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Executive Summary  
In a landscape brimming with  potential, the Town of Collingwood’s (the Town) arts and cultural 

community is positioned to capitalize on a new state-of-the-art arts and cultural centre. In alignment with 

the Town of Collingwood’s  Economic Development  Action Plan 2020-2025,  the proposed project 

encourages the support for diverse culture and arts offerings and provides an opportunity to improve 

upon community lifestyle amenities that tourists can also enjoy. 

Through consultation and market analysis, it was determined that the centre’s programming must include 

a 600-seat main hall. When comparing potential sites, it was noted that the 48 Ste Marie St. lot will be 

constrained by factors such as site footprint and bordering buildings obstructing visibility. Conversely, the 

Pine St. site allows for more flexibility in terms of the height, layout, and orientation of the entrance. Two 

design options were therefore drafted for 101 Pine St: Option 1 is a stand-alone building (107,974 square 

feet) while Option 2 includes combining the 84 Hurontario St. lot purchased by the Town in 2022, with 

Option 1 (128,552 square feet). This allows the footprint of the site to increase to accommodate more 

“community hub” programming such as a gallery, tourism centre and restaurant/café.  

Option 1 Option 2 

  

Capital costs are indicative of the size of the designs. Option 2 will require a bridge to connect the main 

arts and cultural centre with the “community hub” building. With some funding opportunities being 

percentage-based (Canada Cultural Spaces Fund), potential funding is greater for the more expensive 

Option 2 design, however the Town of Collingwood will still need to make a substantial capital investment 

contribution. Both options require at least a $10M capital investment, and a 30 percent subsidy to 

support ongoing operations. 

Component Option 1 ($) Option 2 ($) 

Capital Costs 

Building Capital Investment 61,597,367 72,778,448 

Underground Parking 18,863,265 18,863,071 

Funding 

Potential Funding 40,756,405 46,251,288 

Donations* 10,000,000 10,000,000 

Town Investments 

Estimated Operating Subsidy 938,454 1,190,102 

Town’s Capital Investment Shortfall  10,298,684 15,889,224 

Parking (In addition to Building Cost) 18,863,265 18,863,071 
*Nordicity has estimated $5M donation targets, however the CACF Steering Committee feels strongly that $10M or more is possible.  

Objectives of the new arts and cultural centre include providing  opportunities for artists to experiment and 

collaborate between local arts. It also will attract performances that engage and entertain local and 

regional audiences, while complementing the existing Collingwood downtown arts district, fulfilling a need 

expressed by the community and surrounding region for many years. Based on projected revenues, 
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tourism, labour benefits and consumer surplus, there is potential for annual net community benefits of 

$2.7M and $3.1M for Options 1 and 2, respectively.  

Given these findings, Colliers recommends two additional steps prior to making a decision to move 

forward: 

◼ Defer decision-making until after the Downtown Visioning Master Plan is completed (planned 

completion for September 2024). This is recommended so plans for downtown parking, transit, 

and community spaces (Farmers Market and planned greenspace) can be encompassed within 

the Downtown Vision.  

◼ As the cost options presented here are significantly higher than what was contemplated at the 

onset of the development of this business case, it is recommended that Council and Staff define 

an upset limit budget for the facility (aligning with capital and operating financial capacity) and that 

a prioritization/scope reduction exercise be undertaken to reduce the facility functional program to 

achieve the agreed upon budget.  
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1.0 Background 
The Ontario Performing Arts and Culture industry represents over $25 billion annually in gross domestic 

product (GDP) and is responsible for over 267,000 jobs1 (Statistics Canada, 2021). In a 2010 Cultural 

Mapping project, 23 art organizations, 45 festivals and events, 156 creative and cultural businesses and 

11 public works of art, several theatres, art galleries and a museum were inventoried in the Town of 

Collingwood (the Town). This underscores Collingwood’s efforts to offer city-scale amenities and 

recreational opportunities.  

However, Collingwood’s Parks Recreation Culture (PRC) Master Plan (2019) indicated there is a need 

and desire for a collective arts hub in the community to support the provision of creative outlets and the 

bolstering of the local economic base. In 2020, Council approved the funding of an Arts Centre Feasibility 

Study in response to recommendations in the PRC Master Plan and from the community in response to 

Asset Sale Proceed recommendations. By December of 2020, an open market request for proposal 

(RFP) for the project had been issued, the competition had been administered, and Nordicity Group Ltd in 

partnership with Giaimo Architects had been selected to complete the work. 

The study was conducted between January and August of 2021 and consisted of a market and audience 

assessment, stakeholder and public consultation, a design and location analysis, and recommendations 

on financing, governance, and next steps should Council wish to pursue the goal of developing an arts 

centre in the Town. The results of the study suggested that there is demand for an arts and cultural centre 

in the Town and that it would be feasible, “provided certain design, development, and start-up conditions 

can be met and the overall implementation executed capably”2. In addition, it will be deemed feasible 

provided budget exists to fund the endeavor.  

In the Staff Report PRC2021-083, it was recorded that “success depends on many factors from ensuring 

continued community support, strong leadership particularly related to market attraction, programming, 

and promotions, as well as a commitment from the Town towards the annual subsidy.” In August 2022, 

Nordicity and Giaimo narrowed down the options and determined appropriate site options, development 

size and scope for a new arts and cultural centre. Finally, the Town engaged Colliers Project Leaders 

(Colliers) to develop a business case study to recommend a final design option based on the previous 

feasibility studies, consultations with the community and Collingwood Arts Centre Feasibility Steering 

Committee (CACF), to support Council in a final decision. 

1.1 Opportunity 

The Town of Collingwood’s 2020 – 2023 Strategic Plan4 identified opportunity for the Town to strengthen 

cultural and arts within the community. However, as emphasized by Nordicity and Giaimo (2021)5, in 

order for the Town to encourage a vibrant and self-directed local arts and cultural community, exploration 

 

1 Statistics Canada, Provincial and Territorial Culture Indicators, 2010 to 2021. (2023).  

2 Nordicity in partnership with Giaimo. (2021). Feasibility Study for an Arts and cultural centre in the Town of Collingwood Final 
Report. https://www.collingwood.ca/sites/default/files/docs/culture-recreation-
events/collingwood_arts_centre_feasibility_study_2021_-_final_report_rev.pdf 

3 Town of Collingwood. (2021). Staff Report PRC2021-08. https://collingwood.civicweb.net/document/83280/ 

4 Town of Collingwood. (2020). COMMUNITY BASED STRATEGIC PLAN TOWN OF COLLINGWOOD 2020 - 2023. 
https://www.collingwood.ca/sites/default/files/docs/strategic_plan_2020_4.pdf 

5 Nordicity & Giaimo. (2021). Feasibility Study for an Arts and cultural centre in the Town of  Collingwood Final Report. 
https://www.collingwood.ca/sites/default/files/docs/strategic_plan_2020_4.pdf 

https://www.collingwood.ca/sites/default/files/docs/strategic_plan_2020_4.pdf
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of an arts centre was required. In Nordicity and Giaimo’s final feasibility phase6, it was identified through 

public engagement that the community believes a new arts centre will help cement the Town of 

Collingwood’s destination status, no matter the size that is pursued.  

The vision of this opportunity is to ensure that the arts and cultural centre will be a place that celebrates 

the region’s vibrant arts sector and showcases it for the region’s residents, families, seasonal visitors, and 

tourists (see Appendix 1 for more details regarding vision and public consultation). In addition, it will 

attract performances that engage and entertain local and regional audiences, while complementing the 

existing Town of Collingwood downtown arts district, fulfilling a need expressed by the community and 

surrounding region for many years. Lastly, it is intended to be cost-effective and accessible to artists, 

learners, arts organizations, and all audiences.  

1.2 Current Situation 

Several drivers have triggered this investment proposal. Nordicity and Giaimo found that there is sufficient 

demand from the community and surrounding region for a new performing arts centre, and that a new 

development would be feasible depending on size, development, maintenance, and operational 

considerations. 

1.2.1  Consequences of No Change 

If the Town does not pursue the establishment of a new arts and cultural centre, there will likely be 

missed tourism opportunities which support the generation of revenue within the region. Further, while 

local theatres such as Simcoe Theatre and the Historic Gayety Theatre exist, additional amenities are 

needed within a new space that can support the Town’s goals in developing the local arts scene through 

expansion of programs, greater emphasis on local arts events, and education. Ultimately, the Town will 

not realize its capability of becoming a regional hub for arts and culture entertainment. Finally, there are 

potential labour force, new business, and business retention losses without the attraction.  

1.2.2 Site Options 

There are four potential sites for the new arts and 

community centre: 140 Ste Marie St. (1), 48 Ste Marie 

St. (2) and 101 Pine St. (3) as indicated in the sky view 

in Fig. 1. The Pine St. lot has the largest area at around 

45,000 square feet, while 48 Ste Marie St. has the 

smallest area at approximately 34,000 square feet. The 

140 Ste Marie St. option is slightly larger than the 

smallest option.  

In Spring of 2024, a potential fourth option was identified 

which includes the expansion of the 101 Pine St. option 

to include a lot situated off of Hurontario St. (option four) 

in Fig. 1. The fourth option adds approximately 6,130 

square feet of area to the third option.  

For each option, there is an expectation that any parking 

displaced as a result of the project will be replaced “like 

 

6 Nordicity & Giaimo. (2022). Collingwood Arts Centre Feasibility Final Report. https://collingwood.civicweb.net/document/124300/ 

3 

1 

2 

Figure 1: Potential site locations. 
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for like.” Site preparation is required for all options, as each location currently encompasses paved 

parking. Additional work is required for some sites, such as the relocation of service lines, electric vehicle 

charging stations, or the upgrade/replacement of water main components. Further details of each location 

are discussed in Chapter 5: Options Analysis.   
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2.0 Business Outcomes 
The results of this business case will support Council’s decision-making in the development of a new arts 

and cultural centre. A new centre will reinforce the Town’s commitment to encouraging diverse culture 

and arts offerings, while supporting a vibrant downtown. Arts and cultural tourism resulting from the new 

development may derive economic benefits as indicated by the Ontario Arts and Cultural Tourism Profile 

(2023)7. For example, more arts and cultural tourism is expected, and tourists are likely to spend more 

and stay longer. Increased tourism and resident attraction generate employment income, new jobs, and 

positively influences local retail, food/beverage, and hospitality industries. Further socio-economic 

outcomes are discussed in Section 6: Business and Operational Impacts. 

2.1 Objectives 

The following are a list of key objectives to address the business need. The measurement of each 

objective can be achieved through a suggested metric as presented below. The Socio-economic impacts 

analysis provides a more throughout assessment of the impacts of the project on the region.  

Table 1. Project objectives and associated metrics. 

Objective Metric 

Support accessibility to the local arts and cultural 
sector. 

Increased number of educational programs, arts 
and cultural events and visits.  

Provide opportunities for artistic experimentation 
and collaboration between local arts. 

Increased number of workshops, communities, 
clubs, etc.   

Support and elevate creators within the region, 
providing a platform and professional quality 
home that befits their status and potential.  

Increased exhibits, events, and performances. 

Engage and respond to the needs of the region’s 
residents – e.g., seniors, families, and seasonal 
visitors.  

Increased participation rates in arts and cultural 
events. 

Offer a range of entertainment which cannot be 
showcased now in the region for companies, 
retirees, and other newcomers (including a 
burgeoning tech sector). 

Increase in events. 

Bolster Collingwood’s positioning as a regional 
hub for arts, culture, and entertainment. 

Increased visits, regional satisfaction with 
available programming and events, social media 
engagement. 

Support economic development in the region 
resulting from increased tourist visits and 
spending.  

Increased tourist visits and spending.  

Foster youth arts education by offering 
programming and potential outreach initiatives. 

Increased youth programming and participation 
rates. 

