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Town of Saugeen Shores

Pool Location Review and Recommendation

November 2017



November 8, 2017

Ms. Jayne Jagelewski
Director Community Services,
Town of Saugeen Shores,
600 Tomlinson Drive,
Port Elgin, ON N0H 2C0

Dear Ms. Jagelewski,

Re: Indoor Aquatic Centre Site Report

Colliers Project Leaders is pleased to submit this report to assist the Town in deciding on the location of the
proposed new indoor aquatic centre.

The Town has provided copies of background studies for reference.

The Town currently has four (4) sites that have been identified as possible locations for the new indoor aquatic
centre. We understand that some of the locations proposed have been discussed previously however there is a
desire amongst Council to take a wider view before making a final decision and to make sure the decision is based
on good logical rationale.

The four (4)sites being considered as part of this  report are 1. Cameron Park; 2. Fenton site; 3. Plex site-A; and 4.
Plex site-B on Tomlinson Drive.

Colliers Project Leaders has reviewed the existing research and background information provided and we have
created the following report which recommends a single location.

Colliers has considered available servicing, facility construction costs, staffing and operating costs, trends in
recreational facility development, accessibility, convenience for existing residents, profile for tourism and travel
distances for Saugeen Shores residents as well as nearby communities.

We have also considered the attractiveness of a location for a potential partner. This is becoming a trend in the
recreational services industry where all partners can benefit. The importance of a high-profile location should not
be overlooked.

Yours truly,

Les Camm, OALA, PMP, LEED AP
Snr. Project Manager | Southern Ontario
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1.0 CONCLUSIONS and RECOMMENDATION

A review of the sites presented for consideration has concluded that the best location for the
construction of the new indoor aquatic facility is the Plex B site on the east side of the existing
arena. This central location is convenient and accessible for all Town residents as well as
visitors to the community. The proximity to the rail trail, also a tourist draw, allows for safe
pedestrian and bicycle access along this recreation trail from both ends of the Town.

Adding the pool to the existing arena opens the opportunity to make use of rejected heat from
the arena refrigeration plant to pre-warm fresh water and fresh air as well as to warm floors in
change rooms and spectator areas. This will help reduce the utility costs. We understand this
technology is already being used to supplement heating in the Town offices.

This site also allows for the efficient scheduling and deployment of staff and customer service
personnel. A centralized customer service desk where dressing room assignments as well as
controlled entry to the pool is envisioned. This will help reduce ongoing staffing costs.

In addition, maintenance and service personnel are located close by reducing travel time for
emergency situations and convenient access to tools and equipment for ongoing repairs. This
will also help reduce operating costs which are a significant impact on the annual operating
budget.

The central location at the hub of the Town also raises the profile of the new pool for residents
as well as tourists. The expectation is that this will translate into additional visits and increased
revenue. The proximity to other recreational activities (arena) will assist with the marketing of
both facilities. Any risk associated with a decline in attendance because of the removal of the
pool from the school site, is expected to be off set with the increase in attendance resulting from
the higher profile location and the cooperative programming opportunities.

This higher profile location would also assist with the attraction of a partner for costs associated
with the capital construction, programming, operations and maintenance of the pool.
Private/public partnerships are a trend in smaller, growing municipalities. Private firms rely on
strict budgets, programming targets and business operating plans for success. They bring value
and expertise to the creation and operation of municipal recreation facilities and provide a risk
sharing partner.

The development costs for this location are estimated to be the lowest of the four sites. The
Town owns the land and there are no zoning issues. Development at this site would not
inconvenience residents and would be more easily controlled and monitored. The area and the
site are already busy locations within the community so the increase in traffic should not raise
objections with residents.

There are no perceived site conditions that would seriously interfere with the construction of the
new indoor pool or that would drive up construction costs. Locating the pool on the east side of
the arena avoids the need to relocate the hydro lines. This cost can be deferred to a time when
a new arena is required which could be constructed on the west side of the arena.

This location allows for the connection of storm, sanitary and water services as required, and
connection costs would be minimized. Some additional parking would likely be needed but the
amount required would be lessened due to the availability of existing parking which could be
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shared with the other facilities already on site. There is space on the site that will permit the
expansion of driveways and parking. Precise numbers are to be determined and could be
confirmed with a Traffic and Parking Study coordinated with a Schematic Design for the new
indoor aquatic facility.

