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1.0 INTRODUCTION 

This report has been prepared by InterGroup Consultants Ltd. (InterGroup) in response to a request by 
the Minaki Cottager’s Association Inc. (MCA) to conduct socio-economic research and review an 
application made by Minaki on the River Inc. (the “Developer”) to redevelop the former Minaki Lodge site. 
It has been prepared with the understanding that MCA has identified concerns with the current 
application and is actively involved in the review process currently before the Ontario Ministry of 
Municipal Affairs and Housing (MMAH). This report does not address issues associated with the proposed 
sewage treatment plant or the legal or practical implications of developing condominium complexes in an 
unorganized territory. 

This report reviews the Application as it relates to potential socio-economic effects and provides a review 
of the methodology, analysis, and conclusions contained in the Community Impact Assessment document 
prepared by MMM Group for the Developer. 

Finally, this report identifies and reviews potential project socio-economic effects identified by MCA 
membership and by InterGroup, which has had experience with similar projects. 

The MCA was organized in 2005 and is dedicated to nurturing and enhancing the unique environment of 
Minaki. The MCA currently has over 300 individual adult members. Well over half of the cottage 
ownerships in Minaki that the MCA has contacted with information about the proposed redevelopment 
have paid dues and joined the Association. In the drafting of this report, the experiences, perspectives, 
and histories of MCA members were included to provide background and local knowledge. 

1.1 THE PROPOSED REDEVELOPMENT 

Developers Mr. Bob Banman and Mr. Bob Schinkel submitted an application for the approval of a seasonal 
recreational and limited commercial land use permit on the former site of the Minaki Lodge Resort and 
Golf Course. The Minaki Lodge structure was destroyed by fire in 2003, and the property has since1

The proposed land use application includes the following: 

 
remained dormant. The Minaki Lodge has had multiple owners, been renovated multiple times, and been 
closed for stretches of time. Between 1974 and 1982, it was closed for renovations. Between 1994 and 
2002, it was owned by the White Dog First Nation, but only operated for one season. The property was 
later purchased by Phil Archer and reopened for one summer in 2003. It was destroyed by fire on 
October 13, 2003, one month after it was closed and put up for sale. 

• 96 residential detached units or dwellings consisting of new, two-bedroom plus den, ready-to-
move homes on bare land sites; 

                                                

1 Page 7 of Revised Stage 1 Archaeological Assessment of the Proposed Minaki Lodge Redevelopment in Minaki, Ontario. Prepared 
by Northern Lights Heritage Services Inc. (Revised July 4, 2011). 
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• 56 apartments/condominiums by converting the former hotel on 1.29 hectares2

• 8-9 apartments/condominiums developed from the pre-existing cabins on-site

; 

3

• A restaurant/commercial unit; 

; 

• An additional 11.09 hectares of land to be used for commercial/recreational development4

• 210 parking spaces for the residential dwellings, 98 parking spaces for the condos, and 3 parking 
spaces for the commercial facilities

; and 

5

The total is 160 condominium/residential units. The former dockside bar will be opened, but the golf 
course and other recreational facilities of the former Lodge will not be maintained. The target market 
demographic for the proposed redevelopment is individuals over 55 years of age, but the units are not 
limited to only this market

. 

6

The Application for Approval cover letter states that: 

. 

The Project will provide cost effective lakefront ownership in a natural setting, with 
amenities such as fishing, swimming, boating, hiking and tennis available on-site or 
within walking distance7

Submitted with the Application was a Community Impact Assessment completed by MMM Group Limited. 

. 

1.2 THE MINAKI EXPERIENCE 

The Town of Minaki has a long history, starting with the construction of the Grand Trunk Pacific Railway 
in 19148

The broader Minaki community is comprised of year-round and seasonal residents, who, in many cases, 
are members of families with multi-generational ties to the community. 

. Situated on the Winnipeg River system, Minaki is the gateway to a number of lakes within a 12 
kilometre radius, including Gun Lake, Little Sand Lake, Big Sand Lake, Pistol Lake, and Rough Rock Lake. 

One of the important qualities of Minaki is that it is a family experience. For young families, it is 
considered a wonderful place to be a child and as children get older they are able to enjoy Minaki for 
different reasons; for example, many getting summer jobs in the area. When the children are grown, the 
cottage draws the family back together in the summer for reunions. This cycle continues as cottages are 

                                                

2 Page 3 of third application (December 7, 2007). 
3 MMM Group Limited. April 2012. Community Impact Assessment. Page 8. 
4 Page 3 of second application (December 7, 2007). 
5 Note this is approximate as number of residential units fluctuations between reports making up the Minaki on the River Inc. 
application. 
6 MMM Group Limited. April 2012. Community Impact Assessment. Page 10. 
7 Minaki on the River Inc. August 1, 2012. Application for Approval of a Plan of subdivision or condominium; to the Ministry of 
Municipal Affairs and Housing, Northwestern Region. 
8 MMM Group Limited. April 2012. Community Impact Assessment. Page 2. 
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passed down to the next generation. Some MCA members have had family connections to the area since 
the development of the railway. 

Residents have acquired the local knowledge and culture of Minaki through an intergenerational 
experience. For example, there are many boating navigation hazards in the waterways, the knowledge of 
which is passed from generation to generation through first-hand experience, first as a passenger and 
later as a driver. 

Minaki cottagers also feel a connection to the area and care about its preservation. Many Minaki residents 
enjoy fishing but will mainly practice catch-and-release fishing and/or will only eat fish from the water a 
few times a season to preserve the fish populations. Located in an unorganized territory, hiking, 
beaching, and fishing areas are not monitored or maintained so each resident knows to pick up garbage 
after themselves and leave the land and water the way that they found it. 

The area’s aesthetic is very natural, with many cottages separated by large areas of natural landscapes. 
For many seasonal residents, Minaki is the only place to get away from city life and experience 
wilderness, where pure silence exists. This remote experience is an important feature of the area with 
many cottages taking advantage of the isolation today. 

As well as nature preservation, MCA members are also committed to historical preservation. Many have 
maintained the historical features of their cottages and spend a lot of time maintaining and restoring their 
residences and surrounding area features. As many cottages can be reached only by boat, these 
renovations are often social experiences, with neighbour helping neighbour, as opposed to boating in 
labourers from Kenora or further away. 

The former Minaki Lodge was integral to this experience, with its five-star dining facilities, golf course, 
and other amenities that provided an alternative to water-based activities. The Lodge, which sat on the 
most prominent piece of land in the area, provided common social experiences for residents. Many MCA 
members worked there in some capacity growing up, or decided to buy property in the area due to the 
introduction to Minaki that they received while staying at the Lodge. 

Although physically separated, cottagers are socially connected. Even though many cottagers have 
telephones, they prefer to drop-in on neighbours for a short visit, host neighbours for dinner, and go 
fishing and boating together. 

The conservation of this “beautiful country”9

                                                

9 ”Minaki” is Ojibway for “beautiful country.” 

 experience is a primary objective of MCA. 
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2.0 PAST DEVELOPMENT APPLICATIONS 

A proposal of subdivision on island locations on the Winnipeg River was submitted in 198810

The proposed plan was for 16 2.1-acre lots on the two islands known as S-646 and S-648 Orde Island, 
Sand Lake of the Winnipeg River. Each lot would have an average of 450 feet of water frontage and 
would be used for seasonal residential use. The land sizes proposed were twice the size of that 
recommended in the Crown Land Use Policy. Since the vacant lots were not designated in any official 
plan or zoned in any local zoning by-law, there was no Minister’s zoning order restricting the proposed 
redevelopment. 

. The Ontario 
Municipal Board ruled against the development for rationale that can be used to assess the Developer’s 
Application. 

