
Ken Graham's Brief to the Committee of the Whole

December 6, 2004

Brief presented to Town of South Bruce Peninsula C.O.W. on December 6, 2004 by Ken Graham,
developer of the largest subdivision in Sauble Beach, in business in Sauble since 1969, director of
the Sauble Beach Ratepayers Association, builder and operator of 4 water systems including the
largest in Sauble Beach, installed several septic systems, passed the Provincial Prequalification
exams in Sewage Treatment and Distribution, and is Certified Level 1 in Water Testing and
Distribution by the Province in 2002.

IDEAS TO PROMOTE SAUBLE BEACH AS A FOUR SEASON RESORT

TOURISM

1. Anyone that can be attracted to this area for whatever attraction is a potential new
resident if they enjoy the experience and feel secure in investing a lot of money in this
area.

2. To this end I am positive on support for the Wiarton Willie promotion. It creates an
association with Wiarton and puts Wiarton on the map. Traditions are hard to establish and
Wiarton usually gets equal press coverage with the ground hog in Pennsylvania.

3. It is time to also put Sauble Beach on the map with “Welcome to the Second Largest
Freshwater Beach in the World” On any advertisement or website, Wasaga Beach is
promoted as the largest freshwater beach in the World. Sauble Beach is around 7 miles or
10 kilometres, whereas Wasaga is 9 miles or 14 kilometres.

4. Better signs are needed from Owen Sound to Sauble Beach. I recently drew a map for a
group of visitors, but they still missed the turn-off on Highway 70 extension (is it still called
that?) towards the drive-in theatre.

5. All signs, even road signs, help to guide the tourist around, and are the cheapest form of
promotion.

ECONOMIC DEVELOPMENT

1. New residents and retaining the old ones are the keys to growth in the South Bruce
Peninsula. Businesses will follow. It never works the other way around.

2. Jobs follow business investment.
3. There must also be an economic reason for a potential resident to make what might be

their largest investment in our area.

In the past, Sauble Beach had a property tax advantage and low land costs. In boom years,
similar to 2004, Sauble Beach would expand by as many as three new subdivisions in
one year. There are none this year and haven’t been any since amalgamation of Amabel into the
South Bruce Peninsula several years ago.

Today, Sauble has taxes on par with Toronto and Kitchener. One resident recently mentioned
to me that he was paying more for taxes in Sauble than he was in Mississauga.

Lot prices are still much cheaper here comparatively so that is an advantage. The problem is that
they are even lower than they were in 1989, 15 years ago, and they are selling for below
replacement costs while inventory levels are high. That is why there is no new development.

Water servicing costs in Sauble Beach are totally uncompetitive since the Walkerton fiasco and
have caused the greatest exodus of residents that I have ever seen in 35 years. On one
street alone 50% of the old residents have left in the last 2 years and many are planning to



leave unless the servicing costs improve dramatically.

For seasonal residents, who usually spent only 30 days a year here, the impact is even
worse. When faced with an annual water bill of $1037.50 in Sauble Beach, one seasonal resident
recently said that he could bathe in Perrier water for less.

Cottagers were the majority of new residents back in the 1970’s, but now they are a definite
minority in water serviced subdivisions. Much of this market has been lost to the
campgrounds and Indian reserve. Most of the permanent residents are retirees on a
pension and can’t afford ridiculous service costs.

We have even lost a huge market in future retirees who used to buy a lot in Sauble Beach
with the intention of building here within 10 years. That market has disappeared with the unheard
of, unfair, unknown in other areas, and ridiculous monthly water bill on an empty lot not
using any water.

After this water charge fiasco that has seen residents’ water rates rise from $35, to $115, to
$1037.50, they no longer trust their municipal government for anything, or the province.
Empty lot owners have seen water bills which have gone from $0.00 to over $200.00. Therefore
property owners do not feel secure in their investment and want to exit our area.

Two years ago at a public meeting of all the 11 water systems in Sauble Beach, the
property owners signed petitions, with 97% support, to switch to private wells or sand points
for a onetime charge of $500 to $1000, rather than proceed with several million dollars of
required service upgrades. The municipality did not support the residents in their fight for
a rational solution and instead opted for the provinces idea of spending up to $63,000 for
each lot even though some of the same lots were selling for as little as $7000.

To add insult to injury, scary water notices were continually posted and the residents, who used
to love their water with minimal undetectable chlorine levels, were now either afraid to drink
the water or refused to drink it because it tasted like Javex. Chlorine levels had more than
tripled to near swimming pool levels, bringing with it objectionable taste, smell and dangers from
cancer.

In the news recently are the seasonal residents of Southampton, who are up in arms over a
proposal to charge them 60% of the utility costs.

COMPARISON OF WATER RATES (annually based on average consumption)

Bolton $105.00
Kitchener $185.00
Toronto $207.00
Sauble Beach $1,037.50

COMPARISON OF WATER RATES FOR NOT USING WATER

Bolton zero If you don’t pay your water bill in any other
area other than Sauble Beach, you are
disconnected and not charged. In Sauble you
lose your property.

