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1.1 Introduction

The City of Cold Lake engaged Moffatt & Nichol (M&N) 

to prepare a master plan for the Cold Lake Marina and 

Waterfront. The 250 slip marina, constructed in the early 

1990’s, has been at full occupancy since the early 2000’s 

and has maintained a wait list with over 100 people for the 

past several years. Anecdotal reports suggest wait times 

range from 4 to 7 years to obtain a slip.

The waterfront area adjacent to the marina includes 

restaurants, bars, hotels, and other small businesses. 

Several of the existing businesses and properties are 

outdated, for sale, or are unused suggesting the potential 

to improve business opportunities and to revitalize the 

area.

This report outlines the basis for the concepts developed 

to achieve an expanded marina and to revitalize the 

waterfront area. 

1.2 Objectives

The marina and waterfront master plan, developed by 

M&N and Brook McIlroy, expands the Cold Lake Marina 

capacity and promotes marina user experience while 

simultaneously providing opportunities for revitalization 

and further development of the adjacent waterfront. 

Specifically, the upland components are intended 

improve opportunities for businesses on the waterfront 

by increasing use of and visitation to the waterfront by 

boaters and non-boaters.  The master plan is intended to 

provide marina and waterfront guidance through 2035.

1.3 Approach

M&N and Brook McIlroy worked with the City to develop 

the following 6 guiding principles for the Marina and 

Waterfront Master Plan

6 Guiding Principles

1. Expand Marina Capacity

2. Improve Marina Services

3. Revitalize the waterfront as a mixed-use area to 

attract both residents and visitors.

4. Provide additional public amenities and activities 

attractive to all citizens/all age groups

5. Public investments in the waterfront should be 

strategically designed to leverage private sector 

investment

6. Demonstrate design excellence and environmentally 

sustainable practices

The Cold Lake Marina and Waterfront Master Plan is 

founded on meeting these guiding principles.

Developing a feasible plan requires a clear understanding 

of the regional marina market and waterfront usage.  A 

marina market analysis provides guidance on regional 

slip demand, including slip size demand, and market 

standard amenities. Marina market research includes 

identifying trends in regional marina market drivers 

including population and demographics as well as review 

of comparable marinas in the region.

The master plan also reflects first hand observation of 

the existing marina and waterfront operations gathered 

over several days in July and August of 2012 as well as 

public opinion on the marina and waterfront, solicited 

during public outreach sessions and focused workshops 

with stakeholders and interested parties.

The results of the marina market analysis combined 

with the public opinion and observations of the existing 

operations are used to develop the three marina and 

waterfront master plan concepts described in this report.

1.4 Goals

In addition to meeting the guiding principles outlined 

above, specific goals for this master plan can be 

categorized into “marina” and “waterfront” components.

Marina: The primary goal of the marina master planning is 

to expand marina capacity to accommodate the boaters 

on the existing wait list as well as accommodate boating 

growth into the future.  The master plan is also expected 

to improve marina operations including resolving issues 

with boat ramp queuing and traffic, fuel dock conflicts 

with the boat ramp, and parking for cars and boat ramp 

trailers.

Waterfront: The waterfront upland goals include 

encouraging use of the waterfront as an entertainment 

destination for boaters and non-boaters. Providing 

more entertainment and shopping options is expected 

to enhance the experience for the existing boating 

population while simultaneously appealing to non-

boaters to grow the group of potential waterfront visitors 

and users.
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1.5 Study Area

The study area is located centrally around the existing marina 

northeast of the City along the southwest shoreline of Cold 

Lake. The study area is bounded by 7th St. and 6th Ave 

extending from the marina south to 12th St. The study area was 

selected to include the existing commercial properties that 

may be expected to benefit from further development of the 

waterfront.  Consideration was given to adjacent residential 

neighborhoods and Indian Reserve #149A located east of the 

marina, especially with regards to privacy, traffic flow, and 

potential parking concerns. 
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Cold Lake Marina Context

Pedestrian Seawall 

Boat Launch Area

Edgewater Cottage

Cenotaph Park

Waterfront Building

Marina View Hotel
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2.1 Existing Market Analysis

An analysis of the regional marina market provides 

guidance for marina planning. Analysis of comparable 

facilities and market drivers offers insight into market 

demand and identifies typical marina features prevalent 

in the market area.

