
 

 

 

 

 

 

 

 

 

  

   

  

   

    

 

 

 

 

 

 

    

 

  

 

 

 

 

 

 

 

Office of the City Clerk  

Fax:  623-5468  

Telephone:  625-2230  
Memorandum 

TO: Members of Council 

FROM: Ms. K. Power, Deputy City Clerk 

DATE: Wednesday, March 20, 2019 

SUBJECT: Additional Information 

Committee of the Whole – March 25, 2019 

COMMITTEE OF THE WHOLE 

ADDITIONAL INFORMATION 

1. Report No. 42/2019 (Community Services) Interim Multi-Use Indoor Turf Options. 

2. Memorandum from Ms. K. Robertson, General Manager – Community Services, dated 

March 18, 2019 relative to Review of R. Zanette Proposal “Goal Sports and Event Centre 
II”. 

/gs 



   
 

 
 

   

 
 
 

 
 

 
 
 

 
 

 
  

 
 

 
  

 
 

 
  

 
  

 
 
 

 
 

 
   

   
  

   
  

 

  
 
 

 
 
   

 
 

 
 

 
 

  
 

Corporate Report 
DEPARTMENT/ Community Services REPORT NO. R 42/2019 
DIVISION 

DATE PREPARED 03/05/2019 FILE NO. 

MEETING DATE 03/25/2019 (mm/dd/yyyy) 

SUBJECT Interim Multi-Use Indoor Turf Options 

RECOMMENDATION 

With respect to Report No. R 42/2019 (Community Services Department), we recommend that 
Council defer any decision to proceed with interim multi-use indoor turf solutions pending 
determination of Council direction regarding the proposed permanent multi-use indoor turf 
solution. 

EXECUTIVE SUMMARY 

This report provides City Council with potential interim multi-use indoor turf solutions in follow 
up to Council’s consideration and rejection of proposals arising from an Expression of Interest 
process. There is potential financial risk to the City with Council proceeding with both an 
interim and a more permanent solution.  Only one of the options presented (Option 4 – CLE 
Lands) is likely to be realized by the 2019/2020 season and this is contingent on the execution of 
a legal agreement between the landowner and the City.  The Minister of Infrastructure for the 
Government of Ontario has recently announced that intakes for the Community, Culture and 
Recreation stream of the “Investing in Canada Infrastructure Program (ICIP)” will take place 
later this year. 

DISCUSSION 

A. Proposed Sites/Playing Surface for Potential Interim Multi-use Indoor Turf Building 
Solutions: 

Administration focused on Chapples Park as a proposed location for a potential interim multi-use 
indoor turf facility.  This location allows for efficiencies with park/building maintenance, 
integration between indoor/outdoor turf, and greater opportunity to attract tournaments/events.  
The Chapples Park Master Plan (R48/2017) recommended the construction of two outdoor 
synthetic turf fields.  Developing an interim multi-use indoor turf solution at this location would 
accelerate the realization of the vision for Chapples Park as a sports turf hub. 
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Attachment A – “Chapples Park” presents three (3) potential site options to accommodate a 
proposed indoor turf solution.  All solutions require the design/construction of a new synthetic 
turf playing surface.  Option 1 reflects the site for a proposed, new synthetic turf field as 
contemplated in the Chapples Park Master Plan.  Option 2 reflects the site for a proposed 
practice field as contemplated in the Chapples Park Master Plan.  Option 3 represents the current 
location of the CP2 natural turf field, which the Chapples Park Master Plan originally 
contemplated rehabilitating and preserving as a natural turf field.  However, this site option has 
been presented given the opportunity to leverage existing site infrastructure such as potential 
access to the Soccer Northwest Ontario (SNO) building (would need to be negotiated with SNO), 
optimize existing services, and proximity to parking. 

The proposed dimension of the synthetic turf playing surface in these scenarios is:   106 m long 
by 81 m wide (6,757 m2) with an apron of 8.5 m per each side and 10 m at each end (136m long 
x 81 m wide or 11,016 m2).  A playing surface of this size meets competition standards for 
soccer, football, Ultimate Frisbee, domestic cricket and practice standards for many other turf 
sports including baseball and field lacrosse.  The surface can be divided into up to 4 mini 
practice fields 53 m long by 32 m wide (1,696 m2) wide to accommodate multiple uses at a given 
time.  The estimated capital cost of construction for a synthetic turf field of this dimension is $2 
million. 

Potential challenges with the Chapples Park site are the limited existing site infrastructure and 
the additional costs required to bring utility services to the site.  This section of Chapples Park 
has some challenges from a public access/transportation perspective. There are approximately 
40 existing parking spaces and additional parking would be available through the Golf 
Clubhouse parking lot (90 spots).  

