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INTRODUCTION The City of Nanaimo worked with consultants to determine the 
feasibility of consolidating current operations for Public Works, 
Engineering, Parks Operations, and Facilities at 2020 Labieux Road. The 
results of that process can be found in Operational Space Needs Review 
Public Works & Operations – Redevelopment Options, 2019 July 11th. 
Costs calculated for redevelopment were on the order of $98 million. 

PROJECT PURPOSE It was decided that a phased approach is necessary to move forward. It 
was also important to isolate phases in a way that would allow 
operations to continue for several years independent of other phases. 

This project looks at options for phasing including: 

 Prioritizing redevelopment components 
 Devising a phasing plan including interim space use and staging 
 Relative costs of phased, modelled options 

Preferred Scenario This is the scenario from which phased options will be developed: 
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Operational Space Needs Review: 

City of Nanaimo – Project Steering Committee 

Bill Sims Director, Engineering & Public Works 

Poul Rosen Senior Manager, Engineering 

John Elliot Senior Manager, Public Works 

Art Groot Manager, Facility Planning & Operations 

Al Britton Manager, Parks Operations 

Jason Evans Manager, Fleet Public Works 

Jane Rushton Manager, Purchasing 

David Thompson Manager, Sanitation, Recycling, PW Admin 

David Myles Manager, Roads & Traffic Services 

Charlotte D Parks 

Jodie Wilson Senior Engineering Clerk 

Resource Planning Group 

Mark Mehrer Senior Principal 

Nancy Vo Planner 

BTY Group 

Eldon Lau Partner Cost Consultant 

Joseph Chan Cost Consultant 
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PHASING OPTIONS This section is organized under: 

 Existing Context 
 Three-Phase Option 
 Prior Phasing Concept 

EXISTING CONTEXT The starting point for the redevelopment is the following areas being 
made available to the City of Nanaimo comprising the existing 4.8 ha 
site and adjacent 0.45 ha and 0.7 ha sites: 

 

 
Existing Buildings Redevelopment needs to occur while maintaining operations, and a 

scenario with the least disruption is sought. These buildings are 
currently on site and will be operational during construction: 

 

 

 

Existing Site 4.8ha (480m x 100m) 

 

Fire 0.7ha 

 

0.45 
ha 

1 Purchasing Stores 
2 Administration & Crew 
3 Fleet Maintenance 
4 Shops & EOC (Truck Barn) 
5 Fire Training Tower 

1 2 

3 
4 
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THREE-PHASE OPTION This three-phase option was developed in discussion with the Project 
Steering Committee after reaction to a first draft of a three-phase 
option. It was decided that the Fleet Maintenance garage was a higher 
priority project due to seismic issues in the current garage. 

Phase 1 Construct the Fleet Maintenance garage and supporting functions, such 
as small equipment shop, fuelling station, and fleet equipment 
washdown, generators. Demolish existing fleet building. 

 

Phase 2 Relocate Purchasing and demolish existing building. Construct new 
Offices, Front of House, Crew Support, and Stores. Demolish existing 
fire training tower and develop staff and fleet parking. 
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Phase 3 This is a site clean-up phase, which includes demolition of the existing 
maintenance garage and workshops. Construction of new workshops 
and STAT storage outdoors follow demolition. 

 

Completion It appears that the preferred scenario can be achieved without 
structured parking if the adjacent fire training site is acquired and 20 
stalls of staff parking are not accommodated or accommodated off-site. 
It was also suggested to maintain greenhouses and horticulture 
supplies at the current Parks site, closer to the serviced areas. 
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PRIOR PHASING CONCEPT The scenario shown on the previous pages is in reaction to a prior 
phasing scenario which has Phase 1 and 2 reversed. The new phasing 
was suggested for two reasons: 

 Fleet Maintenance building has seismic safety issues 
 No demolition required to initiate the project 

Three Phases or More One of the precedent studies referenced in the first part of this project 
was from the City of Burnaby for their Laurel Street Works Yard 
redevelopment. New information has recently been made public, 
showing phasing. Burnaby plans to redevelop over two phases with five 
sub-phases as shown below: 
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Other Considerations The City of Oshawa recently redeveloped their operations work yard for 
a total budget under $30 million. This was achievable because the City 
was able to purchase a pre-existing warehouse and office building in an 
industrially zoned area. The site was already paved, there was more 
than adequate space to grow into, and the costs were basically tenant 
improvements along with purchase of the buildings, furnishings, and 
site. What kind of opportunities can the City of Nanaimo tap into? 
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PHASED COSTS This section is organized under: 

 Three-Phase Cost Calculations 
 Detailed Report by BTY 

A prior cost report showing completion in a single phase is included in 
the Appendices for reference. 