2.2 Market Area

The Cold Lake marina market area may be defined both 

geographically and by marina type.

Market areas are defined geographically by the expected 

distance that local boaters are willing to travel to use 

the marina facilities and include the competing marinas 

within that area. Studies suggest boaters are willing 

to travel by car up to one hour from home to reach their 

boat for daysailing.  Weekend users are willing to travel 

further, expanding travel time to 3-4 hours.  Boater and 

dockmaster interviews support this limit, confirming the 

geographic marina market region centred on Cold Lake 

encompasses daysailors from Cold Lake with additional 

weekend boaters and competing marinas from Cold Lake 

to the greater Edmonton Area (see Figure 1). 

Boaters living or working outside of the market are 

not expected to seek long-term berthing at Cold Lake.  

However, weekend boaters from Edmonton are expected 

to visit throughout the boating season and may take a slip 

for the season.

Marina market areas defined based on marina type are 

often distinguished by the type of associated upland 

development and the targeted owner demographic. 

Different demographic types include marinas supporting 

home porting boats, campgrounds, residential 

developments, boat and yacht clubs, or transient and 

tourism boaters.

A cursory survey of in the market area shows 11 existing 

marinas and boating facilities. Of the 11 marinas and 

boating facilities identified in the market area, 6 are yacht 

or sailing clubs with limited wet slips and 3 facilities that 

are associated with campgrounds and RV sites.  The 

remaining 2 facilities are public marinas with only Cold 

Lake Marina located in a downtown setting.  The other 

public marina, Wabamun Marina, has 102 slips.

2.3 Comparable Facilities

Cold Lake Marina is the only public marina on Cold Lake. 

The lake is also accessed via boat ramps at the Provincial 

Park.

Most other boating facilities within the marina market are 

geared towards sailing clubs and campgrounds.  Outside 

of Cold Lake, the Wabamun Marina, located 45 minutes 

west of Edmonton, offers 102 public boat slip rentals.  

The marina offers fuel, sewage pumpout, security, and a 

clubhouse with facilities for cook-outs but does not have 

shorepower at the slips.

All marinas in the market area use floating steel frame 

docks with various surface treatments including concrete 

and composite timber.  The docks are arrayed in either 

along-side or double slip configurations.

Table 1: Marinas in the Cold Lake Market

 Marina Name                       Wet Slips

1 Cold Lake   250

2 Cooking Lake Sailing Club 0*

3 Pelican Point Campground 40

4 Sylvan Lake Sailing Club 80

5 RV Heaven & Marina 200

6 Itaska Yacht Club  0*

7 Edmonton Yacht Club 16

8 Sunshine Bay Yacht Club 32

9 Wabamun Sailing Club 16

10 Wabamun Marina  102

11 Canyon Creek Marina 20

 Total   756

*Boat ramp only

None of the identified marinas offer shore power and 

few offer water on the docks. Most have boat ramps to 

supplement the wet slips and to facilitate launching and 

retrieving boats throughout the season.  Most also have 

showers and laundry facilities in a marina building or 

clubhouse.
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Figure 2: Cold Lake Population – Historic and Forecast

Figure 1: Competing Marinas

2.4 Market Drivers

Market drivers are factors that affect the supply and 

demand of the subject commodity.  Marina market drivers 

typically include growth in local population, changes in 

population demographics (age, wealth) and projected 

changes in tourism.

Population Growth

The approximate population of Cold Lake in 2001 was 

11,527 people (3,256 families).  The population in 2006 

was 12,000 people (3,390 families) growing to 13,840 

people (3,860 families) in 2011.  The projected population 

is nearly 18,000 people by 2020 as shown in Figure 2.