Option 4 is the former location of a privately operated sports dome and contemplates making use 
of the existing onsite infrastructure/servicing on Canadian Lakehead Exhibition (CLE) lands.  
The dimensions of a proposed new synthetic turf surface taking advantage of the existing grade 
beam and site servicing at this location is a maximum 110 m long by 67 m wide (7,358 m2). 
Allowing an apron of 5 metres provides for a synthetic turf playing surface of 100 m long by 57 
m wide (5,700 m2) which is approximately 26% smaller than the proposed playing surface at 
Chapples Park locations.  The playing surface at CLE lands will accommodate 4 practice fields 
50 m long by 28.5 m wide (1,425 m2).  The estimated capital cost of construction for a synthetic 
turf field at CLE lands is $1.5 million; however, the cost could be lower if most of the granular 
base is intact. 

Option 5 involves the erection of an air supported structure that could be set up/taken down over 
the current synthetic turf field at Fort William Stadium.  A seasonal application of an air 
supported dome would be necessary to accommodate existing uses of this site including track 
and field.  The dimension of the synthetic turf playing surface at this location is 127 m long by 
60 m wide (7,620 m2).  There would be a need for additional parking and incorporated into site 
development costs is the construction of an additional granular parking lot containing 90 stalls.  
The least disruptive location for this additional parking lot would be Brunswick Park.  Also, 
accommodating the necessary clearance for snow to fall off the roof of the air supported 
structure and mitigate damage to the track during snow clearing, may be a requirement to shrink 
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the playing surface near turf corners.  Special matting/flooring will be required to protect the 
track surface from pedestrian/vehicular traffic. 

B. Proposed Building Solutions for Potential Interim Multi-use Indoor Turf Facility 

The installation of an air supported structure is a potential building solution to address the 
interim need for indoor turf.  This type of building solution costs less to construct and can be 
constructed within a quicker timeframe than more permanent building solutions.   

Manufacturers of air supported domes suggest a life span for their products ranging from 15 – 20 
years.  As a less permanent solution, air supported structures allow greater flexibility in respect 
of land use.  For instance, the proposed seasonal erection of an air supported structure at Fort 
William Stadium allows for users to play indoors during the winter months and outdoors during 
the summer.  Similarly, the decommissioning of an air supported dome over a new synthetic turf 
field at Chapples Park once a more permanent indoor turf facility is realized will fulfill the 
Chapples Park Master Plan vision of providing on outdoor synthetic turf surface. 

Manufacturers of air supported structures advise that there will always be a risk of collapse with 
an air supported/pressurized structure.  However, improvements in the materials used to fabricate 
the domes, onsite monitoring tools, the mandated installation of a back-up generator, and 
adherence to manufacturer protocols, especially in anticipation of inclement weather events, 
mitigate the risk of an unplanned collapse.  

Administration is aware of 10 incidents of dome collapse across North America between 2016 -
18. All incidents occurred during inclement weather events, either heavy snow and/or gusty 
winds.  Some of these incidents resulted in damage to the air supported structure; no injuries to 
persons occurred in respect of these incidents as participants were either safely evacuated from 
the facility and/or there were no persons onsite. 

The Ontario Building Code will require accessible washrooms to be contained within/adjacent to 
the air supported structure.  Options 1, 4 and 5 require the construction of a new 
washroom/amenity building.  The proposed 196 m² building will include a unisex 
washroom/changeroom, male/female washrooms/changerooms, administrative, storage and 
mechanical space. Options 2 and 3 could take advantage of existing onsite buildings at Chapples 
Park; however, the City would need to negotiate access to the existing SNO building and both 
buildings may require accessibility upgrades.  

A new grade beam is required to support an air supported for all options with the exception of 
Option 4 – CLE Lands. 

Options at Chapples Park and Fort William Stadium (Options 1 – 3 & 5) will require the 
construction of a new garage to store snow clearing and turf maintenance equipment.  For the 
Fort William Stadium option, this proposed garage could be combined with additional storage 
capacity to accommodate storing the air supported structure membrane in the off season.  For the 
CLE option, turf maintenance equipment may be stored onsite and snow clearing contracted – 
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the terms of which would be negotiated through a lease and/or shared services agreement with 
the CLE Board. 