CPTED issues would more readily be addressed with the existence of a well-lit site and other
facilities where evening and weekend activities are already programmed. From an overall
security point of view the proximity of the existing Police Headquarters and the proposed new
Police Headquarters will help deter crime and security monitoring for the new facilities and
surrounds can be centralized.
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2.0 METHODOLOGY

Colliers Project Leaders has reviewed previous studies conducted to determine the necessity,
the cost and the requirements for the development of an indoor aquatic facility to serve the
residents of the Town of Saugeen Shores and the surrounding communities. Each of the four
(4) sites under consideration has been visited and photographed. The locations within the Town
and the pros and cons of each site have been identified.

3.0 SITES UNDER CONSIDERATION

The Town identified four (4) potential sites within the community, Cameron Park, Fenton and the
Plex.  Colliers Project Leaders have visited each site and summarized the pros and cons. The
Plex site has been divided into two (2) sites which flank the existing arena and offices facility.
We have identified these as Plex A on the west side and Plex B on the east side.

4.0 CAMERON PARK

Cameron Park is adjacent the Saugeen District Secondary School which also happens to be the
location of the existing Centennial Pool. The site is at the south-east edge of the Town and is
comprised of two (2) ball diamonds, a playground within a wooded area, an amenity building,
and a structure used to contain mailboxes. The park is nestled in a residential area and it
appears there are water, storm and sanitary services at the street. The new aquatic facility is
proposed to be located adjacent Mill Creek Road. There is no formal paved parking on the site
but there is a small gravel parking lot on the park site and additional parking at the adjacent
school.

The site is zoned Open Space (OS) and we understand it can accommodate the construction of
a new pool without interference with the operation of the existing playfields. We are advised this
zoning is not an issue and that the definition of a public park considers the possibility of a
swimming pool, although it is not clear if the allowance for a pool is for an outdoor pool or an
indoor pool. If rezoning is required, this will extend the planning timeline. Required setbacks will
have to be imposed.

A large new structure in this location will require careful consultation with the residents for
approval as well as an ongoing dialogue throughout the planning, design and construction
phases. Practically speaking, a new large structure needs to occupy a much larger footprint
than just the building alone and fitting the building and additional parking into this site while
maintaining safe setbacks to ball diamonds, residential homes and road allowances may
become a challenge.

Previous studies identified increased traffic when the current pool is open and operating as an
issue with students. A new facility in this location will dramatically increase vehicular traffic in the
neighbourhood which will also conflict with school operations.

Although it appears the site can readily accommodate the pool we believe it would ultimately be
a tight fit. A facility such as this requires an open work area around the entire perimeter of the
site during construction. Due to the size of the available space, this site would also limit the
possibility of expansion of the facility in the future for additional uses at the site.
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Figure 1.0 View looking south-east from Mill Creek Road

In addition to construction allowances, there are also allowances required for operations. The
aerial views of the park show a proposed envelope with a 15.0m setback and new parking. We
do not have any geotechnical information on the property but assume there are no sub grade
issues with soils.

Figure 2.0 View looking south-west from Mill Creek Road

The slope from east to west on this site and down to Mill Creek Road will likely increase the cost
of construction. To create a relatively flat area surrounding a level structure while maintaining
existing grades elsewhere on site, on a tight site such as this, requires the introduction of
retaining walls. Retaining walls are expensive to incorporate into construction. In addition,
earthworks associated with any facility development are typically an expensive venture.
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5.0 FENTON SITE

The Fenton site is currently a greenfield at the terminus of Bruce Street where it meets Sunset
Boulevard at the s-w corner of the Town. The property is a section of land that we understand is
owned by the Town. It is in a newly developed area and adjacent a residential neighbourhood.
There is a YMCA Childcare facility nearby, but it is located on a separate property
approximately 100m to the north. This property is currently zoned R1. A rezoning would be
required which would add to the design period.

Opportunities to share operating costs are not available however shared programming such as
parent and tot swim lessons with the childcare facility may be possible. There are no
advantages for shared development and the shared programming opportunities at this site are
not so unique that they overshadow other sites being considered

Figure 4.0 View from the end of Bruce Street looking north. YMCA Childcare is to the left side

To develop a stand-alone facility here would require the installation of new roads, parking and
utilities required to service the pool. These are available at the corner of Bruce and Sunset
where a watermain, a storm main and a sanitary force main are available.

The development of infrastructure to serve the new facility would be a considerable added cost.

The site is more than 3.5 acres which exceeds the requirements for the new aquatic facility
alone. To maximize use of this greenfield site, a master plan identifying other required Town
services, recreation or otherwise, that may be added here in the future and identifying how
these relate to the new pool is highly recommended before construction begins. This will also
add time to the overall design process.

