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TOWN OF AURORA 
SPECIAL GENERAL COMMITTEE 

JOINT OPERATIONS CENTRE 
MEETING AGENDA 

 
Tuesday, January 7, 2014 

7 p.m. 
Council Chambers 

 
 
1. DECLARATION OF PECUNIARY INTEREST AND GENERAL NATURE 

THEREOF 
 
 
2. APPROVAL OF THE AGENDA 
 

RECOMMENDED: 
 
THAT the agenda as circulated by the Customer and Legislative Services 
Department be approved. 
 

 
3. DELEGATIONS 
 
(a) Ilmar Simanovskis, Director of Infrastructure and Environmental Services 

Re:  Item 1 – IES14-001 – Joint Operations Centre – Pre-tender Scope and 
 Budget Approval 
 
 
4. CONSIDERATION OF ITEMS 
 
 
5. ADJOURNMENT 
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AGENDA ITEMS 
 
1. IES14-001 – Joint Operations Centre – Pre-tender Scope and  pg. 1 

 Budget Approval 
 
RECOMMENDED: 

   
THAT report IES14-001 be received; and 
 
THAT Council approve the project base scope and budget of $18,971,000 for 
capital project 34217; and  
 
THAT Council provide direction on the options to be included in the project 
and the base budget be adjusted to reflect the total budget of the approved 
options; and 
 
THAT project 34217 proceed with finalization of the design documents and 
tendering. 
 

 
Deferred from General Committee meeting of December 3, 2013 – Item 22 
2. CFS13-047 – Debt Financing the Joint Operations Centre pg. 31 

Construction Project 
 
 RECOMMENDED: 
 

THAT report CFS13-047 be received; and 
 
THAT Council authorize the Treasurer to arrange a construction financing line 
of credit with Infrastructure Ontario at prevailing interest rates and terms for an 
upset limit of the final budget for the Joint Operations Centre project as 
approved by Council and as may be adjusted by Council from time to time 
prior to or during the construction period; and  
 
THAT the necessary by-law(s) be presented to Council to authorize same; 
and 
 
THAT the Mayor and Clerk, or the Treasurer, are authorized to execute any 
and all documents and agreements necessary for same, including any 
required to arrange for the necessary approvals from York Region; and 
 
THAT the Treasurer is authorized to draw upon the construction financing line 
of credit to fund each progress payment made to the general contractor to be 
selected by the Town; and 
 
THAT upon completion of the project, and all costs being finalized, that the 
Treasurer report back to Council with long term debt financing options and 
recommendations to refinance the above construction line of credit. 





 
 
 


  
                             GENERAL COMMITTEE REPORT    No. IES14-001  
 
SUBJECT: Joint Operations Centre - Pre-tender Scope and Budget Approval  
    
FROM: Ilmar Simanovskis, Director of Infrastructure & Environmental Services  
  
DATE: January 7, 2014 
 
 
RECOMMENDATIONS 
 
THAT Council receive report IES14-001; and 
 
THAT Council approve the project base scope and budget of $18,971,000 for capital 
project 34217; and  
 
THAT Council provide direction on the options to be included in the project and the 
base budget be adjusted to reflect the total budget of the approved options; and 
 
THAT project 34217 proceed with finalization of the design documents and tendering. 
 
PURPOSE OF THE REPORT  
 
The purpose of this report is to provide Council with an update on the status of the project, 
verify the project scope and budget, and proceed to completing the design and proceed to 
tender.  
 
BACKGROUND  
 
Space Needs Study recommended that both Infrastructure and Environmental Service 
and Parks and Recreation Services move operations to a new site within a combined 
facility  
 
In 2008, the Town initiated a space needs study to develop a strategy for accommodating the 
future needs of the Parks and Recreation and Infrastructure and Environmental Services field 
staff. This study was initiated based on current space limitations at the existing facilities at 9 
Scanlon Court. Options considered at that time included expansion of facilities at 9 Scanlon 
Court or relocation of one or both operations to a new facility. The conclusions of that study 
identified both building and yard space constraints at the existing yard and the need to 
proceed with the options of expanding the existing facilities or relocating part of all of the 
current operations to a new location.  
 
At its December 13, 2011 meeting, Council approved the direction to build a Joint Operations 
Centre (JOC) and identify a site that would meet the requirements of the space needs study. 
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Site on Industrial Parkway North purchased to accommodate a new Joint Operations Centre 
 
Following an extensive review of available and suitable sites within Aurora, staff 
recommended the site on Industrial Parkway North as the preferred site. Although this site 
has grading challenges, the benefits in both cost and opportunity to accommodate the Town’s 
needs outweighed these challenges. Council approved the purchase of this site in September 
2012. This site area is 11.5 acres.     
 
Council authorizes proceeding with detailed design including LEED Gold performance 
standard subsequent to site acquisition 
 
Once the site selection and procurement process was completed, Council approved the 
award of the detailed design activities. This approval was granted in October 2012.  
 
Council requests consideration of additional building administrative space and 
approves proceeding with snow storage facility adjacent to JOC site 
 
In February 2013, Council directed staff to consider an additional floor over the administration 
areas to accommodate future needs for this type of space. This design was directed to 
proceed as an optional item that could be constructed at the same time as the main building 
or added to the building at a future date.   
 
At its meeting of May 21, 2013, General Committee received report IES13-031 which 
provided an update to the JOC design activities and requested a decision on the open capital 
project 34211- snow storage facilities. This project was approved to proceed in conjunction 
with the JOC. The remaining budget for the snow storage facility is $814,000. 
 
At this stage, the consultants have completed design to the 70 percent stage and a Class B 
estimate has been completed. Staff now require approval from Council on the cost of the 
base facility based on the previously approved space needs study, and consideration of 
optional building and site components that have been identified through the design and 
stakeholder engagement process.  
 
