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1.  INTRODUCTION 
 
1.1 Study Brief 

The purpose of this report is to describe the basic architectural systems for the 
proposed renovation/expansion option for the Queensborough Community Centre 
(QBCC). The intent of this report, along with coordinated structural, mechanical 
and electrical reports, is to guide the preliminary costing for this design option. 
The costing study will inform a report to Council, and a recommendation on 
whether to proceed with this renovation/expansion option versus the construction 
of an entirely new facility. 
 

1.2 Project Summary 
 The scope of work included in this report is for a new building expansion to the 

south of the existing QBCC building, which would be separated from the existing 
building by a 2 hour fire separation. This separation will allow us to consider the 
expansion as a separate building as defined by the BC Building Code. Building 
envelope upgrades and renovations outside of the area of work in the existing 
building are not included in this scope. Some minor expansions to the east and 
west of the existing building that do not require a fire separation from the existing 
building are also included. 

 
 The expansion is would be a combination of 1 and 2 storeys in building height, 

with a gross floor area of approx. 16800 s.f. (12210 s.f. main floor, 4590 s.f. 2nd 
floor). The bulk of the new area would be in a major expansion to the south of the 
existing building, with approx. 800 s.f. of minor expansion to the east and west. 
See the appendix for schematic drawings. Another approx. 1000 s.f. of 
renovations in the existing building (Administration, Lobby & Vestibules) shall be 
included in the scope. The total gross area of work, including all expansion and 
renovation areas, is approx. 17,800 s.f.. 

 
2.  EXISTING BUILDING CONDITIONS 
 
2.1 Existing Building Description   
 The existing 14608 s.f. 1 storey building, constructed in 1978, is an example of 

1970ʼs west coast modernism. The design uses prominent horizontal lines and a 
strong expression of the use of wood. The main floor at grade allows for a strong 
connection to the surrounding green space. Inside, the use of wood carries 
through with exposed roof structure. The central interior space is a sky lit lobby, 
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which acts as the centreʼs gathering space. He interior design generally reflects 
the 1970ʼs west coast character, and uses a consistent earth tone colour 
scheme. 

 
2.2 Building Envelope 
 The original building envelope is at or near the end of its like expectancy, and in 

need of repairs and replacement. It is anticipated that the building envelope will 
be entirely upgraded by the City, but these upgrades are not part of the scope of 
this report. A summary of existing building envelope components is as follows: 

 
.1 Walls typically consist of painted cedar channel siding over building paper (no 

rain screen), ½” plywood sheathing and 2x6 wood studs.  
.2 Windows and doors are typically comprised of anodized aluminum framing 

(bronze), with a combination of original single glazing and newer insulated 
glass units. Original sloped glass skylights have been replaced with Kalwall 
translucent panels.  

.3 The original tar & gravel roofing has been replaced with a 2-ply SBS roofing 
membrane on all flat roof areas. Sloped roofs on the east and west sides are 
covered with the original cedar shakes. 

  
2.3 Interior finishes 
 A summary of existing interior finishes is as follows: 

.1 Floors in circulation areas are quarry tile, sheet vinyl in major multi-use rooms, 
carpet in office areas and parquet in the gym. 

.2 Walls are typically painted drywall on wood stud framing, with wood trim. 

.3 Ceilings are exposed wood T&G roof decking and glulam beams, with drywall 
and t-bar finishes in smaller rooms. 

 
3.  ARCHITECTURAL DESIGN CRITERIA 
 
2.1 Architectural Space Planning Requirements 
 The Space Planning Requirements have been developed following our research 

of community needs and childcare requirements. The gross area requirements for 
the proposed expansion are 31,035 s.f. minimum, contained in 2 storeys of 
building height. A copy of the Space Planning Requirements – R5, is attached in 
the appendix. 

 
3.2 Building Code Requirements  
 The British Columbia Building Code - 2006 edition, applies to the design for this 

project. The Code classification for the major expansion would fall under 3.2.2.26, 
sprinklered, which permits combustible or non-combustible construction, and a 3/4 
hr. fire separations for floor assemblies and required non-combustible supporting 
structure. The major expansion would be separated from the existing building by a 
2 hr fire separation (firewall not required), which will permit the expansion to be 
considered as a separate building. Minor expansion areas to the east and west of 
the existing building, classified under 3.2.2.25, will not require a fire separation. 
These assumptions have been confirmed with the AHJ. 
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3.3 Flood Plain Requirements 
 We have received permission from the Engineering Department to construct the 

new expansion at the same floor level as the existing building, at approx. 1.50m 
geodetic. This is well below the 100-year floor plain level. Designing the 
expansion to a flood proof floor level would require fixing the ground floor at 4.0m 
– 4.5m geodetic, which would pose serious design and cost constraints. 