 

7 Forum Research. (2023). Ontario Arts and Culture Tourism Profile: August 2023. 
https://www.arts.on.ca/oac/media/oac/Publications/Research%20Reports%20EN-
FR/Arts%20Participationand%20Audiences/Ontario-Arts-and-Culture-Tourism-Profile-2023-Final-EN-DesignVer-FINAL-s.pdf 
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2.2 Scope 

The following project parameters have been defined: 

Timeframe: The timeframe of the project largely depends on the approval of the Town, funding approvals 

for the project, planning, and building approvals. It is expected that the initial project milestones are 

required to outline roles, responsibilities, project governance and timelines to ensure the ongoing success 

of the project. Some milestones can be completed in parallel and may take longer than indicated in the 

table. The Project Schedule milestones are listed below:  

Table 2. Anticipated milestones and estimated dates. 

Milestone Expected Date 

Development of Project Plan September 2024 

Development of Governance Structure October 2024 

Procurement of a Prime Design Consultant  March 2025 

Schematic Design May 2025 

Design Development Documents August 2025 

Construction Documents Approval December 2025 

Municipal Approvals & Permit Process January 2026 

Tender Issue February 2026  

Contract Award December 2026  

Occupancy Date December 2028 

Substantial Performance September 2029 

One Year Warranty Inspection  December 2029 

Department/organization: The Parks, Recreation and Culture Department is the Town’s point of contact 

for this project.  

Function: The Parks, Recreation and Culture Department (the Department) must support the ongoing 

governance of the project. The Department will be responsible for liaising with the Town Council and 

coordinating with other Departments and providing status updates as required.  

Sustainable Construction: The Greener Collingwood Corporate Climate Change Action Plan8 (2023) 

outlines targets to reduce green house emissions generated by Town buildings by 80 percent in 20 years. 

To avoid increasing green house gas emissions, new builds are expected to be constructed with near net-

zero design standards.   

 

8 The Town of Collingwood. 2023. Corporate Climate Change Action Plan. 
https://www.collingwood.ca/sites/default/files/appendix_a_greener_collingwood_corporate_climate_change_action_plan_amended_f
inal-s.pdf 
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2.3 Out of Scope 

While there is a requirement to replace any displaced parking as a result of new construction, any 

additional parking to support the Town’s future parking supply is out of scope for this mandate. The Town 

of Collingwood Official Plan9 (2023) is to be referenced for plans to address parking needs within the 

downtown area (particularly Section 6.1.5).  

2.4 Anticipated Outcomes and Benefits 

The following section itemizes specific and measurable deliverables required for the planning, design and 

construction of a new arts and cultural centre. Each benefit includes an estimated time frame of when the 

outcome/deliverable will be completed. Durations may vary depending on whether the Town works with a 

private sector partner (planning and governance). 

Table 3. Project deliverables summary. 

Outcome/Deliverable Estimated 
Completion 

Anticipated Benefits 

Fundraising Campaign 3- 4 Years Generates and sustains donor interest in and broader 
community engagement with the project. 

Development of Project 
Plan 

1 Month Provides guidance on the project organization and 
structure. 

Development of 
Governance Structure 

1 Month Outlines decision making authorities and issue 
escalation steps to ensure project progression. 

Schematic Design 2 Months The design of the arts and cultural centre is 
formalized. 

Design Development 
Documents 

3 Months The exterior will be fully designed, the interior layout 
completed, dimensions of all spaces finalized, and 
most materials selected.    

Construction Documents 
Approval 

4 Months Design drawings will be developed into a thorough set 
of construction documents to communicate the design 
to the contractor of the project. 

Municipal Approvals & 
Permit Process 

6 Month The approval of all necessary permits is required for 
the continuation of the project into construction.  

Tender Issue 1 Month A competitive bid supports evaluating different offers 
from multiple vendors who understand the business 
and offer valuable propositions.  

Contract Award 11 Months A contractor is identified, and contracts are 
processed. 

Occupancy Date 24 Months Construction is successfully complete. 

2.5 Stakeholders 

The following section outlines all interested parties that may be positively or negatively impacted by the 

project. Each party is categorized according to whether they are internal (a party within the Town), 

external (a party outside of the Town), primary (directly impacted by, and involved in the project) or 

 

9 The Town of Collingwood. 2023. The Town of Collingwood Official Plan. 

https://engage.collingwood.ca/11889/widgets/170380/documents/120826 
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secondary (impacted by the project). Business requirements are presented for each party based on their 

published objectives and/or goals.  

Table 4. Summary of stakeholders and their business requirements. 

Stakeholders Overview of Business Requirements 

Primary Internal  

The Parks, Recreation and Culture Department • The expansion of diversity of community events 
and festivals. 

• The promotion of local arts and cultural 
programs. 

• Continued recognition of Collingwood’s unique 
heritage. 

Primary - External  

Fundraising Cabinet • The project is promoted to ensure ongoing 
donor interest and support. 

Downtown Collingwood BIA Board of 
Management 

• The development does not disrupt the Board’s 
mission in ensuring the improvement, 
beautification, and maintenance of municipally 
owned land, buildings, and structures in the 
downtown area.   

Secondary Internal  

Council & Planning Services and Building 
Services. 

• Project outcomes meet the expectations of the 
Town. 

• The project is feasible. 

Collingwood Heritage Committee • The new arts and cultural centre reflect the local 
heritage in its design and feel. 

Economic Development • To ensure there is an increase in tourism and 
improvement in creative economy. 

Secondary External  

Arts Foundations and Non-profits • The construction of a facility that supports the 
development of arts. 

Local Artistic Community • The development of a facility that can showcase 
local talent and house developmental programs 
for everyone. 

Public • The development does not disrupt the 
surrounding community in terms of traffic, noise, 
and obstruction to public transit. 
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3.0 Strategic Alignment 
The following section offers insight into how a potential arts and cultural centre correlates with 

overarching strategic objectives of the Town. At the time of writing this report, the Town was developing a 

new multi-year (2024-2028) Strategic Plan with the Downtown Business Improvement Area (BIA) 

Downtown Visioning Master Plan. Due to this constraint, Colliers referenced the Community Based 

Strategic Plan: Town of Collingwood (2020-2023)10. Meetings were held to ensure this report aligns with 

the upcoming Strategic Plan. The following goals were highlighted:  

◼ Create a transparent and accountable local government through continuously improving the 

Town’s financial context and building sustainability. 

◼ Support and manage growth and prosperity by seeking economic development that attracts 

youth, supports existing business and entrepreneurship.  

◼ Encourage cultural and arts diversity by growing the town’s arts and culture industry by promoting 

community events and festivals that enhance the experience of Collingwood.  

Financial Context and Sustainability: Collaboration across the Southern Georgian Bay region through 

tourism and arts/culture was an important component of the Community Based Strategic Plan. The 

regional impacts of the design, construction and operation of a new arts and cultural centre has the 

potential to support long-term sustainability. Tourism can support job creation, promote social integration, 

improve creative economy, and create business spin-offs (accommodations, food, and beverage, etc.). 

Further, having a large hall in the Town can attract exhibits and talent from neighbouring regions, in 

addition to attracting business and labour looking for excellent amenities.    

Support and Manage Growth: One of the best ways to attract new, permanent residents is to improve 

quality of life within the region. As found in previous research, participation in the arts or being an 

audience in the arts community positively correlates with an increase in mental well-being and/or life 

satisfaction11. The establishment of a new arts and cultural centre with educational, visual arts and 

performing arts spaces can facilitate this improvement in quality of life if made accessible to the 

surrounding community. Appropriate community and cultural facilities are part of a complete community, 

as envisioned by Collingwood’s 2023 Official Plan.  

Encourage Diverse Culture and Art Offerings: Currently, there is evidence to suggest that an arts and 

cultural centre may encourage increased community attendance to local events. While more than 100 

municipally- and community-presented events take place in Collingwood each year, including Sidelaunch 

Days, the Collingwood Festival for Canada, Collingwood Art Crawl, and L&O Summer Concert Series, 

previous surveys (as outlined in the PRC Master Plan) indicate that many Collingwood residents attend 

arts, heritage, and cultural events in neighbouring communities. Having a new venue will support the 

expansion of diverse community events and festivals. This in turn will help to recognize Collingwood’s 

unique heritage, while benefitting the South Georgian Bay region.  

 

10 Town of Collingwood. (2020). Community Based Strategic Plan. 

https://www.collingwood.ca/sites/default/files/uploads/documents/strategic_plan_2020_-_aoda.pdf 

11 Department of Canadian Heritage. (2016). https://publications.gc.ca/collections/collection_2018/pch/CH4-187-2016-eng.pdf 
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The proposed investment fits within the Town’s broader strategic context and contributes toward its goals 

to promote Collingwood as a great place to live and work12. A new arts and cultural centre will help to 

grow spending and satisfaction with experiences that celebrate the Town’s “Live More Now” lifestyle. 

Further, a new arts and cultural centre will increase revenue stemming from broader tourism as 

evidenced by the Ontario Arts and cultural Tourism Profile. Lastly, this project will grow awareness of and 

interest (investment) in working and investing in Collingwood as it becomes a hub for arts, culture, and 

entertainment. 

 

12 Town of Collingwood. (2020). Economic Development Action Plan: 2020-2025. 

https://www.collingwood.ca/sites/default/files/docs/Economic-Development/edap-v12-final_low_res.pdf 
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4.0 Environment Analysis 
Similar projects were researched to provide insights into the approaches other municipalities have 

adopted or are currently completing to address similar arts and cultural needs. Projects for comparison 

were selected based on whether they have been constructed within the last twenty years or are currently 

in development. Three projects stood out for the environment analysis: the FirstOntario Performing Arts 

Centre, the Fredericton Performing Arts Centre, and the Burlington Performing Arts Centre. Please note 

that in the context of this project, a “performing arts centre” is used interchangeably with “arts and cultural 

centre”. However, the business opportunity at hand concerns a hybrid performing arts centre that 

encompasses studios, galleries and more, that may not be present in a standard performing arts centre.   

FirstOntario Performing Arts Centre  

The FirstOntario Performing Arts Centre (PAC) was examined due to its location (St. Catherine’s, Ontario) 

and similar mission, which is to promote, develop and encourage performing arts. The PAC was designed 

to encompass 770 seats in the main hall, with an additional 304-seat recital hall and 199-seat film house. 

The project was completed in 2015, with LEED specifications without the distinction due to costs. The 

overall project required a $60M investment with funding from federal, provincial, and municipal 

governments. Donations exceeded the fundraising campaign goal by 50 percent. One lesson learned 

from the project was that the project should have been entirely completed before opening its doors to 

users and the community. After five years of operating, the PAC was still not commissioned.  

Fredericton Performing Arts Centre  

In June of 2023, the Fredericton City Council approved final designs and costs of a new performing arts 

centre. It is estimated that the provincial and federal governments will contribute a combined $46.6M 

toward the $82M project. The project designs encompass an 850-seat main hall, where size was 

determined based on desires to attract large-scale commercial shows. The project does not include 

parking as this approach was preferred for downtown retail and hospitality businesses who benefit from 

more pedestrian street life. Given that parking supply downtown is demanded by day-time office workers, 

there was an assumption that nearby lots will accommodate night-time visitors.  

Burlington Performing Arts Centre 

As recognized in the Collingwood Arts Centre Feasibility – Final Report (2023), the Burlington Arts Centre 

is operated as a business by a not-for-profit organization separate from the City of Burlington. However, 

the Centre receives approximately $1M annual from the City of Burlington. The programming of the facility 

includes 718 seats in a main hall with 150 seats in its recital hall which house 70-80 performances a year.  

In recent years, there have been governance challenges as noted by the Burlington City Council13. It was 

flagged that there were issues regarding the governance of the Burlington Arts Centre as indicated by 

vacancies and turnover on the Burlington Performing Arts Centre Board. In March of 2024, a governance 

report was completed, but it remains confidential. This underscores the importance of governance in the 

operations and performance of an arts and cultural centre.    