COMMENTS  
 
Project Scope Summary 
 
The following outlines the main features of the new JOC facility: 


 
Site area: 11.55 acres 
Main building areas: 


Level 1 administration and garage bays:  
Level 2 administration:    
Level 3 (optional)    


Salt Building:  
Green Houses:  


 
48,660 sf 
11,600 sf 


5,600 sf 
10,700 sf 


6,400 sf 
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The above functions and space requirements were developed through the space needs study 
and represent the confirmed and approved requirements to meet current and future needs for 
supporting Town operations. 
 
Project budget approvals  
 
Funding for the JOC has primarily occurred through the annual capital budget process. The 
total approved funding for this project is $14,371,500 as summarized in the following table. 
During the 2013 capital budget process, the capital sheet also identified a 2014 forecast of 
$3,245,500. This amount has not been approved and will be revised based on the outcome of 
Council’s direction on the information in this report. 
 
Expenses to date relate only to architectural services. Land purchase was funded fifty percent 
from Development Charges and fifty percent from proceeds from sale of lands reserves and 
is outside the current approved budget.   
 


Table 1- Summary of Council approved funding sources 
and consolidations 


Description Approved 
Funding 


Cumulative 
Approved 
Funding 


2010 JOC approval #34217 255,000 255,000 
2011 Transfer of remaining approved salt dome 
replacement funding (from capital close report)  


350,000 605,000 


2012 JOC approval #34217  500,000 1,105,000 
2013 JOC approval #34217 13,236,500 14,341,500 
2013 Approval for design fees for additional floor 
(BBS13-05) 


30,000 14,371,500 


 
Completion of Class B estimate provides updated costs that reflect project needs 
based on the current design 
 
The consultant has completed a Class B estimate based on the detailed design activities to 
date (November 2013). This estimate has been undertaken to provide the Town with a more 
accurate estimate of expected construction costs based on information developed through the 
design process. The following table summarizes the main cost categories and areas of 
increased cost pressures. 
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The changes in project costs since last reporting are occurring primarily in the site works. This 
is related to the complexity of the site. The key drivers are summarized as follows: 
 
Site Grading and Earth Works – Cut and Fill ($447,000) 
• The sloping character of the site and the programmatic requirements for vehicle 


movement require a great deal of cut and fill in order to provide a safe and efficient use of 
the site. 


 
Concrete Structural Retaining Walls, Barrier Curb and Guard Rails ($565,000) 
• The relationship of the final grades to boundary property conditions results in extensive 


use of retaining walls to maximize the usable space of the site.  Extensive need for guard 
rails and safety fencing due to nature of operations and use of heavy equipment 


 
Lake Simcoe Region Conservation Authority Drainage and Environmental Controls – 
Bioswale, grading and drainage requirements. ($441,000) 
• Due to the proximity of the site to the Arboretum lands, measures were taken to 


manage storm water runoff in a responsible manner including containment and filtration. 
 
Extra for retaining structure of materials storage shed to north of the site ($680,000) 
• The material storage facility provides double duty by also retaining the earth of the 


adjacent site to maximize usable area. The materials are now also sheltered from the 
elements with overhead cover in order to move effectively store the product. 


 
Miscellaneous unforeseen Site Cost Pressures not identified in initial estimates ($158,000) 
  
Decision to purchase preferred site with higher development costs is still a good deal 
 
During the site selection process, only 4 potential sites were identified that met the minimum 
space requirements. Two of these sites were located within the Oak Ridge Moraine and had 
use restrictions that limited the extent to which facilities could be accommodated. The third 
option was to secure a portion of the Town owned Leslie lands.  
 
The site on Industrial Parkway North had the required area but presented significant grading 
and soils challenges that needed to be adjusted to accommodate the functional needs of the 
operation. However, when considering the cost of the next best option, this site still results in 


Project Element Class D Estimate 
(2012 concept)  


3% Construction 
Escalation 
(Nov 2013) 


Architects Class B 
Estimate  


(Nov 2013) 


Variance 
(-unfavourable) 


Building 9,500,00      9,785,000           9,807,000  -22,000  
Salt Dome 700,000          721,000              844,000  -123,000  
Site 3,060,000        3,152,000           5,443,000  - 2,291,000  
Sub Total 13,260,000 13,658,000        16,094,000  - 2,436,000  
     
Contingency allowance 10%  (in above items) (in above items) 1,610,000 -1,610,000 
Escalation to 2014- 2.0% (excluded) (in above items) 322,000 -322,000 
Architect Fees 820,000 820,000 820,000 0 
FF&E and IT 75,000             77,000               125,000  -48,000 
Base Construction Budget 14,155,000 14,555,000 18,971,000 -4,416,000 
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a net opportunity savings in total land cost of approximately $3.0M as presented in the 
following table. 
  
Option Required 


Site Acre 
Cost per Acre Total Cost 


Industrial Site (Purchased 
Oct 2012) 


11 363,000 4,000,000  


Site Development 
Premium 


11 208,000 2,291,000  


Relative Cost per acre 11 571,000  6,291,000 


     


Current Land Valuation 
(2013)* 


11 840,000  9,240,000 


  *Land value based on Development Charges Background Study reported land valuation 
 
Additional items to be reviewed by Council for consideration in the project 
 
There were eleven items identified as optional items that were either not included in the initial 
scope of the project based on the space needs study or that were identified as cost savings 
opportunities for Council consideration. These items are detailed in the attached presentation 
and are listed as follows: 
 
Option Description Cost Estimate 
Drive In Shed (8,600 SF) 482,600 
Heritage Building Material Storage (2,700 SF) 151,000 
Covered Vehicle Storage Area (8,000 SF) 592,300 
Third Floor Shell Space (5,600 SF) 940,800 
Full Back-up Generator 434,000 
IT Disaster Recovery Centre 130,000 
Paper Records Archives (1,500 SF) 281,000 
Rain Water Harvesting System 47,800 
LED Lighting in Garage Bays 103,500 
Green Roofs 82,555 
Savings if LEED Certification was Deleted (LEED Standard with no 
Certification) 


-95,500 


 
Council is requested to provide one of the following four directions on each of the options 
where appropriate: 
 
A- Include option in the base project scope  
B- Include option in the tender as an optional item 
C- Defer option for future consideration 
D- Delete option at this time 
 
Based on Council direction on the list of options, the budget will be adjusted to accommodate 
the works as estimated. 
 







