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Last Duel Park, a municipal day use park and campground on the
outskirts of Perth, Ontario, is 30 years old and in need of renewal. Its docks,
campground and picnic area are showing their age. Adding to these physical
problems, the Park’s purpose is not clear: visitors and local residents have dif-
ferent needs, a situation that the current layout and management structure
have difficulty reconciling. Functional problems abound. Finding the Park is
difficult because it is hidden off to the side of a busy highway and does not
figure prominently in the Town’s promotional literature. Even to those who
know of its existence, the Park frustrates visitors because the services are dete-
riorating, especially the docks and the dockside washrooms. And although the
Park is generally well maintained, it is not up to the standard of facilities and
services for public campgrounds that visitors now expect. 

Finding a secure role for the Park is the challenge of this study. Increasingly,
the emphasis in municipal parks is on supporting tourism as well as increas-
ing amenities for residents. The Town, and region, are turning more and more
to an emphasis on improving local quality of life and attracting tourists and
investors based on such improvements. In this context, Last Duel Park can be
an important part of an overall promotional strategy that both addresses the
needs of residents and spurs economic development. 

The following report builds on this assumption and makes the case for in-
creased investment by the Town in the Park’s facilities and management. The
report suggests that the Park’s future role is to continue to provide services for
both visitors and residents, but to do so in ways that address emerging trends
in the marketplace and in the local community. With this in mind, the report
places an emphasis on upgraded marine and campground services to attract
key segments of the touring market, namely cultural and eco-tourists and RV
tourists. As well, the report reflects Perth’s desire to emphasize its distinct char-
acter as an historic community that also espouses strong environmental val-
ues. Finally, Perth is a community centred on the water – the Tay Canal – and
this Park can become the marine “front door” to the town and a key stop for
visitors travelling the internationally renowned Rideau Waterway. 
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Three levels of investment are proposed, each an expansion of the last. At the
most basic level, there are a series of improvements needed to justify the fees
charged for Park services and to address both deferred maintenance and com-
munity needs. Key components of this phase are: 

■ A public waterfront walkway
■ New docks
■ A new washroom/shower building to serve the docks
■ A series of minor site improvements

Next are enhancements to both the docks and site services. Central to this
phase are:

■ Renovations to the campground washroom/shower building
■ Expanded docks and improved dockside amenities
■ Sustainable stormwater management and site development
■ General site improvements

In the final phase are substantial upgrades to the campground and public
areas, including: 

■ New fixed roof accommodation (cabins and yurts)
■ Upgraded RV sites
■ Day use improvements (especially a public swimming pool)
■ Enhancements to the waterfront walkway
■ New community facilities (such as a canoe club). 

Order-of-magnitude cost estimates are provided for each component, as are
preliminary strategies for implementing the study recommendations. The next
step is for the Town to endorse the report and proceed with a detailed business
plan for Park development. 
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1.1 Study purpose
Last Duel Park is a municipal park located near downtown Perth. It sits to the
west of Craig Street (Highway #43) and extends along the banks of the Tay
River over to South Street (Scotch Line). The Park is approximately 20 acres
in size and sits on generally level floodplain adjacent to an established resi-
dential neighbourhood. The Town opened the Park in 1974 as a day-use park
and campground that also includes docks for boat traffic on the Tay River.
Since 1974, the Town has undertaken few improvements and, at present,
much of the park infrastructure is aging and in need of substantial upgrading. 

The municipality originally operated the Park but currently leases it to an in-
dependent contractor whose lease is up for renewal in late 2004. 

As outlined in the study terms of reference, the purpose of this project is “to
study the existing conditions of the Park and its connections to the rest of the
community and to identify the highest and best use for the Park.” Expanding
on these basic objectives, the study will also seek to find ways to:

■ Improve an under-used asset
■ Enhance a neglected site
■ Celebrate local history
■ Enhance community links
■ Generate more revenue
■ Provide sustainable long-term maintenance and management 

1.2 Study method
The consulting team worked closely with the client and also involved many
members of the community. From the start of the project, the study team met
regularly with a project steering committee composed of the client as well as
representatives of the Town’s business, neighbourhood and volunteer groups. In
workshops we discussed current conditions and explored options for improve-
ments. In a public meeting and at Council, the team reviewed the project’s
progress and asked for comment. The current site operator has also been con-
sulted, as have regional and national cultural tourism and parks organizations.
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1.3 Study team/stakeholder participants
The study team was led by Carl Bray, landscape architect and heritage con-
sultant, of BRAY Heritage in Kingston. He was assisted by Geoff Hodgins,
Architect and Peter Dixon, economic and community development consult-
ant, of CoCreative Consultants, both of Perth. D’Arcy McKittrick of the
Tourism Company advised the team on tourism market potential. 

The team was ably assisted by our client, Shellee Evans, Director of Commu-
nity Services for the Town, and by the group of key stakeholders who made
up the project steering committee. They are: 

Gord Cowie (3P and Tay Watershed)
Brian Kerr and Lloyd Beverley (Chamber Economic Development)
Keith Hall (LACAC)
Wendy Laut (EcoPerth and 3P)
John Clement (BIA and Basin fundraising committee)
John Gemmell (Councillor and BIA)
Chris Empey (Rideau Heritage Route and Lanark County Tourism)
Matt Craig (Rideau Valley Conservation Authority)
John Willson (Ducks Unlimited and Basin fundraising)
John Fenik (Deputy Reeve and boater)
Alfred von Mirbach (EcoPerth)

Others attending project workshops included Bill White (Councillor), Erin
Butterworth (Perth & District Chamber of Commerce), Heather Hansgen
(Perth BIA), Catherine Robinson (neighbourhood resident), Eric Cosens
(Town of Perth staff ). 
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2.1 Site history
Last Duel Park, despite what its name implies, does not have any inherent her-
itage resources. The single historic artifact – a log hut – was moved to the site
at the time the Park was founded in 1974. 

The hut has some heritage value due to its age and construction, but much of
that value was lost because of its many moves and renovations. According to
information provided by local historians and by subject files in the Algonquin
College library, the cabin probably dates from 1840 when it could have been
a workman’s cottage then located on Haggart’s Island, behind what is now the
Town Hall (it was probably the caretaker’s cottage for the McLaren’s Distillery
across the river). Subsequently it was moved to a site near the Catholic
Church and then to a lot near Stewart School. In 1918 it was supposedly used
as an isolation ward for two demobbed soldiers who were recovering from the
Spanish flu epidemic. For much of its existence it was a family home. In 1973
it was empty and in danger of being demolished to make way for some build-
ing renovations. The Town purchased the building and moved it to the new
Park. Initially used as an interpretive display for pioneer life, latterly it has
been neglected and is currently used for storing paint and other supplies (a
condition assessment of the hut is provided in Appendix B).

Historical associations, rather than inherent heritage resources, are what gave
the Park its name. The most famous of these associations is an event: the last
fatal duel fought in what is now Canada. The duel took place just east of the
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Park, on the other side of the Town limits, in what was then the Johnstown
District. The duel took place in 1833 and although the time elapsed since
then has made determination of the exact site impossible, the Park is the near-
est part of Perth to the site of this famous event. At the time, the Park was
what the English would call a “water meadow”; soggy floodplain that would
have been planted for feed crops. Accounts of the duel mention the site as
being part of Colonel Powell’s farm, on a route out of town that passed Dr.
Reade’s potashery. 

Aside from being on the way to and from the site of the Last Duel, the Park
has other historical associations. Nearby are two historic cemeteries: the
Methodist (now United) Church cemetery at the foot of Robinson Street, just
south of the Park, and the Old Burying Ground, just west of the Park. This is
the oldest cemetery in Perth, and the place where the duel’s victim, Robert
Lyon, is buried. Bordering the Park’s northern edge is the Tay Canal, now a
branch of the Rideau Canal National Historic Site. The canal was built in two
stages, the first in 1834, the second in 1892, and although neither was a com-
mercial success, the remaining watercourse and its adjacent towpath have con-
siderable value today as historic resources and places of recreation. 

Stewardship of these resources is already in place. The Canal is managed by
Parks Canada and the towpath by the Town and the Rideau Trail Association.
Volunteers care for the two cemeteries (the Old Burying Ground is Town-
owned). The site of the fatal duel is in private hands but, being in floodplain,
has been left relatively undisturbed and is now being taken over by second-
growth trees and shrubs. 
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2.2 Site analysis
PARK ENTRANCE
The main entrance to the Park is off Craig Street/Highway #43: there is a sec-
ondary entrance off Brock Street. The highway entrance is problematic be-
cause it is very close to the Craig Street bridge and is sandwiched between the
bridge abutment and the high mounded landform of the Old Burying
Ground. From the north, approaching town, the Park is visible briefly before
crossing the bridge, but the entrance sign and its adjacent road appear almost
immediately on the left. Given that most traffic is just beginning to slow down
from highway speeds, it is very easy to miss the entrance entirely. From the
south, leaving Perth, the Park entrance is just as difficult to find. A car wash,
followed by the cemetery and its boundary fence, cut off the view of the en-
trance until almost the last moment. Although the entrance sign is visible
from several blocks away, its lettering and symbols are only visible at close
range, thus negating any advantage gained from its prominent position next
to the highway. If the visitor is able to find the turn, cars and trucks acceler-
ating as they leave town are likely to make the decision to turn off a hasty one.

The entrance itself has the main sign and a public phone booth, beyond
which is a curving entrance drive flanked by trees, with a picnic area next to
the cemetery. While the trees provide welcome shade, their canopies almost
completely obscure the Park from
view. The curving road also hides the
main washroom building (at the ac-
tual entrance to the Park) until visi-
tors have travelled well into the site.
The overall effect is to hide the Park
until visitors are next to the (former)
ticket booth, in the (former) wash-
room/shower building. 

...it is very 
easy to miss 
the entrance 

entirely.
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DOCKS
The dock area is on the western edge of the Park, outside of its main bound-
ary (at Brock Street). The existing docks are barely adequate for boaters. They
are deteriorated to the point where this last summer a visitor fell between two
sections and was injured. Comments from users indicate that the dock fittings
are becoming fragile and are not necessarily capable of securely mooring larger
craft. There are further problems: the docks are cramped, especially for larger
boats, the Craig Street bridge prevents such boats from continuing into the
Town’s canal turning basin, and shoals near the dock inhibit the passage of all
but shallow draft boats. On land, although lighting is provided, the dockside
area offers no shade, and the existing 15 amp. electrical service is of minimal
use to those wishing to stay for any extended period. 

The area around the docks is barren (it is a large paved surface) and offers lit-
tle except parking and manoeuvring room for the adjacent public boat launch.
Next to the boat launch is an unattractive combination of an open ditch, a
dead-end street with power poles and a storm sewer outfall, and a few small
trees. The only attractive part of this area is across the parking lot next to the
cemetery, where a former street right-of-way has been converted to a picnic
area with lawn, shade trees and picnic tables.