Calculating the number of slips per capita suggests that 

there was 1 slip for every 46 residents at the time the 

marina became fully occupied in 2001.  Assuming the 

relative interest in boating for the Cold Lake populous is 

the same or higher in the future relative to 2001, Cold Lake 

would need 380 to 400 slips by 2020 and approximately 

500 slips by 2030 to satisfy the demand.

The marina wait list suggests that demand is even higher 

with over 130 names in 2012.  Combining the wait list with 

the fully occupied marina results a ratio of 1 slip for every 

36 residents.

Demographics

Boating demand is typically driven by males aged 15 

to 64. The number of Cold Lake residents in this key 

demographic increased nearly 20% from 2006 to 2011 

compared to an overall increase in population of 15% 

indicating that the demand for boating may be growing at 

a rate quicker than the overall population growth.

The Cold Lake household median income increased from 

$74,375 in 2000 to $84,569 in 2006 with the trend expected 

to continue.  The increase in household median income 

suggests increased disposable income for recreation.  

This may also lead to increased demand for boating.

Tourism and Commercial

Designated transient boat slips at the Cold Lake Marina 

are made available at the start of each season.  Due to the 

lack of available long term slips, the transient slips are 

typically “sold-out” the day they are made available.  This 

inhibits boating tourism on Cold Lake.

Commercial charters operating out of the Cold Lake 

Marina must follow the same slip rental rules as non-

commercial boaters.   As such, a commercial operator 
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9         COLD LAKE MARINA MASTER PLAN

seeking to expand his business must go on the wait list 

until a slip becomes available.  In addition, the commercial 

business owner that is interested in selling his business 

is unable to transfer his slip to the new business owner 

which dramatically reduces the value of the business.  

These factors inhibit commercial boating operations on 

Cold Lake. 

Expansion of the marina and dedicated commercial and 

transient slips would likely result in increased tourism 

and commercial operations in the marina.   Approximately 

2% to 3% of the slips may be reserved for tourism and 

commercial operations.

2.5 Marina Slip Size Projection

As of July 2012 the marina wet slip wait list was 131 people 

mostly requesting slips for boats 7.3m to 8.2m (24 to 27 

ft.)  (Graig Walsh, email).  The dock piers have been shifted 

to provide wider fairways for some piers to accommodate 

longer boats.  Table 2 shows the existing slip mix for the 

marina vs. the original design criteria.  Boats that are 

longer than the existing 6.4m (21ft) slips are either placed 

on the T-docks at the end of each pier, overhang the dock 

into the fairway between piers, or berth along the edge of 

the breakwater wall.

           

The existing boat size mix compared to the original design 

mix suggests boats are getting larger.   The majority 

of boats continue to be less than 9.1m (30 ft.) long but 

additional slips from 7.6m to 9.1m (25ft to 30ft) are 

necessary.

2.6 Market Projections

The existing marina serves approximately 250 boats in 

wet slips plus an estimated additional 30 to 50 boats 

via the boat ramp.  The marina reports approximately 

130 names on the marina wet slip wait list.  Existing 

demand and population growth projections combined 

with tourism and commercial operations suggest that the 

market could support 500 to 600 slips by 2030.

The slips should be wider than the current slips to 

accommodate beamier modern boats and the marina 

should include slips 7.6m to 9.1m (25ft to 30ft) and longer 

to support the longer boats entering the market area.

Table 2: Existing (2012) Marina Boat Mix

Boat Length m (ft)    Original Design(%)    Existing No.Boat   Percentage

0-6.1m (0-20)     90%   107              45%

6.1m to 7.3m (20-24)    74              31%

7.3m to 8.2m (24-27)    10%   37             16%

Over 8.2m (27)     18   8%

Photo 1: Cold Lake Marina Security Gates
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3.1 Existing Marina & Waterfront  
Conditions

This section describes the existing marina and waterfront 

operations and conditions.  The descriptions are based 

on meetings with City staff, interviews with marina users, 

and observations of the marina during various site visits.