 

13 City of Burlington. 2023. Burlington Performing Arts Centre – Board Governance Review. ADM-22-23. 

https://burlingtonpublishing.escribemeetings.com/filestream.ashx?DocumentId=73031  
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Table 5. Comparable projects summary. 

 FirstOntario PAC Fredricton PAC Burlington PAC 

Completed? Yes No Yes 

Area (square feet) 95,000 71,741 62,000 

Main Hall (Seats) 770 850 718 

Recital Hall (Seats) 304 300 150 

Construction Start 2013 2024 2007 

Opening 2015 2026* 2011 

Energy Efficiency LEED Specs LEED** Gold LEED 

Capital Investment  $60M $82M $29M 

Federal Funding $18M $46.6M $4.5M 

Provincial Funding $18M -- $4M 

Municipal Funding $24M $22.6M $10M 

Fundraised 
Funding  

$7.8M $8M $11M 

* Estimated date of opening. 

** Designs are aiming for LEED certification.  

Other facilities that were reviewed include Richmond Hill Centre for the Performing Arts (opened 2009), 

The Rose Theatre (opened 2006) and the Young Centre for the Performing arts (opened 2006). Each 

facility typically encompassed main halls with between 300 – 870 seats and required a capital investment 

between $15M - $55M. The centres that had more seating (those within Brampton and Milton) were 

situated within cities with populations greater than 100K. For comparison, in 2024, the Town of 

Collingwood has a population of less than 30,000 people.   

When reviewing similar projects, three trends were discovered. The first trend is that municipalities that 

desired a new arts and cultural centre almost always were in the pursuit of economic benefits stemming 

from arts development and tourism attraction, or the desire for community outcomes such as improved 

opportunities for talent development and increased number of large events such as festivals, touring 

performances, etc. The second trend was the need for a  mix of funding from all levels of government to 

support the development of performing arts centres. It is not uncommon to see multi-million-dollar support 

from the arts community, as well. Lastly, collaboration is important in the development and operation of 

performing art centres. Partnerships can support the design development and review (non-profits and 

government agencies). Resident companies can offer ongoing programming in exchange for dedicated 

programming space.  

 

Figure 2. Summary of environment analysis trends. 

Purpose of Development

• Desire for economic benefits

• Desire for community outcomes

Funding for Capital Development

• Mix of funding

Collaborations

• Partnerships

• Resident companies
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5.0 Options Analysis 

5.1 Potential Options 

Potential options are described in the following section. However, only feasible options were further 

assessed after initial review. It is important to note that valid alternatives were not dismissed solely based 

on financial implications.  

5.1.1 Do Nothing 

If the arts and cultural centre is not developed, the Town may allocate municipal resources towards other 

community projects/needs/etc. As a result, the Town and region may continue to miss opportunities to 

attract more touring events or host large festivals, and local arts organizations (Cinema Club, Musicians 

Probus Clubs, etc.) will continue to operate in small spaces.   

5.1.2 Option Combinations 

Several options emerged that could constitute a combination of factors for the prospective arts and 

cultural centre: the site at which the development will occur, and the volume of main hall seating included 

in the project designs.  

SITE OPTIONS 

Four site options were identified throughout the project. Three were sites identified in previous feasibility 

study stages, while the last option emerged during the business case development as information 

regarding neighbouring lots became available. The options include lots on 140 Ste Marie St., 48 Ste 

Marie St., and 101 Pine St. with the addition of 84 Hurontario St.  

Table 6. Site location addresses and characteristics. 

 140 Ste Marie St. 48 Ste Marie St. 101 Pine St. 
101 Pine St. & 84 
Hurontario St. 

 Option 1 Option 2 Option 3 Option 4 

Area (sq. ft.) 35,260 30,500 39,200 45,406 

Parking Bays 79 74 93 93 

The fourth option includes combining the 84 Hurontario St. lot purchased by the Town in 2022, with the 

101 Pine St. lot. This allows the footprint of the site to increase to over 45K square feet which is 15K 

square feet larger than the smallest option at 48 Ste Marie St. Table 7 provides a breakdown of the 

benefits and challenges of each site location.  

• 48 Ste Marie Street

• 140 Ste Marie Street

• 101 Pine Street

Site Options

• 400 Seats

• 600 Seats

Main Hall Seating Options

Figure 3. Option combination factors. 
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Table 7. Site option benefits and challenges comparison summary. 

 Option 1 Option 2 Option 3 Option 4 

Benefits Potential to use the 
arena power 

This site is least 
likely to disrupt 
downtown 

The site is close to 
amenities 

Expands the size of 
the facility, allowing 
for increased 
programming 

Lot is between 
publicly owned 
laneways 

The site has public 
pathways 
surrounding the lot 

The parking is used 
less than the 140 
Ste Marie option 

Creates opportunity 
for a “multicultural 
hub” addition 
containing a tourism 
information centre 
and gallery space, 
etc. 

Lot is close to 
amenities 

The lot parking is 
used less than the 
other options 

There is clear 
access from 
adjacent street 

Designs can 
connect lots via a 
floor bridge while 
maintaining vehicle 
clearance 
underneath 

Challenges Lot doubles as 
parking for the 
Eddie Bush Arena 

A new 150 mm 
watermain is 
required 

Surrounded by 
privately owned 
laneways 

Powerlines will 
need to be adjusted 
on site  

There is a 
requirement that the 
Town may need to 
connect 150 mm to 
200 mm watermain 
for fire protection 

There is 
constrained loading 
access through 
laneway 

Electric parking 
stations must be 
relocated 

Work was done 
(concreate pad) to 
the Hurontario lot in 
2023 which will be 
demolished for the 
new development 

Electric vehicle 
charging stations 
were recently 
installed 

The site is partially 
constrained (for 
entrance and lobby) 

Transit terminal 
building must be 
relocated 

The development 
will replace the 
“Market Square” 
plan proposed in 
2022 

During the public consultation, it was apparent that parking is an important factor in the selection of the 

appropriate site location for the prospective arts and cultural centre. While the Pine St. options contain the 

greatest number of parking bays, the 140 Ste Marie St. option doubles as parking for the Eddie Bush 

Arena and is recorded to have a high utilization. When reviewing Option 2, it was discovered that while 

the parking utilization is lower than the other lots, the development will be constrained due to surrounding 

buildings, reducing the arts and cultural centres’ visibility, and restricting loading access. When reviewed 

internally with project stakeholders such as the Town project sponsors and the CACF, it was noted that 

the development must be designed to enable potential expansion, be in a central location, allow for 

multiple design solutions and allow for open and clear circulation at the entrances and lobby. 
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      Figure 4. Feasible option requirements. 

Further assessment of the sites was completed regarding traffic, transit, stormwater, and sanitary sewers. 

There are several similarities between each of the sites as they are located in proximity to one another. 

However, a few important differences are highlighted. 

Traffic: Pine St. is considered a “collector” roadway (8,500 vehicles a day on average), while Ste. Marie 

St. is considered a “local” roadway (3,000 vehicles a day on average), and a traffic impact study is 

required to identify improvements to the Town’s road network if required. All sites are within the 

downtown heritage destination area.  

Transit: All four sites are within the 300 metres walking distance of the downtown transit terminal. 

However, the terminal is located at 101 Pine St. and the facility will require relocation if the site is 

selected.  

Stormwater & Flooding: Ponding water is mostly within the roadways surrounding each property. The 

Town must obtain a Nottawasaga Valley Conservation Authority permit for each option. Schedule 3.1 

Natural Hazards of the Official Plan of the Town of Collingwood highlights that each of the sites are 

located within the Pretty River Floor Fringe (floodplain limits). In the 2022 Collingwood Town-wide 

Existing Conditions Scoped Stormwater Management Assessment, it was also noted that 48 Ste. Marie 

St. is at risk of flooding if a 100-yr storm occurs.  

Sanitary Sewers: Local sanitary sewers are in good condition and are not scheduled for replacement in 

the near future. The wastewater treatment plant will be undergoing a Class Environmental Assessment to 

design an expansion for the facility set to begin in 2024.    

 MAIN HALL SEATING 

Phase 2 of the Feasibility Study previously completed indicated a strong preference for a 400-seat main 

performance hall as determined through community consultations. However, throughout the business 

case development, there was strong preference to investigate a larger main hall with 600 seats given the 

population growth trends in the region, as well as the desire to attract name acts. Both seating options 

can fit within each of the site locations previously identified. 

5.2 Feasible Options 

Two feasible options were identified throughout the engagement with the Town and the CACF. The 

options are outlined below with evidence for the achievement of the goals outlined in Section 2. – 

Business Outcomes. 

Be in a central location that 
showcases the investment

Allow for open and clear circulation at 
entrance and lobby

Allow for multiple design 
solutions

Be designed to enable potential 
future expansion
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5.2.1 Preferred Seating 

Upon review of regional halls and theatres, it was noted that there is limited supply of spaces for large 

events. There are several venues comprising the inventory of 200-seat halls and theatres within the 

South Georgian Bay area (see Fig. 5). Many of the facilities in the assessment are multi-functional and 

not designated arts centres (such as community halls or community centres). Theatres in the South 

Georgian Bay area have on average, 250 seats 

Wasaga Beach recently unveiled a new twin-pad arena designed for large events (900 seats) such as 

sports games, concerts, and cultural events. Wasaga Beach also anticipates building a new community 

300-seat theatre as part of a new high school (the first in the community). The theatre will be used by 

students during the school day, and the community during the evenings and on weekends. As the town is 

expecting to double its population in three decades, the new high school and amenities are needed to 

accommodate the growing number of students.  

 

Though there are developments anticipated in the South Georgian Bay region, there is still opportunity to 

establish a “cultural hub” within the Town of Collingwood specifically dedicated to the visual and 

performing arts. Given that the Town of Collingwood’s population is expected to rise to 42,000 by 2051, 

and through consultation with the project stakeholders, it was concluded that a larger 600-seat main hall 

is strategic in supporting economic development, and the growing arts and culture community.  

5.2.2 Preferred Site 

Due to the site constraints of 140 Ste Marie St. (Option 1), it was disqualified for comparison. While the 

option is slightly larger than the other lot on Ste Marie St., it is often used for the neighbouring arena. 

Overall, the site borders the area, public pathways and a private parking lot creating additional constraints 

to a prospective arts and cultural centre. Furthermore, the new development would only have one façade 

facing the public. This leaves two remaining sites (three options). Diamond Schmitt Architects (DSAi) 

provided a comparison of the two sites from a design perspective as summarized in Table 8.  

Table 8. Site comparison with a design perspective (Diamond Schmitt Architects, 2024). 

Evaluation Criteria  101 Pine St. 48 Ste Marie St. 

Site Characteristics    

Transportation and 
Loading access 

 Clear access from adjacent 
street 

Constrained access through laneway 

0

1

2

3

4

5

Regional Facility Inventory

Figure 5. Clustered column graph of regional facility inventory by seat capacities. 
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Evaluation Criteria  101 Pine St. 48 Ste Marie St. 

Character and Site 
Context 

 Compatible with 
commercial/residential 
context 

Compatible with commercial/residential 
context 

Contextual Building 
Height 

 2 levels 3 levels due to site footprint 

Underground 
Parking Size 

 100 stalls 70 stalls 

Space Planning    

Entrance and Lobby  Open and clear circulation Partially constrained 

Layout Design 
Flexibility 

 Multiple design solutions 
possible 

Design solutions are constrained: the main 
hall is restricted to north-south orientation  

Potential for 
Expansion 

 South and Northeast with 3 
level options 

Constrained footprint, currently overhanding 
above the east sidewalk, partial 3rd level 
expansion possible 

Design Expression    

Façade   2 facades adjacent to streets 1 façade adjacent to street 

The design of new arts and cultural centre on 48 Ste Marie St. will be constrained by factors such as site 

footprint and bordering buildings obstructing visibility. Furthermore, 48 Ste Marie St. has a higher flooding 

risk if a 100-yr storm occurs, risking underground parking challenges. Conversely, the designs for the 

Pine St. options have more flexibility in terms of number of levels, layout, and orientation of the entrance. 

