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Executive Summary 

The Ruth Inch Municipal Pool was constructed circa 1987 and consists of a recreational complex 
leisure pool facility in Yellowknife, NT. This building includes accessible amenities such as the pool 
beach access, a hot tub lift for all abilities and ages, a steam room, and a whirlpool. The facility also 
has a large outdoor deck with a BBQ and picnic tables that overlooks Frame Lake. 

The existing pool services will be relocated to the new facility upon the completion of construction 
on the new facility. In order to make an informed decision about the current facilities re-use, The City 
of Yellowknife retained Stantec to provide a Building Condition Assessment (BCA) using a multi-
disciplinary team. The BCA was divided into two phases. The first phase consisted of the structural 
condition assessment and the designated substance survey of the facility. The second phase 
consisted of architectural, mechanical, and electrical components of the BCA 

As indicated in the summary report for Phase I of the BCA the results of the structural assessment are 
very encouraging when it comes to the repurposing the Ruth Inch Memorial Pool. The foundation(s) 
and superstructure have held up over time and are in good condition and will not require a great 
deal of rehabilitation work to continue using the facility as something else. One very positive aspect 
of the foundation of the pool tank itself is that it is designed to hold the live loads associated with a 
pool. This bodes well in terms of repurposing the facility as a library should the City of Yellowknife 
decide that a library is the preferred option for repurposing. 

The results of the hazardous building material assessment included in the summary report for Phase I 
did not produce any surprises and is what would be expected for a facility built in the late 1980’s. 
Regardless of what is done to the facility whether it is demolished or repurposed any hazardous 
materials will have to be dealt with in an appropriate manner. Essentially, there will be costs 
associated with either option.  

The Overall from an architectural perspective, the existing building is in relatively good condition 
and has been maintained and repaired in a consistent manner. This has aided in the longevity of 
the building and facility’s components. Recommendations identified in this report are primarily 
upgrades to bring the building finishes up to today’s standard and to replace items that are starting 
to show signs of age and reduced functionality. The electrical assessment identified minor issues that 
would need to be addressed if the facility were to be continued to be used as pool. Any 
repurposing could take advantage of the LED light retrofit already completed by the City and most 
of the other wiring would be removed as a complete renovation of the facility would be completed 
as part of the repurposing. The mechanical assessment identified what components would no 
longer be needed once the City moved away from using the facility as a pool and determined 
what mechanical equipment can be modified to be reused as part of any repurposing. 

In closing the results of the Phase 1 and Phase 2 assessments have shown that the Ruth Inch 
Memorial Pool is a viable option for repurposing.  
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1.0 OVERVIEW 

The Ruth Inch Municipal Pool was constructed circa 1987 and consists of a recreational complex 
leisure pool facility in Yellowknife, NT. This building includes accessible amenities such as the pool 
beach access, a hot tub lift for all abilities and ages, a steam room, and a whirlpool. The facility 
also has a large outdoor deck with a BBQ and picnic tables that overlooks Frame Lake. The floor 
area of the building is approximately 1,319 m2 (14,200 ft2). 

The existing pool services will be relocated to the new facility upon the completion of 
construction on the new facility. In order to make an informed decision about the current 
facilities re-use, The City of Yellowknife retained Stantec to provide Building Condition 
Assessment (BCA) using a multi-disciplinary team. The BCA was divided into two phases. The first 
phase consisting of the structural condition assessment and the designated substance survey of 
the facility. The second phase consisting of architectural, mechanical, and electrical 
components of the BCA. Before proceeding with phase two of the BCA, the first phase had to 
be completed to provide a level of comfort that the facility was a viable option for re-purposing. 
Overall Stantec assessed the existing facility condition and assessed the current code upgrades 
required to facilitate how this building can be utilized in the future. Until such time, the City 
Yellowknife plans to develop a capital plan to manage and maintain the facility in a good and 
safe state of repair operationally. 

The City of Yellowknife has provided record drawings, previous reports and other relevant 
information that was available to assist in carrying out the BCA.  

The BCA is intended to gather both qualitative and quantitative data on the building 
components with the primary objective to provide data on building components of high value 
relative to the facility and/or of high criticality to the facility’s core function. Stantec is using a 
Uniformat standard for classifying building specifications, cost estimating and cost analysis, as a 
baseline to describe existing deficiencies and problem areas, and generally comment on the 
condition of each building element. 
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2.0 BUILDING CONDITION ASSESSMENT - PHASE 2 RESULTS 

2.1 Architectural Assessment Overview 

The Ruth Inch Municipal Pool was constructed circa 1987 and consists of a recreational complex 
leisure pool facility in Yellowknife, NT. The building main floor area of approximately 1,375 m2 
(14,799 ft2) which includes accessible amenities such as the pool beach access, a hot tub 
complete with lift for all abilities and ages, and a steam room. The facility also has a large 
outdoor deck with a BBQ and picnic tables that overlooks Frame Lake, approximately 211 m2 
(2,273 ft2). 

The existing pool services are being relocated to a new facility upon the completion of 
construction on the new facility. In order to make an informed decision about the current 
facilities re-use, The City of Yellowknife retained Stantec to provide Building Condition 
Assessment (BCA) using a multi-disciplinary team. The BCA was divided into two phases. The 
Phase 1 consisted of the structural condition assessment and the designated substance survey of 
the facility. Phase 2 consists of architectural, mechanical, and electrical components of the 
BCA. 

At the completion of Phase 1, based on the observations and recommendations by structural 
engineer and hazardous building material assessor, it was determined that Ruth Inch Memorial 
Pool Building is a viable option for repurposing. 

Overall Stantec will assess the existing facility condition and code upgrades required to facilitate 
how this building can be utilized in the future with preference toward a Public Library or a 
possible Arts Centre. Until such time, the City Yellowknife plans to develop a capital plan to 
manage and maintain the facility in a good and safe state of repair operationally. 

The BCA is intended to gather both qualitative and quantitative data on the building 
components with the primary objective to provide data on building components of high value 
relative to the facility and/or of high criticality to the facility’s core function. Stantec is using a 
Uniformat standard for classifying building specifications, cost estimating and cost analysis, as a 
baseline to describe existing deficiencies and problem areas, and generally comment on the 
condition of each building elements. 

As of the issuance of this report, the 2015 Edition of the National Building Code of Canada (NBC) 
is still in effect in the Northwest Territories. Updated versions of the NBC are typically released 
every five years. Until the new version (2020) of the NBC is adopted, the previous version (2015) 
remains in force. 

2.2 Summary 

Overall, the existing building is in relatively good condition and has been maintained and 
repaired in a consistent manner. This has aided in the longevity of the building and facility’s 
components. Recommendations identified in this report are primarily upgrades to bring the 
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building finishes up to today’s standard and to replace items that are starting to show signs of 
age and reduced functionality. 

The majority of the upgrades are recommended as items to replace aging elements and should 
be considered as near future activities, not immediate requirements. Future renovations for the 
building would be the time to include the recommendations in this report. Upgrades should be 
scheduled in order of priority from structural, envelope, mechanical, electrical, and interior 
finishes and then aesthetics. 

2.3 Architectural Evaluation & Review 

The following evaluation of Ruth Inch Memorial Pool Building is based on the UniFormat System of 
Building Management. This system provides a consistent reference when analyzing or discussing 
building and services components specific to architectural components. It is a hieratically 
classification system that subdivides major components down to elemental items. 

The existing equipment and systems have been assessed for remaining service life, required 
action and general overall rating.  

The following is a brief summation of the observations from the architectural assessment of the 
Ruth Inch Memorial Pool. The architectural assessment observations are presented in the following 
table. The complete assessment is included in Appendix A 

Element Observations Recommendations 

Shell 

Roof 
Construction 

 

 

Stairs 

 
 
Water/condensation staining 
observed on a number of glulam 
members 
 
 
Stairs are cast in place concrete 
 
Guardrails, handrails, and balustrades 
are of painting metal. 
 
The exiting from the Outdoor Deck 
area is not ideal. Lack of solid surface 
landing on both sides of the door. 
Lack of clearance for emergency 
exiting due to ground feature 
restricting exiting 
  

 
 
Surface sanding and refinishing of 
exposed glulam members (beams, 
purlins, and columns) and wood 
decking. 
 
The installation of slip-resistant nosings. 
 
Stripping paint down to bare metal 
and refinishing. 

Removal of portions of rock outcrop 
and the addition of directional signage 
are desirable 
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Element Observations Recommendations 

Exterior 
Vertical 
Enclosure 

Exterior Walls 

 

 

Exterior Doors 
and Grilles 

 
 
 
 
Corner trim missing is some areas 
 
Areas of stucco system are showing 
signs of deterioration 
 
 
All other exterior doors are of painted 
insulated metal in thermally broken 
steel frames. 

 
 
 
 
Needs to be replaced. 
 
Replacement with metal cladding 
system matching the remainder of the 
building. 
 
Refurbishing exterior steel door frames 
(sand blasting, prime and repaint) and 
replace door hardware, in particular, 
corroded hinges and locksets, 
weatherstripping, thresholds, 
overhead closers/hold open devices, 
and kickplates 
 

Exterior 
Horizontal 
Enclosures 
 
Roofing  

 
 
 
 
Entry Canopy paint finish appears to 
be peeling 
 
Evidence of active and previous 
water penetration from the exterior 
was observed on the beams, purlins 
and upper wall finishes above both 
the Solarium and Natatorium 

 

 
 
 
 
Will require refinishing 
 
 
Selective demolition of exterior wall to 
roof assembly to ascertain where snow 
melt/rain run-off is infiltrating the 
assemblies and determine remedial 
course of action. 

Interior 
Construction 
 
Interior 
Partitions 
 
 
 

 
 
 
The plywood panel backboard in 
Electrical Room B05 is in contact with 
the floor slab and is delamination due 
to water wicking. 

 
 
 
Removal of the bottom 200 – 300 mm 
portion of the panel board to get rid of 
the deteriorated portions and stop 
further water damage. 

Interior 
Finishes 
 
Stair Finishes 
 

 
 
 
Stairs are painted non-slip same as 
that in the Mechanical Room. The 
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Element Observations Recommendations 

 
 
 
 
Ceiling 
Finishes 

stairs and handrail appear to be well 
maintained and are in good 
condition.  
 
Basement: with the exception of the 
suspended acoustic ceiling tile system 
in the Pool Office - Staff Rm B12, all 
other rooms are exposed concrete. 
Water damaged to acoustic ceiling 
tiles in Pool Office 

 

Apply high visibility contracting slip-
resistant nosings to treads in Stairwell 
B01-125. 
 
 
 
Should be replaced with new if Pool 
Office - Staff Rm B12 is to be 
maintained. 
 
Note: It is assumed the ceiling systems 
will be demolished during renovations 
of the facility for future use as a Public 
Library. 
 

Special 
Facility 
Components 
Steam Room 
 
 
 
 
 
 
 
Swimming 
Pool 
 
 
 
 
 
 
 
 
 
Hot Tub 

 
 
 
No discussion on this room as it would 
no longer function as a steam room 
and be demolished and renovated 
for future use should the building 
occupancy be changed to Public 
Library or other Occupancy 
Classification, use case 
 
No discussion on the pool as it would 
be either filled-in or structural framed 
floor system constructed, and the 
space renovated for alterative future 
use should the building occupancy 
be changed to Public Library or other 
Occupancy Classification, use case. 
This space also has the potential for 
multiple floor levels and unique 
spaces to be created. 
 
No discussion on the hot tub as it 
would be demolished and the space 
renovated for alterative future use 
should the building occupancy be 
changed to Public Library or other 
Occupancy Classification, use case. 
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2.4 Electrical Assessment Overview 

The walkthrough review of the site was conducted on February 12, 2024, to review existing 
condition of the electrical systems and gather existing information. The existing chlorine gas 
room appeared to be locked at the time of visit, and therefore inaccessible for review – as such, 
is excluded from this report. The observations noted herein this report are mostly for the 
programmed work identified for the scope of the code review and were made through visual 
review only; as such, none of the systems or devices were tested or verified for 
functionality/operation. 

All existing electrical systems throughout the building shall meet the requirements of the latest 
editions of all applicable codes and standards which may include but are not necessarily limited 
to: 

• National Building Code of Canada (NBCC). Canadian Electrical Code (CEC). 

• Special requirements of the local inspection Authorities Having Jurisdiction (AHJ). 

2.4.1 LIFE SAFETY SYSTEMS 

Some of the existing fire alarm system (Mircom FA-1000) devices were noted to be outdated and 
not complaint to recent editions of the code. For example, existing fire bells were observed 
throughout the building, but no means of visible signals (strobes) were noted. All fire bells 
throughout the building shall be considered for upgrade to fire strobes to meet recent editions of 
the code. Similarly, the existing pull stations were observed to be installed higher than the 
mounting heights typically used for areas inclusive of and designed to be accessibility 
requirements. Mounting height of pull stations shall be considered for upgrade to meet 
applicable code requirements. Smoke detectors were installed throughout the building however 
recent editions of applicable code requires CO alarms in service areas where fuel burning 
appliances are being used. Therefore, fire alarm system shall be considered for upgrade to meet 
recent code requirements. 

Based on visual observations only, it seemed that existing emergency lighting and exit signs may 
be outdated and inadequate with respect to recent versions of the code. For example, 
crawlspace emergency lighting was not working. Similarly, no exit signs were observed in the 
crawlspace, generator room and chemical room crawlspace. Due to critical nature of such life 
safety items, the emergency lighting and exit signs shall be considered for upgrade to meet 
applicable code requirements. 

2.4.2 POWER SYSTEMS 

The existing electrical utility appeared to be 600A, 347/600V, 3PHASE, 4W service, the transformer 
is 75KVA, 600A, 120/208V and generator is 20KW. Most of the distribution panels in the electrical 
room serving building common loads and it seemed to have some capacity to accommodate 
additional circuit breakers. Overall, the main distribution system appeared to be in good 
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condition with some capacity to accommodate additional future loads. However, water pipes 
were observed over distribution panels in electrical room, which needs to be relocated. 