During review of the application the following issues were noted and reviewed: 

• A planning technician with the Ministry of Natural Resources, John Balkwill, gave evidence that he 
was satisfied that there were no adverse environmental impacts as a result of the proposed 
subdivisions. He noted other socio-economic issues such as mainland car parking and boat 
docking that were thought to have been satisfactorily addressed in the application. 

• Concerns were expressed about garbage disposal at the existing landfill site on the mainland as 
16 new residences could create problems for the site, which was almost at capacity at the time. 

• The additional boating activity created by the lots was identified as potentially being in conflict 
with the existing water recreational activity in the area. 

• Although no water quality analysis was done of the existing river, it was thought that septic tank 
systems and tile beds could be adequately accommodated within each of the 16 new residences. 

• The General Manager of the Minaki Lodge, Paul Graham, gave evidence in opposition of the 
application, stating that the proposed subdivision would adversely affect the operation of leisure 
activities for guests at the Lodge. Specifically, the development would ruin the view, increase 
motor boat activity on the water that would endanger aquatic sports, increase water pollution 
and that any additional parking and boat docking should be privatized. 

• A long-time resident of the area also spoke in opposition to the proposal stating that the 
additional residents would further condense an already highly populated area, adding to water 
pollution from sewage septic spillage, boat fuel, water disposal and littering. This would affect 
the health of current residents who swim in the water, would hamper fresh water flow, and affect 
the quality of potable water. 

                                                

10 Ontario Municipal Board, in the Matter of a proposed plan of subdivision on Island Locations S-646 and S-648 Orde Island, Sand 
Lake of the Winnipeg River. Before M.A. Rosenberg. Minister’s File No. 60T-87001. (August 23, 1988). 
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• Concerns were raised about increased boat traffic within an already over utilized transportation 
and recreational channel. This would pose safety risks, especially for children and tourists who 
are inexperienced with local knowledge. 

• Noise pollution from more motor boats in the area was identified as a concern that could 
undermine the wilderness way of cottage life. The quality of isolation in the wilderness provides 
for aesthetic value and appeals to tourists to the Minaki Lodge and would be undermined by the 
subdivision proposal. 

The Ontario Municipal Board stated that even though the development had the approval of Ministry 
officials, they had to consider the location of the proposed subdivision and its impact on surrounding land 
uses. The Board concluded that boat traffic impacts, on neighboring properties and on the boating public 
must be included in an approval authority’s review of a subdivision application and that outdoor 
recreation activity, particularly relating to aquatic sport is vital to the area and tourism and that: 

Within this very narrow space a great deal of aquatic activity is taking place from existing 
cottage owners and from the guests at Minaki Lodge. The Board has some concern over 
the quality of water in this area and the safety of the people using the water. There is no 
doubt in the Board’s mind that sixteen additional lots will generate a great deal of boat 
traffic since this is the only means of transportation to the mainland11

The Crown Land Use Policy was cited multiple times in the Ordes Island Decision

. 

12 and recommends that 
minimum frontages of 46 metres and depths of 90 metres are suggested as a standard for future private 
lots13

Additionally the Board was not satisfied with the arrangements for solid waste disposal, boat docking, 
and car parking. 

. 

Because of this, the Ontario Municipal Board found that the 16 lot subdivision was poorly planned and 
would have a major adverse impact on adjoining land owners and the application was dismissed. 

                                                

11 Ontario Municipal Board in the Matter of a proposed plan of subdivision on Island Locations S-646 and S-648 Orde Island, Sand 
Lake of the Winnipeg River. Minister’s File No. 60T-87001. (August 23, 1988) page 6. 
12 Ontario Municipal Board, in the Matter of a proposed plan of subdivision on Island Locations S-646 and S-648 Orde Island, Sand 
Lake of the Winnipeg River. Before M.A. Rosenberg. Minister’s File No. 60T-87001. (August 23, 1988), page 3 and 7. 
13 Ontario Municipal Board, in the Matter of a proposed plan of subdivision on Island Locations S-646 and S-648 Orde Island, Sand 
Lake of the Winnipeg River. Before M.A. Rosenberg. Minister’s File No. 60T-87001. (August 23, 1988), page 3. 



Review of the Proposed Minaki on the River Development 
And Potential Socio-Economic and Community Effects April 17, 2013 

InterGroup Consultants Ltd. 6 

3.0 REVIEW OF THE COMMUNITY IMPACT ASSESSMENT  

Minaki on the River Inc. submitted an application for a potential development which included a 
Community Impact Assessment (the Developer’s Assessment), completed by MMM Group Ltd. in April 
2012. The Developer’s Assessment reviewed the history of Minaki and then compared potential effects of 
the proposed redevelopment with effects of the former Minaki Lodge. The Developer’s Assessment also 
considered potential changes to automobile traffic as a result of the proposed redevelopment and 
concluded that traffic levels would be of the same magnitude as previously experienced during the 
operation of the former Minaki Lodge. The report did not review recreational boating or the effects on the 
Winnipeg River and surrounding waterways due to the increase in Minaki residents as a result of the 
development. 

Using the number of lodge guests as an indicator for effects of residents in a development does not 
consider the different behaviours and consumption levels of these two different groups of people. A 
simple one-to-one comparison of former Lodge visitors with potential development residents is not 
meaningful for establishing the appropriate number of units for the proposed redevelopment and for 
assessing the effects of the project on the surrounding area. The socio-economic profiles of these two 
different groups of people are examined in Section 3.2. 

3.1 POPULATION ESTIMATES 

The Developer’s Assessment concluded that the proposed redevelopment will result in fewer people on-
site and will have lower impacts than the former Minaki Lodge did (370 people on-site for the proposed 
redevelopment compared with 777 people on-site during Lodge operation). Estimates for the former 
Minaki Lodge occupancy levels used the “highest possible occupancy assumed possible”14 while “average 
household sizes”15

As a comparison, actual Lodge occupancy data and information from current area residents to the area 
were used to validate the estimates made in the Developer’s Assessment. Actual seasonal average 
occupancy at the former Lodge from the period of 1988-1993 was approximately 240 people per day, 
including live-in staff as seen in Table 3-1. Adding an additional amount to reflect for daily visitors, the 
average occupancy during the former Lodge operations was around 275 people. As an estimate for 
occupancy from the proposed redevelopment the number of bedrooms was used as an indicator for the 
peak capacities, and it was estimated that between 320 to 960 people could be housed overnight on-site 
during peak periods. This estimate does not include daily visitors. Comparing the two, the proposed 
redevelopment will house much higher numbers in peak periods than during Lodge operations. Both 
estimates are explained below. 

 were used to estimate the new development occupancies. 

Minaki Lodge Occupancy Estimates 

The Developer’s Assessment estimated that the number of people on-site during the former Minaki Lodge 
operations was 777 per day. This number includes a maximum of 150 external visitors per day Dockside 
                                                

14 MMM Group Limited. April 2012. Community Impact Assessment. Page 12. 
15 MMM Group Limited. April 2012. Community Impact Assessment. Page 11. 
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Bar, 80 using the dining room and lounge, 150 using the golf course, and a 90% occupancy rating for the 
guest rooms (at 2.3 guests per room for a total of 248 guests) and the guest cabins (at 7 guests per 
cabin for a total of 35 guests). Additionally, the estimate included 114 staff (some housed, some not)16. 
Even though the manager of the Lodge at the time estimated hotel occupancy from 25% to 75% during 
the summer, 90% was used as the highest occupancy assumed possible by the Lodge manager employed 
there in 200317

Golfers and restaurant patrons on the premises were represented in the occupancy estimates as equal in 
numbers to residents and hotel patrons. People accessing facility amenities for a few hours have different 
activity patterns and usage levels as people who are staying at the facility. To assess the impacts that 
daily visitors could have on such factors as sewage, water distribution, and traffic, it would be expected 
that the magnitude would be much less than someone staying on the premises overnight. For those 
effects where it is appropriate to include daily visitors, the estimate would include an extra 100 to 150 
people on a peak day. Daily visitors would be onsite for approximately 25% of the time of the average 
overnight visitor. As such, the daily visitors could produce an impact equivalent in magnitude to an 
additional 25 to 35 overnight patrons. 