Based on the site analysis, the two remaining options assessed were Options 3 and 4 (101 Pine St., and 

101 Pine St. with 84 Hurontario lot).  

 

 

5.3 Options Functional Programming  

Colliers partnered with Diamond Schmitt Architects to develop the concept designs for the arts and 

cultural centre options, building on the work completed by Nordicity. Through consultations with the 

CACF, spaces required within the facility were identified. DSAi provided high-level blocking and stacking 

options for the 101 Pine St. option, and the 101 Pine St. with 84 Hurontario option. Appendix 2 provides 

the site plans, floor plans, massing illustrations and functional program. Please note that the designs are 

for demonstrative purposes and are not final.  

During the public engagement, the Town and region emphasized the importance of the arts and cultural 

centre to be a place to reflect the surrounding cultural heritage. To achieve this, the project team 

compiled a list of “must need” spaces and “should have and could have spaces” to support this goal and 

the overarching vision. Each option consists of a 300-seat recital hall approximately 4,700 square feet in 

size to support small gatherings, rehearsals, and community gatherings. Each option also encompasses 

an outdoor area; however, Option 4 has additional space allocated for a terrace on 84 Hurontario St. (see 

Fig. 6).  

Options for Further Comparison: Option 3 & Option 4 

From this point forward in the report, Options 3 and 4 will be referred to as Options 1 and 2, 

respectively, as the original Options 1 and 2 were eliminated from consideration through the 

discovery process. All appendices to this report will refer to the new Options 1 and 2, 

respectively. 
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101 Pine St. (Option 1) 101 Pine St. with 84 Hurontario St. (Option 2) 

 

 
Figure 6. 3D Views of options (Diamond Schmitt Architects, 2024). 

The total net areas including additional spaces for Options 1 and 2 are 61,700 square feet and 73,458 

square feet, respectively (Table 9). Two-level parking is provided in the concept designs, adding 48K 

square feet to accommodate over 102 bays (72 on the first level, and 37 on the second level).   

Table 9. Simplified functional program for Option 1 and Option 2. 

Space Option 1 Option 2 

 Sq. ft. Sq. ft. 

Lobbies and Public Space   

Lobbies   

Lobby Support   

Total Lobbies and Public Spaces 19,572 26,577 

 Multi-purpose Room   

Total Classroom/Lecture/Meeting Space 4,778 4,778 

Main Hall    

Main Hall and Stage   

Main Hall Backstage   

Total Main Hall 20,942 21,695 

Black Box   

Blackbox (300 flexible seating)   

Total Black Box 4,797 4,727 

Administration   

COE Offices   

Copy Centre   

General Administration   

Total Administration 2,029 2,029 

Building Services   

Total Building Services 2,905 2,905 

Should Have and Could Have Spaces   

Outdoor Component 2,828 5,182 

Additional Office and Catering 0 1,632 

Additional Offices and Catering 1,514 2,459 

Retail and Market Space 2,234 1,474 

Apartment for Artists  0 0 
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Space Option 1 Option 2 

Parking (100 Cars x 350 sq.ft./Car) 48,366 48,366 

Total Net Area 55,023 62,710 

Total Net Area and Additional Spaces 61,700 73,458 

Total Net Area and Additional Spaces and Parking 110,066 121,824 

Grossing Factor 1.75 1.75 

Total Gross Area 96,291 109,743 

Total Gross Area and Additional Spaces 107,974 128,552 

Total Gross Area and Additional Spaces and 
Parking 

192,615 213,192 

Option 2 consists of a skywalk to support connecting a “community and cultural hub” to the main facility. 

The 84 Hurontario St. lot will consist of additional office space for arts organizations looking to rent and 

collaborate, additional galleries, a café/catering space and potentially retail space. The intent of the 

additional programming is to establish the facility as an all-day space to draw people, emphasizing its 

significance as a community hub. 



 

 21 701112 - CACC - Business Case Report 
P1702-1810324498-52 (5.0) 

6.0 Business and Operational Impacts 
There are a wide range of impacts that a new arts and cultural centre may have on the Town of 

Collingwood and the surrounding region. Impacts were assessed according to each stakeholder, for each 

design concept option. To supplement the assessment, a socio-economic impact analysis was also 

completed to evaluate social, economic, and cultural impacts of the development on the community.  

6.1 Impacts on Stakeholders 

Table 10 provides a brief description of the impacts of each option on stakeholders identified previously. It 
is likely that the surrounding community and businesses may experience disruptions during the 
construction phase of the prospective project. The Town will be required to adjust internally to provide 
appropriate resources (staffing and finances) to support the planning phases of the projects.  
 
Table 10. Business and operational impact assessment for each option and stakeholder. 

Stakeholders Option 1 Option 2 

Primary Internal   

The Parks, Recreation and 
Culture Department 

• Shift in the priorities outlined in 
the Department’s strategic plans.  

• See Option 1.  

Primary - External   

Fundraising Cabinet • Necessity for staff training. • See Option 1.  

Downtown Collingwood BIA 
Board of Management 

• The Pine St. lot will be under 
construction.  

• The Hurontario lot will be 
redeveloped/under 
construction, removing 
flower beds, bike racks, 
etc. 

Secondary Internal   

Council, Planning and Building 
Services 

• Less resources (financial) during 
planning and construction. 

• See Option 1. 

Collingwood Heritage Committee • Involvement of the committee is 
likely throughout design to 
ensure local heritage is 
integrated. 

• See Option 1.  

Economic Development • Option 1 requires less of a 
capital investment. 

• There are more 
opportunities for the Town 
to attract tourism with the 
“multicultural hub” 
attachment. 

Secondary External   

Arts Foundations and Non-profits • Potential for partnerships.  

• New partnerships as a result of 
communal space. 

• See Option 1. Potentially 
additional space to house 
foundations/non-profits. 

Local Artistic Community • Additional space to connect, 
perform, educate, and learn. 

• See Option 1.  

Public • Farmer’s market will be 
displaced. 

• Farmer’s market may move 
indoors once the development is 
completed. 

• Loss of sales due to construction 
interruptions. 

• The Hurontario Lot no 
longer offers an outdoor 
community space. 



 

 22 701112 - CACC - Business Case Report 
P1702-1810324498-52 (5.0) 

6.1 Socio-Economic Impact Analysis 

Colliers completed a baseline analysis of the Town to understand and predict the socio-economic impacts 

of the new development. Both qualitative and quantitative analyses were undertaken to understand how 

indicators such as GDP, quality of life, pollution and other factors could change during the construction, 

and subsequent operation of the new arts and cultural centre.  

6.1.1 Baseline Conditions 

POPULATION 

Statistics Canada census results indicate the Town has a population of 26,563 people (2023) with an 

average income of $99,623 a year. It is projected that the Town will have a population of 32,226 by 2033. 

It was also noted that 18 percent of households spend more than 30 percent of their income on shelter, 

reducing disposable outcome.  

ECONOMIC 

The labour force consists of over 13,757 individuals, 13,244 are employed14. The most popular 

occupation type relates to sales and service occupations (retail trade). The arts, entertainment and 

recreation industry consist of 467 individuals. 

HEALTH AND WELL-BEING 

The community well-being index measures the well-being for individual communities across Canada and 

is based on four components: education, labour force activity, income, and housing. The Town’s score is 

84 indicating a strong community well-being (2021)15.  

PROJECT DESCRIPTORS 

Several facility details are shared between Option 1 and Option 2. The facility lifespan is estimated to be 

50-years, however the quality of materials chosen in the Design Phase will provide more clarity regarding 

the longevity of the infrastructure. The construction is likely to start in 2027 and last two years. Once the 

facility is opened, an estimated 100,000 visitors a year is predicted based on programming and number of 

tickets anticipated to be sold cumulatively. Other theatres in Southern Ontario (the City of Burlington) see 

performing arts centre attendances anywhere from 70,000 to 122,00016.  

Table 11. Project financial details for each option. 

Project Details Unit Option 1 Option 2 

Capital Costs    

Total Initial Capital Investment $ 80,460,632 91,641,519 

Anticipated Grant Proportion % 75 75 

The Town’s Capital Investment (inc. Grants) $ 30,115,158  32,910,380  

Annual Operating Costs    

 

14 Town of Collingwood. (2023). Town of Collingwood 2023 Community Profile (p.g. 21). 

https://www.collingwood.ca/sites/default/files/uploads/documents/2023_collingwood_community_profile.pdf 
15 Stats Canada. (2021). Community Well-Being (CWB) Index – Table View. https://www.sac-isc.gc.ca/SAC-

ISC/CWB/cartovista/map/accessibility/en/CWB.html#Ontario 
16 The Burlington Performing Arts Centre. (2022). 2022 Burlington Performing Arts Centre Annual Report. 

https://burlingtonpac.ca/wp-content/uploads/2023/06/BPAC-2022-Annual-Report-Web.pdf 
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Project Details Unit Option 1 Option 2 

Operations, Maintenance  $ 2,703,523 3,047,601 

Depreciation Rate/year % 2.1 2.1 

Depreciation Cost/year $ 1,666,898 1,897,679 

Total $ 4,370,421  4,945,280  

VALUED SOCIO-ECONOMIC CHARACTERISTICS 

Table 12 summarizes the Town’s current state according to several selected valued socio-economic 

indicators (cultural, economic, and social).  

Table 12. Valued socio-economic indicators baseline conditions. 

Valued Socio-
Economic Impacts 

Indicator Current State 
Source 

Community and 
Cultural Group 
Cohesion 

Public participation - Voting turnout. 39.68% 2022 Election 
Results 

Cultural 
Maintenance 

Programs, performances, and art 
offered at the centre. Survey results. 

55% PRC Master Plan 

Change in Social 
And Cultural 
Makeup of 
Collingwood 

Migrants to Collingwood (percent of 
population)  

8.8% 2023 Community 
Profile 

Economic Output GDP from tourism (hotels, restaurants, 
etc.): Export value of Tourism. 

95,265,585.00  Economic 
Development Action 
Plan 2020-2025 

Skills Development Education and training: percentage of 
population with some post-secondary 
training/education. 

91% 2023 Community 
Profile 

Inclusivity Plans and strategies in place for 
promoting regional and indigenous 
employment. Participation rate of 
current indigenous labour force. 

58% Stats Canada: 
Ojibway Nation of 
Saugeen  

Population Estimated changes in local populations 
caused by proposed centre. 

26,500 Stats Canada 

Quality of Life Attendance and participation in 
programs and events (1371 
participated in survey).  

66.3% PRC Master Plan  

Historic Land Use Pine St.: Farmer's Market potential 
revenue based on vendor participation.  

 $433,650 Town of 
Collingwood By-law 
Services Division 
Collingwood 
Downtown Famers' 
Market Info Package 

Historic Land Use Pine St.: Replacing parking with 
underground parking. Current 
estimated annual revenues. 

 $181,350 Parking Rates 
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6.1.2 Benefits 

The benefits of the two options have been estimated using assumptions that are acknowledged to carry 

some risk at the time of the assessment. To start, the one-time labour benefit is likely to account for 10 

percent of the Town’s initial capital investment. In addition, the per ticket consumer surplus was assumed 

to be a five percent more than estimated revenues projected (see the Operating Performa section on 

page 32). The assumed ticket prices may be lower than what consumers are willing to pay, and therefore 

there may be untapped revenue. Remaining inputs have been retrieved from previous feasibility phases. 

Table 13. Annual net community benefits. 

