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1 INTRODUCTION 
 

The Municipality of North Perth is a rural community of approximately 13,500 residents that was formed by 
the amalgamation of the Town of Listowel and the Townships of Elma and Wallace.  North Perth covers a 
large geographical area with a strong agriculture and agri-business economic foundation, integrated with 
institutional, professional and commercial services primarily in the settlement areas of Listowel, Monkton 
and Atwood.   

Through amalgamation, the Municipality operates three single pad arena facilities, along with several 
community centres and a wide array of park-based venues. These facilities represent important 
contributors to the quality of life of North Perth residents in terms of residents being able to pursue 
activities that support their health and wellness, individual skills development, community spirit and related 
benefits.   

In 2005, the Municipality completed a Financial Rationalization Study for parks and recreation facilities.  
This report identified the aging facility profile of the Listowel Memorial Arena, potential perspectives for 
facilities integration due to changing user profiles and future opportunities to consider development of a 
new arena with potentially a twin pad capacity in Listowel as a replacement for aging arena facilities.  It 
also identified possible longer term considerations for a multi-use recreation complex.  A subsequent 
Building Condition Study completed in February 2008, also identified the aging facility perspectives and 
the key costs for re-investment in the Listowel and the two other arenas operated by the Municipality. 

In response to these perspectives and changing community demographics, a Community Recreation 
Committee was formed to pursue the potential development of a North Perth Recreation Complex.  The 
concept is to develop a multi-use recreation facility in Listowel that would both broaden the range of 
recreational activities that are available to North Perth residents, as well as to replace aging facilities with 
ones that are more contemporary in their features, have enhanced energy efficiencies, reduced re-
investment requirements, and would create a centre point for recreation services delivery in the 
community.  The Complex Committee, in collaboration with the Municipality, undertook a series of tasks 
that have lead to two Council Resolutions: 

· October 5, 2009 – To allocate the southernmost twenty acres of the property currently known as 
the Purcell Farm to the potential development of the new recreation complex. 
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· January 18, 2010 – To approve the recommendation from the Recreation Complex Committee to 
proceed to plan, develop and prepare for the construction of a new North Recreation Complex to 
replace the Listowel Memorial Arena.  

With these motions, the North Perth Recreation Complex Committee, in partnership with the Municipality 
of North Perth, has proceeded to undertake various initiatives to assess the feasibility of a new multi-use 
recreation complex.  These included: 

· Consultation with community user groups; 

· A universally distributed household survey for a Complex; 

· Strategic development alternative conceptual designs and capital costing and property tax 
impacts; 

· Retention of architects to develop preferred potential design options; 

· The completion of a community capital campaign readiness report and potential target; 

· Several presentations to the Municipal Council. 

Following the October 2010 municipal election, an updated presentation to the new Council was 
undertaken in March 2011.  This subsequently lead to the direction to complete a Business Plan involving 
the consolidation of the work completed to date and new assessments and analysis that provide the 
municipality and North Perth Council with recommendations on: 

· Need for such a facility; 

· Capital and operating cost and saving projections; 

· Site preferences; 

· Reuse potential of the existing Listowel Memorial Arena; 

· Phasing possibilities; 

· Property tax impacts; 

· Next steps. 

The intent of the Business Plan process is to bring the work of the last few years to a decision point. 
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This document represents a draft of the North Perth Recreation Complex Business Plan.  It has been 
reviewed by the Committee and others, amended and was presented to Council on December 5th, 2011.  
Input and perspectives will be sought via two public open houses to be held in January 2012.  After further 
review of the input, a presentation will be made to the North Perth Council. 
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2 PROJECT DEVELOPMENT 
2.1 INTRODUCTION  

A series of tasks and assessments have been completed to identify the key background considerations 
associated with the North Perth Recreation Complex proposal as it has evolved over the last six years.   

2.2 DOCUMENTS REVIEW  

2.2.1 

This study was commissioned by the Municipality to assess service delivery and costing associated with 
the major recreation facilities within North Perth and to present recommendations on future directions and 
strategies associated with those facilities.   

Municipality of North Perth, Financial Rationalization Study, F. J. Galloway Associates 
Inc., November 2005  

A series of recommendations were undertaken with respect to the service delivery model, involving 
community participation in the governance and operations of the key facilities.  A number of maintenance 
and related recommendations were also made.   

With respect to future facility perspectives, Recommendation No. 4 suggested the following direction: 

That the Municipality, as part of a long range plan, work towards the development of a multi-use 
recreation complex that would have the following considerations: 

· A new arena in Listowel with an indoor walking track; 

· The development of an attached meeting / community room / hall;  

· Provisions for a future second ice pad; 

· Initial planning consideration for a future indoor pool; 

· Other components to be determined through further Community and specific consultation 
technical assessment. 

The primary consideration involved in the formulation of this recommendation was the fact that the 
Listowel Memorial Arena was reaching its 50th anniversary and was an evident aging facility.  A 
significant question before the Municipality was whether to renew or replace the facility.  The 
Municipality’s current fifteen year capital financial projections allocated nearly $2 million for major facility 
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renewal for this arena without any significant upgrading of its capacities or features to contemporary 
standards.   A reinvestment strategy would also sustain its smaller ice size. 

The contemporary features identified for a new arena facility were profiled as follows: 

· An ice surface of 80’ to 85’ by 195’ to 200’, (existing is 80’ x 180’); 

· Six dressing rooms to facilitate both male and female participants; 

· Two referee rooms to facilitate mixed refereeing teams; 

· Indoor walking track; 

· A tournament room / hall to accommodate variable sized activities; 

· Appropriate seating. 

This report and its recommendations established a basis for a longer term assessment of the Listowel 
Arena as to its replacement versus reinvestment, as well as the opportunities and benefits associated with 
a multi-use facility, similar to what has been developed in many other Ontario communities. 

2.2.2 

This report was commissioned by the Municipality to develop an infrastructure review and financial plan 
for the twenty facilities owned and operated by the Municipality of North Perth in order to ensure continued 
effective services delivery and long term sustainability of the Municipality’s services.  The project involved 
a Condition Assessment on the Municipality’s facilities; preparation of twenty-five year capital needs 
forecasts; development of a facility plan including alternatives for effective utilization of each facility; as 
well as development of a supporting financial plan in preparation for PSAB documentation. 

Facility Infrastructure Review and Long Term Financial Plan, Hermson Consulting 
Group with Genivar, February 2008  

With regard to the Listowel Memorial Arena, the following details and assessments were provided: 

· Originally constructed in 1952, the single storey arena and the two storey front entrance portion 
have a total ground floor area of approximately 31,000 square feet.  

· The facility was redeveloped on the existing ice surface after the original roof collapsed in 1959.  
The ice surface building was reconstructed in 1961.   

· In 1998, renovations were completed to the entire facility and various upgrades and improvements 
were carried out over the last fifteen years.   
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· The arena has ice utilization rates of 91.3% during prime time and 40% during non-prime time 
hours, which are at the high end of the utilization level generally seen for such facilities.   

· For the most part, the Listowel Memorial Arena is in overall good repair.  However, over the next 
twenty-five years, significant upgrading work will be required, not only to the existing levels of 
service but also to improve the services were applicable to contemporary operating and user 
requirements, e.g.: Accessibility for Ontarians With Disabilities Act. 

A number of specific perspectives on the venue and facility were identified: 

· Ninety-one parking spaces are available, however 291 parking spaces are required under the 
Ontario Building Code.  The parking issue is further compounded by the adjacent Legion Hall. 

· An expansion would be required in order to both update the four current dressing rooms to add 
two additional dressing rooms.  Such an expansion would consume parking areas which are 
already currently undersized.   

· An assessment of the current layout of the arena with the dressing rooms being located at the 
front of the facility is not an optimal configuration as participant and spectator contact occurs 
regularly as ice users transit through the lobby to the ice surface. 

· The site is further restricted by the adjacent ball diamonds, curling club and Canadian Legion 
facilities. 

· The current arena is a memorial to the area’s war veterans and to those who lost their lives in the 
wars.  There needs to be sensitivity to this important dimension of the community’s heritage.  

· The service area floors are in poor condition as a result of substandard patch work, with many 
areas being uneven and posing trip hazards. 

· The ice surface was replaced in 1974, and over the last thirty-five years, the Municipality has 
experienced a number of brine leaks due to cracking and other concerns. 

· No under floor heating exists to support extended seasonal use of the ice pad. 

· The front two-storey component of the facility shows no signs of settlement, nor known structural 
problems.  The roof in this area was identified as being in fair to poor condition with some soft 
spots and blisters, and nearing the end of its service life.   

· The roof over the ice surface was identified as being in satisfactory condition related to no signs 
of settlement and no known structural problems.  However, the spray foam insulation covering of 
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the roof system and the rubberized waterproof membrane are in poor condition with damaged 
areas observed with reported leaking.  The roof covering has reached the end of its service life.  

· The exterior walls, windows, doors and front section are in fair condition. 

· The refrigeration room is located at the service end of the arena which could present potential 
problems in the event of an ammonia leak. 

· The existing ice surface dimensions are 80’ x 180’, below the typical standard for a community 
arena which is between 80’ and 85’ wide and 190’ to 200’ long.  Most arenas built in Ontario 
municipalities today are generally 85’ wide and 195’ to 200’ in length.   

· The dasher board system was installed in 1994 and is showing signs of significant deterioration. 

· The Tuflex rubber flooring was installed in 1993 and is showing signs of wear in many areas. 

· All the ceiling finishes were identified as being in fair condition. 

· The domestic water heaters are reaching the end of their useful service life and will need to be 
replaced in the near future.  

· The electric baseboard heating is in good condition. 

· All the rooftop units for heating are showing corrosion, are at the end of their useful life 
expectancy and will require replacement, as will the infra-ray gas heaters.   

The report goes on to identify a series of other improvements, replacements or repairs that are needed in 
the near to medium term, including the condenser for the arena chiller which is in need of immediate 
replacement.  Also, the two compressors are too small to meet the facility demands during the warmer 
portions of the ice season.  

The Building Condition Study reflected two key outcomes: 

· The increasing requirement for replacement of roofs and major pieces of equipment that will 
occur on a year to year basis over the next five to ten years at significant cost.   

· The undersized nature of the ice surface and limited operational and amenity components 
compared to contemporary arena designs and utilization. 

The report identified that over the next twenty-five year period, $3.567 million, (based on 2008 prices) will 
be required to support the sustainability of the Listowel Memorial Arena.  Of this figure, $2.23 million will 
be required over the next five years.   
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Within the twenty-five year cost figure, is $400,000 to add two new dressing rooms, and to upgrade the 
existing dressing rooms, plus $160,000 to initiate accessibility enhancements that align with the 
Accessibility for Ontarians With Disabilities Act. Therefore, over $3 million of the projected costs involve 
rehabilitation and replacement considerations within the current facility.  Based on 3% per year 
compounded inflation, the 2012 projected costs would be in the order of $4.010 million.  Such an 
investment would not address the smaller ice size, the need for additional referee room space and other 
amenities. 

The assessment of the Elma Logan Recreation Complex, which was built in 1990, indicated this facility 
was generally in a very good state of repair.  It was identified as being well utilized because it is relatively 
new and most of its systems and components are in good to very good condition.  The report identified 
that over the next twenty-five years, $2.118 million, based on 2008 prices or $2.384 million in 2012 
dollars would be required, of which $300,000 to $400,000 of the reinvestment would be required in the 
next five years.  The key reinvestment perspectives are longer term reflecting the relatively newer context 
of this facility.  

For the Wallace Community Centre, which was built in 1977, the report identified the facility to be in a 
fair to good state of repair.  It was identified that the ice surface is significantly smaller at 75’ x 175’ which 
is well below the standard size for a community arena.  It also identified that this size issue has been a 
continuing concern of the various user groups.   

Utilization rates were identified at 81.2% during prime time and 8% during non-prime time hours which is 
lower than the general averages for such facilities.  However, the facility was identified as being in a good 
state of repair and would require $1.999 million based on 2008 prices a $2.250 million in 2012 over the 
twenty-five year period relative to upgrades, rehabilitation and replacement, of which $374,000 to 
$450,000 would be required over the next five years.  

In total, nearly $7.5 million, based on 2008 prices or $8.441 million are identified as being needed for the 
arenas over the next twenty-five years. 