. The estimate provided for former Minaki Lodge operations should be considered a 
maximum occupancy estimation, not an average. This estimate does not appear to reflect the overlap 
that would have existed between guests at the Lodge and day visitors using the on-site amenities. 

Actual lodge visitation data and live-in staff numbers for some of the operating years was provided to the 
MCA through a Freedom of Information Act request from the Ontario Ministry of the Environment. 
Average actual occupancy data by month for the years 1988 to 1993 is shown in Table 3-1 below. 

Table 3-1: Average Guests and Live-In Staff by Month (1988-1993) 18

 

 

 Note:  * 1988 includes 45 live-in staff (half of 90 staff) as the balance was housed at Holst Point in 1988. 
Years 1989-1993 include live-staff counts ranging from approximately 70-120. 

 
Actual population counts on the former Lodge site for 1988–1993 are likely higher than the actual 
population counts in 2003, the sole reference year used by the Developer to produce occupancy 
estimates. The Lodge in the earlier years was operated by Four Seasons Hotels and Resorts, an 
experienced and international hospitality company that could be expected to generate higher occupancy 

                                                

16 MMM Group Limited. April 2012. Community Impact Assessment. Page 9-10. 
17 MMM Group Limited. April 2012. Community Impact Assessment. Page 9. 
18 Occupancy Data collected by the former DS-LEA Associates Ltd. now known as Lea Consulting Group. 

1988* 1989 1990 1991 1992 1993
Total 

Average
May 205 194 164 204 152 175 182
June 211 301 278 250 212 212 244
July 226 213 232 265 297 290 254
August 253 285 344 310 322 311 304
September 271 248 250 251 213 203 239
October 214 223 233 212 182 194 210
Seasonal Average 230 244 250 248 229 231 239
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levels than Phil Archer, who operated the Lodge for a single year in 2003. This downward trend in hotel 
occupancy during the later years of the Minaki Lodge operation has been noted by MCA members as well. 
 
Based on the actual information of daily guests per day, the highest number of guests and live-in staff 
ever on the premises from 1988-1993 was 573 for one night. This occurred on August 15, 1990. The 
seasonal average for number of guests and live-in staff on the premises was approximately 240. By 
comparison, the Developer’s Assessment estimated a total of 397 people who stayed overnight at the 
Lodge. The overestimate in the Developer’s Assessment of 157 people each day serves to underestimate 
the effects of the proposed redevelopment. As previously mentioned, day users are expected to account 
for an equivalent of 25 to 35 overnight residents, bringing the total estimate to 265-275 on average. 

Minaki on the River Development Population Estimates 

The Developer’s Assessment forecasts that for the 160 units a total of 540 people will be on-site during 
the day: 

• 320 residents (i.e., two per unit)19

• 50 guests of the residents (at 15% of total residents); 

; 

• 20 employees at the Dockside Bar; and 

• 150 external visitors to the Dockside Bar20

This is a conservative average estimate and should not be compared to the peak or maximum occupancy 
estimates of the former Lodge by MMM Group in the Developer’s Assessment. 

. 

While the Developer’s proposal states that the community is marketed towards a “55+ demographic”, the 
Developers cannot restrict purchase by other age groups. The proposal specifically states it will not 
exclude any customers from outside that demographic category from buying a unit. As such, it is 
reasonable to assume that families would be interested in purchasing units. If more families buy units, 
then the average occupancy per unit would be greater than the two residents per unit assumed in the 
Developer’s Assessment. This is true especially when many of the units have two bedrooms and a den 
(which could be used as a third bedroom). 

For purposes of an effects assessment, only residents and their guests (i.e., people who stay overnight) 
are considered since they will have the most impact on the community. In discussions with the MCA, the 
majority of seasonal households are occupied by families, and many households include extended family 
members (e.g., grandparents). Since the majority of the condominium units and all of the detached units 
of the proposed redevelopment will have at least two bedrooms, it can be anticipated that the majority of 
units will have occupancy rates typical of current seasonal properties in Minaki and have four residents 

                                                

19 Note: The Water Demand and Waste Water Treatment Report uses an estimate of 2.5 residents per condominium for a total of 
408 people, and 15% visitors brings the total to 469. 
20 MMM Group Limited. April 2012. Community Impact Assessment. Page 11. 
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(i.e., two adults and two dependents). A conservative occupancy estimate would therefore be between 
two and four residents per unit. 

Additionally, having guests to the cottage is commonplace on the majority of weekends and holidays for 
residents of Minaki. 

While effects from the proposed redevelopment will occur continuously, it is important to consider high 
volume periods to ensure that any development plans can be accommodated by existing infrastructure 
during peak times. Weekends and holidays during the summer months are very highly populated by 
seasonal residents of Minaki, so it is during these times that effects would be most prominent. 

While it is unlikely that all unit occupants would be present at a given time, it is possible and should 
therefore be considered as the maximum in a range of scenarios. This would include four residents and 
two guests at 100% occupancy of the development. A lower average estimate for a given weekend would 
assume 50% occupancy of units with an average of two residents and two guests. These population 
range estimates are provided in Table 3-2 below. 

Table 3-2: Low and High Average Estimate for Peak Residents and Overnight Guests of 
the Minaki on the River Development 

 

Assuming only half of the units occupied during peak times is a very conservative estimate, as it is likely 
that unit owners may invite friends to use their unit or rent out the unit when they are not present. 
Therefore, the range of consideration on a given summer weekend due to the development is between 
320 and 960 people. This range only considers people staying overnight at the proposed redevelopment. 
The Developer’s Assessment’s estimate of 320 residents and 50 visitors (for a total of 370 people staying 
overnight) would reflect the low end of this range and as such, underestimates the potential effects on 
the community. 

Minaki Population Estimates 

The Developer’s Assessment does not appear to reflect seasonal population figures in the population 
estimate. The Developer’s Assessment lists the population of Minaki in 2011 as 133 based on Statistics 
Canada data. The Developer’s Assessment concludes that the population is decreasing based on Statistics 
Canada data. Consistent with other seasonal recreational population bases, the majority of non-winter 
residents in the Minaki area use the area as a second home and are not included in the year-round 
population count. While some do frequent their residences in the winter, their permanent residence is 
elsewhere. The Developer’s Assessment appears to underestimate the population of the Minaki region by 
only considering the year round population and classifying it the “overall population of Minaki”21

                                                

21 MMM Group Limited. April 2012. Community Impact Assessment. Page 4. 

. Using 
the same classification for base population, residents of the proposed redevelopment would similarly have 

Unit 
Residents

Overnight 
Guests

# of Units 
Occupied Total

Low Average 2 2 80 320
High Average 4 2 160 960
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no effect on population as they would also be seasonal residents. Evaluations and conclusions on 
potential effects limited only to year round population assumptions are not adequate for assessing 
potential project effects. 

By comparison, the MCA alone has over 300 individual members, many of whom also have dependents. 
The MCA has estimated that the total seasonal cottager population is roughly 1,000, including children 
under eighteen22

In conclusion, the methods used to estimate population and occupancy rates do not support an 
appropriate evaluation of the proposed redevelopment’s impact on the Town of Minaki and the 
surrounding area. The key contributing factors include the following: 

.  

• Overestimating the former Minaki Lodge occupancy levels; 

• Underestimating the proposed redevelopment occupancy levels; and 

• Not adequately considering the seasonal Minaki population. 

The potential socio-economic impacts associated with the proposed redevelopment are as a result of the 
differences between the population present at the time of the operation of the former Minaki Lodge and 
the population that is forecast with the proposed redevelopment.  Potential effects should be assessed in 
appropriately, including accurately recording occupancy rates and population counts, ensuring that 
potential effects have been identified, mitigated, and, where possible, avoided before any development is 
approved. 