Performance Metrics Option 1 
($CAD) 

Option 2 
($CAD) 

Details 

Operating Costs (Annual)    

Total Operating Costs 4,338,698  4,917,574  Operational costs including 
depreciation 

Beneficial Impacts    

One Time Labour Benefit 
(Construction) 

 2,011,515  2,291,037  Percentage of the Town’s capital 
investment 

Community Benefits    

Consumer Surplus  2,781,476   3,142,758  Assuming that the surplus is five 
percent higher than estimated 
revenues 

Revenues  3,300,000   3,300,000  Predicted annual revenue 

Tourism Benefit  347,096   393,406  Forecasted in previous feasibility 
phase 

Labour Benefit  9,077,597   9,829,267  Estimated benefit of reducing 
unemployment 

Total Benefits  4,738,899   4,911,692   

Annual Net Community 
Benefits 

 2,781,476   3,142,758   

 

Performance metrics are presented in Table 14 for each option. While the performance metrics indicate 

positive benefits of each option, it is anticipated that the facility will require a municipal subsidy 

approximately 30 percent of the budget each year. If the facility has a 30-year life cycle, the annual 

present value over fifty years was assessed. Over the lifecycle, the monetary benefits (consumer surplus, 

tourism, labour) per dollar of the Town’s capital investment is estimated to be approximately $7 and $6 for 

Options 1 and Options 2, respectively.  

Table 14. Performance metrics of each option. 

Performance Metrics Option 1 
($CAD) 

Option 2 
($CAD) 

Details 

Present Value Community 
Benefits 

81,945,196  84,933,145 Present value of a 30-year flow of 
annual net benefits to the community 

Grants (Present Value)  59,532,056   67,774,235   

Benefit of Induced 
Economic Activity (Non-
Residential Construction) 

 1,279,503   1,326,157   

30-Year Total Beneficial 
Impacts Net Costs 

 142,756,755  154,033,538  Present value of net community 
benefits and benefits of induced 
economic activity 
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Benefits Per $ of the 
Town’s Investment 

 7.10   6.72  30-year total beneficial impacts net of 
costs / the Town’s initial capital 
investment 

COMMUNITY AND CULTURAL GROUP COHESION 

The construction of an arts and cultural centre provides the benefit of regular scheduled events in the 

community throughout the year. The events create an opportunity for community members to congregate, 

share experiences, and socialize with each other. Increasing access to community social events leads to 

stronger community bonds, improves sense of belonging, and social integration especially for new 

Canadians17. These positive impacts drive a sense of group solidarity that can result in greater levels of 

civic and political participation, such as increased voter turnout18. From the 2018-2022, the Town’s voter 

turnout in the Mayoral election decreased by approximately 8 percent, indicating that social cohesion has 

declined over the years19. In addition, 6 in 10 Canadian voters believe that local government doesn’t do 

enough to support the arts in their community20. The development of an arts and cultural centre can serve 

as a tool to drive political participation and communicate to community members the value their leaders 

place on increasing community participation.   

CULTURAL MAINTENANCE 

The arts serve as a valuable tool to communicate and maintain historical and cultural knowledge and 

insights. Arts attendance across all Canadians is approximately 73 percent, presenting it as an effective 

means of communication culture. It can also be used as a tool towards Indigenous Reconciliation21. 

Indigenous communities in Canada are greatly affected by a lack of cultural knowledge and wisdom 

transfer within their communities leading to a wider gap of cultural understanding within Canada. Amongst 

Indigenous Peoples in Canada, there is a 72 percent attendance rate of arts and culture events (similar 

data was not available for the Southern Georgian Bay population). There exists a unique opportunity to 

support the maintenance, sharing, and promotion of  Indigenous communities by developing a community 

involvement in arts and actively engaging Indigenous artists and communities to be part of the unique 

opportunity of facilitating an artistic hub22.  

ECONOMIC OUTPUT AND JOB CREATION 

Canadian performing arts GDP output was estimated to be $3.6 billion dollars in 2023, demonstrating the 

economic potential of investing in the arts. Based on a 30-year analysis period, estimates of direct and 

induced economic impact, labour income, and other economic indicators were estimated for each option 

presented in Table 15. In addition to the economic benefits outlined, there will be a positive impact in 

 

17 University of Luxembourg. (2023). Empowerment through liquid Integration of Migrant Youth in vulnerable conditions (MIMY). 
MIMY. https://www.mimy-project.eu/outcomes/public-deliverables  

18 Geys, B. (2006). Explaining voter turnout: A review of aggregate-level ... Explaining voter turnout: A review of aggregate-level 
research. https://wzb.eu/system/files/docs/sine/electoral_studies_25_4.pdf  

19 Town of Collingwood. (2022). Municipal election. Town of Collingwood. https://www.collingwood.ca/council-government/elections   

20 Ipsos Karian & Box. (2007). Ipsos | Global Market Research and Public Opinion Specialist. Canadians Assess Arts And Culture In 
Their Community. https://www.ipsos.com/en-ca/canadians-assess-arts-and-culture-their-community  

21 Hill, K. (2022). Demographic patterns in Canadians’ arts participation in 2016. Hill Strategies Research Inc. 
https://hillstrategies.com/resource/demographic-patterns-in-canadians-arts-participation-in-
2016/#:~:text=Consistent%20with%20the%20overall%20finding,for%20non%2Dracialized%20men  

22 Nixon, L. (2022). A culture of exploitation: A CULTURE OF EXPLOITATION: “Reconciliation” and the Institutions of Canadian Art. 
https://yellowheadinstitute.org/wp-content/uploads/2020/08/l-nixon-special-report-yellowhead-institute-2020-compressed.pdf  
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demand for living nearby amenities. This may lead to increases in property values and higher municipal 

tax revenues which can be re-invested into the community.  

Table 15. Performing art key economic indicators. 

Performance Metrics Option 1  Option 2  Details 

GDP (Direct Impact) $76,561,000 $86,966,000 Present value of direct GDP impact on 
the Canadian economy 

GDP (Indirect Impact) $89,872,000 $93,465,000 Present value of indirect GDP impact on 
the Canadian economy 

GDP (Induced Impact) $55,380,000 $60,641,000 Present value of induced GDP impact on 
the Canadian economy 

Total GDP Impact 
(Closed Impact) 

$221,813,000 $241,072,000 Present value of direct, indirect, and 
induced GDP on the Canadian 
economy 

Labour Income (Direct 
Impact) 

$62,896,000 $71,626,000 Present value of direct labour income 
created in the Canadian economy 

Labour Income (Indirect 
Impact) 

$57,837,000 $60,221,000 Present value of indirect labour income 
created in the Canadian economy 

Labour Income (Induced 
Impact) 

$26,213,000 $28,709,000 Present value of induced labour income 
created on the Canadian economy 

Total Labour Income 
(Closed Impact) 

$146,460,000 $160,024,000 Present value of labour income from 
direct, indirect, and induced labour 
income in the Canadian economy 

Employment, Full-Time 
Equivalent (Direct Impact) 

950 1,087 Number of full-time equivalent jobs 
directly supported in the Canadian 
economy (construction and operations) 

Employment, Full-Time 
Equivalent (Indirect 
Impact) 

722 750 Number of full-time equivalent jobs 
indirectly supported in the Canadian 
economy 

Employment, Full-Time 
Equivalent (Induced 
Impact) 

373 409 Number of induced full-time equivalent 
jobs in the Canadian economy 

Total Full-Time 
Equivalent Jobs 
Supported (Closed 
Impact) 

2,045 2,246 Total number of full-time jobs 
supported in Canadian economy 

Taxes on Production 
(Closed Impact Federal) 

$130,000 $144,000 Present value of tax revenue collected 
from sum of direct, indirect, and induced 
economic output from arts production 

Taxes on Production 
(Closed Impact Provincial) 

$2,853,000 $3,140,000 Present value of tax revenue collected 
from sum of direct, indirect, and induced 
economic output from arts production 

Taxes on Production 
(Closed Impact Municipal) 

$8,672,000 $9,581,000 Present value of tax revenue collected 
from sum of direct, indirect, and induced 
economic output from arts production 

Total Tax on Production 
(Closed impact) 

$11,655,00 $12,865,000 Present value of tax collected on arts 
production 

Taxes on Products 
(Closed Impact Federal) 

$6,398,000 $6,795,000 Present value of tax revenue collected 
from sum of direct, indirect, and induced 
economic output from product sales 
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Performance Metrics Option 1  Option 2  Details 

Taxes on Products 
(Closed Impact Provincial) 

$13,947,000 $15,038,000 Present value of tax revenue collected 
from sum of direct, indirect, and induced 
economic output from product sales 

Taxes on Products 
(Closed Impact Municipal) 

$576,000 $675,000 Present value of tax revenue collected 
from sum of direct, indirect, and induced 
economic output from product sales 

Total Tax on Product 
(Closed Impact) 

$20,920,000 $22,508,000 Present value of collected taxes from 
sum of direct, indirect, and induced 
product sales 

*Completed using Heritage Canada Arts and Culture Economic Model, assumes a 4% inflation rate over a 30-year lifecycle*                    

*Definition (Direct GDP): GDP impact from consumer, employee, and institutional spending*                                                   

*Definition (Indirect GDP): GDP impact from supply chain spending within the economy*                                                                  

*Definition (Induced GDP): GDP impact from spending within the economy on goods and services derived from direct and indirect 

economic impacts* 

POPULATION & CULTURAL MAKEUP 

Canada prides itself as being a nation of nations and this is reflected in the development and promotion of 

the nation’s multicultural activities in the arts. As such, there is a growing number of immigrants 

participating in the arts and culture field. Approximately 26 percent of immigrants are employed in the 

theatre industry, 25 percent as artisans and craftspeople, 24 percent as painters, sculptors, and other 

visual arts, 24 percent as graphic designers and illustrators, and 22 percent as photographers23. The art 

industry as a result, is a key industry that has allowed Canada to attract international tourists seeking to 

experience the diversity of cultural and artistic expression this country holds. Embodying the hallmarks of 

a multicultural community through the development of arts and culture will also serve as an opportunity to 

attract a wider group of local tourists from some of Canada’s ethnically diverse communities. Historically 

in Canada, artistically vibrant cities have grown the fastest, and as a result, has seen increases in local 

tax revenues and public spending capacity24.  

QUALITY OF LIFE 

Attendance and participation in arts and cultural events has been shown to boost mental health. 

Engagement has also been shown to increase a person’s ability to cope with mental health problems in 

everyday life25. Amongst Canadians, participants in arts were 4 percent more likely to be in very good or 

excellent health when compared to those who are unable to attend or participate26. A reduction in mental 

health needs resulting from access to more social activities in the community can in the long run reduce 

the strain on local mental health resources and boost happiness levels.  

 

23 Government of Canada, Refugees and Citizenship Canada. (2022, August 8). Immigration matters in arts and culture. Canada.ca. 
https://www.canada.ca/en/immigration-refugees-citizenship/campaigns/immigration-matters/growing-canada-future/arts-
culture.html  

24 Canada Council for the Arts. (2002, May). Overview of key demographic trends - possible impact on ... Canada Council for the 
Arts. https://canadacouncil.ca/-/media/Files/CCA/Research/2003/11/demograph_EN.pdf  

25 Fancourt, D. D. (2023, March). Home. National Organization for Arts in Health. https://thenoah.net/wp-
content/uploads/2023/08/Arts-and-population-health-FINAL-March-2023.pdf  

26 Canadians’ arts participation, health, and well-being. Canada Council for the Arts. (2021, March 15). 
https://canadacouncil.ca/research/research-library/2021/03/canadians-arts-participation-health-and-well-being  
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7.0 Risk Assessment 
Colliers identified risks throughout the engagement. For each risk, a probability of the risk occurring, the 

impact it may have on each option and the risk response are offered. Figure 6 provides the risk 

assessment legend. 

 
Figure 7. Risk assessment legend. 