3.2 Marina Infrastructure

The marina infrastructure includes the wet slips, boat 

ramp, fuel docks, and upland amenities including 

management offices, restrooms, and parking lots.

Marina Wet Slips

The Cold Lake Marina consists of approximately 236 

defined wet slips with approximately 10 to 15 additional 

side-tie docks along the breakwater wall for a total of 

approximately 250 slips.  The floating timber and steel 

frame docks were originally constructed with 6.4m (21 ft.) 

long finger docks spaced 4.6m (15 ft.) apart.  Two boats 

berth between each set of finger piers.

Two of the six original docks have been replaced with 

new floating aluminum frame docks. The new docks 

include wider slips to accommodate beamier vessels 

and the locations have been shifted laterally to provide 

additional space for longer boats.  As a result, some of the 

marina fairways (open water lanes) have been narrowed, 

reducing accessibility of the docks by boat.  The new 

docks include curbing that doubles as tie downs in lieu of 

a cleats.  These curbs provide berthing flexibility but may 

be tripping hazards.

The marina does not currently provide shorepower to any 

of the slips;  however some owners of the larger vessels 

have begun to request power.   Portable water was 

plumbed to each dock but is reportedly out of order.   Most 

boaters report using lake water to wash down their boat if 

necessary.

Marina Ramp

The marina has a two-lane publicly accessible boat ramp. 

Ramp users pay per day or for the season.  Day users pay 

at the marina manager’s office located adjacent to the 

ramp.

The ramp is accessed via a roundabout that facilitates 

users aligning the boat trailers with the ramp prior to 

launching or retrieving.  The roundabout allows one lane 

of traffic; as such, users of the ramp can’t easily pass 

other boat trailers, causing delays and congestion, while 

boats stage to launch.

The boat ramp has a single staging dock located between 

the ramps that can accommodate 2 to 4 boats as well as 

space adjacent to the fuel dock.   Launched boats and 

boats waiting to use the staging dock and ramp idle in the 

open water area fronting the ramp or dock temporarily 

at the adjacent fuel dock.  This causes congestion and 

impacts boat access to adjacent docks.

After retrieval, boat owners typically move to the side 

of the exit lane to finish securing the boat to the trailer.   

However, the short distance from the ramp to the road 

and the narrow entrance to the ramp area from the road 

leads to congestion as boaters wait for other boats and 

trailers to move out of the way.

The western ramp is located adjacent to the marina 

building.  This ramp lane may be too close to the building 

for some boaters due to restricted to maneuverability 

and visibility, putting extra load on the eastern lane.  In 

addition the boat ramp slope appears to be too flat.  Some 

users were observed having difficulty launching and 

retrieving without submerging the tow vehicle exhaust.

Boat trailer parking is located in the City owned lot across 

the street from the marina.  Parking is limited and trailers 

are often parked on the local streets during busy periods, 

impacting the roadway and residents around the marina.

Photo 2: Cold Lake Marina Boat Ramp



?111111 n--0!1n11" ? r"" BrOOkMclroy/ 12

Marina Fuel

The fuel dock has one dispenser with two nozzles and 

one sewage pump out device.   A floating dock provides 

boaters access to the dispenser.  Prior to and following 

dispensing,  boat owners must walk from the fuel dock to 

the marina office to make a fuel purchase, prolonging the 

fueling process and increasing congestion during busy 

periods.

The fuel dispenser is located approximately 20m from the 

boat ramps.  The proximity of the fuel dispenser to the 

boat ramps often results in boats that are waiting to use 

the ramp blocking the fuel dispenser area.

Marina Utilities/Amenities

The marina currently does not provide water or electric 

service to the docks.   Water service was previously 

provided but the pipes are in disrepair and the water 

supply is shut off.   The marina building offers restrooms 

and showers. The building also has a restaurant but lacks 

a ship’s store with bait and tackle.