Figure 5.0 View from the terminus of Bruce Street looking south across the property.
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The Port Elgin-Saugeen Central School is approximately 500m from this site and within a
comfortable walking distance. The possibilities of shared programming with the school may also
be realized at this location. The site in relation to other areas of Town where population is
centred is not convenient. Although within a short drive, being at the extreme of the Town limits
is not ideal.

We do not have any geotechnical information on the property but assume there are no sub-
surface soils issues which would dramatically increase the cost of construction. The land looks
to be level and dry.

6.0 PLEX on TOMLINSON- Site A

The Plex on Tomlinson - Site A proposes to connect the new facility to the west side of the
existing arena complex located on the Town Hall campus and centrally located in relation to the
Town limits. The site is approximately 6 kms. from Southampton at the north end of Town and
approximately 3 kms. from the southern limits of Town. The new Police facility is also planned
for this area of Town which is becoming the Town centre and a central hub for business and
recreation. Locating the pool here will offer advantages to profile, access, site development and
operations. The site is zoned Institutional and we understand the construction of new
recreational facilities would be permitted.

From a profile point of view grouping Town services, both government and recreational, in a
central location allows easier access by visitors to the community who would be intuitively
drawn to the location. A higher profile location translates into more new visits and ease of
access translates into more repetitive visits which all improve revenues.

User groups coming to Town to use the arena from outside the immediate community are
exposed to the new pool which is a form of free promotion.  Of course, the reverse is also true
and could translate into higher attendance and/or use of the arena. The synergies of co-locating
recreational facilities has been proven out many times in many different communities and has
become a basic objective when municipalities are looking to locate a new facility.

Figure 6.0 View looking south along the west side of the arena
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This proposed location also takes advantage of existing roadways, parking and utilities which is
a significant added cost to the development of any new facility. The Next Wave Study notes this
location is approximately a 30-minute walk from the existing Centennial pool. The proximity of
the Rail Trail just east of the Plex site creates a handy recreational route for pedestrians or
cyclists travelling to the site from either the north or the south end of Town.

The existence of the arena allows for the opportunity to share staff between the arena and the
new aquatic facility. Customer service as well as maintenance staff co-located in the same
facility allows for more efficient use of personnel and eliminates travel time. This translates into
reduced operating costs on an ongoing basis. Also, the establishment of a common primary
entry vestibule and a common reception desk directing visitors and providing information on the
facilities and available programming is possible. Opportunities to explore summer camps that
offer multiple activities in one location are possible and shared use of meeting rooms for private
gatherings and parties are also feasible.

Infrastructure is already present on the site. Taking advantage of existing roadways and utilities,
which is a significant added cost to the development of any new facility, will reduce overall
development costs in comparison to a stand-alone facility where new services need to be
brought to site.  Some additional parking may be required once the final design is determined
but there is plenty of space for any additional parking required at this site.

The “A” option, on the west side of the arena, would interfere with the existing overhead power
lines. These would have to be relocated at additional cost. We have spoken with Westario
Power to investigate this possibility and they advise that this is feasible but that it could add
costs in the range of $200K (2017) to the overall development. This figure would include
construction as well as legal and survey fees associated with the establishment of a new
easement. For aesthetics and practicality, underground power services are less susceptible to
damage from storms, but this figure provided by Westario is for above ground. The power lines
would need to be re-routed around any new facility in this area of the Plex.

Previous studies have theorized that the rejected heat from the arena could be used to
supplement the heating requirements of the new natatorium. This approach has been used
successfully at other newer facilities where the rejected heat is used to pre-warm fresh water
going into the pool, pre-heat fresh air and to warm floors and walkways within spaces in the
facility as well as outside at the entrance to the facility. Operating savings could be in the range
of 10-20%.

We understand the existing Ice Cube plant for the arena which draws energy from the ground,
was set up to use rejected heat for warming other areas of the building. Although adjustments
would be necessary as part of the new indoor pool development, the potential is here to expand
this type of operating efficiency into the Plex.
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Figure 7 View looking north along the west side of the Plex arena.

We understand there is a long-term plan to add another arena to the existing arena. It is
proposed for the east side of the arena near the existing refrigeration room. If this were to ever
be developed the quantity of rejected heat from a larger refrigeration plant would be dramatically
increased reducing pool operating costs further.

We do not have any geotechnical information on the site and so assume there would be no
issues with sub-surface soil conditions. We understand that a ground source heat system is in
the field at the south en of the complex. Construction of a new indoor pool on Site A would not
interfere with the continued operation of this system.

Security at the site and CPTED issues can be more easily addressed at this site with the
existence of well-lit parking, other recreational activities drawing people to the site and the
proximity of the Police Headquarters which would collectively be a deterrent to crime.