The Building Infrastructure Review’s Long Term Financial Plan identified that the Municipality is likely at a 
turning point in terms of its future decisions with regard to the investments in and operation of its three 
arena facilities based on: 

· Approximately $8.441 million (2012) in reinvestment costs over twenty-five years that would 
increase based on inflation and increasing Ontario Building Standards, including the ongoing 
implementation of the Accessibility for Ontarians With Disabilities Act requirements. 

· The levels of reinvestment required will result in a commitment to the existing facilities, of which 
two have undersized ice surfaces being Listowel and Wallace, and one of a significant dimension 
being Wallace.   
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The report also has a section with respect to facility alternatives and evaluation.  For the Listowel 
Memorial Arena, two alternatives were identified: 

· Upgrade / rehabilitate the Listowel Memorial Arena; or  

· Construct a new multi-use recreation complex within a possible twin ice pad configuration.   

Both alternatives were assessed based on various criteria.  The report identified further discussions are 
required on the alternatives, however based on the evaluation, consideration should be given to a new 
multi-use recreation complex.  A proposed site was identified as a property west of the existing Listowel 
community owned by the Municipality.   

For the Elma Logan Recreation Complex, only the upgrade / rehabilitation alternative was identified as 
the preferred and most cost effective alternative.  

For the Wallace Community Centre, two alternatives were identified: 

· Upgrade / rehabilitate; or  

· Commence phase out and decommissioning. 

In the end, recognizing that further discussion is required, it was recommended that the preferred facility 
use alternative was to commence phase out and decommissioning of the Wallace Community Centre 
with the potential of developing a future twin pad facility within a multi-use recreation complex.  Part of the 
rationale presented was the fact that twin pad facilities are less costly to operate on an annualized basis 
and have economies of scale in terms of overall capital construction costs. 

In June 2008, Municipal Council discussed the report and reached a consensus not to close the Wallace 
Community Centre and several other facilities discussed in the broader report.   

2.2.3 

On April 12, 2011, Campaign Coaches submitted their final draft on the Fundraising Feasibility Study for a 
North Perth Community Centre Complex.  This initiative focused on determining the Community’s 
preparedness and levels of support for a possible Capital Campaign to contribute to the development of 
the North Perth Recreation Complex.  The consultant’s undertook interviews with thirty community 
members with the following outcomes identified in their report: 

 Fundraising Feasibility Study 

· Identified keen interest in a new community complex with a clear indication of financial support 
from individuals and corporations within the community; 

· A potential campaign goal of $6 million was identified; 
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· A community-based fundraising campaign should begin as soon as possible to capture the 
excitement and interest identified in the community; 

· A capital campaign designed to raise $6 million will take approximately eighteen months to 
complete and three phases – readiness, quiet and community; 

· A community complex and arena was seen as a gathering place that enhances the quality of life 
for all residents, employers and employees.  Positioning the project to illustrate the benefits of 
healthy lifestyles and healthy communities by ensuring the project has something for everybody, 
from infants to seniors, will garner the most support; 

· The majority of the thirty individuals interviewed commented that the development of a new 
complex was an important project in positioning the future of the community, and most of the 
interviewees also identified that it was important not burden future generations with overwhelming 
debt; 

· Though most of the interviewees were supportive to a new complex and arena, many were 
worried about the cost of the project and municipal debt; 

· Phasing the project was seen as a positive approach with a Vision to respond to Community’s 
needs as North Perth continues to grow. 

The initial mandate of the Study was to assess the potential to raise between $7 and $10 million via a 
capital campaign in support of recreation complex.  It was also intended to assess community perceptions 
and support, to identify potential contributors and leadership candidates and to provide other 
recommendations in support of a community-based capital campaign.  In some of its broader findings, the 
consultants identified the following: 

Awareness 

· The majority of those interviewed had heard about the plans to build a new community centre and 
almost everyone recognized the value that such a facility would have on the quality of life; 

Case for Support 

· Most people saw the value in phasing the project but many have an interest in seeing the pool 
become Phase 2; 

· Almost all interviewees believe there is better value in building a new community centre rather 
than pouring more funds into an older arena; 

· The common theme identified was a focus on a multi-use facility that would enhance the quality of 
life for residences and businesses; 
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· A case for support identified must focus on the community centre as the hub with social and 
recreational activity. 

Challenges 

· The most common response to challenges was the current state of the economy and donor 
fatigue; 

· Many were also worried about tax implications and existing debt being carried by the Municipality; 

· Phasing was seen as a strategy to overcome some of these challenges. 

Potential for Support 

· Most interviewees believed a capital campaign would be supported by all sectors of the 
community; 

· The majority believed the goal outlined was attainable, however recognized it was a big goal for a 
small community. 

Leadership 

· Some fifty-six names were suggested by interviewees as having potential to assist with the 
campaign; 

· Almost half of those interviewed identified that they would participate in the campaign leadership. 

A three phases campaign was identified as follows: 

Next Steps 

· Readiness Phase -     Spring 2011 

· Communication Leadership Development -  Spring – Summer 2011 

· Leadership Gifts -       Fall 2011 – Winter 2012 

· Community Campaign -      April 2011 – December 2012 

· Wrap-up -       November 2012 – December 2012 

In total, campaign expenses of $135,000 were identified or 2.2% of the target amount of $6 million that 
was recommended. 
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2.3 CURRENT ARENA ICE UTILIZATION  

Table 2-1 assesses the weekly ice utilization for the Municipality’s three arenas for the 2009 - 2010 and 
2010 – 2011 ice seasons based on a typical week from October 25th to 31st, 2009 and January 9th to 15th, 
2011. The data has been developed based on prime and non-prime time utilization.  Prime time 
calculations have been developed utilizing sixty-seven hours per week involving 7:00 a.m. to 11:00 p.m. 
on Saturdays and Sundays and 4:00 p.m. to 11:00 p.m. on Mondays to Fridays.  Non-prime time hours 
cover 7:00 a.m. to 4:00 p.m. Monday to Friday.   

Table 2-1 

2010 and 2011 Typical Ice Utilization Profiles In Hours 

  Prime Time  Non-Prime Time 

  2010 2011 2010 2011 
Arena # % # % # % # % 
Listowel 64 95.5 64 95.5 18 40.0 18 40.0 

Elma Logan 60 90.0 60.5 90.3 4 8.9 5 11.1 

Wallace 52.5 78.4 50 74.6 3 6.7 6 13.3 
Source: Municipality of North Perth 

 

For the Listowel Arena, prime time utilization was 95.5% of capacity in both 2010 and 2011.  Generally 
once an arena has reached beyond 92% to 93%, they are generally operating at full capacity as residual 
times tend to be marginal opportunities or portions of full hours.  In the case of the Listowel Arena, the 
additional hours available are 7:00 a.m. to 8:00 a.m. on Sundays and Saturdays and some half hour slots 
in the evenings.  

For the Elma Logan Arena, prime time utilization was 90.2% of capacity in 2010 and up slightly by .5 
hours to 90.3% in 2011.  Again, the hours available are 7:00 a.m. to 8:00 a.m. and 10:00 a.m. to 10:00 
p.m. on Saturdays and Sundays, plus a 4:00 p.m. to 6:00 p.m. time slot on Wednesdays, plus and a half 
hour time slot on the same day of the week.   

For the Wallace Community Centre, there is significant prime time available in the early mornings on 
Saturday and Sunday up to 8:00 a.m. as well as Saturday evening from 9:00 p.m. to 11:00 p.m.  Also 
through the week, except for Wednesdays, ice utilization does not start until 5:00 p.m. or 5:30 p.m.  Prime 
time utilization was 78.4% in 2010 and 74.6% in 2011.  

In terms of non-prime time, the Listowel Arena operates at 40% utilization involving private rentals, 
parents and tots, seniors and use by the Listowel District Secondary School.  This is a very reasonable 
figure for a small community arena.  Non-prime time ice utilization in the other two facilities is limited.  
Elma Logan has Monday and Tuesday use for parents and tots and seniors, and at the Wallace 
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Community Centre Wednesday use for parents and tots plus one private rental on Friday.  In 2011, the 
Listowel Christian School used three hours on Wednesday doubling the non-profit time use for 2010 to 
2011.  What also needs to be considered during non-prime times, is that there is usually two to four hours 
a week of ice maintenance required to sustain a consistent ice depth, to repaint lines and to undertake 
repairs on the ice as may be required from time to time. 

The ice utilization data indicates the significant ice utilization of the Listowel and the Elma Logan 
Arenas, which are within the general utilization target zone of 90% or greater for prime time utilization.  
The Wallace Community Centre has an evident lower use level.  

2.4  COMMUNITY DEMOGRAPHICS 

The following tables examine the change in population relative to volume and age for North Perth.  Age is 
often a key indicator of recreational activity preferences.   

Table 2-2 profiles the change in population in the Municipality of North Perth from 1996 to 2006 based on 
Census Canada information.  Over this ten year period, the population has grown by 446 individuals or 
3.8% in 2006 it stood at $12,254 residents.  For each of the five year periods, the population has grown, 
by 2.1% from 1996 to 2001, and 1.7% from 2001 to 2006. 

 
Table 2-2 

1996 to 2006 Population 
    # % change 
1996 11,808  
2001 12,055 2.1 
2006 12,254 1.7 
1996 to 2006 change 446 3.8 

 

The data indicates some continuing population growth but the growth itself will not substantially change 
the demand for participation in recreation activities from solely a population volume perspective.   

Table 2-3 examines the age profile of the North Perth population based on the 2001 and 2006 census.  
Overall, it indicates an aging population, with the median age of 36.6 years in 2001, increasing to 38.2 
years in 2006.  Similarly the percent of the population fifteen years of age or over increased from 78.9% in 
2001 to 80.3% in 2006. 
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Table 2-3 
2001 and 2006 North Perth 

Population Age Profile 
  2001 2006   
  # % # % # change 
0-4 730 6.1 735 6.0 5 

5-14 1,815 15.0 1,675 13.7 -140 

15-19 1,035 8.6 945 7.7 -90 

20-24 825 6.8 870 7.1 45 

25-44 3,205 26.6 3,025 24.7 -180 

45-54 1,545 12.8 1,790 14.6 245 

55-64 1,100 9.1 1,265 10.3 165 

65-74 945 7.8 955 7.8 10 

75+ 845 7.0 995 8.1 150 

Median Age 36.6   38.2     
% of Population 15 years of age or over 78.9   80.3     

 

By age grouping, the zero to four population increased marginally, five children, between 2001 to 2006.  
The five to fourteen and the fifteen to nineteen age categories showed decreases of 140 and 90 children 
and teens respectively.   

The twenty to twenty-four age category experienced a gain of 55 individuals, while the twenty-five to forty-
four age category declined by 880 adults.  The decline for the twenty-five to forty-four year olds would be 
a result of the “baby-boom” age grouping moving into the forty-five plus age category which is further 
identified by the significant increases in the forty-five to fifty-four year olds, 245 adults, in the fifty-five to 
sixty-four year olds, 165 additional people.   

In terms of the older age categories, the sixty-five to seventy-four year olds increased by only ten 
individuals, however seventy-five plus age category increased by 150 people. 

The overall age profile indicates declines in the youth population between five and nineteen years of age, 
though this did not occur for the zero to four population which could indicate some future small increases 
in youth population over time.   The data indicates the movement of baby boom generation through adult 
age groupings as well as the continuing aging profile for all age categories over forty-five years of age.  
The retirement perspective of North Perth is also identified with the increase of 160 individuals over the 
age of sixty-five. 
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3 COMMUNITY CONSULTATION 
3.1 INTRODUCTION 

Two forms of community consultation were completed in support of the North Perth Recreation Complex.  
The first involved interviews with community organizations and user groups.  The second involved a 2010 
household survey distributed to all addresses within the Municipality of North Perth.   

3.2 USER GROUP PERSPECTIVES  

3.2.1 

A number of potential user groups for a multi-use recreation complex undertook presentations in writing or 
directly to the Recreation Complex Committee.  The following material provides a summary of some of the 
key perspectives offered by the various groups. 