Worst of all is the lack of signage to orient visitors to the rest of Town, par-
ticularly the key services and shops, as well as points of interest (a generic
Parks Canada sign interpreting the Tay Canal is the only sign of this type in
evidence). This, combined with the closure of the washroom/shower building,
the lack of staffing in the dock area, and the absence of any kind of shuttle or
link to the downtown (other than the occasional taxi) means that the current
docks offer little to boaters and, in many cases, act as a deterrent to use. 
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DAY USE AREA
The main entrance roadway starts at the edge of the dock area and runs along
the southern edge of the Park. The day use area is immediately inside the main
Park boundary and extends over to the campground. Most of the day use area
is mown lawn with scattered trees. Features include a small play structure and
some picnic benches. The lawn is currently mown to the water’s edge in sev-
eral places; otherwise, the riverbank has cattails and a few trees. Cutting across
the lawn are open drainage ditches at the edges as well as the raised ground
covering stormwater and sanitary sewer lines. 

In general, the day use area has been well kept and the trees are healthy. The
area is popular with dog walkers and local residents out for a stroll: less well
used are the picnic benches and the children’s play structure (this may be a re-
flection of two trends: the changing demographics of the adjacent neighbour-
hood, and the concentration of active play areas and play structures in Con-
lon Farm Park). Any more active recreational uses, such as informal ball
games, are precluded by the general lack of clear open space (the site is well-
treed) as well as the signs prohibiting such activities. In addition, parts of day
use lawns are low-lying and prone to flooding.

The existing washroom building has been closed for several years because of
severe structural and maintenance problems. The foundation has settled and
this has caused cracks in the floor and walls. Interior finishes and fixtures are
also deteriorated. The condition assessment (Appendix B) outlines these prob-
lems and recommends that the building be demolished and replaced. 
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CAMPGROUND
The access road swings northeast at the extension of Halton Street and enters
the campground. Here campsites have been created on the level floodplain by
the addition of fill. There are three kinds of sites offered: those for tents or
small tent trailers in the central area, draw-through sites for large trailers or
RVs along the southern edge, and both transient and seasonal sites for
medium sized trailers and RVs along the riverside and in an enclave north of
the washroom building. The best waterside sites are reserved for seasonal
campers, who also are able to draw up small boats along their portion of
shoreline. Decorative signage indicates the different camping areas while in-
dividual campsites are numbered. 

About half of the campground area is available for camping. The boggier
northeastern part has been partially cleared of the native grasses and shrubs
but is too waterlogged to be suitable for camping. South of that over to the
large RV sites, the native vegetation has overgrown the original access drives
and tent clearings so that a dense grove of alders and poplars now covers most
of the area. Further west, the ground is still clear and is mown, but the camp-
sites here lack shade and are seldom used. Throughout the site, open ditches
and concrete culverts direct stormwater to the river. 

There are several amenities provided. At the campground entrance is a wash-
room/shower building. Next to it is a sewage pumpout. Many of the camp-
sites have either individual or shared power hookups and water faucets; most
have fire grates and gravel parking pads. Trees shade most of the campsites. A
sand beach has been added along the shoreline. The perimeter of the site is
screened from residential back yards in the adjacent neighbourhood by a high
cedar hedge; street ends have permanent barriers across them or locked gates. 
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The campground is well kept in terms of grass cutting, garbage collection and
repair or replacement of damaged picnic tables or other fittings. However, the
basic infrastructure is in need of significant upgrades. The existing water and
power hookups are deteriorated in some cases and, in others, are either
makeshift (such as the buried cables) or are obsolete in terms of current and
anticipated market demand. The lack of an ongoing tree planting program
leaves much of the site without shade or privacy and thus uninviting for
campers. Seasonal flooding can result in portions of the site being covered by
several feet of water, even during camping season. In addition, some former
amenities no longer exist: the log cabin is no longer the site for interpretive
programming, several campsite service posts and identification numbers are
missing or damaged, and the sand beach is now completely submerged and
has effectively disappeared. A discarded (though decorated) truck trailer sits
alongside the entrance drive. Informal paths cut around barriers at all street
rights-of-way.

Moreover, there is an inherent conflict between day users of the Park and
campers, especially seasonals who are resident for extended periods of time
and who tend to colonize space adjacent to their accommodation with lawn
furniture, ornaments or even low fences. Passersby, especially those who allow
their dogs to roam off leash, fall afoul of these campers when the dogs enter
the private zones and when the presence of nearby pedestrians makes campers
feel exposed and self-conscious. In turn, local residents resent being turned
away from the camping area by the Park management, and also feel that their
right of access to the riverside has been denied by the placement of campsites
there. The lack of an accessible waterside path exacerbates this problem. 

The existing buildings are showing their age. The main washroom/shower
building shows signs of minor settlement with cracks in floors and walls, and
its interior finishes and fixtures are in need of replacement. As described in the
condition assessment (Appendix B), pending the results of seasonal monitor-
ing to determine if the building is continuing to shift on its foundations, it is
possible that the structure could be salvaged and the building substantially
renovated. The log cabin was placed on a firmer foundation and is structurally
sound. Unfortunately, a leaking roof has caused moisture penetration and this,
coupled with insect infestation, is causing deterioration of the roof and walls.
Immediate remedial action is needed to salvage this historic structure. 
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SITE SERVICES
The Park is serviced by municipal water, sanitary and storm sewers and has
power from several lines and from a local transformer station. Under Brock
Street is a 15" sanitary sewer and a 4" water main, both of which continue
north under the river. These serve the washroom building next to the park en-
trance, boat launch and docks. Under Cockburn Street are two sanitary sew-
ers, 15" and 12" respectively, connected to a sewage lift station, and a 21"
storm sewer, discharging into the river. Halton Street has under it a 6" water
main and a 3" force main. Electrical service is supplied by a feeder line run-
ning along the southern site boundary and linked to a transformer station at
the foot of Halton Street. Two other north-south lines parallel the site at
Brock Street and South Street. 

RELATIONSHIP TO SURROUNDINGS
The current site suffers from a hidden location. The shortcomings of the main
entrance have already been mentioned. Last Duel Park also feels cut off from
the rest of Perth, not only by Craig Street and the bridge over the Tay, but also
by the barriers between it and the adjacent residential neighbourhood. Even
the Rideau Trail and the towpath link to the Basin are on the opposite bank
and are not identified within the Park. The site is effectively a dead end for
travellers to and from Perth, and for local residents. In visual and functional
terms, the site is not linked with the town or with its immediate surroundings. 

In marketing terms, the site also suffers from a poor image. Not only is the Park
absent from much of the Town’s promotional literature, it is also not promoted
to its key target markets, namely boaters and campers (especially RV campers).
Compounding this problem are difficulties in making reservations for moor-
ings or campsites, and a lack of linkage to the rest of the Town’s accommoda-
tion and retail base. 
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From within the Park, there are actually several good visual links to the sur-
rounding area. Good views of the Catholic and Anglican church spires and the
Town water tower can be seen from several places along the shoreline and within
the central camping area, and closer to the docks there are dramatic views of the
Perth Soap factory and its smokestack. Views north are across the river to the
towpath and treed wetland and vacant sites beyond: at the eastern edge, the view
is of a horse farm behind the Rideau Trail. To the east, hedgerow trees obscure
much of the view of the site of the fatal duel, while the high hedge to the south
cuts off visual contact with the adjacent houses. The only views of this neigh-
bourhood exist along the boundary of the Robinson Street cemetery and up
each of the street rights-of-way, the best of which is the axial view up Brock
Street that terminates at the façade of the Catholic Church. Views out to the
west of the Park include the Old Burying Ground and pleasant houses on the
west side of Craig Street, interrupted only by a phone booth, park sign and bill-
board at the Park entrance. 

(A summary of the Park’s existing conditions is found on the map in Appendix C). 
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2.3 Current operation
Last Duel Park continues to provide the range of services that it had when it
opened 30 years ago. It is still a combination of campground, day use park and
boat dock. Changes to management resulted from the Town deciding that
municipal operation was not cost effective, so the park has been leased to a
private operator. Terms of the lease give the Town control over many aspects
of the operation but allow first right of refusal to whomever is currently oper-
ating the site. This stipulation, along with other aspects of the current lease, is
currently under review by the Town. Particular attention is being paid to the
renewal clauses in the current lease, and to the performance standards re-
quired of the operator. Recommendations for improvements to the lease con-
ditions are provided in the proposed park management guidelines (Section 5,
below).

SITE CHARACTERISTICS
Characteristics of the current Park operation can be summarized as follows:

■ Site size: approximately 20 acres, roughly divided equally between 
camping and day use areas, with the boating area confined to a small 
section of shoreline and adjacent parking lot and roadway

■ Campsites: 65 in total: this is fewer than originally planned, due to site 
constraints (e.g. poor drainage)

■ Serviced campsites: 35 (27 have 30 amp. service; 8 have 15 amp. service; 

LAST DUEL PARK – HIGHEST AND BEST USE STUDY

2. Existing 
Conditions



15

all have shared access to water and electrical service, sewage pumpout is 
available at a central station)

■ Tenting sites: 30, each with a picnic table, fire pit and gravel pad
■ Roadways: gravel, approximately 20' wide
■ Campsite size: all but 17 campsites can take larger RVs, although only 10 

are pull through designs
■ Current rates: $25/night including tax for any RV site; $17/night 

including tax for any tent site; $5/stay for boaters who use campsite 
showers/dockside power

■ Season length/regulations: 1 May to 1 October (no overwinter storage 
of trailers on site, no permanent structures to be attached to trailers)

COMMENTS FROM CURRENT OPERATOR
The current operator has several issues with the current operation. To begin
with, this has been a poor season due to the wet weather, regional job losses
and high gas prices. All campgrounds in the Perth area have suffered similarly.
The wet weather has also flooded the site with up to two feet of water for sev-
eral weeks during July. His total visitation this year was approximately 200
nights. Of these, approximately 12 were seasonals who stayed for the full sea-
son. (Note: all of these visitation numbers are approximate. The operator has
not kept detailed records of visits for this or previous years, thus comparisons
are not possible). 

Security is also a problem, as it applies to public access to the campground.
Campers and dog walkers have come into conflict, mostly because the latter
“trespass” on the territory of the former. The operator lives on site during the
season and this, combined with his regular patrols of the property (as well as
police patrols) has kept any potential criminal activity at bay. 

Marketing is another key issue. The operator feels that the Town does not do
enough to market the site, either as part of the overall marketing of Perth or as
a targeted campaign to selected user groups, such as RV or boaters. He accepted
the fact that deteriorating site infrastructure is a deterrent to such marketing. 