3.2 THE SOCIO-ECONOMIC PROFILES OF VISITORS AND RESIDENTS 

There are many possible socio-economic effects to the surrounding area and residents as a result of the 
proposed redevelopment. The intent and scope of this section is to identify the main potential effects, 
detail how each effect was described and assessed in the Developer’s Application, and outline the 
perspectives of MCA members. 

The conclusion of this review identifies key findings on socio-economic effects and recommends 
mitigation measures that should be further assessed and implemented if the proposed redevelopment is 
to proceed. These recommendations are given with the intent to eliminate, to the extent possible, 
adverse impacts of the project on the Minaki experience for residents and cottagers. 

The Developer’s Application has compared the redevelopment to the former Minaki Lodge to estimate the 
effects of the development on the Town of Minaki and the surrounding area and establish a baseline of 
accepted development for the property. However, the Developer’s Assessment did not consider that the 
socio-economic profile of a tourist who visited the Minaki Lodge in the past would be considerably 
different than that of a resident of one of the new units. The consumption patterns, traffic (both road and 
water), and day-to-day activity levels of a resident versus a tourist are different and need to be 

                                                

22 Also the suggested seasonal population at the following website: http://www.century21.ca/CA/ON/Minaki. 

http://www.century21.ca/CA/ON/Minaki�
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considered when determining the appropriate size of a development and the effects it would have on the 
surrounding area. 

Minaki Lodge until 2003 – Visitor Profile 

Until the former Minaki Lodge burned down in 2003, it served as a tourist activity destination. As a 
recreational resort, the Lodge included a 120-room main lodge building, cabins for groups and staff, a 
nine-hole golf course, tennis facilities, a dockside bar, and boat docks for up to 60 boats. 

The typical visitor to Minaki would visit for a short period of time during the summer, with the majority 
staying one to two nights23

Visitors spent the majority of their time on the site using the private beach, the pool (indoor or outdoor at 
differing times), or participating in on-site or local activities available, including golfing, tennis, and hiking. 
Additionally, visitors came to fish, and would go out with one of the Lodge’s employed guides driving the 
boat. For fishers who caught and kept fish, the Lodge would prepare, cook and/or store the fish for them. 
There was also one boat available for water sports, again driven by a guide. 

. They would have been attracted to the area due to past experiences or the 
varied recreational options and would have acted similar to a hotel occupant, eating meals in either the 
dining room restaurant or the Dockside Restaurant as the guest rooms did not have cooking or food 
storage capabilities. 

Visitors rarely brought their own boats with them. When they did, the boats were usually small fishing 
boats, and often these visitors knew the area well from frequent visits. 

Nightly entertainment at the Lodge consisted of relaxing and low-key events, including walks around the 
area, as the views at sunset were considered a highlight. The Dockside Bar was open later in the evening 
for guests as well. 

The Minaki on the River Inc. Development – Resident Profile 

By contrast, the proposed redevelopment will sell residential and condominium units, making future 
owners seasonal residents of the Town of Minaki. Residents will spend more time in Minaki and make 
more frequent trips from their primary residence. The daily activities of a resident would be different than 
those of a visitor who is in Minaki for only a few nights. 

The Minaki experience for residents is mostly outdoors, from early morning to early evening, weather 
permitting. In a normal day, residents will spend the majority of the day outside, on their residential 
docks, boating, picnicking for lunch, fishing for a few hours (often in the early morning and early evening 
when fish are more active), swimming off the dock, engaging in other recreational water sports (e.g., 
kayaking, tubing, water-skiing, windsailing), and boating to hiking or beaching spots to spend some time. 
Additionally, residents spend time visiting other residents, often boating over to other cottages. 

Since historical preservation is very important to the MCA members, a substantial amount of time is spent 
doing maintenance work on the cottage and land. This includes not only regular maintenance, cleaning, 

                                                

23 MMM Group Limited. April 2012. Community Impact Assessment. Page 12. 
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gardening, trail clearing, and wood cutting, but also cottage renovations. Renovations are typically 
completed with the help of other cottager friends in the area. 

Residents of the proposed redevelopment would likely follow the same types of activities, preferring to 
spend the majority of their day outside. However, with condominiums and smaller “box-type” detached 
units, less time, at least initially, would be spent maintaining the unit, and the surrounding common area 
would be maintained by the condominium association. 

While the development is being marketed to the “55+” group, it is not being limited to this age group so 
it is likely that the majority of these units will have more than two people living in them. Most of the 
marketed units have two bedrooms and a den24

                                                

24 Minaki on the River Inc. Proposed Condominium Development Water Demand and Wastewater Treatment Report. Page 1. 

 and have the capacity to accommodate up to six 
individuals. 
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4.0 PROJECT SOCIO-ECONOMIC EFFECTS 

The MCA is not opposed to the development of the former Minaki Lodge site. However, due to many 
impacts described in the following sections, the MCA feels current development plans should stay within 
the appropriate densities and impacts of the former Lodge use. 

The proposed redevelopment states that the total building area of the intended condominium 
development is 183,162 square feet, a reduction of 1,937 square feet of building area from the original 
Minaki Lodge development25

This section evaluates potential effects that could be expected as a result of the proposed   
redevelopment at the densities and size currently proposed by the Developer. These potential  effects 
have either been not identified by Developer or not adequately considered due to: 

. While the development will not encroach on new land (except to develop 
over one hole of the previous Minaki golf course), it is a considerably more intense development within 
the same amount of space and includes the golf course in the square foot comparison. 

• The underestimation of population comparisons assessed in the Section 3.1; 

• The consideration of the usage rates and patterns of visitors and residents as discussed in 
Section 3.2; or 

• The potential effect was either not identified or considered in the Community Impact Assessment 
report (Section 4.1). 

For these reasons, the potential effects of the proposed redevelopment are likely greater in magnitude 
and more frequent than would have existed for the former Minaki Lodge. Additionally, the activities 
engaged in by area residents compared to visitors differ so the habits associated with each type of socio-
economic profile needs to be considered when examining potential effects. 

4.1 NAVIGATION AND BOAT SAFETY 

The current development plans for the number of docks and boat slips available to residents would likely 
create hazardous conditions in the Minaki waterways, especially in the narrow channel immediately in 
front of the proposed redevelopment. Adding residential docks (which have different usage levels and 
patterns than marinas or boat storage facilities) in the narrow channel of the Winnipeg River, a high 
traffic area with known natural hazards, would be dangerous to current residents using the area. It could 
also create dangerous conditions for residents of the proposed redevelopment. Not only would it increase 
the number of boaters in the immediate vicinity (as these new residents would have to boat through this 
area to access the dock at this location), it would also increase the number of fishers, swimmers, sailors, 
kayakers, personal watercraft usage, and other residential water activities in the area. This effect would 
be magnified for existing residents who own property within or near the channel. 

                                                

25 Page 1 of Revised Stage 1 Archaeological Assessment of the Proposed Minaki Lodge Redevelopment in Minaki, Ontario. Prepared 
by Northern Lights Heritage Services Inc. (Revised July 4, 2011). 
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While these risks would still exist if the number of docks and boat slips did not exceed the number kept 
by the former Lodge, it is a more manageable number, especially since some of the boat slips would 
remain open for visitors to the Dockside Restaurant, reducing the number of boats coming and going 
from the site each day. Any additional boat slips needed by development residents could be rented from 
marinas in the area. 

The rate of boating as a recreational activity in the area would likely increase since the proposed 
redevelopment will not offer the same range of recreational activities as the former Lodge. Since many of 
the cottages being proposed are not waterfront, this will increase use of boats and residential docks to 
ensure direct access the water. 

4.1.1 Application Details 

The current land use and dock permit submitted by the Developer is for 0.49 hectares of docks. The 
permit specifies that no additional improvements are to be placed on the waterlot without the prior 
written approval from the District Manager. 

