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1.0 INTRODUCTION AND RETAINER

Sierra Planning and Management was retained by the Township of Scugog 
to undertake a detailed planning analysis for new recreation investment 
for the Blackstock Community.

The Township’s recent Parks, Recreation and Culture Master Plan update 
process involved an analysis of recreation uses and their fit with existing 
and future expectations with specific regard to the need for such facilities.  
As a result, the community of Blackstock was identified to remain as a hub 
for reinvestment for recreation and culture facilities.  This could include 
both ice and non-ice related uses.  

In order to provide options in this regard, the Consulting Team has 
undertaken a further drill down as to the merits of alternative forms of 
development at this site. This further analysis provides information and 
strategy which is specific to the options for Blackstock, and is focused 
on the alternative forms of development that are possible.  This includes 
identifying several combinations of usage which include not only the built 
facilities but also additional improvements within the existing fairground 
site.

The results of the analysis are presented below in the following sections, 
commencing with an overview of the existing conditions of the site and 
arena building, an assessment of the role that the Blackstock Recreation 
Complex and Fairgrounds site play in serving the recreational needs of 
the community, an overview of the three (3) initial options developed for 
discussion, presentation of the two  (2) refined concept options, and finally, 
the capital cost implications and operational savings of the preferred 
option.  
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2.0 EXISTING CONDITIONS

2.1 Description of Assets

The Blackstock Recreation Complex (BRC) is comprised of an under-sized 
arena, a recently renovated hall within an original heritage armories 
building, built in 1913, and the Blackstock Fairgrounds, within which a 
number of recreational amenities are provided.  

The Blackstock Arena includes a single ice pad, which was originally 
constructed as an outdoor rink in the 1940s, and enclosed at an unknown 
date.   In 1960, refrigeration equipment was added and in 1988, a link area 
with a basement was constructed, which includes a dressing room, furnace 
room, and electrical room. 

The amenities currently found within the site boundaries include: 
1. Singel Ice Pad Arena
2. Heritage Hall Building (former armories)
3. Cartwright Pioneer Parkette (playground and Cenotaph)
4. Gravel Parking Lot
5. Grand Stand Covering Structure
6. Cartwight Old Town Hall
7. Vehicular Access Route to Old Scugog Road
8. Ball Diamond (poor condition, not usable)
9. Modular Skate Park (approximate location, not shown on aerial)

These are identified on Exhibit 1.  
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EXISTING SITE AMENITIES
1. Single Ice Pad Arena
2. Heritage Hall Building
3. Cartwright Pioneer Parkette

(Playground and Memorial)

4. Gravel Parking Lot
5. Open Shed Structure
6. Cartwright Old Town Hall

7. Access Route to Old Scugog Road
8. Ball Diamond
9. Modular Skate Park (approximate location, not shown on aerial)

Exhibit 1: Blackstock Recreation Complex and Fairgrounds Site

Looking East on Church St. Looking West on Church St.

Heritage Hall 

Blackstock Recreation Complex

Cartwright Pioneer Parkette

Skate Park Ball Diamond Backstop
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2.0 EXISTING CONDITIONS

2.2 Condition of Blackstock Arena

In addition to being under-sized, Blackstock Arena is in poor condition.  
The Township’s Tangible Capital Asset Information identifies that the rink 
refrigeration at the Blackstock Arena is in very poor condition and much 
beyond its useful life of 25 years, as it was installed in 1960.  

Additionally, the external structure is deemed to be in poor condition, 
while the dasherboards are considered to be in fair condition, and the 
HVAC and electrical and plumbing is in very good condition, as these were 
replaced in 2014.  

A Building Condition Assessment was conducted by Barry Bryan 
Associates in 2016, specifically related to the existing building framing and 
building façade.  This assessment identified the following immediate and 
recommended repairs over the next 5 years:

• Deteriorated mortar joints should be restored; 

• Repair roof eaves to prevent further damage to building envelope;

• Patch any locations of spalled concrete in the basement and electrical 
room; and,

• Rust accumulation should be wire brushed to bare metal to prevent 
further damage to the roof.

As identified above, the arena is complemented by a recently renovated 
hall within a heritage building, which originally functioned as an armory.  
The hall features a 24 ft. x 11 ft. stage, acoustic paneled ceiling, new 
kitchen facilities, and is now accessible, making it a popular destination for 
weddings and banquets. 

2.3 Future Capital Cost Considerations

The estimated capital costs to maintain the arena in its current functional 
state (as an undersized, older arena) is $4.65 million.  A elemental 
breakdown of this cost is provided in the exhibit below. 

