufficient	resources	to	maintain	their	boating	interests.	
	
Michigan	and	the	North	Channel	have	enjoyed	a	historic	linkage.		People	from	Michigan	
“pioneered”	much	of	the	cruising	popularity	of	the	North	Channel.		Ontario	boaters	followed	
later.		American	based	boats	up	to	2008	represented	an	estimated	50	percent	of	the	total	
boaters	in	the	North	Channel	during	“the	season”	and	90	percent	of	the	boats	called	Michigan	
home.	
	
The	Gore	Bay	marina	reported	that	in	the	period	leading	to	2008	that	75	percent	of	their	
transient	traffic	was	U.S.	based	and	90	percent	of	that	traffic	was	from	Michigan	ports.			
	
Long-time	observers	of	the	North	Channel	traffic	confirmed	that	the	number	of	Ontario	based	
boats	moving	into	the	North	Channel	area	also	declined	during	this	period	and	marinas	reported	
reduced	seasonal	docking	demand	immediately	post	2008.		The	decline	was	also	exacerbated	by	
the	impact	of	high	fuel	prices	and	low	water	levels.		
	
During	the	past	two	boating	seasons	(including	2015)	conditions	have	improved	somewhat.	
The	Ontario	economy	in	the	first	6	months	of	2015	saw	employment	growth	that	exceeded	
population	growth	along	with	British	Columba	and	Quebec.		This	was	not	the	situation	in	the	
other	10	provinces	and	territories.		Michigan	in	June	2015	reported	an	unemployment	rate	of	
just	over	5.3%	while	in	Ontario	it	was	6.5%.	Both	jurisdictions	report	growth	in	employment	is	
mainly	in	the	service	sector	as	well	as	long-term	concerns	regarding	the	number	of	persons	who	
have	run	out	unemployment	benefits	and	high	unemployment	rates	among	young	people	
entering	the	workplace.	
	

																																																								
7	Stan	Ferguson,	Chair,	North	Channel	Tourism	Council,	Interview	June	17,	2015	and	confirmed	in	other	interviews	
with	other	experienced	observers	of	North	Channel	boating.		
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It	took	5	years	for	U.S.	employment	to	return	to	previous	levels	prior	to	the	2008-2009	recession	
using	the	same	measure.	In	the	first	6	months	of	2015,	43	states	plus	D.C.	had	positive	
employment	growth	vs.	population	growth.		This	included	all	U.S.	states	bordering	the	Great	
Lakes.		These	Great	Lakes	states	have	all	enjoyed	similar	economic	performance	since	2012	in	
job	creation	8.		
	
These	are	encouraging	signs	of	improvements	in	the	U.S.	economy	but	caution	should	remain	
about	future	economic	prospects	given	lower	oil	prices	and	international	currency	variables.		
	
In	summary	there	are	signs	of	encouraging	economic	improvement	developments	in	the	U.S.			
For	Canada	and	for	Ontario,	the	boating	business	is	still	catching	up	to	pre	2008	market	
participation	levels.	
	

1.2.3	Features	of	the	Boating	Market	in	the	North	Channel	
	
The	main	features	of	the	North	Channel	boating	market	are:	

• Strong	reliable	data	is	missing,	partial	or	based	on	estimates	for	most	of	the	metrics	
sought	in	a	study	of	this	type.	

• There	is	a	short	“busy	season”	for	about	6	–	8	weeks	in	July	and	August	–	during	this	
period	an	estimated	80	percent	of	the	marina	related	business	in	the	North	Channel	
takes	place	–	historic	weather	patterns	of	cooling	off	in	mid-August	and	the	Northwest	
winds	come	in	stronger	force.		This	leaves	little	“wiggle	room”	for	boating	businesses	
operators	in	the	area.	

• The	majority	of	the	visitors	to	the	North	Channel	area	are	from	outside	the	North	
Channel	area	and	must	move	their	boats	by	trailer	or	water	into	the	North	Channel	area	
–	this	may	involve	a	single	or	multiple	days	of	“getting	to	and	getting	back”	from	the	
North	Channel	depending	on	the	size	and	type	of	boat		

• North	Channel	boaters	(including	all	types	of	boats)	cut	across	all	social	classes	and	
income	levels	and	incorporates	local,	regional	residents	and	with	external	visitors	from	
Canada	(Ontario)	and	the	United	States	(Michigan).		

• The	number	of	external	North	Channel	boats	is	down	by	an	estimated	20%	to	40%	from	
pre	2008	numbers	and	experienced	observers	noted	there	are	some	signs	of	
improvement	but	they	have	not	returned	to	pre	2008	levels.	

• The	largest	missing	group	of	boats	and	visitors	missing	in	the	North	Channel	are	
American	and	most	are	from	Michigan	representing	90%	of	American	boaters.	

• Water	levels	have	improved	during	for	the	past	two	seasons	making	the	North	Channel	
a	more	attractive	boating	destination	

• It	is	tougher	and	more	expensive	for	American	citizens	to	clear	customs	to	return	to	the	
U.S.	–	this	could	be	impacting	some	boaters’	decisions	about	“crossing	the	border”	to	
visit	the	North	Channel	

• Other	influences	impacting	North	Channel	visitor	levels	include,	
• The	price	of	fuels	(gasoline	and	diesel)	-	down	in	the	2015	season	

																																																								
8	The	Globe	and	Mail,	Report	on	Business,	August	8,	2015,	p	1		
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• The	Canada/U/S.	exchange	rate	–	better	for	Americans	this	year	in	Canada	but	
the	major	exchange	rate	difference	occurred	in	May	well	after	many	U.S.	
boaters	had	made	their	summer	vacation	plans	

	
	

1.2.4	Conclusions	Demand	Side		
	

1. The	number	of	boats	and	visitors	are	down	in	the	North	Channel	by	20%-40%	compared	
to	7	years	ago	prior	to	the	2008	North	American	recession.	

2. Eighty	percent	of	the	boating	business	occurs	in	a	5	to	6	week	period	from	early	July	to	
mid-August.	

3. U.S.	based	boats	used	to	represent	the	major	boating	customer	group	prior	to	2008	–	
their	numbers	are	down	in	the	years	2009	to	2015.	

4. Ninety	percent	of	the	American	boaters	in	the	North	Channel	are	from	the	State	of	
Michigan.	

5. Notwithstanding,	there	are	several	positive	developments	recently.		In	the	past	two	
years	boating	conditions	have	improved	in	the	North	Channel	area	–	water	levels	have	
returned	to	above	historic	average	levels,	fuel	prices	have	declined	and	the	U.S.	dollar	
value	compared	to	the	Canadian	dollar	has	improved	significantly	to	Americans’	
advantage.		These	factors	contribute	to	a	more	positive	economic	outlook	looking	
forward.	
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1.3	Demand	Side	(North	Channel	Communities	and	Marinas)		
	

1.3.1		Introduction		
	
The	North	Channel	of	Lake	Huron	is	a	long	and	narrow	marine	highway	with	many	turn-off	
options	for	exploring	and	mooring	out	overnight.		The	reality	is	that	all	boats	must	eventually	
return	to	port	for	supplies,	possible	servicing	and	requirements	of	crew	and	for	a	long	list	of	
other	reasons	including:	hot	showers,	laundry,	crew	changes,	health	reasons	and	relief	from	
“cabin-fever”	after	a	period	of	miserable	weather	or	sea	conditions.		
	

Lake	Huron	North	Channel	Recreational	Boating	Traffic	Sources	and	Courses	

	
Source:	Base	Map,	U.S.	Department	of	Commerce,	National	Oceanic	and	Atmospheric	Administration	(NOAA),	2015	
The	larger	the	boat	the	more	self	sustained	is	its	capacity	to	remain	away	from	port	longer.		
Typically	the	average	larger	boat	(power	and	sail	–	30	ft.	to	40	ft.)	in	the	North	Channel	will	pull	
into	port	every	3	to	5	days	(often	determined	by	the	size	of	its	holding	tank	for	“black	water”).	
	
North	Channel	boaters	have	6	possible	port	options9	where	to	put-in	extending	from	Killarney	in	
the	east	to	Blind	River	in	the	most	popular	cruising	area.		
	
In	the	area	of	The	Benjamin	Island	Group	(the	major	North	Channel	destination)	there	are	4	
communities	and	11	marina	options.	They	represent	the	closest	ports	for	boaters	in	the	area	of	
The	Benjamin	Island	Group.		All	are	within	a	similar	distance	(12	to	17	miles)	from	The	Benjamin	
Island	Group	and	are	the	closest	supply	point.	The	table	below	summaries	the	present	options	
and	features.	
	
	
	
																																																								
9	Mainland	–	Killarney,	Spanish,	Blind	River	/	Manitoulin	Island	–	Little	Current,	Kagawong,	Gore	Bay	
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Distances	to	Adjacent	Ports	from	The	South	Benjamin	island	Group	

Port	

Distance	(Miles)	
From	a	Point	

Immediately	South	
of	S.	Benjamin	Island	

Number	of	Marinas/	
Designated	Transient	
Slips	

Notes	

Kagawong	 13	 1	/	5	
Partial	Services	
Scattered		

Little	Current	 17	 6	/	139	
Full	Services	
Concentrated		

Gore	Bay	 14	 1/40	
Full	Services		
Concentrated	

Spanish	 12	 3	/	55	
Full	Services		
(Business	area		
0.5	mile	away)	

Total	 	

Total	–	11	Marinas	
with	transient	216	

slips		
	

	

	
The	chair	of	the	North	Channel	Marine	Tourism	Council	when	questioned	about	the	supply	of	
docking	among	North	Channel	marinas	indicated	there	was	at	present	a	surplus	of	docks	and	
there	has	been	for	several	years	post	2008.		None	of	the	4	marina	managers	we	interviewed	
could	cite	an	occasion	in	the	past	5	years	when	they	have	not	been	able	to	accommodate	a	boat	
for	the	night.	
	

1.3.2	Boater	Expectations	and	Needs	of	Communities	and	Marinas	
	
First	a	description	of	the	types	of	boats	and	boaters	that	an	expanded	marina	will	provide	
services	to	in	the	North	Channel	area	is	presented,	followed	by	an	identification	of	their	needs.	
	
The	potential	North	Channel	boat	fleet	that	the	improved	marine	improvements	in	Kagawong	
will	serve	includes	the	following	types	of	boats.		There	are	a	significant	number	of	boats	in	the	
immediate	North	Channel	area	–	the	“Home	Feet”	and	a	larger	number	of	boats	in	the	
“Transient	Fleet”		(boats	away	from	their	home	port)	that	are	concentrated	in	the	5	or	6	weeks	
in	“the	high	season”.		The	combined		“Home	Fleet”	and	“Transient	Fleet”	includes	the	following	
boat	segments,		
	

• Small	outboards	for	fishing	or	recreation	use	(typically	day	use	and	<18	ft.)	that	are	
locally	based	or	trailered	into	the	North	Channel	area	by	fishers	and	cottage	owners	

• Day	sail	boats	that	are	16	ft.	to	20	ft.	most	of	which	are	locally	based	
• Larger	powered	(outboard	or	inboard-outboard	drive)	that	have	limited	cruising	

capacity	(no	dedicated	head	or	galley	facilities	typically	18ft.	to	25	ft.)	these	can	be	
locally	based	or	trailered	into	the	region	and	launched	from	many	available	launching	
ramps	in	the	region		

• Larger	power	boats	(30	ft.	-	100+	ft.)	most	often	with	inboard	engines	–these	boats	are	
fully	equipped	for	cruising			
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o a	smaller	percentage	of	this	type	of	boat	is	permanently	based	in	the	North	
Channel	region		

o a	larger	percentage	of	these	boats	travel	from	their	home	ports	on	Georgian	
Bay,	lower	Lake	Huron/Michigan/	or	larger	American	based	boats	that	may	
enter	the	Great	Lakes	via	the	New	York	State	Canal	system	

• Larger	cruising	sail	boats	(25	ft.	to	50	ft.)	
o as	with	larger	power	boats,	a	small	percentage	are	permanently	based	in	the	

North	Channel	region		
o there	is	also	a	summer	season	fleet	that	mainly	is	home	based	from	Lake	

Huron/Georgian	Bay/Detroit	area	and	Lake	Michigan	ports	from	Canada	and	the	
U.S.			

	
The	present	ratio	between	powerboats	and	sailboats	in	the	North	Channel	area	is	75	percent	
power	and	25	percent	sail.		The	locally	based	boats	tend	to	be	mostly	<	25	ft.	in	length.		Boats	
that	are	trailed	into	the	North	Channel	area	from	other	parts	of	Ontario	and	the	U.	S.	most	often	
are	similar	in	features	to	the	“Home	Fleet”	of	boats.	
	
Boats	that	transit	into	the	area	from	the	lower	Great	Lakes	are	generally	larger	in	size	and	are	
equipped	for	cruising	and	capable	of	better	handling	in	the	potential	heavier	sea	conditions	of	
the	open	lake	waters	and	weather	conditions.		Most	boats	in	this	category	are	>30	ft.	in	length.	
In	the	case	of	bad	weather	prudent	boaters	prefer	to	“hunker	down”	in	a	port	or	safe	
anchorages	than	take	a	risk	at	being	“on-the-water”	during	bad	weather	conditions.	
	
Powerboats	generally	offer	higher	cruising	speeds	and	flexibility	in	routing	options	than	
sailboats	and	are	major	purchasers	of	gasoline.		Diesel	fuel	is	generally	used	by	larger	cruising	
sailboats	and	powerboats.	
	
Sail-boaters	must	be	prepared	for	adverse	weather	situations	while	on	the	open	lake	waters	as	
their	speed	and	options	are	more	limited	than	powerboats.		North	Channel	observers	of	these	
visiting	outside	larger	boats	agree	that	most	of	these	larger	boats	are	between	30	ft.	and	40	ft.	
of	length.		
	