In respect of development applications, the zoning is appropriate for all five options.  The 
proposed height of the air supported structures to be located at Fort William Stadium and 
Chapples Park (Options 1 – 4) are above the existing maximum height (15 m; 49.2 ft.) permitted 
in our Zoning By-law.  However, as long as the proposed structure is City-owned and operated 
and the proposed development is considered appropriate and consistent with the Official Plan, a 
variance would not be required given an exemption in the By-law for public uses.  (Please note 
that if the structure was to be privately operated, this exemption would not apply and a variance 
would be required.) The proposed height of the structure on CLE lands is within the permitted 
height allowance (30 m; 98.4 ft.). Building permits, storm water and drainage plans, and an 
internal review of the proposed site plan to ensure it conforms with our Urban Design Guidelines 
will be required as part of the development process.  The processing of development applications 
could take up to 3 months. 

In respect of Option 5, the erection of a seasonal air supported structure at Fort William Stadium, 
there is an opportunity for the City to realize a discount on the purchase price of the dome and 
inflation system (7 to 10%) and enjoy a discounted cost per year to service the set up/take down 
of the dome (3 – 5%) depending on the term (3 or 5 years) through a combined purchase/service 
contract.  The cost of the proposed annual service agreement based on a three year term was 
contemplated in estimating the annual operating expenses for this option. 

Included in the capital costs of construction is provision for mandated equipment (eg backup 
generator) as well as the purchase of a new maintenance vehicle. 

Attachment D provides a summary of project specifications and anticipated capital costs for each 
option.  Below is a summary of the estimated capital costs of construction for each of the five (5) 
options (before taxes). 

Option 1 
(Chapples Park) 

Option 2 
(Chapples Park) 

Option 3 
(Chapples Park) 

Option 4 
(CLE Lands) 

Option 5 
(Fort William 

Stadium – Seasonal) 
$8,901,916 $8,193,016 $7,725,976 $5,700,468 $6,573,944 

C. Potential Operating Models 

There are a variety of potential relationship models available in respect of the development and 
operation of a proposed interim multi-use indoor turf facility.  These options could be viewed as 
a continuum – with the City as developer/operator of the facility/lands at one end of the 
continuum (traditional/conservative approach); the City as a lessee and the privatization of the 
management/operations of the facility at the opposite end of the spectrum.  There are many 
options in between these extremes, including collaborative relationships with non-profit service 
providers/community organizations.  The choice of the most appropriate model will depend on 
the characteristics and business case of the project, the municipality’s expectations for the 
facility or service, the availability of qualified partners and the level of risk the municipality and 
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the potential partner are willing to tolerate.  Once the City and their potential project ally(ies) are 
confirmed and the various parties have defined the relationship, it could be formalized through 
various instruments such as license/lease agreements, operating or management agreements, 
and/or facility development agreements.  Below are some potential models based on the interim 
multi-use indoor turf options presented in this report. 

C.1 City of Thunder Bay as Developer/Operator 

This approach would involve the City hiring a third party to provide overall project management 
to design and construct an air supported structure on City-owned lands.  The City would operate 
and maintain the facility as per Council approved policies/directions (eg allocation policy, user 
fees, corporate policies, etc.). 

This option can offer some efficiencies given that the City is already in the business of allocating 
public space, managing and maintaining recreation facilities.  However, the City currently has 
limited resources to project manage the design/development of a proposed indoor turf facility 
and to manage a new indoor turf facility in addition to our current facility inventory.  Training on 
indoor turf operations/management will be provided to City Arena/Stadia staff 

C.2 City of Thunder Bay as Developer/Operator with Guidance from Multi-use Advisory 
Committee 

This approach builds upon C.1 above by integrating in a higher level of community engagement 
through a proposed Multi-use Advisory Committee to guide such activities as the detailed design 
of the proposed facility, the allocation of the facility, support program development, 
event/tournament hosting, and potential re-investment/improvements to the facility. 

A proposed terms of reference for the Multi-use Advisory Committee would need to be 
developed.  

C.3 City as Developer/Non-profit or Private Sector Entity Operates 

Given that the City has no prior history or expertise in operating an indoor turf facility and this is 
a unique facility, engaging a non-profit or private sector partner to operate the proposed facility 
to be located on City-owned lands may be a preferred option. This could be achieved through 
different arrangements such as contracted agreement, a license/lease agreement, or a service 
agreement.  Through a contracted agreement, the City would contract the services of a partner to 
deliver according to prescribed specifications.  Under a license/lease arrangement, the City 
would rent the facility to a partner and they would operate it for its private and sometimes its 
exclusive use (although usually with provisos for public access guarantees).  Through a service 
agreement, the City and one or more partner organizations jointly control, manage, and operate 
the facility as specified in an agreement. 