Parking

Parking at the marina is located in the lot located between 

Lakeshore Drive and the water with boat trailer parking 

located in an unpaved lot on 8th Street.   The parking lot 

has 62 stalls with temporary parking stalls near the head 

of each dock access for loading and unloading.   The lot is 

also used by patrons of the businesses along Lakeshore 

Drive and the marina restaurant.

During busy time periods, the marina lot reaches capacity 

and cars are forced to park on the neighborhood streets 

near the marina.   Boat trailer parking also reaches 

capacity and trailers are parked on the neighborhood 

streets, impacting traffic flow and parking for residents 

of the neighborhoods.

Upland

The adjacent upland includes several businesses 

including bars, restaurants, and a bed & breakfast.  

Patrons either park on the street fronting the business 

or in the marina parking lot, leading to competition for 

parking spaces during busy boating periods or events.  

The City owns two adjacent lots currently used for car 

and boat trailer parking as well as the firestation and 

cenotaph park on 10th street.

West of the marina breakwater is a small beach area 

used by local residents for swimming in the lake.   Some 

residents use this area for exercising their dogs and they 

refer to the area as the “Dog Beach.”

3.3 Opportunities

The marina is well positioned in the market  with 

high demand for  wet slips.   This demand could 

be accommodated via marina wet slip expansion, 

construction of a dry storage facility, or construction of a 

second marina at a different location.

Sufficient additional slips would allow the marina to 

reserve slips for transient guests.   Encouraging boating 

events with regional sailing clubs would also increase 

activity at the marina and waterfront 

The marina boat ramp and fuel dock maybe operated more 

efficiently by employing an attendant during busy times 

to assist fueling and collecting payments.  In addition to 

improved efficiency this level of service upgrades the 

marina from a “parking lot for boats” to a service oriented 

business. This may be furthered by providing dock 

attendants during busy times to increase staff visibility, 

improve customer relationships, and assist on the docks. 

The marina could support a small ships store for bait 

and tackle, fishing licenses, ice and to-go food service 

including coffee and sandwiches.

The marina and waterfront area offers enjoyable views 

and atmosphere that could appeal to the general 

population of Cold Lake.  Additional entertainment 

options including splash pad, park, playground, or other 

form of family entertainment could increase visitation to 

the waterfront. Residents also indicate that the marina 

would be a good location for a fine dining restaurant.

The marina is well suited to host sailing regattas (with 

the assistance of the local sailing club), cookouts, and 

festivals to add to traditional fireworks celebrations.  In 

addition to summer activities, winter sports such as 

snowmobiling and ice skating should be considered to 

draw visitors throughout the year.  Providing indoor and 

outdoor public gathering spaces creates the opportunity 

for winter festivals or social events.
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3.4 Challenges

The marina faces several challenges moving forward with 

room for expansion being the most prominent.  The marina 

is bound on the south by Lakeshore Drive with a high bluff 

along the eastern extents of the marina and limited land 

available for further development. The marina is also 

adjacent to Indian Reservation 149A to the east, limiting 

expansion in that direction.

Due to the limited space, parking at the marina and the 

waterfront area is in short supply during busy periods. 

Expansion of the marina will further strain the available 

parking.  Additional parking may be constructed but 

would likely be one or more blocks away from the marina 

and may not fully accommodate the demand during high 

use periods.

Water quality in the marina is impacted by outflows from 

the City stormdrain system as well as limited circulation 

due to the breakwater wall.  Improving water quality 

may be costly, requiring stormwater treatment and flow 

through areas in the marina perimeter that may expose 

the docks to wave activity.

The existing marina building is one story and is fully 

occupied by the restaurant, management office, and 

restrooms, leaving no room for ships store or to go food 

service. 

Photo 3: Cold Lake Marina Totem Poles 
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