January 7, 2014 - 6 - Report No. IES14-001       
Project Schedule 
 
The project schedule is based on Council approval to proceed being received in January 
2014 with the key milestones as follows:  
 
Budget and funding approval         January 2014  
Tendering          February 2014 
Construction Start-up        March/April 2014 
Project Completion        Summer 2015 
 
LINK TO STRATEGIC PLAN  
 
Maintaining our municipal facilities supports the Strategic Plan goal of Investing  
in Sustainable Infrastructure through establishing policies and programs that enhance 
the accessibility and safety of new and existing facilities and infrastructure. 
 
Promoting and advancing green initiatives: through the incorporation of LEED 
opportunities and other creative sustainability opportunities to be considered in  the 
detailed design and development of this facility. 
  
ALTERNATIVE(S) TO THE RECOMMENDATIONS  
 
As directed by Council 
 
FINANCIAL IMPLICATIONS  
 
Corporate and Financial Services has prepared a funding strategy report which will be 
presented concurrently with this report. Funding options will be derived for the project budget 
as determined by the approved based budget and optional items. 
 
CONCLUSIONS  
 
The detailed design is proceeding. This report provides an update on the project including 
building configurations, approved funding, Class B project costs estimate from the architect, 
and optional items for Council consideration.  
 
Council is requested to approve the base budget for the JOC as well as the budget required 
to fund any options approved for incorporating into the base project. Project tendering is 
planned for early 2014.  
 
PREVIOUS REPORTS 
 
January 18, 2011, IES11-002 – Award of RFP No.IES2010-73-Architectural Consulting 
Services for a New Operations Centre 
 
March 20, 2012, IES12-012 – Town of Aurora Joint Operations Centre 
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April 3, 2012, IES12-017 – Town of Aurora Joint Operations Centre 
 
July 17, 2012, IES12-039 – Town of Aurora Joint Operations Centre Site Selection 
 
September 18, 2012, CFS12-032 – Follow-up Information: Funding Sources for New Joint 
Operations Centre Capital Project 
 
October 2, 2012, IES12-052 – Town of Aurora Joint Operations Centre 
 
October 23, 2012, IES Memo 09-12 – Cost Information for Leadership in Energy and 
Environmental Design for New Construction (LEED NC) 
 
May 21, 2013, IES13-031 – Joint Operations Centre Status and Snow Disposal Site 
Consideration 
 
July 16, 2013, CFS13-023 – Capital Financing of Youth Centre and Operations Centre Capital 
Projects  
 
ATTACHMENTS  
 
1) Joint Operations Centre Update and Workshop Presentation January 7, 2014  
 
 
PRE-SUBMISSION REVIEW  
 
CAO December 20, 2013. 
 
Prepared by: Ilmar Simanovskis, Director - Ext. 4371 
    
 


 
__________________________   _________________________ 
Ilmar Simanovskis     Neil Garbe     
Director, Infrastructure &    Chief Administrative Officer 
Environmental Services 
 







JOC Update 
and Workshop 
 
January 7, 2014 



linda bottos

Typewritten Text

Attachment 1







JOC Update 
 Detailed design based on Space Needs Program 
 Drawings 70% Complete 
 Class B estimates performed 
 Site Plan Review (Town Planning, LSRCA, Region, 


Accessibility Advisory Committee).  
 Separate Accessibility Advisory Committee Drawings 


Review at December 2, 2013 Meeting 
 LEED New Construction Project Registration  
 
Next Steps:  
 Budget Confirmation and Funding Strategy  
 Council Approval to Tender Project  
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Class Estimates 
 Canadian Institute of Quantity Surveyors has four classes of estimate that 


Quantity Surveyors use: 
 Class D Estimate – based on initial functional program and broad concept approach 
 Class C Estimate – based on schematic design information 
 Class B Estimate – construction estimate based on detailed design information 
 Class A Estimate – based on 100% complete construction documents 


 
 


Cost Estimate Variance Matrix  -/+ 


-20 +30 


-15 +20 


-10 +15 


-5 +10 
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Class B Estimate  
Estimated costs in Class B Cost estimate 
assumes an average tendering price. As a 
result real tender price may be lower than 
the Class B Cost Estimate.  
 


High Tender Price  


Low Tender Price  


Average Tender Price – Class B   


Awarded Price 
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Project Statistics 
 Lot Area 11.55 acres 
 Main Building 


 Level 1 (Including bays) 48,660 SF 
 Level 2 11,600 SF 
 Level 3 5,600 SF 


 Salt Dome 10,700 SF 
 Green Houses 6,400 SF 
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Site Plan 







Project Budget Status 


Description Approval Amount Cumulative 


2010 JOC Approval (Capital Budget) 255,000 255,000 


2011 Transfer from previously approved Salt Dome (Capital Close 
Report) 


350,000 605,000 


2012 JOC Approval (Capital Budget) 500,000 1,105,000 


2013 JOC Approval (Capital Budget) 13,236,500 14,341,500 


2013 Approval for Additional Floor design (Staff Report BBS13-005) 30,000 14,371,500 
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The following table summarizes the total approved and outstanding 
budget requests for the project 


Note snow storage approved May 2013. Location adjacent to JOC site with approved funding 
of $814,000 







Construction Budget Pressures  
 Following table compares 2012 conceptual design 


estimates to November 2013 Class B estimate 


Item  Class D Estimate  
(2012 conceptual 


design) 


3% Construction 
Escalation 
(Nov 2013) 


Architects Class B 
Estimate  


(Nov 2013) 


Difference 


Building                9,500,000  9,785,000   9,807,000   - 22,000 


Salt Dome   700,000  721,000              844,000         -123,000  


Site    3,060,000  3,152,000           5,443,000        -2,291,000  


Sub Total    13,260,000  13,658,000 16,094,000       -2,436,000  


Contingency Allowance (10%) (In above items) (In above items) 1,610,000 -1,610,000 


Escalation to 2014 (2.0%)   (excluded) (In above items) 322,000 -322,000 


Architect Fees 820,000 820,000 820,000 0 


FF&E  and IT             75,000  77,000    125,000  -48,000 


Base Construction Budget 14,155,000 14,550,000 18,971,000 -4,416,000 
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Project Cost Pressures  
Earth Works and Site Servicing  ($2,291,000 Cost Pressure) 
 
Site Grading and Earth Works – Cut and Fill ($447,000) 
 The sloping character of the site and the programmatic requirements for vehicle movement require a great deal 


of cut and fill in order to provide a safe and efficient use of the site. 
 