User Fee Input 

· Listowel Junior B’s – would like to see an arena facility with a total 1200 – 1400 spectator 
capacity with seating capacity of 900 – 1000 in a bowl shape around the ice service.  Other key 
perspectives offered were: 

o Additional parking, including for buses; 

o An upstairs room that is warm and can be used as a “Blue-line Room” during games; 

o A fitness room; 

o A larger ice surface was identified as a priority; 

o Heated floors in the dressing rooms with larger showers; 

o Six dressing rooms, plus a separate dressing / club room for the Junior B Club. 

· Optimist Club of Listowel – would like to see a large enough area that would accommodate 
speech contests, spelling bees, etc.; plus a meeting room for 30-40 members that could also seat 
100 for dinner, with access to a kitchen, along with storage for Club equipment; 

· Minor Hockey and Figure Skating Associations / Clubs – these two groups identified that they 
utilize 88-1/4 hours per week of ice time, and they are consistently challenged with finding enough 
ice time for their needs.  The key perspectives they offered were: 

o They would like to host more sport tourism events but cannot because of a lack of 
available ice time; 
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o The Wallace Community Centre ice surface is too small, and this has become a growing 
issue; 

o They would like to see more space for trophy cases and the hanging of banners; 

o They feel a double ice pad is necessary with a 2,000 seating capacity on one side; 

o The Listowel and Wallace Figure Skating Clubs are not going to combine as one group as 
they are under two separate sanctions; 

o The Listowel Skating Club has two skating weekend events that would generate revenue 
for the community; 

o All the ice groups identified support for a twin pad facility to support growth in their 
programs; 

o A music room is important for the skating programs; 

o All the groups require storage and access to meeting rooms; 

o With the small ice surface and declining registrations for the Wallace Minor Hockey 
Program, they are running into team issues because of a shortage of players, resulting in 
more of their potential players using the Listowel Arena ; 

o All the ice user groups are working together to better utilize available ice times. 

· Day Care – a written request was received from a resident with regard to the development of a 
day care facility.  This was premised on the fact that there is a waiting list of fourteen for access to 
child care services and there are numerous requests for toddler care that cannot be 
accommodated. 

3.2.2 

In March / April 2010, the North Perth Recreation Committee distributed to every mailing address in the 
community, a survey to be completed by residents.  In total, approximately 6,200 surveys were distributed 
with 765 being returned for a gross response rate of 12.3%.  On a residential only response basis, and 
with approximately 5,500 of the 6,200 addresses being residential, a net residential response rate of 
13.9% occurred. 

Community Survey  

The intent of the survey was to capture respondent views on their current recreational activities, their 
preferences for which activities they would like to see and activities they did not wish to see in a proposed 
multi-use recreation facility, as well as their interest in specific facilities spaces.  Also requested were their 
views on the need for a recreation complex and potential capital financial support.  The following material 
provides an assessment of the survey data from the respondents. 

Table 3-1 examines respondents’ recreation participation, that is the recreation activities undertaken by 
the person who completed the survey. The data indicated that walking is the most significant activity 
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identified by 190 respondents or nearly 25% of total respondents.  Swimming was the second largest 
activity at 21.6% of respondents, followed by hockey at 17.6%, biking at 13.1%, golfing at 12.0%, ice 
skating at 11.2%, and fitness activities at 10.7%.  These activities represented ones that were identified by 
10% or more of the respondents.  A series of other activities were also identified, and some which have 
overlapped with the ones identified in the 10% list, such as hockey, being spectators, hiking and aqua-fit.  
The most significant three activities were walking, swimming and hockey.  If one combines hockey and ice 
skating which use the same facility, ice activities represented nearly one in three responses.  Collectively, 
these activities represented the largest single facility use. 

Table 3-1 
Respondents Recreational Activities Participation 

Activity # of 
Respondents 

% of 
Respondents 

Walking* 190 24.8 
Swimming* 165 21.6 
Hockey 135 17.6 
Biking 100 13.1 
Golfing 92 12.0 
Ice Skating 86 11.2 
Fitness 82 10.7 
Baseball 62 8.1 
Curling 58 7.6 
Soccer 38 5.0 
Social / Volunteering / Fundraising 36 4.7 
Hockey Spectator 25 3.3 
Running 18 2.4 
Dancing 15 2.0 
Hiking 15 2.0 
Reading 15 2.0 
Volleyball 15 2.0 
Camping  13 1.7 
Bowling 12 1.6 
Skiing 10 1.3 
Tennis 10 1.3 
Snowshoeing 9 1.2 
Basketball 8 1.0 
NOTE:     
*29 calculated as Indoor Walking:  High School, Mt. Forest Complex 

*89 Indoor Swimming:  Elmira, Wingham, Waterloo, Hanover (this # includes Aquafit 
indoor numbers) 
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Table 3-2 examines activities by the four age groupings, 0-6, 7-19, 20-50 and 50+.  For the 6 and under 
age group, swimming was the most significant activity identified by one in ten households that had a child 
under 6 years of age.  Ice skating and hockey were the second most identified activities.  For the 7-19 
year olds, hockey and swimming each had approximately 16.2% representation followed by baseball at 
8.4% and skating at 8.1%, along with soccer at 12.4%. 

 

 

Age Groups
# and % of Repondents # % # % # % # %

Activity 
Badminton 7 0.9 6 0.8 2 0.3
Baseball 18 2.4 64 8.4 42 5.5 3 0.4
Basketball 1 0.1 14 1.8 6 0.8
Biking 11 1.4 36 4.7 58 7.6 47 6.1
Bowling 1 0.1 7 0.9 2 0.3 5 0.7
Broomball 6 0.8 6 0.8
Curling 6 0.8 17 2.2 27 3.5
Dance 8 1.0 24 3.1 7 0.9 12 1.6
Early Years 21 2.7
Fitness 7 0.9 44 5.8 23 3.0
Golfing 2 0.3 25 3.3 40 5.2 39 5.1
Gymanstics 9 1.2 8 1.0 1 0.1
Hiking 2 0.3 9 1.2 11 1.4 10 1.3
Hockey 38 5.0 124 16.2 66 8.6 14 1.8
Hockey Spectator 12 1.6
Ice Skating 65 8.5 62 8.1 52 6.8 16 2.1
Lacrosse 2 0.3 8 1.0 5 0.7
Library / Reading 9 1.2 8 1.0 3 0.4
Martial Arts 2 0.3 9 1.2 4 0.5
Playground / Going to Park 15 2.0
Rollerblading 5 0.7 7 0.9
Running 8 1.0 17 2.2 3 0.4
Snowmobiling 4 0.5 7 0.9 4 0.5
Soccer 47 6.1 95 12.4 24 3.1
Social / Volunteering 4 0.5 15 2.0 15 2.0
Squash 1 0.1 9 1.2
Splash Pad 4 0.5
Swimming 78 10.2 125 16.3 95 12.4 58 7.6
Tennis 11 1.4 10 1.3 1 0.1
Volleyball 4 0.5 9 1.2
Wading Pool 2 0.3
Walking 8 1.0 16 2.1 87 11.4 104 13.6

NOTE:
Indoor Swimming:  50% of each age category indicated they were participating in indoor swimming activities; i.e. Aquafit, 
swimming lessons, lane swim. 
Indoor Walking:  50% of the respondents in the 50+ age category and 25% for the 20-50 age category indicated indoor walking at 
the high school, Stratford or Elmira, also Pole / Nordic walking is becoming popular.

Table 3-2
Respondents Level of Recreational Participation for Categorized Age Groups

50+20-507-190-6
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For the 20 to 50 year olds, swimming and walking were the most identified activities followed by hockey at 
8.6%, biking at 7.6%, and ice skating at 6.8%.  For the 50+ age grouping, swimming was the most 
identified activity by 7.6% of respondents followed by biking at 6.1%. 

As per Table 3-1, ice-based activities, swimming, walking / bicycling or trail / sidewalk activities tended to 
dominate the activities profile for the respondents for all age categories. 

Table 3-3 examines respondents’ interest in recreation activities they are interested in participating in but 
cannot.  One in three respondents had no response to this question, while one-quarter, 25.9% indicated 
an indoor pool.  This was the dominant activity-based response.  Walking was identified by 8.2% of 
respondents, fitness was identified by 4.8% and squash by 3.5%.  Aquatics was the dominant activity that 
people could not undertake, principally because of no pool being available in the community and due to 
travel constraints. 

Table 3-3 
Respondents Indicate Activities they Would Participate In but are Unable 

Activity Why not # of 
Respondents 

% of 
Respondents 

no reply   256 33.5 

Indoor Pool distance / time / transportation / local pools not open to 
general public often enough / limited availability / seniors 
/ wheelchair accessible / winter / scuba diving 

198 25.9 

Indoor Walking  unavailable / terrazzo floors hard to walk on / too hard to 
do in the winter / health reasons 

63 8.2 

Fitness only available once a week / too expensive / no daycare / 
family membership  / women only 

37 4.8 

Squash not available  27 3.5 
Racquetball not available  8 1.0 
 

Table 3-4 examined respondents’ perspective as to whether they think their family’s interests in recreation 
activities will change over the next five years. Nearly one third of the respondents replied yes to a change 
in activity level.  Approximately 58.3% of the respondents indicated no change would occur over the next 
five years.  The natural transitions of families were widely identified, such as younger children becoming 
more active and older children leaving home, and parents becoming “empty nesters”. 
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Table 3-4 
Respondents Indication Changes in Recreational Lifestyle 

 # of 
Respondents 

% of 
Respondents 

Yes 240 31.4 

No 446 58.3 

No Reply / Maybe 78 10.3 

 

If Yes, Why?  More active as kids get older;  empty nesters, kids leaving; retired; too 
old; have grandchildren; gym membership; year round swimming; need to exercise 
more; new home growth and new jobs; need smooth surface for walking, getting older; 
unable to travel as much; kids are older, parents have more time to participate 

 
Table 3-5 examines facilities / activities spaces respondents would like considered for a multi-use 
recreation complex based on five levels of preference, where a one was the first preference, and a five 
was the fifth preference. 

Table 3-5 
Respondents Levels of Preference 

1 most interested to 5 least interested 

Order of Preference 1 2 3 4 5 
# and % of Respondents # % # % # % # % # % 

Facility           
Ice Surface 223 29.2 54 7.1 36 4.7 17 2.2 19 2.5 
Indoor Pool 206 26.9 114 14.9 35 4.6 19 2.5 15 2.0 
Indoor Walking Track 53 6.9 123 16.1 86 11.2 34 4.4 20 2.6 
Fitness Area / Gym 11 1.4 64 8.4 72 9.4 60 7.8 34 4.4 
Community Hall 9 1.2 30 3.9 31 4.1 36 4.7 21 2.7 
Meeting Space  / Multipurpose 6 0.8 11 1.4 28 3.7 26 3.4 15 2.0 
           
Other Activities / Facilities           

Courts (racquetball, squash) 8  9  18  12  4 51 
Community Centre / Seniors 3  3  7  5  6 24 
Curling 3  4  4  7  2 20 
Daycare for users 2  1  7  5  4 19 
Indoor Soccer 3  1  2  5  3 14 
Sauna / Hot Tub 1  5    5  1 12 
Tennis / Basketball Courts   1  1  6  2 10 
 

On a first preference basis, an ice surface was identified by 29% of respondents, followed by an indoor 
pool by nearly 27%.  As one moves through preferences “two to five”, these two facility features dominate 
all the preferences except for the second preference where an ice surface was identified by 7.1% of the 
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respondents, an indoor walking track by 16.1%, and the indoor pool by 14.9% of respondents.  A walking 
track showed significant preference as a second or third facility priority, with the pool showing strong first 
and second preference capacity, and an arena a first preference priority.  These three facilities dominated 
the preferences identified at the two first preference levels.  Starting with the third preference level, a 
fitness area / gym emerges as a higher preference at 9.4% and 7.8% as a fourth preference. 

The ice surface and indoor pool, along with the indoor walking track represented the three dominant 
preferences, followed by a fitness area / gym. 

Table 3-6 profiles respondent identified features and activities spaces they do not think should be included 
in a new proposed multi-use recreation facility.  Just over one-third of respondents did not indicate 
particular facility or activity space that should not be included.  Some 18.6% of respondents identified an 
indoor pool because they believed it would be too costly, and 11.4% a fitness centre, along with 10.6% for 
an arena.  For the fitness centre, the concerns expressed were the possible impacts on local fitness 
businesses.  For the arena, the concerns related to utilizing time availability in other arenas, along with 
decreasing youth population. 