Some instances were observed where existing receptacles near sink and other areas near water 
were missing ground-fault protection. For example, receptacle near pool, pool office 
receptacle near sink and receptacle near sink in change rooms were missing ground-fault 
protection. In such areas (as applicable) newly upgraded receptacles shall be of the ground- 
fault circuit interrupter (GFCI) type to meet recent code requirements. 

2.4.3 LIGHTING SYSTEMS 

The interior lighting comprised mainly of old fluorescent fixtures with some newer LED fixtures 
which were installed to replace burnt out fluorescent luminaires as part of maintenance. As 
such, the light fixtures were understood to have varying installation events, with some fixtures 
installed as part of the original build, and others replaced when needed; therefore, although 
there are some newer fixtures installed, a portion of them are from the original build. The lighting 
in most building areas seemed functional; however, variances in color temperatures were 
noted. The only means of lighting control seemed to be via local line voltage toggle switches 
and appeared that other than that, there was no programmable lighting control system. Exterior 
building mounted luminaires were observed during the site visit. Based on visual review only, 
most of the fixtures appeared to be in fair condition. 

The lighting system for any facility is one of the systems the users more cognizant of and as such, 
directly affects the usability of any space. Although, in general, the light fixtures of the facility are 
operational, they are nearing their end of theoretical service life. During upcoming major 
renovations, it would be advantageous to upgrade the existing system with a new LED system, 
possibly with additional programmable controls to enhance efficiency and allow opportunity to 
make ethe system compliant with latest codes and standards while providing possible energy 
savings. To enhance security around the perimeter of the building, it is recommended that the 
exterior lighting be considered for upgrade. 

Lighting throughout the building appeared to be in working condition. However, In few areas 
low lighting level was observed. For example, insufficient lighting was observed in chemical room 
crawlspace. Similarly, insufficient lighting was observed in the attic space. The lighting in 
selected areas where low lighting was observed shall be considered for upgrade to provide 
sufficient lighting in the building. 

2.4.4 SUMMARY 

A summary of our findings of the Electrical Assessment Overview is presented in following table, 
detailed assessment material can be found in Appendix B. 
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Element 

 

Observations 

 

Recommendations 

 

Basement/Electrical 
Room 
 
Switchboards, 
Panelboards & 
Control Centres 
 
 
 
 
 
 
 
 
 
 
 
 
 
Enclosed Switches 
& Circuit Breakers 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Packaged Engine 
Generator Systems 

 
 
 
The current Central Distribution 
Panel (CDP) was observed to be 
manufactured by Siemens. 
Based on visual observations, it 
appears that the CDP has 
adequate capacity for 
additional breakers for minor 
renovations. Although, no 
significant concerns were 
observed onsite, the CDP is 
expected to have been installed 
during original build 
(approximately 1987) and has 
served a majority of its 
theoretical design life.  
 
The existing  circuit breakers 
having various ratings were 
installed in the CDP. These also 
appeared to be manufactured 
by Siemens, and most of them 
are assumed to have been 
installed as part of the original 
construction in 1987. No major 
concerns were observed during 
site visit for this system and 
appeared to be operational; 
however, specific testing was 
not conducted. The theoretical 
design life of these is estimated 
around 40 years, which indicate 
that a majority of their expected 
service life has been served. 
 
The facility current has an 
existing 20kW genset 
manufactured by Onan. Based 
on on-site visit, it appears that 
the genset is installed to serve as 
emergency power for the partial 
loads of the building during 

 
 
 
As the system is nearing the end of 
its theoretical service life, it is 
expected that a discretionary 
upgrade to this system would be 
beneficial in renewing the service 
life of the system and can help 
reduce possible maintenance 
challenges in the future. 
 
 
 
 
 
 
 
 
Along with the CDP, the existing 
breakers would also benefit from a 
discretionary upgrade at the end of 
expected service lifecycle, as they 
will contribute to extending the 
service life and maintenance life of 
the system. 
 
 
 
 
 
 
 
 
 
 
 
Detailed testing and studies of the 
existing system capacities could 
determine the reliability and 
performance. As the existing system 
has served a majority of its 
expected service life and forms part 
of the life safety systems of the 
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Element 

 

Observations 

 

Recommendations 

 

power failure. Currently, no 
significant concerns with this 
system were raised at the time of 
visit; however, it was understood 
that the generator is nearing the 
end of its theoretical lifecycle.  
 

building, a replacement and/or 
upgrade may need to be 
considered during upcoming major 
renovations, to ensure code and 
standards compliant performance. 
 
 

Throughout Building 
 
Electrical Branch 
Circuit Panels 
(Secondary 
Distribution) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Electrical Branch 
Wiring 
 
 
 
 
 
 
 
 

 
 
The power distribution panels 
serving electrical loads in the 
facility were installed in the 
basement electrical room. 
Although, it was observed that 
most of these panels carried 
varying capacities for future 
circuit breakers; a majority of 
them would likely 
accommodate at least 3 - 4, 1-
pole breakers for future 
expansion. These panelboards 
and breakers were also noted to 
be manufactured by Siemens 
and installed as part of the 
original construction. Typically, 
the theoretical design life of the 
secondary distribution is 
estimated less than that of the 
main distribution, which leaves 
most of these to be near the 
end of their service life, or in 
some cases, passed the 
expected service life. 
 
In some areas of the building, 
surface mounted devices fed 
with surface EMT conduit runs 
were  observed. Several 
locations in proximity to sinks 
appeared to have missing GFCI 
protection for the receptacles, 
which is a provision in newer 
code requirements. The switches 

 
 
As the system has likely passed the 
end of its theoretical service life, it is 
expected that a discretionary 
upgrade to this system would be 
beneficial in renewing the service 
life of the system and can help 
reduce possible maintenance 
challenges in the future. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Due to the observation of the use of 
power bars in some locations, it is 
expected that the existing 
quantities/locations of power outlets 
do not completely satisfy the current 
and/or future functional 
requirements of the users, and an 
upgrade during a major renovation 
could be beneficial. Additionally, as 
per latest codes and standards, 
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Element 

 

Observations 

 

Recommendations 

 

 
 
 
 
Interior Lighting 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Telephone Systems 
 
 
 
 
 
 
 
Data Systems 
 

in most spaces are of the toggle 
type.  
 
 
The interior lighting comprised 
mainly of old fluorescent fixtures 
with some newer LED fixtures 
which were installed to replace 
burnt out fluorescent luminaires 
as part of maintenance. As 
such, the light fixtures were 
understood to have varying 
installation events, with some 
fixtures installed as part of the 
original build, and others 
replaced when needed; 
therefore, although there are 
some newer fixtures installed, a 
portion of them are from the 
original build. The lighting in most 
building areas seemed 
functional; however, variances 
in color temperatures were 
noted.  
The only means of lighting 
control seemed to be via local 
line voltage toggle switches and 
appeared that other than that, 
there was no programmable 
lighting control system. 
 
The existing telephone system is 
assumed to have been included 
as part of the original 
construction of the facility. No 
major concerns were observed 
regarding the existing system. 
 
 
The existing data system is 
assumed to have been included 
as part of the original 
construction of the facility. No 

some of the existing wiring devices 
shall require upgrades to be 
compliant.  
 
The lighting system for any facility is 
one of the systems the users more 
cognizant of and as such, directly 
affects the usability of any space. 
Although, in general, the light 
fixtures of the facility are 
operational, they are nearing their 
end of theoretical service life. During 
upcoming major renovations, it 
would be advantageous to 
upgrade the existing system with a 
new LED system, possibly with 
additional programmable controls 
to enhance efficiency and allow 
opportunity to make ethe system 
compliant with latest codes and 
standards while providing possible 
energy savings. 
 
 
 
 
 
 
 
 
 
The current system is becoming 
aged. Therefore, it may be 
advantageous to conduct a study 
to review the current system against 
future requirements and make 
judgements on potential required 
upgrades. 
 
The current system is becoming 
aged. Therefore, it may be 
advantageous to conduct a study 
to review the current system against 
future requirements and make 
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Element 

 

Observations 

 

Recommendations 

 

major concerns were regarding 
the existing system. 
 

judgements on potential required 
upgrades. 
 

Throughout Building 
& Crawlspace 
 
Emergency Light 
Battery Packs 
 
 
 
 
 
 
 
 
 
 
 
 
Exist Signs 

 
 
 
The emergency lighting in the 
facility is achieved via battery 
pack backup and double 
remote heads. Although, the 
system was not completely 
tested for functionality, it 
seemed that the emergency 
lighting may be outdated and 
inadequate with respect to 
recent versions of the code. 
Upon activation, one of the 
crawlspace emergency battery 
packs was not working.  
 
There are uniform type of exit 
signs installed in the facility,  
noted to be of the newer 'green 
running-man pictogram type. 
Also, in a few locations, the exit 
signs were installed such that the 
exit directions may be 
conflicting and in crawlspaces 
no exit signs were observed. 
 

 
 
 
As this system has likely approached 
the end of it useful service life, it is 
recommended to replace the 
existing system to provide newer 
energy efficient fixtures as this 
system is an essential part of the life 
safety systems of the facility. An 
upgrade to this system shall allow an 
opportunity to extend the service life 
and operations of the facility as well 
as meet any code deficiencies.  
 
 
 
Similar to the emergency lighting 
system, an upgrade to this system 
can be beneficial. It is 
recommended that prior to an 
upgrade a study be conducted to 
review proper locations required 
throughout the facility. 
 

Building Exterior 
 
Exterior Luminaries 

 

 
 
Exterior building mounted 
luminaires were observed during 
the site visit. Based on visual 
review only, most of the fixtures 
appeared to be in fair condition. 
 

 
 
To enhance security around the 
perimeter of the building, it is 
recommended that the exterior 
lighting be considered for upgrade.  
 

Main Entrance 
Vestibule 
 
Detection and Fire 
Alarm 

 
 
 
Some of the existing fire alarm 
system (Mircom FA-1000) 
devices were noted to be 

 
 
 
As the Fire Alarm and detection 
system forms part of the life safety 
systems for the facility which is nearly 
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Element 

 

Observations 

 

Recommendations 

 

outdated and not compliant 
with recent editions of the code. 
For example, existing fire bells 
were observed throughout the 
building, but no means of visible 
signals (horn/strobes) were 
noted. Similarly, the existing pull 
stations were observed to be 
installed higher than the 
mounting heights typically used 
for areas inclusive of and 
designed to be accessibility 
requirements. Smoke detectors 
were installed throughout the 
building however recent editions 
of applicable code requires CO 
alarms in service areas where 
fuel burning appliances are 
being used.  
 

17 years past its theoretical life. 
Therefore, the fire alarm system shall 
be considered for upgrade to meet 
recent code requirements. 
 

 

2.5 Mechanical Assessment Overview 

2.5.1 Available Documentation 

Two sets of record drawings were available for review and provided to Stantec by the City of 
Yellowknife. Between these two sets of drawings, nine Mechanical drawings were available. 

- Ferguson Simek Clark Consulting Engineers and Architects, “Yellowknife Recreation 
Complex Leisure Pool”, dated July 30, 1988 

o M-1 Site Plan & Legend 

o M-2 Foundation Plan – Plumbing 

o M-3 Basement Floor Plan – Plumbing & Ventilation & Heating 

o M-4 Main Floor Plan – Plumbing 

o M-5 Main Floor Plan – Ventilation 

o M-6 Mechanical Room Layout, Schematics & Details 
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o M-7 Schematics & Details 

o M-8 Schematics & Details 

- Ferguson Simek Clark Consulting Engineers and Architects, “Ruth Inch Memorial Pool 
Vestibule and Canopy Addition”, dated February 1998 

o  M-1 Mechanical Plans 

2.5.2 Systems Description 
The Ruth Inch Memorial Pool mechanical systems can be broken down into the following 
systems: 

o Domestic Water System 

o Sanitary Sewage 

o Heating Water System 

o Ventilation System 

o Fuel System 

o Cooling System 

o Pool Process System 

2.5.3 Domestic Water System 

2.5.3.1 Domestic Cold-Water System 

Domestic Cold Water (DCW) is provided by a 65mm City water service entering in the basement 
mechanical room. Domestic water recirculation is provided by two Grundfos UPS 22-99 SFC 
circulator pumps piped in parallel to a 19mm recirculation line. After entry into the building the 
DCW main branches down basement corridor B03 to supply the tempered water control 
cabinet, pool processes and several plumbing fixtures, while the main line turns up near the 
chimney shaft into the loft above the locker rooms where it distributes water to the various 
plumbing fixtures on the main floor. DCW lines supply the Women’s Locker Room Bathroom (five 
water closets, three lavatories), the Men’s Locker Room Bathroom (two water closets, two urinals, 
two lavatories), Women’s Entryway Bathroom (one lavatory, one water closet), Men’s Entryway 
Bathroom (one lavatory, one water closet), Glycol Storage Tank, Domestic Hot Water make-up, 
two Tempered Water Control Cabinets, Pool Water Make Up, two water fountains, a janitor sink 
and two hose bibs.  

2.5.3.2 Domestic Hot Water System 
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The Domestic Hot Water (DHW) System is fed by a 38mm DCW line. Heat production is provided 
from the two oil-fired boilers’ tankless coils. Hot water is stored in a series of four 120 USG hot 
water heaters that serve as hot water storage tanks and are not used to heat the water. DHW is 
then supplied to the four washrooms, tempered water control cabinets, and janitor sinks. DHW 
recirculation is provided by a single in-line circulation pump (Grundfos UP15-18 SF). 