7.0 PLEX on TOMLINSON – Site B

We are referring to the concept of adding the new pool to the east side of the existing arena as
the Plex “B” option. Many of the same advantages exist with this option however there are
specifics that favour this side of the facility over the west side. The most obvious is the power
line that would no longer be an added cost to development. The advantages of connecting to a
common entry corridor and the feasibility of creating a central reception desk can also be
realized with this option.

The Plex was designed to accommodate the addition of a second arena on the east side of the
building. The existing BMX site would need to be redeveloped or abandoned and there is an
emergency generator on the east side of the site which may also need to be relocated. The site
is level so there are no perceived grading issues.

The east side of the arena houses all the public dressing rooms. Adjustments to the interior of
the building will be easier on that side of the Plex where there is an existing corridor adjacent
the dressing rooms, no machine rooms and no stairwells. The MHPM Study carried out in 2015
proposed a schematic for the addition of the pool on this side of the facility.
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The adjacency to the refrigeration room would make use of the rejected heat more convenient in
this location.

Figure 8 View looking north along the back and the east side of the Plex

From a construction cost point of view the premium for the relocation of the above grade hydro
lines would be deferred until a new arena is constructed which is not thought to be required
soon.

We understand that summer ice is not currently provided however a growing demand does exist
for summer ice. The programming of summer ice would mean the continued operation of the
refrigeration system and the availability of additional rejected heat to continue supplementing
the pool requirements throughout the year.

Figure 9 View looking north
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8.0 BACKGROUND and PREVIOUS STUDIES

The existing pool serving the community is the Centennial Pool. It is a 5-lane lap pool which was
constructed in 1975. It is contained within the Saugeen District Secondary School however it is
wholly owned and operated by the Town. Centennial Pool has served the community well in the
past 42 years, but the pool is old and tired and has some shortcomings that are impacting the
ability to fully serve the community.

8.1 THE NEXT WAVE POOL STUDY

Conducted in January 2010, the Next Wave Pool Study determined the Centennial Pool has
reached the end of its useful life. It identified features from the community that would better
serve an ageing population as well as children and young families. Therapy pools, family
changerooms, beach style graduated access areas and ramps for better accessibility are up-to-
date features that could be incorporated into a new pool. A replacement facility was projected to
cost in the range of $10-12M (2010). The study projects lower operating costs due to the ability
to introduce more daylight into the facility and more efficient operations as well as opportunities
to take advantage of solar energy and waste refrigeration heat. The pool is maintained at a
cooler temperature of 85 degrees F to provide a better environment for the Breakers, the local
competitive swim team which are a significant user of the pool. A cooler water temperature
however, contrasts with the desires of the wider community who prefer a warmer pool for public
swims and leisure activities. Concerning Crime Prevention through Environmental Design
(CPTED) issues it also advocates a well-lit and more active site over a remote location. The
study also speaks to the efficiencies of co-locating a new natatorium at the Plex site where it
can take advantage of existing in ground heat pumps and rejected heat from the refrigeration
system of the rink. The report advises the Plex site is the preferred site in the Town. It also
discusses how other amenities could be made available and shared including child minding
spaces, concessions, dry land training, and meeting rooms. A new facility also opens
opportunities for programming partnerships with the school board and/or the hospital as well as
private enterprise.

8.2 WALTER FEDY POOL CONDITIONS

To determine if it would be possible to make capital investments in the existing pool to bring it
up to today’s standards, the Town commissioned an engineering study in November 2011. The
Walter Fedy Swimming Pool Conditions report concluded there are no significant structural
issues with the pool. The building envelope is in reasonable condition. There are signs of
moisture penetration and soiled areas on some interior walls. Flaking paint, spalling brickwork
and efflorescence further support the observation. Failed seals in some windows and doors and
corrosion of frames and hardware primarily due to chemical use in the pool were noted. High
water usage reported by staff suggests pool leakage. In the opinion of the engineers the
filtration and drainage piping systems contained within the floors and pool deck are the cause of
the problem and are not easily accessed to repair. Air handling systems are inadequate to
maintain comfortable temperatures and to satisfactorily control humidity levels in areas of the
pool. Fog within windows and condensation was reported. Other identified deficiencies focus on
accessibility, general appearance and public viewing. The report concluded that with an
investment of $4.9M (2011) in repairs and improvements, identified deficiencies and
shortcomings could be corrected.
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8.3 MHPM SAUGEEN SHORES POOL STRATEGY