Table 3-6 
Respondents Identification of Features / Activity Spaces Not to be Included 

  Respondents 
Facility Rationale # % 
No reply   261 34.1 
Indoor Pool too costly, novelty wears off 142 18.6 
Fitness Centre we have plenty / will hurt local fitness businesses 87 11.4 
Arena use time at other arenas / should be kept updated 

and functional / school closures / less children 
81 10.6 

Gymnasium use schools 58 7.6 
Community Hall / Meeting 
Rooms 

we have plenty / some sitting empty 56 7.3 

Indoor Walking Track outdoors, use schools 50 6.5 
Courts (racquetball, squash)  10 1.3 
 

The indoor walking track had limited identification at 6.5%, with a rationalization that outdoor facilities 
could be utilized which would support summer-based activity.  For a community hall / meeting room, 7.3% 
of the respondents indicated that this was not needed as there were other empty facilities, while 7.6% of 
respondents identified that there was no need for a gymnasium as school ones could be utilized. 

The indoor pool and the fitness centre responses to this question were relatively high indicating 
uncertainty around cost concerns and potential impacts on existing service providers. 
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Table 3-7 profiled the level of interest respondents had on a pre-set list of facility components in a 
proposed multi-use recreation complex ranging between low to high preference. 

  

 

 

The highest preferred evaluation level was for an indoor pool by 40.4% of respondents which indicated a 
high level of interest compared to 29.0% who indicated a low interest level and the mid-range ratings for 
an indoor pool averaged only 7.5%. 

The arena ranked second highest at 39.3%, only one percentage point lower than for an indoor pool.  The 
low ranking of interest for an arena was 22.2%.  The medium-low to medium-high rankings averaged 
9.8%.    

An indoor track was close to the arena’s preferred level at 38.3% of respondents.  The low evaluation for 
the indoor track is 23.7% and 10.1% was the average across the medium-low to medium-high evaluation 
spectrum.   

A community room / hall had a relatively even split between low and high evaluations, at 27.6% and 
25.0% respectively.  A gymnasium was evaluated at the lowest preferred feature of a new complex at 
38.7%. 

Table 3-8 examined respondents’ views at various evaluation points, as to whether a multi-use recreation 
complex is needed. 

 

  

765
Levels of Interest 

# and % of Respondents # % # % # % # % # %
Facility 

Arena 170 22.2 39 5.1 109 14.2 78 10.2 301 39.3
Indoor Track 181 23.7 38 5.0 109 14.2 84 11.0 293 38.3
Community room / hall 211 27.6 40 5.2 143 18.7 107 14.0 191 25.0
Gymnasium 296 38.7 66 8.6 124 16.2 73 9.5 117 15.3
Wellness / Fitness 254 33.2 53 6.9 124 16.2 101 13.2 158 20.7
Indoor Pool 222 29.0 37 4.8 70 9.2 66 8.6 309 40.4

Other Activities 
Courts (squash / racquetball) 2 0.3 2 0.3 19 2.5

Table 3-7
Respondents Levels of Evaluation of Facility Features and Spaces

Low Med-Low Med Med-High High
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Table 3-8 
Respondents Level of Need for a Recreation Complex 

  # of 
Respondents 

% of 
Respondents 

Very Much Needed  315 41.2 
Needed  159 20.8 
Not Needed  112 14.6 
Very Much Not Needed  149 19.5 
No Reply / Undecided  25 3.3 

 

Some 41.0% of respondents indicated a new recreation facility was “very much needed”, and 20.8% 
indicated “needed”.  Therefore, 61.8% of respondents indicated either “very much needed” or “needed” 
relative for a complex.  Some 14.6% of respondents indicated “not needed” and 19.5% indicated “very 
much not needed”. These two categories together represented 34.1% of the respondents, or just over one 
out of three.  The “very much not needed” was higher than the “not needed” by five percentage points, 
indicating a stronger perspective amongst that group.  Very few of the respondents did not respond to this 
question, indicating that there was a strong perspective as to need or no need for the facility.  On a ratio 
basis, respondents identified the facility as “very much needed” or “needed” compared to each respondent 
who indicated that the facility was “not needed” or “very much not needed”.   

Table 3-9 examines whether respondents would contribute to the capital costs of the facility.  Some 30.1% 
indicated they would and 31.1% indicated they would not.  The other 23.3% indicated it would be 
dependent on other factors, and 15.6% did not know or had no reply.  The data indicated that there are 
approximately one-third of respondents who have given a clear indication they would not contribute.  
When considering ‘depends’ as a positive answer and added to ‘yes’ there would be a 53.4% positive 
support.  The “depends” and “don’t know” groups represented some potential but likely at a reduced level 
compared to the “yes” responses. 

Table 3-9 
Respondents Levels of Support for Financial Capital 

Contribution 

    

  # of 
Respondents 

% of 
Respondents 

Yes  230 30.1 
No  238 31.1 
Depends  178 23.3 
Don't Know   87 11.4 
No Reply  32 4.2 
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In summary, the following key points emerged from the community survey: 

· Walking / biking, swimming and ice uses were the most significant activities currently pursued by 
respondents; 

· The same three uses tended to permeate across all age groups.  There is some fluctuation with 
swimming being more significantly identified by 0-6, 20-50 year olds, and for 50+ year olds; 

· The indoor pool was the most significant facility / activity identified that people could not currently 
access or participate in; 

· A relatively even number of respondents felt their families’ needs would change or not change 
relative to the future, indicating relative stability in preferences and activities; 

· An ice surface and indoor pool were the two dominant facility space preferences, followed by an 
indoor walking track and fitness centre / gym; 

· An indoor pool and fitness centre were the most identified facilities that respondents indicated 
should not be included in the new complex, because of costs or impacts on local businesses.  
Some uncertainty around the future use of the arena was identified relative to the perspective of a 
reduced number of children; 

· An arena, indoor pool and wellness / fitness facility, community / hall and indoor walking track 
tended to have more medium-high and high identifications as to need / interest amongst 
respondents, all greater by various margins relative to those who identified them as low or 
medium-low preferences.  The gymnasium was identified as having more low or medium-low 
preferences than high or medium-high responses; 

· Some 61.8% of respondents indicated that the new complex was “very much needed” or “needed” 
compared to 34.2% who indicated it was “not needed” or “very much not needed”.  Few “no 
replies” or “undecided” were cited, indicating most residents have an opinion on this question; 

· Nearly one-third (31.1%) of respondents indicated they would not provide a capital contribution to 
a new recreation complex, while 30.1% indicated that they would, and another 34.7% indicated it 
depends or they didn’t know at the time. 

There appears to be evident support amongst a majority of survey respondents for a new facility, with a 
particular emphasis on indoor pool, ice surface and indoor walking track capacities with lower 
preferences for a fitness area / gym and a community hall.   
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4 RECREATION COMPLEX DEVELOPMENT PROFILES 
4.1 INTRODUCTION 

The following materials identify on a conceptual level, the key facility space profiles relative to activity units 
that emerged from the consultation activities, along with descriptions of alternative facility designs and 
capital costs.  This material represents the first phase in developing conceptual alternatives.  This work 
was followed by a more detailed architectural concept of a preferred alternative. 

4.2 RESEARCH OBSERVATIONS AND CONCLUSIONS IN A RECREATION COMPLEX 

The following key observations and conclusions have emerged from the research and consultation 
processes: 

· The Listowel Arena is an aged facility that will require over $4.0 million in re-investment, $2.5 million in 
the next five plus years.  It also has an undersized ice surface by today’s standards;   

· The Listowel Arena also has parking and other challenges that result in operational difficulties relative 
to the site and in regards to some of the interior features, such as the location of the chemical room;  

· The Wallace Community Centre has a significantly undersized ice surface, the lowest amount of use 
and will enter into an aging / reinvestment profile over the next ten plus years; 

· Current ice utilization amongst the community’s three arenas has been over 90% utilization in the 
Listowel Arena and the Elma Logan Community Centre, with approximately 75% prime time use  at 
the Wallace Community Centre; 

· Undertaking re-investments in the Listowel and Wallace Arenas will result in a long term commitment 
to those facilities, including their undersized ice surfaces; 

· User groups identified a preference for a twin pad arena, either in the short or longer term, as a 
replacement for the Listowel Arena and Wallace Community Centre, along with upgrading the new 
facility with contemporary features, including a 85 ‘ x 200 ‘ ice surface, an increased number of 
dressing rooms, seating in the 1,500 to the 2,000 person range and other features; 

· Some community groups identified an opportunity for a hall / meeting area that could accommodate 
between 50 and 100 individuals for non-sport events, banquets, fundraisers and related activities; 

· The current arena facilities operate at an annual deficit, approximately $48,000 for the Listowel Arena 
and an $80,000 per year direct deficit for the Wallace Community Arena;   
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· Twin pad arenas have the opportunity to decrease operating costs between 20% and 25%, as well as 
to have reduced capital costs relative to two stand alone arena facilities; 

· The community survey identified primary interest in new ice facilities and an indoor pool, with 
secondary interest in fitness centre and some form of hall / gym / activity space.  There was tertiary 
interest relative to racket and squash activities; 

· There were concerns expressed in regards to an aquatic facility due to its operating and capital costs.   
The other concerns expressed about the facility tended to be more aligned with need, such as a hall / 
gymnasium or competing impacts with businesses in Town, such as a fitness centre; 

· The survey respondents had formed a substantive opinion in regards for the need for a recreation 
complex.  Some 61.8% identified a favourable response while approximately 34.2% identified a 
negative response relative to need.  Only about 3% did not respond;   

· Approximately 30% of the respondents indicated they would make a capital contribution and 31% said 
they would not.   However, there was another 33% of respondents who didn’t know or indicated a 
maybe response, indicating some potential within these groups for capital donations; 

· The Capital Campaign Feasibility Study indentified a potential community fundraising target of $6 
million, preferences for ice and aquatic facilities and campaign leadership potential. 

4.3 RECREATION COMPLEX FACILITY ACTIVITY PROFILES 

4.3.1 

Based on the consultation program, involving the community survey and the presentations by user 
groups, two major facility components emerged: 

Introduction 

· a single pad arena that can be twinned at a future date or a twin-pad arena from the outset; 

· and indoor aquatics facility 

Beyond these two most identified facility components, there were three other secondary and territory 
components: 
 

· a fitness centre 

· a hall, gymnasium or activity room 

· squash or racquetball courts 
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The following material provides descriptions for key elements the facility components based on the 
consultation results. 

4.3.2 

Replacement of the Listowel Arena was seen as economically important due to its age and inefficiencies, 
as well as the need for a more contemporary arena facility.  The existing arena would not be used for ice-
based activities once the new arena is operational.   Also, the concept of closing the Wallace Community 
Centre was identified not due to the age of the facility which is somewhat newer than Listowel, but the fact 
that it has a significantly undersized ice surface at 75’ x 175’ compared to contemporary facilities that are 
primarily NHL standard at 85’ x 200’, and its more limited use in an area of declining user registrations. 

Arena 

At a minimum, the preference was to develop a single pad arena with an 85’ x 200’ ice pad that could be 
twinned in the future.  If the Wallace Community Centre was to be decommissioned, then a twin pad 
arena could be considered. 

One of the benefits of a twin pad facility is enhanced operational efficiencies.  Currently the Listowel arena 
has a deficit of around $48,000 on direct costs while the Wallace Community Centre has a net deficit of 
approximately $80,000.  A twin pad arena would likely have a net operating position of potentially $30,000 
to $50,000 deficit, resulting in a possible annual cost savings of $78,000 to $98,000. 

Beyond the single or twin pad question, is a key strategic question related to seating capacity.  The twin 
pad facilities at a community level typically would have seating at 900 to 1500 or less capacity, usually on 
one side of the arena.  However, some identification has been made from the user groups for a bowl 
oriented seated facility with approximately 2,000 seats.  This would be similar to the Western Fair facility 
in London that is a bowl with 1,800 seats.  Determining seating size has a significant impact on space and 
ceiling height requirements that directly impacts the capital costs of an arena facility.  In a single pad 
arena, the seating for a community like Listowel would likely be in the 700 to 1,200 capacity area.  In a 
twin pad, one side would have a larger seating and the other side probably 200 or less seats.  Any hockey 
games, skating shows or other uses that require larger seating would be scheduled into the venue with 
the larger seating capacity. 