The site plan drawings in the application filed by the Developer roughly show three separate docks but do 
not identify the number of boat slips. The Application shows approximately the same amount of dockage 
now allowed at the former Lodge site, for 60 boat slips, under an annually renewing permit from the 
Ministry of Natural Resource (MNR). However, the Developer’s draft site plans show docks three times 
larger, that would hold approximately 150 boat slips. At this time, the Developer has not filed any 
documentation or provided explanation regarding plans for docks and boat storage on the premises even 
though it has been established in prior proceedings, including the Orde’s Island Decision, that boat traffic 
impacts on neighboring properties and on the boating public must be included in an approval authority’s 
review of a subdivision application. 

The Developer’s Application and the Developer’s Assessment do not address or analyze effects from 
increased boating in the area or the effects caused by increasing the docks in the Winnipeg River 
channel. In the absence of this analysis, it is assumed that the proposed redevelopment contemplates 
accommodation for a minimum of one boat slip per unit, or approximately 160 boat slips.  This would be 
consistent with usage patterns found within the Minaki area as water-based activities are considered a 
main attraction as a summer destination. 

4.1.2 Minaki Cottager’s Association Perspectives 

The Winnipeg River channel around Minaki is very narrow – less than a kilometre wide. There are many 
unmarked navigational hazards that pose a threat to boaters who are unfamiliar with the area. 
Additionally, this channel is a main navigational route for current seasonal residents who live many 
kilometres upstream and downstream of Minaki. 

Boating and fishing are both major draws for Minaki as a seasonal retreat. It is likely that the majority of 
residents of the proposed redevelopment would elect to own a boat in addition to their residential unit. 
Therefore, if left unrestricted, the MCA believes the demand for boat slips would be much higher for the 
proposed redevelopment than for the former Lodge. 
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Two members of MCA, who have owned property across the channel from the Minaki Lodge since the 
1960s provided the following concerns about the impacts of the proposed redevelopment: 

This narrow channel is the only water route from the town of Minaki to the waterways 
and many lakes to the west, and is already crowded, congested and sometimes 
dangerous from boat traffic without any Lodge use, especially with the increase in fishing 
in the channel - at times we've counted over 30 fishing boats in the immediate vicinity!  
In addition to the existing heavy motor boat traffic, the channel is also used by canoeists, 
kayakers, and children in paddle boats.  As well, our family (including children and 
grandchildren), like most of our neighbours, swim in the channel daily, currently it can be 
a bit 'unnerving' with the amount of boat traffic already in the area, so to add so many 
additional boats to this confined area appears to be a 'recipe for disaster'26

The two major concerns identified by MCA are based on the information provided in, or missing from, the 
Application are: 

. 

• The increase in boat traffic and the associated safety concerns; and 

• The increase in docks in the narrow channel and the hazardous situation that would develop from 
that. 

Boat Traffic and Navigation Safety 

It is anticipated that, along with more boats in the docks than during Minaki Lodge operations, there will 
be a much greater impact of owned boats (resident boats) compared to Lodge-owned and visitor-rented 
boats (visitor boats), as permanent residents will likely use their boats more frequently than guests at the 
former Lodge. 

Visitor boats were rented by the Minaki Lodge guests but were driven by experienced guides, who were 
aware of the hazards on the water and had local knowledge of nearby cottagers and fishing restrictions. 
The boats were used mostly for fishing expeditions or occasionally for general leisure and spent very little 
time in the immediate water surrounding the Lodge. Visitor boats did not engage in water sports as there 
was one lodge-owned powerboat for this purpose that when rented (which was usually only a few times 
a week) would be driven by a guide. Guests reportedly rarely rented boats and drove them out on the 
lake without a guide. 

During operation of the Minaki Lodge, the residents recall seeing between 5 and 20 visitor boats each 
day. Community members remember a particularly busy day when 50 boats were used by Lodge guests, 
with some boats being rented from Minaki residents to meet the demand. This was one very unusual day 
that is remembered because it was a one-time event. 

By comparison, resident boats are owned and operated by area residents. These boats are used 
multiple times a day for different purposes, including fishing, leisure, water sports (e.g., water skiing, 
tubing), visiting neighbours, and running errands. Resident boats enter and exit docking areas much 

                                                

26 Quoted from Letter to Sylvie Oulton from Eric and Elaine Friesen on March 24, 2013. 
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more frequently throughout the day than visitor boats. The people driving these boats are not screened 
for insurance purposes as they would have been during Lodge operations. Currently, individuals 
interested in driving recreational boats only need to be 12 years of age or older (with some horsepower 
restrictions to the age of 16)27

It is anticipated that each unit of the proposed redevelopment will have at least one resident boat, if a 
dock is available to them, which translates to a minimum of 160 boats. If even half of these boats were 
on the water during peak times (weekends and holidays) this could create dangerous conditions. This 
boat usage effect is magnified due in part to the reduced number of recreational activities that will be 
available at the proposed redevelopment compared to the former Minaki Lodge (e.g., no golfing) and that 
residents use boats more frequently than visitors. 

. Additionally, there is no policing on the waters for speed or navigational 
assistance since Minaki is in an unorganized territory. 

During weekends and high peak periods especially, the increased boating traffic poses a potential major 
threat in the surrounding area of the Winnipeg River, which is known to have many shallow and rocky 
hazards. Since the Winnipeg River and surrounding lakes act as a reservoir for hydroelectric generation 
systems, the water levels fluctuate greatly. An island of rocks one day could be invisible and under water 
the next. The only hazards that are marked in the area are on the main boating routes (e.g., the most 
direct route from Minaki to Kenora). These marked hazards accounts for approximately 5% to 10% of all 
underwater hazards. Additionally, there are many blind spots on the water. One of these spots is located 
just south of the proposed redevelopment, which turns off the main waterway into the Minaki Bay. These 
areas are dangerous, even for boaters who know the area and would even greater for new boaters. This 
is where local knowledge is important as residents know where to reduce speeds and which areas to 
avoid. 

These risks are exacerbated at night, when visibility is low, creating situations where hazards cannot be 
seen, including stalled boats. As an example, a stalled boat resulted in a fatality in 2009 just north of the 
former Minaki Lodge site, where all people involved in the accident were long-time residents of the area. 
Adding a large number of new boaters to the area would be a safety concern for current Minaki residents 
and new boaters alike. 

Since boating licenses are authorized federally after completing an online test, they do not accurately 
reflect boat driving ability or specific knowledge to the Minaki river systems. Additionally, once someone 
passes the test and receives a boating license, it does not expire. For these and many reasons, the 
effects of introducing new boats in a hazardous waterway system should be thoroughly investigated. It is 
the MCA’s opinion that the threshold for additional boats during peak seasonal times added to the 
waterways without negative effects on the Winnipeg River and surrounding waterway system is low and 
should be considered when establishing the acceptable size of the proposed development. 

  

                                                

27 http://www.tc.gc.ca/eng/marinesafety/debs-obs-quick-quick_visitor-1610.htm. 
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Dock Safety 

Adding residential docks to the very narrow, high traffic area of the channel would be very hazardous for 
the patrons of these new docks, for existing residents who live across the channel, and for boaters going 
through the area. 

Residential docks are used differently than marinas. Marinas are for boat storage and docking only. 
People drive to marinas to retrieve their boats and leave. Minimal time is spent on or around the docks. 

Residential docks in Minaki by comparison, are where cottagers spend the majority of time during the 
day. Children swim off the docks; people fish off the docks; and water sports, including paddle-boating, 
kayaking, and canoeing, occur around the docks. People in the water are hard for boaters to see, and the 
channel is a very busy area since it is mandatory to pass through it on a daily basis for the majority of 
boaters. The docks that currently exist and were used for the Minaki Lodge will add risk to the channel 
area, while adding to the number of docks in this area would be unsafe. 