7.1 Options Comparison 

A risk assessment was completed for Options 1 and 2 for comparison purposes as displayed in Table 16. 
Options risks assessment. While individual response strategies have been offered for each risk under 
each option, response strategies can be combined to support the design, construction and operations of 
the prospective arts and cultural centre. 

Table 16. Options risks assessment. 

Risk Assessment Option 1 Option 2 

# Risk Probability Impact Probability Impact 

1 Design     

1.1 Design Complexity: The 
complexity of the option design 
may pose additional land use 
planning costs, construction 
costs and require additional 
time for completion 
(applications/appeals).  

Medium Medium High High 

 Response Mitigate: Include design 
and construction 
contingencies for 
unexpected challenges. 
Allocate buffer time within 
the schedule.  

Mitigate: Adopt a project 
methodology that allows 
builders to be involved in the 
design phase to enable 
collaboration for cost-effective 
process and timely completion.  

1.2 Scope Change: New 
stakeholders may emerge, and 
request changes or 

Medium Medium Medium High 

Probability of Risk:

High the event is highly likely 
to occur

Medium the event is likely to 
occur

Low: the event is not likely to 
occur

Impact of Risk

High: the event has a 
significant impact to the 
option

Medium: the event will 
impact the option

Low: the impact is relatively 
minor to the option

None: there is no impact

Risk Response

Accept: Recognize the risk 
but take no immediate action.

Mitigate: Reduce the risk's 
likelihood or impact.

Transfer: Shift the risk to a 
third party.

Avoid: Change plans to 
eliminate the risk.
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Risk Assessment Option 1 Option 2 

# Risk Probability Impact Probability Impact 

stakeholders may request late 
changes.  

 Response Mitigate: Finalize a list of all 
organizations, partnerships 
and non-profits who will be 
using the space in the 
Planning Phase.  

Mitigate: Effectively 
communicate and collaborate 
with project stakeholders and 
Indigenous communities. 
Clearly define scope.  

2 Surrounding Community  

2.1 
 

Traffic: Construction activities 
will be close to nearby 
buildings. There is potential for 
construction traffic complaints, 
negatively impacting 
perspectives on project. 

Low Low Medium Low 

 Response Mitigate: Plan construction 
hours and traffic 
accommodation strategies. 

Mitigate: Conduct a traffic 
analysis for Hurontario St., Pine 
St. and Second St. Plan 
construction hours and traffic 
accommodation strategies. 

2.2 Pedestrian Safety: Pedestrians 
may trespass onto site or try to 
use existing laneways. Work 
may be stopped, delaying 
schedule.  

Low Low Medium High 

 Response Mitigate: Add site security.  Mitigate: Provide signage and 
promote the project to ensure 
surrounding community is 
aware of changes to the link 
between downtown and Pine St. 

3 Operations   

3.1 Governance: There may be 
governance issues that may 
create challenges in 
maintaining the facility and 
functions. 

Medium Medium Medium Medium 

 Response Transfer: Establish an 
arm’s length organization to 
take over the facility after 
the Municipality operates it 
for 3-5 years. 

Transfer: Establish a Board in 
advance of opening. Hire a 
consultant to develop a Board 
Governance Framework that 
outlines roles, public 
accountability, fundraising 
expectations, competencies, 
etc.  

3.2 Expectations: Stakeholder 
requirements and expectations 
may burden the operations and 
finances of the Town.  

High Medium High Medium 

 Response 
Mitigate: Define a cost-
effective solution. 

Mitigate: Establish partnerships 
with arts and cultural 
organizations to support the 
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Risk Assessment Option 1 Option 2 

# Risk Probability Impact Probability Impact 

expanded functional 
programming on Hurontario St.  

4 Infrastructure Delivery     

4.1 Unforeseen Site Conditions: 
Unforeseen conditions 
(geotechnical) of the site may 
require additional work.  

Medium Medium Medium Medium 

 Response  Avoid: If unfavourable 
conditions exist, the design 
can be modified early to 
accommodate (no parking 
for example).  

Mitigate: Complete a thorough 
site investigation upon project 
approval. Follow 
recommendations as design 
progresses. 

7.2 General Project Risks 

Table 17 offers risks that will be present for both options if the project continues forward. Risks were 

categorized according to the impacts on the Town, funding, and construction. The most likely and 

impactful risks include those relating to project approval and the Town’s competing priorities. It is 

important to align the project with the strategic mission of the Council and Town.  

Table 17. Project risk assessment. 

Risk Assessment Arts and Cultural Development Project 

# Risk Probability Impact Response 

1 Town of Collingwood    

1.1 Political Risks: Delays are 
possible if there is a shift in 
priorities, budget shortfalls 
or legal challenges. 

Medium High 

Mitigate: During the planning stage, 
identify variables that may arise from 
political decisions.  

1.2 Project Continuity: The 
Town may not have 
resources to carry 
knowledge over throughout 
the project. 

High Medium 

Mitigate: The Town is recommended to 
build a team that will be active throughout 
the project lifecycle to ensure continuity of 
knowledge and advocacy for the project. 
This may require hiring additional staff. 

1.3 Competing Priorities: There 
is potential for the project to 
divide the community as 
there are competing 
projects (water treatment 
plant expansion and multi-
use recreation facility). 

High High 

Mitigate: Emphasize the monetary 
benefits of the project (tourism, creative 
economy, labour force, etc.).  

1.4 Outcome Risk: There is a 
possibility that the facility 
does not attract events and 
artists as desired. 

Medium High 

Mitigate: Invest in marketing and use 
social media platforms to advertise 
upcoming performing arts events. Gather 
audience feedback to ensure content 
planning reflects the desires of the 
community. 

2 Funding    

2.1 Securing funding: Securing 
funding may be a Medium High 

Mitigate: Develop an inventory of 
government funding in conjunction with 
the fundraising campaign.  
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Risk Assessment Arts and Cultural Development Project 

# Risk Probability Impact Response 

challenge, risking the 
feasibility of the project. 

2.2 Fundraising: There are 
potentially negative impacts 
on donations if the 
campaign target is too high 
or too low.  

Medium High 

Mitigate: Using Nordicity’s initial research 
and findings, start with a target of $5M - 
$10M and reassess once the project has 
been approved, and gains momentum 
within the community. 

2.3 Approvals: The project may 
not be approved by 
Council.  

Medium High 
Mitigate: The project must be clearly 
aligned with the Council’s priorities and 
major planning frameworks.  

3 Construction     

3.2 Limited internal Capacity: 
There may be limited 
capacity for infrastructure 
delivery to manage current 
workload. 

Medium High 

Planning must occur to develop 
resourcing capacity within the Town for 
large project delivery. Additional staff may 
be required. 

3.3 Supply Chain Issues: There 
may be issues with the 
supply chain of materials 
and equipment. This may 
lead to delays. 

Medium High 

Develop a diversified list of vendors and 
coordinate with vendors to ensure 
accurate delivery dates. Preorder items 
where possible.  

7.3 Risk of Status Quo 

There are many risks associated with continuing with the status quo. While other projects may support 

increasing GDP, it is noted that in Canda, the live performance domain contributed $3.6 billion to the 

Canadian GDP. The same domain accounted for over 78K jobs in 2023.27 In terms of the missed public 

benefits and social impacts, the Town will lose opportunities to bring people together, attract local and 

external talent, and improve quality of life for those who participate and benefit from arts and cultural 

programming. Many of the benefits of the project outlined in Chapter 6: Business and Operational 

Impacts will be lost if nothing is done.  

 

27 Statistics Canada, Table 36-10-0452-01 Culture and sport indicators by domain and sub-domain, by province and territory, 

product perspective. Release date: 2023-06-26. Calculations by CAPACOA. 
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8.0 Cost/Benefit Analysis 

8.1 Capital 

A Class D estimate associated with each option was developed (see Appendix 3). Including for all direct 

construction costs determined at the conceptual design stage, the estimates provide a comprehensive 

statement of requirements and are estimated to be within a 20-30% margin. The following table outlines 

the high-level capital costs for Option 1 and 2. 

Table 18. Capital costs for Options 1 and 2. 

Cost Component Option 1 Option 2 

A1 Building  59,321,941  

A2 Site 2,275,426  

B1 Building  57,441,633 

B2 Site  2,632,289 

B3 Support Building and Connection Bridge  12,704,526 

Total 61,597,367 72,778,448 

Parking 18,863,265 18,863,071 

Assumptions for the capital cost estimate include a General Contractor’s Overhead at 10 percent, 

General Contractor’s Fees at 5 percent, and Bonding and Insurance at 1.5 percent. Further, 

contingencies were encapsulated in the final estimates with an Estimating and Design Contingency of 15 

percent, Construction Contingency at 10 percent and Escalation Contingency to June 2026 (two years) 

at 7 percent.  

The overall project costs including consultant fees, soft costs, escalation reserves and risk allowances for 

Options 1 and 2 are an estimated $90.7M and $107.7M, respectively. These estimates are based on 

percentages of the capital cost: 14 percent consultant fees, 1 percent soft costs, 7 percent escalation 

and 2.5 percent taxes. The overall project cost includes costs relating to consultants and design phases 

but does not incorporate costs for the fundraising specialist. A fundraising specialist may charge 5 

percent of the total funds raised or charge a fixed fee for the duration of the campaign.  

8.2 Operating Performa 

A pro forma was used to examine revenue (Table 19) and expenses (Table 20) associated with each 

option. Ticket sales are recognized as a key driver within the financial analysis, significantly impacting 

operating expenses. Among those experiencing the highest volatility are salaries and benefits and 

programmatic costs. The most significant increases in expenses are salaries and benefits and program 

expenses. The forecasts are subject to change based on the governance structure in place and 

staff/volunteer composition. Both administrative and operational costs are higher in Option 2, as a result 

of greater capacity and having a larger facility floorplan. Further, utilities costs are higher for Option 2, 

accounting for energy efficiency characteristics of net-zero ready design. Overall, expanded operational 

capability in a larger facility will require greater earned and contributed income. 

The information is hypothetical, based on assumptions and financial projections as determined through 

research and as outlined in previous work (Feasibility Study reports). Colliers completed an analysis to 

support the considerations and planning required to address operating implications of the new arts and 
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cultural centre. Overall, the model illustrates how the expanded programming (Option 2) supports 

increased activity, influencing revenues and expenses.  

It is assumed that construction of the prospective facility is anticipated to begin in 2027,opening it doors in 

2029. The pro forma was constructed assuming that the arts and cultural centre will be at near-100 

percent capacity and ready to operate in the first year. The expectation is that planning, advertising, and 

booking are performed prior to opening. It is expected that as part of the three-year period before 

opening, the prospective governance structure will enable early events planning and establishment of 

partnerships. The following additional assumptions were used in the pro forma: 

◼ Activity includes concerts, film, dance, rentals (multi-purpose spaces), galleries, retail, and 

catering. Activity is expected to grow steadily after the building is opened, resulting in more 

performances and events.  

◼ Tickets purchased by locals is estimated to increase overtime as the population increases. A 

portion of tickets sold was assumed to be purchased by out-of-town visitors. Community and 

touring events were differentiated by ticket prices, number of events and attendance.  

◼ The number of annual space rental instances was assumed to follow the trends outlined in the 

Feasibility Studies.  

◼ Option 2 introduces additional revenue opportunities with the inclusion of additional office spaces 

and catering. It was assumed that at the time of opening, all galleries, retail spaces and offices 

will be fully utilized, with rents reflecting regional market rates. 

It was recognized that performing arts centres in the region typically require municipal support accounting 

for 30 percent of their annual operating budgets. The results of the model indicate the for Option 1 and 

Option 2, the required municipal subsidies are likely to be 26 percent and 31 percent of the anticipated 

budgets, respectively. A consistent subsidy will provide time to mature strategies and generate 

sustainable community interest. 