Beyond these factors are other design considerations as follows: 

· Five dressing rooms per ice pad to support sport tourism and gender equity applications, and a 
dedicated room for the junior team; 

· Two referee rooms to support mixed gender refereeing groups; 

· A first-aid room; 

· A tournament / show organizer’s room; 
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· A meeting room for 50 to 100 individuals; 

· A warm viewing area; 

· Foyer with large concession, offices and related supports; 

· Areas for storage, the ice resurfacing equipment, a workshop and ice plant with some storage 
occurring under the seating if the seating is placed on top of the dressing rooms. 

It is recommended that both ice surfaces be 85’ x 200’.  There has been some declining interest in the 
larger Olympic sized ice surfaces in recent years, which are 100’ x 200’. 

4.3.3 

The indoor aquatics facility was identified by approximately one-third of respondents as a high preference 
facility, however, respondents also identified concerns over the capital and operating costs of such a 
facility. 

Indoor Aquatics Facility 

An indoor pool of a multi-use character would typically have a tank configuration with four or five fitness 
lanes of 25 meters in length.  There are designs possible that result in one or more sides not being of a 
tank configuration, with swim lesson alcoves and zero entry on one or two sides.  These are leisure pools 
and have more of a family / recreational orientation.  However, leisure pools are generally less satisfactory 
for lane / fitness or competitive swimming.  No matter what the design, a minimum of three lanes are 
required for fitness swimming which is generally one of the higher volume uses and revenue generators 
for an indoor aquatics facility. 

It is preferred to have a 25 meter pool for fitness swimming, large recreational and family swims and to 
support competitive swimming, diving, water polo and synchronized activities if these were identified as 
future user prospects. 

A further consideration for the pool, if a tank configuration was built, could be to develop a second 
recreational pool that would have warmer water and therapeutic capacity for seniors, those with 
disabilities and younger children.  It could be used as both a teaching pool for younger children and could 
be developed with indoor splash pad features.  This has been identified as the “enhanced pool” in the 
proposed facility design alternatives. 

The indoor aquatics facility should have the following other components: 
 

· 25 metre, four lane pool; 

· Men’s and women’s change rooms with dry and wet areas; 
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· A 10’ deck around the pool to support circulation and on-deck instruction; 

· A lifeguard / aquatic’s office that is on deck level with windows looking onto the pool; 

· If zero entry is not available, a chair-lift into the pool users with disabilities; 

· Potential viewing areas, either elevated over the dressing rooms or on ground level through 
viewing windows; 

· A controlled access counter so that fees are collected and access is controlled for safety and 
security reasons; 

· An off deck storage area for aquatics equipment and materials; 

· Lane ropes; 

· Water treatment and mechanical room. 

In some situations, there is a benefit to locating the pool mechanical room in close proximity to the 
refrigeration plant of the arena as it is possible to use the wasted heated from the arena ice plant to heat 
the water in the pool. 

4.3.4 

A fitness centre would likely have two areas: 

Fitness Centre 

 
· Fixed weight equipment; 

· Sprung wood / sports floor for aerobics, dance and other fitness type classes. 

In building alternatives where an indoor aquatics facility exists, the change rooms could be enlarged to 
support both the aquatics and the fitness centre functions.  In alternatives where there is no indoor 
aquatics facility, the fitness centre would need to be larger to accommodate change room requirements. 

The facility would also need at least one office / storage area, and should be supported by a controlled 
access counter from the foyer.  Other features could include one wall mirrored with a leg bar and a 
rubberized floor surface in the fixed weight area 

4.3.5 

This type of space was identified by a number of user groups and survey respondents for everything from 
high ceilinged sports, such as volleyball and basketball, to service clubs that sponsor spelling bees and 
music shows. However, a number of respondents indicated that there are gymnasiums in local schools, 

Gymnasium / Hall / Activity Room 
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and therefore, a gymnasium may not be needed.  Also, there are a number of halls within the community 
that could support larger banquets and related activities. 

Within such a multi-use facility, there would likely be at least one room that could support up to 100 
individuals for coaches and trainers development sessions, public meetings, non-high ceilinged recreation 
programs, sport organization meetings, banquets, fundraisers and a host of other activities. 

For the facility alternatives outlined, a 10,000 to 15,000 square foot larger hall has been identified which 
could also be developed within a gymnasium format if this was identified as appropriate.  A smaller activity 
space has also been identified as an option in the 7,000 to 9,000 square foot area. 

4.4 FACILITY ACTIVITY AND VENUE ALTERNATIVE 

4.4.1 

In 2010, five different facility development models were prepared in conceptual format that reflected the 
various facility component / facility activity areas that had been researched and tested through the user 
group community survey processes.  These alternatives included: 

Facility Activity Alternatives 

Description  Square Feet 

· single pad arena, indoor pool and fitness centre 76,000 to 97,000 

· twin pad arena and indoor aquatics facility 102,000 to 122,00  

· twin pad arena, enhanced indoor aquatics facility, fitness centre, large 
community hall 

124,000 to 151,000 

· twin pad arena, fitness centre and large hall 101,000 to 122,000  

· a single pad arena, fitness centre and small activity room 67,000 to 85,000 

 

The concepts were presented to the Steering Committee and further discussed.  Projected capital costs 
were outlined ranging from $16.1 million to $36.2 million depending on the configuration and space sizes.  

The Steering Committee then retained Barry-Bryan Associates (1991) Ltd. of Whitby, Ontario to take the 
information that had been developed on the various alternatives and to create a more detailed design.  
Figures 1, 2, and 3 provide a site layout and three-phased approach to the development of a North Perth 
Recreation Complex that would have: 

· A main ice pad; 

· A second community ice pad; 

· An aquatic centre; 
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· Selected meeting rooms; 

· All necessary contemporary and ancillary facilities, offices, etc.; 

Table 4-1 profiles the three facility components, starting with Phase 1 which would be the main arena and 
supports, followed by future development alternatives relative to a community arena and an aquatics 
centre.  The total square footage for the complete facility, incorporating both the first and second floors of 
the main arena would involve 138,000 square feet.    

Based on the architect’s project development model, the following spaces are identified for the facility: 

· Main arena; 

o An 85 ft. x 200 ft. ice surface; 

o Five dressing rooms plus a Junior B room; 

o A Blue Line room; 

o A Kinsmen room; 

o Office / administrative area; 

o Club offices; 

o IT room; 

o Extensive storage under the bleachers; 

o Concession; 

o 810 spectator seats and 200 standing room divided with half on each side of the arena 
surface.  

· Community arena; 

o Ice surface of 85 ft. x 200 ft.; 

o Five change rooms; 

· Aquatic Centre; 

o Large pool area to be determined; 
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o Family, women and men’s change room; 

o Pool office and administrative area; 

o Spectator seating; 

o Pool equipment and storage rooms. 

Both the community arena and the aquatic centre would work off of common facilities in the main arena in 
terms of entrance, foyer, concessions, public washrooms and related service and support spaces. 

This concept represented the preferred project profile for the North Perth Recreation Centre and were 
used as the basis for this Business Plan 

4.4.2 

Beyond the recreation facility spaces, is the opportunity to create outdoor spaces and sports fields that 
would complement the overall facility development and respond to the outdoor recreational needs within 
the community.   Upon discussions with municipal staff and previous community input sessions, there is 
need for additional soccer capacity within the community, while baseball appears to be currently 
adequately supported.  Also, trails and natural areas can add considerable quality of life perspectives to 
the community, especially since walking is one of the number recreational activities in Ontario.   

Venue Development Alternatives 

As a result of these inputs, it is felt that consideration should be given overtime to the development of 
three full sized soccer fields, of which one or two could have mini fields placed across them in order to 
support the various age level to field size requirements.   Also to be considered for development, would be 
the possible of a playground, trails and natural areas, especially if the site selected supports these types 
of activities. 

In conjunction with the potential co-development with the School Board for the new Public School, 
consideration could be given to the School Board developing the baseball field and the Municipality 
developing a soccer field with a reciprocal agreement that would support mutual use of not only the 
outdoor facilities but also the indoor facilities, such as the school gymnasium.  Reciprocal use of spaces is 
an important strategy to maximize recreational use of all the community’s resources.  The new school is 
likely to have a contemporary gymnasium which would support many indoor recreational activities.  The 
Municipality and the School Board could jointly develop the outdoor facilities that would also be mutually 
beneficial.  The School Board may also have use for the arena and related facilities similarly to the use 
they make currently at the Listowel Arena.   

For potential longer term consideration, is the need to consider lighting for the soccer fields and the 
possibility of artificial turf.   Lighting of one of the full size soccer fields would double the capacity of that 
field and respond to the growing interest in adult soccer as well as for travel teams.  It also has the 
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potential to replace the need for another soccer field, at least in the short term, until demand warrants 
additional capacity. 

Another consideration that municipalities are moving forward on is the development of artificial soccer 
fields.  The primary reason for this investment, which can be between $800,000 to $1 million per field, is 
that it provides the following benefits: 

· Limited maintenance for the ten year lifecycle of the artificial surface; 

· Effectively doubles the capacity of a field as its playability after rains and in the spring and fall is 
greatly enhanced resulting in significantly less downtime and more revenues; 

· Some environments can generate increased rental fees; 

· Results in the need to acquire less expensive land as capacity is significantly increased on a 
single field. 

Most artificial soccer fields have a life expectancy of eight to ten years before they need to be replaced.  
They have benefits that are significant but typically have been invested in by larger municipalities.  The 
City of Burlington has installed three such fields, Kitchener, Waterloo and others are in the act of 
developing of such fields.  The City of London now has two such fields and other communities are also 
investing.  However, the economics are significantly different in a smaller community, and therefore, at the 
time of implementation, this option should be investigated but may not be appropriate in light of the low 
cost of land in relative terms than in urban centres and the more limited use profile that may exist within 
the North Perth community. 

Therefore, for the long term planning for the North Perth Recreation Complex, field development 
considerations should also be incorporated.  As a result, a site of a minimum of twenty acres needs to be 
considered, but from a long term expansion and growth perspective, the Municipality should be 
considering between thirty and fifty acres.  As an example, the Municipality of Brockton, in regards to its 
proposed Walkerton multi-use facility, is assessing a fifty acre model to support a multi-use indoor 
recreation facility as well as a series of outdoor sport field and recreation activities. 

4.5 LOCATIONAL ASSESSMENT 

The following material summarizes the preferred locations. 

4.5.1 

This site is located in southwest Listowel at Mitchell Road South and Perth Line 86.  It is constituted of two 
properties that are currently owned by the Municipality and has a net potential of sixty acres.   

Purcell / Haverkamp South 
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The defining perspectives on this site, is that the Avon-Maitland School Board has identified it as its 
preferred site for the development of a new Public School that will have potentially 600 students.  
Therefore, a unique partnership opportunity in terms of joint development within a campus model would 
provide two key opportunities: 

· Joint use of facilities by either party to support school activities in the Recreation Complex, as well as 
community use of the school, such as the gymnasium; 

· Joint development of the site in terms of shared costing on site servicing, parking lots, sport field 
development and related perspectives. 

Servicing costs could vary, but two less costly models in the $340,000 to $375,000 range are identified 
versus a higher cost model of $821,000.   

The site lies at one of the major entrances to the community from the south and could be a gateway 
feature, is highly accessible and has adequate land for future growth of sport fields and related future 
developments as maybe required for both facility expansion and additional outdoor recreational activity 
spaces.   

There are some minimum distance restrictions in the southeast corner.  Therefore, the Official Plan would 
constrain any facility development in close proximity to the southeast corner.  However this land could be 
utilized for parking or open space and does not represent a major restriction on the site’s developability.   

4.5.2 

This site is located in south Listowel at Mitchell Road South and Binning and Elizabeth Streets and Louise 
Avenue North.  It could be integrated with Kin Park which is eleven acres and has two ball fields and a 
soccer field.  The servicing costs would be the same as for the southern strategy on a sixty acre site.  The 
site is municipally owned but utilizes the two farms that the Municipality acquired differently, that is on 
north-south access versus the east-west access for the Purcell / Haverkamp South option. 

Purcell / Haverkamp North 

One of the strengths of this venue option could be the possible development of a passive recreation and 
trails area that would incorporate the woodlot to the north, a future cemetery to the east and other open 
space areas that would not be as available for the southern venue strategy. 