2.5.3.3 Domestic Tempered Water System 

The building is also equipped with a Domestic Tempered Water System (DTW). Two tempered 
water control cabinets (one in the Chemical Feed Room, one in the control station) mix DHW 
and DCW and supply the tempered water fixtures. The first-floor tempered water control supplies 
tempered water to the showers in the Men’s Locker Room and Women’s Locker Room (4 
showers in each Locker Room). The basement tempered water control cabinet provides 
tempered water to the four hose bibs located on the pool deck. 

2.5.4 Sanitary Sewage System 

The building's sanitary sewage system provides service to the two bathrooms located near the 
entrance of the building, the two washrooms in the changerooms, several sinks, as well as 
drainage for the pool. The building has a weeping tile system around the perimeter of pool 
crawlspace that drains into a sump pit serviced by a sump (P10). The mechanical room has a 
sump pit serviced by sump (P7). Both sumps feed directly into the gravity sewer main. Gravity 
sewer lines join in the crawlspace and drain through 150mm line to the city sewer system. 

2.5.5 Heating System 

The building's heating system generates heat from two 346kW oil-fired boilers. The building 
hydronic system is also directly connected to the Arena’s biomass district heating system. The Air 
Handling Units’ (AHUs) pre-heating is provided exclusively by the district heating system. 

Heated water is circulated by lead/lag in-line single-speed circulation pumps to five unit heaters, 
two cabinet unit heaters and five heating coils that provide heat to the air distribution system. 
Space heating is primarily provided by forced air from the two Air Handling Units, with the 
unit/cabinet heaters providing heat to rooms decoupled from the ventilation system (e.g., 
chlorine room, generator rooms, mechanical room).  

2.5.6 Ventilation System 

Ventilation is primarily provided by two Trane Air Handling Units (AHUs). AHU-1 serves as the 
primary ventilation system for the building, while AHU-2 is tasked with serving as the building’s 
window defog system. Due to the high humidity of the Natatorium, a separate defog system was 
required to prevent condensation forming on fenestrations. 

AHU-1 provides the primary ventilation and heating distribution system to the natatorium and 
bathrooms on the main floor and is interlocked with Exhaust Fans (EFs) 1 & 2. EF-1 serves as the 
bathroom exhaust fan and exhausts air directly outside. EF-2 serves to exhaust the men’s and 
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women’s changeroom areas and is tied into the return air of AHU-1 to allow heat recovery from 
air being exhausted out of the building. AHU-1 is also capable of recirculating air to save energy 
during unoccupied periods or to allow for system defrost as needed. 

2.5.7 Fuel Systems 

The buildings heating system is supplied by an 11 000L exterior fuel oil tank (ULC/CAN S601) built 
in 1994. The piping supplying fuel from the exterior fuel tank to the building’s heating system 
appears to have been installed at the same time as the fuel tank. At the time of visit the exterior 
fuel tank was snow covered and the only the main fill point and vent were visible. The fuel 
system does not have a fuel transfer pump, auxiliary day tank, or oil warmer.  

2.5.7.1 Generator Fuel Systems 

The building contains two backup gensets, both located in the basement of the building in their 
own respective generator rooms. The first generator was installed at the time of original building 
construction and is in Generator Room B10. The generator’s fuel piping appeared to be aging 
and there was no fuel filter present. At the time of assessment, there was a smell of fuel in the 
generator room, but this may have been due to a recent oil change. This generator is fueled by 
a 1136L fuel tank located outside of the generator room in the Mechanical room and did not 
appear to have any overfill protections. The other generator was added in 2013 as part of a 
renovation. The newer generator is fueled by an integrated belly tank and the associated piping 
appeared to be in good condition. 

2.5.8 Cooling 

DX cooling is provided for the office adjacent to the main lobby. The condensing unit is located 
on the building’s roof. There is no other cooling present in the rest of the building. 

2.5.9 Pool Processes 

The building has a pool process system; however, the condition of this system was not assessed 
at the time of the site inspection. It is unlikely that any potential future occupancy will need this 
system and the most probable outcome is that the system is demolished or abandoned in place 
as required. 

2.5.10 Fire Protection 

The building is not equipped with an automatic fire sprinkler system; however, fire extinguishers 
are provided as required throughout the building. A change in occupancy may trigger the 
requirement for a sprinkler system in the future. 
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2.5.11 Expected Service Life 

There is currently no standard that governs the expected service life of the various components 
of a building and its internal systems. There are several guidelines from industry-recognized 
sources that are often referred to when required. Several of these guidelines are: 

ASHRAE Service Life and Maintenance Cost Database 
ASHRAE Equipment Life Expectancy chart 
BOMA (Building Owner and Managers Association) Preventative Maintenance Guidebook 
Utilizing these guidelines, the following expected service lives have been listed in table 1 below. 
Note that these lifespans are typical average and do not represent a hard replacement by 
date. For most of these lifespans, a deviation of up to plus or minus 5 to 10 years is not 
unexpected depending on the operating conditions and level of maintenance. 

Table 1 – Expected Service Life of Equipment & Systems 

Item Years  Item Years 

Above ground fuel oil tanks 25  Heating piping systems 30 

Acid Waste System 30  Heating Fluid Distribution System 40 

Air heating coils, hydronic 20  Pump, centrifugal, vertical inline, base 
mounted 

25 

Air Handling Unit, Air Distribution 30  Pump, centrifugal inline 15 

Baseboard/finned tube radiation, hydronic  25  Showers and Bathtubs 30 

Boiler burners 18  Sinks 30 

Boiler chimney and flue, steel 30  Temperature sensors & thermostats 20 

Boiler, steel water tube, hot water 30  Unit heater, hydronic 20 

Electric and Electronic Controls 20  Valve actuators, motorized electric 18 

Electric motors, no soft start 18  Washroom Fixtures 35 
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Exhaust Fans 30  Water Storage Tanks 30 

 

Most of building systems appear to be part of the original 1987 build, with several exceptions 
listed below.  Many of these systems are likely approaching the end of their service life and 
should be assessed to determine a more accurate estimate of their remaining utility.  

The building's boilers are currently functioning but have long past their useful service life and are 
oversized relative to the overall building heat load as the pool process systems require a large 
amount of heating.  

The two AHUs have been replaced within the past 15 years and likely have another 15 years of 
remaining life. The previous AHUs were replaced after less than 25 years of use.  

2.5.12 Site Observations, notes, suggested replacements & upgrades 

For the mechanical assessment Jean-Michel Hivon, P.Eng. and Ryan Wallace, EIT attended the 
site on February 8, 2024. The site review was visual, supplemented by consultation with original 
record drawings and a review of the building’s O&M manuals. During the process of the site 
review fixtures were not removed, and equipment and distribution systems were not opened to 
inspect the interior. Major components were assessed to determine their general condition and 
operation. 

The following deficiencies and recommendations are specifically relevant for repurposing the 
building to a “non-pool” function. Refer to the appended report in Appendix C for a detailed 
condition assessment and recommendations.  

2.5.12.1 Domestic Water Systems 

The domestic cold water piping shows signs of corrosion on the piping exterior. The cold-water 
piping is insulated but does not have a vapor barrier. Pipe hangers are supporting the cold-
water pipes directly, instead of supporting it from the exterior of the insulation. Overall, this 
causes condensation to accumulate on the domestic cold-water piping which leads to 
corrosion of both the piping material and its metallic hangers. Multiple pipe hangers were found 
to have been rusted to the point of breaking and leaving cold water pipes sagging.  

Domestic hot water and domestic hot water recirculation pipes appear to be in fair condition.  

The domestic water pumps are aged between 3 and 19 years. They mostly appear to be in fair 
condition, however, one of the water service recirculation pumps is not operational.  

Domestic hot water is provided by tankless coils integral to the boilers. Heated water is stored in 
four indirect fired hot water heaters that serve as storage tanks (they are not used to produce 
heat). The hot water heaters have exceeded their estimated service life and are due for 
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replacement. The pool’s showers have a high domestic hot water demand, usually all at once, 
necessitating increased domestic hot water storage. Most future potential building occupancies 
will not have the same demand and can be served with reduced storage capacity. Further as 
domestic hot water heat production is provided by tankless coils integral to the building boiler 
system, it requires the boilers to remain operational year-round. If major renovations are to occur, 
it is recommended that DHW production be decoupled from the boilers to allow for boiler shut 
down in summer months and reduce fuel consumption.  

2.5.12.2 Sanitary Sewage 

The buildings sanitary sewer lines appear to be in fair condition; however, lines were noticed 
below sanitary piping in the crawlspace that appear to have been formed by dripping 
condensate indicating potential for corrosion on non-PVC piping. Additionally, a plastic 
container was noted below a portion of sewer piping in the crawlspace indicating a potential 
leak. At the time of any major renovations, it is recommended to perform hydrostatic testing on 
sanitary sewer piping to determine if the system contains leaks. If leaks are present locate and 
repair as required.  

2.5.12.3 Heating Systems 

During the site visit and subsequent system analysis both the oil-fired boilers appear to be 
approaching the end of their service lives.  If the building is to change occupancy several 
factors related to the boiler output are likely to change as well: 

1. Reduced domestic hot/tempered water demand. 

2. Reduced airflow requirements. 

3. No requirement to heat pool water.  

4. Lower building temperature setpoint 

The removal of the need to heat pool water alone will result in the boilers being oversized and 
changes to airflow and domestic water heating requirements will further contribute to this issue 
resulting in boiler short cycling and reduced operational efficiency.  It is recommended that the 
boilers be replaced and sized accordingly to the new building heating demands once an 
occupancy is determined. 

The unit heaters used to provide heat to rooms decoupled from the ventilation system all 
(except for Unit Heater 5) appear to be original to the building and have exceeded their 
expected service life. These unit heaters should be considered for replacement at the time of 
any major renovations. 
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2.5.12.4 Ventilation Systems 

Air Flow 

The high humidity environment of the pool requires the ventilation system to be sized to move 
large quantities of air. The AHU-1 supply fan provides 5666 l/s of air, while the AHU-2 supply fan 
provides 2114 l/s of air based on a balancing report from October 10, 2012, at the time of 
commissioning. This results in a total supply of 7780 l/s and significantly exceeds the requirements 
of most new occupancies. In an initial conversation with a Trane representative, it appears the 
existing Air Handling Units can be de-rated to provide the lower air flow rates required by 
different occupancies. For reference a preliminary assessment was preformed to determine the 
natatorium’s (pool and pool deck) ventilation requirements for two separate occupancies. 
Based on an approximate floor area of 1200m2 and the current usage of the space as a pool, 
the outdoor air requirement is 2880 l/s. For a future usage of the space as a library the outdoor 
air requirement decreases to 1020 l/s. A new usage does not preclude AHU-1 from being used 
however, the system would need to be adjusted to best meet the requirements of a new usage. 
In the building’s current ventilation layout, AHU-1 serves to primarily provide outdoor air and heat 
to the main natatorium through a large duct that follows the perimeter of the pool deck and 
supplies air at high level. It is recommended that the pool area ductwork be replaced and 
resized based on new airflow requirements.  

AHU-2’s primary purpose is to wash the exterior windows with warm, dry air and prevent 
condensation due to the high humidity pool environment. This is likely unnecessary if the space is 
to change occupancy to a usage that produces less humidity. As AHU-1 is capable of 
recirculation, tying the window defog system into AHU-1 was undesirable as it can supply humid 
air directly into the window spaces, resulting in condensation. With a change in building usage, it 
is possible to tie in AHU-2’s air distribution system to AHU-1 and serve the entire building off AHU-1 
alone, which would reduce overall building energy consumption. AHU-2 could be repurposed to 
supply air to the basement level, or alternatively there is potential for it to be fitted with a cooling 
coil in place of its current heating coil (discussed below). 

Climate Zones 

In the current format of the building the natatorium is treated as one large climate zone and air 
is supplied throughout the space continuously. For a new occupancy it may be advisable to split 
the main natatorium into separate climate zones to ensure thermal comfort for occupants 
throughout the day. Additionally, with the current ventilation layout, air is provided at high level 
away from occupants, however this may not be ideal given a change in occupancy. Providing 
air closer to occupant’s level would result in more immediate heating/cooling for occupants as 
it is required. This could be performed by adding extensions to the current perimeter duct layout 
to transport and diffuse air at lower level. It is recommended that VAV boxes be added at each 
terminal and be connected to new thermostats located in each zone, allowing air to be 
provided as required and ensure comfort for all occupants. 
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Cooling 

With the current usage, the pool has no requirement for cooling except in the offices. For 
occupant comfort in the humid pool environment, the internal temperature set point is higher 
than that of a standard building. Cooling may be desirable in the future depending on 
occupancy. There are several options available for cooling if desired.  

Free cooling is an energy efficient method that can be employed in summer months to reduce 
overall building temperature and increase thermal comfort for occupants. Free cooling utilizes 
cool outdoor air to offset solar thermal gains inside the building. The existing AHUs have the 
potential to increase outdoor air amounts being supplied to the building based on internal and 
external temperature setpoints, this would however require an update to the current control 
system. Free cooling can be used with night flushes to cool the building with fresh air during 
summer night. Since the building has a decent amount of thermal mass, it would remain fresh for 
a portion of the day.  

There is also potential for the addition of a DX cooling coil to AHU-1 or AHU-2 to provide cooling 
as required. This would have an increased energy consumption cost compared to free cooling; 
however, it is more reliable. As mentioned, above AHU-2 may be capable of being converted to 
a cooling only unit, operational only during the summer months. The addition of DX cooling 
would necessitate the addition of one or more cooling coils in the supply air stream, a 
condensing unit installed outside, and associated refrigerant piping and valves. 

2.5.12.5 Integral Pre-Heat 

There is the potential for an energy upgrade by installing preheat coils integral to AHU-1 when/if 
the unit is replaced in the future. Currently, preheat is provided by coils located outside at the 
wall hoods and served exclusively by the district heating system. Addition of integral preheat 
coils would have the added benefit of adding redundancy in the event the district heating 
system is not operating and of increasing energy efficiency by being located entirely in the air 
stream (as opposed to being installed outside).  

