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EXECUTIVE SUMMARY

EXECUTIVE SUMMARY

The City of Nanaimo’s (the City) Public Works Yard at 2020 

demands, or current building code requirements. Previous 

associated site improvements to support ongoing Public Works 

technical spaces, for a programmed gross total building area of 

has been developed to maintain uninterrupted Public Works 

undisturbed land.  

design in March 2026, ground-breaking in September 2026, and 

Preliminary Base Target Cost

The Preliminary Base Target Cost (BTC) establishes a current 

and City-incurred costs. The preliminary BTC is summarized as 

Design and Engineering: $6M 

Total Preliminary BTC: $79.4M

Risk and Value Management Summary
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OPTIONAL IMAGE (could 



The City’s Public Works Yard, located on a 6-hectare site at 2020 

Over the years, the City’s Public Works Yard has evolved on a 

comprehensive building assessments and establishing the 

In 2020, the City began to develop an architectural concept of 

the City, Kasian Architecture Interior Design and Planning Ltd. 

report. 
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2  PROGRAMMING AND PLANNING

and visitors to the site.

The net program area required is 2,749 net m². The net 

Storage) 

thicknesses, the programmed gross total building area required 
is 4,332 gross m².

requirements of such spaces.

Department

Public Works:

Water Resouces

Engineering

Facility Asset Management*

Corporate Services
Supply Chain Management

they are at the Public Works Yard.

Department Long Term)

6 62

Corporate Services 9

Grand Total

Works Yard



2  PROGRAMMING AND PLANNING

The Fleet Maintenance Building primarily houses the Fleet 
Vehicle and Small Equipment Maintenance Bays and associated 

Public Works Department. 

The net program area required is 2,356 net m². The net program 

Storage, IT Comm Room) 

the programmed gross total building area required is 2,711 gross 
m². 

spaces.

Department Long Term)

Fleet Vehicle and Small Equipment Maintenance Bays. 

Parking Type Notes

Visitor Parking

Fleet Parking

Grand Total



VALIDATION

Based on this input, the design team put together a site plan 

viability, and future adaptability. 

A

around the perimeter of the Fleet Maintenance Building. Finally, 

Building to be constructed as a pre-engineered structure, 

across the site. 

drivers”, to ensure easy and safe access to these vehicles.

The site plan design addresses the highest immediate needs that 

site (C)

B

D

D

C

C

F

C

C

E

E

E

G

C

C

Storage

Uncovered Yard Storage  Parking Greenspace

Truck 
Wash

Pit

N

S

W E

Property Line

Fencing



3  DESIGN NARRATIVE AND SYSTEM VALIDATION

include: 

D

EB

A

C

Uncovered Yard Storage Parking Greenspace

Removing remaining end-of-life assets such as the 

and portable building (C)

the site (G)

D

D
F

F

F

G

N

S

W E

I

I

Property Line

Fencing
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3  DESIGN NARRATIVE AND SYSTEM VALIDATION

Fleet Maintenance Building. From there, a deep understanding 

infrastructure has been considered at a high level, but 

4,283m² (not including the 

4,332m²  

Therefore, most Tailboard Rooms are clustered along the longest 

the day.

spaces. As a civic building, members of the public may visit 
the building for a variety of reasons. Typically, user groups and 

and a Lobby used for program displays are included on the 

Public Works Yard and the City as they serve the community for 
many years to come. 

Main Building 
Entrance

Parking
Secure Yard

Entrance

Entrance

Legend

Workshops

Support Spaces

Dispatch

Entrance



3  DESIGN NARRATIVE AND SYSTEM VALIDATION

Parking
Secure Yard

Open 
to 

Shell Space for 

Legend

Public Works

Supply Chain Management

Water Resources

Support Space

Main Building 
Entrance



3  DESIGN NARRATIVE AND SYSTEM VALIDATION

priority buildings for replacement to meet the current and 

aged beyond its useful life and there isn’t enough space to house 

disaster standards to ensure the Fleet Maintenance teams can 

is 2,710m²
the programmed gross area of 2,711m².

houses the Maintenance Bays and associated specialty support 

maintenance. The plan includes modular, standardized sized 

Finally, the building is also designed to meet current accessibility 

spaces. 