In June 2015 MHPM Project Leaders was engaged to complete a Pool Strategy report. This
review considered previous studies and reports dating back to 2008. It also included feedback
from interviews conducted with senior staff and representatives of the user groups and Council
to determine community objectives and levels of use. Projected capital costs were updated,
operating models were considered and availability of funding to support the construction of a
new pool were all considered. Demographics were analyzed to confirm demand and age profile
projections were made to better identify future users. The report concluded that the demand for
pool use has grown. Participation rates by a growing senior population are anticipated in the
future. The addition of leisure pool features is expected to create increased demand.  Several
proposed solutions were studied to determine a recommended approach. Development costs
and operating costs were considered. Development costs ranged from $3.7M (2015) for
improvements to the Centennial Pool to $13.5M (2015) for a new free-standing pool on a new
site. Annual operating costs were projected to range from $56K (5-year average-2015) for
improvements to Centennial Pool to $353K (5-year average-2015) for a free-standing facility.
These figures consider projected increases in revenues and increased usage as well as more
efficient construction techniques and equipment. The costs were highest for a new facility.

A renovation and expansion to the Centennial pool is a solution that will provide continued
service only for 20-25 years. This is a compromise position that will not render a long-term
solution or a solution that maximizes operating efficiency. The option to develop a new facility at
the Plex was once again determined to be the best overall option that would meet more of the
desired functions identified by the public that could provide additional program opportunities and
could take advantage of waste heat from the arena.

8.4 PERKINS+WILL SCHEMATIC

Responding to recommendations coming out of the Pool Strategy Review in January 2015 the
Town commissioned Perkins+Will Architects to create a schematic site plan and floor plan for a
new facility at the Plex site on Tomlinson Drive. The design proposes to attach a 22,000 ft2
three (3) tank pool to the east side of the existing arena. The new natatorium includes a 6-lane,
25-meter lap pool, a therapy pool with teaching steps, a splashdown tank at the bottom of a two
(2) storey slide, a viewing area, bleacher seating, universal (family) change rooms, male and
female change rooms, a sauna, offices, a walking track and storage. The design proposes to
make use of the existing entry vestibule into the arena and offices and to take advantage of the
existing parking already on site. This facility could cost in the range of $17-20 M, regardless of
savings realized from building on a site already owned by the Town and taking advantage of
existing parking. A more budget conscious design is certainly a more realistic solution although
if grant funding for infrastructure improvements were to become available it would be more
beneficial for the Town to maximize the opportunity and develop a design that fully meets all the
perceived needs of the community now and in the future.

In addition, a new efficiently designed facility which is fully accessible, and which includes the
most up-to-date amenities, becomes a very attractive facility for a partnership. Today there are
more and more municipalities partnering up with private fitness and recreation businesses to
deliver services to the residents. Capital costs as well as the ongoing operating costs are
significantly reduced for each partner who both have something valuable to bring to the
agreement. In addition, programming can be expanded to encourage more visits to the pool and
in turn increase revenues.
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8.5 SAUGEEN SHORES MASTER PLAN

In December 2016 the Town commissioned Monteith Brown to complete a Recreation Master
Plan. The plan looked at a wide variety of facilities and activities in the Town and looked more
carefully at the existing Centennial Pool. The plan noted the limited barrier free access to the
facility and to the pool tank itself which is accessed only by ladder. The pool is currently within a
15-minute drive for most of the Southampton residents although it is at the south-eastern edge
of the Town and within a residential neighbourhood.

When polled 69% of residents felt that the pool is an important facility to the Town however only
18% found the pool to be acceptable in its current state. The recurring theme was that a new
facility would provide more opportunity to provide additional amenities identified by the residents
and user groups. Adult lane swim, aqua-fit, parent & tot and public swims were identified as
needed additional services. Usage peaks from March to May and from October to November.
These coincide with the Swim to Survive programs. July camps are also a busy time. Lowest
usage times are August and September when the pool is closed for maintenance. Centennial
pool has reached capacity which limits programming options. A new pool could expand the area
of service to secondary markets in South Bruce Peninsula, Arran-Elderslie, portions of
Kincardine and Brockton. Factoring in these areas new pool could be servicing a population of
nearly 48,000 persons.

The Breakers swim team survey indicated that the development of a new indoor pool would
assist with attracting new participants to grow the organization. A 25-metre, 8-lane pool
including spectator seating, dry-land training space, meeting rooms and offices would meet their
wants in a new facility.

The construction of a new facility was recommended. The location of a new indoor pool was
considered and the Plex was determined to be the best location in the community. The location
further strengthens the concept of a “community hub” in the Town where multiple recreational
and business activities can take place. In addition, a higher profile centralized location is more
attractive for a potential partnership with private business which can offer significant
advantages.