Concrete Structural Retaining Walls, Barrier Curb and Guard Rails ($565,000) 
 The relationship of the final grades to boundary property conditions results in extensive use of retaining walls to 


maximize the usable space of the site.  Extensive need for guard rails and safety fencing due to nature of 
operations and use of heavy equipment 
 


Lake Simcoe Region Conservation Authority Drainage and Environmental Controls – 
Bioswale, grading and drainage requirements. ($441,000) 
 Due to the proximity of the site to the Arboretum lands, measures were taken to manage storm water runoff in a 


responsible manner including containment and filtration. 
 


Extra for retaining structure of materials storage shed to north of the site ($680,000) 
 The material storage facility provides double duty by also retaining the earth of the adjacent site to maximize 


usable area. The materials are now also sheltered from the elements with overhead cover in order to move 
effectively store the product. 
 


Miscellaneous unforeseen Site Cost Pressures not identified in initial estimates  
($158,000) 
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Site with site development premium 
still a good value 


Option Required 
Site Acre 


Cost per Acre Total Cost 


Industrial Site 
(Purchased Oct 
2012) 


11 363,000 4,000,000 


Site Development 
Premium 


11 208,000 2,291,000 


Relative Cost per 
acre 


11 571,000 6,291,000 
 


Current Land 
Valuation (2013)* 


11 840,000 9,240,000 
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*Land value based on Development Charge Background Study Reported 
Land Valuation  







Additional Items  


 


No. Description Estimate Tendering Considerations 


1 Drive In Shed (8,600 SF) 482,600  Can be tendered as optional item or for future 
addition 


2 Heritage Building Material Storage (2,700 SF) 151,000 Recommended to be tendered as optional item as 
addition to drive in shed space or as future addition 


3 Covered Vehicle Storage Area (8,000 SF)     592,300 Can be tendered as optional item or for future 
addition 


4 Third Floor Shell Space (5,600 SF)     940,800  Can be tendered as optional item but recommended 
to be included in base bid if option is desired 


5 Full Back-up Generator      434,000 Can be tendered as optional item or for future 
addition 


6 IT Disaster Recovery Centre     130,000 Can be tendered as optional item or for future 
addition 


7 Paper Records Archives (1,500 SF)     281,000 Most be tender in base bid as location is integral to 
building design  


8 Rain Water Harvesting System        47,800 Most be tender in base bid as location is integral to 
building design  


9 LED Lighting in Garage Bays     103,500 Can be tendered as optional item or for future 
addition 


10 Green Roofs        82,500 Can be tendered as optional item or for future 
addition 


11 Savings if LEED Certification was Deleted (LEED 
Standard with no Certification) 


   (95,500) This is an administrative and reporting cost and does 
not impact design 
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Suggested Recommendations 


Proposed Decision Categories for options: 
A- Include option in the base project scope  
B- Include option in the tender as an optional 
item 
C- Defer option for future consideration 
D- Delete option at this time 


12 







Drive in Shed 
Description: Drive-in Shed (8,600 SF) 
Requested unheated seasonal storage shelter with roll-up door access providing 
seasonal storage for equipment such as roads construction equipment, snow 
removal equipment, grass and landscape equipment, seasonal special events 
equipment, parks furniture and equipment (playground equipment, picnic tables, 
benches, garbage cans). 
Benefits: 
This structure would decrease weather deterioration on equipment and prolong 
the life of seasonal equipment.  In addition this structure could increase 
availability of heated year round storage capacity within the main Joint 
Operations Centre Facility.  
Operational Impact: 
Equipment and material planned to be stored in this building would have to be 
stored either in the outdoors or occupy heated garage space within the main 
building.  
Other Considerations: 
This is a stand-alone building and can be constructed at any time with minimal 
impact to the overall project cost.  
Cost: 
Class B estimate based on current design $482,600 ($56/SF) 
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Heritage Building Material Storage  
Description: Heritage Building Material Storage (2,700 SF) 
Storage space originally incorporated into garage bay area as integral part of 
building design. This space has been removed from the base building design and 
if considered necessary, would be proposed to be included as part of unheated 
outbuilding space.   
Benefits: 
Provides a single location for storage of existing heritage building material 
collection. Currently materials are stored at 56 Victoria Street in a 2,000 SF 
space.  
Operational Impact: 
There is no immediate operational impact unless 56 Victoria Street is 
demolished. If this occurs, Planning would require alternate space.  


Other Considerations: 
This may be an appropriate time to assess the benefit of salvaged building 
materials. Alternatives could include: 1) disposition of collection, 2) consolidate 
collection with other municipalities, 3) rent storage space on an as needed basis. 
Cost: 
Class B estimate for 2,700 SF is $151,000 ($56/SF) 
Cost for 2,000 SF heated self storage is $1,800 per year  
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Covered Vehicle Canopy 
Description: Covered Vehicle Canopy (8,000 SF) 
Covered vehicle canopy area to protect vehicles from rain and winter weather 
and provide electrical hook-ups for block heaters.  
Benefits: 
This structure will decrease response times during winter snow and ice events by 
keeping snow and ice off snow removal equipment and energizing the block 
heaters for improved engine operation and responsiveness.   