This approach can mitigate the long term financial implications to the City (operating and 
capital).  However, there is a need to establish clear and attainable project objectives at the 
outset, ensuring mutual benefit to project partner(s), clearly delineating partner contributions, 
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and managing stakeholder expectations.  Additional time/resources are required to solicit 
potential partners and negotiate the necessary agreements to formalize the relationship. 

C.4 City as Co-Developer and/or Licensee/Shared Operations 

This approach may be conducive to an option on non-City owned lands (eg Option 4 – CLE 
lands).  Under this approach, the City may co-develop the proposed indoor turf solution in 
partnership with the CLE or another non-profit/private sector partner.  The City and/or another 
non-profit/private sector partner may enter into a license agreement with the CLE to enjoy shared 
access to the facility and share in the maintenance/renewal of the facility. 

This approach can achieve efficiencies through leveraging the expertise of each partner in areas 
they are already providing service.  For instance, the City may play a role in booking/allocating 
space; the CLE may extend facility maintenance services it is already providing onsite such as 
janitorial, winter control to service the new interim multi-use indoor turf facility.  There could be 
a variety of potential end users (the CLE, the City, Soccer Northwest Ontario, other user groups) 
that deliver programming through the site.  The CLE has advised that at a minimum, they would 
require access to the proposed facility in April and the summer to support their annual home 
show and exhibition. 

The City would need to explore the interest/capacity of the other partners to support development 
of the solution, confirm their service contributions, and develop a mutually beneficial formula to 
address financial implications (capital, operating, and renewal). Additional time/resources are 
required to solicit potential partners and negotiate the necessary agreements to formalize the 
relationship. 

D. Operating Implications 

Based on a study commissioned by the City in spring 2018 to validate market demand for access 
to indoor turf, it was estimated that the number of participants that would register for indoor 
organized sports/activities offered through Soccer Northwest Ontario’s proposed Chapples Park 
Soccer Centre was 6,758.  The majority of the potential end users during peak season (October to 
mid May)/prime time (weekday evenings/daytime weekends) were registered soccer participants 
(53%), followed by baseball and football players (19%), lacrosse and Ultimate (8%), cricket and 
rugby (2%).  The key users during peak season, non-prime are likely to be older adults (18%) 
and/or school groups.  

Consultation with 15 potential end user groups in winter/spring 2018 confirmed an estimated 
demand for indoor turf during peak season of 2,625 hours (full field equivalent 74,925 ft²). 
During off peak season (mid May to end of September) there was limited demand – just over 250 
hours. A deficit of 1,925 hours or pent up demand for access to indoor turf is expected to exist 
during peak season prime time.  Surplus hours would exist during peak season/non-prime time 
(weekdays) and in the off peak season (mid May to end of September). 

Annual revenues for the proposed year round air supported facilities based on turf rental rates 
varying from $450 peak time (full field) to $150 off peak time (full field), five percent (5%) 
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downtime for maintenance and holidays, operating hours from 8 am to 12 am (last booking 11 
pm), and the above mentioned demand for indoor turf is expected to be over $1,088,000.  The 
expected annual revenues would be $87,500 less for the Fort William Stadium option given that 
it is a seasonal facility or just over $1,000,000.  

An estimate of the operating expenses for each of the options and an application of the above 
revenues suggests that all options will generate an operating surplus.  The key operating costs for 
the facility will be staffing and utilities. Assuming the City as the facility operator, the proposed 
new staffing complement proposed for year round options is the same as an arena facility (3 
FTEs). The Fort William Stadium seasonal application could require amendments to the current 
collective agreement given the possibility of seasonal staff layoffs. Management and booking of 
the facility will be absorbed through existing capacity and making use of the City’s facility 
booking software and centralized booking process.  Utility costs have been estimated taking into 
account the actual costs incurred for comparable buildings in Thunder Bay, benchmarking of the 
utility costs for air supported structures elsewhere in Ontario, and assuming 9/12 of annual utility 
costs incurred at Fort William Stadium seasonal application.  

The annual cost of a discounted multi-year service agreement with a potential air supported 
structure has been included as an extra expense for the Fort William Stadium option.  However, 
the utility costs are expected to be less under this option given that it is a seasonal option.  
Provision has also been made for market rate leasing costs under the CLE option.  Potential 
efficiencies/cost reductions in contracted services may be possible if the CLE has the capacity to 
provide these services (eg janitorial, winter control, security).  These discussions would ensue as 
the nature of the relationship between the City, the CLE Board and other potential project 
partner(s) are more clearly defined. 

There will be a requirement for one time start up equipment such as turf maintenance 
implements, sports equipment, furnishings of approximately $60K. 