As for other issues, he commented that seasonal campers account for the bulk
of his business in the shoulder seasons. While the income from such season-
als is useful in the shoulder seasons, it is only the repeat weekend users that
provide profit. Seasonal campers also take the prime waterfront sites and
would certainly object if these sites were removed. 
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COMMENTS FROM PARK USERS
Park users had a variety of comments depending upon what category of user
they fit into. Seasonal campers returned year after year and were generally sat-
isfied with the Park. Transient users had problems with dogs and members of
the public impinging upon their campsites, so privacy was a major issue with
them. In addition, many complained that the Park was not marketed and was
difficult to find even if they did know it existed. Dog walkers and neighbour-
hood residents liked the large open space and the feeling of freedom that the
day use area provided but resented being turned away from the campground.
Many wanted public access to the waterfront and a perimeter trail for walk-
ing and bicycling. Boaters either avoided the site or lamented the loss of dock-
side washroom/shower facilities and nearby shopping (i.e. the former East
End Grocery). The local police force had few problems with the current Park
and found it easy to patrol.

COMMENTS FROM REGULATORY AGENCIES
Parks Canada is the delegated federal authority for all matters involving the
Tay Canal. The Rideau Valley Conservation Authority is responsible for man-
aging lands above the high water mark. 

Parks Canada is generally in favour of development that is environmentally
sustainable and that promotes diverse recreational use of the waterway. Doug
Stewart, the regional superintendent, favoured environmental demonstration
projects similar to those provided at the nearby Portland Centre for Sustain-
able Watersheds and cited the new shoreline development policies that Parks
Canada has adopted for the Rideau watershed (in partnership with the Con-
servation Authority and the area municipalities). In terms of potential up-
grades to Last Duel Park, he supported in principle the improvement of docks
because that would improve recreational access to the Tay. Matt Craig of the
Conservation Authority cautioned about any new development in the flood-
plain beyond retrofits of existing infrastructure but supported in principle an
emphasis on environmental best practices. 
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2.4 SWOT analysis 
Discussions held with individuals, with Park visitors and with participants in
the study workshops generated many good and useful comments. The study
team attempted to focus these comments in one workshop by structuring the
discussion around a review of the sites strengths, weaknesses, opportunities
and threats (SWOT). The resultant consensus of opinion is summarized
below (full minutes of the workshops are provided in Appendix A):

STRENGTHS
■ Beautiful riverside setting
■ Ability to attract and serve a wide range of users
■ Location close to downtown and also to rural lands
■ Nearby historic sites

WEAKNESSES
■ Poor marketing and management
■ Obsolete infrastructure
■ Lack of shade 
■ Intrusive infrastructure (sewers, sewage lift station, hydro substation)

OPPORTUNITIES
■ Potential water gateway to Perth
■ Potential to attract a broader market (e.g. RV, eco-tourists, residents)
■ Suited to environmental demonstration projects
■ Enhanced links to downtown (esp. Basin), Wildlife Reserve, Rideau 

Canal
■ Chance to help Perth take advantage of Rideau Canal Cultural Heritage 

Corridor Initiative and World Heritage Site designation

THREATS
■ Lack of funding
■ Deteriorating infrastructure
■ Rising operational costs/falling revenues
■ Tension between campers and residents
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2.5 Issues to be Addressed
Development of the Park must address issues that stem from the SWOT
analysis. These can be summarized as follows:

DESIGN ISSUES
■ Need to replace and upgrade site infrastructure
■ Opportunity to capitalize on the site’s natural features
■ Need to address requirments of local residents
■ Opportunity to link functionally to the local neighbourhood and to the 

wider community

OPERATIONAL ISSUES
■ Need to make the Park financially sustainable
■ Need to improve marketing and site management
■ Need to create access links to the downtown
■ Need to balance requirements of campers and residents

FUNDING ISSUES
■ Need for clear commitment from the municipality
■ Need to secure funding from partners 
■ Opportunity for participation by private sector
■ Opportunity for obtaining funding for demonstration projects

LAST DUEL PARK – HIGHEST AND BEST USE STUDY
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In summary, public input to this study has shown strong support
for upgrading the Park in ways that balance the needs of visitors and resi-
dents. Comments were focused on public accessibility and on enhancing a
neglected public asset. The steering committee in particular voiced strong
opinions on ways of linking the Park to other Town initiatives and on
means of making it both an operational and environmental showpiece. 
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3.1 Market Research
RESEARCH SCOPE
Perth has a developed a certain distinction in the tourism marketplace largely
due to its cultural and historical attractions; however, as recent studies have ar-
gued, Perth’s tourism opportunity is far more significant than the current
tourism visitation to Perth suggests (“Perth Hotel Study”). A major market
segment – cultural tourism – has been underserved by the local retail and hos-
pitality industry. Improvements to Last Duel Park can be an important part
of an overall municipal strategy to address this market. 

While recent studies have looked at the highway approaches to Perth and the
accommodation sector, they failed to examine the “waterway entrance” to
Perth, or consider the role of Last Duel Park in providing accommodation to
visitors who utilize recreational vehicles, boats, or tents. Capitalizing on the
growing importance of the Rideau waterway route (via the Tay Canal link and
via co-ordinated marketing) will be an essential part of any plans to improve
the Park’s economic benefits to the Town. 

The goal of the market research conducted during the present study was to
gain a preliminary understanding of the nature and extent of current and po-
tential usages of Last Duel Park. Detailed assessment of market supply, de-
mand, opportunities and constraints will be provided in the business plan,
recommended below. 

The scope of research for the current study included:
■ Existing and potential RV and tent camping markets
■ Existing and potential boater visitation
■ Cultural and eco-tourism potential
■ Recent trends in marketplace
■ Current tourism marketing initiatives
■ Case studies

Methodology included:
■ Personal interviews with local tourism stakeholders
■ Personal interviews with other tourism specialists and stakeholders
■ Review of relevant marketing studies and comparable park land and 

tourism initiatives
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SUMMARY OF MARKET TRENDS
Demographic, economic, and lifestyle changes experienced in Canada and the
United States influence overall tourist demand, tourist interests and motiva-
tions, the length and timing of vacations, and the expenditure levels of
tourists. Understanding these trends is important when evaluating the infra-
structure requirements and business growth potential of a community such as
Perth.

Some recent general trends among tourists as measured by the Travel Activi-
ties and Motivation Survey are:

■ The population is aging.
■ Life expectancy is increasing.
■ The general level of education is increasing.
■ People are taking more holidays of shorter duration.
■ The Internet has emerged as the primary travel planning tool.
■ Off-season travel (fall and spring “shoulder seasons”) is increasing.
■ When travelling, tourists wish to affirm their individuality and be in 

control.
■ Affluent, older tourists are travelling more often and their standards are 

becoming higher.
■ Travellers are demanding both value for money and value for time 

spent.
■ The demand for soft adventure travel (i.e., hiking, biking, birdwatching,

wildlife viewing, canoeing) is increasing.
■ Travellers are placing increasing emphasis on cultural and heritage 

tourism involving trips to historic sites, museums, and art galleries.
■ Travellers are placing increasing emphasis on learning vacations and 

experiences that add value in a spiritual, educational, or physical form.

When looking at specific markets related to Last Duel Park, the following
trends have been noted:

RV TRAVELLERS
■ Population and economic trend data suggest that RV ownership will 

increase significantly in the coming 15 years.
■ The RV owner in the future will be, on average, older. This owner may 

seek more permanent locations, higher quality RV resorts, and more 
services and amenities within the RV campground, and high quality 
sites and services.
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■ A variety of accommodation types will be commonly offered – RV sites,
RV rental, cabins, and rental tent sites.

■ Most potential park locations will have elements of both overnight (“en 
route” travelers) and destination parks (places that offer recreation).

■ Sociological studies have concluded that RVers will have a very strong 
sense of “ownership” of their space. 

■ More RVers will pass up parks with sites they deem are too close together
(“packed in like sardines”); and they won’t be willing to pay as much 
for these smaller sites.

■ Key requirements for high end RV users are space, maneuvering room, 
services (individual 50 amp. electrical service, water, sewer; group services
such as washroom/shower, laundry, clubhouse, internet access).

■ The single most important aspect of any RV park is the quality of the 
management and staff. First and foremost it must immediately project a 
friendly, helpful image – RV parks are in the hospitality business. 

■ Also essential for all markets are target marketing, packaging, ease of 
booking.

BOATERS
■ Typically, boats currently visiting the Rideau Canal are large (30+ feet), 

and visits are long (2-3 days).
■ Boaters are looking for interesting places to visit along with some measure

of services at the docking facility (e.g. washrooms, showers, laundry 
facilities, groceries, electricity, fuel).

■ Increasingly, the Rideau Canal is being recognized as a valuable tourism 
and recreational resource contributing substantially to the economy of 
eastern Ontario, and being promoted as a component of the national 
and international cultural tourism market (see Rideau Cultural Heritage
Corridor Initiative below).

■ While boating statistics vary somewhat from year to year, there has 
been a steady decline in visits to the Tay Canal in recent years. Below 
are statistics at the Beveridges Locks on “vessel passages” for the past 
four years:

2003: 1044
2002: 1383
2001: 1647
2000: 1709
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■ Comparing 2003 lockstation statistics for nearby locations give some 
indication of the potential boating market for the Tay Canal and Perth:

Smiths Falls (#28-31): 2646
Beveridges (#33-34): 1044
Narrows (#35): 7215

OPPORTUNITIES FOR MARKET GROWTH
Perth and its surrounding area has a number of assets that can contribute the
further development and success of Last Duel Park. Among these assets are:

■ The cultural and historic attractions within the Town of Perth
■ The ecotourism potential of such local features as:
■ The Rideau Trail
■ The Perth Wildlife Reserve
■ The Tay Marsh
■ The Tay Canal and Rideau Canal waterway
■ Access via two major highway routes – 7 and 15
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■ A new regional marketing initiative – Rideau Cultural Heritage Corridor 
Initiative:
■ The Rideau Cultural Heritage Corridor is an initiative of Parks Canada 

and the Ministry of Tourism and Recreation for the Province of Ontario. 
Its objective is to package and market the arts, heritage, cuisine, and 
natural history experiences found along the Rideau Canal, from 
Ottawa to Kingston inclusive. The initiative will culminate in a 
major domestic and international marketing campaign to be 
launched for the 2006 tourism season, and be fully underway in 
2007, in time for the 175th anniversary of the completion of the 
Rideau Canal, and the expected World Heritage Site designation.

■ When introduced to the tourism marketplace in 2006, the Corridor 
will increase visitor volumes and revenues, create new earned revenue 
streams for non-profit cultural organizations, support existing 
tourism and cultural businesses, encourage new tourism and culture-
related enterprises, stimulate economic development, and establish 
the Rideau as the leading destination for cultural tourism in Canada.