Transient	and	local	boaters	have	a	number	of	expectations	and	requirements	in	the	
determination	of	the	community	and	marina	that	they	will	head	to	assuming	distance	is	not	a	
factor	and	it	fits	their	cruising	plans.	
	
The	proposed	expanded	marina	operation	in	Kagawong	will	cater	to	all	these	types	of	boats	
	
	

1.3.3			Existing	Marinas	in	the	Most	Popular	Cruising	Area	
	
In	the	main	area	of	the	North	Channel	(Killarney	to	Bruce	Mines)	there	are	presently	1,345	slips	
available	to	seasonal	and	transient	boaters	among	26	marina	operations		
	
Ownership	of	the	marinas	is	divided	between	14	private	operators	and	12	municipal	owned	
operations.			
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The	largest	concentration	of	marina	slips	is	found	in	Little	Current	(289	slips)	and	Killarney	(290	
slips).		Between	the	two	communities	they	represent	48	percent	of	total	North	Channel	marina	
slips.	
	
The	smallest	marina	operation	in	the	popular	cruising	area	of	he	North	Channel	is	Kagawong	
with	22	existing	slips	not	including	the	slips	in	the	separate	small	craft	basin.	Only	Kagawong	has	
a	shallow	draft	marina	(Small	Craft	Basin)	dedicated	to	smaller	boats	in	the	North	Channel.				

	
	
	

Locations	of	Main	Marinas	Serving	the	North	Channel	

	
Source:	Base	Map,	U.S.	Department	of	Commerce,	National	Oceanic	and	Atmospheric	Administration	(NOAA),	2015	
(Hilton	Beach,	St.	Josephs	Island	might	be	included	across	from	Bruce	Mines	but	it	is	largely	local	sailor	and	some	
transients).	
	
Based	on	2014	information	there	is	almost	a	50/50	split	between	seasonal	users	and	transient	
among	marina	users.		A	detailed	table	providing	additional	information	and	a	breakdown	by	
each	marina	operation	is	provided	on	the	following	page.	As	previously	noted,	limited	
information	was	available	regarding	the	number	of	total	transient	nights	among	the	operators	
was	available.			
	
Some	public	marinas	did	not	differentiate	their	data	between	seasonal	and	transient	users,	the	
type	of	vessel	or	its	homeport.			Other	marina	operations	had	purchased	software	that	would	
not	allow	this	type	of	data	breakdown.	
	
Gore	Bay	reported	that	the	last	information	they	had	with	this	breakdown	was	for	the	years	
2010	to	2012.		Gore	Bay	has	130	slips	in	total	with	70%	(90	slips)	being	seasonal	and	30%	(40	
slips)	being	transient.		For	those	three	years	for	which	records	were	available	the	average	
annual	transient	use	averaged	1,300	nights	for	the	entire	season	most	of	which	was	in	the	42	
nights	of	the	“the	high	season”	over	the	60	days	of	July	and	August.	
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The	table	below	outlines	what	boaters	expect	from	the	marina	where	they	are	docking,	as	well	
as	from	the	community.	
	
	

Boater’s	Community	
Expectations	

Kagawong		
Status	

Boater’s	Marina	Expectations	 Kagawong		
Status	

Meets	most	of	the	boater’s	
“needs	list”	for	going	into	port	
compared	to	other	port	options		

	

No	
	

	Safe	and	secure	docking		
	

No	
	

	Supply	stores	not	too	far	away	
from	the	marina	(assume	walking	
or	the	marina	may	provide	drive)	

No	
	

	Calm	waters	(for	shelter	and	sleeping)	
	

No	
	

Restaurant	options		 Limited	and	
distant	

Fuel	(gasoline/diesel/propane	access)	 Gas	Only	

Offers	other	recreational	and	
cultural/heritage	features	such	as	
beaches		

Yes	
	

Pump-out	services	
	

Yes	
	

Food	and	LCBO10	and	other	re-
supply	requirements		

Partial	 Ice	(blocks	and	cubes)	
	

Yes	
	

A	positive	visitor	experience	
(prepared	to	recommend	or	
return	in	the	future)	

Partial	 -		Potable	water	
	

Yes	

	 	 Dockside	electrical	power	(30	-	50	amp)	
for	larger	boats	

Yes	(needs	
updating)	

	 	 Clean	and	attractive	
washrooms/laundry/showers	

No	

																																																								
10		A	LCBO	independent	agency	outlet	is	located	adjacent	to	Kagawong	in	the	Bridal	Veil	Falls	area	(Bridal	Veil	Falls	
Variety)	about	1	km.	from	the	marina	area.	
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1.3.4		Review	of	Market	Trends	2008	to	Present	Season	
	
Some	Improvements	in	the	North	Channel	Boat	Traffic	During	the	Past	Five	Years	
	
Interviewed	marina	managers	in	the	region	reported	that	there	has	been	an	improvement	in	
business	and	boat	traffic	from	the	“low”	days	following	2008.	
	
They	noted	there	has	been	a	large	“permanent	migration”	of	boats	from	the	ports	and	marinas	
in	the	southern	portion	of	Georgian	Bay	and	from	the	Goderich	and	Bayfield	areas	as	boat	
owners	elected	to	become	seasonal	tenants	at	North	Channel	marinas	and	keep	their	boat	in	
the	area	year	round.			
	
Based	on	the	information	the	authors	received	it	would	seem	that	between	50	and	100	boats	
are	now	in	the	North	Channel	within	this	category	in	the	past	four	years.	Many	boaters	are	using	
the	MS	Chi-Cheemaun	as	passengers	only	to	access	their	vessels	and	leaving	a	second	vehicle	on	
Manitoulin	Island.	
	
Reasons	cited	included,	lower	cost	of	dockage,	avoidance	of	crowded	waters	and	easy	access	to	
a	“better”	boating	experience.	
	
This	trend	is	about	five	years	old	(since	2008)	and	is	significant	with	some	managers	reporting	
that	now	20	to	25	percent	of	their	present	“tenants”	are	former	southern	Ontario	based	boats.		
	
The	other	trend	of	note	is	that	there	are	smaller	new	boats	(sail	in	particular)	in	the	35-37	feet	
length	category	are	now	seen	in	the	North	Channel.	
	
The	chair	of	the	North	Channel	Marine	Tourist	Council	did	note	that	it	is	his	sense	that	today	
there	remains	a	surplus	of	slips	to	the	number	of	boats	in	the	North	Channel.	
Note	should	be	made	that	the	two	summer	months	(main	popular	boating	season)	is	in	reality	
two	seasons	–	the	high	season	is	post	the	American	July	4th	weekend	until	the	first	or	second	
week	of	August	when	the	cooler	and	stronger	winds	from	the	northwest	commence	in	the	
North	Channel	region.		
	
Early	Reflections	on	the	2015	Season	in	the	North	Channel	–	From	Knowledgeable	North	
Channel	Observers	the	Authors	Interviewed	Early	September	2015	
North	Channel	Overall	2015	Season	
-	Slow	start	to	the	season	in	July	(almost	two	weeks)	because	of	a	cold	and	wet	June	delayed	the	
arrival	of	transient	boaters.	
-	Better	than	usual	weather	in	August	kept	more	people	around	later	in	the	North	Channel	in	
2015	including	more	American	boats	
-	Boat	traffic	appears	to	be	up	about	5%	over	2014	levels	
-	“	Very	good	season	–	met	our	target	number	by	the	first	week	of	August”	a	marina	operator.		
	-	U.S.	based	boats	were	back	in	larger	numbers	most	citing	the	advantage	of	the	$U.S.	“always	
better	when	the	cost	of	the	HST	is	covered	by	the	exchange	difference”.	
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	Kagawong	Marina	
	Report	from	Kagawong	(did	not	keep	detailed	boat	traffic	data	until	2015)		
-	Small	Craft	Basin	was	at	97%	of	capacity	(29	of	30	slips)	
-17	seasonal	slips	and	5	reserved	for	transient	traffic	
-	For	July	and	August	2015	
-	Seasonal	berths	rented	12	of	17	(71%	of	capacity)	
-	5	Transient	berths	–	47	nights	rented	out	of	62	available	nights	provided	15%	of	total	capacity	
(based	on	320	available	slip-nights)	
-	Percent	ports	of	origin	–	U.S.	-60%	/	Canada	40%	
-	Percent	powerboats/sailboats	–	64%/26%	
-	Manager	reported	of	five	large	powerboats	(50	ft.	+)	traveling	as	a	group	during	in	July,	2015	
that	inquired	about	dockage	in	Kagawong	were	unable	to	be	accommodated	because	of	current	
dockage	limitations.	

	
The	following	table	(next	page)	provides	an	inventory	of	present	marina	slips	in	the	North	
Channel	region.			
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Inventory	of	Marina	Slips	North	Channel	
2015	

	 	 	 	 	
Port	 Name		 Private	 Public	 Seasonal	

Reserved	
Transient	

Total	

Killarney		

Killarney	Mountain	Lodge		 ✔	

	
0	 30	 30	

Pitfield's	General	Store		 ✔	
	

0	 2	 2	
Public	Dock		

	
✔	 0	 8	 8	

Channel	Marina		 ✔	
	

14	 4	 18	
Killarney	Marine	&	Rigging	 ✔	

	
14	 20	 34	

Gateway	Marina		 ✔	
	

0	 20	 20	
Sportsman	Inn		 ✔	

	
0	 140	 140	

Roque's	Marina		 �	
	

32	 6	 38	
Sub	-Total	

	 	
60	 230	 290	

Manitowaning	 Town	Dock		
	

✔	 0	 17	 17	

Little	Current		

Harbour	Vue	Marina		 ✔	
	

60	 5	 65	
The	Waterlot		 ✔	

	
0	 4	 4	

Town	Dock		
	

✔	 0	 84	 84	
Wally's	Dock	Service		 ✔	

	
0	 0	 0	

Boyle	Marine	 ✔	
	

60	 12	 72	
Spider	Bay	Marina		

	
✔	 100	 55	 155	

Sub	-Total	
	 	

214	 76	 289	

Kagawong		

Kagawong	Marina		
	

✔	 17	 5	 22	
Kagawong	Small	Craft		

	
✔	 30	 0	 30	

Sub	-Total	
	 	

47	 5	 52	

Gore	Bay		 Gore	Bay	Marina		
	

✔	 90	 40	 130	

Meldrum	Bay		

Meldrum	Bay	Marina		
	

✔	 15	 25	 40	
White	Sea	Resort	&	Charters	 ✔	

	
0	 25	 25	

Sub	–Total	
	 	

15	 50	 65	

Spanish		

Municipal	Marina		
	

✔	 70	 55	 125	
Mitchells’	Camp		 ✔	

	
30	 4	 34	

Vance’s	Marine	 ✔	
	

60	 6	 66	
Sub	–Total	

	 	
160	 65	 225	

Blind	River		 Marine	Park		
	

✔	 25	 85	 110	

,	Thessalon		 Thessalon	Marina		
	

✔	 40	 20	 60	

Bruce	Mines		 Bruce	Mines	Marina		
	

✔	 30	 10	 40	

	
TOTALS	

	 	
681	 616	 1,297	

Source:		Ports	Cruising	Guide	2014	and	Interviews		
	 	 	 	 		

	
	
	
	



Master Plan Report  Kagawong Waterfront Improvements 
	 	 	
	

C2S Engineering Inc.  
	

21	

1.3.5		Financial	Data	of	Adjacent	Municipal	Marinas	
With	the	cooperation	with	of	the	four	municipal	governments	who	operate	five	marinas	in	the	
most	popular	cruising	area	of	the	North	Channel,	we	were	able	to	compare	the	2014	(last	
complete	year)	financials	for	the	marina	operations.		There	were	some	inconsistencies	in	
accounting	reporting	so	the	authors	did	a	consolidation	to	develop	a	common	reporting	format	
for	revenues	and	expenditures.	
	
Overall	in	2014	four	of	the	marinas	had	small	deficits	with	their	marina	operations.	The	
exception	(Gore	Bay)	appears	to	make	money	largely	on	what	appears	to	be	due	to	the	large	
sales	of	diesel	and	gasoline	fuels	(the	marina	is	the	only	local	supplier).	
	
Following	on	the	next	two	pages	is	a	breakdown	of	the	revenues	and	expenditures.		
	

	
	
When	the	2014	revenues	and	the	expenses	of	the	two	municipal	marinas	in	Little	Current	
marinas	are	combined	the	revenues	were	$278,400	while	expenditures	of	$301,400	produced	a	
combined	loss	of	$23,000	for	the	year.			
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Billings	Township	–	Financial	Statements	–	Marina	–	Five	Years	2010	-	2015	

]	
	
The	chart	above	shows	the	recent	(last	5	years)	financial	performance	of	the	marina	in	
Kagawong.		As	the	chart	shows,	there	is	no	consistent	pattern,	with	one	year	showing	a	slight	
surplus	(2011),	one	a	large	deficit	(2012)	and	the	remaining	three	being	within	a	couple	of	
thousand	dollars	of	being	a	break-even	operation.
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The	table	below	compares	the	seasonal	and	transient	docking	fees	between	the	municipally-	
owned	marinas	in	the	Kagawong	area	(Little	Current,	Gore	Bay	and	Spanish)	and	other	marina	
operations	on	Georgian	Bay	and	in	Toronto.		The	blended	seasonal	dockage	fee	for	the	North	
Channel	marinas	for	a	boat	owner	of	a	35-foot	boat	was	$1,420.		The	fee	ranges	from	a	high	of	
$66.75	per	ft.	(Little	Current)	to	a	low	of	$31.00	per	ft.	(Spanish	and	Kagawong11).		Gore	Bay	has	
two	rates	of	$22.25	per	ft.	(Gore	Bay	residents)	and	$34.10		(non-	residents).		The	average	price	
per	ft.	among	these	marinas	was	$40.60	per	ft.	
	