2.5.13 Facility Fuel Systems 

The facilities fuel systems are approaching the end of their service life. The building’s exterior fuel 
tank is due for replacement, and it is recommended that at this time the fuel piping be updated 
as well. The new tank can be sized smaller than the existing to compensate for the smaller 
energy footprint of the new occupancy. 

The interior fuel tank serving the older of the two gensets is in fair condition however it does not 
appear to have any overfill protections. The levelometer located on the nearby wall is non-
functioning and should be replaced. Additionally, the line feeding the older genset does not 
appear to have a fuel filter. It is recommended that the older genset’s fuel piping be considered 
for replacement at the time of the other building fuel system upgrades.  
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2.5.14 Summary 

The following table provides a summary of elements and equipment that will require an action in 
terms of maintenance that may include replacement, detailed assessment material can be 
found in Appendix C. 

Element Observations/Equipment Recommendations 

Domestic 
Water 
Distribution 

D2010.20 DCW Circulation Pumps 
P1/P1A 
 
 D2010.20 DHW Recirc Pump P3 
 
 
 
 
D2010.20 DHW Storage Tank (T1) 
D2010.20 DHW Storage Tank (T2) 
D2010.20 DHW Storage Tank (T3) 
D2010.20 DHW Storage Tank (T4) 
 
 
 
 
 
 
 
D2010.20 DHW Expansion 
 
 
 
 
D2010.40 DCW Piping 
 
 
 
 
 
 
D2010.40 DHW Piping 
 
 
 
 
 
 
 
D2010.40 Tempered Water Piping 

Repair pump, replace if required 
 
 
Approaching end of service life. Easily 
accessible, monitor pump and keep 
replacement on hand in case of 
failure. 
 
Approaching/reached end of service 
life, it is likely with new usage of the 
facility there is excess capacity 
between the 4 tanks. Recommend 
replacement with direct fired hot 
water heater sized to meet new 
building usage. This will prevent the 
need to run boilers over the summer 
when heat production is not required. 
 
 
Tank appears to be in good condition 
but has exceeded expected service 
life. Replacement is recommended in 
the near future. 
 
Recommend assessing pipe thickness 
to determine remaining service life. If 
pipe has adequate remaining life, 
pipe network should be evaluated 
and any failed hangers should be 
repaired. 
 
Recommend assessing pipe thickness 
to determine remaining service life. If 
pipe has adequate remaining life, 
pipe network should be evaluated 
and any failed hangers should be 
repaired. 

It is unlikely a new building usage will 
require a dedicated tempered water 
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Element Observations/Equipment Recommendations 

 
 
 
 
 
 

 

supply. It is recommended based on 
the new building usage, the 
requirement for tempered water is 
determined. If not required remove 
tempered water control cabinets and 
all associated piping. 
Installation of mixing valves for scald 
protection is recommended at all 
fixtures for new occupancy. 

 

Sanitary 
Drainage 

D2020.10 Sump (P7) 
D2020.10 Sump (P10) 
 
 

Recommend opening sump pit, 
removing, and assessing the sump 
and associated piping. Due to the 
nature of the sump's environment, it is 
likely that the sump will need to be 
replaced during any major building 
renovations. 
 

Facility Fuel 
Systems 

D3010.10 Heating System Fuel Piping 
 
 
 
D3010.10 Old Generator Fuel System 
 
 
D3010.50 Outdoor Fuel Tank 
 
 
 
D3010.50 Levelometer 
 
 
 
D3010.50 Indoor Fuel Tank (Old 
Genset Supply Tank) 

Recommendation is to replace 
exterior fuel tank; fuel piping should 
be updated at this time as well. 
 
Add a fuel filter and replace fuel 
piping. 
 
Replace fuel oil tank. Changing 
occupancy may allow reducing the 
fuel tank's volume. 
 
Replace Levelometer, can be 
completed in conjunction with the 
fuel tank renewal. 
 
Install overflow protection. 

Heating 
Systems 

D3020.10 Boiler 1 
D3020.10 Boiler 2 
 
 
 
 
D3020.90 Heating Water Circ Pump 
P4 

Boilers are approaching end of 
service life and appear to be 
oversized for future building usages. 
Recommend replace with smaller unit 
sized for new usage. 
 
For a new occupancy, revise the 
pump sizing for the new heating load. 
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Element Observations/Equipment Recommendations 

D3020.90 Heating Water Circ Pump 
P5 
 
 
D3020.90 Expansion tank 
 
 
 
 
 
D3020.90 Heating Coil 3 
D3020.90 Heating Coil 4 
 
D3020.90 Heating Coil 5 
 
 
 

 

It is recommended to replace the 
pumps with ECM pumps for energy 
efficiency reasons.  
 
The exact age of the heating water 
expansion tanks was not determined. 
It is assumed they were replaced at 
the time of the AHU upgrades based 
on the condition.  
 
Coil should be assessed for condition 
at the time of any upgrades. 
 
EF3 is being recommended for 
removal, O/A inlet associated with EF3 
should be removed and sealed. 
Heating coil 5 should also be 
removed. If heat is required in new 
space hydronic line can be used for a 
new unit heater to serve the space. 

 

Ventilation D3060.30 Exhaust Fan 1 (Washroom 
Exhaust) 
 
 
D3060.30 Exhaust Fan 2 (Locker Area 
Exhaust) 
 
 
D3060.30 Exhaust Fan 3 (Basement 
Corridor Exhaust) 
D3060.30 Exhaust Fan 4 (Pool Mech 
Room Exhaust) 
 
D3060.30 Exhaust Fan 5 (Electrical 
Room) 

Exhaust fan appears to be original 
and is likely approaching the end of its 
service life 
 
Remove exhaust fan and associated 
ducting, seal penetrations to building 
sheathing. 
 
Assess if fan is still needed based on 
new pool equipment room usage. 
Replace if required. 
 
 
Replace fan and fire damper. 

 

D4010 Fire 
Suppression 

D4010.90 Fire Dampers 
 
 
 
 
 
 

Verify state of other fire dampers. Due 
to the corrosive nature of the pool 
environment, it is possible that other 
fire dampers have failed prematurely. 
This does not pose a fire risk but will 
affect airflow requirements to various 



RUTH INCH MEMORIAL POOL BUILDING CONDITION ASSESSMENT – PHASE 2 

Energy Use of Facility 

 3.24 
 

Element Observations/Equipment Recommendations 

 
 
D4010.90 Fire Stopping 
 
 
 
D4030.30 Fire Extinguishers 

 

spaces. Investigate all other fire 
dampers and replace as required. 
 
All penetrations to fire separations 
should be assessed and resealed as 
required.  
 
Continue to check and maintain 
extinguishers as part of regular 
maintenance. 

The results of the mechanical assessment are to be expected given the age of the facility and 
the use. General observations show that the facility has been well maintained over the years 
and certain equipment is nearly the end of their useful life, the reality is equipment eventually 
wear out and needs to be replaced. In discussions with the manufacturers of specific equipment 
there is an opportunity to repurpose some of the equipment for the new use of the facility. When 
a final decision is made on the future us ethe facility the City will have to take a closer look 
whether or not it makes fiscal sense to repurpose some of the equipment based on the 
remaining useful life of the equipment.  

3.0 ENERGY USE OF FACILITY 

Once the new aquatic center is built the City of Yellowknife will be moving all related program 
from the Ruth Inch Memorial Pool into the new facility. The City’s intent based on the outcome of 
building condition assessment is to repurpose the Ruth Inch for other services and programs that 
can benefit the residents of Yellowknife and visitors to our city. Until such time as a decision is 
made as to what the facility can be repurposed for the City plans to mothball the facility. During 
this period, the City will continue to provide the necessary environmental controls to ensure the 
building is preserved for future use 

Over the years the City has maintained the Ruth Inch and made the necessary improvements to 
eliminate the avenues of possible heat loss and have incorporated several retrofits the make the 
facility more energy efficient. These actions will aid in reducing the overall energy related costs 
during the mothball period.  

Our Energy Use Assessment is based on the necessary electrical and mechanical equipment 
that would be needed to be in use to ensure the facility remains a viable option for future 
repurposing. 
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3.1 Electrical 

The consumption depends on the equipment that will continue to be needed in order to keep 
the facility in good condition and not allow it to deteriorate during the mothball period. It is 
assumed that all pool related equipment will be taking out of operation during the mothball 
period. Certain equipment will be operated during the cooler and winter months and not used 
during the warmer months, 

The following is the list of that will remaining operation during the mothball period: 

 

Mechanical Equipment 

 

Equipment Voltage Phase Comments 
Mechanical Pumps 
P1 Cold Water 
Recirc. Pump 

120V 1 PH  

P2 Glycol Make-up 
Pump 

120V 1 PH Glycol make-up 
pump needed for 
heating system. 

P3 DHW Recirc. Pump 120V 1 PH Schematics show 
DHW recirc. Being 
tied into heating 
system. 

P4 Hot Water heating 
Pump 

208V 3 PH  

P7 Sump Pump 600V 3 PH Removes 
condensate from 
AHU- 

P8 Fuel Pump 208V 3 PH  
P9 Hot Water Coil 
Pump AHU-1 

600V 3 PH  

P-10 Sump Pump 120V 1 PH Likely not need 
during winter but 
should be left on just 
in case, drains 
groundwater 
infiltration sump 

Air handling Units 
AHU-1 Supply Fan 600V 3 PH  
AHU-1 Return Fan 600V 3 PH  
Exhaust Fans 
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Mechanical Equipment 

 

Equipment Voltage Phase Comments 
Mechanical Pumps 
EF-1 Exhaust Fan 600V 3 PH Washroom exterior 

interlocked with AHU-
1 

EF-2 Exhaust Fan 120V 1 PH Interlocked with AHU-
1 

EF-3 Exhaust Fan 600V 3 PH Basement corridor 
exhaust fan. 

EF-4 Exhaust Fan 120V 1 PH Mechanical Room 
exhaust 

EF-5 Exhaust Fan 120V 1 PH Electrical Room 
exhaust 

Unit Heaters 
UH-1 Unit Heater 120V 1 PH Provides heat to 

mechanical room. 
UH-2 Unit Heater 120V 1 PH Provides heat to 

mechanical room. 
UH-3 Unit Heater 120V 1 PH Provides heat to 

mechanical room. 
    

 

The estimated electrical load on a based on the list of mechanical equipment draws and 
necessary security and safety lighting is approximately 24KW during the cooler/winter months, 
which translates to a daily consumption of 576 KWh. This would be the consumption for 8 months 
of the year.  

During the warmer months, the electrical load is approximately 8KW, which translates to a daily 
consumption 192KWh. This would be estimated consumption for the four warmer months of the 
year.  

Here are the electrical consumption requirements for the “Mothball Period” for the RIMP will be 
approximately 161,280 kWh per year which equates to $44,997.12 per year based on a unit rate 
of $0.279/kWh. This is based on the average rate calculated from the information provided by 
the City of Yellowknife.  
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3.2 Mechanical 

In order to determine the heating requirements of the Ruth Inch memorial Pool during the 
“month ball” period Stantec created a high-level model of the building envelope and 
ventilation system based on the existing drawings. 

Stantec assumed the unoccupied building would be maintained at a minimum of 10o Celsius 
during the colder months and evenings during the late spring and early fall. Stantec also 
assumed that only AHU-1 is expected to be in use with reduced air and exhaust rates. This will 
require modifying the outside air, exhaust air, and recirculation dampers limits. Please refer to the 
table in the preceding section of the of the mechanical equipment that will remain in use during 
the “moth ball” period. This also assumes that the unit heater in the chlorine room UH4 will not be 
in use since the room will remain empty during the period. 

The annual energy consumption for heating is approximately 750,00kWh or 2,700GJ. This will 
translate to the Ruth Inch memorial Pool consuming either 77,000 litres of heating fuel or 156,00 
kg of wood pellets based on keeping the facility at 10o Celsius as stated previously. Based on 
2023 rates of $0.326/kg for wood pellets and $1.29/L of heating fuel, the City will be spending 
either $50,856 for wood pellets or $99,330 for heating fuel, which would be the worst-case 
scenario based on our desktop modelling.  

It's hard to determine a breakdown of both fuel sources but if we assume the City be using 
heating fuel for half the time and wood pellets for half the time (38,500 L of heating fuel, 78,00 kg 
of wood pellets) then the City would spending approximately $75,093 to heat the facility 
annually during the “moth ball” period. 

4.0 VISIONING 

4.1 Repurposing Options 

The first step in any repurposing of an existing building is conducting an assessment of the facility 
to determine if it is a worthwhile venture. Once this is done then the future planning of the facility 
can start.  

The City has started the evaluation of the existing pool facility by having Stantec conduct a 
building condition assessment that includes evaluating the key architectural components 
associated with the building’s shell, the existing mechanical equipment, the existing electrical 
equipment, and structural components of the structure and foundation. 

The next step will be to identify potential challenges, such as plumbing modifications, ventilation, 
and lighting, and take into considering its size and layout to see if the potential options for 
repurposing and work with the existing footprint and layout of the facility. 
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The City has identified two possible options for repurposing a that include a new public library 
and new arts centre. 

Currently, the existing library has approximately 1,301m2 of area that is used for the various 
programs and uses including but limited to collections area, seating space, staff space, 
computer stations, storage space and non-assignable space. However, the needs of the library 
have grown and the City will need additional space to keep up with the growth of the City and 
the programs being offered by the current library. At a minimum, the City would look to expand 
is program space to 1,494 m2 or more. A separate evaluation/study would have to be 
conducted to determine the future needs of and demand on the public library. 

Such a study would evaluate would create a library layout that maximizes available space. 
Consider accessibility, natural light, and energy-efficient features. Choose appropriate flooring, 
wall finishes, and lighting fixtures. Select comfortable seating, tables, and shelving units. Identify 
and designate areas for children, teens, and adults. Consider technology integrations including 
the installation of Wi-Fi, computer stations, charging outlets, spaces for e-books, audiobooks, 
and multimedia resources. 