Bulk 
Flammables 

Storage

Main Building 
Entrance

Area of Mezzanine for 
storage above

Legend

Equipment Storage

Parts Storage

Bulk Flammables Storage

Pedestrian Entrance

Overhead Door
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3  DESIGN NARRATIVE AND SYSTEM VALIDATION

a response to the overall site constraints, structural and post-

proposed to be rectangular masses. This is, from an architectural 

driven the shape of the building. The long side of the building is 

The Fleet Maintenance Building is also rectangular in massing. 

gained from the modular nature of a pre-engineered structure 
and building envelope.  

buildings.  

Fleet Maintenance Building



3  DESIGN NARRATIVE AND SYSTEM VALIDATION

Strategies

healthy, and ecologically responsible manner that enhances 

system strategies that support incremental greenhouse gas 

and compliance is demonstrated through energy modeling to 

the  due to the inherent energy 

Although not a requirement for the BC Energy Step Code, the 

transformer upgrades. This future-ready approach enables the 

supports the 

repair cycles, replacement frequency, and associated embodied 

product’s lifecycle. This approach considers the life cycle cost 

key contributors to overall environmental performance. Through 

Use

use, infrastructure, and servicing, thereby reducing the need for 

1STEP

BC BUILDING CODE

2
3
4
5

ENERGY EFFICIENCY

REFERENCE BUILDING

IMPROVED

20% MORE EFFICIENT

40% MORE EFFICIENT

80% MORE EFFICIENT

NET ZERO 
READY
NEW CONSTRUCTION

*

an opportunity to improve environmental performance on a 

environmental controls, salt-resistant concrete, and radon 

management. 



3  DESIGN NARRATIVE AND SYSTEM VALIDATION

role that Public Works has in emergency response, the key 

campus.  

performance standards related to structural design, building 

scheduling models to reduce the risk of late-stage scope 

The building envelope design for both the Fleet Maintenance 

performance, service life, and maintainability through a modest 

The Fleet Maintenance Building is proposed to be a pre-

and a standing-seam metal roof to ensure durability, ease of 

character, relying on robust metal cladding, concrete base 

Standards for indoor air quality.  



The Opportunity and Risk Registers have been developed 

sustainability, and long-term performance.

integrated through Target Value Delivery or advanced as Added 

and cost targets.

Associated Risk

2

Standard Wall and Floor Assemblies

6 Strategic placement of glazing - Curtain Walls only at Lobby, improves building envelope 
performance

9

Government Grants - Sustainability, Gas, EV, PV, etc.

Reduce Civil Storm Scope of Work

20

22 Enhancing security through design decisions

Strengthening local economy through partnerships and procurement



4  OPPORTUNITY AND RISK ANALYSES

Probability 
of Risk 

Risk Factor Risk Cost ($)

2 Assessment - Updated sampling (Dump Site)

$200,000 Medium Choosing by Advantages(CBA) and detailed report

6 Storage)

and outdoor storage appurtenances (racking, etc. Medium-
storage areas.

9

Medium-

Abandoned Coal Mine (Under the Site)

area)
Public Works currently plans to tackle this, some 

Medium

Medium Buy Local (Social Procurement)

Schedule - Permit Delays

$200,000

Yard) 
Medium

20

accordingly, get permission for early payment 

22



4  OPPORTUNITY AND RISK ANALYSES

Probability 
of Risk 

Risk Factor Risk Cost ($)

$200,000 Medium

Transmission Wires - Clearance requirement 
(Structural)

Transmission Wires - Organized Parking Req.

26 $60,000

Changing standards (Building Code etc.) 

29 $200,000

Medium- Determine the monthly cost of  impacts of not 

$20,000

Medium

TOTAL



The Preliminary BTC has been developed as part of the 

supported cost baseline for the Public Works Yard Updates.

mechanical and electrical infrastructure, and future capacity 
needs. The BTC has been informed by the schedule strategy, 

Risk Register and 
: 

Design and Engineering: 
$6,000,000



CONSTRUCTION

early procurement of long-lead equipment, phased tendering 

delivery. 

schedule.