 
3.4 EOC Requirements 
 The requirement to design and construct of the new expansion to EOC standards 

remains to be determined by the City. 
 
3.5 Architectural Character 
 The character of the new addition should harmonize with, and enhance, the ʻwest 

coast modernʼ design of the existing community centre building, and a create a 
cohesive design. Additionally, elements of the ʻmarine-industrialʼ character of the 
historic Queensborough neighbourhood may be incorporated into the design. 
Wood manufacturing has a strong history in Queensborough, and we 
recommend the careful use of exposed wood products where feasible (i.e. roof 
beams, ceilings, millwork, etc.).  

 
3.6 Green Design 
 City Council has mandated that all new civic building shall meet a LEED Gold 

standard. Since our project is an addition to an existing building, it is not clear if 
the standard will apply to this project. In the absence of any LEED registration 
requirements, it will remain our intent to construct the building to a high level of 
environmental sustainability. 

 
4.  PRELIMINARY SCOPE OF CONSTRUCTION WORK (ARCHITECTURAL) 
 
 The following is a summary scope of the anticipated architectural work, organized 

in the 16 Division CSI MasterFormat. The engineering consultants will provide the 
scope of structural, mechanical, and electrical work. The cost allowances 
indicated  

 
 Division 1 – General Requirements 

1. Assume work will be performed by a general contractor using standard 
overhead & profit percentages; work tendered openly to a CCDC#2 2008 
Stipulated Sum Contract; regular hours of work; work phased to permit 
continuous operation of the community centre. 
.1 Phase 1: construction of the major expansion areas to the south of the 

2 hr fire separation. 
.2 Interim occupancy of the major expansion areas. 
.3 Phase 2: construction of the minor expansion and renovation areas in 

the existing building. 
.4 Final move and occupancy. 

2. Selective demolition of the existing building envelope for the demising wall 
between the existing building and major expansion. 

3. Selective demolition of existing building at the areas of minor expansion. 
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 Division 2 – Sitework (indicated cost allowances to be confirmed) 
1. New sitework will include sewer, water, hydro and gas services and 

connections ($100,000 allowance). 
2. The sewer force main that serves the surrounding neighbourhood is 

located to the south of the existing building, and will be disturbed by the 
proposed building expansion. We will need to relocate the force main 
further to the south, and this cost needs to be budgeted ($52,000 
allowance). 

3. Pre-loading will be required for hard landscaped areas adjacent to the 
expansion ($20,000 allowance). 

4. 68 additional parking spaces will be required to meet current zoning 
bylaws. We propose the construction of additional surface parking to the 
north of the existing parking lot on a currently vacant grassed area. The 
parking lot would be paved, with underground stormwater management, 
and street lighting ($130,000 allowance, not including lighting). 

5. Hard and soft landscaping around the new expansion, in keeping with the 
current landscape design, shall be including in the scope of work 
($100,000 allowance). 

6. A playground dedicated and fenced playground adjacent to the childcare 
facilities is required. This playground shall have an area of at least 1875 
s.f. and include all required playground equipment ($75,000 allowance). 

  
 Division 3 – Concrete 

See report by Bush Bolman for structural concrete.  
1. Structural concrete ground floor slab spanning concrete grade beams (see 

structural). 
2. Exposed concrete upstand at ground floor of exterior wall for major 

expansion areas, approx. 24” high (will vary). 
3. Concrete topping over steel Q-deck at the 2nd floor, thickness to provide 

3/4 hr fire separation for floor assembly without fire-spray on underside of 
steel Q-deck. 

 
 Division 4 – Masonry 

Not applicable 
 
 Division 5 – Metals 

See report by Bush Bolman for structural steel.  
1. Steel frame structure 
2. Steel pan stair structures, with conc. Topping, 2 staircases reqʼd. 
3. Steel stud exterior wall framing: 2x6 20 ga. galv metal studs. 
4. Miscellaneous metals: handrails. 

 
 Division 6 - Wood & Plastic 

1. Glulam roof beams (see structural report). 
2. Cedar T&G roof decks (see structural report). 
3. Roof sheathing/diaphram: 5/8” fir plywood. 
4. Exterior wall sheathing: ½” fiberglass faced water resistant gypsum 

sheathing. 
5. Strapping and blocking: misc. PT strapping and blocking for rain-screen 

exterior wall assembly. 
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6. Finish carpentry: stain-grade hardwood veneer (formaldehyde free) wall 
panels at lobby areas, wainscoting in corridors, and feature walls in main 
rooms (assume 10% of total interior wall areas). 

7. Millwork: stain-grade hardwood veneer (formaldehyde free) millwork in 
public areas, plastic laminate veneer (formaldehyde free) millwork in 
washrooms, kitchens and service areas (allow 150 lin. ft. of millwork 
cabinetry). 