A new arts centre would need space to display the works of art, studio space, 
workshop/teaching space, office space and storage space. Again, a separate 
evaluation/study will have to be conducted to determine the needs and demands on the art 
centre. 

In both case the evaluations would be conducted knowing the existing floor space available to 
work with. 

The Ruth Inch memorial Pool has approximately 1,275 m2 available on the main floor or pool 
deck level and 287.5 m2 available on the basement level for a total of 1,562.5 m2. This does not 
take into account the possibility of creating a mezzanine that would provide additional 
programmable space. At first glance it looks like the Ruth Inch can meet the needs of a public 
library and arguably an arts centre given that one does not already exist. The existing facility 
already provides an abundance of natural light and LED lighting. 

Moving forward to the next stages the City and its project team will have to take into 
consideration infrastructure modification that will depend on the decided repurposing use. It will 
include at a minimum the removal of pool related infrastructure (e.g., diving boards, filtration 
systems), pool tank modifications, determine what mechanical and electrical equipment can 
be repurposed for the future use and interior finishes. The project team will also determine what 
new electrical, mechanical, HVAC systems are needed to support the new use of the facility 
and address any structural changes that may be required. 

As with any project of this nature Community Engagement that Involves local residents, 
stakeholders and users will be paramount to have buy and help promote the City’s intentions. 

The Ruth Inch Memorial Pool facility is an ideal candidate for repurposing given its locations and 
ease at which residents can make their way to the site with the City’s existing infrastructure that 
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allows for any mode of transportation to access the site. With the existing facility already 
surrounding the Ruth Inch including the Community Arena, curling rink and tennis courts and 
with the new aquatic centre being built on the same site it will provide families a “one stop” 
shop for amenities and recreational use. This in turn will reduce the GHG associated with 
transportation because families as well as individuals can drive to one site and access several 
City facilities.  

 

4.2 Renderings 

The following are two interior renderings that show the possibilities of how the Ruth Inch Memorial 
Pool can be repurposed. The renderings take into account the existing features of the structural 
components of the facility that provide an architectural feature that can be taken advantage 
of. The first rendering is of a library and the second is of an arts centre. Both make use of 
extensive natural light that is available, which would make both options extremely attractive 
venues when the days grow longer in mid to late winter. Both renderings are based on the 
existing footprint and structural features of the facility. 

The first rendering of a library gives the viewer the appreciation of the open footprint, tall ceilings 
and natural light that could be incorporated into and future design. It also allows staff manning 
the front desk to see the entire library while creative an environment that gives users a sense of 
community along with serenity of being able to look out on to the natural features of Frame 
Lake. 
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Rendering 1 – Library 

 

Rendering 2 – Arts Center 

The second rendering of an arts center shares many attributes of the first rendering including the 
open space, tall ceilings, and natural late. The natural light is a key feature when viewing 
specific forms of art. The layout as allows for a series of studios to be constructed along the 
northwest corner of the building with exposure to Frame Lake. The open space in the arts center 
will create a conducive environment for any galas, unveilings, and/or solo exhibitions hosted by 
the facility.  

Larger scale renderings are included in Appendix D 

5.0 .COST ESTIMATES 

5.1 ESTIMATE CLASSIFICATION AND COST PREDICTABILITY 

Estimate Classification 

Estimate classification systems are categorize cost estimates based on their maturity and the 
level of project definition. These classifications help in understanding the accuracy and reliability 
of the estimates. The main classes are: 

1. Class D: Preliminary estimates with more defined scope and better accuracy. 
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2. Class C: Budget estimates used for project funding and authorization. 

3. Class B: Control estimates for detailed engineering and procurement. 

4. Class A: Definitive estimates with the highest accuracy, used for final project execution 
and control. 

Cost Predictability 

Cost predictability involves ensuring that the final project costs align closely with the initial 
estimates. Factors affecting cost predictability include: 

• Scope Definition: Clear and detailed project scope reduces uncertainties. 

• Historical Data: Using past project data to inform current estimates. 

• Risk Management: Identifying and mitigating potential risks early. 

Estimates are defined and classified based on the stage of a project's development and the 
level of information available at the time of the milestone estimate. 

5.2 Summary 

Stantec Architecture retained Hanscomb Quantity Surveyors to complete the Class D Estimate 
for this project. The Class D Estimate provided by Hanscomb is intended to provide a realistic 
allocation of direct construction costs based on the Building Condition Assessment of the Ruth 
Inch Memorial Pool. Hanscomb has recommended that the City of Yellowknife and future 
design team carefully review the estimate document to determine if alternatives should be 
evaluated if budget restraints become an issue during the next design phase. Hanscomb also 
included an escalation allowance based on 3 years in their estimate with the expectation that 
City would not be doing any renovations or upgrades until the final repurposing use was 
determined. They have also included additional escalation costs for Year 4 and Year 5. 

Hanscomb’s Class D Estimate is  $5,285,500. This Estimate is based on Gross Floor Area (GFA) of 
1,319 m2, a cost per GFA of $3,743.90 per m2, and a construction allowance of 10%. 

The Detailed Cost Estimate report  is included in Appendix E. 

6.0 CLOSING 

The results of Phase II of the BCA are very encouraging as were the results of the first phase the 
included the structural assessment and hazardous material assessment when it comes to the 
repurposing the Ruth Inch Memorial Pool. The electrical assessment identified minor issues that 
would need to be addressed if the facility were to be continued to be used as pool. Any 
repurposing could take advantage of the LED light retrofit already completed by the City and 

https://aacei-pittsburgh.org/wp-content/uploads/2021/11/cost-estimating-classification-system.pdf
https://aacei-pittsburgh.org/wp-content/uploads/2021/11/cost-estimating-classification-system.pdf
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most of the other wiring would be removed as a complete renovation of the facility would be 
completed as part of the repurposing. The mechanical assessment identified what components 
would no longer be needed once the City moved away from using the facility as a pool and 
determined what mechanical equipment can be modified to be reused as part of any 
repurposing. Again, repurposing would involve major renovations including new duct work to 
service the new use and layout. The foundation(s) and superstructure have held up over time 
and are in good condition and will not require a great deal of rehabilitation work to continue 
using the facility as something else.  

The results of the hazardous building material assessment did not produce any surprises and is 
what would be expected for a facility built in the late 1980’s. Regardless of what is done to the 
facility whether it is demolished or repurposed any hazardous materials will have to be dealt with 
in an appropriate manner. Essentially, there will be costs associated with either option.  

In closing the results of both phases of assessment have shown that the Ruth Inch Memorial Pool 
is a viable option for repurposing.  
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Executive Summary - Architectural 

The Ruth Inch Municipal Pool was constructed circa 1987 and consists of a recreational complex leisure 
pool facility in Yellowknife, NT. This building includes accessible amenities such as the pool beach access, 
a hot tub lift for all abilities and ages, a steam room, and a whirlpool. The facility also has a large outdoor 
deck with a BBQ and picnic tables that overlooks Frame Lake. There have been several small additions 
and interior renovations as well as a cladding upgrade. 

Overall, the existing building is in good condition and has been maintained and repaired in a consistent 
manner. This has aided in the longevity of the building and facility’s components. Recommendations 
identified in this report are primarily upgrades to bring the building finishes up to a today’s standard and 
to replace items that are starting to show signs of age and reduced functionality. The majority of the 
upgrades are recommended as items to replace aging elements and should be considered as near future 
activities, not immediate requirements. Future renovations for the building would be the time to include 
the recommendations in this report. Building upgrades should be scheduled in order of priority from 
structural, envelope, mechanical, electrical, and interior finishes and then aesthetics. 

It is our understanding the City of Yellowknife is considering utilizing the building as a Public Library 
once the construction of the new Aquatic Centre is completed. Although not the focus of this assessment, 
Stantec considers this to be a viable option for repurposing and has reviewed Codes and Standards 
considering this option. Reclassifying the use of the existing facility to a Public Library, will constitute a 
change in the building occupancy classification from a Group A, Division 3 Assembly to a Group A, 
Division 2 Assembly. 
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1.0 Overview  

The Ruth Inch Municipal Pool was constructed circa 1987 and consists of a recreational complex leisure 
pool facility in Yellowknife, NT. The building main floor area of approximately 1,375 m2 (14,799 ft2) which 
includes accessible amenities such as the pool beach access, a hot tub complete with lift for all abilities 
and ages, and a steam room. The facility also has a large outdoor deck with a BBQ and picnic tables that 
overlooks Frame Lake, approximately 211 m2 (2,273 ft2). 

The existing pool services are being relocated to a new facility upon the completion of construction on the 
new facility. In order to make an informed decision about the current facilities re-use, The City of 
Yellowknife retained Stantec to provide Building Condition Assessment (BCA) using a multi-disciplinary 
team. The BCA was divided into two phases. The Phase 1 consisted of the structural condition assessment 
and the designated substance survey of the facility. Phase 2 consists of architectural, mechanical, and 
electrical components of the BCA. 

At the completion of Phase 1, based on the observations and recommendations by structural engineer and 
hazardous building material assessor, it was determined that Ruth Inch Memorial Pool Building is a 
viable option for repurposing. 

Overall Stantec will assess the existing facility condition and code upgrades required to facilitate how this 
building can be utilized in the future with preference toward a Public Library. Until such time, the City 
Yellowknife plans to develop a capital plan to manage and maintain the facility in a good and safe state of 
repair operationally. 

The BCA is intended to gather both qualitative and quantitative data on the building components with the 
primary objective to provide data on building components of high value relative to the facility and/or of 
high criticality to the facility’s core function. Stantec is using a Uniformat standard for classifying building 
specifications, cost estimating and cost analysis, as a baseline to describe existing deficiencies and 
problem areas, and generally comment on the condition of each building elements. 

1.1 INTRODUCTION 

Stantec will assess the existing facility condition and assess current code and recommended upgrades to 
facilitate how this building can be utilized in the future. The following provides an easily accessible outline 
summary highlighting the findings and recommendations of the full assessment. 

The applicable codes and standards related to the building’s future use would include but are not limited 
to the following: 

• National Building Code of Canada (NBC) 2020 
• National Fire Code of Canada (NFCC) 2020 
• National Plumbing Code of Canada (NPCC) 2020 
• National Energy Code for Buildings (NECB) 2020 
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• National Fire Protection Association (NFPA) 10, Portable Fire Extinguishers 2022 
• Applicable ASHRAE standards 
• Applicable ASPE standards 
• Canadian Electrical Code 2021 
• Requirements of the applicable (Local/Territorial/Federal) Authorities Having Jurisdiction (AHJ). 

1.2 TERMS OF ENGAGEMENT 

This report has been prepared to conduct an assessment of the Ruth Inch Memorial Pool Building. The 
assessment scope of work was to evaluate the following specific conditions: 

• Review compliance with current building and safety codes. 
• Investigate, evaluate, and identify functional deficiencies and deterrents of the existing building 

architectural systems. 
• Building envelope including observations of exterior walls, doors, windows, and roofs. 
• Interior surface and finishes. 
• Develop corrective measures to rectify physical and functional problems or deficiencies. 

Hazardous Building Materials, Structural, Mechanical and Electrical Assessment Reports are provided 
under separate cover. 

The on-site review was conducted on February 8, 2024, our review was visual in nature and no analysis or 
testing was done. A limited examination of available documentation was also carried out. The building 
was operational but not publicly occupied at the time of our site visit. The architectural building 
assessment was conducted by Chris Edwards, Sr. Architectural Technologist. At the time of our visit, we 
encountered temperature of ~18 ºC with overcast skies and light snow fall. Due to inclement weather and 
ground snow cover we were not able to review the building exterior in-depth. 

Our report is intended to provide the Client or their agent with a general description of the architectural 
systems employed in the building and to comment on their general condition, which were observed 
during our field review, and suitability for continued use. Stantec has not performed any detailed 
calculations to confirm the adequacy of the systems but have based all evaluations on “rule-of-thumb” and 
engineering observations. 

The review undertaken was generally of a visual nature only. Except where noted otherwise, no testing or 
dismantling of any covering was performed. Review was made on a random basis with no attempt to 
review or inspect every system or portion of the building. The intent of the review was to determine areas 
of visually obvious deterioration and need for repair and to determine in a general way the overall quality 
or sufficiency of the work but not to ascertain the quality or sufficiency of any specific aspect of the 
building. 

Environmental audits, or the identification or treatment of asbestos, mould, fungus, mildew, radioactive 
materials, or any other contaminants are excluded from this report. Refer to Stantec’s Hazardous Building 
Materials Assessment report (Job No. 123222072, dated June 24, 2022) issued under separate cover. 
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Reports prepared by Stantec as part of this Agreement are exclusively for the use and benefit of the Client 
and are not for the use or benefit or, nor may be relied upon by, any other person or entity. The contents 
of these reports may not be quoted in whole or in part or distributed to any person or entity other than to 
the Client and/or their designate. 

1.3 REPORT STRUCTURE 

This report following is divided into ten parts with three appendices as noted below: 

Part 1 – Overview, provides an introduction to the report including a statement of the limits of our 
liability and executive summary. 
Part 2 – Background and History, provides and brief history and background of the building. 
Part 3 – Regulatory Analysis, presents a summary analysis for the local Zoning Bylaw, National 
Building Code 0f Canada and National Energy Code of Canada for Buildings. 
Part 4 – Architectural Systems, presents an overview of the status for various building systems and 
recommendation for future building use as a public library once the new aquatic centre is complete. 
Part 5 – Site Observations and Recommendations, summarizes the detailed findings of the 
consultant team in tabular format based on the UniFormat system of building components. 