E. Timelines 

Option 4 is the most likely project to be completed for November 2019 given that most of the 
required site and grade beam infrastructure is in place.  The remaining options would not likely 
be realized until November 2020 given the need to first address site infrastructure issues. 

F. Next Steps 

If Council were to provide direction to proceed with one of these options, Administration 
recommends the following next steps: 

i. Engagement with potential end users to validate potential end user demand based on 
proposed site and project specifications and to acquire their input on proposed 
operation model (no later than mid April /19). 

ii. Report to Council by mid May/19 on end user feedback and Council direction to 
proceed with design/construction of capital project (if Option 1, 2 or 5) or direction to 
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proceed to negotiate legal agreements (if Option 3 or 4).  In addition, Council 
direction regarding the confirmed operating model is required. 

G. Status – Proposed Permanent Multi-use Indoor Turf Facility 

The new City Council inaugurated December 3, 2019 has not yet had the opportunity to confirm 
their direction in respect of the proposed permanent multi-use indoor turf facility to be located at 
Chapples Park.  Currently, Administration has an invitation from the Northern Ontario Heritage 
Fund Corporation (NOHFC) to submit a Stage II application to NOHFC’s Strategic Economic 
Infrastructure Fund to advance this project.  A resolution of Council will be required to support 
the Stage II application.  The project scope and financing needs to be confirmed. The Minister 
of Infrastructure for the Government of Ontario has recently announced that intakes for the 
Community, Culture and Recreation stream of the “Investing in Canada Infrastructure Program 
(ICIP)” will take place this year. 

FINANCIAL IMPLICATION 

The estimated capital costs of construction of the proposed interim multi-use indoor turf options 
in this report range from $5,700,468 (CLE Lands – Year Round) to $8,901,916, (Chapples Park) 
before taxes. The basis of the estimates provide a level of accuracy of +/- 30%. Variations in 
the capital costs of construction are due to variations in the size of the synthetic turf playing 
surface, the accompanying air supported building solution, and the existing site infrastructure.  
Potential financing sources for these interim options include a combination of the indoor turf 
reserve fund ($4 million approved as part of 2019 capital budget) and the 2019 Municipal 
Accommodation Tax (MAT) funding (up to $1 million in 2019). In addition, contributions from 
project partners should a partnership model be explored may be another source of capital. 

All options are expected to generate an operating surplus based on the estimated demand for 
access to indoor turf.  The variation in annual operating surpluses is not significant amongst the 
interim options.  The reduced usage/revenues in the off season and utility savings achieved 
through the seasonal application of an air supported dome at Fort William Stadium will be offset 
by the cost of an annual service agreement to erect/take down the structure.  Savings may be 
realized in contracted services as part of an agreement with the CLE Board Provision for 
license/lease costs have been included in the operating costs for both Option 3 (Chapples Park – 
negotiated use/access of existing SNO Building) and Option 4 (negotiated access to CLE 
lands/shared services). 

More information would be required regarding the proposed operating model in order to assess 
the financial implication associated with property taxes with these interim options.  Permanent, 
year round indoor turf facilities could be taxable depending on the specific location, operator 
status (municipal, non-profit or private), and the terms/conditions of any agreement between the 
landowner and other project partners. 
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CONCLUSION 

It is concluded that City Council should defer any decision with respect to an indoor turf facility 
until such time as a direction is arrived at for a permanent facility. 

BACKGROUND 

Soccer Northwest Ontario (SNO), the local sport governing body for soccer, in a deputation to 
Council in May 26, 2014, requested the City to undertake a feasibility study for an indoor soccer 
facility in addition to improvements to existing fields and the addition of turf fields. Council 
recommended that Administration prepare a report outlining planning options for the 
redevelopment of Chapples Park.  City Administration advised that a city-wide master plan for 
recreation and facilities, supported by specific individual master plans, would be developed. 
Following extensive community consultation, the City of Thunder Bay approved the Recreation 
and Culture Facilities Master Plan “Fit Together” (R152/2016) in January 2017 acknowledging 
the need for investment in an indoor soccer complex and directing the evaluation of successful 
models for the development of indoor soccer facilities.  The Plan assumed that the facility would 
be developed through partnerships. 