In	southern	Georgian	Bay,	the	prices	per	ft.	rise	in	response	to	supply	and	demand	and	boaters	
are	paying	considerably	more	per	ft.	compared	to	the	average	public	marina	cost	per	ft.	from	
the	North	Channel.	A	boat	owner	with	that	35	“average”	ft.	boat	is	paying	2.5	to	3.4	times	the	
price	for	a	seasonal	slip.		At	the	top	end	(without	HST)	the	boater	can	be	paying	$4,800	per	
season	in	southern	Georgian	Bay	compared	to	$1,400	person	to	a	North	Channel	based	boat	
owner.	
	
This	is	important	because	one	of	the	bright	areas	of	new	market	growth	in	past	years	or	so	has	
been	the	permanent	movement	of	boats	from	the	high	price	areas	of	Southern	Ontario	to	North	
Channel	marinas.		It	would	appear	to	that	75	to	100	boats	are	in	this	category	and	this	might	
present	a	target	market	area	for	Kagawong	to	build	a	larger	seasonal	boater	customer	base.		
	

	
Comparison	of	Dockage	Charges	Between		

North	Channel	/Georgian	Bay/	South	Lake	Huron	and	Toronto	Marinas	
2015	Season		

	
Port	 Seasonal*	

$/ft.	(LOA)	
Slip	

For	35	ft.	
Boat	

Price	
Difference	
Factor	

Transient	
Overnight	

For	35	ft.	
Boat	

Per	Night	

Kagawong			
Small	Craft	Basin	
Large	Dock	(18	
slips)	

$325/season	
for	boats	>	
18	feet	

	 	 	 NA	

Small	Craft	Basin	
Small	Dock	(12	
slips)	

$295/season	
for	boats	

smaller	than	
18	feet	

	 	 	 NA	

Kagawong	
Marina	

$31.00	 $1,085	 	 $1.60	 $56.00	

Little	Current	**	 $66.75	 $2,336	 	 $1.75	 $61.25	
Gore	Bay	***	 $22.75	

(Res.)	
$34.10	

(Non	Res.)	

	
	

$1,194	

	 $1.80	 $63.00	

Spanish		 $30.50	 $1068	 	 $1.75	 $61.25	
	

																																																								
11 Excludes Small Craft Basin rates 
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Port	 Seasonal*	

$/ft.	(LOA)	
Slip	

For	35	ft.	
Boat	

Price	
Difference	
Factor	

Transient	
Overnight	

For	35	ft.	
Boat	

Per	Night	
Average	4	Above	
Marinas	

$40.60	 $1,420	 1.0	 $1.73	 $60.35	

Parry	Sound		 $60.76	 $2,226	 1.6	 $1.75	 $61.25	
Victoria	
Harbour****		

$116.00	 $4,060	 2.9	 $1.75	 $61.25	

Penetanguishene	
****	

$4,800	 $4,800	 3.4	 na	 na	

Collingwood		
Cranberry	
Marina		

$4,365	 $4,365	 3.1	 $1.75	
$42.00	

Minimum	

$61.50	

Toronto	
Outer	Harbour	
Marina	

$102.20	 $3,600	 2.5	 $1.75	 $61.25	

*					30-amp	hydro	included		
**			monthly	rate	$22.25/ft.	for	3	months		
***	non	resident	rate	(resident	rate	$24.07/ft.)	
****	by	slip	length	only	e.g.	35	ft.	boat	requires	40	ft.	slip		
	
	
The	table	below	indicates	that	in	3	of	the	4	communities	with	public	marinas	that	the	majority	
do	not	make	a	profit	and	required	taxpayer	support	in	2014.		
	

Per	Capita	Operating	Investment	in	Marina	Facilities	and	Operations	
North	Channel	Municipalities	with	Public	Marinas	(2014)	

	

Municipality	 Population*	
Revenues	

$	
Expenditures	

$	

Profit	
(Loss)	
$	

Net	Per	
Capita		

Operating	
(Subsidy)	or	

Profit	
$	

Billings		
Township	
(Kagawong)	

506	 45,900	 50,200	 (4,200)	 ($8.30)	

NEMI	**	
(Little	
Current)		

2,706	 278,400	 301,400	 (23,000)	 ($8.90)	

Gore	Bay		 850	 353,700	 253,600	 101,100	 $119.00	
Spanish		 696	 154,700	 161,500	 (7,000)	 ($10.00)	
*	Permanent	population	2011	not	including	seasonal	residents	that	is	a	factor	in	all	four-sample	communities	
**	Town	Dock	and	Spider	Bay	combined		
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1.3.6			Economic	Impact	of	Seasonal	and	Transient	Boaters	
	
Again	limited	information	is	available	in	the	area	regarding	the	economic	impact	of	local	and	
transient	boaters	in	the	North	Channel	area.		
	
Local	users	generally	provide	a	continuing	annual	revenue	stream	for	their	seasonal	slip	rental.		
Additionally,	they	may	purchase	through	the	marina,	or	another	local	operator,	boat	launching	
for	the	season,	winter	storage	and	perhaps	fall	and	spring	engine	maintenance.		During	the	
boating	season,	the	boat	operator	will	be	purchasing	fuel,	ice,	food	and	drink,	pump-out	fees,	
possibly	souvenirs,	etc.	contributing	to	the	community	and	local	economy.	
	
These	expenditures	on	an	annual	basis	may	vary	on	average	from	$2,000	to	$4,000+	for	a	larger	
boat	owner.		
	
Regarding	the	expenditures	of	transient	boaters,	the	best	source	of	information	was	some	work	
undertaken	in	2008	on	a	volunteer	basis	based	on	a	survey	of	boat-owners	and	their	economic	
impact	on	Gore	Bay.		They	found	that	on	average	each	boat	and	its	crew	spent	$250	in	total	in	
the	community	beyond	dockage	fees	and	other	marina	related	expenditures	such	as	fuel	
purchases,	pump-outs	etc.		This	is	additional	economic	impact	in	the	community	caused	by	the	
marina	operation	as	it	relates	to	expenditures	that	would	not	otherwise	take	place	(but	for	the	
marina).			The	survey	was	dropped	after	a	year	because	no	one	at	the	time	was	interested	in	this	
information.				
	
Based	on	the	estimated	recent	annual	average	of	1,200	transient	boat	nights	in	the	Gore	Bay	
Marina	and	making	allowance	for	inflation12	(11%	since	2008)	this	community	economic	impact	
would	now	be	about	$360,000	annually	outside	of	the	fees	(dockage/pump-outs/ice/fuel)	
collected	by	marina	operations	(approximately	equivalent	to	$275	per	boat	per	night)	flowing	
into	the	local	Gore	Bay	economy	from	non-marina	related	local	expenditures.		
	

1.3.7	Restaurants	and	Other	Services	in	Marinas	
	
Members	of	the	Billings	Township	Waterfront	Improvement	Committee	have	asked	the	
consultants	to	consider	the	possibility	of	a	year-round	restaurant	being	part	of	the	project.		This	
amenity	would	potentially	provide	a	community	gathering	place	and	add	an	additional	missing	
element	to	the	Kagawong	Village	features	that	attract	boaters.	
	
At	the	present	time	there	is	one	existing	year-round	restaurant	in	Kagawong	located	about	1	km	
from	the	marina	site	that	would	require	a	boater	to	undertake	a	1	km,	uphill	walk.	
	
There	were	during	the	2015	summer	season	three	seasonal	food	operations	in	the	“village	
area”.		As	well,	the	marina	itself	had	$12,000	in	retail	sales	(largely	ice	cream)	in	2014.	
	
There	is	a	real	challenge	in	making	the	business	case	for	any	private	operator	to	consider	a	year	
round	food	and	beverage	operation	in	Kagawong.		The	principal	reasons	for	this	conclusion	are:	

																																																								
12	Statistics	Canada	Consumer	Price	Index	(1995	–	2014)	Historical	Summary	
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• Seasonal	nature	of	the	business	
• The	small	population	in	Kagawong	and	low	population	density	in	the	general	area13		
• High	associated	capital	and	operating	costs	
• Existing	competition	

	
The	consultants	spoke	with	several	local	experienced	restaurant	operators	and	consultants	in	
the	food	service	business	that	confirmed	that	a	year-round	restaurant	in	Kagawong	would	not	
be	a	viable	business	proposition.		(See	footnote	for	details).	
	
The	experience	of	other	area	municipal	governments	undertaking	similar	initiatives	in	providing	
food	services	in	conjunction	with	their	marina	operations	offered	a	cautionary	tale.		Spanish	on	
the	mainland	across	from	Kagawong	saw	the	restaurant	they	incorporated	into	their	marina	
development	close	after	two	years,	while	in	adjacent	Gore	Bay,	The	Red	Roof	Pavilion	
Restaurant	(55	seat)	was	closed	shortly	after	opening.		Presently,	the	Town	of	Gore	Bay	is	
advertising	for	expressions	of	interest	for	a	restaurant	or	other	use.	
	
The	C2S	report	provides	two	concepts	for	consideration	regarding	a	potential	restaurant	being	
part	of	the	Kagawong	Waterfront	Improvements	Master	Plan	which	would	likely	be	operated	on	
a	seasonal	basis.	

1. Concept	“A”	with	1,860	Sq.	Ft.	with	30	seats	inside	and	28	seasonal	seats	outside		
2. Concept	“B”	with	1,750	Sq.	Ft.	with	28	seats	inside	and	32	seasonal	seats	outside	

	
The	authors	spoke	with	a	leading	Canadian	foodservice	and	franchise	consultant14	who	provided	
advice	and	identified	source	data	to	assist	in	our	analysis	of	the	viability	of	a	year-round	
restaurant	in	Kagawong.		Following	is	summary	of	our	findings.	
	
	 	

																																																								
	
14	Doug	Fisher,	President,	FHG	International	Inc.	and	Rob	Norris,	Co-Owner,	The	Anchor	Inn	Hotel	Little	Current,	
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Restaurants	by	the	Numbers	

All	$C	

Key	Metric	Indicator		 United	States	 Canada	
Average	Annual	Sales	/	Unit		 $1,466,000	

$1,188,000	(Median)	
$531,000	(Lower	Quartile)	

$619,000	(Canada)15	
$623,900	(Ontario)	
	
$300,0000	in	annual	sales	
considered	being	the	
minimum	sales	level	to	be	
financially	viable	by	industry	
experts	in	a	rural	situation.	

Sales	/	Seat	 $	11,400	(Median)	
$	6,600	(Lower	Quartile)	

$10,800	(Ontario	Family	
Restaurant)		
	(Note	higher	costs	in	Canada	
than	U.S.)	

Profit	(pre-	tax)		 8%	(Median)	
2.5%		(Lower	Quartile)	

4.2%	(Canada)	
2.8%	(Ontario)	

	
In	the	following	table	we	apply	these	key	metrics	to	the	two	potential	year-round	restaurant	
concepts	in	Kagawong	Concept	“A”	(1,860	Sq.	Ft.)	and	Concept	“A”	1,750	Sq.	Ft.)	using	the	
available	Canadian	data.		
	

Key	Metric	 Concept	“A”	
1,860	Sq.	Ft.	
30	inside	seats		

Concept	“B”	
1,750	Sq.	Ft.	
28	inside	seats	

Minimum	Annual	Sales	
Requirement	for	Sustained	
Operations	Rural	Location	
	

$300,000	 $300,000	

Annual	Sales	Per	Seat	
Required	to	Meet	Annual	
Sales		

$10,000	per	seat		 $10,714	per	seat	

Every	Month	Every	Seat	Must	
Generate		

$833	 $893	per	month		

Every	Day	the	Restaurant	is	
Open	Every	Seat	Must	
Generate		
Open	315	days/year	
Summer	7	days/week	
10	months	6	days/week	
6	Public	Holidays		

$31.75	 $34.01	

																																																								
15	The	2013	Bottom	Line	–	Guide	to	Canadian	Restaurant	Operating	Performance,	Kostuch	Media	Ltd/FGH	
International/Ryerson	University		
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Key	Metric	 Concept	“A”	
1,860	Sq.	Ft.	
30	inside	seats		

Concept	“B”	
1,750	Sq.	Ft.	
28	inside	seats	

Assume	40%	of	Annual	
Revenue	Requirements	
Comes	from	July	and	August		
Visitors	and	Local	Residents	
(17%	of	year)	

$120,000	 $120,000	

Difference	Between	Summer	
Revenues	and	Annual	
Requirements	

$180,000	 $180,000	

Assume	in	the	Other	Ten	
Months	of	the	Year	that	
100%	Percent	of	the	
Restaurant	Customers	will	be	
from	Billings	Township	
(Population	506,	households	
245)		

$18,000	per	month		
or	$73.47	per	household	per	
month	from	Billings	TP	
	
	

$18,000	per	month	
or	$73.47	per	household	per	
month	from	Billings	TP	
	
	

Estimated	total	monthly	
spending	on	restaurants	per	
household,	Billings	TP	(*)	

$120.00	 $120.00		

Conclusion		 Given	the	existence	of	1	year	round	bakery-restaurant	and	3	
seasonal	operations,	it	is	highly	unlikely	that	a	second	year-
round	restaurant	could	succeed	in	Kagawong,	with	the	
likelihood	of	success	being	very	challenging.		Experienced	food	
service	people	and	organizations	will	not	be	attracted	to	the	
opportunity.		The	history	of	restaurants	in	the	Kagawong	area	
reflects	these	challenging	conditions.	

	
Note:	(*)	New	Brunswick,	Canada’s	lowest	income	province,	had	monthly	spending	per	household	on	
restaurants	of	$140.75	in	2013	(Cansim	203-0028).		Manitoulin	District’s	after	tax	median	income	per	
household	in	2010	was	89.5%	of	New	Brunswick’s:	Billings	TP	estimated	restaurant	revenues	per	
household	have	been	discounted	using	85%	of	NB	data	since	restaurant	revenues	are	discretionary	funds.	
	
In	our	research	we	found	a	possible	lower	cost	alternative	model	for	providing	seasonal	food	
service	for	consideration	in	Kagawong	that	is	more	consistent	with	the	offering	in	other	
communities.	
	