ELEMENT YEAR BUILT CONDITION ESTIMATED 
COST

Rink Refrigeration 1960 Very Poor $478,024

Dasherboards 1960 Fair $376,238

Structure Major 1960 Poor $3,793,878

TOTAL $4,648,140

Exhibit 2:  Capital Cost Estimates
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3.0 ROLE OF BLACKSTOCK ARENA + FAIRGROUNDS SITE IN SERVING RECREATIONAL NEEDS

3.1 Regional Recreation System

As part of the Parks, Recreation and Culture Strategic Master Plan, a 
public online survey was conducted.  When asked “Which arena do you 
use outside of Scugog?”, most respondents identified that they go to the 
Legends Centre in Oshawa (69%, or 141 respondents), which has four ice 
pads.  Uxbridge Arena (29%, or 60 responses) was also a popular choice 
for ice use outside of Scugog. Other responses indicated ice use in nearby 
communities such as Courtice, Manvers, and Whitby (Iroquois Park). Indoor Arenas within 30 km radius from Port Perry and Blackstock

Kawartha Lakes

Peterborough

Clarington

Brock

Uxbridge

Whitby Oshawa

Scugog

Exhibit 3:  Indoor Arenas within 30km radius of Port Perry and Blackstock

Respondents that reported using arenas outside of Scugog were provided 
the opportunity to let us know why they do so.  Although Scugog has 
three ice pads (including the undersized pad at BRC) in the community, 
there were many reasons why residents choose to travel outside of the 
Township to use ice.  

Of the 189 responses, 47% (or 89 responses) indicated that the availability 
to book sufficient time/space was a factor for using other arenas. 32% 
(or 61 responses) also indicated that the functionality of the facility met 
their needs, and 32% reported that the overall quality of the facility (e.g., 
amenities, spectator viewing area) attracted them to other arenas. 

This survey questions allows us to delve into what residents are looking for 
in an ice facility. In particular, a number of responses noted that the arenas 
they use are co-located with other functions, such as fitness space.  Others 
simply stated that a lack of availability at the SCRC has forced them to use 
other facilities.  Other reasons included: year-round ice available at other 
arenas and more options for public skating and tournaments. 

3.2 Local Needs

As recommended within the Parks, Recreation and Culture Strategic Master 
Plan (Draft Final as of April 11, 2018), the role of the Blackstock Recreation 
Complex should be maintained as a hub for recreation and culture 
within the Township.  This, coupled with consideration for the principles 
of effective service delivery, operational efficiencies and avoidance of 
unnecessary capital expenditures (as identified above), the existing arena 
at Blackstock is recommended to be decommissioned and replaced with a 
full-size (NHL) ice pad on the same site.

While there is no requirement over the plan period to provide a net 
additional supply of indoor ice, contingent on the replacement of 
Blackstock to be full-size, it is important to recognize that the metrics of 
utilization coupled with anticipated population growth will likely increase 
the demand for ice time in the municipality beyond the planning horizon. 
Accordingly, the development of a fourth ice pad, sometime beyond the 
10-year horizon of the Master Plan, is an important consideration when 
looking at the Blackstock site.  

Beyond consideration for the future twinning of an arena at Blackstock, 
developing additional facilities as part of the replacement ice on site can 
help to support not only the capital costs associated with the development 
of a single pad, but also the operational costs associated with a standalone 
venue.  Specifically, the Master Plan calls for developing additional uses 
including a multi-purpose gymnasium and/or field house, community 
meeting spaces, etc.  The full suite of complementary spaces will need to 
be confirmed through further study. 
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4.0 SITE TESTING FOR ALTERNATIVE USE

4.1 Initial Options for Discussion

Working with WGD Architects, three (3) initial options were developed to 
illustrate potential future uses of the Blackstock site.  The options were premised 
on the recommendations emerging from the Parks, Recreation and Culture 
Strategic Master Plan process, specifically the recommendation to decommission 
the existing Blackstock Arena and construct a new single pad facility with 
capacity for expansion on-site for a second ice surface.   

These initial options, provided below, were discussed with the Blackstock 
Advisory Committee in January 2018.    
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4.2 Concept Options

Discussion with the Blackstock Advisory Committee resulted in the 
following observations and considerations: 

• The existing ball diamond is in poor condition and currently unusable,
therefore, the facility infrastructure could be removed.  This was
confirmed through the Recreational Needs Assessment as part of
the Master Planning exercise, which identifies an adequate existing
supply of baseball diamonds within the Township.  In addition, the
ball diamond at the Cartwright Central Public School in Blackstock has
recently been upgraded and is used by the local community for casual
play.

• Providing adequate outdoor amenity space adjacent to the Heritage
Hall building is important, to provide additional (outdoor) space for
special event rentals and weddings.

• Recognition and retention of the cenotaph (located on Old Scugog
Road) should be included in future design of the site.  This is an
important element within the community of Blackstock.

• Consideration for the naturalized drainage swale that traverses the site
(north/south).

• Consideration for sight lines into the site for safety, security and ‘eyes
on the park’ (i.e. principles of CPTED).

• The truck / tractor pull area requires a linear distance of 250 feet, if
the fairgrounds are to remain on site.  A north/south configuration is
preferred.

• Providing additional parking and formalized vehicular access at west
end of site is important as an alternative entrance/exit point.

• Storage is important and should be retained within any new building
or site design.