As part of the 2017 budget process at the February 15, 2017 Committee of the Whole, Council 
allocated funding to undertake a feasibility study and site location analysis for an indoor soccer 
facility in Thunder Bay. Chapples Park, in addition to industrial sites, were to be considered.  
SNO organized multiple community engagement opportunities to confirm community needs and 
inform the facility scope/design, proposed operating budget and operating model.    
In Spring 2017, Council approved the Chapples Park Master Plan (R48/2017), which supported 
the development of a multi-use indoor sports hub at this site as a phase 2/medium term priority 
(6 to 10 years).  Chapples Park was confirmed through community engagement to be the 
preferred site for turf sports, achieve efficiencies in park maintenance, integrate indoor and 
outdoor turf facilities, and provide enhanced opportunities to attract tournaments. 
On January 15, 2018, City of Thunder Bay Council confirmed support in principle for the project 
following a deputation by SNO regarding the draft business and concept plan for the proposed 
facility.  Council directed City Administration to report back on or before January 31, 2018 
regarding the financial implications and funding options of proceeding with the project. 
At the January 31, 2018 Committee of the Whole Special Session (2018 Capital and Operating 
Budget Meeting), City Council directed City Administration to follow up with key stakeholders 
to validate the draft business and concept plan for the proposed pre-Chapples Park Indoor Turf 
Facility, acquire input on project governance, refine recommendations regarding an approach for 
continuing with detailed design/construction, submit a Stage 1 Funding Application to NOHFC 
and further develop the tourism/economic impacts associated with this project and fundraising 
strategies. 

At the June 25, 2018 Committee of the Whole meeting (R88/2018) City Council affirmed a 
priority need for an indoor turf facility based on the results of a study commissioned by 
Administration validating community demand for access to indoor turf, community support for 
the proposed design and location of the proposed Chapples Park Indoor Turf facility, and the 
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estimated economic/tourism benefits associated with the project.  City Council and 
Administration were directed to continue to advocate for funding from other levels of 
government to support the development of a permanent, year round, indoor turf facility 
(estimated cost $28- $30 million).  SNO, in partnership with other community organizations, was 
encouraged to commence a fundraising campaign to support the development of the longer term 
facility.  Administration was directed to proceed with an Expression of Interest process that 
invited interested non-profit and private sector parties to submit proposals to address the 
community’s interim need for indoor turf. 

On January 30, 2019 (Report 2019CLS.002) , after consideration of the proposals arising from 
the Expression of Interest process, Council rejected all proposals, directed the termination of the 
Expression of Interest process, and requested Administration to report back on alternative 
interim solutions. 

REFERENCE MATERIAL ATTACHED: 

ATTACHMENT A - CHAPPLES PARK 
ATTACHMENT B - CANADIAN LAKEHEAD EXHIBITION OPTION 
ATTACHMENT C - FORT WILLIAM STADIUM OPTION 
ATTACHMENT D - SUMMARY OF SPECIFICATIONS/ CAPITAL COSTS 

PREPARED BY: 

THIS REPORT SIGNED AND VERIFIED BY: DATE: 
(NAME OF GENERAL MANAGER) 

Kelly Robertson, General Manager, Community Services March 19, 2019 
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Summary of Specifications/Capital Costs Interim Multi-use Indoor Turf Option 

Option 1 Option 2 Option3 Option 4 Option 5 
(Chapples Park - (Chapples Park- (Chapples Park- Year (CLE Lands -Year Round} {Fort William Stadium -

Year Round) Year Round) Round) Seasonal) 
Location Chapples Park Chapples Park Chapples Park CLE Lands Fort William Stadium 

Future Onsite Synthetic Future Onsite Synthetic Future Onsite Rehabilitated Utilization of existing grade Over ex isting synthetic turf 
Turf Field Turf Practice Field Natural Turf Practice Field beam former private field 

(Existing CP2) operated facility 
2 2 2 2 2 Synthetic Turf New-6,757 m New-6,757 m New-6,757 m New -5,700 m Existing- 7,620 m

Playing Surface (106m Ix 64m w) (106m Ix 64m w) (106m I x 64m w) (100m Ix 57m w) (127m Ix 6Dm w) 

72,732 ft2 72,732 ft2 72,732 ft' 61,355 ft2 80,020 ft2 

(348 ft I x 209 ft w) (348 ft I x 209 ft w) (348 ft Ix 209 ft w) (328 ft I x  187 ft w) (417 ft Ix 197 ft w) 

Building Solution New Year Round -Air New Year Round -Air New Year Round - Air New Year Round-Air New Seasonal-Air 
Supported Structure Supported Structure Supported Structure Supported Structure Supported Structure 

2 2 2 2 2 11,016 m 11,016 m 11,016 m 7,358 m 9,615 m
(136m Ix 81m w x 24m h) (136m Ix 81m w x 24m h) (136m Ix 81m w x 24m h) (110m Ix 67m w x 23 m h) {137m I x  70m w x 21m h) 