Should	there	be	interest	in	this	concept	it	recommended	that	it	be	“tested”	with	experienced	
persons	in	the	food	service	sector	who	are	familiar	with	Manitoulin	Island.		A	description	of	the	
alternative	model	follows.	
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An	Alternative	Lower	Cost	Food	and	Beverage	Model	for	Special	Situations	
	
An	emerging	trend	in	the	hospitality	sector	is	“fast	casual	style”.	
	
This	can	be	a	two-person	operation	(chef	and	combined	bus	and	cashier	person)	operation.		
Customers	place	their	orders	and	are	called	back	when	the	order	is	ready	for	them	to	take	back	
to	their	table.	
	
The	concept	can	be	adjusted	to	a	seasonal	operation.	
	
The	capital-intensive	cost	of	a	full-service	kitchen	is	avoided	by	preparing	only	barbequed	grilled	
heated	foods	(no	fryer/chips	instead)	or	a	stone	pizza	oven.			
	
This	means	a	lower	cost	kitchen	(often	outside	and	under	a	hard	roof)	with	the	avoidance	of	
ventilation	hoods	and	fans,	comprehensive	fire	suppression	systems	and	high	amperage	
electrical	service	to	the	kitchen.	
	
The	focus	price	point	in	under	$10.00	for	the	main	item.	
	
The	barbeque	cooking	option	can	provide	a	full	range	of	entrée	options	ranging	from	grilled	
burgers,	fish,	meat,	chicken,	pizza	and	vegetables.		Drinks	focus	on	shakes	and	soft	drinks.	
	
Prepared	salads,	appetizers	and	desserts	etc.	can	be	served	from	a	large	display	refrigerated	unit	
by	the	cash.	
	
Also	required	are	a	“dish	washing”	and	a	hand	wash	station.		The	use	of	dishes	can	be	reduced	
by	the	use	of	paper	and	plastic	products	as	an	alterative	particularly	at	busy	times.	
	
The	serving	of	wine	and	beer	is	also	an	option	in	such	venues	in	Ontario	providing	additional	
revenue	potential.	
	
This	alternative	approach	provides	the	following	advantages:	
-		Operation	is	flexible	and	can	be	adjusted	to	meet	seasonal	visitor	demands	
-		Lends	itself	to	full	or	partial	outdoor	situations	
-		Less	capital	intensive	with	overall	reduced	financial	risk	
-	…Lower	price	points	than	most	fixed-seat	restaurants	
-	…Provides	an	attractive	alternative	approach	to	a	full-service	restaurant	
-	…Smaller	staffing	requirements		
-	…Supportive	of	providing	a	desired	guest	experience	from	the	proposed	waterfront	“wharf	
dinner”	
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1.3.8	Market	Context	Conclusions	
	
Kagawong	is	the	closest	port	option	from	the	Benjamim	Island	Group,	the	most	popular	cruising	
area	in	the	North	Channel.		Compared	to	other	port	and	marina	options	in	the	general	area	the	
Kagawong	marina	is	tired.		All	other	communities	on	Manitoulin	Island	offer	newer	and	better	
docks	and	marina	facilties.	
	
The	Village	of	Kagawong	is	attractive	and	offers	a	diversity	of	recreational	and	other	attractions	
compared	to	other	ports	in	the	area	but		it	is	lacking	in	providing	a	full	range	of	goods	and	
services	to	the	visting	boater	that	other	competing	communities	can	provide.	
		
The	lack	of	a	large	grocery	store	for	food	provisioning	and	a	convient	LCBO	outlet16	leaves	
Kagawong	disadvantaged	when	it	comes	to	the	boat-owner’s	decision	as	to	what	port	he/she	
wants	to	put	into.		This	is	a	missing	gap	when	Kagawong	is	compared	to	other	port	options	in	
the	area.	
	
Kagawong	may	also	want	to	apply	to	become	an	offical	Canadian	Port	of	Entry.		Gore	Bay,	
Meldrum	Bay	and	Little	Current	have	this	status	at	this	time	and	it	would	add	credibility	to	
Kagawong	as	a	“need	to	visit	port”	for	American	boaters.	
	
It	is	essental	that	waterfront	improvements	in	Kagawong	be	considered	in	not	in	isolation	of	the	
community.		Rather	the	marina	developments	will	serve	as	an	anchor	for	other	waterfront	and	
community	building	efforts	in	the	village	area.	This	may	include	archiectural	treatmments,	
standard	attractive	signage	leading	the	features	and	attraction.			
	
In	short,	the	strategy	must	respect	and	build	on	Kagawong’s	marine	heritage,	using	it	to	make	
the	Village	of	Kagawong	the	best	attractive,	pleasant	and	fulfilling	visitor	experince	on	
Manitoulin	Island.	
	
It	is	probable	that	the	marina	portion	of	this	community	development	opportunity	may	in	the	
opening	years	of	operation	require	a	level	of	public	financial	support	as	is	the	case	with	most	(or	
all)	of	the	municipally	owned	marinas	in	the	general	area.		This	public	financial	investment	in	the	
marina,	waterfront	and	community	project	will	be	off-set	by	the	economic	benefits	from	the	
spending	of	boating	and	other	visitors	who	come	to	Kagawong	to	enjoy	the	new	integrated	
facilities,	features	and	amenities	that	the	village	will	offer.	
	
It	must	be	remembered	that	the	Waterfront	Improvement	Plans	have	two	parts:	1)	The	Small	
Craft	Basin	(used	by	local	residents)	that	handles	boats	under	20	ft.	and	2)	The	Kagawong	
Marina	(used	by	local	residents	with	larger	boats	and	visiting	boaters.		The	following	table	shows	
that	the	Kagawong	Marina	will	retain	its	present	capacity.		New	capacity	will	be	added	to	the	
small	boat	basin,	including	the	addition	of	30	ft.	and	40	ft.	slips,	thereby	providing	the	ability	to	
handle	larger	boats	than	is	currently	the	case.		
	

																																																								
16	The	LCBO	presently	has	a	moratorium	on	the	opening	any	new	seasonal	retail	outlets	in	Northern	Ontario	–	see:	
http://www.doingbusinesswithlcbo.com/sdre/FAQs/AgencyStores/GeneralProgramInformation.shtml		There	is	an	
agency	store	in	Kagawong,	but	this	is	not	convenient	to	the	boaters.	
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Kagawong	Waterfront	Improvements	
Comparison	of	Existing	and	Recommended	Alterative	Marine	Improvements	(A1)	

Identification	 Present	Slip	
Capacity	

New	Proposed	
Slip	Capacity	

Number	
Increase	

Percent	
Increase	

Small	Craft	Basin		
		20	ft.	
		30	ft.	
		40	ft.	
Total	

	
	
	
	

30	

	
56	
22	
16	
94	

	
	
	
	

+64	

	
	
	
	

213%	
Kagawong	Marina	
		20	ft.	
		30	ft.	
		40	ft.	
Total	

	
	
	
	

22	

	
11	
8	
3	
22	

	
	
	
	

+0	

	
	
	
	

0%	
Total	Boats	
Accommodated	
		20	ft.	
		30	ft.	
		40	ft.	
Total	

	
	
	
	
	

52	

	
	

67	
30	
19	
116	

	
	
	
	
	

+64	

	
	
	
	
	

123%	
	
The	expansion	of	docking	capacity	at	the	Kagawong	Waterfront	will	require	promotional	and	
other	efforts	to	attract	additional	numbers	of	boaters	to	the	new	facilities.		A	potential	target	
market	for	a	base	market	of	seasonal	boats	is	the	previously	mentioned	boaters	from	Southern	
Ontario	who	have	been	“migrating”	with	their	boats	to	North	Channel	ports	find	cheaper	
seasonal	berthing	rates	and	to	be	closer	to	secluded	cruising	grounds.		Offers	such	as	discounts	
in	the	initial	boating	season	fees	or	other	incentives	such	as	discounts	on	the	MS	Chi-Cheemaun,	
fuel	discounts	or	monthly	free	pump-outs	might	be	considered.			
	
Consideration	might	be	given	to	the	new	Kagawong	Waterfront	with	the	organization	of	related	
special	marina	focused	events	such	as	a	fishing	derby,	or	the	“Kagawong	Cup”	for	sailboats,	
learn	to	sail	programs,	wooden	boat	building	demonstrations,	antique	wood	boat	shows,	etc.		
	
Visiting	boaters	from	distant	ports	will	have	to	be	informed	of	the	new	Kagawong	Waterfront	
Improvements	by	special	publications	directed	at	this	market,	the	use	of	social	and	other	media	
and	word	of	mouth	from	boating	visitors			This	market	may	take	longer	to	develop.		Selecting	
the	ratio	between	the	number	of	docks	assigned	to	seasonal	and	transient	boats	will	need	to	be	
adjusted	annually	to	reflect	the	apparent	market	demand.	
	
At	the	end	of	the	day	this	opportunity	is	about	taking	advantage	of	Kagawong’s	existing	assets	
and	features	and	levering	these	assets	with	new	integrated	enhancements	to	provide	a	top-
notch	visitor	experience	for	visiting	boaters	and	other	travellers	to	Ontario’s	“Most	Beautiful	
Village”.			
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Should	boater	demand	for	seasonal	and	transient	slips	in	Kagawong	be	stronger	than	projected	
consideration	could	be	given	to	an	increase	in	the	dockage	rates.		This	must	be	based	on	a	
period	of	growth	in	the	demand	and	on	the	prices	offered	by	other	marinas	in	the	area.	
	
	
Beyond	the	Kagawong	opportunity	there	is	a	larger	issue	that	faces	the	supporters	and	
stakeholders	of	the	North	Channel.	This	is	that	the	general	area	of	the	North	Channel	has	no	
special	protection	or	recognition	designation	other	than	Killarney	Provincial	Park	(Wilderness	
Category)	that	anchors	the	southeast	end	of	the	North	Channel	and	La	Cloche	Provincial	Park	
(non-operational)	on	the	north	coast	of	the	North	Channel	east	of	Spanish.			
	
Stakeholders	may	wish	to	consider	the	development	of	a	program	or	designation	that	provides	a	
higher	level	of	protection	or	recognition	for	the	North	Channel	to	ensure	the	North	Channel	
Experience	is	sustained	for	future	generations.		The	majority	of	the	general	area	of	the	water	
portions	of	the	North	Channel	is	Ontario	Crown	Land.	
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2.0	Markets	and	Financial	Analysis	
	
A	market	and	financial	forecast	was	developed	based	on	the	assumption	that	the	addition	of	
extra	capacity	at	Kagawong	would	contribute	to	some	modest	increase	in	demand	over	what	
the	marina	has	experienced	in	recent	years.	
	

2.1	Demand,	Revenue	and	Expense	Assumptions	
	
The	following	outlines	the	assumptions	contained	in	the	base	case	scenario	model.	
	

1. Option	1	has	been	modeled	which	appears	to	be	sufficient	to	accommodate	future	
demand	over	a	5-year	period.		This	is	based	on	total	capacity	of	116	slips	including	
future	capacity	of	94	slips	in	the	small	craft	basin	and	the	existing	22	slips	on	the	marina.		
(Should	demand	exceed	capacity,	it	would	be	possible	to	add	capacity	in	line	with	
options	2	or	3	in	a	phased	approach	at	some	point	in	the	future.)	
	

2. The	model	is	based	on	the	2014	year-end	financial	statements	for	Kagawong	modified	
slightly	to	reflect	known	revenues	for	2015	as	well	as	reasonable	assumptions	on	
expenses	to	form	a	“baseline”	year	that	is	used	in	order	to	form	a	5-year	projection.	
	

3. Revenue	projections	are	based	on	the	following	assumptions:	
a. Seasonal	boating	demand	will	increase	by	20%	in	year	1,	followed	by	10%	per	

annum	following,	reflecting	both	current	‘pent	up’	demand,	as	well	as	increasing	
awareness	over	time	of	the	availability	of	seasonal	slips	in	Kagawong	to	a	wider	
market	(southern	Ontario	and	possibly	beyond).	

b. The	baseline	split	of	the	seasonal	demand	is	based	on	the	share	of	seasonal	
demand	experienced	in	2015;	a	total	of	41	slips	including	29	slips	of	30	slips	
rented	seasonally	in	the	Small	Craft	Basin	and	12	of	17	slips	rented	seasonally	in	
the	marina.	

c. Seasonal	demand	increases	in	the	Small	Craft	Basin	by	20%	per	year.	
d. The	balance	of	the	slips	have	been	reserved	for	transient	boating	which	is	

enough	to	accommodate	transient	demand	projected	to	increase	at	20%	per	
annum.	

e. Existing	average	seasonal	rental	rates	achieved	in	the	Small	Craft	Basin	and	the	
marina	are	maintained	at	current	levels	over	the	five-year	period.		This	reflects	
the	fact	that	the	North	Channel	is	a	competitive	environment	and	there	is	
considerable	excess	capacity	for	all	boating	in	the	local	marinas.	

f. Fuel	sales;	pump-outs;	retail	sales	and	the	boat	launch	are	projected	to	increase	
at	the	same	rate	as	the	increase	in	dockage	revenues	over	the	five-year	period.		
(The	pump-out	baseline	uses	a	three-year	historical	average	that	Kagawong	has	
experienced).	

g. A	washer/dryer	is	added	with	revenues	of	$800	in	year	1	(consistent	with	Spider	
Bay’s	washer	revenues);	this	is	then	increased	by	the	overall	growth	rate	in	
dockage	revenues.	

h. There	is	rental	income	of	$1,000	per	year	in	the	baseline,	which	increases	by	
$50	per	year.	This	is	consistent	with	the	rental	income	being	received	now	from	
the	retail	tenant.	
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4. Expense	projections	are	based	on	the	following	assumptions:	

a. Wages	and	salaries	are	increased	by	10%	in	year	1	reflecting	the	need	for	
additional	staff	time	for	the	expanded	operation;	then	are	increased	by	2%	per	
annum	following.	

b. Materials	and	supplies	are	increased	by	the	rate	of	growth	in	dockage	revenues.	
c. A	general	maintenance	expense	line	has	been	added	at	$2,000	and	increased	by	

the	dockage	rate	of	growth	following	year	1.			
d. Cost	of	retail	sales	are	increased	assuming	the	current	gross	margin	is	

maintained.		
e. Licencing,	training	and	permit	expenses	are	increased	by	2%	per	annum.	
f. According	to	the	marina’s	financial	statements,	Kagawong	currently	loses	

money	on	its	fuel	sales	for	reasons	that	are	not	entirely	clear.		For	projection	
purposes,	a	16%	gross	margin	is	assumed	which	is	the	average	achieved	by	the	
other	marinas	reviewed	(Gore	Bay,	Spider	Bay	and	Spanish).	

g. Hydro	and	water	expenses	are	increased	by	the	rate	of	growth	in	dockage	
revenues,	since	they	are	assumed	to	be	directly	tied	to	boater	demand.	

h. Telephone	expenses	have	been	increased	by	$1,200	to	allow	for	the	provision	of	
Wi-Fi	that	boaters	will	increasingly	require	(in	fact,	this	will	likely	become	a	
necessity),	plus	an	additional	2%	per	annum.	

i. Insurance	costs	have	been	increased	by	the	increased	slip	capacity	of	the	marina	
caused	by	the	investment.		Following	this	increase,	insurance	is	increased	by	5%	
per	annum.		As	a	cross	check,	the	expanded	rate	is	comparable	to	Spanish’s	
current	insurance	costs.	

j. Miscellaneous	expenses	are	projected	to	increase	by	the	rate	of	growth	of	
dockage	revenues.	

k. An	advertising	and	promotion	expense	item	has	been	added	with	an	initial	
budget	of	$1,000	(comparable	to	Gore	Bay’s	advertising	budget).		This	is	then	
increased	by	5%	per	annum.	

l. It	is	assumed	that	capital	funds	to	build	the	new	marina	enhancements	are	
obtained	from	separate	capital	funds	or	government	grants.	No	allowance	has	
been	made	for	repayment	of	this	capital	amount.	