4.0 SITE TESTING FOR ALTERNATIVE USE

The initial conceptual options presented on the following pages, are for 
site testing purposes only.  The footprints shown  are indicative only and 
may be increased or otherwise changed based on detailed 
implementation planning and future community consultation.  Further, 
these diagrams (they are not detailed concept plans) should be not be 
seen as detailed floor plans or space adjacencies.  Detailed concept 
planning as part of a feasibility study, as recommended in the Parks, 
Recreation and Culture Strategic Master Plan, represents a next step.   This 
process will involve community engagement, functional space 
programming, functional concept design, more detailed site planning, 
operational financial planning, in addition to a capital funding strategy.  

As per the outcomes of the initial meeting with the Blackstock Advisory 
Committee, the options were refined, resulting in two concept options, as 
presented on the following pages.  

It should be noted that the skate park is not shown on the concept 
options based on site fit testing and preliminary stormwater management 
requirements as prepared for this assignment.  The feasibility study and 
any further site design processes should investigate the opportunity 
to include a formalized concrete skate park structure on site, as 
recommended by the Parks, Recreation and Culture Strategic Master Plan.  

4.3 Consideration of Services

The Blackstock Recreation Complex is serviced by municipal water but 
does not have sanitary services, nor is there community-wide sanitary 
servicing infrastructure for the Village of Blackstock. As a result, any 
enhanced development at the site would need to be comprised on septic 
system services.  In addition, the amount of hard surfacing that is likely to 
be generated by the intensification of development on site will 
necessitate a storm water management system, most likely in the form of 
land take for a storm water management pond.  Whether this is needed 
and its scale is a matter to be determined in due course through the 
proper design process, consideration for storm water recycling systems as 
part of the environmental efficiency of any new building, and the 
approach to in-ground drainage systems.

However, it is apparent that the development of a septic field of sufficient 
size may conflict with the land take identified for the agricultural fair use.  
This arises because of the need to maintain the quality and integrity of the 
soil conditions above the septic facility and into the leaching bed itself.  
The bed would most likely run across open ground and hence across or 
beside the fairground component of the redeveloped site.  

The precise opportunity to house the septic tank and ensure there is no 
conflict with the remaining parkland-style use is again a matter to be 
considered by professional engineering services as part of a detailed 
design exercise.

Given the site constraints, the compatibility of the fair ground with the 
new vision for the site as the Township’s second recreation hub will 
necessitate a choice to be made as to what level of development can 
occur at this location.  Should the redevelopment of the arena occur as 
suggested, there may well be advantages to relocating the fairgrounds 
off-site, elsewhere in the Blackstock community.  This is a matter for 
consultation with the Blackstock Fair Board and the community at large 
but any development that occurs on this site must be effectively serviced.  
The highest and best use of the lands is not, based on the findings of 
the Recreation Needs Assessment, continued occasional use as an 
agricultural fairgrounds.

Existing ball diamond infrastructure at Blackstock Fairgrounds
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5.0 COST CONSIDERATIONS

The purpose of the capital costing is not to provide a concept design-
based costing estimate but rather to illustrate the range of considerations 
as to what costs can be expected – from demolitions to grading and 
earthworks, to storm management to sanitary work to the building itself.  
The estimate is for all of the items identified on the plan and does not 
include a second ice surface.

These costs are highly indicative and for illustration only.  They include 
hard costs, and expected soft costs (excluding H.S.T.).  

Because the purpose of the planning exercise was to determine site fit 
and make appropriate choices for inclusions versus exclusions, this should 
not be viewed as a concept-based costing estimate.  There is a need for 
detailed engineering and site analysis to confirm the feasibility of new 
buildings in this location along with the necessary planning, conservation 
authority and other regulatory reviews.  Accordingly, a contingency factor 
of 25% is added to the analysis of costs.

Item (Approximate Allocation for Illustration) Size Unit Unit Cost Illustrative All-In Cost

Removals/Demolition 47,000 m² $200,000

Earthworks 1 ea. Allocation $200,000

Servicing (Septic -subject to engineering assessment) 1 ea. Allocation $700,000

Stormwater Management 1 ea. Allocation $400,000

General Landscaping and Pedestrian Access 1 ea. Allocation $200,000

Gymnasium 15,500 ft.² $300 $4,650,000

Single Pad Arena with Administration and Ancillary Space 40,157 ft.² $375 $15,058,875

Fairground Relocation 1 ea. Allocation $234,000

Surface Parking 269 Spaces $4,000 $1,076,000

Other Roadways 1,000 m² $40 $40,000

Line Painting/ Signage/Sundry 1 ea. Allocation $20,000

Sub-Total $22,778,875

Contingency (without Design or Site Conditions Assessment) 25% $5,694,719
TOTAL $28,473,594

Note: Capital costs are not based on detailed concept design or  known site conditions and are therefore not Class D estimates or higher.  These 
costs represent a possible general scale of capital cost and will be subject to greater accuracy if and when additional site analysis of soil conditions 
is undertaken, servicing requirements are known and concept planning for facilities and open space development is finalized.

Exhibit 4:  Capital Costs (Indicative for both Options)
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