It is typical for organizations to reassess their operating budgets once consistent programming and a 

dedicated audience are established. This, in turn, supports strategic planning efforts and informs 

Customer Relationship Management (CRM), Marketing, and Programmatic planning. 

To maximize both its earned and contributed revenue generating capacities, the arts and cultural centre 

can focus on customer relationship management for constituent tracking and targeted marketing. If 

successful in generating net new revenue, there may be opportunity to reinvest into strategic objectives 

such as cultural programming.  

It should be noted that no asset lifecycle capital allowances were carried in the development of the 

costing. Typically, these costs and budget requirements occur roughly 10-15 years following facility 

construction completion and represent ~2-4% of the original construction cost amount on a year over year 

basis.  
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Table 19. Operating revenues for options. 

Revenues Option 1 ($) Option 2 ($) 

Earned Revenue   

Programming 437,593  437,593  

Events 344,270  344,270  

Concessions 23,596 23,596 

Surcharges 69,727  69,727  

Contributed Revenue   

Commercial & Non-Commercial Rentals 1,022,979 1,063,467 

Sponsors, Members, Donors, & Grants  250,000 250,000 

Municipal Subsidy 938,454 1,190,102 

Total Revenue 2,649,025 2,993,103 

Ticket sales are recognized as a key driver within the financial analysis, significantly impacting operating 

expenses. Among those experiencing the highest volatility are salaries and benefits and programmatic 

costs. The most significant increases in expenses are salaries and benefits and program expenses. The 

forecasts are subject to change based on the governance structure in place and staff/volunteer 

composition. Both administrative and operational costs are higher in Option 2, as a result of greater 

capacity and having a larger facility floorplan. Further, utilities costs are higher for Option 2, accounting 

for energy efficiency characteristics of net-zero ready design. Overall, expanded operational capability in 

a larger facility will require greater earned and contributed income.  

Table 20. Operating expenses for both options. 

Expenses Option 1 ($) Option 2 ($) 

Overhead   

Administrative  826,930 1,012,588 

Salaries and Benefits 742,630  928,288  

Fundraising Expense 26,512  26,512  

Materials and Supplies 57,788  57,788  

Events Costs   

Direct Event Rentals 131,074 131,074  

Program Expenses 487,892  487,892  

Advertising Expenses 371,818  371,818  

Building   

Maintenance  228,447  271,981  

Utilities 360,671  429,403  

Other 242,193  288,347  

Total Expenses 2,649,025 2,993,103 

While Option 2 requires the greatest subsidy, expanded programming positively impacts funding 

opportunities, partnerships, and tourist attraction. Ultimately, a delicate balance of customer needs and 

community needs is important for revenue drivers such as patron acquisition, experience, retention, 

advancement (major gifts), institutional giving (foundations), and education (scaling student offerings).  
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9.0 Implementation Strategy 
An Implementation Strategy is required to clarify the resources required to proceed with the final 

recommendation. Major phases include governance structure development, capital campaign, project 

delivery, opening pre-planning and operations. An implementation strategy is offered in the event that the 

project is approved.  

9.1 Governance 

9.1.1 Fundraising Models of Choice 

A governance model will need to be adopted early on to support the Town’s decision-making efforts. 

Nordicity provided examples of different models in Section 6 of Phase 1 Feasibility Study (Nordicity, 

2021). It is possible that the Town may opt to select one governance model for a short duration and shift 

to another model once the arts and cultural centre is built and operating. Considering the investment 

requirement by different models may support this decision: 

◼ If the Centre is run by the Municipality, a team will need to be developed within the existing 

government structure. The Town will be required to invest in this approach to provide resources, 

access the Town’s internal services (human resources), and fill new positions.  

◼ If the centre is run at arm’s length, an upfront investment is required to establish a new 

organization and charitable status. Upfront planning is required for this option such as the 

creation of documentation for programming, marketing, and operational staff for the first 1-3 years 

of operations. The start-up costs are likely to be greater for this option and investment is required 

from the Town’s existing budget or outside sources such as grants or community fundraising. 

In any case, a governance structure is required for most grant programs prior to application and funding 

approvals. The funding campaign also requires a governance structure that will inform the Case for 

Support. The selected structure will inform who leads campaign planning, budgets, and timeline. 

However, campaign planning can occur concurrently with governance establishment as long as the model 

does not change once community members are engaged as part of the campaign.  

9.1.2 Board of Directors  

Governance is a crucial element in the success of any performing arts centre as identified through the 

environment analysis. It is typical for third-party consultants to support the development of the centre’s 

Board Governance Framework. The scope of the work may include public consultations to gather input on 

Board Governance and to provide advice on: 

◼ Provide guidance and design of the preferred governance structure. 

◼ Define the role of the Board of Directors for the arts and cultural centre. 

◼ Develop Board competency frameworks. 

◼ Outline the role of the Board in fundraising.  

◼ Outline methods for keeping public accountability. 

Many provincial and federal grant programs require a clear governance structure to be determined prior 

to application and/or funding approvals. The determined governance model may inform who leads 

campaign planning (internal municipal staff vs. external candidate) and inform the campaign budget and 
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timeline. Ultimately, the campaign planning can occur parallel to the governance management, however 

the model must not change once the campaign commences engagement with community members. 

9.2 Capital Campaign 

Building on the work completed by Nordicity, the first key step is to continue developing the funding 

campaign. Refer to Section 4 - Proposed Campaign Structure of the Nordicity Fundraising Framework. It 

may be useful for the Town to develop working goals, finalize the campaign narrative, and the identify 

prospective Cabinet members. It is good practice to develop a preliminary governance structure with the 

construction costs and timelines assembled, and prospective donors consulted.  

9.3 Project Delivery Methodologies 

If the project is approved, a project delivery methodology must be selected. The benefits and limitations of 

various project delivery methodologies are discussed, with a final recommendation provided to the Town 

for consideration. Each methodology carries risks to the Owner in different degrees and under varying 

conditions. The following section provides an overview of popular project delivery methodologies, along 

with their respective benefits and limitations. 

Integrated Project Delivery (IPD) 

Key parties include the Owner, Designer, Contractor, and others as appropriate for the Project and each 

are bound by a single contract. During a validation phase, the project team sets base target cost, 

milestone schedule, and the profit/risk pool. The risk pool identifies the profit that will be shared by 

members of the Design/Construction Team, and which profit remains at risk subject to achievement of 

agreed Project objectives; the most typical objective will be the final Project cost coming in at or below the 

final target cost. If validated, the Project proceeds to procurement or it does not advance. In addition: 

◼ IPD pricing structure is cost plus with a target price. The profits of the design and construction 

team members are identified and allocated to a risk pool that remains at risk subject to 

achievement of mutually agreed Project objectives. 

◼ Non-owner parties are guaranteed reimbursement for 100% of their direct costs confirmed 

through open-book pricing; profit at risk tied to Project performance. 

◼ The Project management team, which comprises of key representatives from each member of the 

IPD contract, including the Owner, are collectively responsible for Project governance. 

Design Bid Build 

The owner contracts with separate companies for the design and for the construction of a project. There 

is a phased approach to the schedule, with specific milestones: 

◼ The owner retains a prime consultant, sub-consultant, and specialty consultants to design the 

facility. 

◼ The design is completed and is put out as a tender. Construction firms (general contractors) are 

invited to provide the lowest price at which they can furnish the work, including labour and 

materials. 

◼ The owner enters into a construction contract with the general contractor, which is selected based 

on price (and possibly schedule). 
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◼ While the general contractor may have some workers on staff, the majority of the work is carried 

out by sub-trades that are contracted by the general contractor. Privity (a legal relationship) exists 

between the owner and the sub-contractor. 

◼ The contractor completes the work as defined in the tender documents. If these documents 

contain errors or omissions, the owner is liable to the general contractor for additional costs for 

the work plus overhead/profit. 

The prime consultant fulfills the following roles: 

◼ Coordinates the sub-consultants. 

◼ Reviews the construction. 

◼ Reviews queries from the general contractor. 

◼ Arbitrator of first resort for contractual disagreements. 

Design-Build Procurement 

The owner contracts with a single entity for the combined design and construction of a project. This is a 

fast-tracked approach in which: 

◼ The owner develops the statement of owner’s requirements – a library of base documents 

detailing technical functional requirements, the program requirements, existing site conditions, 

etc. 

◼ A request for proposal (RFP) is released, which includes the statement of owner’s requirements. 

◼ The RFP may be a two-stage process, whereby proponents are first screened through a request 

for qualifications (RFQ) stage and the RFP is then released to a short list of proponents. 

◼ Proponent teams may take the form of a consortium, joint venture, or main contract with 

subcontracts. Proponent teams may be headed by a constructor, a consultant, or a financier. 

◼ Design-builder proponents submit proposals. Proposals include a design that interprets the 

owner’s requirements, in terms of floor plan, systems, finishes, etc.  

The prime consultant may be the design-builder’s consultant or another consultant, as agreed to by the 

parties or as specified in the contract. 

Construction Management as Agent 

The owner contracts separately with the prime consultant, construction manager (CM), and the individual 

trade contractors. The construction manager acts as the owner’s agent in tendering and coordinating the 

work of the trade contractors and providing shared site services such as security, hoarding, safety, etc. 

The construction manager contributes to the design process, divides the construction work between trade 

packages, tenders the various trade packages on behalf of the owner, and coordinates work on site. The 

owner enters into separate contracts with each individual trade contractor. 

The prime consultant fulfills the following roles: 

◼ Coordinates the sub-consultants. 

◼ Reviews the construction. 

◼ Reviews queries from the construction manager and trade contractors. 
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◼ Arbitrator of first resort for contractual disagreements. 

 

Construction Manager at Risk (Fixed Fee) 

The owner contracts separately with the prime consultant and construction manager (CM). The CM 

assists the Owner and the Architect/Engineers with input on costs, cost effective construction materials, 

constructability, scheduling, and sequencing issues throughout the pre-construction design phases. The 

CM may also provide some of the actual construction of the project depending on the availability of 

bidders and the expertise the company has. 

As “Constructor” the construction manager divides the work between trade packages, tenders the various 

trade packages, and coordinates work on-site. The contract includes a clause allowing the CM at risk 

contract to be replaced with a standard design-bid-build contract. The CM is then assigned any existing 

trade contracts and is responsible for obtaining pricing for any remaining work. 

The prime consultant fulfills the following roles: 

◼ Coordinates the sub-consultants. 

◼ Reviews the construction. 

◼ Reviews queries from the construction manager and trade contractors. 

◼ Arbitrator of first resort for contractual disagreements. 

Project Delivery Methodology Summary 

Table 21 provides a summary of pros and cons for each project delivery methodology. Construction 

Management  as Agent and Construction Manager at Risk methods are likely not preferrable as there is 

less cost certainty early in the project.  

Table 21. Project delivery methodology summary. 

Project 
Delivery 
Methodology 

Pros Cons 

Integrated 
Project 
Management 

• IPD pricing structure is cost plus 
with a target price.  

• Non-owner parties are 
guaranteed reimbursement for 
100% of their direct costs 
confirmed through open-book 
pricing. 

• The Project management team 
are collectively responsible for 
Project governance. 

• IPD lacks a fixed price. 

• Value factors in IPD are subjective and 
might not suit all organizations. 

• IPD demands skilled Owner team for 
hands-on execution and decision-making 
with designers/contractors. 

• Design/construction contractors lack long-

term commitment and focus on asset's 

whole-life outcomes. 

Design-Bid-
Build 
Contracting 

• The owner retains control of the 
design until it is complete. 

• Cost certainty is achieved when 
the contract is signed. 

• Risks are transferred to the 
general contractor. 

• Slow and inflexible process – generally 

fairly rigid phases. 

• Little constructability input. 
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• Constrained to select the lowest price, 

which may result in more conflict and 

lower quality. 

• Errors, omissions, and lack of coordination 

are the owner’s responsibility. 