1.4 PROJECT PERSONNEL 

The following Stantec Architecture Ltd. personnel prepared this report and completed the systems 
assessment: 

• Project Manager  ................................ Dennis Kefalas, P.Eng. 
• Architectural Assessment  ................. Chris Edwards, C.E.T (AB), A.Sc.T. (BC) 
• Independent Review  ......................... Dennis Kefalas, P.Eng. 
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2.0 Background and History 

The Ruth Inch Municipal Pool was constructed circa 1987 and consists of a recreational complex leisure 
pool facility located at 6002 Franklin Avenue, Yellowknife, NT. It is a single storey building with partial 
basement and crawlspace. The basement is accessible to staff and building maintainers and houses the 
building and pool maintenance and operations rooms as well as a small Staff Room. The crawlspace varies 
in height and is partially being used for limited storage. The main floor area is accessible to the public and 
includes accessible amenities such as lobby, offices, change rooms, pool deck complete with ‘beach’ 
access, leisure area, solarium, steam room and a hot tub complete with lift for all abilities and ages to 
enjoy. The facility also has a large outdoor bi-level deck which overlooks Frame Lake.  

Figure 1 Aerial View – Subject Building  
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Table 1 Building Areas 

Locations ~ m2 (1) ~ ft2 (1) 

MAIN FLOOR   

Main Floor Gross (1) 1,374.87 14,798.96 

Pool & Hot Tub 458.87 4,939.26 

Current Usable Area: 912.39 9,820.92 
   

BASEMENT   

Basement Gross (2) 1,312.80 14,130.84 

Crawlspace 3345.88 3,723.06 

Pool 520.76 5,605.46 

Usable Area: 1,312.80 14,130.84 
   

ELEVATED DECK   

Upper Deck 152.014 1,636.27 

Lower Deck 59.156 636.75 

Usable Area: (3) 211.17 2,273.01 
   

Notes: 
1) All values listed above are approximations based on the provided 

construction drawings and account for three vestibule additions circa 1998, 
2001 and 2003 when measured from outside face of cladding. 

2) Area measured from inside face of foundation walls. 
3) Includes area for stairs and bench seating between upper and lower decks. 

 

2.1 OWNER SUPPLIED REFERENCE DOCUMENTS 

The City of Yellowknife provided the following record drawings to assist in carrying out the site 
assessment. 

Drawings 

• FAC_87_86-135P - Yellowknife Recreation Complex Leisure Pool 
by Ferguson, Simek Clark #86-135, circa May '87 

• Architectural A-1 to A-28 
• Structural S-1 to S-8 
• Mechanical M-1 to M-8 

• Electrical E-1 to E-5 
• Pool PA-300 to PF-332 

 

• FAC_98_96-0871 - Rith Inch Memorial Pool Vestibule and Canoy Addition 
by FSC Architects & Engineers # 96-0876 circa Feb. '98 

• Architectural A-1 to A-2 
• Structural S-1 

• Mechanical M-1 
• Electrical E-1 
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3.0 Regulatory Analysis 

This section provides a list of Codes and Standards, review of the local zoning requirements together with 
preliminary analyses requirements of the National Building Code of Canada and the National Energy 
Code of Canada for Buildings. 

3.1 STANDARDS OF REFERENCE 

The applicable codes, standards and guidelines include, but are not limited to the following: 

• City of Yellowknife Zoning Bylaw No. 5045 (2022) 
• City of Yellowknife Building By-Law No. 5058 (2022) 
• National Building Code of Canada (2020), and 
• National Energy Code of Canada for Buildings (2020) 

The following City Zoning and National Codes of Canada summary analyses are developed based on the 
proposed change in building occupancy to a Group A, Division 2 Assembly – Public Library. 

3.2 ZONING BYLAW SUMMARY ANALYSIS 

Local Zoning By-Laws stipulate requirements for land-use planning and development in the community 
and are specific to each lot. The City of Yellowknife Bylaw, Zoning Regulations categorizes the subject lot 
as zoned under PS - Public Service category. The following table presents a summarized extract from the 
City of Yellowknife Zoning Bylaw No. 5045, dated March 14, 2022. 

Table 2 Zoning Bylaw Summary Analysis – Section 13.1 : PS – Public Service 

Description Public Use Zones and Zone Regulations 

ZONING PS – PUBLIC SERVICE 

DESCRIPTION To provide land dedicated for major Institutional services and Recreation Facilities that are 
public or quasi-public in nature. Commercial services that support the public or quasi-public 
services may also be considered. 

PERMITTED USES 
Principal Uses 
• Accessory Building 
• Accessory Use 
• Artisan Studio 
• Day Care Facility 
• Commercial Retail Sales and Service 
• Community Resource Centre 
• Convention Centre 
• Food and Beverage Services 
• Government Office 
• Institutional 

− Religious & Education Institutions 
− Recreation Facility 

• Public Utility Uses and Structures 
• Storage Facility 
• Temporary Use 
• Urban Agriculture, Commercial 
• Urban Agriculture, Community 
 
Discretionary Uses 
• Dwelling 

− Special Care Residence 
• Commercial Entertainment 
• Commercial Recreation 
• Institutional 

− Special Care Facility 
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Description Public Use Zones and Zone Regulations 
• Medical and Health Services 
• Office (Accessory Use) 
• Public Parks 

− Rehabilitative and Corrective Facility 
• Hotel 
• Similar Use 

REGULATIONS - 
DIMENSIONS 

Lot Width: Subject to Development Officer Approval 
Lot Coverage: 50% (max) 

Building Height: Principal: 15.0 m (max) Accessory: 12.0 m (max) 
Front, Side & Rear Yard: Subject to Development Officer Approval 

Site Area: Subject to Development Officer Approval 
Set-backs from Waterbodies 15.0 m (min) 

Distance from 
Principal Building 

Accessory Building/Structure: 1.0 m (min)  
Outdoor Wood Pellet Boiler: 3.0 m (min)  

SITE 
DEVELOPMENT 

Development of the site was not a consideration for this BCA. The Zoning requirements have 
been included here for reference purposes only. 
• The site plan, the relationship between Buildings, Structures and Open Space, the 

architectural treatment of Buildings, the provision of landscaping, the parking layout, 
and emergency vehicle access shall be subject to approval by the Development Officer.  

• All land Use in the Capital Area is subject to the Capital Area Development Plan By-law 
No. 4940, as amended.  

• All mechanical equipment, including roof mechanical units, shall be concealed by 
Screening in a manner compatible with the architectural character of the Buildings, or 
concealed by incorporating it within the Building roof. 

OTHER 
REGULATIONS 

Section 7 – General Development Regulations Applicable to All Zones.  
• 7.8  Parking 
• 7.11  Set-backs from Waterbodies 
• 7.13  Specific Use Regulations Applicable to All Zones 
Section 9 – Development Regulations Applicable to Non-Residential Zones. 
• 9.2  Specific Use Regulations Applicable to Non-Residential Zones 

7.8  Parking 

Table 7-3 
Minimum Parking 
Space 
Requirements 

(Libraries) 

Vehicle Parking 
1 space per 100 m2 of gross floor area. 

A minimum of one (1) Type “A” parking 
space is to be provided for every 20 required 

parking spaces. 
Parking Stall Dimensions: 

Type A – Accessible: 4.0m W x 5.6m L x 
2.0m H vertical clearance 

Type B – Standard: 2.6m W x 5.6m L x 
2.0m H vertical clearance  

Bicycle Parking 
1 space per 140 m2 of gross floor area. 
Bicycle parking is to be located near the main 
entrance, in sight of windows, near well-used 
pedestrian routes, be unscreened by 
vegetation and placed on level asphalt or 
concrete base to which it can be secured. 
Adequate area must be provided around the 
rack to allow for easy access, and to ensure 
bicycles do not intrude into walkway. 

Spaces Required A minimum of 19 vehicle parking spaces were 
calculated for the current building only. 

Existing: 2 Type A Stall and 26 Type B stalls 
(includes 5  staff only stalls), with additional 

overflow parking stalls shared with the 
Arena and Curling Rink.  

A minimum of 14 bicycle parking spaces were 
calculated for the current building only. 
Existing: 2 Bicycle racks for 13-15 bicycles. 

Off Street Loading 
Spaces 

Off-street loading spaces shall have minimum dimensions of 3.0 m by 9.0 m and a minimum 
vertical clearance of 4.2 m. 

7.11  Set-backs from Waterbodies 

 Minimum setback from Waterbodies shall be 15 m. 
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Description Public Use Zones and Zone Regulations 

7.13  Specific Use Regulations Applicable to All Zones 

7.13.1.1.  Accessory 
Buildings/Use 

a) Accessory Buildings and Uses are subordinate (secondary) to the Principal Use/Building on 
the Lot. No Accessory Building shall be constructed or placed on a Lot prior to the 
construction of the Principal Building, unless constructed simultaneously. 
c) No Accessory Building or any portion thereof shall be constructed or placed within the front 
Yard of any Site. 
f) No Accessory Buildings or portions of the Buildings shall be constructed or located on or 
over an easement or public right-of-way unless authorized by the Development Officer. 

9.2  Specific Use Regulations Applicable to Non-Residential Zones 

 Not applicable to the existing building. 

 

3.3 NATIONAL BUILDING CODE OF CANADA SUMMARY 

As of the issuance of this report, the 2015 Edition of the National Building Code of Canada (NBC) is still in 
effect in the Northwest Territories. Updated versions of the NBC are typically released every five years. 
Until the new version (2020) of the NBC is adopted, the previous version (2015) remains in force.  

Typically, within a few months of publishing, the Government of the Northwest Territories’ (GNWT) and 
the Authority Having Jurisdiction (AHJ) adopts the new version of the NBC however, the date of adoption 
is subject to Legislative approval process and cannot be confirmed at this time. It is our understanding the 
AHJ is hoping to have it adopted in early 2024. We are referencing NBC 2020 in this report as it would 
likely be applicable to building renovations and additions occurring within the next five years. 

The following table is an abridged preliminary summary code analysis provided to establish what the 
current criteria are for the existing building, and is included as an aid for building assessment purposes. 
Detailed requirements identified in Division B Part 3 of the National Building Code of Canada 2020 and 
other applicable legislation apply. Interpretation of applicable codes is subject to the Authorities Having 
Jurisdiction. 

Table 3 NBC 2020 Summary Analysis 

NBC 2020 
Reference 

Building Code Classification 
(Abridged) 

Action / Comment 

DIVISION A PART 1: Compliance 
1.1.1.1. 
 
 
 
A-1.1.1.1.(1) 

Application of this Code 
1) Except as provided in Sentence (3), this Code applies to the design, 

construction and occupancy of all new buildings, and the alteration, 
reconstruction, demolition, removal, relocation, and occupancy of all 
existing buildings. (See Note A-1.1.1.1.(1).) 
Application to Existing Buildings 
This Code is most often applied to existing or relocated buildings when an 
owner wishes to rehabilitate a building, change its use, or build an 
addition, or when an enforcement authority decrees that a building or 
class of buildings be altered for reasons of public safety. It is not intended 
that the NBC be used to enforce the retrospective application of new 

With the proposed 
change in Occupancy 
Classification, any 
reconstruction, 
demolition, renovation, 
to the existing building 
will need to meet the 
requirement of NBC 
2020. 
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NBC 2020 
Reference 

Building Code Classification 
(Abridged) 

Action / Comment 

requirements to existing buildings or existing portions of relocated 
buildings, unless specifically required by local regulations or bylaws. For 
example, although the NFC could be interpreted to require the installation 
of fire alarm, standpipe and hose, and automatic sprinkler systems in an 
existing building for which there were no requirements at the time of 
construction, it is the intent of the CCBFC that the NFC not be applied in 
this manner to these buildings unless the authority having jurisdiction 
has determined that there is an inherent threat to occupant safety and has 
issued an order to eliminate the unsafe condition, or where substantial 
changes or additions are being made to an existing building or the 
occupancy has been changed. (See also NoteA-1.1.1.1.(1) of Division A of 
the NFC.) ……  The successful application of Code requirements to 
existing construction becomes a matter of balancing the cost of 
implementing a requirement with the relative importance of that 
requirement to the overall Code objectives. The degree to which any 
particular requirement can be relaxed without affecting the intended level 
of safety of the Code requires considerable judgment on the part of both 
the designer and the authority having jurisdiction. 

1.3.2. 
1.3.2.1. 

Application of Division A 
Application of Parts 1, 2 and 3 

1) Parts 1, 2 and 3 of Division A apply to all buildings covered in this 
Code. (See Article 1.1.1.1.) 

 

1.3.3. 
1.3.3.1. 

Application of Division B 
Application of Parts 1, 7 and 8 

1) Parts 1, 7 and 8 of Division B apply to all buildings covered in this 
Code. (See Article 1.1.1.1.) 

 

1.3.3.2. Application of Parts 3, 4, 5 and 6 
1) Parts 3, 4, 5, and 6 of Division B apply to all buildings described in 

Article 1.1.1.1. and 
b) used for major occupancies classified as 

i) Group A, assembly occupancies, 

Part 3 applies to the 
building. 
Group A, Division 2 
Assembly Occupancy – 
Public Library 

1.3.4. 
1.3.4.1. 

Application of Division C 
Application of Parts 1 and 2 

1) Parts 1 and 2 of Division C apply to all buildings covered in this 
Code. (See Article 1.1.1.1.) 

 

DIVISION B PART 1: General 
1.1.1.1. Application 

1) This Part applies to all buildings covered in this Code. (See Article 
1.1.1.1. of Division A.) 

 

DIVISION B PART 3: Fire Protection, Occupant Safety and Accessibility 
B-3.1 General 

3.1.2.1. Classification of Buildings 
1) Except as permitted by Articles 3.1.2.3.to 3.1.2.5.,every building or 

part there of Shall be classified according to its major occupancy as 
belonging to one of the Groups or Divisions described in Table 3.1.2.1.(See 
Note A-3.1.2.1.(1).) 