Operational Impact: 
Currently winter equipment is either stored outside or within the garage space 
when space permits. By providing this covered area, it created a dedicated 
staging area for winter operations. 
Other Considerations: 
This canopy is a stand alone structure and can be constructed in the future with 
minimal cost impact. 
Cost: 
Class B estimate based on current design $592,300 ($74/SF) 
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Third Floor Shell Space  
Description: Third Floor Shell Space (5,600 SF) 
The office/Admin area was originally planned to occupy two floors, a lower level (below grade from 
street view) and a main administration floor. To accommodate future needs and benefit from 
construction efficiencies, Council requested consideration of a third floor. Final building layout 
constraints resulted in a net optional floor area of 5,600 SF.  
Benefits: 
The building has been designed to accommodate a third floor. Although this space is not required 
for current operations, alternate uses can be made regarding swing space during future Town Hall 
renovations as well as an alternate Emergency Operations Site. It is expected that this space 
would be used for multiple purposes. 
Operational Impact: 
EOC considerations- The Seniors Centre is the current EOC location with Newmarket being the 
alternate location. This space could provide a more local alternate.  
There are not operational impacts as this space was not required for operational purposes based 
on the space needs assessment. 
Other Considerations: 
Although this space can be tendered at a future date, there are some cost benefits to completing 
the work at this time including elimination of duplicate roofing costs and additional costs related to 
post construction retrofitting 
Cost: 
Class B estimate based on incorporation of option in current design $940,800 ($168/SF) 
Estimated premium to add in future (25% for rework costs) $235,000 (42/SF)   
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Full Back-up Generator  
Description: Full Back-Up Generator  
To provide back-up power to maintain operations during power outage. Includes 
all services except for cooling systems. 


Benefits: 
Allows for continuous operations during a black out which benefits staff 
availability and readiness to respond to and emergency situations. 


Operational Impact: 
Minimal impact during normal periods or during brief power outages. Will impact 
ability to maintain normal operations if there is an extended power outage. 


Other Considerations: 
Base building to include tie-in for future generator. Base building to include 
smaller generator required to power fueling system and minimal lighting for 
safety. 
Full generator can be installed in future with minimal cost impact 
Cost: 
Class B estimate based on current design $434,000 
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IT Disaster Recovery Centre 
Description: IT Disaster Recovery Centre 
This option considered installation of redundant IT equipment to provide for full 
storage of data for Town Hall (duplicate site). 


Benefits: 
Ensures data security and supports recommendations from IT Strategy. Part of 
risk management plan. 
Operational Impact: 
No operational impact for core JOC facility.  


Other Considerations: 
IT room in base building has adequate size to accommodate disaster recovery in 
future. Minimal impact to current planned project or future needs.  
Cost: 
Estimate $130,000 
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Paper Records Archives 
Description: Paper Records Archives (1,500 SF) 
This space is incorporated into the lower level of the administrative area and provides a concrete room with a 
gas fire suppression system and necessary environmental controls. This space is intended to accommodate 
historic records currently housed at Town Hall. 
Benefits: 
The Town Hall space has a wet fire suppression system which would cause water damage to records. Use of 
the JOC would also free up space at Town hall for other uses such as IT lab, office space and meeting room 
space.  
Operational Impact: 
This option benefits the Clerks operations and security of records by ensuring records are stored in a purpose 
build area. 
This option benefits Town Hall space constraints by allowing for additional higher level accommodations on the 
first floor and increases usable space potentially delaying the need for immediate renovations to increase office 
accommodations.  
Other Considerations: 
This space is integral to the building design and must be included in the base cost of desired Only Options A, 
C, or D apply.  
An option may include use of contracted offsite records storage and an estimated transfer costs of $14,500 and 
an annual fee of $13,000.  
Cost: 
Class B estimate based on current design $281,000 ($187/SF) 
Benefit is potential to defer costs of retrofit to Town Hall by using freed space for immediate space needs 
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Rain Water Harvesting System  
Description: Rain Water Harvesting System 
The design includes a rainwater recovery system that can capture and store 
rainwater and distribute this to be used in the vehicle wash bays and the green 
houses for plant material irrigation.   
Benefits: 
This options contributes to the LEED Gold objective and support other 
environmental priorities such as reuse, stormwater management and reduction of 
offsite environmental impacts.  
Operational Impact: 
Use of captured water should reduce costs for water purchases as the water 
would offset municipal water demands on site.  


Other Considerations: 
This space is integral to the building design and must be included in the base 
cost of desired Only Options A, or D apply.  
This option contributes to LEED points 
Cost: 
Class B estimate based on current design $47,800 
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LED Lighting in Garage Bays 
Description: LED Lighting in Garage Bays 
Use of low energy LED lighting instead of fluorescent lighting in the garage bay 
areas. 
Benefits: 
Energy savings and contribution to LEED points towards Gold objective 
Operational Impact: 
There is no operational impact related to lighting levels or use of the garage bays. 
There is an expected energy savings with use of LED lighting as well as reduced 
maintenance costs and longer lifespan 
Other Considerations: 
This option can be completed at a future date through a lighting retrofit. 
Use of LED lighting as part of the base building results in immediate energy 
savings and an expected payback period of 3-5 years for the incremental 
increase of the capital costs. 
Cost: 
Class B estimate based on current design $103,500 
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Green Roofs  
Description: Green Roofs (2,500 SF) 
Installation of upgraded roofing systems and plant/soil containers to support plant 
materials. 
Benefits: 
Contribution to LEED points towards Gold objective 
Operational Impact: 
Increased maintenance to care for plant materials. Reduced energy costs related 
to benefits of plants on roof area.  
Other Considerations: 
This option can be built at a future date as the based building design already 
includes the roofing structural requirements to support a green roof. 
Cost: 
Class B estimate based on current design $82,500 
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LEED Certification 
Description: Not Proceed with Administrative Aspects of Certification 
Site has been registered with LEED, however actual certification requires 
extensive documentation and system performance monitoring before achieving 
LEED Gold certification.  
Benefits: 
Promote Official LEED Gold Certification 
Operational Impact: 
Marginal potential cost savings due to formal requirement to verify all forecast 
energy savings. 
LEED Certification could occur post construction but there is greater risk of not 
achieving the required credits as verification of construction features and 
performance may be difficult to assess. May also fall under renovation ratings 
compared to new construction ratings which may impact level of achievement 
Other Considerations: 
None 
Cost: 
Class B estimate based on current design $95,500 savings 
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7. CONSIDERATION OF ITEMS REQUIRING SEPARATE DISCUSSION 
 


22. CFS13-047 – Debt Financing the Joint Operations Centre Construction Project 
 


General Committee recommends: 
 


THAT this item be deferred to a future meeting to accompany the staff report 
regarding the Joint Operations Centre. 
 