2026 2029

*



delivery models by aligning the commercial, technical, and 

decisions that account for phasing, adaptability, and lifecycle 

system, transparent cost modeling, and Choosing-by-Advantages 

creates psychological safety and trust, enabling open dialogue 

supported by PITs, reinforcing accountability and alignment 

involvement ensures that design decisions are tested against 

durability, and cost. The result is a design that is not only 
architecturally sound but also inherently buildable and aligned 

engagement, more accurate pricing, and strategic procurement 

greater cost certainty and reduces the likelihood of scope 

behaviour, and promotes a culture of trust and accountability.

siloed disciplines and contractual boundaries, Kasian and 

claims-oriented behaviour, and promotes a culture of trust and 
accountability. 

and managed. Together, this approach supports improved 

IPD
DESIGNER
Converts Intent 
into Design

BUILDER

OWNER

Intent



7  PROJECT EXECUTION PLAN

sustainability-related scope decisions, and post-disaster 

sequencing, environmental controls, and procurement strategies 

planning supported by trade input. 



SIGNATURES

Principle in Charge, Design Director

Dragana Perusinovic I Principle

SAA, AIBC, RAIC, BArch, MArch, LEED Green Associate



CITY OF NANAIMO

PUBLIC WORKS YARD 

PRE-VALIDATION REPORT 

PREPARED BY: 
City of Nanaimo

Kasian Architecture, Interior Design 
and Planning Ltd.

ISL Engineering

CITY OF NANAIMO
PUBLIC WORKS YARD UPDATES
PRELIMINARY VALIDATION REPORT: 
APPENDICES

ISSUED 09 FEBRUARY 2026 



TABLE OF CONTENTS

APPENDIX A

Detailed Parking Program      

APPENDIX B
Detailed Preliminary Base Target Cost      

APPENDIX C

APPENDIX D

     



APPENDIX A

and Parking requirements

Parking Summary

gross-up factors are added to the individual interior program 

.

































Maintenance Building.















Parking Summary





APPENDIX B

Detailed Preliminary Base Target Cost



Division Item Budget

Div 2 - Existing Conditions
Subtotals Div 2 - Existing Conditions 854,989

Div 3 - Concrete
Subtotals Div 3 - Concrete 4,341,023

Div 5 - Metals
Subtotals Div 5 - Metals 10,623,991

Div 6 - Wood, Plastics, and Composites
Subtotals Div 6 - Wood, Plastics, and Composites 1,416,968

Div 7 - Thermal and Moisture Protection
Subtotals Div 7 - Thermal and Moisture Protection 4,586,371

Div 8 - Openings (Doors & Windows)
Subtotals Div 8 - Openings (Doors & Windows) 4,841,755

Div 9 - Finishes
Subtotals Div 9 - Finishes 5,259,705

Div 10 - Specialties
Subtotals Div 10 - Specialties 479,433

Div 11 - Equipment
Subtotals Div 11 - Equipment 1,269,641

Div 12 - Furnishings
Subtotals Furnishings 2,043,509

Div 14 - Conveying Equipment
Subtotals Div 14 - Conveying Equipment 293,853

Div 21, 22, 23 - Mechanical

Division Item Budget
Subtotals Div 21, 22, 23 - Mechanical 11,095,506

Div 26, 27, 28 - Electrical
Subtotals Div 26, 27, 28 - Electrical 9,540,820

Div 31 - Earthwork

Subtotals Div 31 - Earthwork 1,576,336

Div 32 - Exterior Improvements
Subtotals Div 32 - Exterior Improvements 5,108,094

Div 33 - Utilities
Subtotals Div 33 - Utilities 3,891,271

Construction Costs Subtotal without Risk 67,223,265

Cash Allowances
Subtotals Cash Allowances

Contingency - Risks
Subtotals Contingency - Risks 3,787,900

Construction Costs Subtotal with Risk 71,011,165

Design & Engineeing
Subtotals Design & Engineering 5,955,503

Total Project (Incl Design & Fee) Total: 76,966,668



APPENDIX C



Pre-Validation 38 days Wed 1/14/26 Mon 3/9/26
Draft Ready for Review 0 days Wed 1/14/26 Wed 1/14/26
Fleet & Admin Building Draft Floor Plans 0 days Wed 1/14/26 Wed 1/14/26
Schedule Complete 0 days Mon 1/19/26 Mon 1/19/26
Executive Summary Complete 0 days Mon 1/19/26 Mon 1/19/26
Draft Submitted & Live Page Turn w/ Steering 
Committee