The key strengths are the possible integration with and additional accessibility from Kin Park, the joint 
development with the school board as per the southern site option and the potential for a gateway feature 
though this may be less visible.  

The only negative perspective is the potential development of the proposed east-west road that could 
divide the site with the school to the south and the Recreation Complex to the north of that road which 
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would result in a less integrated venue.  A road alternative and / or a venue configuration that overcomes 
this issue should be considered. 

4.5.3 

Based on the assessment of the sites, two emerge as preferred, being the Purcell / Haverkamp South and 
North sites.  The primary reasons for their selection are as follows:  

Venue Preference 

· Municipally owned land with no acquisition costs; 

· Potential connectivity to Kin Park; 

· A possible gateway feature to the community; 

· Long term site development opportunities for park and recreation facility growth; 

· Potential benefits from both utilization and capital costs perspectives via a joint venture with the 
School Board in association with the development of the new Public School; 

· Good accessibility and visibility; 

· More limited site servicing costs. 

In the end, the Purcell / Haverkamp North site is identified as the preferred location for the following two 
beneficial reasons: 

· The linkages to create an integrated park complex with Kin Park to the north; 

· The opportunity to create a large passive area for trails and similar activities in the northern 
extremity of the park incorporating the woodlot, open spaces, Kin Park and connecting to the 
future proposed cemetery.   

The one concern with this venue, would be if the east-west road were to divide the site with the school 
property below to the south and the recreation facility and park to the north.  This would likely result in the 
loss of most of the financial benefits of an integrated campus / park site and reduce the scale of possible 
integration and increase safety concerns.  If the road were required to traverse the site, and result in 
splitting the two facilities, then the Purcell / Haverkamp South property would be the preferred location.  
Also, if the road were to be required as discussed, deliberations with the school board should be 
undertaken to see if they are open to the possibility of moving the school to the north side of the proposed 
road. 
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4.6 EXISTING LISTOWEL ARENA VENUE 

Within the framework of this Business Plan, the current Listowel Arena would no longer be available for 
ice-based recreational activities.  The proposed new arena would be a replacement investment.  Further 
use of the building and site would be at the discretion of the Municipality.  Key venue considerations would 
involve: 

· Building reuse costs and transitions for an aged facility, such as structure and systems, as well 
as AODA if alternative public uses were to be contemplated; 

· Potential need for an environment assessment and clean-up on the site after decades of use; 

· The impact on adjoining land uses related to the curling club, Legion, ballfields / park, etc., in 
terms of joint use (parking and access) and compatibility;  

· Determining what alternatives needs / uses may exist. 



 

 
 
 

Municipality of North Perth 
DR A F T 4.1 B US INE S S  P L A N F OR  A 

NOR T H P E R T H R E C R E AT ION C OMP L E X 
Page 5-1 

 

5 RECREATION COMPLEX FINANCIAL PROFILES 
5.1 CAPITAL COSTS ESTIMATES 

Table 5-1 examines the capital cost estimates for the main arena component of the Recreation Complex 
based on the architects square footage and design parameters, as well as current square footage costs to 
develop such facilities.  These are for four design alternatives as outlined in Appendix II. 

The capital cost estimates matrix examines the capital costs of each of the three alternatives at $160.00, 
$170.00 and $180.00 per square foot.  Also included, are costs for professional services at 8%; furnishing/ 
fit-out at 10% which includes the ice resurfacer, furniture, draperies, concession equipment, tools and a 
host of other operating requirements; and a contingency of 10%.  Site servicing costs of $400,000 for the 
preferred site as identified by the Public Works Department have also been included.  It is possible that 
the contingency could be lowered to 5% being new construction, however all the calculations are based 
on various assumptions and past experiences. 

Alternative A was the first design completed that reflected all the needs identified across the spectrum of 
user groups.  It resulted in a building of almost 76,000 square feet that could have a cost range of $15.9 to 
nearly $18 million.  This is a significant cost for a single pad arena, as most twin pad arenas cost in the 
$10 to $14 million range.  A single pad arena in the range outlined in Table 5-1 would have significant 
size, quality, seating and related perspectives but probably represents a cost beyond what a single pad 
arena should be considered for in North Perth.   

Alternate B examines an arena that is 11,000 square feet less.  Table 5-2 outlines some of the differences 
between alternate A and alternates B and C.  The two principal design changes that were made in the B 
and C alternatives, is that the seating is on one side which incurs a substantial space reduction.  Also 
there is a general reduction in total space in the overall building, except for the ice surface, as one moves 
across the smaller three alternatives. 

The B alternative at 64,853 square feet, would have a cost range of $13.4 million to nearly $15.3 million.  
For the C alternative, the cost range is between $12.5 million to $14.0 million. 

Alternative D is a 49,000 square foot facility that essentially replaces the existing Listowel arena but with a 
full size ice surface.  Its capital cost is in the $10.5 million to $11.7 million range.   
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Table 5-1 

Main Arena Estimated Capital Cost Projections Matrix 
Across Three Design Alternatives 

 A B C D 

 $160/sqft $170/sqft $180/sqft $160/sqft $170/sqft $180/sqft $160/sqft $170/sqft $180/sqft $160/sqft $170/sqft $180/sqft 

Size 75,942 75,942 75,942 64,853 64,853 64,853 58,954 58,954 58,954 49,064 49,064 49,064 

Construction 12,150,000 12,910,000 13,670,000 10,376,000 11,025,000 11,674,000 9,433,000 10,022,000 10,612,000 7,850,000 8,341,000 8,832,000 

Professional Services @ 8% 972,000 1,033,000 1,094,000 830,000 882,000 934,000 755,000 802,000 849,000 628,000 667,000 707,000 

Furnishings/Fitout @ 10% 1,215,000 1,291,000 1,367,000 1,038,000 1,103,000 1,167,000 943,000 1,002,000 1,061,000 785,000 834,000 883,000 

Site Servicing 400,000 400,000 400,000 400,000 400,000 400,000 400,000 400,000 400,000 400,000 400,000 400,000 

Contingency @ 10% 1,215,000 1,291,000 1,367,000 1,038,000 1,103,000 1,167,000 943,000 1,002,000 1,061,000 785,000 834,000 883,000 

TOTAL Estimated Capital Cost 15,952,000 16,925,000 17,898,000 13,682,000 14,513,000 15,342,000 12,474,000 13,228,000 13,983,000 10,448,000 11,076,000 11,705,000 
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Table 5-1 represents a series of cost possibilities related to the two key costing elements, that is the 
square footage and the dollar per square foot construction cost.  For the square footage, this has to be 
calculated to be reflective of what the needs of the community are.  The square footage costs are 
impacted by a series of variables, including the quality of equipment that is selected, the quality of the wall 
and floor surfaces, the degree of total space to be developed and the construction costs at the time of the 
tender call, which are variable based on construction markets and inflation. 

The total capital cost range developed in Table 5-1 is from a low of $12.5 million to a high of nearly $18 
million. 

Some comparators that would be of interest with regard to what other facilities have cost are: 

· Stratford Rotary Complex tendered in 2006 - the twin pad arena with 1300 seats on one side, plus 
a large core area and a 23,000 square foot, 2,000 person hall with two full kitchens and four bars 
had a total project cost of approximately $23 million; 

· A single pad arena with a small meeting room in Baltimore outside of Trenton, had a cost of 
approximately $7 million in 2006; 

· The proposed twin pad arena in Chatham-Kent with a 25,000 square foot multi-use activity space 
and 3,000 seats has an estimated cost of between $30 million and $31 million; 

· The new Activa Centre in Kitchener, a twin pad arena, indoor walking track and a hall that is used 
by a boxing club, based on a 2007 tender with no land costs, cost just over $16 million; 

· A new stand alone twin pad arena in Burlington currently under construction cost $13 million, 
although some site services are already available as was the land; 

· If the Wescast facility in Wingham were built today, with its 67,000 square feet, it would have a 
cost of approximately $20 million with a single pad arena, a smaller pool, a fitness centre, some 
meeting rooms and a 10,000 square foot Knights of Columbus hall; 

· The Vollmer Complex, opened in March 2010 in LaSalle, is a $29 million facility with two NHL 
sized arenas, a 4,000 square foot fitness centre, 300 person activity hall and an aquatics facility; 

· The new Mount Forest Complex had a construction cost of $9.5 million and includes a single pad 
ice surface, community hall and other spaces.  The total project cost is estimated to be higher. 

$4.1 million was received in community donations.  It has a debenture impact of $120 per year for 
each household on average. 
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Table 5-2 
Main Arena Facility Alternatives Comparison 

 
 A B C D 
1.  Size (sq.ft.) 75,942 64,853 58,954 49,064 

2.  Seating Two sided 
Seats: 850 
Standing room: 200 

One sided  
Seats: 570 
Standing room: 100 

One sided 
Seats 570 
Standing room: 100 

One sided 
Seats 559 
Standing room; 50 

3.  Track Behind seating Suspended track 
over player benches 

Suspended track over 
player benches 

No walking track 

4.  Meeting 
Rooms 

· Blue Line Room 
· Kinsmen Room 

· Blue Line Room 
· Kinsmen Room 

· Blue Line Room 
· Kinsmen Room 

· Kinsmen Room only 

5.  Club room · 4 Club Rooms · 4 reconfigured 
Club Rooms 

· 4 reconfigured Club 
Rooms 

· 4 reconfigured Club 
Rooms 

6.  Concession · Canteen 
· Concession/Food Court 

· 1 Concession/Food 
Court 

· 1 Concession/Food 
Court 

· 1 Concession / 
Food Court 

7.  Other · 4 second floor 
washrooms 

· 2 second floor 
washrooms 

· Reduced storage 

· 2 second floor 
washrooms 

· Reduced storage 

· 2 second floor 
washrooms 

· Reduced storage 
 

5.2 POTENTIAL CAPITAL REVENUES AND PROPERTY TAX RATE IMPACT 

Table 5-3 examines possible capital financing frameworks based on three project costs which are 
calculated at $170.00 per sq. ft. for A, B, C and D.   

Table 5-3 

Preliminary Capital Project Financing Plan for the Main Arena  

Alternatives / $170 sq.ft. A B C D 

Project Cost 17,000,000 14,500,000 13,300,000 11,000,000 

Municipal Park and Recreation  
Dedications and Reserves 

2,000,000 2,000,000 2,000,000 2,000,000 

Community Fundraising 4,000,000 4,000,000 4,000,000 4,000,000 

Municipal Debt/Senior Government 
Grants 

11,000,000 8,500,000 7,300,000 5,000,000 

 

The table identifies that there is approximately $2 million available in municipal park and recreation 
dedications and reserves.  Based on the Campaign Coaches assessment of a $6.2 million capital 
campaign, and the fact that the estimate emanated from a project that had a twin pad arena and an indoor 
aquatic facility, $5.0 million has been identified as possibly the community fundraising component for only 
the main arena.   
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As a result, the municipality would need to consider contributing and / or access senior government grants 
of between $7.3 million and $11 million depending on the scale of the project.   

Currently there are no senior government infrastructure programs in support of major new buildings.  
However, some grants might be available through the Ontario Ministry of Agriculture and Food under the 
Red or Blue Programs that have been used by other municipalities to support arena development as part 
of economic development initiatives.  Also, direct appeals can be made to some ministries through the 
local MPP in regards to possible funding that maybe available to support economic development or other 
initiatives.  However, there is no tangible senior government program at this time that may align with this 
project as did RINC, Build Canada or the National Infrastructure Programs. 

Table 5-4 outlines what the potential tax impact would be on an average home in North Perth based on 
various borrowing amounts by the Municipality. 

Table 5-4 

Property Tax Impact Framework  
Municipal Debt Levels ($000) 

  $5,000 $6,000 $7,000 $8,000 $9,000 $10,000 

Annual Payment over 30 yrs @ 4.5% 306,960 368,352 429,744 491,136 552,528 613,921 

Average Impact on Residential Assessment 
of $167,000 

45.26 54.31 63.36 72.41 81.46 90.51 

% Increase on Average Residential 
Assessment 

2.5 3.0 3.5 4.0 4.5 5.0 

 

The calculations for the property tax impact have been based on an annual payment over a 30 year term 
at 4.5% for debt levels of $1 million increments between $5 million and $10 million.  The data profiles the 
annual payment, the impact on the average residential assessment of $167,000 and the percent increase 
that that would represent on the average assessed residential property. 