3.2 Comparables
Several examples of how similar facilities have been developed in other munici-
palities have been reviewed during the course of this study. The research in-
cluded interviews with park representatives and visits to some of the sites. Each
case study presents a variety of approaches and strategies, further examina-
tion of which may benefit future development of Last Duel Park.

VICTORIA PARK (SMITHS FALLS)
The park is located in downtown Smiths Falls alongside the Rideau
River/Canal and offers camping and boat mooring. It is owned by the Town
and managed by the local Chamber of Commerce (CofC). 

■ Chamber of Commerce hires 
summer staff (6) and is reimbursed 
by the Town

■ Revenues go to the Town up to 
$38,000, after which 70% goes to 
the CofC

■ Summer staff handle daily 
maintenance as well as visitor 
check in/out (no reservation 
service)
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■ Town handles major repairs and maintenance
■ 30 boat tie-ups ($0.70 per foot1); 52 services campsites ($25 per day; 

$1250 per season) – includes showers, Laundromat
■ A shuttle service is provided through a cooperative arrangement between 

a number of local businesses

1note: private marinas tend to charge from $1 to $1.25 per foot.

BEAVERMEAD PARK (PETERBOROUGH)
The park is on a large island on the east side of Little Lake, within the City of
Peterborough. It is bounded by Mead creek on the east side and by the lakeshore
on the other sides, and provides an example of a privately managed, publicly
owned facility. 

■ Park formerly operated by City, turned over to private operator in 1990s
■ Lease is longer (6 years) and was requested by the operator 

in order to address deferred maintenance (which he undertook – minor 
upgrades to washrooms etc.)

■ Length of stay is regulated in response to problems with long-term 
tenters (young people looking for cheap summer accommodation): 
limit for tenters is now 2 weeks and the rates have been raised (average 
length of stay is 3 days)

■ Seasonal camping has been capped at 12: those that remain are hand-
picked (repeat visitors) and are separated from each other (i.e. scattered 
throughout the campground)

■ Services include: modern washrooms/showers; modern children’s 
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playground; water taxi service to downtown or lake tours; supervised 
swimming beach; boat launch into Trent-Severn Waterway; access to 
20 km. of groomed trails(hike, bike); municipal bus service to gate; 
firewood, ice, pop and newspapers at Camp office; canoe, paddle boat 
and kayak rentals

■ Economic benefits to City include tenters spending on food and services 
(RV users tend to be more self-sufficient) as well as usual tourist spending 
on restaurants, entertainment and recreation

■ Peterborough Ecology Park is within park boundary and features 
informative displays, exhibits, children’s programs

■ Nearby cultural and natural attractions (e.g. Lift Lock, Peterborough 
Ecology Park)

ST. LAWRENCE PARKS COMMISSION PROJECTS
■ The Commission has recently begun to improve efficiencies at all their 

campgrounds through such techniques as a co-ordinated booking system
(for reservations), improvements to campsite and marina infrastructure, 
and innovations (such as provision of alternative accommodation)

■ Particularly successful has been their alternative accommodation: cabins 
(simple wooden shelters with a microwave and refrigerator inside and a 
side burner BBQ and water source outside, constructed on contract from 
Algonquin College Perth campus and removable in winter) and yurts 
(canvas group tents on a wooden platform, with outside water and BBQ, 
commercially available and removable in winter)

■ They have also linked campgrounds with boat docks as a marketing 
tool, and linked camping with eco-tourism via nearby cultural and 
environmental attractions (e.g. Upper Canada Village, scuba diving on 
the sites of the “Lost Villages”, kayaking schools)

■ Recently, the Commission has re-opened a former park by entering into 
a long-term lease with the Raisin Region Conservation Authority. In 
return for a 25-year lease, the Conservation Authority is retrofitting the 
park infrastructure and restoring habitat. In doing so, it is achieving 
goals in both environmental remediation and public recreation. 
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3.3 Implications for Last Duel Park
The foregoing market analysis shows that there is considerable potential for Last
Duel Park to attract new visitors and thus generate greater revenue. However,
realizing this potential is predicated on a significant investment in upgrading the
Park’s infrastructure and management. Although existing visitation levels could
probably be maintained for a few more seasons without such investment, the
Park will continue to decline if its deteriorating buildings and minimal services
are not improved. The Park’s already declining reputation amongst the boating
and camping communities will get worse as word of mouth opinions are spread.
Visitation will drop off accordingly. Ultimately, the Town will be left with a
campground and dock complex that is of little value and presents a safety hazard. 

In order to avoid that result, the Town should invest at least enough in Park
improvements to accomplish two basic goals: to make the site safe and easy to
maintain, and to make increased visitation viable. The preliminary market
analysis highlights what appears to be latent demand for several services that
the Park could provide if even modest improvements were made. For exam-
ple, improving the docks and marketing the Park as part of the greater Rideau
Waterway system can help recapture lost visitation and generate new traffic to
Perth’s marine “front door”. Better signage and inclusion of the Park within
the Town’s marketing campaigns will help overcome poor visibility from
major routes and alert out-of-town visitors to the Park’s existence. Upgraded
campsites and campground services can address the needs of RV visitors and,
with some direct marketing to RV groups, attract more of this kind of traffic.
Improved staffing can raise levels of customer service and begin to address the
expectations of emerging, higher income market segments. Day programming
can generate use and revenue from the local and summer population, while
environmental improvements can make the site a better local and regional
park. Linking Last Duel Park to an overall Town marketing strategy aimed at
cultural and eco-tourists can allow the site to augment the local accommoda-
tion supply and assist in attracting visitors throughout the year. 

LAST DUEL PARK – HIGHEST AND BEST USE STUDY

3. Market
Analysis

In summary, current and projected market trends suggest that 
Last Duel Park could attract significantly higher levels of visitation if the
Town made improvements that suited emerging market segments. These
segments include eco-tourists, cultural tourists and RV campers. Experience
at comparable sites shows that improvements to infrastructure and manage-
ment can be very beneficial. 
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4.1 Development guidelines
The study terms of reference request an assessment of highest and best use for
Last Duel Park. This could be taken to mean that any type of land use should
be considered. However, the site’s physical and environmental constraints, as
well as the Town’s long-term planning goals, prevent consideration of uses
other than recreational ones, or ones compatible with the adjacent residential
neighbourhood. Almost the entire site is within floodplain, thus the only per-
mitted uses for the bulk of the site would be ones associated with non-per-
manent structures, that is, public parkland and campgrounds. As a result, we
have assumed that the Park will remain as a combination campground, dock
and day use park. 

We also assume that the Park remains in Town ownership, if not under the di-
rect management of the municipality. 

Even so, the need to raise capital for the proposed improvements requires in-
novative approaches to site development. In that vein, the study reviews slight
variations on both of the core assumptions, in the implementation section,
below. 

For now, recreational uses and public ownership are taken as givens. It is in
this context that the following development guidelines have been prepared:

■ Upgrade infrastructure
■ Create a marine “front door” to Perth
■ Provide public access to the waterfront
■ Cater to a mix of users
■ Create environmental demonstration projects
■ Promote the Park’s historic context
■ Improve marketing and management

The consensus in the study workshops is that the following should be com-
ponents of any development scheme:

■ Waterfront walkway
■ Environmentally sound design
■ Improved docks
■ Expanded range of campsite types and facilities
■ Better signage and marketing
■ Improved offsite links
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The foregoing development guidelines provide the foundation for the devel-
opment options that are described below. Initially it seemed that the study
might produce a variety of development options, each quite different from the
others. But the constraints entailed in the assumptions outlined above made
the search for great differences futile. Instead, we focused on a program of in-
cremental improvements, each level a logical extension of the last. Within
each level are a series of components that can be taken together or re-arranged
in a different order of priority, depending upon the needs and the financial re-
sources at the time. Rather than being distinct options, each level is essentially
a development phase, starting at a minimum level of investment and moving
upward to the optimum, or maximum, investment the site deserves. 

Order-of-magnitude costs are provided for components in each group of rec-
ommended improvements: more complete and accurate cost estimates await a
business plan. The costs provided are based on current commercial installation
rates. In many cases, however, the suggested components could be constructed
by volunteers using donated materials, or could be funded by donors. Envi-
ronmental demonstration projects are assumed to be funded by agencies or
foundations, with minimal cost to the municipality. 

4.2 Minimum Investment
RATIONALE
This option is the minimum commitment the Town must make in order to
address deferred maintenance and meet basic community and visitor needs. 

COMPONENTS
The aging components of the Park that have already failed are replaced, and
pressing needs are met. The minimum investment option includes:

1. A public waterfront walkway
2. New docks
3. A new dockside washroom/shower building
4. Minor improvements to the site and its borders

Waterfront walkway: this was a common feature in each of the workshops and
public discussions on this project. The main reason for suggesting a walkway
was the desire on the part of local residents to have free access to the river
edge. At present, large parts of the riverbank are occupied by seasonal camp-
sites or are too boggy and overgrown for easy walking. In addition, many of
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the local users of the Park wish to have a loop route that allows them to cir-
cumnavigate the Park and thus extend their walk as long as possible. 

Seasonal campsites would be shifted inland to the opposite side of the exist-
ing access road. There would still be provision made to pull up small craft
along a portion of the shore near these campsites. The impact of relocation on
seasonal campsites would be balanced by the increased public access to water-
front and provision of continuous open space. Development of the walkway
would also involve bankside remediation in order to rehabilitate the riverbank
ecosystem, thus preventing erosion and improving water quality and fish habi-
tat. Dredging of the dock approach channel would be desirable also, subject
to a review of potential environmental impact. 

New docks are necessary because the existing docks are unsafe and do not
meet the needs of boaters. New dock structures, fittings, lighting, signage and
power supply are all required to upgrade the docks so that they can serve as a
waterfront entrance to the town. 

New washroom/shower building: the existing structure has been closed and
needs to be replaced with an upgraded equivalent. The building is needed to
serve boaters and casual park users: it is also needed to provide a gatehouse for
the Park, should the future park management plan indicate the need for ac-
cess control at this location (as opposed to the edge of the campgrounds). 

Minor site improvements are cosmetic and functional upgrades needed to
make the Park more attractive and accessible. They include tree planting, new
site furniture and signage, opening street ends (cutting new sightlines and re-
placing gates with more pedestrian-friendly bollards), capping of the existing
sewage lift station with a new picnic shelter (that can double as an events venue
and performance stage), relocation and rehabilitation of the log cabin (for fixed
roof accommodation), and co-ordinated trail improvements along the towpath
to the Basin. Other improvements could include such programming of park
use as day camps in summer and a public skating rink in winter. 

Essential to this and each of the following phases is a commitment by the
Town to improve marketing and promotion of the Park. This will include a
variety of strategies (to be determined in more detail as part of the recom-
mended business plan) such as partnerships with regional marketing agencies,
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direct marketing to target groups (e.g. boaters and RV campers), development
of an Internet-based dock and campsite reservation system, and improved sig-
nage (both at the site entrance and on the approaches to Town). 