118,636 ft" 118,636 ft2 118,636 ft' 79,200 ft2 103,500 ft2 

(446 ft Ix 266 ft w x 80 ft h) (446 ft IX 266ft w x 80 ft h) (446 ft IX 266 ft W X 80 ft h) (360 ft Ix 220 ft w x 73 ft h) (450 ft IX 230 ft W X 69 ft h) 

Site $720,500 $663,000 $663,000 $201,500 $650,000 
Development 
Costs 

2 Amenity New Building -196 m Renovate/Upgrade Existing Existing SNO Building New Building - 196 m' New Building - 196 m2 
(Access Agreement required and Building (2,110ft2) Wash room/Storage (2,110 ft2) (2,110ft2) 

may be need for accessible (Accessible Building 
washroom upgrades) 

wash rooms; if ne\.AJ $1,000,000 $420,000 $1,000,000 $1,000,000 
will include change 
rooms, 

administrative, 

mechanical, storage) 
Grade Beam $700,000 $700,000 $700,000 N/A $737,000 

N/A Synthetic Turf $2,000,000 $2,000,000 $2,000,000 $1,500,000 

Air Supported $3,000,000 $3,000,000 $3,000,000 $2,200,000 $2,100,000 

Structure, 
Inflation System 
and Accessories 
(lighting, insulation, 
netting curtains, 

dividers) 
Garage/Storage $360,000 $360,000 $360,000 N/A $1, 200,000 



Summary of Specifications/Capital Costs Interim Multi-use Indoor Turf Option 

Option 1 Option 2 Option 3 Option 4 Option 5 
(Chapples Park -

Year Round) 
(Chapples Park-

Year Round) 
(Chapples Park-Year 

Round) 
{CLE Lands -Year Round) (Fort William Stadium -

Seasonal) 
Subtotal Site $7,780,SOO $7,143,000 $6, 723,000 $4,901,500 SS,687,000 
Development, 

Grade Beam, 

Turf, Air 

Supported 

Structure, 
Accessories, 
Garage 

Project $871,416 $800,016 $7S2,976 $S48,968 $636,944 
Management, 

Engineering, 
Building Permits 

Equipment $250,000 $250,000 $250,000 $250,000 $250,000 
(Back up generator, 

turf maintenance) 

Total $8,901,916 $8,193,016 $7,725,976 $5,700,468 $6,573,944 
(before taxes) 

----------· -----
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COMMUNITY SERVICES DEPARTMENT 
111 Syndicate Avenue 

PO Box 800 

MEMORANDUM Thunder Bay, ON P7C 5K4 

Tel: (807) 625-2964 

DATE: March 18, 2019 

TO: Members of City Council and EMT 

FROM: Kelly Robertson, 

General Manager, Community Services Department 

SUBJECT: Review of R. Zanette Proposal "Goal Sports and Event Centre II" 

This memo is to report to City Council subsequent to a deputation from Mr. R. Zanette as part 

of the March 11 Committee of the Whole meeting regarding a proposed interim indoor turf 

solution. 

A. Proposal received from Mr. R. Zanette 

Mr. R. Zanette's presentation entitled "Goal Sports and Event Centre II" (GSCII) recommends 

making use of an existing building located at the southwest corner of 11th Ave and Fort 

William Rd (425 11th Ave and 811 Field St) to house 2 indoor turf playing surfaces of 5,000 and 

10,000 ft
2 

plus the addition of a proposed new, air supported structure with synthetic turf 

(40,000 ft2
) that could accommodate up to 2 additional playing surfaces. Mr. Zanette 

requested Council's consideration of a one-time grant of between $50,000 to $1,362,500 

(depending on the proposed asset/upgrades) representing approximately 50% of the 

anticipated project capital cost. 

B. Proposed Site 

The proposed recreation facility is a permitted use by the Zoning By-law. A variance might be 

required to decrease parking minimums and increase maximum height (if air-supported 

structure is over 15.0 metres). Building permits, stormwater and drainage plans, and Site Plan 

Control will be required as part of the development process. A Record of Site Condition (RSC) in 

accordance with Ontario Regulation 153/04 will be required prior to issuance of a building 

permit. 