At $5 million, the annual payment would be nearly $307,000 which would increase the annual property tax 
rate for the average residential assessment of $167,000 by $45.26, an increase of 2.5%.  For every one 
million dollars in additional debt, the increase is approximately .5%.  At the high end, $10 million of 
Municipal debt for the main arena would result in a payment of almost $614,000 a year and would impact 
the average assessed residential property at $90.51, or a 5% increase.   

These percentage increases on the average residential assessment reflect only the main arena, not any 
other costs that the Municipality may incur due to inflation, new services, other debt based capital projects 
or related considerations.  The property tax impacts on other tax classes would vary. 
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5.3 ANNUAL FINANCIAL OPERATIONS PROFILE 

In establishing the financial operating profile for the main arena within the proposed North Perth 
Recreation Complex, two inputs need to be established.  The first involves projected ice rates which are 
outlined in Table 5-5.  The second involves establishing the commissioning date for the new facility which 
for the purposes of this report would be in approximately four years, with the first operating season being 
2015 / 2016. 

In terms of projected ice rates, Table 5-5 illustrates the current rate structure and what the rate structure 
would like if 3% compounded increases were annualized between now and the 2015 / 2016 season.  The 
third column identifies propose rates for the 2015 / 2016 season which have been increased to facilitate 
some premium pricing over and above the 3% compounded growth rate to reflect an improved building 
operationally and related to facility amenities within the market place.  The youth rate would move from 
$110 to $130 over the four year period, with the adult rate reaching $160.  Similar increases are identified 
for all other ice and non-ice uses.  

Table 5-5  

2011 Actual and Potential 2015 Hourly Ice Rates 
Ice (Hour) 2011 / 2012  

($) 
2015 / 2016  @ 3% 

Per Year ($) 
2015 / 2016  

($) 
Youth 110.00 123.80 130.00 

Adult 137.50 154.75 160.00 

Jr. B 117.00 131.68 140.00 

Weekdays (7 a.m. to 4 p.m.) 81.50 91.73 95.00 

Weekday Shimmy / etc./per person 5.00 5.62 7.00 

April / May Ice 148.50 167.14 170.00 

Public Skating per admission 3.00 3.38 3.50 

Public Skating Sponsored 110.00 123.80 130.00 

Non-Ice (Day)       

Arena Floor 600.00 675.00 700.00 

Arena Floor (1/2 pad) 440.00 495.22 535.00 

Arena Floor (Sunday-Thursday) 482.00 542.50 550.00 

Ball Hockey/Lacrosse (per. hr.) 50.00 56.27 60.00 

Ball Hockey/Lacrosse Tournaments  350.00 393.92 400.00 

Out of Town Auction Sales 820.00 922.92 950.00 
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The user fee data is then utilized to develop Table 5-6 which is a three year operating proforma forecast.  
The table provides the current budget for the Listowel Arena for the 2011 / 2012 season.   

Table 5-6 

Three Year Operating Pro Forma Forecast  
Revenues 2011 / 2012 

Budget 
2015 / 2016  

($) 
2016 / 

2017 ($) 
 2017 / 

2018 ($) 
Arena floor 4,500 6,000 7,000 7,500 

Youth Ice (1563 hrs) 172,000 203,000 210,000 217,000 

Adult Ice (255 hrs) 35,000 41,000 42,000 43,500 

Advertising 17,000 25,000 27,000 29,000 

Concession 62,000 85,000 90,000 92,000 

Other 1,500 2,000 2,000 2,000 

TOTAL 292,000 362,000 378,000 391,000 

Expenses         

Concession 52,080 73,000 75,000 77,000 

Staffing/Training & Travel 180,185 203,000 207,000 213,000 

Utilities 106,000 110,000 114,000 116,000 

Operations 41,100 45,000 47,000 49,000 

Admin/Insurance 22,250 25,000 26,000 27,000 

Contract Services 9,200 7,000 11,000 12,000 

Depreciation  
(including ice resurfacer)  

6,695 8,000 8,000 8,000 

TOTAL 417,510 471,000 488,000 502,000 

NET RESULT +/- -125,510 -109,000 -110,000 -111,000 

 

Since the current Listowel Arena is at over 93% primetime capacity utilization, there is little revenue 
growth that can be derived from increased primetime ice sales.  Therefore, the current youth ice at 1,563 
hours and adult ice at 255 hours per season has been used as a base line with some marginal gains in 
sales volume.  A continuing 3% price increase is also identified for the second two years of the three year 
forecast.  Also, significant revenue increases have been identified for advertising and concessions that 
respond to a new building with greater amenities and some increased utilization.   

From a cost structure perspective, the concession margin, that is revenues minus concession operating 
costs, has been increased marginally due to both pricing and volume increases, though the volume 
maybe more limited as limited additional ice is going to be sold.  Other costs reflect the larger size of the 
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building, but with greater efficiency on utilities which will be gained from more contemporary energy saving 
equipment for the ice plant, the HVAC and related areas.   

The projections indicate that there is some potential for a marginal decrease in the annual operating deficit 
for the Listowel Arena, potentially from $125,000 to $109,000.  The primary reason for this transition 
would be the increases in price in user rates above the 3% inflation rate and some net increased revenues 
on concessions.  It is anticipated that staffing and training, along with operations and administration and 
contract services, will be approximately the same or only marginally higher.   

5.4 SECOND  ARENA ,  INDOOR POOL  AND SOCCER FIELDS 

5.4.1 

It is challenging to develop financial operating profiles and forecasts for the second arena, and particularly 
difficult for an indoor pool as the latter component is a relatively undescribed facility operationally at this 
time.  The following material provides an overview of what one could anticipate from a more generic 
perspective in regards to the financial operations of these two facilities. 

Introduction 

5.4.2 

Table 5-7 provides a second ice-pad financial operation’s framework based on two ice sales volume 
scenarios: 

Second Ice Pad 

· Achieving the 93% to 95% primetime utilization rate as for the current Listowel Arena; 

· Achieving only 50% primetime ice utilization.   

The data is for the 2015 and 2016 year, utilizing the ice rates as outlined in Table 5-5  

Under the full use scenario, approximately $250,000 in revenues would be achieved compared to 
$172,000 in costs resulting in a surplus of potentially $78,000 which would reduce the twin pad operation 
to approximately a $37,000 net operating deficit.  However, if only 50% of the primetime ice were sold, 
revenues would drop to $125,000.  Costs do not drop comparatively as many of the costs are fixed no 
matter what the ice sales volume is.  Costs are estimated at $144,000 which results in a $19,000 
operating deficit for the second pad, for a total operating deficit of approximately $128,000 the twin pad.  
There is a significant savings in terms of heating, cleaning, maintenance. etc. which reflects the general 
planning guideline that twin pad arenas are approximately 20% to 25% less costly to operate than two 
stand alone arena facilities. 
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Table 5-7 

Second Ice Pad 2015/2016 Financial Operations Framework 
Revenues Full Winter Use 50% Winter Use 

Ice Rentals     

Youth 203,000 101,000 

Adult 41,000 21,000 

Non-Ice  1,000 1,000 

Advertising/Net 
Concession / Other 

5,000 2,000 

TOTAL 250,000 125,000 

Expenses     

Staffing 50,000 40,000 

Utilities 70,000 65,000 

Operations 30,000 20,000 

Admin/Insurance 15,000 12,000 

Contract Services 4,000 4,000 

Depreciation 3,000 3,000 

TOTAL 172,000 144,000 

NET RESULT +/- 78,000 -19,000 

 

In this regard, the question of the future of Wallace Arena does emerge.  Based on current and projected 
primetime ice demand, a fourth ice pad is not required within the Municipality of North Perth.  The smallest 
ice surface that has the least utilization is the Wallace facility.  The local minor hockey program is currently 
fielding teams at only the two youngest levels, with the other players playing in Listowel or other centres.  
Some girl’s hockey is being played at the Wallace Community Centre but from a wider regional catchment 
area.  The current budgeted operating deficit for the 2011 / 2012 year is $158,972 not counting the bar 
operations which nets a $9,500 surplus.  As a result, in the current budget year, the combined Listowel 
and Wallace Arenas’ operating deficit is approximately $283,000.  The projected operating deficit for a 
twin pad facility, even at 50% utilization for the second pad could be less than for the current two facilities, 
projected at $128,000. 

Based on the capitalization profile in Table 5-4 and a capital cost of $7 million for a second ice pad, if all of 
the capital cost was debt, the operational savings would reduce the annual project from $430,000 minus 
$155,000 to a net of $275,000 or 36.0%, reducing the percent residential property tax increase from 3.5% 
to 2.2%. 
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5.4.3 

Indoor pools can be popular recreation opportunities.  They reach wide dimensions of the population in 
terms of programs for preschoolers, swim lessons, adult fitness laps, Master’s Swim Club, aquafit, family 
swims and group rentals.  This breadth of reach is relatively unique for recreation facilities.  However, 
indoor pools are costly in terms of both capital and operating perspectives. 

Indoor Aquatic Facility 

Potentially a $7 to $8 million capital cost is incurred to develop a indoor aquatics facility.  Also are the 
considerations in regards to the annual operating deficits that indoor pools can generate.  The major 
reasons for these high annual operating deficits for indoor pools are threefold:  

· The proportionately high-fixed cost nature of the expenditure structure due to such factors as 
having to heat the water no matter the user volume, i.e.: through the night, etc.; 

· Public Health Act requirements in regards to lifeguard and instructor ratios, water treatment and 
turnover rates, controlled access requirements, etc.; 

· The harsh intensity of the operating environment on pool surfaces due to high humidity and acidity 
levels in the air that impact wood, metal, etc. faster than for other types of facilities. 

Without a membership fee structure, such as in a YMCA, there is little prospect that an indoor pool could 
operate on a break-even or better basis.  In large market areas, such as the City of Kitchener, the four 
indoor pools typically have an annual operating deficit of between $90,000 and $120,000 a year per pool.  
Four pools represent a servicing ratio of one pool for every 53,000 people in that city.  In Hanover, the 
annual operating deficit is $400,000 in a market area of 20,000 plus people.  Similarly in London and in 
Brantford, where they have 50 metre pools, the annual operating deficits are in the order of $400,000 to 
$700,000.   

What becomes potentially more challenging is an indoor pool in a small market area where there is not 
high volumes of users to purchase swim lessons, aqua-fit or moms and tots classes which are key 
revenue producers, as well as for fitness, family, rental and other types of swims.  It is not unrealistic in 
the early planning stage, until the actual tank and facilities are finalized, that one could estimate an 
annually operating deficit of between $200,000 and $400,000 if a pay as you go fee structure is the 
primary user fee approach.  Where membership-based fees are established, that is where members pay 
for six or twelve month periods, there can be a better alignment between the cost and revenue structures, 
though these are not generally used in municipal settings.  Some increased utilization is often experienced 
in the first few years of a new pool but can tail off over time and as demographics change, e.g.: aging. 

Another challenge that some smaller market areas experience is being able to source enough part-time 
lifeguards who have the current qualifications for lifeguarding, swim lessons and higher order lifesaving 
courses.  Since the regulations require certain ratios, such as one lifeguard for up to twenty to twenty-five 
bathers, there are no operational options associated with not having a lifeguard.   
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What some smaller municipalities have undertaken, such as the Town of Goderich, is entering into a 
partnership with the YMCA to operate the pool, fitness facilities, gymnasium and programming as one way 
to try to bring services to their population and reduce net operating cost impacts.   

From user volume and competitive perspectives, there are no immediate indoor pools in the area.  The 
ones that can be identified are in Goderich, Hanover, St. Mary’s, Wingham, Elmira and New Hamburg.  
The only planned indoor pool facility is in Strathroy which a considerable distance away.   

The primary market area is geographically large and may have a population of 50,000 plus people but the 
drive times to access the pool would be significant, especially in the winter months.   

Indoor pool facilities are popular because of their learn to swim, rental, family swim, fitness and 
recreational activity potential.  Their year round availability is also a strong attraction which has caused 
some municipalities to move from outdoor pool to an indoor pool.  However, in small market areas, the 
operating deficit realities of such pools can be significant and need to be fully understood and assessed.  
Also, in smaller markets, if another indoor pool where to be opened in the broader market area, this could 
have a significant impact on usage levels and increased operating deficits as operating costs are relatively 
fixed.  