	
With	116	slips	available	in	the	expanded	marina	facility,	and	a	60-day	boating	season	this	
represents	approximately	6,960	boater	nights	(116	slips	times	60	nights).	By	year	5,	72	of	the	
slips	are	estimated	to	be	occupied	by	seasonal	boaters,	primarily	in	the	Small	Craft	Basin.		These	
will	represent	approximately	4,320	or	62%	of	boater	nights.	The	remaining	nights	will	be	
available	for	transient	boaters	that	are	estimated	to	use	117	boater	nights,	or	4%	of	remaining	
capacity.	
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2.2	Financial	Model	
	
The	results	of	the	financial	model	for	the	marina	operations	are	shown	below:	
	

	
Baseline	 Year 1	 Year 2	 Year 3	 Year 4	 Year 5	

 Revenues 	 $50,518	 $60,472	 $67,956	 $76,482	 $86,214	 $97,344	

 Expenses 	 $51,953	 $65,384	 $70,294	 $75,719	 $81,898	 $88,786	

 Profit/Loss 	 -$1,435	 -$4,913	 -$2,338	 $763	 $4,316	 $8,558	
Cumulative 
surplus/loss from 
baseline	

	
-$3,478	 -$5,816	 -$5,053	 -$737	 $7,821	

	
The	model	shows	an	initial	loss	of	$4,913	relative	to	a	loss	of	$1,435	in	the	baseline	year.		The	
marina	generates	profits	in	years	3,	4	and	5	as	utilization	gradually	increases.		In	year	5,	the	
profit	is	$8,558	which	represents	a	9%	profit	margin.		Relative	to	the	baseline	loss,	of	$1,435,	
there	is	a	cumulative	surplus	of	$7,821	after	year	5.	
	
The	modeling	is	based	on	reasonable	assumptions	with	regard	to	demand,	revenues	and	
expenses	as	outlined	above.		As	with	any	investment,	there	is	some	risk	involved	which	can	be	
caused	by	a	variety	of	factors	that	have	been	discussed	in	the	report	and	which	can	affect	the	
overall	success	of	the	project.	These	include	weather,	foreign	exchange,	ease	of	border	crossing,	
price	of	fuel,	legal	and	regulatory	issues,	market	conditions,	unforeseen	changes	to	the	
competitive	environment,	local	management	capabilities	and	the	overall	outlook	for	Canada’s	
and	US	economic	prosperity.		For	this	reason,	we	have	presented	our	findings	in	a	balanced	and	
conservative	fashion,	but	caution	that	there	are	many	layers	of	risk,	many	of	which	are	beyond	
control,	that	can	affect	the	overall	success	of	the	project.	
	
The	detailed	financial	results	are	shown	in	the	following	page.	
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Financial	Impact	of	Expanded	Marina	Facility	Kagawong	
	
Revenues	 Baseline	 Year	1	 Year	2	 Year	3	 Year	4	 Year	5	
Total	Dockage	 $22,700	 $27,240	 $30,648	 $34,534	 $38,972	 $44,051	
Pump-out		 102	 122	 137	 155	 174	 197	
Fuel	Sales	(gasoline	only)	 12,283	 14,739	 16,583	 18,686	 21,087	 23,836	
Retail	Sales		 12,886	 15,463	 17,398	 19,604	 22,123	 25,007	
Boat	Launch		 748	 897	 1,009	 1,137	 1,284	 1,451	
Washer/dryer	 800	 960	 1,080	 1,217	 1,373	 1,552	
Facility	rentals	 1,000	 1,050	 1,100	 1,150	 1,200	 1,250	
Total	 50,518	 60,472	 67,956	 76,482	 86,214	 97,344	
	
Expenses	

	 	 	 	 	 	Wages	and	benefits	 19,688	 21,657	 22,090	 22,532	 22,982	 23,442	
Materials,	supplies	 1,524	 1,829	 2,057	 2,318	 2,616	 2,957	
Equipment	maintenance	 2,452	 2,575	 2,703	 2,839	 2,981	 3,130	
General	maintenance	

	
2,000	 2,250	 2,536	 2,861	 3,234	

Retail	supplies	 5,296	 7,783	 8,756	 9,866	 11,135	 12,586	
License,	training,	permits	 1,250	 1,274	 1,300	 1,300	 1,326	 1,326	
Fuel	 12,837	 12,989	 14,614	 16,467	 18,584	 21,005	
Pump-outs	 1,500	 1,799	 2,025	 2,281	 2,574	 2,910	
Hydro		 1,755	 2,106	 2,370	 2,670	 3,013	 3,406	
Water		 1,322	 1,587	 1,785	 2,012	 2,270	 2,566	
Telephone		 1,177	 2,401	 2,449	 2,449	 2,498	 2,498	
Insurance	 1,597	 4,518	 4,744	 4,982	 5,231	 5,492	
Misc.	 1,555	 1,866	 2,100	 2,366	 2,670	 3,018	
Advertising,	promotion	

	
1,000	 1,050	 1,103	 1,158	 1,216	

Total	 51,953	 65,384	 70,294	 75,719	 81,898	 88,786	

	 	 	 	 	 	 	Profit/Loss	 -$1,435	 -$4,913	 -$2,338	 $763	 $4,316	 $8,558	
Cumulative	surplus/loss	from	baseline	

	
-$3,478	 -$5,816	 -$5,053	 -$737	 $7,821	
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2.3	Scenario	Models	
	
Given	there	is	inevitably	some	uncertainty	regarding	a	variety	of	factors	likely	to	affect	the	

sustainability	of	the	planned	marina	operation	including	changes	to	the	US	and	Canadian	

economies,	variable	exchange	rates,	weather,	changes	in	the	price	of	fuel,	etc.,	three	scenarios	

have	been	developed	which	contain	reasonable	assumptions	concerning	projections	of	growth	

of	the	transient	boater	markets.	These	include:	
	

1) a	base	case	scenario	-	as	outlined	in	detail	in	section	2.2	previously;	this	is	based	on	the	
assumption	of	transient	boat	usage	increasing	at	20%	annually	

2) a	best	case	scenario	–	assumes	transient	boat	usage	increases	at	30%	annually	resulting	

in	a	50%	increase	in	transient	boat	usage	over	the	base	case	scenario	after	5	years	
3) a	worst-case	scenario	–	assumes	a	10%	increase	in	transient	boat	usage	annually	over	

current	levels.		This	results	in	a	35%	discount	from	the	number	of	transient	boaters	

relative	to	the	base	case	scenario	
	
The	chart	below	shows	the	results	of	the	different	models:	
	
Kagawong	Marina	Operating	Scenarios	
	
Scenario	 Assumptions	 Specifics	 Transient	

Nights	(5	
years)	

Transient	
Capacity	
Utilization	

Financial	Analysis	(Year	5)	
Revenues	
($000)	

Costs	
($000)	

Net	
Income	
($000)	

“Best”	 •	good	summer	

weather	

•	$Cdn	down	

•	North	Channel	
marketed	

aggressively	

•	Kagawong	

specifically	

marketed	as	
boating	destination	

•	transient	

boater	use	

up	30%	per	

year	
•	results	in	

transient	

boater	use	

up	50%	

over	base	
case	

175	 7%	 $112.6	 $96.9	 $15.7	

“Base”	 •	as	outlined	in	

report	

•	status	quo	

marketing	of	North	
Channel	and	

Kagawong	

•	as	in	

report,	

transient	

boat	use	
up	20%	per	

annum	

117	 4%	 $97.3	 $88.8	 $8.6	

“Worst”	 •	poor	weather	

•	rising	$Cdn	
•	continuing	

economic	

stagnation	in	US	

•	status	quo	

marketing	of	North	
Channel	and	

Kagawong	

•	transient	

boat	use	
up	10%	per	

annum	

76	 3%	 $86.4	 $83.0	 $3.5	

Note:	Net	Income	may	not	add	exactly	due	to	rounding.	
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The	results	show	that	under	the	best	case	scenario	the	marina	could	generate	a	reasonable	

profit	to	the	municipality;	under	the	base	case	scenario	that	profit	would	be	reduced	and	the	

overall	operation	could	best	be	though	of	as	‘break	even’,	and	under	the	worst	case	scenario,	

the	operation	might	sustain	a	significant	loss.			
	

2.4		Economic	Impact	
 
The	economic	impact	reviews	non-marina	related	spending	by	boaters	in	the	Kagawong	

community.			

	

The	main	sources	of	economic	impact	are	achieved	by	the	following	sources:	

	

1. Economic	impact	of	incremental	boater	spending	on	non-marina	items	

2. Impact	of	the	marina	operation	itself	

3. Impact	of	new	construction	caused	by	investment	in	the	marina	

	

The	above	two	impacts	are	from	ongoing	operations	and	are	repeated	each	year.	The	

construction	impact	is	a	one	time	impact	achieved	over	the	period	of	construction.	
	

The	exhibit	below	shows	a	visual	example	of	the	economic	impact	model	inputs	and	outputs	for	

the	visitor	spending	and	marina	operations	components.	
 

 
 
 
The	economic	impact	model	used	is	the	Ontario	Government’s	Tourism	Regional	Economic	

Impact	Model	(TREIM).		This	model	is	based	on	Statistics	Canada	input	output	tables	and	uses	

multipliers	to	convert	inputs	to	a	variety	of	outputs	on	a	regional	level.		The	outputs	include	

Gross	Domestic	Product,	employment	and	taxes	generated.			

	

These	are	defined	as	follows:	

 

Kagawong Marina  
Operating Budget 

Visitor Expenditures 
Outside the Marina 

Operation 

ECONOMIC  
IMPACT  
MODEL 

ONGOING OPERATING IMPACT 

JOBS 

LABOUR INCOME 

FEDERAL, PROVINCIAL 
AND MUNICIPAL TAXES 

GROSS DOMESTIC 
PRODUCT 
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Gross	Domestic	Product	(GDP):	value	of	goods	and	services	produced	by	labour	and	capital	
located	within	a	country	(or	region),	regardless	of	nationality	of	labour	or	ownership.	This	GDP	is	

measured	at	market	prices.	Tourism	GDP	refers	to	the	GDP	generated	in	those	businesses	that	

directly	produce	or	provide	goods	and	services	for	travelers.	

	

Direct	impact:	refers	to	the	impact	generated	in	businesses	or	sectors	that	produce	or	provide	

goods	and	services	directly	to	travelers,	e.g.	accommodations,	restaurants,	recreations,	travel	

agents,	transportation	and	retail	enterprises	etc.	Direct	impact	on	GDP,	employment	and	tax	

revenues	is	also	called	tourism	GDP,	tourism	employment	and	tourism	tax	revenues.	

	

Indirect	impact:	refers	to	the	impact	resulting	from	the	expansion	of	demand	from	businesses	

or	sectors	directly	produce	or	provide	goods	and	services	to	travelers,	to	other	businesses	or	

sectors.	

	

Induced	impact:	refers	to	the	impact	associated	with	the	re-spending	of	labour	income	and	/or	

profits	earned	in	the	industries	that	serve	travelers	directly	and	indirectly.	

	
Employment:	refers	to	number	of	jobs,	include	full-time,	part-time,	seasonal	employment,	as	
well	as	both	employed	and	self-employed.	

	

Federal	tax	revenues:	include	personal	income	tax,	corporate	income	tax,	commodity	tax	

(GST/HST,	gas	tax,	excise	tax,	excise	duty,	air	tax	and	trading	profits)	and	payroll	deduction	that	

collected	by	the	federal	government.	

	

Provincial	tax	revenues:	include	personal	income	tax,	corporate	income	tax,	commodity	tax	

(PST/HST,	gas	tax,	liquor	gallonage	tax,	amusement	tax	and	trading	profits)	and	employer	health	

tax	that	collected	by	Ontario	provincial	government.	