Kitchener zero
Toronto zero
Owen Sound zero
Wiarton zero
Sauble Beach $200.00 annually on lots, $1,037.50 on houses

The Province has caused this problem, and it was the Province that mandated central water



supply to new subdivisions since 1970. The Municipalities have gone along with the Province
because even though the improvements suggested were right off the wall, the Province and
Federal governments offered to pay 2/3 of the cost of improvements. The problem is that the
residents get stuck with the 1/3 portion which in some cases is over $20,000.00 per household.
The result is water bills that are totally out of line with the cities to the South, and the economic
stagnation and lower assessments have hurt municipalities to the point where some have:

1. Hired a full time economic development consultant.
2. Engaged in massive pipeline projects that are uneconomical to build and operate all to fix

a problem that the Province created.

The correct approach was to refuse to accept the grants because it would bankrupt its
residents and stifle growth. Only the Council in Chatsworth was willing to turn down the grants.
Residents would be free to establish their own supply, similar to other lots in Sauble, many of
which are on much smaller properties, and thereby control their own destiny. The residents of
these 11 subdivisions chose this route and were ready to stand up to the Province, but the
Council chose to follow the trap set up by the Province because it looked good politically for
the Province. The residents are left with water they cannot afford, cannot control costs, and
that tastes terrible. The municipality is left with angry voters, happy engineers, and
regulations that they don’t understand, and don’t make any economic sense. Rather than
being properties with a central water supply that is a $10,000 asset, they are left with a
liability, and new residents try to avoid this by buying properties with an individual water supply
that they control. The Province created this problem, so let them solve it as they have done in
Walkerton, otherwise let the residents, spent $1000 once instead of the $60,000 solution
with no end to future costs.

SEWAGE SYSTEM PROPOSAL FOR SAUBLE BEACH AND HEPWORTH

1. My best advice is to think small and keep it simple. That means sticking to the
traditional ecologically friendly septic systems that break down wastes naturally with
no demands on energy. Sauble is not rock like Wiarton; its soils are sandy and ideally suited
to septic systems. As Mayor of Toronto, William Dennison, once said that he wished Toronto
could go back to septic systems, after being faced with never ending costs of sewage
pipelines, treatment and upkeep.

2. Build it and they will come won’t work and doesn’t work, otherwise Wiarton, with
sewers and water, hospital, schools and airport would be booming. Sauble, with little more
than 600 winter residents does not have yet the population to justify it.

3. Seasonal population surge communities are even more difficult to justify and run
because the system would have to be built to accommodate 25,000 people surges on a few
summer weekends. The cost would be enormous yet in the winter it would hardly be used.

4. Hepworth is too small and not growing to justify a sewage system.
5. Sauble Beach has a tiny permanent population, slow growth and no serious problems of

pollution. Campgrounds are the only growing sector and they have their own treatment
systems. Perhaps their systems could be expanded to include the downtown businesses
which would benefit greatly from sewers in terms of land use and property values. If
Carson’s Camp can afford a mini sewage treatment system, why can’t downtown Sauble.
The other area which could use sewers if they agreed to costs would be the non-conforming
small lots in the downtown area. Once again, the costs could easily be recouped in property
values like the businesses. Waterfront lots could easily triple densities and property
values would do the same.

6. The rest of Sauble Beach, particularly the newer subdivisions, would suffer serious
negative consequences of sewers since they do not meet any of the criteria required and
their property values would fall similar to what has happened with the water systems.
Remember it cost less to service a typical city lot worth $125,000 to $400,000 with 30 to 40
feet of frontage than it does to service a Sauble Beach lot worth $10,000 to $40,000 with
100 to 150 feet of frontage.

7. Sauble and Hepworth are spread out with low densities and would require a lot of energy



and pumping stations with high maintenance to move the sewage around and if it were
treated in a large station the effluent would have to be returned to the Sauble River which
feeds Sauble Beach.

8. I have visited the low cost, low energy input sewage lagoon system at Geneva Park on
Lake Couchiching and found it to be basically odourless and a natural wildlife area as well.

9. The residents of Sauble Beach and Hepworth were never fully informed of the costs or
plans associated with either the Water Pipeline Proposal from Wiarton or the Sewage
System between Sauble and Hepworth. They have never voted for it and they were
mislead and misinformed by many in the last municipal election.

10. Almost all of the septic systems that I have seen pumped or inspected have not needed to
be pumped. A septic system is an ecosystem designed to naturally get rid of wastes.
Pumping it destroys the ecosystem and may lead to increased pollution in the short term.
Treating a septic system properly is wise.

To sum up, Sauble Beach does not have the pre-conditions for a major sewage system at this
time and those are:

Major pollution problems
Population Growth
Population Densities
High land values to justify

This is not to say that a small sewage system, serving the area which would benefit, is not viable.
This is not to say that a larger system wouldn’t be viable in the future if conditions change. What
it does mean is that the present uncertainty and fear is driving away residents, future residents,
and businesses.