THREE-PHASE COST 
CALCULATIONS 

For this scenario, the Project Cost is $27.1 million in phase 1, $37.7 
million in phase 2, and $38.8 million in phase 3 excluding furnishings, 
fittings and equipment, financing costs, taxes, and escalation. The total 
cost when completed is $103.6 million. 

 

 

DETAILED REPORT BY BTY The entire report (with the exception of appended design information) 
is included in the following pages for reference and ongoing decision 
making. 
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APPENDIX A – 
PREFERRED SCENARIO 

The following information was extracted from Operational Space Needs 
Review Public Works & Operations – Redevelopment Options, 2019 July 
11th. The preferred scenario is the basis for developing phased options 

 

ORGANIZATIONAL 
CONCEPTS 

From the options modelled independently by two groups, and a 
preferred scenario that developed after discussions, organizational 
concepts for redevelopment were extracted as follows: 

 Concept 1 – Offices, Crew, Stores Central 
 Concept 2 – Inventory on West Side 
 Concept 3 – Fleet and Shops on East Side 
 Concept 4 – Double-load Circulation 
 Concept 5 – Offices and Staff Support Above Ground Level 
 Concept 6 – Phasing 
 Concept 7 – Reduce Parking to 80% 

PREFERRED SCENARIO The preferred scenario takes into consideration the above concepts, as 
well as constraints of the existing site, visible on a satellite plan. 
Placement was fine-tuned to allow continued operations during 
redevelopment. 

Site Context 6.0ha available for modelling, including site setback of 7.5 metres all 
around.  
6.0ha = 4.7ha existing + 0.5ha temporary housing + 0.8 ha fire training 

 

 

 

Existing Site 4.7ha (474m x 100m) 

 

Fire 
0.8ha 

 

0.5 
ha 
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Preferred Scenario 
Annotated 

The concepts described on the previous page are captured in this 
version of redevelopment. 

 

Concept 1 – Offices, Crew, Stores Central – centrally located on the site 
for ease of monitoring and control of access 

Concept 2 – Inventory on West Side – consolidated and located on west 
side of site; truck access point next to Shipping & Receiving with weigh 
scale; road base, salt & brine, miscellaneous storage at the farthest end 
of site with larger circulation for turning allowances; stores and crew 
inventory closer to middle of site 

Concept 3 – Fleet and Shops on East Side – consolidated and located on 
east side of site; fleet access point next to fuelling and washdown 
stations; fleet maintenance allows for through access of large 
equipment; workshops adjacent to main building 

Concept 4 – Double-load Circulation – as per existing 9.1 m width allows 
for two-way traffic 

Concept 5 – Offices and Staff Support Above Ground Level – functions 
that do not require ground level access should be stacked above on 
second or third floors to free-up valuable ground level space; see 
diagrams on the following pages 

Concept 6 – Phasing – if redevelopment occurs in-place, the first phase 
is construction of the main office/crew/stores building, as well as fleet 
maintenance shop; the second phase is demolition of existing buildings 
and construction of workshops, fuelling, and site reorganization. 

Concept 7 – Reduce Parking to 80% - comparable to other yards; 
possible structured parking in much longer-term future 

CONCEPT 2 

←← CONCEPT 4 →→ 

 

CONCEPT 1 

CONCEPT 3 

←← CONCEPT 4 → 
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APPENDIX B – PRIOR 
COST CALCULATIONS 

The following cost management report was developed by BTY for the 
entire redevelopment of the preferred scenario as a single phase and is 
attached on the following pages. 

 City of Nanaimo – Operations Yard Redevelopment Class D 
Estimate 2019, July 08th 
Appendix II of the report is excluded as the content is repeated 
from the main body of this document. 
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APPENDIX C – SPACE 
SUMMARY 

The following space tables were extracted from the previous document 
for context. 