	
Municipal	tax	revenues:	include	business	and	personal	property	taxes	that	collected	by	the	
municipalities.	Collection,	however,	does	not	follow	immediately	the	consumption	or	

production	of	goods	and	services	in	a	municipality	(as	is	the	case	with	HST	or	personal	income	

taxes).	Rather,	these	taxes	show	the	percent	of	the	total	property	taxes	collected	by	a	

municipality	that	can	be	attributed	to	tourism	because	of	tourism’s	contribution	to	the	

economic	activity	of	the	municipality	and	hence	its	tax	base.	

	

The	economic	impacts	have	been	developed	for	the	Manitoulin	District17	as	well	as	the	Rest	of	

Ontario.			
	

We	begin	first	with	the	economic	impact	of	the	capital	investment	or	construction	cost.	

																																																								
17	Manitoulin	District	is	a	Census	District.		A	map	is	at	https://www12.statcan.gc.ca/census-

recensement/2011/dp-
pd/prof/details/page_Map_Carte_Detail.cfm?Lang=E&G=1&Geo1=CD&Code1=3551&Geo2=PR&Code2=3

5&Data=Count&SearchText=&SearchType=Begins&SearchPR=01&B1=All&Custom=&TABID=1&geocode=3

551	
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2.4.1		Capital	Costs	(One	time	investment)	
 
The	value	of	construction	is	expected	to	be	$4,981,200.		Using	the	TREIM	model,	the	one	time	

economic	impact	of	the	construction	is	shown	below:	

	

	

Manitoulin	 Rest	of	Ontario	 Total	

Total	Capital	Spending	 $4,981,200	

	 	GDP	
	 	 		Direct	 $1,506,313		 $34,004	 $1,540,317	

	Indirect	 $312,442	 $101,883	 $414,325	

	Induced	 $406,805	 $123,110	 $529,915	

	Total	 $2,225,560	 $258,997	 $2,484,557	

Labour	Income	
	 	 		Direct	 $1,052,251	 $23,838	 $1,076,089	

	Indirect	 $224,426	 $71,771	 $296,197	

	Induced	 $263,355	 $85,513	 $348,868	

	Total	 $1,540,032	 $181,122	 $1,721,154	

Employment	(jobs)	 	 	 	

	Direct	 14	 0	 14	

	Indirect	 4	 1	 $5	

	Induced	 4	 1	 $5	

	Total	 22	 3	 25	

Total	Taxes	
	 	 		Federal	 $519,335	 $50,125	 $569,460	

	Provincial	 $433,216	 $38,754	 $471,970	

	Municipal	 $54,473	 $677	 $55,150	

	Total	 $1,007,024	 $89,556	 $1,096,580	
 
The	construction	project	will	therefore	create	$2.5	million	of	GDP	in	Ontario	of	which	$2.2	

million	will	be	created	in	Manitoulin	District.		The	project	will	create	$1.7	million	in	labour	

income	(direct,	indirect	and	induced)	resulting	in	22	jobs	being	created	in	Manitoulin	District	

and	3	additional	jobs	for	the	rest	of	Ontario.	

	

Total	taxes	generated	from	the	construction	are	$1.1	million	of	which	$54,473	will	accrue	to	

municipalities	in	Manitoulin	District.	
 

2.4.2		Operating	Costs	(Ongoing)	
 
For	the	economic	impact	model,	the	assumptions	over	the	next	five	years	are	as	follows:	

	

1. Seasonal	boat	users	are	assumed	to	spend	on	average	2.5	days	per	week	in	Kagawong.	

2. Average	non-marina	spending	per	seasonal	boat	in	Kagawong	is	estimated	to	be	$1,280	

in	year	1,	increasing	to	$1,920	in	year	5,	as	more	services	become	offered	following	the	

marina	investment.			
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3. Transient	boats	are	assumed	to	spend	$125	per	boat	night	in	Kagawong	in	year	1	and	an	

additional	$10	per	boat	in	each	subsequent	year	as	more	services	become	available.	

4. Seasonal	boat	demand	and	transient	boat	night	demand	are	as	outlined	in	the	financial	

model.	

	

	

The	incremental	expenditures	from	new	seasonal	boater	assumptions	are	as	follows:	
 

	 2015	to	date	 Year	1	 Year	2	 Year	3	 Year	4	 Year	5	

Seasonal	rentals	 41	 49	 54	 60	 65	 72	

New	seasonal	rentals	 8	 13	 19	 24	 31	

Est.	aver	days	per	seasonal	boat	in	
Kagawong	(2.5	per	week)	

20	 20	 20	 20	 20	

Average	daily	non-marina	spend	per	

seasonal	boat	
$75	 $85	 $95	 $105	 $115	

Total	non-marina	spending	per	new	

seasonal	boat	
$1,500	 $1,700	 $1,900	 $2,100	 $2,300	

Incremental	non-marina	spending	new	
seasonal	boats	

$12,300	 $22,304	 $35,211	 $51,419	 $71,378	

 
By	year	5,	incremental	spending	on	non-marina	items	from	new	seasonal	boats	is	$71,278.	

	

The	assumptions	on	incremental	spending	from	new	transient	boats	are	as	follows: 
 
	 2015	to	date	 Year	1	 Year	2	 Year	3	 Year	4	 Year	5	

Transient	boater	nights	 47	 56	 68	 81	 97	 117	

New	transient	boater	nights	 9	 21	 34	 50	 70	

Average	daily	non-marina	spend	per	

transient	boater-night	
$120	 $130	 $140	 $150	 $160	

Total	non-marina	spending	new	transient	

boaters	
$1,128	 $2,688	 $4,790	 $7,569	 $11,192	

 
By	year	5,	incremental	spending	on	non-marina	items	from	new	transient	boaters	is	$11,192.		

Based	on	current	ratios,	approximately	60%	of	this	is	from	US	visitors.	
 
	
Total	non-marina	spending	new	seasonal	and	
new	transient	boaters	

	

Year	1	 Year	2	 Year	3	 Year	4	 Year	5	

$13,428	 $24,992	 $40,001	 $58,988	 $82,570	

 
By	year	5,	spending	from	new	seasonal	and	transient	boats	(compared	with	existing	numbers)	
on	non-marina	items	in	the	local	community	is	estimated	to	be	$82,570.		This	figure	is	used	as	

an	input	into	the	TREIM	economic	impact	model	to	assess	the	impact	of	visitor	spending.	

	

In	five	years,	the	cumulative	additional	non-marina	spending	in	the	community	from	new	

seasonal	and	new	transient	boaters	is	$219,979.		

	

The	values	from	year	5	are	used	as	inputs	to	the	TREIM	economic	impact	model.		As	noted,	

there	are	two	sources	of	economic	impact	that	repeat	on	an	annual	basis,	one	from	visitor	

spending,	and	a	second	from	the	marina	operations	itself.	
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Economic	Impact	of	Boater	Spending	and	Marina	Operations	in	Year	5	

	

The	results	show	that	for	year	5,	there	is	a	combined	impact	on	GDP	from	the	boaters’	spending	

as	well	as	the	marina	operations	of	$154,000,	of	which	$143,000	(or	91%)	accrues	to	Manitoulin	

District.		The	additional	labour	income	produced	results	in	2	new	jobs	being	created	in	

Manitoulin	District.		The	total	taxes	generated	to	all	three	levels	of	government	are	$67,000,	

with	the	vast	majority	accruing	to	the	federal	government	(56%)	and	the	provincial	government	

(41%).	

	

The	detailed	model	runs	are	included	in	the	appendix.	

	

2.4.3		Other	Benefits	
	

In	addition	to	the	economic	benefits	cited,	the	marina	refurbishment	will	contribute	to	a	much	

needed	reinvestment	in	the	marina	area,	adding	to	the	quality	of	life	as	well	as	creating	a	more	

vibrant	community	centre	for	boaters,	local	residents	and	other	visitors,	thus	enhancing	the	

quality	of	life	in	the	marina	area	as	well	as	for	visitors	and	the	rest	of	the	community.		The	

marina	operation	will	provide	a	‘hub’	to	facilitate	community	meetings	and	events.		The	

	 Impact	of	New	Boaters’	Spending	 Impact	of	Marina	Operations	 Combined	Impact	

	
Manitoulin	

Rest	of	
Ontario	 Total	 Manitoulin	

Rest	of	
Ontario	 Total	 Manitoulin	

Rest	of	
Ontario	 Total	

Initial	
Expenditure	 $82,570	

	 	

$97,329	
	 	

$179,899	
	 	

GDP	
	 	 	 	 	 	 	 	 	

	Direct	 $29,578	 $0	 $29,578	 $52,327		 $0	 $52,327	 $81,905	 $0	 $81,905	

	Indirect	 $9,796	 $3,648	 $13,444	 $28,066	 $1,205	 $29,271	 $37,862	 $4,853	 $42,715	

	Induced	 $7,370	 $2,542	 $9,912	 $16,248	 $3,609	 $19,857	 $23,618	 $6,151	 $29,769	

	Total	 $46,744	 $6,190	 $52,934	 $96,640	 $4,815	 $101,455	 $143,384	 $11,005	 $154,389	

Labour	Income	
	 	 	 	 	 	 	 	 	

	Direct	 $18,432	 $0	 $18,432	 $38,128	 $0		 $38,128	 $56,560	 $0	 $56,560	

	Indirect	 $6,793	 $2,565	 $9,358	 $19,903		 $848	 $20,751	 $26,696	 $3,413	 $30,109	

	Induced	 $4,735	 $1,750	 $6,485	 $10,418	 $2,558	 $12,976	 $15,153	 $4,308	 $19,461	

	Total	 $29,959	 $4,314	 $34,273	 $68,448	 $3,406	 $71,854	 $98,407	 $7,720	 $106,127	
Employment	
(jobs)	 	 	 	 	 	 	 	 	 	

	Direct	 1	 0	 1	 1	 0	 1	 2	 0	 2	

	Indirect	 0	 0	 0	 0	 0	 0	 0	 0	 0	

	Induced	 0	 0	 0	 0	 0	 0	 0	 0	 0	

	Total	 1	 0	 1	 1	 0	 1	 2	 0	 2	

Total	Taxes	
	 	 	 	 	 	 	 	 	

	Federal	 $12,182	 $1,209	 $13,391	 $23,311	 $948	 $24,259	 $35,493	 $2,157	 $37,650	

	Provincial	 $10,127	 $938	 $11,065	 $15,395	 $721	 $16,116	 $25,522	 $1,659	 $27,181	

	Municipal	 $117	 $17	 $134	 $2,099	 $10	 $2,109	 $2,216	 $27	 $2,243	

	Total	 $22,427	 $2,164	 $24,591	 $40,805	 $1,679		 $42,484	 $63,232	 $3,843	 $67,075	
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Waterfront	Improvement	Project	will	also	form	the	basis	for	an	enhanced	tourism	strategy	for	

the	area.	

	

2.5		Overall	Conclusions	
	

Economic	Benefits	

The	marina	operation	will	generate	considerable	economic	benefit	in	the	community	
and	the	larger	region.	Economic	benefits	will	be	created	through:	a)	the	construction	of	
the	marina	and	on-shore	improvements;	b)	the	operation	of	the	marina	(which	will	
necessarily	need	to	purchase	inputs	and	supplies),	and	c)	the	expenditure	of	tourists	and	
other	visitors	in	the	community.		The	combined	employment	created	over	the	period	of	
construction	and	operation	of	the	marina	in	its	first	five	years	of	operation	will	be	32	
full-time	job	equivalents,	i.e.	32	years	of	employment.		Note	that	these	are	not	
recurring	jobs,	but	rather	the	total	amount	of	years	of	employment	created	over	this	
period.	

In	addition	to	jobs,	using	the	Province’s	TREIM	economic	impact	model,	there	are	
significant	spin-off	economic	benefits	created	by	the	marina	operation	including	its	on-
shore	components	resulting	from	the	a)	the	capital	investment	of	$5	million;	b)	the	
impact	of	visitor	spending	in	the	community	and	c)	the	impact	of	ongoing	operations	of	
the	marina	and	on-shore	facilities.		The	construction	project	will	create	$2.5	million	of	
GDP	(including	direct,	indirect	and	induced	impacts)	in	Ontario	of	which	$2.2	million	will	
be	created	in	Manitoulin	District.		The	taxes	generated	will	be	over	$1	million	to	all	
levels	of	government.		Visitor	spending	and	ongoing	operations	will	create	$154,000	
impact	on	GDP	(including	direct,	indirect	and	induced)	annually	in	Ontario.		The	taxes	
generated	will	be	$67,000	to	all	levels	of	government	in	Ontario	on	an	annual	basis.	
	
	 Impact	from	One	Time	Capital	

Investment	

Annual	Recurring	Impact	from	
Visitor	Spending	and	Ongoing	

Operations	
	 Manitoulin	

District	 Total	Ontario	 Manitoulin	
District	 Total	Ontario	

Total	Capital	Investment	 $4,981,200	 	 	 	

Ongoing	expenditures	 	 	 $179,899	 	

Impact	on	GDP	(direct,	indirect	and	

induced)	
$2,225,560	 $2,484,557	 $143,384	 $154,389	

Impact	on	labour	income	(direct,	
indirect	and	induced)	

$1,540,032	 $1,721,154	 $98,407	 $106,127	

Jobs	(direct,	indirect	and	induced)	 22	 25	 2	 2	

Total	Taxes	Generated	(federal,	

provincial	and	municipal)	
$1,007,024	 $1,096,580	 $63,232	 $67,075	
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Intangible	benefits	
	
In	addition	to	the	economic	benefits,	there	are	other	less	tangible	benefits	from	the	
marina	operation.	These	include:	

• considerably	improved	recreational	opportunities	for	local	residents	
	
• a	venue	or	‘hub’	to	promote	community	activities	and	events	for	local	residents	
	
• enhanced	image	of	Kagawong	/	Billings	as	a	desirable	community	in	which	to	

live,	work	and	invest	
	

• greater	positioning	of	Kagawong	as	a	tourism	destination	
	

Market	Feasibility	Conclusion	
	
Market	feasibility	conclusions	are	as	follows:	
	
• the	operation	can	be	sustainable	(i.e.	break	even)	within	the	community	in	a	typical	

year,	and	has	the	potential	in	‘good	years’	to	generate	a	significant	profit	for	the	
municipality.	

