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The Study Team
• Prime Consultant 
• FormStudio Architects Inc. 
• John Stephenson, B. Arch., OAA MAA FRAIC, Principal
• Kim McKee, OAA MAA Project Manager

• Engineering Consultants
• Cuthbertson Engineering – Troy Erickson, P.Eng, Mechanical
• AG Engineering – Anthony Gazzola, P.Eng, Electrical

• Police Facilities Specialist
• RPL Architects
• John E. Pepper, OAA, SAA, MAA, AANB, MRAIC, LEED® AP / Partner
• Lee Taylor, Senior Project Manager / Partner

• Business Case Specialist
• MNP 
• Jovette Morin, Management Consulting

• Cost Consulting
• Postma Quantity Surveying Ltd.
• Wes Postma
•
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THE PROJECT VISION

Opportunities:
• Reduce risks
• Opportunity to reinvent the future of policing in Thunder Bay
• Invest in community safety

Goals:
• Enhance operational effectiveness
• Improve safety and security
• Address facility shortcomings & conditions*
• Strengthen community & business partnerships
• Value for money
• Be an example of best practices in Canada
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Operational Needs Assessment
• Methodology

• Several on-site departmental discussions
• Discussions with the TBPS leadership team
• Benchmarking against broader policing standards
• Consideration of regulatory requirements
• Comparison with current operations and other examples

• Staffing Requirements
• Based on 20-25 year projections
• Consideration of currently funding staffing levels of 309.8 FTE
• Estimations of future staffing needs for known service increase
• Allowance for future staffing needs for potential added service areas
• Established a basis for future known and potential increases of 91 FTE
• Resulting in a total anticipated staffing for planning purposes  of 400.8 

FTE 

•
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SUMMARY
Senior Administration = +3 FTE
Administration Bureau = +42.9 FTE
Uniform Patrol = +39 FTE
Common Areas / Amenities = +6 FTE
Detention Zone = +0 FTE
Custodial & Building Service = +0 FTE
Fleet = +0.6 FTE
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Functional Space Programme
• Existing Floor Areas

• Based on measurement from existing floor plans
• Existing Net Floor Area – 53,015 sf
• Existing Gross Floor Area – 64,385 sf 
• Existing Gross/Net ratio – 1.215 x net

• Total Future Space Requirements for Planning Purposes
• Estimated Required Net Floor Area – 90,670 sf
• Estimated Required Useable Floor Area – 105,320 sf
• Estimated Required Gross Floor Area – 131,430 sf
• Proposed Gross/Net ratio – 1.25 x net
• A 70.7% increase in net floor area
• A 104.1% increase in gross floor area

• Future Forensic Identifications Space Requirements
• Estimated future gross floor area – 9,257 sf
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GENERAL PLANNING 
AND DESIGN REQUIREMENTS
• Functional Performance
• Physical Performance
• Environmental Performance
• Flexibility, Adaptability and Expandability 

Total needed space not 
including fleet and indoor 
parking = 121,000 gsf
(1.9 x exist’g)
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NEEDS & RATIONALE

Currently 320 FTEs work out of the existing building
Future potential staff complement of +/- 401

Service Growth & Staffing

Operational areas, admin/support, use-of-force 
training, community spaces

Facility Requirements

115,200 sf* to 120,700 sf depending on configurationSpace Requirements
• Strategic location – operational needs & 

community accessibility
• Minimum 10 acres recommended
• Access to major thoroughfares
• Operational & security considerations*

Site Requirements
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PARTNERSHIP IN DESIGN
Community Partnership Opportunities:
• The building will include community space and support new community 

partnership strategies and opportunities for the Thunder Bay Police Service
• The building will be designed in collaboration with community partners
• The building will be an example of new initiatives and best practices in 

community partnership design – specifically developed for the City of 
Thunder Bay and regional partners

• Public engagement sessions held in December 2019 and early 2021

Business Partnership Opportunities:
• The proposed building includes an indoor firing range and other training 

spaces to take advantage of potential business partnerships
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Existing Facility Condition Assessment
• Methodology

• Interviews with operational and buildings staff
• Tours of existing facility
• Review of previously completed studies
• Compliance evaluation

• Ontario Building Code
• Ontarian’s with Disabilities Act
• Police Adequacy Standards
• Occupational Health and Safety Act
• LEED Guidelines
• Space and Design Standards and Best Practices

• Niagara, Saskatoon, Halton Regional and Kingston case 
studies

• Detention Area Compliance Report by Kach Inc. 
(2019)

• OBC Post Disaster Compliance Study by KGS Group 
(2018)