The MCA recommends that the limit for the number of boat slips for any development be the number 
currently in place, 60 slips. Additionally no more docks should be constructed in the area. The 60 boat 
slips should be allocated to include some for visitors to the Dockside Restaurant, (i.e. not all 60 boat slips 
should be assigned to residents). If more boat slips than this are required by new residents, they could 
be rented from one of the three existing marinas: Northstar, Paradise Point, or in the Town of Minaki. 

There is no precedent for a high concentration of owned boats in the Winnipeg River and Lake of the 
Woods area, especially in a high-traffic, hazardous, and narrow channel. The largest resident-owned 
docking area found was in Clearwater Bay, which has between 20 and 30 boat slips. Creating a 
residential dock with even 60 boat slips would create a dangerous boating environment for the current 
residents of the Minaki and surrounding Winnipeg River residents, as well as any new inhabitants from 
the proposed redevelopment plan. 

4.2 HERITAGE AND CULTURAL IMPACTS 

There are potential cultural and heritage effects from the proposed redevelopment as it proposes building 
over the historic Minaki Lodge Golf Course. The aesthetic that the waterfront golf course holes provide for 
passers-by and neighbouring cottages will be adversely altered with the current development plans. 
Under Ontario’s Land Use Planning laws, the site could be considered a cultural heritage landscape. Since 
the site could be designated a cultural heritage landscape, the current owners should preserve the site 
and not build over it. MCA has recommended that the development be limited to the pre-existing 
buildings on the property, which would preserve the integrity of the site and the aesthetic, cultural, and 
historical importance of the Minaki Lodge Golf Course. 
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4.2.1 Application Details 

The nine-hole course was designed by Stanley Thompson and constructed in 1924-2528. For the 
construction of the golf course, Canadian National Railways imported clay and top soil in 1923 to develop 
a nine-hole executive golf course that has been in place for 89 years29

The proposed redevelopment is to be built over one of the waterfront holes of the golf course (Hole 
One). Hole One is situated lengthwise on the Winnipeg River, stretching down a majority of the main 
river channel (just north of the railroad tracks that extend over the bridge). The aesthetic value of this 
waterfront land was not assessed in the Application. 

. 

An extensive heritage conservation plan, undertaken on behalf of the Developers by Northern Lights 
Heritage Services, Inc. did not mention the golf course except to state that it has been modified, 
abandoned, and is in the process of re-naturalizing30. Instead the report focused on the buildings on the 
site31. Conversely, the observations made in the Species at Risk Scoping report, completed in the spring 
of 2011 described the lawn as open, cleared, and well-maintained lawn32

The Developer’s Application completed Stage 1 and Stage 2 Archaeological Assessments to determine the 
potential for the subject property to contain archaeological material prior to redevelopment

. 

33. In the 
Stage 1 Assessment, a Stage 2 Archaeological Assessment was recommended due to the historical 
importance of the former Minaki Lodge to the historical development of northwestern Ontario34. The 
Stage 2 Archaeological Assessment uncovered two archaeological sites located in situ of the 
development, however since both locations are to be avoided in the development35, it was recommended 
that the proposed redevelopment be cleared of all further archeological concern and a letter of 
concurrence and clearance be granted36

4.2.2 Minaki Cottager’s Association Perspectives 

. 

The Minaki Lodge Golf Course is a nine-hole golf course designed by the golf course and landscape 
architect Stanley Thompson. The golf course was built in 1925 to accompany the Minaki Lodge, which 

                                                

28 From http://courses.stanleythompson.com/courses/70-Minaki-Inn-Golf-Course. 
29 December 2007 application. Page 4. 
30 Heritage Conservation Plan Minaki-on-the-River Condominium Development, Minaki Ontario, Part 2 of 2. Done by Virginia Petch of 
Northern Lights Heritage Services (4/1/2012). Document Preface.  
31 Heritage Conservation Plan Minaki-on-the-River Condominium Development, Minaki Ontario, Part 2 of 2. Done by Virginia Petch of 
Northern Lights Heritage Services (4/1/2012). 
32 Minaki on the River Species at Risk Scoping. Completed by Ryan Haines Consulting (Spring 2011). Page 4-9. 
33 Page 1 of Revised Stage 1 Archaeological Assessment of the Proposed Minaki Lodge Redevelopment in Minaki, Ontario. Prepared 
by Northern Lights Heritage Services Inc. (Revised July 4, 2011). 
34 Page 8 of Revised Stage 1 Archaeological Assessment of the Proposed Minaki Lodge Redevelopment in Minaki, Ontario. Prepared 
by Northern Lights Heritage Services Inc. (Revised July 4, 2011). 
35 At the time of the report, June 2011, no development in the ‘lower terrace’ area. 
36 Page i of Revised Stage 2 Archaeological Assessment of the Proposed Minaki Lodge Redevelopment in Minaki, Ontario. Prepared 
by Northern Lights Heritage Services Inc. (June, 2011). 
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was owned and operated by the Canadian National Railway37

The Ontario Provincial Policy Statement, for Land Use Planning Section 2.6.1 states that: 

. The golf course is a representation of a 
number of important elements of cultural and historical significance. 

Significant built heritage resources and significant cultural heritage landscapes shall 
be conserved. 

Where “cultural heritage landscape” is defined as follows: 

Cultural heritage landscape: 
means a defined geographical area of heritage significance which has been modified by 
human activities and is valued by a community. It involves a grouping(s) of individual 
heritage features such as structures, spaces, archaeological sites and natural elements, 
which together form a significant type of heritage form, distinctive from that of its 
constituent elements or parts. Examples may include, but are not limited to, heritage 
conservation districts designated under the Ontario Heritage Act; and villages, parks, 
gardens, battlefields, mainstreets and neighbourhoods, cemeteries, trailways and 
industrial complexes of cultural heritage value38

 
. 

The Minaki Lodge Golf Course, including the two waterfront holes (holes One and Nine), in the opinion of 
the MCA and the Stanley Thompson Society, is a cultural heritage landscape.  The disappearance of the 
first hole in particular would undermine the integrity of the course and the geographical significance and 
distinctive aesthetic of the Winnipeg River channel that Minaki residents have grown accustomed to 
viewing since 1925. 

Removing the part of the golf course that sits directly on the waterfront would eliminate the pleasing and 
natural aesthetic of the area for residents and boaters on the river. This aesthetic has been part of the 
landscape since 1925 and replacing it with trailer-like units and with cars driving up to each unit would 
have a negative impact on the areas beauty and integrity. 

Limiting the proposed redevelopment to the build areas of the past Lodge would preserve the golf course 
lands for future more aesthetically appropriate redevelopment opportunities. 

4.3 RECREATIONAL FISHERY PRESSURES 

Fishing on the Winnipeg River is an attraction for many tourists and residents of Minaki. The Winnipeg 
River is included in the Province of Ontario’s Fisheries Management Zone 5. For the 2013 fishing year, the 

                                                

37 From the Stanley Thompson Society Report on the Minaki Golf Course (March 15, 2013). 
38 Ontario Ministry of Municipal Affairs and Housing, Provincial Policy Statement, 2005, Section 6: Definitions. Available online here: 

http://www.mah.gov.on.ca/Page1485.aspx#6. 
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Ontario Ministry of Natural Resources (MNR) has placed fishing restrictions on the size, season, and 
quantities for walleye and sauger and for minimum size of muskellunge39

The effects of proposed redevelopment could be substantial for local tourism and the fish population in 
the rivers. While the Developer’s Application does consider potential impacts to fish habitat, it has 
assumed the responsibility for management of the local fish populations rests with MNR to police and 
control fishing restrictions. The implications to the recreational fishery resource use have not been 
considered within the Developer’s Application. 

. 

A more pro-active mitigation approach would be to limit the development to a population size that would 
not cause harm to the fish populations based on current MNR restrictions. 