	
• at	the	same	time,	it	must	be	recognized	that	in	‘bad	years’	the	operation	could	be	

break-even	or	a	money-loser	for	the	Township	if	the	cost	structure	changes	
substantially.	

	
• in	terms	of	economic	impact	(job	creation)	the	construction	and	operation	of	the	

marina	in	its	first	5	years	has	the	potential	to	generate	32	years	of	employment.	
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Appendix	E1	
	

TREIM	-	Economic	Impact	Model	Runs		
	

	

	

	
The	following	19	pages	are	from	the	Ontario	Ministry	of	Tourism,	Culture	and	Sports’	

Tourism	Regional	Economic	Impact	Model	(TREIM).	They	provide	supporting	
documentation	of	data	shown	in	section	2.4	of	the	report	(pages	42	-	44).	
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1.  Introduction 
 
This report provides an estimate of the economic impact that Kagawong Marina 
Capital Investment is expected to have on Ontario’s economy, in terms of Gross 
Domestic Product, employment and taxes generated. The analysis is based on 
the following information the user has provided to the MTCS Tourism Regional 
Economic Impact Model: 
 
Investment/Capital Expenditures of $4,981,200 in a facility (operation) of type 
Recreation & Entertainment. 
 
Given that the detailed breakdown of investment by category, such as machinery 
and equipment, furniture and fixtures, etc. is not available from the user, the 
TREIM utilized Statistics Canada’s Ontario Input-Output Table to generate the 
distribution of Investment of facilities with characteristics closest to those 
provided by the user as follows (in dollars): 

 
Buildings and Renovations $2,235,871
Machinery and Equipment $1,279,629
Furniture and Fixtures $407,156
Transportation Equipment $392,820
Other Supplies $266,967
Other Services $398,757
Total $4,981,200

 
The user also has selected the following parameters: 

• The investment takes place in Manitoulin District in 2015 
• The impact is to be shown for Manitoulin District and for Rest of Ontario 
• Induced impacts of household spending are included 
• Induced impacts of business investment are included 
• The economic environment is as follows: 

 
Baseline 2011 2012 2013 2014 2015 

Ontario Real GDP 
(%change) 

2.04% 2.13% 2.25% 1.81% 2.14% 

Ontario CPI 
(%change) 

3.08% 2.13% 1.69% 2.10% 2.01% 

Ontario Population 
(%change) 

1.09% 0.92% 0.73% 0.69% 0.77% 

Ontario 
Unemployment 
Rate 

7.81% 7.68% 7.35% 7.24% 6.89% 

Government of 
Canada 3 month T-
Bill Rate 

0.91% 0.94% 1.10% 2.52% 2.91% 
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2.  Summary of Findings 
 
Table 1.  Economic Impacts of Kagawong Marina Capital Investment in 
Manitoulin District in 2015 ( in dollars ) 
 
 Manitoulin District Rest of Ontario

Total Capital Spending  $ 4,981,200

Gross Domestic Product (GDP) 

Direct $ 1,506,313 $ 34,004

Indirect $ 312,442 $ 101,883

Induced $ 406,805 $ 123,110

Total $ 2,225,560 $ 258,997

Labour Income 

Direct $ 1,052,251 $ 23,838

Indirect $ 224,426 $ 71,771

Induced $ 263,355 $ 85,513

Total $ 1,540,032 $ 181,122

Employment (Jobs) 

Direct 14 0

Indirect 4 1

Induced 4 1

Total 22 3

Direct Taxes  

Federal $ 325,042 $ 6,357

Provincial $ 318,675 $ 4,910

Municipal  $ 50,806 $ 61

Total $ 694,524 $ 11,328

Total Taxes 

Federal $ 519,335 $ 50,125

Provincial $ 433,216 $ 38,754

Municipal  $ 54,473 $ 677

Total $ 1,007,024 $ 89,556
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Table 2.   Economic Impacts of Kagawong Marina Capital Investment in 
Manitoulin District on GDP by industry ( in dollars )  
 

Industry Impact on Manitoulin District Impact on Rest of Ontario
 

 Direct GDP Total GDP Direct GDP Total GDP
Crop and Animal Production $ 0 $ 7,804 $ 0 $ 2,728 

Forestry, Fishing and Hunting $ 0 $ 1,920 $ 0 $ 975 

Mining and Oil and Gas Extraction $ 0 $ 17,024 $ 0 $ 3,528 

Utilities $ 0 $ 18,412 $ 0 $ 5,194 

Construction $ 1,074,396 $ 1,139,974 $ 0 $ 6,879 

Manufacturing $ 81,857 $ 141,792 $ 19,541 $ 61,171 

Wholesale Trade $ 964 $ 49,050 $ 204 $ 20,332 

Retail Trade $ 0 $ 68,146 $ 0 $ 16,458 
Other Transportation and 
Warehousing 

$ 0 $ 21,791 $ 0 $ 10,221 

Ground Passenger Transportation 
(excl. Rail) 

$ 0 $ 4,504 $ 0 $ 1,235 

Information and Cultural Industries $ 6,753 $ 39,910 $ 681 $ 13,274 
Other Finance, Insurance, Real 
Estate and Renting and Leasing 

$ 72,803 $ 158,907 $ 7,840 $ 43,200 

Car Renting and Leasing $ 0 $ 1,630 $ 0 $ 1,146 

Owner Occupied Housing $ 0 $ 65,165 $ 0 $ 5,415 
Professional, Scientific and 
Technical Services 

$ 38,631 $ 115,922 $ 3,894 $ 24,508 

Other Administrative and Other 
Support Services 

$ 17,514 $ 50,641 $ 1,765 $ 11,158 

Travel Agencies $ 0 $ 1,425 $ 0 $ 850 

Education Services $ 0 $ 2,276 $ 0 $ 459 
Health Care and Social 
Assistance 

$ 0 $ 12,110 $ 0 $ 5,377 

Arts, Entertainment and 
Recreation 

$ 0 $ 6,328 $ 0 $ 2,418 

Accommodation Services $ 0 $ 3,829 $ 0 $ 1,827 

Food & Beverage Services $ 0 $ 10,977 $ 0 $ 4,719 
Other Services (Except Public 
Administration) 

$ 0 $ 14,606 $ 0 $ 5,074 

Operating, Office, Cafeteria, and 
Laboratory Supplies 

$ 0 $ 0 $ 0 $ 0 

Travel & Entertainment, 
Advertising & Promotion 

$ 0 $ 0 $ 0 $ 0 

Transportation Margins $ 0 $ 0 $ 0 $ 0 
Non-Profit Institutions Serving 
Households 

$ 0 $ 15,800 $ 0 $ 2,442 

Government Sector $ 0 $ 22,105 $ 0 $ 6,095 

Net Indirect Taxes on Production $ 46,995 $ 49,415 $ 0 $ 217 

Total $ 1,506,313 $ 2,225,560 $ 34,004 $ 258,997 
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Appendix: 
The Economic Impact of Investment in Manitoulin District and other Ontario regions: 
since no Ontario region is economically self-sustaining, in order to produce the goods 
and services demanded by its visitors, it will need to import some goods and services 
from other regions. As such, some of the economic benefits of the business spending in 
Manitoulin District will spill over to other Ontario regions, such as the one you have 
selected as "additional". If the second column of Table 1 contains only zeros, then that 
means that Manitoulin District does not trade with that region. 
Gross Domestic Product (GDP): value of goods and services produced by labour and 
capital located within a country (or region), regardless of nationality of labour or 
ownership. This GDP is measured at market prices. Tourism GDP refers to the GDP 
generated in those businesses that directly produce or provide goods and services for 
travelers. 

Direct impact: refers to the impact generated in businesses or sectors that produce or 
provide goods and services directly to travelers, e.g. accommodations, restaurants, 
recreations, travel agents, transportation and retail enterprises etc. Direct impact on 
GDP, employment and tax revenues is also called tourism GDP, tourism employment 
and tourism tax revenues. 

Indirect impact: refers to the impact resulting from the expansion of demand from 
businesses or sectors directly produce or provide goods and services to travelers, to 
other businesses or sectors. 

Induced impact: refers to the impact associated with the re-spending of labour income 
and /or profits earned in the industries that serve travelers directly and indirectly. 

Employment: refers to number of jobs, include full-time, part-time, seasonal 
employment, as well as both employed and self-employed. 

Federal tax revenues: include personal income tax, corporate income tax, commodity 
tax (GST/HST, gas tax, excise tax, excise duty, air tax and trading profits) and payroll 
deduction that collected by the federal government. 

Provincial tax revenues: include personal income tax, corporate income tax, 
commodity tax (PST/HST, gas tax, liquor gallonage tax, amusement tax and trading 
profits) and employer health tax that collected by Ontario provincial government. 

Municipal tax revenues: include business and personal property taxes that collected by 
the municipalities. Collection, however, does not follow immediately the consumption or 
production of goods and services in a municipality (as is the case with HST or personal 
income taxes). Rather, these taxes show the percent of the total property taxes collected 
by a municipality that can be attributed to tourism because of tourism’s contribution to 
the economic activity of the municipality and hence its tax base.  

Industry: The industry follows Statistics Canada’s North America Industry Classification 
System (NAICS) Input-Output small aggregation industry classification. 
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1.  Introduction 
 
This report provides an estimate of the economic impact that Kagawong Boaters' 
Non-Marina Spending is expected to have on Ontario’s economy, in terms of 
Gross Domestic Product, employment and taxes generated. The analysis is 
based on the following information the user has provided to the MTCS Tourism 
Regional Economic Impact Model: 
 
Total Spending of $82,570 by origin visitors for Activity (or Event) of Type 
Boating 

 
Visitors’ Origin Spending %
Ontario 82.00%
Rest of Canada 10.00%
USA 8.00%
Overseas 0.00%
Total 100.00%
 

Given that the detailed breakdown of the spending on category, such as 
transportation, accommodation, etc. is not available from the user, the TREIM 
utilized the average expenditure of visitors in Manitoulin District with 
characteristics closest to those provided by the user from Statistics Canada’s 
Travel Survey of Residents of Canada and the International Travel Survey to 
generate the detailed spending as follows (in dollars): 
 

Travel Services $0 
Public Transportation $3,238 
Private Transportation - Rental $949 
Private Transportation - Operation $24,463 
Local Transportation $390 
Accommodation $17,627 
Food & Beverage - At Stores $15,865 
Food & Beverage - At Restaurants/Bars $11,090 
Recreation & Entertainment $4,886 
Retail - Clothing $2,575 
Retail - Other  $1,487 

      Total $82,570 
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The user also has selected the following parameters: 

• The visits take place in Manitoulin District in 2015 
• The impact is to be shown for Manitoulin District and for Rest of Ontario 
• Induced impacts of household spending are included 
• Induced impacts of business investment are included  
• The economic environment is as follows: 

 
Baseline 2011 2012 2013 2014 2015 

Ontario Real GDP 
(%change) 

2.04% 2.13% 2.25% 1.81% 2.14% 

Ontario CPI 
(%change) 

3.08% 2.13% 1.69% 2.10% 2.01% 

Ontario Population 
(%change) 

1.09% 0.92% 0.73% 0.69% 0.77% 

Ontario 
Unemployment 
Rate 

7.81% 7.68% 7.35% 7.24% 6.89% 

Government of 
Canada 3 month T-
Bill Rate 

0.91% 0.94% 1.10% 2.52% 2.91% 
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2.  Summary of Findings 
 
Table 1. Economic Impacts of Kagawong Boaters' Non-Marina Spending in 
Manitoulin District in 2015 (in dollars) 
 
 Manitoulin District Rest of Ontario

Total Visitors’ Spending  $ 82,570

Gross Domestic Product (GDP) 

Direct $ 29,578 $ 0

Indirect $ 9,796 $ 3,648

Induced $ 7,370 $ 2,542

Total $ 46,744 $ 6,190

Labour Income 

Direct $ 18,432 $ 0

Indirect $ 6,793 $ 2,565

Induced $ 4,735 $ 1,750

Total $ 29,959 $ 4,314

Employment (Jobs) 

Direct 1 0

Indirect 0 0

Induced 0 0

Total 1 0

Direct Taxes  

Federal $ 7,220 $ 0

Provincial $ 7,427 $ 0

Municipal  $ 47 $ 0

Total $ 14,693 $ 0

Total Taxes 

Federal $ 12,182 $ 1,209

Provincial $ 10,127 $ 938

Municipal  $ 117 $ 17

Total $ 22,427 $ 2,164
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Table 2.   Economic Impacts of Kagawong Boaters' Non-Marina Spending in 
Manitoulin District on GDP by industry ( in dollars )  
 

Industry Impact on Manitoulin District Impact on Rest of Ontario
 

 Direct GDP Total GDP Direct GDP Total GDP
Crop and Animal Production $ 0 $ 654 $ 0 $ 144 

Forestry, Fishing and Hunting $ 0 $ 48 $ 0 $ 23 

Mining and Oil and Gas Extraction $ 0 $ 134 $ 0 $ 55 

Utilities $ 0 $ 629 $ 0 $ 133 

Construction $ 0 $ 1,249 $ 0 $ 173 

Manufacturing $ 0 $ 1,953 $ 0 $ 1,322 

Wholesale Trade $ 0 $ 1,542 $ 0 $ 547 

Retail Trade $ 3,670 $ 5,101 $ 0 $ 367 
Other Transportation and 
Warehousing 

$ 2,332 $ 3,016 $ 0 $ 578 

Ground Passenger Transportation 
(excl. Rail) 

$ 374 $ 507 $ 0 $ 33 

Information and Cultural Industries $ 107 $ 891 $ 0 $ 308 
Other Finance, Insurance, Real 
Estate and Renting and Leasing 