PETITION ON BEHALF OF THE RESIDENTS OF THE HURON WOODS AND WALKER WAY
SUBDIVISIONS

I have spoken to the residents of every one of the 11 subdivisions around Sauble Beach and
unanimously they are fed up with the $1,037.50 annual water charge, the future uncertainty, the
lack of input they are permitted, and the high levels of chlorine. They were basically happy with
their old water systems and couldn’t see the need for massive testing changes and improvements.

All of the 11 systems began in the 1970’s with a Provincially Approved pumping station costing
between $15,000 and $40,000. Each had a deep well, one submersible pump, and a few
pressure tanks in a cement block building. There was no chlorine added and the people enjoyed
the pure spring water although some would run out of water on a busy weekend since all the
ones built before 1978 were built with a supply of half a gallon per minute per lot. Water pressure
would vary with demand.

Sauble Beach was growing fairly quickly.

HURON WOODS 1st Mega System

In 1978, Huron Woods Subdivision added a second phase so at the private expense of the
developer, a much larger system was built for $150,000 with the connection of 2 wells, each
with a submersible pump, a first ever chlorine pump, an 11,000 gallon reservoir, also a first
for Sauble, and twin surface surge pumps to meet peak demands. All water lines had higher
standards.

Phase 3 was added and the third pump house was built after extensive drilling. Phase 3 began
with double the water requirement to one gallon a minute per lot and larger diameter pipelines.

HURON WOODS 2nd Mega System



In 1991, after negotiations with the Township of Amabel, particularly Bill Johnston, Huron
Woods agreed to give the Township an extra 15 gallons per minute free and subsidize a
further 30 gallons per minute to meet the new standards of the old Phases 1 and 2 which
were running out of water and had developed increased salt in Well #1.

The Township agreed to keep all accounting separate for each water system in Sauble
Beach so that the new single $450,000 pumping station would build its own reserve fund and
enjoy lower water rates once a reserve was built up since the municipality was given a new
facility rather than upgrading the old pump houses. Without this agreement, this Mega System
would have never been built and the municipality would have 3 small pump houses to
maintain. Pump house #1, which is basically the same as all the other 10 Sauble pump houses,
was removed as obsolete. Pump house number 3 was taken down, and the Mega System #2 was
abandoned with the building to be used by the Township for storage by all Sauble subdivisions
and the reservoir to be used for extra fire fighting protection. Phase 4 was originally approved
with Pump house #3 to be built at a cost of $120,000.

When a larger shallow well was proven to replace 4 smaller wells, the idea for one Mega
System #2 was formed at a cost nearly 4X the original approved cost. This system was built
to supply a doubling of the present 4 phases of the subdivision so all future needs of the
developer would be met. A large deep well was added and connected to the giant pumping
station 500 metres away. The main well has been pumped at 200 gpm but approved at a
conservative 70 gpm. Old wells #1 and 2 were re-routed to the new pumping station by both the
Township and the developer. The developer added a first ever 6 inch main to help feed water
to the old phases 1 and 2. The developer later agreed to a 5th well connection to the
Walker Way subdivision and a future 6th well line was connected to the main pumping station
for possible future demands.

So, the Municipality, through Bill Johnston and the developer now had a blend of 5 wells, each
with a submersible pump, one shallow and 4 deep ones, to mix in a twin reservoir that is 5X the
size of Mega System #1. Four large submersible pumps were installed in the reservoir, 8 large
pressure tanks, with twin chlorination systems. The pump house was built with this capacity to
meet not only future needs, but to increase the supply to every lot for watering needs in
additional to the 1 gpm per lot. The developer added Sauble’s first fire hydrant to the Mega
Station #2 and now is used to fill Sauble’s fire trucks. At that time the fire tanker could be filled in
90 seconds at 450 gpm.

The Huron Woods and Walker Way Subdivisions have a surplus of only $45,000 on the books.
Wiarton has a debt nearly 10X that amount on its water system and government, not private
money, paid for a large part of it. The true surplus accumulated by the Huron Woods subdivision
is many times the $45,000 shown and this should be used to pay what was promised- that is,
lower water bills for the Huron Woods Walker way subdivisions as well as keep a healthy reserve.
The irony of it all is that the original developer cannot even afford to pay his own water
bills. The residents of the Huron Woods Walker Way subdivisions have joined all of the wells
together and built one giant pump house at their expense and refuse to subsidize similar
set-ups in other parts of the South Bruce Peninsula, just the same as Wiarton.

Provincial Regulation #459 allows for individual charges to be assessed as needed.

Bill Jones is correct in saying Wiarton is different because it has a newer system and
economies of scale, BUT so does the largest subdivision in Sauble Beach, and it also has a
surplus.

ASIDE

There is some concern over the possible interference of a deep water gravel pit proposed to
the East which digs into and exposes the exact aquifer at the 45 ft level, of the main well
supplying the Huron Woods Walker Way subdivisions.



Ken Graham