City of Thunder Bay
Police Facilities Needs Assessment

2020.03.09 City Council Presentation

Existing Facility Condition Assessment
• Upgrading Construction Hard Costs

• When project soft costs are added the total project costs 
are approximately $10.035 million excluding escalation
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Build-out Options
• Base Case

• Consideration of total hard and project related soft 
costs maintaining the status quo over a 25 year time 
horizon

• Presented for comparison purposes only, not a viable 
option for the future needs of the TBPS

• Option 1 – Addition and Renovation of Existing 
• Consideration of physical build-out requirements
• Consideration of phasing and staging implications
• Consideration of operational risks
• Consideration of operational inefficiencies

• Option 2 – New-Build in New Location tbd
• Consideration of physical build-out requirements
• Consideration of land acquisition costs
• Consideration of existing site and building sale revenue
• Consideration of Site Location Options 
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Option 1 – Addition & Renovation



City of Thunder Bay
Police Facilities Needs Assessment

2020.03.09 City Council Presentation

Option 1 – Phasing
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Option 2 – New-Build
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Business Case - Options Capital Cost Comparison
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Business Case – Annual Operating Cost Comparison



City of Thunder Bay
Police Facilities Needs Assessment

2020.03.09 City Council Presentation

Business Case – 25 Year Net Present Value Comparison

Key Assumptions
• A cost escalation rate of 3% per year
• A discount rate of 4% over 25 years
• A time period of 25 years
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Business Case – Base Case Pros and Cons
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Option 1 Add & Reno - Pros and Cons
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Option 2 New Build - Pros and Cons
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OPTIONS
Option 2
New Construction

Option 1
Addition & Renovation

Base Case
Repair Only

Meets all 25-year space 
and facility needs. Can be 
designed for future 
expansion.

The existing building 
cannot be modified to 
adequately meet all 
current and future needs.

Does NOT address 
anything but immediate 
deficiencies.

Opportunity to support 
reinvented police service 
strategies & community 
partnerships.

Renovating the current 
building is not cost-
effective or sustainable.

Not an acceptable 
option. Does not address 
space shortcomings.

$45M construction cost$48M construction cost$7.6M construction cost
$52.3M project cost$63.8M project cost$10.1M project cost
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Site Location Options
• Methodology

• Basic criteria for sites to be considered were established
• Minimum site size of approximately 7 acres
• Minimum of two vehicular access points, three preferred
• Facing a minimum of two streets 
• Central and South Core locations
• Community accessibility & civic presence
• Other technical considerations

• A long list of 14 possible locations were identified through 
discussions with COTB Asset Management Division, TBPS and 
Thunder Bay Realty Services together with confidential 
discussions with realtors

• The Project Steering Committee together with the consulting 
team eliminated all options not meeting the basic criteria to 
establish a short list for more detailed evaluation

• Test fits were developed for each of the short listed options
• A comparative travel time study was done for the south core 

and central options
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Public Engagement – December 12, 2019

•
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Public Engagement Session – December 12, 2019
RESULTS
• The Public Engagement Session ran from 4 - 8 pm and was attended by 

approximately 25-30 people
• PDF’s of Current State vs Future State were displayed on easels and attendees were 

invited to provide comments via sticky notes and a one question survey which was 
distributed

• The session was supplemented by a “get Involved” Website between December 12, 
2019 and January 2, 2020 which was visited 378 times.  

• The engagement session were promoted by advertisements in various media and 
through a media interview.

• 68 survey responses were received
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Public Engagement Session – December 12, 2019

NOTES
• Probable construction costs of various options were not provided at the Public 

Engagement Session
• Information on candidate sites for a new police facility were not provided at the 

Public Engagement Session and feedback on site location options was not requested
• It is our recommendation that public input on site location, costs and other 

important issues must be part of a future design and development process.  Public 
Input Sessions are anticipated to be a significant part of the Project Implementation 
Strategy.
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Conclusions
• The existing police facility of about 64,000 sf needs approximately $10.035 million 

of capital repairs and improvements long-term preserve the value of the asset for 
the next 25 years.

• To provide effective policing services for a long-term future the Thunder Bay 
Police Services requires a modern facility in the order of 121,000 sf at a total 
project cost of $52.259 million for a Newbuild option vs $63.789 million for an 
Addition and Renovation option.

• Option 2 – New-build which proposes a new police services building on a new site 
will provide a future-proofed, operationally optimized facility that is the most 
cost-effective short term and long-term solution and is the option that best 
supports the City’s sustainability goals.
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Discussion