 

COMPONENT SUMMARY 
TABLES 

The following tables show working space requirements by components, 
grouped under: 

 Offices 
 Crew, Shops, Stores 
 Yards 

 

 

Component
 Net Area 

m2 
 xGross'g 

Factor 

 
Component 

Gross Area 
m2 

OFFICES
1 Front of House 501             801               

Entry & Security 94                 1.60         151               
Dispatch 98                 1.60         157               
Meeting Rooms & DOC Support 185              1.60         297               
Outdoor Assembly /Muster Area 123              1.60         196               

2 Offices 1,232          1,970           
Office Shared Support 296              1.60         473               
Engineering & Public Works 368              1.60         588               
Purchasing 65                 1.60         104               
Parks & Facilities Operations 216              1.60         345               
Engineering @ SARC 287              1.60         460               

1,732           1.60         2,771           
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Component Summary 
Tables 

continued 

 

 

Component
 Net Area 

m2 
 xGross'g 

Factor 

 
Component 

Gross Area 
m2 

CREW, SHOPS, STORES
3 Crew Operations 2,954          4,367           

Foreman & Supervisor Offices 334              1.60         534               
Change Room & Lockers 485              1.60         775               
Bull Pen /Lunch Room 262              1.60         418               
STAT Storage Indoors 677              1.60         1,084           
STAT Storage Outdoor 1,197           1.30         1,556           

4 Work Shops 1,936          2,324           
Small Equipment 270              1.20         325               
Signs & Lines Shop 502              1.20         602               
Water & Maintenance Shop 365              1.20         438               
Parks Utilities Shop 232              1.20         279               
Parks Carpentry Shop 204              1.20         245               
Transportation Shop *new* 93                 1.20         111               
Shop Loading Bays 270              1.20         324               

5 Fleet Maintenance 2,089          2,570           
Front Service Counter 100              1.60         160               
Change Room & Lockers 59                 1.60         94                 
High-head Bays 586              1.20         703               
Small Fleet Bay *new* 348              1.20         418               
Service Centre Stores 129              1.20         155               
Welding /Fabrication Bay 109              1.20         130               
Oil & Flammables 56                 1.20         67                 
Fleet Loading Bays 703              1.20         843               

6 Stores Indoor 383             571               
Stores Service 46                 1.60         74                 
Indoor Inventory 244              1.60         391               
Secured, Unheated Inventory 92                 1.15         106               

7,362           1.34         9,832           
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Component Summary 
Tables 

Continued 

 

 
 

Component
 Net Area 

m2 

 x 
Grossing 

Factor 

 
Component 

Gross Area 
m2 

YARDS
7 Stores Outdoor 7,536          11,305         

Stores Shipping & Receiving 246              1.50         370               
Stores General Inventory 2,029           1.50         3,043           
Crew Inventory 2,100           1.50         3,150           
Road Base Inventory 1,968           1.50         2,952           
Parks Inventory 445              1.50         668               
Salt & Brine Inventory 748              1.50         1,122           

8 Works Yard 3,876          5,233           
Fleet Equipment Washdown 281              1.35         379               
Fuelling 197              1.35         266               
Water Station *new* 207              1.35         279               
Generators 159              1.35         214               
Hydro Excavation Processing *new 1,484           1.35         2,004           
Misc Storage, Recycling 1,184           1.35         1,599           
Horticulture 364              1.35         492               

9 Parking & Fleet Equipment 19,754       26,668         
Staff Personal Vehicles 8,388           1.35         11,324         
Visitors & Special Stalls 438              1.35         591               
Fleet Vehicles 2,660           1.35         3,591           
Heavy Fleet Equipment 5,719           1.35         7,721           
Fleet Maintenance Stalls 1,232           1.35         1,663           
Salt Spreaders & Plow Blades 1,317           1.35         1,778           

10 Parks & Facilities -              -                    
11 Satellite Module 1,172          1,581           

Emergency Satellite Module*new 803              1.35         1,084           
Recycling Transfer Station *new* 369              1.35         497               

32,338        1.38         44,787         
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STRATEGIES FOR 
ACCOMMODATION 

The modelled preferred scenario is based on the following strategies to 
consolidate components on one site at 2020 Labieux Road. 

 

 

Satellite Modules totalling 1,581 m2 are not included in this table. 