0 days Wed 1/21/26 Wed 1/21/26

BTC Finalized 0 days Wed 1/21/26 Wed 1/21/26
City of Nanaimo Review of Report 2 wks Wed 1/21/26 Tue 2/3/26
Finalizing of Report 1 wk Wed 2/4/26 Tue 2/10/26
Splashy Graphics 3 wks Fri 2/13/26 Thu 3/5/26
Signing of Report 0 days Mon 3/9/26 Mon 3/9/26
Submission of Pre-Validation Report 0 days Mon 3/9/26 Mon 3/9/26

Council Meeting 0 days Mon 3/23/26 Mon 3/23/26
Council Approval 0 wks Mon 3/23/26 Mon 3/23/26
Full Validation 30 days Mon 3/23/26 Fri 5/1/26

Onboarding of Trade & Consultant Partners 6 wks Mon 3/23/26 Fri 5/1/26
Finalizing Program Requirement 6 wks Mon 3/23/26 Fri 5/1/26

Design & Procurement 200 days Mon 5/4/26 Thu 2/18/27
50% Design Documents 8 wks Mon 5/4/26 Fri 6/26/26
80% Design Documents 8 wks Mon 6/29/26 Fri 8/21/26
Foundation Building Permit & Tender Drawings 2 wks Mon 8/10/26 Fri 8/21/26

95 % Design Documents 8 wks Mon 8/24/26 Fri 10/16/26
Building Permit Drawings 0 days Fri 10/16/26 Fri 10/16/26
Long-Lead Equipment Procurement 8 wks Mon 10/19/26 Fri 12/11/26
IFT Drawings 8 wks Mon 10/19/26 Fri 12/11/26
IFC Drawings 2 wks Fri 2/5/27 Thu 2/18/27

Tendering 110 days Mon 8/24/26 Thu 2/4/27
Foundation Tender 3 wks Mon 8/24/26 Fri 9/11/26
Building Tender 6 wks Mon 12/14/26 Thu 2/4/27

Permitting 120 days Mon 8/24/26 Thu 2/18/27
Foundation Building Permit 1 mon Mon 8/24/26 Fri 9/18/26
Full Building Permit 4 mons Mon 10/19/26 Thu 2/18/27

BC Housing Site Available 0 days Tue 9/1/26 Tue 9/1/26
Construction 655 days Mon 7/13/26 Thu 1/25/29

Relocation of City of Nanamio Materials & 
Operations

4 wks Mon 8/24/26 Mon 9/21/26

Tree Nesting Survey 4 wks Mon 7/13/26 Mon 8/10/26
Tree Falling 1 mon Mon 8/10/26 Mon 9/7/26
Site Grubbing and Stripping 2 wks Mon 9/7/26 Mon 9/21/26

Pre-Validation 3/9
1/14 Draft Ready for Review
1/14 Fleet & Admin Building Draft Floor Plans
1/19 Schedule Complete
1/19 Executive Summary Complete
1/21 Draft Submitted & Live Page Turn w/ Steering Committee

1/21 BTC Finalized
1/21 City of Nanaimo Review of Report

2/4 Finalizing of Report
2/13 Splashy Graphics

3/9 Signing of Report
3/9 Submission of Pre-Validation Report
3/23 Council Meeting
3/23 Council Approval

Full Validation 5/1
3/23 Onboarding of Trade & Consultant Partners
3/23 Finalizing Program Requirement

Design & Procurement 2/18
5/4 50% Design Documents

6/29 80% Design Documents
8/10 Foundation Building Permit & Tender Drawings

8/24 95 % Design Documents
10/16 Building Permit Drawings
10/19 Long-Lead Equipment Procurement
10/19 IFT Drawings