CARRIED 


EXTRACT FROM 
GENERAL COMMITTEE MEETING 13-29 
OF TUESDAY, DECEMBER 3, 2013 AND 
ADOPTED AT COUNCIL MEETING 13-32 


OF TUESDAY, DECEMBER 10, 2013 
 







   
 
 
 TOWN OF AURORA 
 GENERAL COMMITTEE REPORT   No. CFS13-047  
 
SUBJECT: Debt Financing the Joint Operations Centre Construction Project 
   
FROM: Dan Elliott, Director, Corporate & Financial Services - Treasurer 
 
DATE: December 3, 2013 
 
 
RECOMMENDATIONS 
 
THAT report CFS13-047 be received; and 
 
THAT Council authorize the Treasurer to arrange a construction financing line of 
credit with Infrastructure Ontario at prevailing interest rates and terms for an 
upset limit of the final budget for the Joint Operations Centre project as approved 
by Council and as may be adjusted by Council from time to time prior to or during 
the construction period; and  
 
THAT the necessary by-law(s) be presented to Council to authorize same; and 
 
THAT the Mayor and Clerk, or the Treasurer, are authorized to execute any and all 
documents and agreements necessary for same, including any required to 
arrange for the necessary approvals from York Region; and 
 
THAT the Treasurer is authorized to draw upon the construction financing line of 
credit to fund each progress payment made to the general contractor to be 
selected by the Town; and 
 
THAT upon completion of the project, and all costs being finalized, that the 
Treasurer report back to Council with long term debt financing options and 
recommendations to refinance the above construction line of credit. 
 
 
PURPOSE OF THE REPORT  
 
This Corporate & Financial Services Department report is intended to be presented in 
advance of a planned workshop for Council by IES regarding the Joint Operations 
Centre project. The IES workshop is intended to outline the features and estimated cost 
of the proposed structure for the construction of a new Joint Operations Centre on 
property owned by the Town on Industrial Parkway North. This Corporate & Financial 
Services report is to outline the recommended approach to financing the construction of 
the new facility.   
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Until the final tender for construction is awarded by Council and construction fully 
completed, the final amount financed is not known. Changes may occur as the project 
evolves due to unforeseen site conditions or structural or specification changes made 
after tender award. Accordingly, a higher than expected limit for the financing is 
requested for approval. 
 
 
BACKGROUND  
 
At its meeting of July 16, 2013, Council was presented with report CFS13-023, and on 
August 13, 2013, Council adopted the following recommendation: 
 


THAT report CFS13-023 be received; and  
 
THAT Council approve using debt financing to fund the Youth Centre Project and 
the Operations Centre Projects in amounts to be determined upon award of 
construction tenders for each project; and  
 
THAT the Treasurer be authorized to explore available sources of debt financing, 
including issuing debentures, or government grants or loan programs, or other 
sources which may materialize; and 
 
THAT Council supports submitting a funding application to the Green Municipal 
Fund for the Joint Operations Centre, including the loan and associated grant 
request; and 
 
THAT Council, for purposes of the Green Municipal Fund application, confirms their 
commitment to the Joint Operations Centre; and 
 
THAT the Treasurer be authorized to submit a funding application on behalf of the 
Town; and 
 
THAT a report to Council confirming final debt amounts, terms and conditions, 
including details of any grants approved for the two projects be prepared prior to 
execution of any related agreements. 


 
The application for the Green Municipal Fund grant and loan remains pending, as the 
detailed application must demonstrate expected energy savings relative to the national 
average for similar facilities. The project architects are completing their detailed design 
of the facility and upon completion will turn their attention to the work necessary to 
complete the grant/loan application for the Fund. Accordingly any grant or loan realized 
through this application will not be known until after construction has likely commenced. 
The Town needs to proceed with this project on the basis that no grant or loan from the 
Green Municipal Fund will be realized.  However, should it materialize, the project 
financing program will be adjusted to accommodate as terms permit. 
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Staff explored and considered various options of financing the facility. The 
recommended approach is external debt financing through Infrastructure Ontario, using 
a construction line of credit facility during construction, with the intent to enter long term 
financing for the full project upon completion. Details will follow in this report. 
 
Ontario Municipalities are limited by legislation for amount of debt service 
payments per year. 
 
Ontario legislation sets out the framework and limitations for the use of debt financing 
by municipalities.  Rather than limiting the total amount of debt allowed to be carried by 
municipalities, the legislation focusses on limiting the amount of debt servicing 
payments per year allowed to be assumed by municipalities. The limit is referred to as 
the “ARL” or Annual Repayment Limit”.  Each year, the province provides a statement to 
each municipality documenting the updated total ARL, existing debt repayment 
amounts, and the corresponding remaining available debt repayment limit.  
 
Aurora’s Authorized Capacity for Additional Debt is Substantial 
 
The Town currently has two existing long term debt arrangements in place.  The 
Stronach Aurora Recreation Complex (SARC) was constructed oversized at the time, 
with oversizing costs debt financed by the issuance of debentures.  Similarly, the Library 
facility was built oversized knowing the community was continuing to grow and demand 
for the library would also grow. The oversizing costs of the library was also debt 
financed, however was done using internal financial resources rather than third party 
financing.  The following outlines the remaining amounts for each, and the annual 
repayments required for each.   
 
 
 Balance Jan. 


2013 
2013 Total 


Payment 
 


SARC External Debt    
    Original 10 year debenture $4,335,000 $1,562,500 Payments increase 


as 2015 retirement 
approaches. 