 Net Area 
m2 

 x 
Grossing 

 

 
Component 

  INDOOR BUILDING
OFFICES 1,732          2,771           
1 Front of House 501              1.60         801               
2 Offices 1,232           1.60         1,970           
CREW, SHOPS, STORES 7,362          9,832           
3 Crew Operations 2,954           1.48         4,367           
4 Work Shops 1,936           1.20         2,324           
5 Fleet Maintenance 2,089           1.23         2,570           
6 Stores Indoor 383              1.49         571               
SUBTOTAL INDOOR  m2 9,094           1.39         12,603         
OUTDOOR
YARDS 31,166       43,206         
7 Stores Outdoor 7,536           1.50         11,305         
8 Works Yard 3,876           1.35         5,233           
9 Parking & Fleet Equipment 19,754        1.35         26,668         
SUBTOTAL OUTDOOR  m2 31,166        1.39         43,206         

TOTAL COMPONENT AREA 40,260       55,809         
Site Circulation 474m x 10m & Entry  1.10         5,640           
TOTAL SITE AREA  CALCULATED  1.53         61,449         

vs
TOTAL SITE AREA  AVAILABLE 47,400         
Strategies to fit:

Move Offices Above Ground 1,232          1,970           
Move Horticulture to Roof 364             492               
Move Staff Stalls Above Grade -                   0 Stalls -                    

TOTAL COMPONENT on GROUND 53,347         
TOTAL SITE AREA  PROGRAMMED  1.53         59,570         
AREA REMAINING (FUTURE-PROOF) (12,170)       

ADDITIONAL SITE AREA(S)
ADD SITE: Fire Hall No. 2 7,800           
ADD SITE: Reclaim Temporary Housing Site 5,000           
AREA REMAINING (FUTURE-PROOF) 630               
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APPENDIX D – 
ANOTHER PRECEDENT 

This information was extracted from another project when RPG was 
involved to plan a work yards in the Region of Durham, Ontario. 

 

CITY OF OSHAWA  

Population (2016) 159,458 

City Area – km2  145.7 

Site Area – ha 4.6 

 

 
Security Gate RFID  from Oshawa COD Project Status Report 13 

 

Redevelopment – Retrofit of Acquired Buildings and Site 

• Completion in 2015, $25 million + $2 million for salt shed 

• 2 years from acquisition to completion 

199 Wentworth Street East 
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• Redevelopment at acquired site, office and maintenance buildings, with 
no disruption to then existing operations at Ritson Depot 

• 3,700 m2 (40,000 ft2) Admin and Crew building 

• 4,000 m2 (43,000 ft2) Warehouse and Fleet building 

 
Mandates 

• Operations 

• Sanitation 

• Building Services 

• Parks 

• EOC (Emergency Operations Centre) 

• Municipal Law Enforcement 

 
Crew Staff 

• 200+ permanent crew staff 

• 50/50 spit between city and contract staff 

 
Gender Distribution 

• ~15% Female Crew (based on locker count) 

 
Crew Workflow 

• Crew enter through corridor to crew change rooms 

• Muster in large, high-head space, also adjacent to lunch room 

• STAT stores adjacent to muster area 

• Inventory parts and supplies managed by NAPA 

• Security Gate – RFID 

 
Winter Control 

• Winter Control – three to four stations with live camera views on large 
screens 

• After hours locked, concrete storage boxes in yard 
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Parking 

• Staff Parking – ??? stalls are provided outside security zone 

• Fleet & Equipment Parking – inside a heated garage 

• Fleet & Equipment Parking – outside under cover 

 
Road Base, Salt & Brine 

• Road base, gravel, soils – at satellite? 

• Salt shed with drive through loading, capacity 3,000 tonnes 

• Brine tanks – 3 inside salt shed, pump outside 

• Weigh scales 

 
Fuelling 

• Gas and diesel pumps inside yard, 4 pump stands (8 pumps) 

• Tanks above ground, double-walled 

 
Fleet Maintenance Shop 

• 4 high-head garage bays, plus 2 extra high-head bays in separate 
building 

• Support includes workbenches, welding, parts, offices 

• Workshop bay 

• Washdown bay 

 
Neighbours 

• Residential interspersed with Industrial to the north and west 

• Industrial neighbours to the south and east 

 
Partnerships 

• NAPA Auto Parts contract to run Stores 

• Staff are half contracts 
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Fleet Maintenance Building  from Oshawa COD Project Status Report 13 

 
Fleet Services Pre-occupancy from Oshawa COD Project Status Report 13 

 
Salt Shed Under Construction from Oshawa COD Project Status Report 13 
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