5.4.4 

 

Soccer Fields 

With the selection of either of the two Havenkamp / Purcell sites, the opportunity exists to develop soccer 
fields over the short and long term.  Such development could be initiated as part of the Phase I approach, 
connecting field development with the site and facility in terms of parking, concessions, change rooms, 
etc.  A Site and Park Master Plan should be considered to ensure the best over site design for all the 
components and to minimize park development costs for soccer fields and trails.   

5.4.5 

Table 5-8 profiles the integrated recreation complex financial profile for the three identified components of 
the complex, which are a main arena, an indoor aquatics facility and a possible future community arena.  
Based on mid-point project costs from the previous tables and discussion in Section 5, a total project cost 
of $29.5 million is identifiable.  When one reduces the capital cost by the revenues available through 
reserves and community fundraising, a residual capital revenue requirement of $21.3 million would exist.  

Project Capital Cost Estimate For An Integrated Recreation Complex and Possible 
Phasing 

In light of the significant capital requirements that the total complex would incur, plus the time required to 
source senior government grants, a phasing strategy for the North Perth Recreation Complex should be 
considered.  Based on the age and capital upgrading costs of the Listowel Arena, along with the survey 
data that was received on ice uses being a significant user priority, the main arena is identified as 
representing Phase 1.  The indoor aquatic facility was identified by a significant portion of the respondents 
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to the community survey and continues to be a resident interest.  It could represent a Phase 2 initiative.  A 
second ice surface in a twin pad arrangement has also been discussed.  However, there are no demand 
indicators for a fourth ice pad in North Perth.  Therefore, the need for a second ice pad at the Recreation 
Complex would be dependent on a review of the existing arenas as to their long term capital renewal 
costs, utilization trends and other perspectives that would need to be completed before any further arena 
development would occur.  A second ice pad at the Recreation Complex would represent a possible future 
Phase 3 but is dependent on a number of other variables and Council’s decision on the future of the other 
existing arenas in North Perth. 

Table 5-8 
Integrated Recreation Complex Financial Profile 

Main Arena 15,000,000 

Indoor Aquatics Facility 7,500,000 

Possible Future Community Arena 7,000,000 

TOTAL Project Cost 29,500,000 

Less Reserves and Community Fundraising  8,200,000 

Residual Capital Revenue Requirement 21,300,000 
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6 PROJECT FINANCING AND DEVELOPMENT 
ALTERNATIVES 

6.1 INTRODUCTION 

There are a series of project financing and development alternatives the Municipality could consider 
relative to moving forward with the design, construction, financing and operations of the North Perth 
Recreation Complex.  The following material provides an overview of the various strategies that could be 
considered.  

6.2 CONVENTIONAL 

This is a widely used model for municipal buildings, especially in the recreation area.  It involves the 
retaining of an architect who undertakes a design in collaboration with the community, along with 
construction drawings and supervision.  Public tenders are called and a construction firm is selected.   The 
financing is via the owner which is typically the municipality which can use a broad base of sources, such 
as reserves, development charges, debt financing, community fundraising, corporate sponsorships / 
naming and other capital funding sources.  The day to day operations are the responsibility of the owner 
which would be the municipality similar to how the three arenas in North Perth currently operate.   

This model essentially makes the Municipality the project manager, though architects are delegated a 
number of these responsibilities.  Each phase of the development process retains the specialist required 
for that phase, such architectural, construction, etc.  This is the most common and long standing 
methodology and gives the Municipality, as owner, the most control over the design and construction 
process as they have to approve the designs, construction change orders, etc.  The Municipality is reliant 
on specialist to provide key services.  Operations are undertaken by the Municipality and they have 
extensive experience in this regard for arenas.   

6.3 DESIGN / BUILD 

This is a model that has evolved in recent years whereby the owner with or without a site, calls for design / 
build proposals.  The proponents who submit a proposal, have the responsibility to design the building and 
to construct it.  The architects are retained by the proponent and the design and construction evolve 
based on the terms of the Request for Proposal laid out by the owner.   Operating the facility usually 
remains with the owner.   

The strengths of design / build, are that the design and construction become an integrated package and 
there is less of a seam between the architect and the builder.  However, this model requires the 
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Municipality to have a strong Request for Proposal package as the architect is not working for the 
Municipality but for the builder.  Therefore, the needs of the Municipality must be well documented and 
detailed so that the Municipality is getting exactly what it wishes.  This is particularly true in the areas of 
surface finishes, mechanical systems and other areas where there could be wide variation in quality and 
capacity.  Another key advantage that is often cited for this model, is that experienced construction 
companies can contribute ideas and perspectives that can lower the construction cost of the facility as 
they are fully integrated into the design process.  This can reduce change orders as well as potentially 
reduce overall costs early on.  Relative to arenas there have been a number built through this process, 
and, therefore, there are experienced design / build arena contractors around, some who also have “arena 
packages” such as have been built in Stratford, Strathroy, Burlington, Aylmer and other communities.   
Some communities, such as Middlesex Centre, chose not to build a ‘package’ new twin pad arena in this 
way as they wanted a facility that was designed more to their preferences and community perspectives. 

This is a process that could be considered as there is a depth of experience available.  It can provide 
some financial benefits, but requires a strong Terms of Reference and proposal documents to protect the 
Municipality’s interest. 

6.4 CONSTRUCTION MANAGEMENT  

This is a development technique whereby the facility is designed and built essentially at the same time.  It 
allows for a faster completion date as sections of the facility are designed and implemented while other 
sections follow.  The construction manager manages the project on behalf of the client and then retains 
architects, contractors and sub-trades to implement.   

This model has the advantage of saving time, using the experience of the construction manager to reduce 
costs and to make changes as one goes forward.  However, this model has challenges in regards to 
specifications and how the reporting carries on between the owner and the construction manager.  It is 
often used for major public infrastructure, such as the new London Police Station, but used more often in 
industrial construction for large plants where speed is important.   There also has been some history of 
litigation between the owner and the construction manager on these projects because of the open-ended 
nature of the relationship and the design and construction processes.  Due to the scale that this type of 
project is usually undertaken at, it is probably not a preferred strategy for a municipal arena. 

6.5 PUBLIC / PRIVATE PARTNERSHIP (PPP) 

This is an emerging model where the private sector designs, builds, finances, and in some cases, 
operates (facility maintenance and custodial) a facility on behalf of a client.  This model is being used 
increasingly by the Ontario government for major infrastructure, such as the recently opened Woodstock 
Hospital.  A variant of this model would be design, construct and finance the facility that is then turned 
over to the owner to operate.  The contractual period can range anywhere from ten to forty years, and in 
some cases, longer.   
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One of the key rationales for the public sector utilizing this model, is that it removes the debt financing 
from the balance sheet and provides access to more capital, as well as having a more integrated design 
and construction process.  This model is typically used on large projects, like major hospitals, the new 
court house in Kitchener and some larger facilities at universities and other locations.  For an arena, this 
model typically has not been seen previously as the key perspectives of this model are really organized 
around scale and volume to create savings.   

A key value question, is whether the private partner can access capital funding at interest rates lower than 
the Municipality.  In most cases, lenders give preferred rates to municipal governments compared to 
private developers because the risk profile is deemed to be lower.  Therefore, if the private developer 
cannot raise money at interest rates equal to or lower than the Municipality, then there is a premium to be 
paid by the Municipality overtime for the increased interest rate.   

Another characteristic of this model, is that the building reverts back to the owner in terms of ownership at 
the end of the period, say forty years.  The owner is taking back a building that is aged and has probably 
moved through most of its reasonable lifecycle.   A question always emerges, as to whether the building 
has been well maintained by the third party, and how well they will maintain the building in the last two or 
three years of the term.  There needs to be some caution to make sure that maintenance benchmarks are 
fully implemented to the end of the term to protect the interests of the owner.  However, the building is still 
going to be forty plus years old. 

In discussions with a local firm in North Perth on a possible PPP, it was discussed that they are potentially 
interested on a design, build and finance basis but not in regards to operations. 

6.6 MANAGEMENT CONTRACT 

In the early 1990s, a number of municipalities contracted out the management of their arenas to third 
parties.  Some contracted out even a broader array of facilities and services in parks and recreation.  At 
that time, there were approximately three companies that were trying to develop a market for third party 
managed recreation facilities in Ontario.  The municipalities that pursued this were Parry Sound, Ingersoll, 
and on a more selected basis, Ottawa, Hamilton and others.  

By the end of the 1990s, this model had dissipated to a large degree.  The main reasons were that 
community organizations and users of these facilities were not happy with the transition, a challenging 
strike occurred in Ingersoll and the overall model did not move towards profitability for the private firms.   

The one firm that still remains involved with facility management contracts is Nustadia.  However, they 
have tended to move towards larger arena and related facilities, such as the four pad arenas in Hamilton 
and Moncton New Brunswick, the twin pad at Durham College and related facilities.  In recent discussions 
with them, they tend not to become engaged with single pad arenas or in smaller market areas as the 
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contracted management model is difficult to sustain and make beneficial for both the owner and the 
company.  

6.7 PRIVATE ARENA DEVELOPMENT 

There has been over the last ten to fifteen years, a number of private arenas developed relative to site, 
design, financing and operations.  In a number of these cases, contracts have been signed with the local 
municipality for the acquisition of ice, whereby the municipality rents the ice and then allocates it to its 
community organizations, such as minor hockey, figure skating, etc.  In recent years, a number of these 
private arenas have had financial troubles. 

In one example, the City of Kitchener supported the development of a twin pad arena near Hwy 401 and 
Highway 7/8.  They entered into an agreement where they purchased 2,000 hours of prime time ice a year 
in season.  The rest of the ice would be sold by the owners.  Within nine months, the owner went bankrupt 
and the City was forced to purchase the arena in order sustain an adequate ice supply in the community.  
The location was not likely one that the City would have built a twin pad arena on.  Another example, is 
the Dominion Arena in Oakville.  It operated for a number of years with ice being bought directly by the 
municipality but even more bought by community groups.  It went bankrupt in its third year and Oakville 
had to acquire the arena to sustain ice supply.   

Private arenas exist at the four pad level in Mississauga, Oshawa and other areas.  There are a number of 
private arenas in Toronto.  Canland, which owns a number of private arenas across the country has had 
financial problems off and on over the years.  A new private arena in Burlington has operated successfully 
for four years, though the City has been approached to purchase these arenas, not because of bankruptcy 
but because the owners are more interested in the land development business.   

Private arenas have had a difficult time remaining financially viable as they pay property taxes, sometimes 
the market volume is over interpreted and they have financing costs.  The taxes and financing costs have 
to be incorporated into their cost structure which does not align with municipally-owned arenas.  
Therefore, their ice primetime costs are higher at $250 to $300 an hour to break even or to make a profit 
which is often extensively higher than what municipal arenas charge for  ice, especially subsidized ice for 
youth groups which can be half or less of the private sector cost. 

Outside of the greater Toronto area, private arenas continue to struggle, and outside of Burlington have all 
either gone bankrupt and then re-opened after bankruptcy or being purchase by the local municipality.  
They have also almost always been located in municipalities with immediate and regional populations of 
400,000 plus people.    
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6.8 SUMMARY 

There are a number of different methods that could be used to develop a municipal arena facility.  
Different models have been tried overtime and some have evolved and others have fallen away.   The 
conventional and the design / build models represent over 95% of new arena construction in Ontario, of 
which most of that would be via the conventional model.  The Private Public Partnership is often identified 
as an idea but is rarely if ever used on smaller projects and does have the challenge of potentially higher 
rates on any debt financing portions of the capital funding as the private sector companies tend to have 
higher debt interest rates than a municipality would have.  They also need to assign a profit figure to that 
component of the overall package.  This method is typically not being utilized on smaller projects and is 
limited in use within the municipal sector.  Construction management has its own unique challenges and 
tends to be utilized on larger projects.  A strong Terms of Reference and oversight is required and 
litigation has been a challenge in some projects.   

In the end, the preferred models that North Perth may wish to consider, are the conventional or the design 
/ build approaches. 



 

 
 
 
 

 

APPENDIX I 

Locational Alternatives   







 

 
 
 
 

 

APPENDIX II 

Main Arena Design Alternatives 

 

 
