2/5 IFC Drawings
Tendering 2/4

8/24 Foundation Tender
12/14 Building Tender

Permitting 2/18
8/24 Foundation Building Permit

10/19 Full Building Permit
9/1 BC Housing Site Available

Construction 1/25
8/24 Relocation of City of Nanamio Materials & Operations

7/13 Tree Nesting Survey
8/10 Tree Falling

9/7 Site Grubbing and Stripping 



Fleet & Admin Building 530 days Mon 9/21/26 Thu 10/12/28
Excavation 4 wks Mon 9/21/26 Fri 10/16/26
Foundation - Footings & Foundation Walls 3 mons Mon 10/19/26 Thu 1/21/27
Underground Mechanical & Electrical 3 mons Fri 2/19/27 Thu 5/13/27
Structural Steel & Metal Deck 3 mons Fri 4/30/27 Thu 7/22/27
Roofing 2 mons Fri 7/23/27 Thu 9/16/27
SOG 1 mon Fri 9/17/27 Thu 10/14/27
Building Envelope 6 mons Fri 8/20/27 Thu 2/3/28
M&E Rough-in 4 mons Fri 9/17/27 Thu 1/6/28
Steel Stud Framing 2 mons Fri 9/17/27 Thu 11/11/27
Drywall 3 mons Fri 2/4/28 Thu 4/27/28
Finishes - Paint, Flooring, etc. 3 mons Fri 4/28/28 Thu 7/20/28
FF&E 2 mons Fri 7/21/28 Thu 9/14/28
Move-in 1 mon Fri 9/15/28 Thu 10/12/28

Fleet Building 515 days Fri 2/5/27 Thu 1/25/29
Excavation 3 wks Fri 2/5/27 Thu 2/25/27
Foundation - Footings, Foundation Walls 2 mons Fri 2/26/27 Thu 4/22/27
Underground Mechanical & Electrical 3 mons Fri 4/23/27 Thu 7/15/27
SOG 1 mon Fri 7/16/27 Thu 8/12/27
Pre-Eng Building Erection - Structure, Roof, 
Wall Panels

5 mons Fri 8/13/27 Thu 12/30/27

M&E Rough-in 3 mons Fri 12/31/27 Thu 3/23/28
Steel Stud Framing 1 mon Fri 3/24/28 Thu 4/20/28
Drywall 2 mons Fri 4/21/28 Thu 6/15/28
Finishes - Paint, Flooring, M&E, etc. 2 mons Fri 6/16/28 Thu 8/10/28
FF&E 4 mons Fri 8/11/28 Thu 11/30/28
Move-in 2 mons Fri 12/1/28 Thu 1/25/29

Exterior Works 162 days Tue 5/2/28 Wed 12/13/28
Existing Admin Building Demo 2 mons Fri 10/13/28 Thu 12/7/28
Civil Works - Storm, U/G Electrical 3 mons Tue 5/2/28 Mon 7/24/28
Hardscape - Curbs, Sidewalks, Asphalt Paving,
Fencing

7 mons Thu 6/1/28 Wed 12/13/28

Softscape 6 wks Thu 6/29/28 Wed 8/9/28
Substantial Completion 0 days Thu 11/30/28 Thu 11/30/28
Warranty 12 mons Fri 12/1/28 Thu 11/1/29

Fleet & Admin Building 10/12
9/21 Excavation
10/19 Foundation - Footings & Foundation Walls

2/19 Underground Mechanical & Electrical
4/30 Structural Steel & Metal Deck

7/23 Roofing
9/17 SOG

8/20 Building Envelope
9/17 M&E Rough-in
9/17 Steel Stud Framing

2/4 Drywall
4/28 Finishes - Paint, Flooring, etc.

7/21 FF&E
9/15 Move-in

Fleet Building 1/25
2/5 Excavation
2/26 Foundation - Footings, Foundation Walls

4/23 Underground Mechanical & Electrical
7/16 SOG

8/13 Pre-Eng Building Erection - Structure, Roof, Wall Panels

12/31 M&E Rough-in
3/24 Steel Stud Framing

4/21 Drywall
6/16 Finishes - Paint, Flooring, M&E, etc.

8/11 FF&E
12/1 Move-in

Exterior Works 12/13
10/13 Existing Admin Building Demo

5/2 Civil Works - Storm, U/G Electrical
6/1 Hardscape - Curbs, Sidewalks, Asphalt Paving, Fencing

6/29 Softscape
11/30 Substantial Completion

12/1 Warranty



APPENDIX D

the IPD process

Big Room

BTC

Cost Modeling

FTC

Gemba

Kaizen

Kanban

are common names for last planners in design processes. 

PDCA

PITs

PMT

SMT

should be set at less than best-in-class past performance. The 

Target Value Delivery 

Target Value Design
approaches implemented during the design delivery phases of 

performance. It is a more detailed level than the Look-ahead and 