    Original 20 year debenture $3,153,300 $320,500 Final payment due in 
2025 


Total SARC debt $7,488,300 $1,883,000 Funded from DC’s 
    
Library Internal Debt $2,010,400 $280,000 Funded from DC’s 


final payment 2021 
    
Combined Debt  $9,498,700 $2,163,000  
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The above annual debt payments, including interest, are funded by Development 
Charges which are collected from developers and constructors of new residential 
construction in Town as growth continues. 
 
The Town’s total ARL for 2013 is $15,250,198, with a remaining capacity for additional 
ARL of $13,326,235.  The province’s annual ARL statement for the end of 2012, 
applicable to 2013 for the Town of Aurora is included as Attachment 1. The Attachment 
shows that, depending on the term and interest rate, the Town has current legislative 
authority to incur additional debt of $140,000,000 to $166,000,000. York Region must 
approve all debt incurred by a local municipality. 
 
Why is debt financing necessary for the Joint Operations Centre? 
 
The new Joint Operations Centre was required to update and modernize an old facility 
which had long past its design capacity and was no longer able to support Aurora’s 
operational needs. Renovation, expansion and reconfiguring had all been studied 
however the site was not of sufficient size for our current needs. Council approved the 
acquisition of a new site, and to commence design work for a new facility. 
 
Normally, replacement of Town infrastructure is funded by tax sourced reserve funds, 
while growth related infrastructure needs are funded by development charges. In the 
case of this project, the Town currently does not have sufficient replacement funding, 
nor does it have sufficient development charge funding on hand to finance the project.   
 
The Town owns lands on Leslie Street which are currently listed for sale, as well as the 
property and structures of the Town’s current operations facility on Scanlon Court which 
has already been conditionally sold. These two sources of funding have been confirmed 
by Council as potential sources of funding for the joint operations centre, as well as 
development charges from future development expected as part of the 2C lands 
development.  However, today, these funds are not in hand.  Accordingly, debt financing 
for this project is necessary. 
 
Several Financing Options were considered 
 
Debenture financing was investigated as an option.  Debenture financing normally 
involves large fixed amount of debt being issued at once in the form of bonds marketed 
commercially. Debenturing is normally used for long term financing for municipal 
projects which are to be funded by annual taxes, utility billings, or development charges, 
as these sources are easy to match cash flows to the payment requirements of the 
debt. Further, debenturing creates fixed cash flow requirements for debt repayment with 
no ability to make lump-sum payments during the term of the debt. Debentures normally 
fully amortize during the term, with fixed interest rates for the whole term, normally in 
increments of ten years. 
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The nature of the planned funding sources for the Joint Operations Centre project are 
such that the precise timing of the realization of these revenues cannot be predicted, 
making it highly likely that the Town would be required to make some debt payments 
prior to having realized the anticipated revenue from the planned sources.  Further, 
should the Town realize several sales of land parcels early, if debentured, the Town 
would be left with interest bearing debt, while holding cash intended to pay down the 
debt, but unable to do so. Flexibility to allow interim balloon payments should be 
incorporated into the financing strategy. 
 
During the construction period of the project, payments to the general contractor will be 
periodic as construction progresses.  The full amount of financing is not needed all at 
the same time. Accordingly, a line of credit type of financing is more appropriate during 
the period of construction, referred to as construction financing. During construction, 
interest only payments are made monthly, based on the escalating balance of the debt. 
Traditional debenture financing is not nearly as flexible as a line of credit arrangement. 
Once construction is complete and the total debt is realized, the line of credit facility is 
then converted to a formal fixed debt product, which can be financed by any institution. 
 
Internally financing this project was also considered, however, doing so would 
encumber the Towns’ reserve funds in the short and medium term. 
 
Infrastructure Ontario is an agency of the Province of Ontario, and offers attractive 
interest rates, and a variety of debt financing products, offering much more flexibility 
than traditional debentures. They also offer a flexible construction financing line of credit 
arrangement.  Interest rates are very aggressive in the market, as all overhead costs of 
administration and the agency is funded by the Province, not the debt holders. In 
addition to line of credit construction financing, IO offers a variety of fixed debt products, 
including long term debenture type products.  However, they also offer products similar 
to household mortgages, including variable rate debt, debt with amortization periods 
longer than their term (just like a home mortgage with a fixed interest rate for a five year 
term, but amortized over twenty years). 
 
Construction financing line of credit is the most appropriate course of financing 
at this time for the Joint Operations Project. 
 
Staff recommend construction financing line of credit for the project at this time.  Upon 
completion of construction, staff will again evaluate the assumptions about timing of 
planned cash flows from the sale of lands and development charges, and will 
recommend at that time a formalization of long term debt.  It is currently anticipated that, 
in the absence of significant changes in assumptions, and market conditions, a 
renewable five year term debt, with a ten year amortization will be recommended, as 
staff expect most 2C residential development to be complete within ten years, and are 
expecting that all parcels of land currently listed for sale will have been sold. 
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For the long term financing, due to the unpredictable nature of the sale of lands 
anticipated funding sources, staff recommend the Town consider shorter term debt with 
longer term amortizations.  This would allow the Town to make large balloon payments 
of the debt at the end of each term without penalties, while allowing the amortization 
period to be longer. 
 
 
FINANCIAL IMPLICATIONS  
 
Debt financing interest rates change daily in today’s market place.  The table below 
outlines examples of rates for various types of debt, as available on November 21, 
2013. 
 