ORDER-OF-MAGNITUDE COSTS
Capital costs (installed, not including tax) for:

■ Waterfront walkway
■ Gravel/bark chip path (1 m. wide) @ $10/m2 = $10,000
■ Riverbank remediation planting (n/a: subject to further analysis)
■ Removal of waterside campsites/Consolidated boat launch area: 

$5000 allowance
■ New docks

■ Dock structure and fittings (4' wide single tube finger docks with 
24' between: $9500 for 4 x 20' slips)

■ 30 amp. electrical service $3,000 allowance
■ Lighting @ $1500/unit = $6,000
■ Signage (directional and interpretive) $3000 allowance
■ Courtesy line (to be installed by taxi company or CofC/BIA)

■ Washroom/shower/gatehouse building
■ Demolition costs: $5000 allowance (including disposal of waste)
■ Construction costs @ $130/sq.ft. = $87,850

■ Tree planting @ $350/tree x 20 = $7000
■ New litter bins @ $250/unit x 10 = $2500
■ New picnic tables @ $250/unit x 20 = $5000
■ New Park signage: $1000 allowance
■ Street end opening (removal of gates/replacement with bollards/

landscaping): $1500 allowance/street end = $4500
■ Picnic shelter (without demolition/renovation costs of current 

above-grade elements)
■ Shelter: $20,000 allowance (+ 4 picnic tables @ $250/unit = $1000)

■ Log cabin (relocation and renovation as guest cabin): $25,000 allowance
■ Removal of storage trailer: $200 allowance
■ Towpath upgrade (share with Basin project): not possible to estimate 

without scope of work

Total order-of-magnitude capital costs for all above improvements: $195,550
(operational costs to be determined in the business plan)
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4.3 Medium Investment
RATIONALE
This level of investment will give the Town a lasting asset that can address cur-
rent and potential camping markets (some RV, some camping) and greatly im-
prove the Park’s attractiveness to boaters. This option also upgrades Park infra-
structure and facilities according to the principles of sustainable development. 

COMPONENTS
A combination of building renovations and environmental demonstration
projects in this option include:

1. Renovations to the campground washroom/shower building
2. Expanded docks and improved dockside amenities
3. Sustainable stormwater management
4. General park improvements

Renovated campground washroom/shower building: the current building is in
need of major renovations and should be upgraded in order to fully service the
improved campground. The renovated building should include fully accessi-
ble showers and washrooms and, ideally, should be expanded to include a coin
laundry, vending machines, and a small lounge for the use of campground
guests (all of these items respond to needs expressed by RV and other con-
temporary users of campgrounds). The lounge should provide meeting space,
a basic kitchen, an informal seating area, and computer access (with high
speed internet). 

Improved docks: the first phase of dockside improvements is augmented by
expanding the dock area inland (subject to environmental review and ap-
provals from regulatory agencies), both to increase the dock area but also to
prevent further encroachment on the main boating channel. The new docks
would add more mooring and provide larger spaces to address market demand
from large craft (i.e. 30 feet or larger). The need for dockside shelter and serv-
ices would be met by constructing a linear shelter under which would be light-
ing, maps of the town, interpretive signs, and a courtesy phone link to local
taxi/shuttle service. The new washroom/shower building would be extended
(again, subject to regulatory agency approval) to include a small retail outlet.

Stormwater management will be improved by removing the existing piped
system and replacing it with a sustainable system using engineered swales and
stormwater detention ponds. Swales would be planted with a variety of native
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plant species to prevent erosion and reduce maintenance. Stormwater deten-
tion ponds would follow current best practices in their design and mainte-
nance. They would hold runoff from the site and adjacent streets as well as re-
tain seasonal floodwaters, allowing slow percolation and providing enhanced
habitat for plants and wildlife. 

An additional benefit of creating the stormwater management system will be
to generate significant amounts of fill from the required excavations. Pending
approval from the regulatory agencies, this fill could be placed elsewhere on
the site to create new campsites at an elevation above the floodline. Assuming
that the new stormwater system does not negatively impact the existing ab-
sorption capacity of the floodplain, or perhaps even improves it, then the
placement of fill within the Park could be acceptable. Fill will certainly be
needed to create the additional campsites in the northeastern part of the Park
that are recommended below. 

General park improvements include upgrades designed to make the Park more
attractive to visitors and easier and more economical to operate. Suggested im-
provements include: tree planting; eco-demonstration projects (e.g. the design
and monitoring of bankside regeneration and stormwater detention projects,
alternative building technologies, demonstration gardens); upgrades to the
Hydro One site (to provide a service yard for the Park and a small parking lot
for the public that could double as trailer storage yard in the off-season), and;
creation of offsite links (e.g. trail to Wildfowl Reserve, water shuttle to Basin,
Reserve and Tay Marsh).

ORDER-OF-MAGNITUDE COSTS
Capital costs for:

■ Storm sewer replacement (predicated on engineering study): not possible
to estimate at this time, but comparable projects are typically in the 
order of $200,000-$400,000 plus 10-15% soft costs

■ Renovate/replace campground washroom/shower building
■ Renovation: 1100 sq.ft. @ $75/sq.ft. = $82,500 (note: if the 

foundation is too damaged to salvage the structure, demolition and 
new construction would be required @ $130/sq.ft.)

■ New construction (extension): 725 sq. ft. approximately @ 
$120/sq.ft. = $87,000

■ Tree planting @ $350/tree x 20 = $7000
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■ Eco-demonstration projects: not possible to estimate at this time; 
predicated on more detailed site analysis and scope of work

■ Expanded docks
■ Excavation of shoreline to allow dock expansion: $20,000 allowance
■ Relocation of refurbished (Phase 1) docks: $2000 allowance
■ Electrical system (relocating refurbished 30 amp. service and 

lighting): $3000 allowance
■ Dockside shelter and signage: $10,000 allowance for shelter; $4000 

for 4 interpretive signs
■ Retail addition to washroom building @ $100/sq.ft. x 100 sq. ft. 

= $10,000
■ Hydro One site renovation

■ Parking: $1000 allowance for site clearing
■ Service yard: $5000 allowance for site fencing and storage building

■ Trail construction (offsite): not possible to estimate at this time
■ Water shuttle (offsite): predicated on a business plan; not possible to 

estimate at this time
(Note: total order-of-magnitude costs for this phase are dependent upon en-
gineering estimates for stormwater management system)

4.4 Maximum Investment
RATIONALE
The intent of this level of investment is to fully realize the site’s development
potential. In this instance, development would focus on significant upgrades
to the campground in order to attract as many campers as possible, in a vari-
ety of categories.

COMPONENTS
It is assumed that the detailed market research in a business plan would show
potential market share in alternatives to tenting, ranging from basic fixed roof
accommodation through to full service RV sites. In addition, it is assumed
that the Town will eventually want to improve Park facilities for local resi-
dents. The proposed components of the maximum investment option address
both these assumptions and include:

1. Fixed roof accommodation (cabins and yurts) 
2. Upgraded RV sites
3. Day use improvements
4. Waterfront walkway improvements 
5. New community facilities 
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Accommodation in the form of small cabins and yurts is recommended as a
way of attracting the full range of potential campers. A new section of camp-
sites will be created in the northeastern part of the Park, on fill produced from
excavations for the stormwater management system. The proposed cabins and
yurts have been used successfully in the Provincial parks system. Cabins would
typically have electrical service that supplies lighting and powers a microwave
oven and a small refrigerator. Water is supplied by a spigot outside the door
and there is a barbeque side burner outdoors as well. The cabins, as well as the
yurts (large, circular tents on a wooden platform), provide basic shelter for in-
dividuals or groups and meet a growing market demand for alternatives to
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tenting or hotel accommodation. 

Upgraded RV sites are needed to fully meet the needs of the RV market. Im-
provements include full servicing (e.g. 50 amp. electrical service and water
hookups at each site as well as gravel entry/parking areas, patios, picnic tables,
and BBQ units. The need for greater privacy will be addressed by adding
screen planting along the borders of each campsite and more shade trees.
Gates on the access drive could also be considered. More RV sites will be
added, pending site conditions and approvals from regulatory agencies. 

Day use improvements would primarily consist of construction of a public
swimming pool, to be shared by local residents, day use visitors and campers.
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The swimming pool would be designed and operated to a municipal standard,
with staff, fencing, and water purification. Other Park improvements would
include additional tree planting and improved playground equipment. 

Waterfront walkway improvements focus on features added to the water’s
edge, such as gazebos (aligned with the street grid) that provide shelter, visual
focal points and sites for interpretive plaques. 

New community facilities would include such waterside developments as a
canoe club (that could also include a rowing club), constructed as an exten-
sion of the dockside washroom/shower building. 

ORDER-OF-MAGNITUDE COSTS
Capital costs for:

■ Swimming pool (excavation, structure, fencing): $40,000 allowance
■ Gazebos: 100 sq.ft. each @ $75/sq. ft. x 4 structures = $30,000
■ Cabins and yurts

■ Site preparation (fill, planting, paving, services): $6000/site
■ Yurts: $12,000/unit
■ Cabins: $12-15,000/1 room unit; $20-25,000/2 room unit
■ Tent sites: $3300/site
■ Gravel access road: $5000 allowance

■ RV site upgrades
■ Site preparation (landscaping, paving, services): new sites 

$15,000/site; existing site upgrades $6000/site
■ Canoe club: 625 sq. ft. structure @$100/sq. ft. = $62,500

(Note: estimates of total order-of-magnitude capital costs for all above improve-
ments are contingent upon numbers and types of new campsites)

(Components of each investment option are shown on plans in Appendix D).

In summary, the development options outlined above represent 
a progressive sequence of improvements to the Park’s physical setting 
and management structure. Costs for each are estimated at current rates.
Basic improvements are all of a high priority, but the development se-
quence of those that follow is flexible. All of the proposed improvements
are designed to be environmentally and financially sustainable.
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The foregoing park development plan lays out a series
of improvements to be implemented over time, as financial and managerial re-
sources permit. Making the plan a reality will require significant investment
in both staff time and money. At this stage of analysis, we are not in a posi-
tion to provide a detailed strategy for developing the park. In order to truly
determine a plan of action, the Town must undertake a business plan for the
park. Terms of reference for such a plan are provided below. In the meantime,
in order to give a preliminary indication of what strategies could work, we
offer is a series of suggestions based on best practices. These suggestions cover
both financing and management.

REVENUE
Any public park must be seen as primarily as a public service and not as a
profit centre. Most of the services parks provide are offered free of charge as
part of the overall investment by the municipality to support and improve
local quality of life. Economic benefits are thus indirect, but by no means
unimportant. 