Design-Build 
Procurement 

• Flexible process allows for fast-
tracking and phasing. 

• More cost certainty – drawing 
coordination is the responsibility 
of the design-builder and non-
conformances are the design-
builder’s responsibility. 

• A partnering relationship may be 
developed between the owner 
and the design-builder. 

• The RFP process allows for 
innovation and variety – proposals 
generally differ in design 
philosophy, construction 
materials, proposed finishes, 
scheduling, etc. 

• The design-build process allows 
for a more integrated approach to 
construction, as both the 
consultants and contractors are 
involved in the design. 

• The RFP process allows for 
proponents to differentiate 
themselves with either the price or 
design (or both). The owner’s 
decision is not constrained to 
choose the lowest bidder. 

• Cost certainty is achieved when 
the contract is signed. 

• The owner must develop a comprehensive 
programme and technical standards – 
otherwise the design may not meet the 
requirements. 

• The owner must be prepared to make 
decisions on the project scope much 
earlier in the process, as any deviations or 
changes from the statement of owner’s 
requirements may result in extra costs. 

• The owner may still require an owner’s 
consultant to review the design and 
construction and ensure it meets the 
statement of owner’s requirements. 

• Difficult to achieve all of the owner’s 
design objectives.  

Construction 
Management as 
Agent 

• Good cost estimating at early 
stages. 

• The owner retains control of the 
design until it is complete. 

• Constructability reviews are 
provided by the CM. 

• Trade-offs to maintain the 
established overall construction 
budget are easily facilitated. 

• Allows for fast-tracking by using 
phased tendering. 

• Requires a lot of administration by the 
owner, as each trade is retained via a 
separate tender and contract. This results 
in separate progress draws, payment, 
substantial completions, etc. 

• Constrained to select the lowest price, 
which may result in more conflict and 
lower quality. 

• Little incentive for the CM to ensure 
pricing is fair and reasonable. 

• Cost certainty is not achieved until all the 
trade contracts are signed. 

• Errors, omissions, and lack of consultant 
coordination are the owner’s responsibility. 

• The owner assumes the budget risk.  
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Construction 
Manager at Risk 

• Good cost estimating at early 
stages. 

• Constructability advice during 
design. 

• The owner retains control of the 
design until it is complete. 

• Transfer of responsibility for 
construction and some risk from 
owner to CM. 

• Allows for fast-tracking by using 
phased tendering. 

• Less owner control during construction. 

• Design changes after construction begins 
are costly. 

• Cost certainty is not achieved until all the 
trade contracts are signed. 

• Little incentive for the CM to ensure 
pricing is fair and reasonable. 

• Potentially conflicting interests as both CM 
and contractor. 

Selecting a project delivery method depends on the project scope, technical requirements, budget 

constraints and risk tolerance. If the project proceeds, there is opportunity to investigate which 

methodology is most appropriate, when final concepts are approved.  

9.4 Programming 

The arts and cultural centre is likely to house several programming options for the community such as live 

presenting, film presenting, nonprofit performance rentals, commercial performance rentals, non-

performance rentals, educational programming, retail, informal and food-based programming, gallery 

space and open space programming. Potential partnerships must be further defined and may include 

local school districts, regional governments for financial support based on value delivered in the form of 

programs and outreach.  

9.5 Facility Operations 

Support investment is required for the preparation of the opening of the facility. It is necessary to establish 

procedures for equipment use safety training and maintenance of the facility. In addition, there is a 

necessity for staff to be trained, and master calendars established. Vendor contracts can be drawn and 

permitting for various functions including insurance and facility maintenance need to be acquired.  
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10.0 Recommendations 
Through public consultations, Town consultations and working with the Collingwood Arts Centre 

Feasibility Steering Committee, the desired functional programming for a prospective arts and culture 

centre in the Town of Collingwood was determined. Due to the size of the project, a larger capital 

investment than initially estimated in previous project phases is required, as the expected construction 

costs for Options 1 and 2 are $61M and $72M, respectively.  

Given these findings, Colliers recommends two additional steps prior to making a decision to move 

forward: 

◼ Defer decision-making until after the Downtown Visioning Master Plan is completed (planned 

completion for September 2024). This is recommended so plans for downtown parking, transit, 

and community spaces (Farmers Market and planned greenspace) can be encompassed within 

the Downtown Vision.  

◼ As the cost options presented here are significantly higher than what was contemplated at the 

onset of the development of this business case, it is recommended that Council and Staff define 

an upset limit budget for the facility (aligning with capital and operating financial capacity) and that 

a prioritization/scope reduction exercise be undertaken to reduce the facility functional program to 

achieve the agreed upon budget.  
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11.0 Funding Opportunities  
The Green through Wood Program: The Green Construction through Wood (GCWood) program 

encourages the use of innovative wood-based building technologies in construction projects. The 

Program funds 50% of $1,000,000 for innovative building designs and 50% of $400,000 for schematic 

design. 

The Canada Cultural Spaces Fund: The CCSF supports the improvement of physical conditions for 

arts, heritage culture and creative innovation. The Fund supports renovation and construction projects, 

the acquisition of specialized equipment and feasibility studies related to cultural spaces. The Program’s 

support for an individual project is limited to a maximum of 50% of total eligible expenses. 

The Canada Community-Building Fund in Ontario: The Canada Community-Building Fund (CCBF) is 

a permanent source of funding provided up front, twice-a-year, to provinces and territories, who in turn 

flow this funding to their municipalities to support local infrastructure priorities. The fund delivers over 

$816 million every year to 641 communities across the province ($500,000 maximum per project).  

The Tourism Growth Program in Southern Ontario: The Tourism Growth Program (TGP) provides 

$108 million over 3 years to support communities, small- and medium-sized businesses, and not-for-profit 

organizations in developing local tourism products and experiences. The value of the program funds 

$250,000. 

Capital Project Construction of New Sustainable Municipal and Community Buildings: This funds 

retrofits of municipal buildings and new builds of municipal and community buildings. The combined grant 

and loan value covers up to 80% of eligible costs, with a combined grant and loan up to a maximum of 

$10 million. 

 

Table 22 provides a compilation of the most likely funding sources for Option 1 and Option2. Option 2 

may be eligible for more funding due to the Canada Cultural Spaces Fund percentage breakdown. 

However, this does not necessarily mean a lower funding shortfall.  

Table 22. Potential funding breakdown. 

Funding Option 1 Option 2 

Canada Community Building Fund 500,000 500,000 

Canada Cultural Spaces Fund 30,798,684 36,389,224 

Capital Project Construction of New Sustainable 
Municipal and Community Buildings 

10,000,000 10,000,000 

Donations 10,000,000 10,000,000 

Sub-Total 50,756,405 56,251,288 

Town Shortfall  (10,298,684) (15,889,224) 

Given capital costs of $61.5M and  $72.7M   for Options 1 and 2,  the Town can expect a funding shortfall 

of $10.2M and $15.8M, respectively.     
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 PUBLIC CONSULTATION SUMMARY 
 

For a project of this nature and scope public consultation is a highly value exercise to gain community 

insights, concerns, and perspective to inform both the business case as well as the course forward for 

securing funding. Colliers facilitated a preliminary public consultation via an open “town hall to gather 

insights and perspectives regarding the potential arts centre vision and programming.  

11.1 Arts and cultural Centre Vision Reimagined  

11.1.1 Initial Vision 

The following preliminary vision was published in the Collingwood Arts Centre Feasibility Project: Phase II 

Final Report (Nordicity, 2023):  

1. The Collingwood Arts and cultural Centre will be a place that celebrates Collingwood’s vibrant 

arts sector and showcases it for Collingwood’s residents, families, seasonal visitors, and tourists.  

2. The Centre will attract touring performers/performances that engage and entertain local and 

regional audiences.   

3. The Centre will complement the downtown’s existing arts district, fulfilling a need expressed by 

the community for many years.  

4. The Centre will be designed to operate with minimum subsidy while being accessible to artists 

and all audiences. 

The Centre will be: 

• Accessible and Affordable – governance and operating models were explored to embed 

accessibility into the fabric of the space, in particular the pricing of events and community access 

to the facility that makes it broadly affordable to the general public.  

• Flexible and Future-friendly – creative space uses, and technology solutions will aim to “future-

proof” the facilities and be attractive to a wider and younger audience.  

• A place to Consume but also to Connect – animated by the performances it showcases, there 

will be many other ways to participate on site through education, rehearsal spaces, a café and 

possibly incorporating outdoor space.  

• Complementary to existing arts activities and spaces – it should provide facilities that have a 

technical quality and audience capacity that exceeds what is now available in the City. 

The Centre will:  

• Support and elevate Collingwood’s creators, providing a platform and professional quality home 

that befits their status and potential.  

• Engage and respond to the needs of Collingwood’s residents – e.g., seniors, families, and 

seasonal visitors.  

• Offer a range of entertainment which cannot be showcased now in Collingwood for companies, 

retirees, and other newcomers (including a burgeoning tech sector)  

• Bolster Collingwood’s positioning as a regional hub for arts, culture, and entertainment. 
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11.1.2 Suggested Considerations 

Colliers offered other potential components of the vision to support public engagement discussions and 

brainstorming: 

• The facility could reflect the diversity of the people of the Town of Collingwood. 

• The facility could demonstrate environmental stewardship and sustainable community 

development: 

o Climate resiliency 

o Flexibility in programming 

o Innovative designs for energy conservation. 

11.1.3 Revised Vision  

The public engagement session presentation facilitated by Colliers highlighted a section of the original 

vision as a starting point to lead the discussion on how the preliminary vision can be further developed. 

Given stakeholder feedback during and post-presentation, Colliers has further defined the vision to reflect 

comments received.  

1. The Collingwood Arts and cultural Centre will be a place that celebrates the region’s vibrant arts 

sector and showcases it for the region’s residents, families, seasonal visitors, and tourists.  

2. The Centre will attract touring performers/performances that engage and entertain local and 

regional audiences.  

3. The Centre will complement the existing Collingwood downtown arts district, fulfilling a need 

expressed by the community and surrounding region for many years.  

4. The Centre will be designed to operate with minimum subsidy while being accessible to artists 

and all audiences. 

The Centre will be: 

• Accessible and Affordable – governance and operating models were explored to embed 

accessibility into the fabric of the space, in particular the pricing of events and community access 

to the facility that makes it broadly affordable to the public.  

• Environmentally Sustainable – The facility will demonstrate the Town’s environmental 

stewardship and sustainable community development through climate resiliency, flexibility in 

programming, and innovated designs for energy conservation. 

• Flexible and Future-friendly – creative space uses, and technology solutions will aim to “future-

proof” the facilities and be attractive to a wider and younger audience.  

• A place to Create, Consume and Connect – animated by the performances it showcases, there 

will be many other ways to participate on site through education, rehearsal spaces, a café, visual 

arts exhibition space and possibly incorporating outdoor space.  

• Complementary to existing arts activities and spaces – it should provide facilities that have a 

technical quality and audience capacity that exceeds what is now available in the region. 

• Integrated into the Heritage Conservation District - external architecture will complement, 

recognize or be respective of the surrounding cultural heritage designation.  
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The Centre will:  

• Support and elevate creators within the region, providing a platform and professional quality 

home that befits their status and potential.  

• Engage and respond to the needs of the region’s residents – e.g., seniors, families, and 

seasonal visitors.  

• Offer a range of entertainment which cannot be showcased now in the region for companies, 

retirees, and other newcomers (including a burgeoning tech sector). 

• Bolster Collingwood’s positioning as a regional hub for arts, culture, and entertainment. 

• Support economic development in the region resulting from increased tourist visits and 

spending.  

• Foster youth arts education by offering programming and potential outreach initiatives. 
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 DIAMOND SCHMITT CONCEPTS 
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 CLASS D ESTIMATES 

A3.1. Option 1 
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A3.2. Option 2 
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