Table 3.1.2.1. 
Major Occupancy Classification 

Forming Part of Sentences 3.1.2.1.(1) and 3.1.2.2.(1) 
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NBC 2020 
Reference 

Building Code Classification 
(Abridged) 

Action / Comment 

 Group Division Description of Major Occupancies  

 A 1 Assembly occupancies intended for the 
production and viewing of the performing arts 

 

 A 2 Assembly occupancies not elsewhere classified in 
Group A 

Libraries are included 
under A-2 Occupancy 
Classification.  A 3 Assembly occupancies of the arena type 

 A 4 Assembly occupancies in which occupants are 
gathered in the open air 

 

3.1.3.1. Separation of Major Occupancies 
1) Except as permitted by Sentences (2) and (3), major occupancies 

shall be separated from adjoining major occupancies by fire separations 
having fire-resistance ratings conforming to Table 3.1.3.1. 

3) In a building conforming to the requirements of Articles 3.2.8.2.to 
3.2.8.8.,the requirements of Sentence (1) for fire separations between 
major occupancies do not apply at the vertical plane around the perimeter 
of an opening through the horizontal fire separation. 

Table 3.1.3.1. 
Major Occupancy Fire Separations(1) 

Forming Part of Sentence 3.1.3.1.(1) 

In the event, the 
building was to 
subdivided creating 
multiple occupancies, 
Article 3.1.3.1, and 
Table 3.1.3.1. will be 
applicable. 

 Minimum Fire-Resistance Rating of Fire Separation, h 
Adjoining Major Occupancy 

 

 A-1, 3, 4 B-1, 2, 3 C D E F-1, F-2 F-3  

 1 2 1(3) 1(4) 2 (2) 2 1  

 Notes to Table 3.1.3.1.: 
(2) See Sentence 3.1.3.2.(1). 
(3) Where the building or part thereof is constructed in accordance with 

Article 3.2.2.48. or 3.2.2.51., a fire separation with a 2h fire-resistance 
rating is required between the Group C and Group A, Division 2 major 
occupancies. 

(4) Where the building or part thereof is constructed in accordance with 
Article 3.2.2.57. or 3.2.2.60., a fire separation with a 2h fire-resistance 
rating is required between the Group D and Group A, Division 2 major 
occupancies. 

 

3.1.17.1. Occupant Load Determination 
1) The occupant load of a floor area or part of a floor area shall be 

based on 
a) the number of seats in an assembly occupancy having fixed seats, 
c) the number of persons for which the area is designed, but not less 

than that determined from Table 3.1.17.1.for occupancies other than 
those described in Clauses (a) and (b), unless it can be shown that 
the area will be occupied by fewer persons. 

Table 3.1.17.1. 
Occupant Load 

Forming Part of Article 3.1.17.1. 

Occupant Load means 
the number of persons 
for which a building or 
part thereof is 
designed. 

 Type of Use of Floor Area or Part 
Thereof 

Area per person, m2 Occupant Load for 
future use as a Public 
Library can only be 
determined after at or 

Assembly uses 
space with non-fixed seats 

 
0.75 
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NBC 2020 
Reference 

Building Code Classification 
(Abridged) 

Action / Comment 

space with non-fixed seats and tables 
reading or writing rooms or lounges 

0.95 
1.85 

after conceptual design 
stage. 

B-3.2 Building Fire Safety 
3.2.1.4. Floor Assembly over Basements 

1) Except as permitted by Sentence 3.2.2.47.(3), 3.2.2.49.(3), 
3.2.2.50.(3), 3.2.2.52.(3), 3.2.2.53.(3), 3.2.2.54.(3) or 3.2.2.55.(3), a floor 
assembly immediately above a basement shall be constructed as a fire 
separation having a fire-resistance rating conforming to the requirements 
of Articles 3.2.2.20. to 3.2.2.92. for a floor assembly, but not less than 45 
min. 

2) All loadbearing walls, columns and arches supporting a floor 
assembly immediately above a basement shall have a fire-resistance 
rating not less than that required by Sentence (1) for the floor assembly. 

Existing concrete slab 
over the basement is 
200 mm thick proving 
a fire-resistance rating 
of 2 hr. 

3.2.1.5. Fire Containment in Basements 
1) Except as permitted by Sentences (2) and 3.2.2.15.(3), in a building 

in which an automatic sprinkler system is not required to be installed by 
Article 3.2.2.18., every basement shall 

a) be sprinklered throughout, or 
b) be subdivided into fire compartments not more than 600 m2 in area 

by a fire separation having a fire-resistance rating not less than that 
required for the floor assembly immediately above the basement. 

Area of Basement (not 
including crawlspace 
and pool area) is less 
than 600 m2. Portions 
of the crawlspace are  

3.2.2.16 Heavy Timber Roof Permitted 
1) Unless otherwise permitted by Articles 3.2.2.20.to 3.2.2.92., a roof 

assembly in a building up to2 storeys in building height is permitted to be 
of heavy timber construction regardless of building area or type of 
construction required, provided the building is sprinklered throughout. 

2) If Sentence (1) permits a roof assembly to be of heavy timber 
construction, structural members in the storey immediately below the 
roof assembly are permitted to be of heavy timber construction. 

 

3.2.2.25 Group A, Division 2, up to 2 Storeys 
1) A building classified as Group A, Division 2 is permitted to conform 

to Sentence (2) provided 
a) it is not more than 2 storeys in building height, and 
b) it has a building area not more than the value in Table 3.2.2.25. 

except as permitted by Sentence (2), it has a building area not more 
than 

i) 400m2 if facing one street, 
ii) 500m2 if facing 2 streets, or 
iii) 600m2 if facing 3 streets. 

Table 3.2.2.25. 
Maximum Building Area, Group A, Division 2, up to 2 Storeys 

Forming Part of Sentence 3.2.2.25.(1) 

 

 No. of 
Storeys 

Maximum Area, m2  

Facing 1 Street Facing 2 Streets Facing 3 Streets 
1 1 600 2 000 2 400 
2 800 1 000 1 200 

 2) The building referred to in Sentence (1) is permitted to be of 
combustible construction or noncombustible construction used singly or 
in combination, and 
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NBC 2020 
Reference 

Building Code Classification 
(Abridged) 

Action / Comment 

a) floor assemblies shall be fire separations and, if of combustible 
construction, shall have a fire-resistance rating notlessthan45min, 

b) except as permitted by Article 3.2.2.17., mezzanines shall have, if of 
combustible construction, a fire-resistance rating not less than 45 
min, 

c) except as permitted by Article 3.2.2.17., roof assemblies shall have, if 
of combustible construction, a fire-resistance rating not less than 45 
min, except that in a building not more than 1 storey in building 
height, the fire-resistance ratings permitted to be waived provided 
the roof assembly is constructed as a fire-retardant-treated wood 
roof system conforming to Article 3.1.14.1., and the building area is 
not more than 

i) 800m2 if facing one street, 
ii) 1000m2 if facing 2 streets, or 
iii) 1200m2 if facing 3 streets, and 

d) loadbearing walls, columns and arches supporting an assembly 
required to have a fire-resistance rating shall 

i) have a fire-resistance rating not less than45 min, or 
ii) be of noncombustible construction. 

B-3.3 Safety within Floor Areas 
3.3.1.5. Egress Doorways 

1) Except for dwelling units, a minimum of 2 egress doorways located 
so that one doorway could provide egress from the room or suite as 
required by Article 3.3.1.3.if the other doorway becomes inaccessible to 
the occupants due to a fire which originates in the room or suite, shall be 
provided for every room and every suite 

a) that is used for a high-hazard industrial occupancy and whose area 
is more than 15 m2, 

b) intended for an occupant load more than 60, 
c) in a floor area that is not sprinklered throughout, and 

i) the area of a room or suite is more than the value in Table 
3.3.1.5.-A, or 
ii) the travel distance within the room or suite to the nearest 
egress doorway is more than the value in Table 3.3.1.5.-A, 

2) Where 2 egress doorways are required by Sentence (1), they shall be 
placed at a distance from one another equal to or greater than one third of 
the maximum overall diagonal dimension of the area to be served, 
measured as the shortest distance that smoke would have to travel 
between the nearest required egress doors. 

Table 3.3.1.5.-A 
Egress in Floor Area not Sprinklered Throughout 

Forming Part of Sentence 3.3.1.5.(1) 

 

 Occupancy of 
Room or Suite 

Maximum Area of 
Room or Suite, m2 

Maximum Distance 
to Egress Doorway, m 

 

Group A 150 15 
3.3.1.6. Travel Distance 

1) If more than one egress doorway is required from a room or suite 
referred to in Article 3.3.1.5., the travel distance within the room or suite 
to the nearest egress doorway shall not exceed the maximum travel 
distances specified in Clauses 3.4.2.5.(1)(a), (b), (c) and (f) for exits. 
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NBC 2020 
Reference 

Building Code Classification 
(Abridged) 

Action / Comment 

B-3.4 Exits 
3.4.1.1. Scope 

1) Exit facilities complying with this Section shall be provided from 
every floor area that is intended for occupancy. (See Note A-3.4.1.1.(1).) 

 

3.4.1.2. Separation of Exits 
1) Except as permitted by Sentence (2), if more than one exit is 

required from a floor area, each exit shall be separate from every other 
exit leading from that floor area. 

2) If more than 2 exits are provided from a floor area, exits are 
permitted to converge in conformance with Sentence 3.4.3.1.(2), provided 
the cumulative capacity of the converging exits does not contribute more 
than 50% of the total required exit width for the floor area. 

 

3.4.2.1. Minimum Number of Exits 
1) Except as permitted by Sentences (2) to (4), every floor area 

intended for occupancy shall be served by at least 2 exits. 
2) A floor area in a building not more than 2 storeys in building height, 

is permitted to be served by one exit provided the total occupant load 
served by the exit is not more than 60, and 

a) in a floor area that is not sprinklered throughout, the floor area and 
the travel distance are not more than the values in Table 3.4.2.1.-A,  

Table 3.4.2.1.-A 
Criteria for One Exit (Floor Area Not Sprinklered Throughout) 

Forming Part of Sentence 3.4.2.1.(2) 

 

 Occupancy of 
Floor Area 

Maximum Floor 
Area, m2 

Maximum Travel 
Distance, m 

 

Group A 150 15 

3.4.2.3. Distance between Exits 
1) Except as provided in Sentence (2), the least distance between 2 

exits from a floor area shall be 
a) one half the maximum diagonal dimension of the floor area, but 

need not be morethan9mfora floor area having a public corridor, or 
b) one half the maximum diagonal dimension of the floor area, but not 

less than 9 m for all other floor areas. 

 

3.4.2.5.  Location of Exits 
1) Except as permitted by Sentences (2) and 3.3.2.5.(6), if more than 

one exit is required from a floor area, the exits shall be located so that the 
travel distance to at least one exit shall be not more than 

c) 45 m in a floor area that contains an occupancy other than a high-
hazard industrial occupancy, provided it is sprinklered throughout, 

d) 105 m in any floor area, served by a public corridor, in which rooms 
and suites are not separated from the remainder of the floor area by 
a fire separation, provided 

i) the public corridor is not less than 9 m wide, 
ii) the ceiling height in the public corridor is not less than 4 m 
above all floor surfaces, 
iii) the building is sprinklered throughout, and 
iv) not more than one half of the required egress doorways from a 
room or suite open into the public corridor if the room or suite is 
required to have more than one egress doorway, 
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NBC 2020 
Reference 

Building Code Classification 
(Abridged) 

Action / Comment 

3) Exits shall be located and arranged so that they are clearly visible or 
their Locations are clearly indicated and they are accessible at all times. 

3.4.2.6. Principal Entrances 
1) For the purposes of this Section, at least one door at every principal 

entrance to a building providing access from the exterior at ground level 
shall be designed in accordance with the requirements for exits. 

 

3.4.3.1. Exit Width Based on Occupant Load 
1) For the purpose of determining the aggregate width of exits, the 

occupant load of every room or floor area shall be determined in 
conformance with Subsection 3.1.17. 

2) Except as permitted by Sentence 3.4.3.2.(4), the required exit width 
shall be cumulative if 2 or more exits converge. 

 

3.4.3.2. Exit Width 
1) Except as permitted by Sentence (3), the minimum aggregate 

required width of exits serving floor are as intended for assembly 
occupancies, residential occupancies, business and personal services 
occupancies, mercantile occupancies, and industrial occupancies shall be 
determined by multiplying the occupant load of the area served by 

a) 6.1 mm per person for ramps with a slope of not more than 1 in 8, 
doorways, corridors, and passageways, 

b) 8mm per person for a stair consisting of steps whose rise is not 
more than 180mm and whose run isnotlessthan280mm, or 

c) 9.2mm per person for 
i) ramps with a slope of more than 1 in 8, or 
ii) stairs, other than stairs conforming to Clause (b). 

7) If more than one exit is required, every exit shall be considered as 
contributing not more than one half of the required exit width. 

8) The minimum widths of exits shall conform to Tables 3.4.3.2.-A and 
3.4.3.2.-B. 

Table 3.4.3.2.-A 
Minimum Widths of Exit Corridors, Passageways, Ramps, 

Stairs and Doorways in Group A, Group B, Division 1, and 
Groups C, D, E and F Occupancies 

Forming Part of Sentence 3.4.3.2.(8) 

 

Occupancy 
Classification 

Exit Corridors 
and 

Passageways, 
mm 

Ramps, mm 
Stairs, mm 

Doorways, mm 

Occupancy 
Classification 

Exit Corridors 
and 

Passageways, 
mm 

 

Groups A, B-1, 
C, D, E, F 

1 100 1 100 900(1) 
1100(2) 

850  

 Notes to Table 3.4.3.2.-A: 
(1) Serving not more than 2 storeys above the lowest exit level or not more 

than 1 storey below the lowest exit level. 
(2) Serving more than 2 storeys above the lowest exit level or more than 1 

storey below the lowest exit level. 