In the case of Last Duel Park, there are several services offered that justify fees
being charged for their use. The campground is the primary service, with
docks being additional but secondary. Occasional special events are also ac-
commodated on a fee for service basis. Management of the Park has always in-
cluded the charging of fees for camping (both seasonal and transient). 

The proposed Park development plan would have the following revenue-gen-
erating components:

The minimum investment phase would imply fees for service for special
events and day camps. The other main revenue source would continue to be
camping, but with a changed mix of camping types. Seasonal campsites would
be capped at current numbers, with a view to phasing them out over time.
More emphasis would be made on transient RV and camping sites in the
hopes that greater numbers of these visitors could be attracted and thus the
number of visits per day could be increased. Once the docks are upgraded, fees
could also be charged for mooring and use of the new washroom/showers. 

The medium investment phase would imply fees for service for the docks as
well as the campsites. Fee collection would be in a gatehouse at the main en-
trance; this arrangement would also help to control access. Day users, includ-
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ing pedestrians, would be allowed in free to use the areas outside of the camp-
grounds. 

The maximum investment phase would imply the same arrangement, with
higher fees for the upgraded RV sites and for the fixed roof accommodation. 

EXPENSES AND FUNDING
All options would imply a management contract with a private sector opera-
tor. Many of the pilot projects could qualify for funding from public or char-
itable sources. Some of the initial services would rely on volunteers (e.g. cour-
tesy shuttle). Everyday operating expenses would continue to be covered by
the operator while major repairs or infrastructure upgrades would be the re-
sponsibility of the municipality. 

Sources for major capital funding include the municipality or higher levels of
government through the usual infrastructure programs. In addition, an envi-
ronmental emphasis here can qualify the Park for any funding that could be
available for environmental demonstration projects, especially those that not
only show best practices for municipal lands but also have the ability to edu-
cate tourists and cottagers in better ways of working with shoreline and wet-
lands.

Opportunities also exist here for other forms of raising capital. These include,
but are not limited to:

■ Long term lease (e.g. 25 years or more) with a private sector operator 
in return for start up capital investment in infrastructure improvements

■ Land assembly and sale of lands above or near the 100 year floodline
■ Scotch Line parcel, as potentially expanded with fill from stormwater 

pond
■ Parcel next to Old Burying Ground/dock parking lot

Both of these options are worth serious consideration in the business plan.
The lease model has been successful in Peterborough’s Beavermead Park,
where the private operator, in return for a 5 year lease, has made an initial in-
vestment of $5000 to upgrade washrooms and have set a high standard of
service and upkeep. In another example, the St. Lawrence Parks Commission
has recently signed a 25 year lease with the Raisin Region Conservation Au-
thority for the re-opening and operation of Charlottenburgh Park, a day use
and camping park on the St. Lawrence Seaway east of Cornwall. In return for
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a long lease, the Authority is undertaking a series of incremental improve-
ments aimed at achieving the twin aims of restoring the Park’s infrastructure
and improving wildlife habitat. Once the key improvements are in place, the
Authority will charge admission and, it is assumed, cover at least its operating
costs for the park. And because of its environmental emphasis, the Authority
is able to access infrastructure funding from a variety of public and non-profit
sources. 

Land sale may be feasible here. Although the Park is in floodplain, the two
areas identified here are both above the floodline and could conceivably be re-
designated as development land. Assuming that the Park is redeveloped in en-
vironmentally sustainable ways that enhance the floodplain’s capacity to hold
and filter stormwater and to provide diverse wildlife habitat, the removal of
marginal lands for other development could be viewed favourably by the reg-
ulatory agencies. 

The site at the southeast corner of the Park, next to South Street, can serve as
a useful example. Should a severance be possible, the resultant 70,000 square
foot (gross) parcel would have significant value as a building site. It has direct
access off South Street, precluding any need to have access through the camp-
ground and thus providing a separate address. South Street is also directly
connected to one of the town’s main entrances that in turn, is linked to two
of the main roads leading to Perth. The site has good views north over the
river and across to generally rural lands beyond. Even though the 3M manu-
facturing plant north of the river is visible and can be both heard and smelled
to a limited extent, the site’s other attributes, combined with such design re-
sponses as landscape screening, could overcome this constraint. 

Assuming redevelopment for medium density residential use, and depending
upon the size and configuration of the residential (condominium) units, this
site could accommodate between 40 and 60 units in a 3-4 storey built form.
Based on recent sales figures for lands in and near Perth, the site within Last
Duel Park, if sold as a serviced site with development approvals in place,
would be worth in the order of $300,000 in today’s dollars. This value could
be further enhanced if the sale included a right-of-way to the water along the
South Street road allowance and if access to private docks is provided (either
for sale or lease). Such a combination provides a Perth address with waterfront
on the Rideau Canal: a highly desirable combination. 
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In order to fully explore this option, we recommend that a formal property as-
sessment of the Scotch Line and Old Burying Ground park sites be included
as part of the proposed business plan. 

(A schematic plan of the land sale option is found in Appendix E).

MANAGEMENT
The degree of investment in the Park suggested by the proposed development
plan may justify new approaches to park management. While we have as-
sumed that the Town will retain ownership, it is possible that the same serv-
ices the Park now provides, and could provide in future, can be made avail-
able by other agencies. In the business plan, it will be useful to examine the
management implications of the following options:

■ Town retains ownership, but turns over management to a non-profit 
agency, such as a community group (“Adopt-a-Park”) or land trust

■ Town sells campground to a private sector operator, with strict 
performance standards safeguarding the public interest registered on 
title, and leases the day use and dock area to a private sector operator 
(most likely the same one)

The proposed Park development plan can be implemented under any of these
options.

In the business plan, the actual management arrangements under these two
options would have to be spelled out. In the former case, where a community
group might take over management responsibility, the example of Smiths Falls
would be instructive. There, the Chamber of Commerce is the agency acting
on behalf of the municipality. Direct links with the local business community
would have many benefits, including co-ordinated marketing and, it is hoped,
support for a similar shuttle service to bring Park patrons to the Perth down-
town and highway shopping districts. Should the land be sold or leased to a
private operator, past experience with the Last Duel Park lease has shown the
need for performance clauses that not only detail everyday management re-
quirements but also commit the operator to the key goals of the long-term de-
velopment plan. If the operator has a long-term financial stake in the Park, as
in the example of Peterborough, then such commitment is easier to attain. 

PHASING
As mentioned above, the actual sequence of events in implementing the de-
velopment plan is contingent upon funding and upon the managerial capac-
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ity of the municipality (and volunteers). We have recommended a three-stage
process, beginning with essential upgrades and then evolving into improve-
ments that are to a large extent directed by market conditions. Since the mar-
ket is constantly evolving, the later stages of the development plan could in-
clude a different order of priority for individual components, or could even
require modification of the component list, in order to best respond to mar-
ket demand. The business plan will chart the first three-five years of operation
with a reasonable degree of certainty and provide direction for providing flex-
ibility in the next five years. 

BUSINESS PLANNING 
The business plan recommended as the logical successor to this project should
have the following objectives: 

■ Develop the infrastructure of Last Duel Park according to “highest and 
best use” development options identified during the pre-feasibility 
study; and 

■ Develop Last Duel Park as a self-sustaining business venture that will be 
attractive to potential investors/partners.
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In summary, there are several ways to implement the proposed
changes to the Park. In each case, public investment is needed, but 
participation by other public or private sector partners is sought. Clear
direction for implementation can only come from a business plan that 
is a comprehensive working guide for future action. It will contain key 
financial, operational, management and other development information,
including, but not restricted to:

■ Development strategy (including landscape and building concept 
design drawings, action plans & time lines)

■ Management & operations plan
■ Marketing analysis & strategy
■ Development costing & three-year financial projections
■ Economic benefit analysis

(Order-of-magnitude costs for the proposed business plan would be $20-
25,000 for the development strategy and the equivalent for the remaining
components, for a total of $40-50,000.)
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6.1 Summary
This study was intended to show a clear direction for the future of Last Duel
Park. It has done so by recommending a series of phased improvements that
will reinforce the Park’s recreational role and enhance its ability to generate
revenue. Each phase of improvements is a significant step towards achieving
the highest and best use for this important municipal property. As a pre-fea-
sibility study, it has reviewed the current state of the Park, shown where de-
velopment potential exists, and outlined a strategy for implementation. How-
ever, the details of this strategy can only be determined in a business plan. 

Even at this early stage of evaluation, the current study has confirmed two im-
portant points. First, it has confirmed that Last Duel Park is a valuable asset
for the Town of Perth and worthy of further investment. Second, the study
demonstrated that the Park has considerable development potential as a pub-
lic open space, campground and marine entrance to the town. Its highest and
best use is, therefore, an enhanced version of what exists there today. 

The study also implies that, without investment, the Park will continue to be
a drain on the Town finances and will not meet more than the most basic
needs of visitors and residents. If the Town decides not to invest, then Coun-
cil’s other option for the future may be to simply forget about trying to run a
site that caters to tourists. It would close the campground and docks, remove
campground and dock infrastructure, and demolish the washroom buildings
(or leave the campground building open for day users). The Town would then
let the site revert to its natural state except for a small day use area and a wa-
terfront walkway. This option would allow local residents to have a neigh-
bourhood park for a minimal expense to the Town.

However, we hope that the Town will realize that it needs the campground
and docks to build its tourism infrastructure, thus investment will generate
considerable economic benefit for the community as a whole. Seen in this
context, development of the sort proposed is a wise use of Town funds and an
important step in securing Perth’s economic future.