4.3.1 Application Details 

The Application includes a Fish Habitat Assessment of the surrounding redevelopment property. The 
study documented the potential for fish spawning activity along the shoreline for the proposed 
redevelopment, dividing the property shoreline into 13 sections for a riparian and aquatic review. 

The study conclusions were that development could occur in all 13 sections without adversely impacting 
critical fish spawning habitat. For one section there was moderate potential northern pike and 
muskellunge spawning habitat identified, and it was recommended that any activities disrupting not take 
place in this area. It was recommended that shore cleanup should occur in two of the sections to remove 
waste in the effort to rehabilitate the riparian vegetation in the area40. It was documented that all but 
one of the sections has undergone decades of development and disturbance, and it was recommended 
that efforts be made to restore the riparian vegetation with native plants and trees to minimize runoff 
and shoreline erosion41

The impacts of development on the fishery focused on walleye and it was concluded that the proposed 
redevelopment would not result in an increase of angler harvest of walleye to levels that would threaten 
the sustainability of the walleye fishery. Further: 

. 

Even if development along this system were demonstrated to result in the angler harvest 
exceeding maximum sustained yield, it would not be consistent with current Ontario 
Ministry of Natural Resources management practices to restrict development on this 
basis. Current practice is to restrict harvest through angling regulations42

The Application does not assess any other potential effects to fish as a result of the development or the 
effects to other types of fish habitat other than spawning habitat. The application also does not provide 
any mitigation measures available other than to allow the MNR to continue to oversee the issue. 

. 

                                                

39 2013 Ontario Recreational Fishing Regulations Summary for Zone 5, Winnipeg River: 
http://www.mnr.gov.on.ca/stdprodconsume/groups/lr/@mnr/@letsfish/documents/document/mnr_e001325.pdf. 
40 Minaki on the River Property Fish Habitat Assessment. By Ryan Haines Consulting (Fall 2010), pages 4-16. 
41 Minaki on the River Property Fish Habitat Assessment. By Ryan Haines Consulting (Fall 2010), page 19. 
42 Minaki on the River Property Fish Habitat Assessment. By Ryan Haines Consulting (Fall 2010), page 17. 
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4.3.2 Minaki Cottager’s Association Perspectives 

The MCA has commented that the conclusions made by the Developer’s report are too passive, and no 
estimates were provided in the Application for the addition of recreational fishing in the Winnipeg River as 
a result of the development. 

Fishing is listed by the Developers as the first recreational activity offered by the proposed redevelopment 
in the cover letter of the Application. One of the main benefits to future buyers would be the ability to 
fish in a place known for tremendous fishing43

Since nature preservation is important to MCA members, it is reflected in their fishing practices. Many 
residents practice only catch-and-release fishing as to not disturb fishing populations. Others only keep 
fish a few times a year to minimize their impacts on the fishing populations. 

. While a tourist to the area would come for a limited time, 
in most cases only once a year, a resident will fish regularly and will have the ability to preserve their 
catches. Additionally, Lodge guests went boating with guides, who knew the fishing restrictions and 
guaranteed that guests stayed within allotments. There is very little policing of this by the Ministry of 
Natural Resources in the Minaki area and residents take it upon themselves to stay within the limits to 
preserve the fishing population. 

The applicants stated in their report that harvest restrictions would be made by the MNR if the proposed 
redevelopment negatively affected walleye fish. This approach, if taken would have detrimental effects on 
local tourism, fishing guides, and fishing outfitters. Restrictions in the past by the MNR have already 
reduced the number of tourists and the profits for this industry. Further restrictions would have a 
worsening effect. 

MCA feels further analysis should be performed to estimate the impact on fish stock from the expected 
increase in regular fishermen as a result of the proposed redevelopment, specifically for the species of 
walleye, sauger, and muskellunge, which already have restrictions placed by the MNR to conserve 
populations. 

4.4 NOISE 

The proposed redevelopment would impact the noise levels for surrounding residents considering the 
density of the development and the number of people that will be added to one area. The isolated 
wilderness provides aesthetic value and appeal for Minaki residents. This quality would be undermined by 
the subdivision proposal because population densities directly on the Winnipeg River would increase, 
green space in between current development and the River would be destroyed, and traffic – both on 
water and on land – would increase. 

4.4.1 Application Details 

Noise associated with increased vehicular and boat traffic and, noise created by the increase in residents 
in the area was not assessed in the Application. 

                                                

43 http://www.ontariotowns.net/Minaki/. 
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4.4.2 Minaki Cottager’s Association Perspectives 

Noise pollution should be studied before determining the appropriate size and densities of development 
for the proposed redevelopment. Similar to concerns raised in the Orde Island Application review in 1988, 
the noise pollution from more motor boats in the area is a concern since it is contrary to the wilderness 
way of cottage life. Noise pollution from boats will have effects many kilometres downstream and 
upstream of Minaki, as increased boaters in the area will be using the entire waterways. Additionally, the 
Dockside Restaurant will have a patio deck that can hold 175 persons44

During operations of the Minaki Lodge, very little boating noise was added to the area from the Lodge as 
there was little usage from visitors at a time. Additionally, the Lodge itself was concrete so the majority 
of noise created inside the facilities could not be heard from outside the facilities. Lastly, the golf course 
holes One and Nine, which surrounded the facilities and green space provided a buffer between the 
Lodge and the water, which helped to minimize the amount of noise experienced by surrounding 
residents. Under the current development plans Hole One is to be developed on removing a noise buffer. 

. Patrons on the deck are likely to 
create noise, which is known to carry over the river, given the proximity of the Restaurant to the river. 

Cars will also be able to drive up to the detached units under the proposed redevelopment plans. Since 
the green space that currently exists along the Winnipeg River channel would be replaced by these units, 
there would be no natural landscape to buffer the noise of cars and residents. The perceived increase in  
noise levels would be a large disruption to residents in vicinity of the development. 

The increased population staying directly on the Winnipeg River, the increased boat traffic, and the 
increased car traffic resulting from the proposed redevelopment would undermine the isolated wilderness 
quality of the area that provides aesthetic value and appeal for Minaki residents. 

4.5 OTHER ISSUES 

The Developer’s Application does not include consideration or evaluation of other issues that may 
adversely impact Minaki residents as a result of the proposed redevelopment. While the extent of the 
effects is unknown at this time based on the information provided in Developer’s Application, further 
study of the following issues should be undertaken before any redevelopment is approved. 

Solid Waste Management 

It is not clear from the Developer’s Application how the garbage disposal system for the proposed 
redevelopment will be carried out and monitored. The Application does not provide details on the logistics 
and effects of increased solid waste as a result of the development. If the Developer plans to utilize the 
same landfill as the Minaki residents, this could affect the existing environment as the landfill site would 
fill up much more quickly than under the current disposal levels. Increased use of the landfill could result 
in unregulated wilderness dumps and the need to license a new landfill earlier than expected. 

                                                

44 Minaki on the River Redevelopment Final Report, Community Impact Assessment MMM Group Limited (April, 2012), Attached 
letter from Doug Bruce re: Liquor license from March 22, 2011. 
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Emergency Services 

The effects to emergency services as a result of the increased population from the development do not 
appear to have been assessed in the Application. Any additional traffic accidents as a result of increased 
traffic would also increase demand for emergency service. The MCA believes that the proposed 
redevelopment would have impacts on emergency services due to the difference in scale between 160 
units and the number of visitors at a time to the former lodge. 

Traffic 

The Town of Minaki is accessed by Provincial Highway 596, approximately 30 miles north of the City of 
Kenora. The highway has one lane in each direction, is winding, and is not lit. Since the proposed 
redevelopment is located in proximity to the provincial highway, a traffic impact study is required by the 
Ministry of Transportation. 