 


Debt Vehicle  
(all quoted based on $18Million financed) 


Source Term Interest 
Rate 


 


Annual 
Payment 


Construction financing line of credit Infrastructure 
Ontario 


Monthly 
variable 


1.59% Monthly 
interest 
only 


Construction financing line of credit  TDBank Monthly 
variable 


1.9% Monthly 
interest 
only 


Fixed Debt, 10 year amortization Infrastructure 
Ontario 


5 years 
10 years 


2.41% 
3.14% 


$2,000,100 
$2,099,700 


Fixed Debt, 10 year amortization TDBank 5 years 
10 years 


2.5% 
3.45% 


$2,035,200 
$2,128,800 


Fixed Debenture  York Region 10 years 
15 years 


3.20% 
3.70% 


$2,103,600 
$1,562,400 


Fixed Debt, 15 year amortization Infrastructure 
Ontario 


15 years 3.86% $1,560,000 


 
 
All debt servicing payments will be paid by future collections of development charges, 
and future sales of parcels of land, to a limit of $10million, which the Town currently has 
for sale, as well as the future sale of the existing joint operations centre on Scanlon 
Court, for which the Town currently has an executed sale agreement. Any remaining 
amount required for the project will also be debt financed, and paid by annual draws 
upon the Facilities Repair & Replacement Reserve Fund.  Other than indirectly through 
the R&R reserve funding, it is not intended that the costs of construction of the new 
facility will be funded from current or future direct tax levy funding.  However, increased 
operational costs to run the larger facility will be incurred on future tax levy funding as 
previously reported to Council. 
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Current Approved Funding for the Joint Operations Centre is $14,371,500 as follows: 
excluding snow storage facility costs: 
 
 
Joint Operations Centre (excluding snow dump): 
 


 


 2010 Approval Project #34217 255,000 
 2011 transfer of Salt dome project 2008 350,000 
 2012 Approval Project #34217 500,000 
 2013 Approval, Project #34217 13,236,500 
 2013 post budget adjustment BBS13-005 Feb 5 30,000 
 Total Approved Budget $ 14,371,500 


 
 
There are a number of project elements that Council will need to consider in approving 
the final budget. A workshop is being planned with Council to discuss costs and optional 
elements of the project prior to tendering the project. 
 
Based on the preliminary results of the ongoing Development Charges Study, the 
project can be funded by development charges to the amount of $12,200,000, as 
follows: 
 


• Past growth DC’s    $2,800,000 
• Growth in next five year period DC’s $2,300,000 
• Growth beyond five years   $7,100,000 


 
Until the final cost of the project is known, staff cannot finalize the total funding plan.  
However, using $18,000,000 as an example, staff recommend adjusting the existing 
approved funding as follows in Table 2: 
 
 
Table 2:  Proposed revised financing of Joint Operations Centre project. 
 


 Example Cost of total Project: $18,000,000 100% 


Fund with Debt, paid by future development Charges (fixed amount) 12,200,000 
 


67.8% 
 


Fund with Debt, paid by future sale of land parcels: (fixed amounts) 
Scanlon Court 
Leslie Street 


3,000,000 
2,800,000 


16.7% 
15.5% 
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Any approved budget in excess of $18M funded by: 


• First by Sale of Lands – Leslie Street (balance of $7M total): up to $4.2 Million 
• Then any remaining requirement funded by Facilities R&R Reserve   


 
Annual Payment Sources: 
 
The future development charges arising from the 2C development will fund the DC 
element of the debt payment, plus interest costs.  Annual payments will be charged 
directly to the IES Administration DC reserve fund, regardless of its balance. The 
balance in this reserve is presently $2,533,100, prior to any allocation of interest 
earnings for 2013. Long term debt annual payment requirements of the $12,200,000 
example are estimated at $1,423,100 per year using current rates on a ten year 
amortization basis. 
 
As mentioned earlier, the timing of the realization of the lands listed for sale, and the 
timing of the sale of the existing centre site is not entirely predictable, however given 
recent interest, and the existing sale agreement on the current site, it is reasonable to 
expect that at least $10million of land sale proceeds will be realized within the next ten 
years by the town from the conservatively estimated $20 million of lands currently for 
sale. The annual debt payments and interest for this element of the debt will be charged 
directly to the Proceeds of Sale of Land reserve fund, regardless of its balance. The 
balance in this reserve is presently an overdrawn amount of $2,011,100, prior to any 
allocation of interest costs for 2013. Long term debt annual payment requirements of 
the $5,800,000 example are estimated at $676,600 per year. 
 
For the construction financing line of credit, York Region does not offer it, and the 
Infrastructure Ontario “best rate today” is quite a bit more attractive than that of TDBank. 
Staff therefore recommend using construction financing from Infrastructure Ontario.  
Based on discussions with their administrators, there is no expectation of difficulties or 
delays in approval of construction financing for the Town for any amount less than 
$30Million. 
 
 
LINK TO STRATEGIC PLAN 
 
Outlining and understanding the Town’s long term financial planning issues, including 
the use of debt financing contribute to achieving the Strategic Plan guiding principle of 
“Leadership in Corporate Management” and improves transparency and 
accountability to the community. 


  







December  3, 2013 - 9 - Report No. CFS13-047          
 


ALTERNATIVE(S) TO THE RECOMMENDATIONS   
 
1. Council may direct to finance the project internally, rather than approve the financing 


with debt. 
 


2. May provide alternative directions. 
 
 
CONCLUSIONS  
 
During construction of the new facility, it is recommended that the Town finance the 
project with a construction line of credit facility, upon which draws would be made to 
fund periodic progress payments to the contractor and architect. Once construction is 
completed, a review of the debt market and products then available will be undertaken, 
and a long term financing option recommended to Council. At this time, it is anticipated 
that the debt financing recommended would be a fixed rate five year amortizing loan, 
with a ten year amortization period, renewable for a further five years fixed rate at then 
prevailing rates. 
 
At this time, staff seek authorization to take all steps necessary to arrange the 
construction financing line of credit with Infrastructure Ontario, who is currently offering 
the most attractive rates, with a reasonable process for administration of draws and 
payments. 
 
 
PREVIOUS REPORTS 
 
CFS12-032 Funding Sources for New Joint Operations Centre Capital Project, General 
Committee, September 18, 2012 
 
IES12-039 Joint Operations Centre, Council, July 17, 2012 
 
CFS13-023 Capital Financing of Youth Centre and Operations Centre Capital Projects, 
Council, July 16, 2013 
 
 
ATTACHMENTS  
 
Attachment #1 – 2012 for 2013 Annual Debt Repayment Limit statement 
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