In conclusion, the study began with a series of goals for achieving the highest
and best use of Last Duel Park. The proposed development plan has addressed
these goals, as follows: 
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IMPROVE AN UNDER-USED ASSET
The plan:

■ Helps realize the site’s development potential
■ Meets local needs
■ Suggests a variety of ways to provide funding

ENHANCE A NEGLECTED SITE
The plan: 

■ Addresses deferred maintenance
■ Improves infrastructure 
■ Recommends improved signage and marketing

CELEBRATE LOCAL HISTORY
The plan: 

■ Links the Park’s “brand” with the actual site of the last fatal duel and 
adjacent heritage sites

■ Promotes both physical and marketing links with the historic Rideau 
Canal

ENHANCE COMMUNITY LINKS
The plan:

■ Shows enhanced trail links with the towpath (Basin) and Wildlife Reserve
■ Improves links to the adjacent neighbourhood

GENERATE MORE REVENUE
The plan:

■ Recommends upgrades to marketing and facilities that can attract more 
visitors and address key market demands

■ Premises improvements on a business plan that in itself is a vital step in 
qualifying for funding and attracting investment partners

PROVIDE SUSTAINABLE LONG-TERM MAINTENANCE 
AND MANAGEMENT 
The plan:

■ Offers opportunities for eco-demonstration projects
■ Uses naturalized landscapes and robust designs to reduce maintenance 

costs
■ Makes the Park an attractive and viable operation for the private sector 

to manage
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1. SUBJECT FILES
Algonquin College (Perth campus) library

2. PERSONAL OR TELEPHONE INTERVIEWS
Matt Craig (Rideau Valley Conservation Authority) 
Dennis Deschamps (Park operator)
Keith Hall (Local historian and LACAC)
Barry Hughes (Parks manager, St. Lawrence Parks Commission)
Joan Macartney (Dean, Algonquin College, Perth campus)
Dr. Joannou Manuela (Owner of horse farm and spa north of Park)
Doug Stewart (Parks Canada, regional superintendent)
Michael Kelly (President, Ontario Marine Operators Association)
Al Donaldson (Executive Director, Ontario Marine Operators Association)
Irv Mazurkiewicz (Parks Canada)
Chris Empey (Lanark County Tourism Association)
Victoria Ash (Smiths Falls Chamber of Commerce)
Brian Kerr, Lloyd Beverly, David Taylor (Perth & District COC Economic 

Development Committee)
Wendy Laut, Gord Cowie, Heather Hansgen (3P Tourism Committee)
John Willson (Tay Basin Fundraising Committee)
Erin Butterworth, Perth & District Chamber of Commerce
Bob Sneyd (Centre for Sustainable Watersheds)
Various boaters, campers, dog walkers, police officers and other users of 

Last Duel Park, during site visits

3. PUBLICATIONS
Code Susan (1996): A Matter of Honour and Other Tales of Early Perth. 

Burnstown: General Store Publishing. 
Shortt, Edward (1970): The Memorable Duel at Perth. Perth: Perth Museum.
Shortt, Edward (ed.) (1967): Perth Remembered. Perth (Mortimer Ltd.): 

Perth Museum.
Turner, Larry (1992): Perth: Tradition & Style in Eastern Ontario. Toronto: 

Natural Heritage/Natural History Inc. 

4. REPORTS AND STUDIES
Alberta Economic Development (2001). “Alberta Recreational Vehicle 

Campground Development Study.”
Burnett Thorne Cultural Tourism (2003). “The Rideau Heritage Cultural 

Corridor.”
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A. WORKSHOP MINUTES
B. BUILDING CONDITION ASSESSMENTS
C. EXISTING SITE CONDITIONS
D. INVESTMENT OPTIONS
E. LAND SALE OPTION

A. Workshop Minutes

LAST DUEL PARK
HIGHEST AND BEST USE STUDY
WORKSHOP #1: MINUTES
12 August 2004, Perth Town Hall

ATTENDEES
Invited Stakeholders

Gordon Cowie (3P)
Alfred von Mirbach (ecoPerth)
Bill White (Town of Perth: Councillor)
Wendy Laut (3P)
Erin Butterworth (Perth & District C of C)
Heather Hansgen (Perth BIA)
John Clement (Perth Courier/BIA)
John Willson (Tay Basin Committee)
Chris Empey (Lanark County Tourism)
Keith Hall (LACAC)
Catherine Robinson (neighbourhood resident)
Brian Kerr (Perth C of C, Economic Dev’t. Committee)
Lloyd Beverly (Perth C of C, Economic Dev’t Committee)
Shellee Evans (Town of Perth: staff )
Eric Cosens (Town of Perth: staff )
John Gemmell (Town of Perth: Councillor)

Consulting Team
Carl Bray (BRAY Heritage: lead consultant)
Geoff Hodgins (Geoff Hodgins Architect)
Peter Dixon (Co-Creative Associates)
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The workshop began at approximately 11:10. Shellee Evans welcomed the
participants and introduced the study and the consulting team. Carl Bray
then took over facilitation. Following a short introduction in which he out-
lined some of the initial findings of the study, he conducted a SWOT
(Strengths, Weaknesses, Opportunities, Threats) analysis of the Park, under
different subject headings. Following coffee break, he divided the participants
into three groups, each of which was charged with assessing the current park
and making suggestions for its future development. The groups each ap-
pointed a representative to report back to the whole. Carl then summarized
what he took to be the main development guidelines for the Park’s future. The
meeting ended at approximately 1:45. 

1. SWOT ANALYSIS
Boating

Strengths
■ Beautiful
■ Secluded
■ Not too big
■ Parking/boat launch
■ Part of Rideau Canal system
■ Accessible for non-powered craft

Weaknesses
■ Poor power supply (15 amp.)
■ No pumpout
■ Site is isolated/no information on how to get to it
■ Inadequate docks
■ Washrooms/showers closed
■ Poor signage/visibility

Opportunities
■ Gateway to Perth from water
■ Could be marketed
■ Part of Rideau Heritage route/potential World Heritage Site (Rideau 

Canal)/2007 anniversary
■ Festival/theatre site/barge music

Threats
■ Lack of funding
■ Deterioration of infrastructure
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ACCOMMODATION

Strengths
■ Size, beauty
■ Demand for seasonal camping
■ Close to downtown yet on edge of country
■ Easy for police to patrol

Weaknesses
■ Seasonal campers monopolize best campsites
■ Poor drainage
■ Insufficient ability to service campers (e.g. booking, supplies, staff, 

washrooms, signage, orientation, power, laundry)
■ Lack of shade and privacy

Opportunities
■ Separate occasional tenters from others (esp. seasonals)
■ Attract different markets (economical accommodation, eco-tourism)
■ Plenty of capacity
■ Market as close to downtown, use towpath
■ Create info. Kiosks
■ Provide group accommodation/RV sites

Threats
■ Still seen as unconnected to downtown

COMMUNITY PARK

Strengths
■ Beautiful waterfront
■ Good place for dog walking
■ Multi-use: attracts a broad range of users
■ Past successes (e.g. events such as Big Ben, Fiddling Contest)
■ 4 season use

Weaknesses
■ Difficult to get access to the water
■ Industrial intrusions (sewage lift station, hydro transformer station)
■ Not welcoming to local residents (e.g. day pass fee, no access to 

washrooms)
■ Play structure deteriorating
■ Impact of 3M plant (noise, smell, views of plant from Park)

Opportunities
■ Good events space (for camper and residents)
■ Venue for demonstration projects (e.g. environmental best practices)
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■ Promote to community
■ Develop place to swim

Threats
■ Failure of all to stoop and scoop
■ Cars/other vehicles driving through park
■ Campers cutting trees

ENVIRONMENTAL EXPERIENCE

Strengths
■ Part of Rideau Canal/close to Rideau Trail
■ Proximity to horse barn/spa
■ Proximity to Algonquin College
■ Proximity to Wildlife Reserve

Weaknesses
■ Grass cutting practices (too intrusive)
■ Poor signage/information

Opportunities
■ Good venue for demonstration projects
■ Possible location for Dutch windmill
■ Improved shoreline access and remediation
■ Possible site for RVCA log building
■ Improved stormwater management

Threats
(none)

INTERPRETATION/ORIENTATION

Strengths
■ Location near historic sites (e.g. site of Last Fatal Duel, cemeteries, 

Canal, downtown)
■ Proximity to Algonquin College library (local history/genealogy 

collection)
■ Thematic/trail link to Inge Va

Weaknesses
■ Nothing available now

Opportunities
■ Signage/info. Kiosks
■ Bike rental (tour links)
■ Shuttle links to downtown core and mall
■ Links to Conlon Farm/Pool
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■ On-site satellite services (e.g. LCBO)
■ Duel interpretation/re-enactments
■ Walking tours (guided and self-guided)

Threats
(none)

2. SMALL GROUP DISCUSSIONS
Group #1(Wendy Laut presenting)

■ Better docking is crucial
■ Develop more tenting (with RV behind)
■ Build waterfront trail (with boardwalk)
■ Create a managed wetland
■ Develop ecolodge in corner of site
■ Create skating rink
■ Provide canteen/supply centre
■ Provide ferry across Tay to horse farm and Rideau Trail
■ Offer yurts and cabins
■ Bring in log building with heritage tools (link it programmatically to 

Algonquin College heritage programs)
■ Undertake demonstration projects (e.g. composting toilets, wetlands)
■ Provide volunteer shuttle service, with bookings at Beveridges Lock

Group #2(Eric Cosens presenting)
■ Encourage mixed use facilities for visitors and residents
■ Keep shoreline public
■ Invest in infrastructure (water supply, pumpout, power supply)
■ Arrange advance bookings for docking (via C of C or BIA)
■ For camping, provide advance booking, showers, laundry, have less 

emphasis on seasonal camping)
■ Develop an eco-interpretation/demonstration area, with boardwalks, 

cycle paths, an arboretum
■ Future of Craig Street bridge is less of an issue than upgrading Park
■ Improvements could include signage, access, phone links, walking 

routes, information on services and events, a shuttle boat (private 
sector) linking the Basin and the Wildlife Reserve

Group #3(John Gemmell presenting)
■ Make improvements to the docks (expand by excavating into shoreline)
■ Co-ordinate information on Park at Beveridges Lock
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■ Provide an ice rink
■ Keep the picnic area grassed
■ Provide a waterfront walkway
■ Cross the Tay (by a pedestrian bridge such as the one at Haggart’s 

Island, or with a ferry)
■ Provide lighting along the waterfront pathway
■ Add more serviced campsites
■ Make more room for parking RVs
■ Provide more picnic tables
■ Charge docking fees
■ Develop concert/event space
■ Build an outdoor swimming pool
■ Improve/replace infrastructure (need to do this first)

3. GENERAL COMMENTS & ISSUES TO BE RESOLVED
■ Only 40 campsites are currently useable: is this enough to make a viable 

operation?
■ If the existing dockside washroom is demolished, will the RVCA give 

permission to rebuild?
■ The docks are Town-owned: who pays to improve them?
■ If a replacement building can be built near the docks, it should have 

additional components, such as an office for Park staff, washrooms and 
showers, information, perhaps a small retail outlet, and be available for 
boaters but also for drivers passing by on Highway 43

■ The Park should be promoted as a venue for childrens’ day camps

4. OVERALL PARK DEVELOPMENT GUIDELINES
■ Provide public access to the waterfront
■ Improve park infrastructure
■ Treat as a “front door” to Perth
■ Create linkages (physical, programmatic, marketing)
■ Advertise the Park
■ Provide visitor services and orientation on site
■ Cater to a mix of users
■ Enhance environmental linkages/create demonstration projects
■ Promote the Park’s natural and historic setting
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WORKSHOP #2/PUBLIC OPEN HOUSE
Monday, September 13, 2004
Perth Town Hall

Attendees
Wendy Laut
Alfred von Mirbach
Shellee Evans
Matt Craig
Keith Hall
Carl Bray
Geoff Hodgins
Peter Dixon

(other members of the public, including the Mayor and members of Council,
attended the public open house that followed the steering committee work-
shop)

The steering committee meeting began at approximately 5:10 and ended
about 6:00. The public meeting began at 7:00 and ended at approximately
8:15. Carl Bray presented a PowerPoint slide show that outlined the main
points of the study, beginning with an assessment of current conditions, sum-
maries of the SWOT analysis, descriptions of the operational, design and
funding issues to be addressed, and reviewing comparable sites. The presenta-
tion then reviewed current market trends that could affect the Park as a pre-
cursor to outlining the proposed development options. 