The proposed location is accessible by public transit, close to retail establishments, but not yet 

serviced through the Active Transportation network. In respect of the usage of the current 

building, it appears as if there would be sufficient granular parking onsite. There may be 

parking limitations with the proposed new, air supported structure. 
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C. Proposed Building Solution 

The proposed synthetic turf playing surfaces within the existing building (5,000 and 10,000 ft2
) 

are between 8 - 16% of the smallest synthetic turf surface proposed in Report 42/2019 -
Interim Multi-use Indoor Turf Options (CLE Lands) and 7 - 14% of the proposed synthetic turf 
playing surfaces for the Chapples Park options. The smaller size of these surfaces combined 
with the building height allowance of 16 ft. will mean that the surfaces will likely appeal to the 
younger age groups and accommodate some, but not all turf sports. However, these smaller 
turf surfaces may be preferable to the use of school gyms and given the lack of alternative 
indoor turf facilities. 

Specifications for the synthetic turf playing surfaces inside the proposed new air supported 
structure (40,000 ft2

) for Field 3 (100 ft. x 100 ft. = 10,000 ft2
) and Field 4 (50 ft. x 100 ft.= 

5,000 ft2
) are the same size as the surfaces proposed within the existing building. 

Administration recommends that subject to available capacity, enlarging the playing surfaces 
within the proposed new, air supported structure would appeal to a broader turf user group. 
Assuming an apron of approximately 3 meters (approx. 10 ft.) on each side and end will result 
in a playing surface of approximately 36,600 ft2 which is about half of the size of the proposed 
playing surface at the Chapples Park option. (The Ontario Building Code will require access to 
accessible washrooms within or adjacent to the air supported structure. It is unclear from Mr. 
Zanette's proposal how he is planning to address this requirement.) The enlarged synthetic 
turf playing surface is adequate for an interim, practice standard for many turf sports but 
would not likely meet competitive standards. 

D. Proposed Project Costing/Financial Implications 

The estimated costs of the new synthetic turf and proposed air supported structure are within 
range of the cost estimates obtained in respect of the proposed interim, multi-use indoor turf 
options presented in Report 42/2019. 

Mr. Zanette advised Council that the proposed turf rental rates would be consistent with the 
provincial average and he cited a proposed facility rental rate of $175 for the 1large field'. It is 
unclear whether this is the proposed rate for the 10,000 ft2 'large field' within the existing 
building or perhaps the entire turf surface within the proposed air supported structure (15,000 
to 36,600 ft2

)· The business plan for the proposed Soccer Northwest Ontario Chapples Park 
Soccer Centre assumed a full field (75,000 ft2) rental rate of $450/hr during peak season, prime 
time. If we divided this full field rate by 4, the quarter field (18,750 ft2

) rate would be 
$112.50/hr. Assuming 12 players per hour per playing surface, the cost per player per hour 
would be $14.58 on the GSCII surface compared to $9.38 on the proposed permanent indoor 
turf surface. Administration recommends acquiring clarity in respect of the proposed facility 
rental fees and operating budget. 

Administration questions Mr. Zanette's need for financial assistance from the City to support 
the proposed upgrades and purchase of synthetic turf within the existing building. A relatively 
small amount of capital is required ($SOK- $62.SK). Given the pent up demand for access to 
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indoor turf, could fees from end users (eg membership fees, facility rental fees) offset these 
costs and/or the debt repayment on a small business loan to complete the upgrades? 

In respect of Mr. Zanette's request for a grant of up to $1,362,500 to advance the entire 4 field 
facility, Administration cautions Council to consider the precedent that may be established in 
providing the requested grant to a private sector developer. As there is no current City policy 
to guide Council in respect of the receipt of t his unsolicited proposal, Administration needs 
more time to review sections 107 and 110 of The Municipal Act relating to the municipality's 
general power to grant and agreements for municipal capital facilities. The existing Community 
Partnership Policy (05-06-02) provides direction in respect of the development of community 
partnerships for major capital projects. This program would provide a maximum of up to 25% 
(community owned asset) or 50% (City owned asset) of the eligible costs of a capital project, 
however, the applicant must be a non-profit organization in good public standing. 

E. Proposed Project Timelines 

Mr. Zanette advised that the project could be completed in time for the 2019 indoor turf 
season. A minor variance process generally takes 3 months. A Site Plan Control (SPC) 
application could be processed around the same timeframe barring any complications or 
delays. A building permit application can be submitted at the same time of Site Plan Control. 
However, the City's Planning and Development Services Department could not confirm the 
timelines required for the required Record of Site Condition (RSC). This process is undertaken 
by the Applicant and their Qualified Person; the Ministry of the Environment, Conservation and 
Parks reviews and accepts it. The time it takes to review the RSC will depend on the site and 
how it measures up to the Provincial standards. A building permit cannot be issued until the 
RSC is properly filed. 

Yours truly, 
,( 
l \ .. __________________ 
Kelly Robertson, General Manager 
Community Services Department 
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