 
 Division 7 – Thermal & Moisture Protection 

1. Roof membrane: 2-ply SBS or adhered EPDM systems (white - SRI 78 
minimum). 

2. Roof Board: ½” fiberglass faced water resistant gypsum roof deck board. 
3. Roof insulation: Type 4 polyurethane, sloped, 3” min., 4” average. 
4. Vapour Barrier: 6-mil poly. 
5. Exterior wall insulation: rock wool batt insulation (R20). 
6. Interior partition insulation: rock wool acoustical batt insulation (3”) 
7. Exterior acrylic stucco: acrylic stucco rainscreen system (assume 50% of 

exterior wall area). 
8. Exterior wall panels: fibre-cement panel rainscreen system, painted 

(assume 20% of exterior wall area). 
9. Sealants: various; high performance urethane exterior sealants, low VOC 

interior sealants. 
 
 Division 8 – Doors & Windows 

1. Exterior public doors: aluminum storefront, institutional grade (5 doors) 
2. Exterior service doors: 18 ga. insulated HM (3 doors) 
3. Exterior windows: anodized aluminum, high performance IGUʼs (assume 

30% of exterior wall area). 
4. Interior solid core wood doors, stain-grade, 3ʼx7ʼ. 
5. 16 ga. metal door & sidelight frames, 3ʼx7ʼ. 
6. Door hardware: institutional grade; cylindrical locksets. 
7. Tempered glass sidelights for all major rooms, 3ʼx7ʼ, 6 mil clear. 

 
 Division 9 - Finishes 

1. Interior demising fire separation between existing building and new 
expansion: metal stud and gypsum shaftwall system providing a 
continuous 2 hr fire separation. 

2. Interior non-structural wall framing: 25 ga. metal studs. 
3. Wall finishes: 5/8” drywall finish on interior wall surfaces typ., impact 

resistant drywall at all corridor areas, ½” drywall at ceiling bulkheads;  
4. T-bar ceiling systems: 2x4 standard grid, high performance/recycled 

content ceiling tiles (assume 10,000 s.f.). 
5. Flooring: sheet linoleum flooring in all public and service areas (allow 8000 

s.f.). 
6. Flooring: rubber sport-mat in Exercise Room (allow 2000 s.f.). 
7. Flooring: ceramic tile in change room wet areas, floor and walls, (allow 

1000 s.f.). 
8. Flooring: Carpet tile flooring in library and office areas (allow 4000 s.f.) 
9. Painting: low VOC latex interior paints (walls, doors & frames, trim); water 

based exterior wood stains (cedar siding and trim). 
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 Division 10 - Specialties 
1. Operable partitions: 20ʼ long x 10ʼ h, Modernfold #931 or equal, 2 reqʼd. 
2. Toilet partitions, phenolic core. 
3. Washroom accessories, institutional grade. 
4. Misc. specialties; coat hooks, corner guards, bulletin boards, etc. 

 
 Division 11 - Equipment 

1. Exercise Room, and multi-purpose room equipment: $275,000 allowance. 
2. Childcare equipment: $15,000 allowance. 
3. Office equipment: $5000 allowance. 

 
 Division 12 – Furniture 

1. Childcare furnishings: $25,000 allowance. 
2. Multi-purpose furnishings: $20,000 allowance. 
3. Office furnishings: $20,000 allowance. 

 
 Division 14 – Conveying Systems 

1. Elevator: ADA compliant elevator, with hydraulic in-shaft piston, 8” pit 
depth, auto sliding doors; 1 reqʼd. 

 
 Division 15 - Mechanical 

See report by Jade West Engineering  
 
 Division 16 - Electrical 

See report by Acumen Engineering  
 
4.  PRELIMINARY COSTING ASSUMPTIONS 
 
 The architectural systems, materials and finishes described above are intended to 

guide an early project cost estimate based on composite unit prices and/or square 
foot costing. This report shall be read in conjunction with coordinated reports by 
the structural, mechanical and electrical engineering consultants. 

 
 The design for this project is currently at the schematic stage. If this project is 

authorized to proceed by Council, the design be developed through a process of 
staff and community consultation. A more detailed cost estimate will be 
undertaken prior to final design approval. 

 
 
Please donʼt hesitate to contact the undersigned if clarification or additional information if 
required. 
 
Sincerely, 
DAVID NORMAN ARCHITECT INC. 
 

    
David Norman, MAIBC, LEED AP 
DN/ 
Encl. 
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APPENDIX  
 
 

1. Queensborough Community Centre As-built Floor Plan 
2. Schematic Site Plan 
3. Schematic Floor Plan 
4. Space Programming Requirements – R5 
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