The discussion was generally positive, emphasizing the potential for develop-
ing the Park in ways that would benefit both residents and visitors. The de-
sign options, or progressive levels of investment, were seen as accurate distil-
lations of the stakeholder consultation process undertaken as part of the study.
There was considerable support for innovative ways of generating both fund-
ing and revenue, including participation by the private sector. Concerns were
expressed that the Town could not fund the necessary improvements using its
current tax base and that additional funds would have to be found to proceed.
With that caution, the meetings ended with support for the proposed devel-
opment.
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Following the meetings, Carl Bray made follow-up phone calls to all of the
committee members who were unable to attend, giving them a full briefing
on the study and soliciting further comments. They too were supportive of the
proposed study recommendations. 

Mr. Bray also had several meetings with the Park operator to determine his
opinions. He had concerns about the Town’s lack of commitment to market-
ing and investing in the Park, and also felt that the proposed waterfront walk-
way would adversely affect the campground by removing the most popular
waterfront sites. He supported the general direction of the proposed im-
provements and expressed enthusiasm for renewing his lease to operate the
Park.

COUNCIL PRESENTATION
Tuesday, September 28, 2004
Perth Town Hall

Carl Bray made a short presentation to Council summarizing the results of the
study and outlining the recommended development options. Council directed
the consulting team to continue with the proposed recommendations and pro-
ceed in completing the final report. 

B. Condition Assessments

PURPOSE
The intent was to complete a conditions assessment for three buildings lo-
cated at Last Duel Park and provide recommendations for the future of each
structure. The buildings included in the assessment were as follows: 

1.Public Washroom Building – Brock Street extension/docks
2.Park Resident’s Washroom Building – Halton Street extension/camp

ground
3.Log Storage Building – Halton Street extension/entrance drive

STUDY METHOD
Examinations of the three structures at Last Duel Park as listed above were
conducted on November 10, 2004. The scope of inspection included various
components such as grading, structure, envelope and gutters. 
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RECOMMENDATIONS

1. Public Washroom Building 
The building is currently closed. Due to the public washroom facility’s over-
all poor condition, and particularly the evident deterioration of its founda-
tion, this structure should be demolished. The unstable nature of the current
foundation makes it unreasonable to consider any future work or additions to
be done to the building, as the continuous shifting of the building would de-
stroy any new work.

Demolition should proceed only when a new building to replace the con-
demned structure has been agreed upon. Doing so will make it easier to attain
the appropriate permits to erect a new structure immediately after demolition.
If demolition and construction do not occur together then the Park and Town
could lose the opportunity to build a new structure on this location in the fu-
ture, since the site is in flood plain.

2. Park Resident’s Washroom Building 
The building is currently in use. This structure also shows visible signs of
shifting. Before deciding on its fate, the building should be monitored to de-
termine if it has stabilized, and if not to what degree it continues to shift.

If the results show that the building has stabilized or that there is only minimal
shifting, then plans can proceed to renovate this building. If it is decided to
renovate this structure significant work would be required in order to address
the problems identified in the conditions survey so as to make it fit for use.

3. Log Storage Building 
Due to this structure’s historic background and relatively sound condition it
should be kept. Its foundation and major structural components are intact.

Salvaging this structure would imply that immediate attention be given to the
cabin in order to prevent further deterioration. This work would require a new
roof and the insect infestation problem found mainly on the first rung of logs
would have to be addressed. If the insect problem is to be solved by spraying
it should be reassessed yearly until the current bottom rung of logs can be re-
placed. New logs should be kept 6" above grade to prevent recurring infesta-
tion. Any delay in rectifying the two main problems identified would result in
the rapid deterioration of the building, until ultimately it would be lost.
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Referring to the report and its suggestion of moving the cabin,
it is recommended that the first rung of logs be replaced at this time if this has
not already been done. In order to make better use of the building as a whole,
it would be advised that a portion of the ceiling be cut away in order to pro-
vide more head space. To make use of the second story space, additional sup-
port would be required to support the floor.

PUBLIC WASHROOM
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General Description
LOCATION

■ North end of park at entrance 
gate

SIZE
■ 26'-8" X 25'-6"

MATERIAL
■ Ribbed split face block /

Painted plywood at gables
■ Asphalt shingles

USE
■ Washroom/shower/park entrance 

ticket booth: rarely used 
(approximately 1 month a year) 
mainly due to poor condition

HISTORY
■ Built when park opened with 

few modifications since 

Condition Survey
GRADING:

■ Zero grading away from 
structure

■ Poor drainage contributes to 
constant flooding in spring of 
year

FOUNDATION
■ No basement
■ Foundation is unstable, north-

west and northeast corners have 

sunk resulting in severe cracking 
in several locations along exterior 
walls

EXTERIOR WALL STRUCTURE
■ Ribbed split face block

EXTERIOR WALL FABRIC
■ Severe cracking along joints of 

blocks can be attributed to poor 
foundation, rain could penetrate
cracks leading to further deteri-
oration of interior and integrity 
of  the wall

FLOOR STRUCTURE
■ Concrete slab 
■ Generally good condition, 

minimal cracking, some divits
ROOF STRUCTURE

■ No visible sagging from outside
ROOFING

■ Asphalt shingles in poor 
condition, need attention 
immediately

■ Extensive leaking resulting in 
interior damage

GUTTERS
■ No gutters

WINDOW/DOORS
■ Generally in satisfactory 

condition
■ Some cracks around doorframes



60

Interior Finishes
FLOORS

■ Painted concrete slab / paint 
flaking on majority of floor 

WALLS
■ Interior walls are painted 

masonry 
■ Cracking visible from interior

CEILINGS
■ Paneling separating at joints / 

needs paint

Mechanical
(Heating/Cooling)

■ Seasonal building – no heating 
or cooling systems required

Electrical
■ Electrical is sufficient and 

functioning

Plumbing
■ Plumbing fixtures are loose
■ Urinals leak
■ Some toilets do not flush / 

some toilet seats are broken 
and unsanitary

Insect/Pest Infestation
■ Squirrel and bird

Other Issues
■ Counters and cabinets are not 

securely fastened 
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PARK RESIDENT’S WASHROOM

General Description
LOCATION 

■ End of camping area 
SIZE

■ 41' 6" x 26' 6"
MATERIAL

■ Ribbed split face block / 
Painted plywood at gables

■ Steel roofing
USE

■ Change room and 
washroom/shower facility

■ Rarely used due to its unsafe 
nature, and generally poor 
condition of facility, 

HISTORY
■ Built when park opened with 

few modifications since 

Condition Survey
GRADING

■ Built-up on east side to match 
west grade, although grade 
immediately around building 
is poor 
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■ No basement
■ Foundation is unstable, evidence 

that building continues to shift 
with every freeze-thaw cycle

EXTERIOR WALL STRUCTURE
■ Ribbed split face block

EXTERIOR WALL FABRIC
■ Severe cracking along mortar 

joints of blocks can be attributed
to a poor foundation, rain 
penetrates cracks leading to 
further deterioration of interior 
and overall integrity of the wall

FLOOR STRUCTURE
■ Concrete slab 
■ Significant cracking

ROOF STRUCTURE
■ No visible sagging from outside

ROOFING
■ Steel roofing, visibly appears to 

be in good condition
■ Plywood soffit shows signs of 

deterioration
■ Aluminum fascia in good 

condition
■ Vents have properly been 

sealed in order to rectify a past 
bird and squirrel infestation 

GUTTERS
■ No gutters

WINDOW/DOORS
■ Doors difficult to close, as they 

are not square

Interior Finishes
FLOORS

■ Painted concrete slab / paint 
flaking on majority of floor

WALLS
■ Interior walls are painted 

masonry 
■ Cracking visible from interior

CEILINGS
■ Wood slats, generally good 

condition, unsightly above due 
to bird droppings

Mechanical
(Heating/Cooling)

■ Seasonal building – no heating 
or cooling systems required

Electrical
■ Electrical is sufficient and 

functioning
■ Electrical room has had floor 

removed and currently has 
lumber scaffolding approxi-
mately 12" above dirt floor 
used to access electrical panel 

Plumbing
■ Plumbing fixtures are loose
■ Urinals leak
■ No traps in plumbing of toilets
■ Some toilet seats are broken 

and unsanitary
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LOG CABIN
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General Description
LOCATION

■ Middle of park at west edge 
SIZE

■ 20' X 16"
MATERIAL 

■ Asphalt Shingles
■ Wood planks at gables

USE
■ Primarily used as a storage 

facility
■ Occasionally students from 

Algonquin College use it as a 
“typical log structure” model 
from which to study

HISTORY
■ Building purported to be 

constructed ca. 1840, moved 
several times, uses include 
isolation hospital and family 
residence

Condition Survey
GRADING

■ Sufficient amount of grading 
away from building on all sides

FOUNDATION
■ No basement
■ Foundation is stable, and 

structurally sound
EXTERIOR WALL STRUCTURE

■ Structural log walls
EXTERIOR WALL FABRIC

■ Joints between logs are in 
generally good condition

■ First course of logs show signs 
of deterioration from both 
insects and rot

■ Other areas of localized rot are 
also evident

FLOOR STRUCTURE
■ Concrete slab 

ROOF STRUCTURE
■ Split log rafters
■ Board sheathing exposed on 

underside
ROOFING

■ Asphalt shingles are in poor 
condition

■ Roof leaks extensively
■ 2 x 4 exposed fascia

GUTTERS
■ No gutters

Insect/Pest Infestation
■ Squirrel and bird infestation

Other Issues
■ Counters and cabinets are not 

securely fastened 

■ Washroom stall doors do not 
close securely (result of building
shifting) and cannot be locked, 
making people reluctant to use 
the facilities
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WINDOW/DOORS
■ Plywood exterior door
■ Most windows have been 

boarded up

Interior Finishes
FLOORS

■ Exposed concrete slab 
WALLS

■ Interior walls are exposed logs
CEILINGS

■ Underside of 2nd story floor
on exposed beams

Mechanical
(Heating/Cooling)

■ Storage building – no heating 
or cooling systems required

Electrical
■ Electrical is functioning

Plumbing
■ No plumbing in this building

Insect/Pest Infestation
■ Squirrel and termite infestation

Other Issues
■ If nothing is done immediately,

danger of rapid deterioration 
eventually resulting in complete
loss of the structure 
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C. Existing Site Conditions
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D. Investment Options
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D. Investment Options
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D. Investment Options
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E. Land Sale Option
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