$ 0 $ 2,390 $ 0 $ 850 

Car Renting and Leasing $ 523 $ 560 $ 0 $ 27 

Owner Occupied Housing $ 0 $ 1,232 $ 0 $ 143 
Professional, Scientific and 
Technical Services 

$ 0 $ 1,274 $ 0 $ 413 

Other Administrative and Other 
Support Services 

$ 0 $ 653 $ 0 $ 201 

Travel Agencies $ 0 $ 0 $ 0 $ 0 

Education Services $ 0 $ 56 $ 0 $ 10 
Health Care and Social 
Assistance 

$ 0 $ 247 $ 0 $ 116 

Arts, Entertainment and 
Recreation 

$ 1,963 $ 2,143 $ 0 $ 79 

Accommodation Services $ 11,008 $ 11,071 $ 0 $ 87 

Food & Beverage Services $ 3,290 $ 3,586 $ 0 $ 203 
Other Services (Except Public 
Administration) 

$ 16 $ 420 $ 0 $ 130 

Operating, Office, Cafeteria, and 
Laboratory Supplies 

$ 0 $ 0 $ 0 $ 0 

Travel & Entertainment, 
Advertising & Promotion 

$ 0 $ 0 $ 0 $ 0 

Transportation Margins $ 0 $ 0 $ 0 $ 0 
Non-Profit Institutions Serving 
Households 

$ 138 $ 457 $ 0 $ 61 

Government Sector $ 164 $ 625 $ 0 $ 133 

Net Indirect Taxes on Production $ 0 $ 40 $ 0 $ 6 

Total $ 29,578 $ 46,744 $ 0 $ 6,190 
 



 5

Appendix: 
 
The Economic Impact of Visits in Manitoulin District and other Ontario regions: since 
no Ontario region is economically self-sustaining, in order to produce the goods and 
services demanded by its visitors, it will need to import some goods and services from 
other regions. As such, some of the economic benefits of the visitors' spending in 
Manitoulin District will spill over to other Ontario regions, such as the one you have 
selected as "additional". If the second column of Table 1 contains only zeros, then that 
means that Manitoulin District does not trade with that region. 
Gross Domestic Product (GDP): value of goods and services produced by labour and 
capital located within a country (or region), regardless of nationality of labour or 
ownership. This GDP is measured at market prices. Tourism GDP refers to the GDP 
generated in those businesses that directly produce or provide goods and services for 
travelers. 

Direct impact: refers to the impact generated in businesses or sectors that produce or 
provide goods and services directly to travelers, e.g. accommodations, restaurants, 
recreations, travel agents, transportation and retail enterprises etc. Direct impact on 
GDP, employment and tax revenues is also called tourism GDP, tourism employment 
and tourism tax revenues. 

Indirect impact: refers to the impact resulting from the expansion of demand from 
businesses or sectors directly produce or provide goods and services to travelers, to 
other businesses or sectors. 

Induced impact: refers to the impact associated with the re-spending of labour income 
and /or profits earned in the industries that serve travelers directly and indirectly. 

Employment: refers to number of jobs, include full-time, part-time, seasonal 
employment, as well as both employed and self-employed. 

Federal tax revenues: include personal income tax, corporate income tax, commodity 
tax (GST/HST, gas tax, excise tax, excise duty, air tax and trading profits) and payroll 
deduction that collected by the federal government. 

Provincial tax revenues: include personal income tax, corporate income tax, 
commodity tax (PST/HST, gas tax, liquor gallonage tax, amusement tax and trading 
profits) and employer health tax that collected by Ontario provincial government. 

Municipal tax revenues: include business and personal property taxes that collected by 
the municipalities. Collection, however, does not follow immediately the consumption or 
production of goods and services in a municipality by visitors (as is the case with HST or 
personal income taxes). Rather, these taxes show the percent of the total property taxes 
collected by a municipality that can be attributed to tourism because of tourism’s 
contribution to the economic activity of the municipality and hence its tax base.  

Industry: The industry follows Statistics Canada’s North America Industry Classification 
System (NAICS) Input-Output small aggregation industry classification. 
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1.  Introduction 
 
This report provides an estimate of the economic impact that Kagawong Marina 
Operations is expected to have on Ontario’s economy, in terms of Gross 
Domestic Product, employment and taxes generated. The analysis is based on 
the following information the user has provided to the MTCS Tourism Regional 
Economic Impact Model: 

User Input 
Total amount of Operational Expenses $88,786
Facility (operation) type Recreation & Entertainment
Number of Jobs 0

 
Given that the detailed breakdown of operational cost by items, e.g. cost of 
goods sold, other operating expenses, etc. is not available from the user, the 
TREIM utilized Statistics Canada’s Ontario Input-Output Table to generate the 
distribution of operational cost of facilities with characteristics closest to those 
provided by the user as follows ( in dollars ): 

Cost of goods sold $0 
Food products $0 
Alcoholic beverages $0 
All other merchandise $0 

Other operating expenses $86,921 
Office and all other supplies $8,249 
Salaries, wages $34,667 
Commission paid $0 
Employee benefits $3,461 
Sub-contract laundry, cleaning and maintenance $6,845 
Legal, accounting and other professional fees $4,095 
Marketing, advertising and promotion $5,134 
Travel (transportation, accommodation, food, entertainment) $154 
Rent or lease $1,855 
Repair and maintenance $808 
Insurance $5,691 
Heat, light, power and water $1,519 
Telephone, fax and internet fees $788 
Depreciation $4,522 
Royalties and franchise fees $0 
Property tax and business tax, licenses and permits $1,865 
All other operating expenses $7,268 

Non operating expenses $1,865 
Interest expenses $0 
Sales Taxes $1,865 

Total operating expenses $88,786 
Gross Output $97,329 

Note: Gross Output (incl. imports) equals Total Revenue less Grants and Subsidies or Total Operating 
Expenses plus profits. 
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The user also has selected the following parameters: 

• The operation takes place in Manitoulin District in 2015 
• The impact is to be shown for Manitoulin District and for Rest of Ontario 
• Induced impacts of household spending are included 
• Induced impacts of business investment are included  
• The economic environment is as follows: 

 
Baseline 2011 2012 2013 2014 2015 

Ontario Real GDP 
(%change) 

2.04% 2.13% 2.25% 1.81% 2.14% 

Ontario CPI 
(%change) 

3.08% 2.13% 1.69% 2.10% 2.01% 

Ontario Population 
(%change) 

1.09% 0.92% 0.73% 0.69% 0.77% 

Ontario 
Unemployment Rate 

7.81% 7.68% 7.35% 7.24% 6.89% 

Government of 
Canada 3 month T-Bill 
Rate 

0.91% 0.94% 1.10% 2.52% 2.91% 
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2.  Summary of Findings 
 
Table 1. Economic Impacts of Kagawong Marina Operations in Manitoulin 
District in 2015 ( in dollars ) 
 
 Manitoulin District Rest of Ontario

Total Revenue  $ 97,329

Gross Domestic Product (GDP) 

Direct $ 52,327 $ 0

Indirect $ 28,066 $ 1,205

Induced $ 16,248 $ 3,609

Total $ 96,640 $ 4,815

Labour Income 

Direct $ 38,128 $ 0

Indirect $ 19,903 $ 848

Induced $ 10,418 $ 2,558

Total $ 68,448 $ 3,406

Employment (Jobs) 

Direct 1 0

Indirect 0 0

Induced 0 0

Total 2 0

Direct Taxes  

Federal $ 12,192 $ 0

Provincial $ 8,518 $ 0

Municipal  $ 1,937 $ 0

Total $ 22,647 $ 0

Total Taxes 

Federal $ 23,311 $ 948

Provincial $ 15,395 $ 721

Municipal  $ 2,099 $ 10

Total $ 40,805 $ 1,679
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Table 2.   Economic Impacts of Kagawong Marina Operations in Manitoulin 
District on GDP by industry ( in dollars )  
 

Industry Impact on Manitoulin District Impact on Rest of Ontario
 

 Direct GDP Total GDP Direct GDP Total GDP
Crop and Animal Production $ 0 $ 117 $ 0 $ 40 

Forestry, Fishing and Hunting $ 0 $ 29 $ 0 $ 11 

Mining and Oil and Gas Extraction $ 0 $ 186 $ 0 $ 39 

Utilities $ 0 $ 1,583 $ 0 $ 118 

Construction $ 0 $ 2,852 $ 0 $ 79 

Manufacturing $ 0 $ 1,624 $ 0 $ 605 

Wholesale Trade $ 0 $ 1,650 $ 0 $ 374 

Retail Trade $ 0 $ 7,564 $ 0 $ 437 
Other Transportation and 
Warehousing 

$ 0 $ 825 $ 0 $ 223 

Ground Passenger Transportation 
(excl. Rail) 

$ 0 $ 187 $ 0 $ 36 

Information and Cultural Industries $ 0 $ 2,620 $ 0 $ 349 
Other Finance, Insurance, Real 
Estate and Renting and Leasing 

$ 0 $ 6,437 $ 0 $ 930 

Car Renting and Leasing $ 0 $ 90 $ 0 $ 24 

Owner Occupied Housing $ 0 $ 4,043 $ 0 $ 46 
Professional, Scientific and 
Technical Services 

$ 0 $ 4,869 $ 0 $ 428 

Other Administrative and Other 
Support Services 

$ 0 $ 2,491 $ 0 $ 205 

Travel Agencies $ 0 $ 63 $ 0 $ 24 

Education Services $ 0 $ 99 $ 0 $ 13 
Health Care and Social 
Assistance 

$ 0 $ 527 $ 0 $ 183 

Arts, Entertainment and 
Recreation 

$ 49,878 $ 50,708 $ 0 $ 66 

Accommodation Services $ 0 $ 261 $ 0 $ 57 

Food & Beverage Services $ 0 $ 594 $ 0 $ 156 
Other Services (Except Public 
Administration) 

$ 0 $ 1,897 $ 0 $ 134 

Operating, Office, Cafeteria, and 
Laboratory Supplies 

$ 0 $ 0 $ 0 $ 0 

Travel & Entertainment, 
Advertising & Promotion 

$ 0 $ 0 $ 0 $ 0 

Transportation Margins $ 0 $ 0 $ 0 $ 0 
Non-Profit Institutions Serving 
Households 

$ 0 $ 807 $ 0 $ 54 

Government Sector $ 0 $ 1,147 $ 0 $ 147 

Net Indirect Taxes on Production $ 0 $ 86 $ 0 $ 2 

Total $ 52,327 $ 96,640 $ 0 $ 4,815 
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Appendix: 
The Economic Impact of Business Operation in Manitoulin District and other Ontario 
regions: since no Ontario region is economically self-sustaining, in order to produce the 
goods and services demanded by its visitors, it will need to import some goods and 
services from other regions. As such, some of the economic benefits of the business 
spending in Manitoulin District will spill over to other Ontario regions, such as the one 
you have selected as "additional". If the second column of Table 1 contains only zeros, 
then that means that Manitoulin District does not trade with that region. 
Gross Domestic Product (GDP): value of goods and services produced by labour and 
capital located within a country (or region), regardless of nationality of labour or 
ownership. This GDP is measured at market prices. Tourism GDP refers to the GDP 
generated in those businesses that directly produce or provide goods and services for 
travelers. 

Direct impact: refers to the impact generated in businesses or sectors that produce or 
provide goods and services directly to travelers, e.g. accommodations, restaurants, 
recreations, travel agents, transportation and retail enterprises etc. Direct impact on 
GDP, employment and tax revenues is also called tourism GDP, tourism employment 
and tourism tax revenues. 

Indirect impact: refers to the impact resulting from the expansion of demand from 
businesses or sectors directly produce or provide goods and services to travelers, to 
other businesses or sectors. 

Induced impact: refers to the impact associated with the re-spending of labour income 
and /or profits earned in the industries that serve travelers directly and indirectly. 

Employment: refers to number of jobs, include full-time, part-time, seasonal 
employment, as well as both employed and self-employed. 

Federal tax revenues: include personal income tax, corporate income tax, commodity 
tax (GST/HST, gas tax, excise tax, excise duty, air tax and trading profits) and payroll 
deduction that collected by the federal government. 

Provincial tax revenues: include personal income tax, corporate income tax, 
commodity tax (PST/HST, gas tax, liquor gallonage tax, amusement tax and trading 
profits) and employer health tax that collected by Ontario provincial government. 

Municipal tax revenues: include business and personal property taxes that collected by 
the municipalities. Collection, however, does not follow immediately the consumption or 
production of goods and services in a municipality (as is the case with HST or personal 
income taxes). Rather, these taxes show the percent of the total property taxes collected 
by a municipality that can be attributed to tourism because of tourism’s contribution to 
the economic activity of the municipality and hence its tax base.  

Industry: The industry follows Statistics Canada’s North America Industry Classification 
System (NAICS) Input-Output small aggregation industry classification. 
 





Introduction - Public Participation 
 
 
 
A Public Information Meeting was held at the Kagawong Town Hall on the afternoon of 
Wednesday, October 21st.   All the members of the project consulting team as well as the 
Waterfront Improvement Committee were present. The meeting was attended by 
approximately 30 people from the community who were invited to view the displays and talk 
with the project planners and waterfront committee members. 
 
A comment sheet was available for the attendees to fill out. Some chose to take the comment 
sheet home to send in at a later time.  As well, some participants responded by sending emails 
after the meeting.  
 
In general, the project was very well received and all comments were positive. Some new issues 
were suggested and where applicable, have been addressed in the report.  
 
A few of the comments related to the community developing venues that should be left to the 
private sector, such as the restaurant and laundry facility. It was explained that the intent of the 
proposal was that the Municipality would provide a facility that could be leased and operated to 
the private sector on a seasonal of full year basis. One particularly relevant suggestion was to 
incorporate ways to accommodate overnight recreational vehicles especially relating to the 
improved water ad sewage works proposed for the waterfront improvements. Because this 
report deals strictly with water front development, these ideas were passed along to the 
committee and should be considered for future discussions to further encourage tourism.  
 
A copy of the all of comments received is attached in this Appendix.   
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