The traffic study done in the Developer’s Assessment did not assess road conditions, policing levels in the 
area, nor did it include the intersection of Highway 17A with Highway 596. The Developer’s Assessment 
estimated the number of trips that would have occurred during former Lodge operations compared to the 
estimated the amount of daily car trips that the proposed redevelopment would create. The basis for 
these estimates lies in the assumptions of on-site population discussed in Section 3.1. The Developer’s 
Assessment concluded that automobile trips due to the proposed redevelopment will be of the same 
order of magnitude as during operations of the Minaki Lodge45

The MCA’s perspective is that the policing of Highway 596 is much different than it was when the Lodge 
was in operation. In the 1990s, there were at least a dozen Ontario Provincial Police officers stationed in 
Minaki when the Lodge was operational. Currently, there is one officer stationed in Minaki. Additionally, 
Highway 596 is a dangerous, winding highway with few locations for passing slower vehicles. There are a 
lot of turn-off roads and driveways to other cottages directly on the highway. Many of these are either 
hard to see or hidden. 

. The Developer’s Assessment did not 
assess any effects on traffic from the proposed redevelopment as a result of these findings. 

Additionally, the Intersection of Highway 17A with Highway 596, the only turn-off onto Highway 596, is a 
hazardous area and effects on this intersection should be included in further analysis. 

Increased traffic is a concern to the MCA and needs to be studied in further detail before concluding 
there will be no impacts to the community. 

Business Impacts 

While the majority of business impacts are expected to be positive, there may be increased demand for 
limited quantity services, including boat storage and maintenance in the area. Additionally, the many 
closures in the past years in the area would result in increased boating and car traffic as the new 

                                                

45 MMM Group Limited. April 2012. Community Impact Assessment. Page 18. 
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residents would be making more trips to Kenora and surrounding areas for necessities unavailable in the 
Minaki area (e.g., gas, groceries). 

In the Developer’s Assessment, the closing of Minaki businesses is incorrectly associated with the closing 
of the Minaki Lodge. Based on this assumption, the report concludes that opening the proposed 
redevelopment would have a positive effect on local businesses. In contrast, the MCA believes it was the 
improvement of roadways in the 1980s, which provided easier access to Kenora that ultimately led to the 
closure of some Minaki businesses. Additionally, some businesses have been growing over the past 
decades, including more places to get bait and more marinas. 

The MCA believes redeveloping the Minaki Lodge site could have positive impacts for existing businesses 
but thinks they are likely to be minor as Kenora is the commercial source for the majority of necessities 
for Minaki residents, including hardware, groceries, cottage supplies, and lumber. This is unlikely to 
change as any population increases resulting from the development would be seasonal, which does not 
provide benefit year round. 

Fishing outfitters could be adversely impacted if effects from an increase in seasonal population on 
walleye fisheries cause the MNR to impose greater fishing restrictions.  Restrictions were increased years 
ago, to the detriment of fishing outfitters and camps, and further restrictions would have an even greater 
impact on them. 

Tax Implications (as an Unorganized Territory) 

All seasonal properties in and around Minaki make notable annual financial contributions to the 
community. As property owners they are subject to Provincial land tax, Local Services Board tax, Local 
Roads Board Tax with a vast majority paying Kenora District School Board Tax. The proposed 
redevelopment is to be run by a condominium association. The MCA is concerned that a condominium 
association, made up of part-time residents may not be self-sustaining, especially considering that the 
developers have not expressed any intention to manage the development past completion of 
construction. This issue could lead to government intervention, or the need to organize the territory, 
which would have negative implications on taxes for current residents. 
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5.0 KEY FINDINGS 

Any adverse effects of the proposed redevelopment that would compromise the Minaki experience should 
be mitigated before approvals are granted to the Developers. 

The Developer’s Application has not properly estimated occupancy levels of the proposed redevelopment 
and consequently underestimates or omits the impacts a development of this size would have on the 
town of Minaki and the surrounding areas. The rulings on the Orde’s Island development application 
should be used as a guide for the Developer to establish areas of concern that need further study. At the 
current development size and densities proposed these major areas of concern include: 

• Docks and Boat Slips: Adding residential docks (which have different usage levels and patterns 
than marinas or boat storage sites) in the narrow channel of the Winnipeg River, which is a high 
traffic area with known natural hazards, would be dangerous to existing residents using the area 
and the future residents of the proposed redevelopment. Not only would it increase boaters in 
the immediate vicinity, it would also increase the number of fishers, swimmers, sailors, kayakers, 
the level of personal watercraft use, and other residential water activities in an area that is 
currently considered hazardous. This effect is magnified for existing residents who own property 
in or near the channel. 

• The Cultural Riverfront Landscape of the Minaki Lodge Golf Course: The aesthetics of 
Minaki and the Winnipeg River has for almost a century benefited from the culturally significant 
views seen from the water of the first and ninth holes of the Minaki Lodge Golf Course. Replacing 
this view with up to 56 box units would fundamentally alter the surroundings and would 
negatively impact existing residents. This effect is magnified for existing residents who own 
property in or near the channel as these units would replace the view from their cottage. 

• Densities: The proposed number of residential units for the area does not maintain the current 
population densities of the area. Seasonal residences are currently spread out considerably in the 
area and the isolation is critical to the Minaki experience. The number of units to be built on this 
waterfront land does not appear to provide the appropriate minimum frontage of 46 metres and 
depths of 90 metres per unit as recommended in the Crown Land Use Policy for private lots and 
established in the Orde’s Island Board Order. 

• Noise: Adding residential units directly along the waterway would increase human, vehicular, 
and boating noise. Removing the natural landscape directly surrounding the development would 
exacerbate noise levels by eliminating the natural buffer the land previously present when the 
Minaki Lodge operated. 

• Recreational Fishing: Residents who would purchase a unit would most likely do so to be close 
to the water activities available, including recreational fishing. The effect on walleye fishery 
populations from the increased amount of regular fishermen in the area would not only have 
effects on fish population, but could trigger further restrictions by the MNR, which would have 
negative impacts on the local economy, tourism, and fishing outfitters. 
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The additional areas of solid waste management, emergency services, traffic business impacts and tax 
implications need to be better assessed by the Developers before conclusions can be drawn. Conclusions 
on proper mitigation measures for the sewage treatment plant and the legal and practical implications of 
developing condominium complexes in an unorganized territory were not addressed in this report. 

If the proposed redevelopment proceeds, the size of the development should be limited to the current 
size of the former Minaki Lodge, i.e., 56 condominium units and 8 or 9 units from the existing cabins. 
This limit in size and density would ensure that the following parameters are maintained to reduce or 
eliminate significant adverse effects: 

• The number of boat slips be limited to the 60 boat slips allowed during the operation of the 
Minaki Lodge. No additional docks should be created in the area. Even at this level, the increase 
in usage, especially from new, inexperienced residents will be dangerous in the narrow Winnipeg 
River channel and reductions to the number of boat slips should be considered. The MCA 
recommends that 40 residential boats be allowed to dock at the proposed redevelopment and 
that any additional required boat slips by new residents be rented from existing marinas in the 
area. The remaining 20 slips should be left open for off-site boaters accessing the Dockside 
Restaurant and area amenities. 

• To maintain the aesthetic appeal of the area, reduce noise pollution and preserve the culturally 
and historically significant Minaki Lodge Golf course, development should not occur on the first or 
ninth holes, which overlook the Winnipeg River. Preservation of the golf course for future 
restoration, aesthetic preservation, and cultural importance should be a priority in the 
consideration of any development plans. Constraining the development to the size of the former 
Minaki Lodge would ensure that the golf course and waterfront landscape remain intact. 

• Effects on water quality, fishing habitat and fishing populations should be further studied and not 
left to the MNR solely to monitor and manage. Mitigation should be taken proactively to 
guarantee that further fishing restrictions will not be necessary. Reducing the development size 
would lower the number of regular fishers added to the area and reduce the risk to fish 
populations, water quality, and fish habitat. 
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