 

3.4.3.3. Exit Width Reduction 
1) Except as permitted by Sentences (2) and (4), no fixture, turnstile or 

Construction shall project into or be fixed within the required width of an 
exit. 
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NBC 2020 
Reference 

Building Code Classification 
(Abridged) 

Action / Comment 

2) Swinging doors in their swing shall not reduce the required width of 
exit stairs or landings to less than 750 mm or reduce the width of an exit 
passageway to less than the minimum required width. 

3) Doors shall be installed so that, when open, they do not diminish 
nor obstruct the required width of the exit. 

4) Handrails and construction below handrails, including handrail 
support sand stair stringers, shall not project more than 100 mm into the 
required width of a means of egress. 

3.4.3.4. Headroom Clearance 
1) Except as permitted by Sentences (4)and (5),every exit shall have a 

clear height over the clear width of the exit of not less than 2050 mm. 
2) The clear height of stairways shall be measured vertically over the 

clear width of the stairway, from the straight-line tangent to the tread and 
landing nosings to the lowest element above. (See Note A-9.8.7.4.) 

3) The clear height of landings shall be measured within the clear 
width of the landing vertically to the lowest element above. 

4) Except as permitted by Sentence (5), the headroom clearance for 
doorways shall be not less than 2030 mm. 

5) No door closer or other device shall be installed so as to reduce the 
headroom clearance of a doorway to less than 1980 mm. 

 

3.4.4.1. Fire-Resistance Rating of Exit Separations 
1) Except as permitted by Sentences (2), 3.3.5.4.(3), 3.4.4.2.(2)and 

3.4.4.3.(1), every exit shall be separated from the remainder of the 
building by a fire separation having a fire-resistance rating not less than 
that required by Subsection 3.2.2., but not less than 45min, for 

a) the floor assembly above the storey, or 
b) the floor assembly below the storey, if there is no floor assembly 

above. 

 

3.4.4.4. Integrity of Exits 
1) A fire separation that separates an exit from the remainder of the 

building shall have no openings except for 
a) standpipe and sprinkler piping, 
b) electrical wires and cables, totally enclosed noncombustible 

raceways and noncombustible piping that serve only the exit, 
c) openings required by the provisions of Subsection 3.2.6., 
d) exit doorways, and 
e) wired glass and glass block permitted by Article 3.1.8.16. 
2) Exits within scissors stairs and other contiguous exit stairways shall 

be separated from each other by a smoke-tight fire separation having a 
fire-resistance rating not less than that required for the floor assembly 
through which they pass. 

3) Fire separations separating contiguous stairs described in Sentence 
(2) shall not be pierced by doorways, ductwork, piping, or any other 
openings that affect the continuity of the separation. 

4) A fuel-fired appliance shall not be installed in an exit. 
5) An exit shall not be used as a plenum for a heating, ventilating or 

air-conditioning system. 
6) An exit shall be designed for no purpose other than for exiting, 

except that an exit is permitted also to be designed to serve as an access to 
a floor area. 
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NBC 2020 
Reference 

Building Code Classification 
(Abridged) 

Action / Comment 

7) A service room shall not open directly into an exit. 
8) Storage rooms, washrooms, toilet rooms, laundry rooms and 

similar ancillary rooms shall not open directly into an exit. 

B-3.5 Vertical Transportation 
 Pending the Owner’s decision to reuse the building as Public Library, 

there is no immediate need for an elevator, escalator, or barrier-free lift. 
 

B-3.6 Service Facilities 
3.6.2.1. Fire Separations around Service Rooms 

1) Except as permitted by Sentences (2), (8), (9) and (10), fuel-fired 
appliances shall be installed in service rooms separated from the 
remainder of the building by fire separations having a fire-resistance 
rating not less than 1h. 

6) Electrical equipment that is required to be located in a service room 
according to CSA C22.1,“Canadian Electrical Code, Part I,” shall be 
installed in a service room separated from the remainder of the building 
by a fire separation having a fire-resistance rating not less than 1h. 

 

3.6.3.1. Fire Separations for Vertical Service Spaces 
1) Except as provided in Articles 3.6.3.3.and 3.6.3.5.and Section 3.5., a 

vertical service space shall be separated from all other portions of each 
adjacent storey by a fire separation having a fire-resistance rating 
conforming to Table 3.6.3.1. for the fire-resistance rating required by 
Subsection 3.2.2. for 

a) the floor assembly above the storey, or 
b) the floor assembly below the storey, if there is no floor assembly 

above. 
Table 3.6.3.1. 

Fire Separations for Vertical Service Spaces 
Forming Part of Sentence 3.6.3.1.(1) 

 

 Fire-Resistance Rating of Fire 
Separation Required for Floor 

Assembly 

Minimum Fire-Resistance 
Rating of Vertical Service 

Space 

 

 < 45min 
45 min 

1 h 
1.5 h 
≥ 2 h 

-- 
45 min 
45 min 

1 h 
1 h 

 

3.6.2.6. Door Swing for Service Rooms 
1) A swing-type door from a service room containing a boiler or 

incinerator shall swing outward from the room, except that the door shall 
swing inward if the door opens onto a corridor or any room used for an 
assembly occupancy. 

 

3.6.2.8. Emergency Power Installations 
1) Where a generator intended to supply emergency power for lighting, 

fire safety and life safety systems is located in a building, except where 
such building is used solely for the purpose of housing the generator and 
its ancillary equipment, it shall be located in a room that 

a) is separated from the remainder of the building by a fire separation 
having a fire-resistance rating not less than 2h, and 

b) contains only the generating set and equipment related to the 
emergency power supply system. 
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NBC 2020 
Reference 

Building Code Classification 
(Abridged) 

Action / Comment 

B-3.7 Health Requirements 
3.7.2.1 Plumbing and Drainage Systems 

1) Except as provided in Sentence (2), for the purpose of this 
Subsection, the occupant load shall be determined in accordance with 
Subsection 3.1.17. 

 

3.7.2.2 Water Closets 
1) Except as permitted by Sentence (2), water closets shall be provided 

for each sex assuming that the occupant load is equally divided between 
male sand females, unless the proportion of each sex expected in the 
building can be determined with reasonable accuracy. 

4) Except as permitted by Sentences (2), (5) and (6), the number of 
water closets required for assembly occupancies shall conform to Table 
3.7.2.2.-A. 

Table 3.7.2.2.-A 
Water Closets for an Assembly Occupancy 

Forming Part of Sentence 3.7.2.2.(4) 

 

 Number of 
Persons of Each 

Sex 

Minimum Number of Water Closets 

Pending the Owner’s 
decision to reuse the 
building as a Public 
Library, consideration 
should be given to 
renovating/relocating 
washrooms to provide 
universal washrooms 
that can be used by 
people of all abilities, 
genders, multiple 
users, families, 
caregivers, and people 
with disabilities. 

Male Female 

1 – 25  
26 – 50  
51 – 75  

76 – 100  
101 – 125  
126 – 150  
151 – 175  
176 – 200  
201 – 250  
251 – 300  
301 – 350  
351 – 400  
Over 400 

1 
1 
2 
2 
3 
3 
4 
4 
5 
5 
6 
6 

7, plus 1 for each 
additional increment 

of 200 males in excess 
of 400 

1 
2 
3 
4 
5 
6 
7 
8 
9 
10 
11 
12 

13, plus 1 for each 
additional increment 

of 100 females in 
excess of 400 

 Existing Washroom Facilities 
 Location Waterclosets Urinals Lavs 

W/R 106 - Male 1 -- 1 
W/R 109 - Female 1 -- 1 
W/R 118 - Female 5 -- 3 
W/R 119 - Male  2 2 2 

 Fixture Counts 9 2 7 

3.7.2.3. Lavatories 
1) Except as permitted by Sentence (2), at least one lavatory shall be 

provided in a room containing one or 2 water closets or urinals, and at 
least one additional lavatory shall be provided for each additional 2 water  
closets or urinals. 

 

B-3.8 Barrier-Free Design 
3.8.1.1. Scope 
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NBC 2020 
Reference 

Building Code Classification 
(Abridged) 

Action / Comment 

1) This Section is concerned with the barrier-free design of buildings. 
2) Buildings and facilities required to be barrier-free in accordance 

with Subsection 3.8.2. shall be designed in accordance with Subsection 
3.8.3. 

Current building’s main 
floor area was designed 
to be barrier free in 
accordance with NBC 
1985. Future barrier 
free designs, 
renovations will need 
to meet NBC 2020 or 
CSA B651 
requirements. 

3.8.3.1. Design Standards 
1) Buildings or parts thereof and facilities that are required to be 

barrier-free shall be designed in accordance with 
a) this Subsection, or 
b) the provisions of CSA B651, “Accessible design for the built 

environment,” listed in Table 3.8.3.1., in their entirety. 

 

3.4 NATIONAL ENERGY CODE OF CANADA FOR BUILDINGS SUMMARY 

Relationship between the NBC and the NECB 

The provisions in Section 9.36. of Division B of the NBC are tied to the environment objective. These 
provisions, which apply to housing and small buildings, have a similar scope to that of the NECB, except 
that they do not address lighting and electrical power systems. The NECB is referenced in NBC Section 
9.36. as an acceptable solution. 

Past editions of the NECB have not been adopted by the Government of Northwest Territories however, 
the City of Yellowknife has adopted it and incorporated into their Building By-Law 5058 (2022) as a 
means of establishing minimum energy efficient building standards that exceed the NBC. The By-Law 
states that Part 3 Non-Residential Buildings as defined in the NBC are to comply with the NECB based on 
either Prescriptive Path or Performance Compliance Path methods.  

Prescriptive Path 

The first compliance option is to apply the prescriptive requirements of the Code, which generally dictate 
minimum thermal characteristics for envelope elements and energy efficiency measures that can be stated 
as specific instructions. 

Performance Path 

The third option is a performance path: if some aspects of the prescriptive and trade-off routes are 
considered too limiting, the building could, for example, be designed with any thermal characteristics 
desired (subject to certain limitations), provided that it would not have a calculated energy consumption 
under standardized conditions that is greater than it would have been had the building been designed in 
strict conformity with the prescriptive requirements, all other aspects of the building (those that are not 
the object of a requirement in this Code) remaining the same in both cases. The proof of compliance when 
using the performance path option is achieved through two energy analyses: one on the building as if it 
met the prescriptive requirements, which gives the “target” performance, and the other on the actual 
design for which a building permit is requested. 
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In accordance with the Good Building Practice for Northern Facilities recommendations, the following 
table summarizing the Energy Code for Buildings energy analysis is based on the prescriptive path 
method for project coordination and future project information. Detailed requirements identified in the 
NECB and other applicable legislation apply. Interpretation of applicable codes is subject to the 
Authorities Having Jurisdiction. 

Table 4 NECB 2020 Summary Analysis 

NECB 2020 
Reference 

Energy Code Classification 
(Abridged) 

 

Basis of Design:      ☒ NECB Section 3.1 - Building Envelope, General           ☐ NBC Section 9.36 - Energy Efficiency 

Good Building Practice for Northern Facilities recommended thermal resistance values for northern buildings 
designed without an energy modeling study, the minimum effective RSI Value of opaque building envelope assemblies 
must conform to the prescriptive requirements of the latest edition of the National Energy Code of Canada for 
Buildings or in conformance with Section 9.36. ‘Energy Efficiency’ of the National Building Code of Canada whichever 
is applicable. 

1.1.2.1. Basis of Summary 

☒ Prescriptive - [B] Section 3.2. ☐ Trade-off - [B] Section 3.3. ☐ Performance Compliance - [B] Section 3.4. 

Maximum Overall Thermal Transmittance (W/m2*K) for ZONE 8: > 7000  Heating Degree-Days 
 Location Effective Thermal Values 
  Required Existing 
  U RSI  R U RSI R 
  W/m2*K m2*K/W ft2*°F/btu W/m2*K m2*K/W ft2*°F/btu 

Table 3.2.2.2. 
Overall Thermal Transmittance of Above-ground Opaque Building Assemblies 

Forming Part of Sentences 3.2.2.2.(1) and (2) 

Above-Ground 
Opaque Building 
Assemblies 

Walls 0.165 6.06 34.41 0.24 
0.23 

4.25 
4.33 

24.15 
24.60 

Roofs 0.110 9.09 51.62 0.13 
0.15 

7.67 
6.75 

43.54 
38.31 

Floors 0.117 8.55 48.53 N/A N/A N/A 

Table 3.2.2.3. 
Overall Thermal Transmittance of Fenestration 

Forming Part of Sentences 3.2.2.3.(2) and (3) 

Vertical 
Fenestration(1) 

 1.44 0.69 3.94 0.81 1.23 7.00 

Skylights(1), (2)  2.01 0.50 2.82 0.81 1.23 7.00 

Table 3.2.2.4. 
Overall Thermal Transmittance of Doors 

Forming Part of Sentences 3.2.2.4.(1) and (2) 

Doors(1)  1.44 0.69 3.94 1.42 0.71 4.00 

Table 3.2.3.1. 
Overall Thermal Transmittance of Building Assemblies in Contact with the Ground 
Forming Part of Sentences 3.2.2.2.(3), 3.2.3.1.(1) and (2), 3.2.3.2.(1) and (2), and 3.2.3.3.(1) to (4) 

Walls 0.210 4.76 27.04 0.33 3.00 17.03 
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NECB 2020 
Reference 

Energy Code Classification 
(Abridged) 

 

Building Assemblies 
in Contact with the 
Ground 

0.32 3.12 17.74 

Roofs 0.210 4.76 27.04 N/A N/A N/A 

Floors 0.379 for 
full area 

2.64 14.98 4.98 0.20 1.14 

Notes: 
1) As no O&M Manuals were provided to ascertain the thermal values for exterior doors, windows, curtain walls and 

sloped glazing, we made assumptions of the likely thermal values. 
2) Existing sloped glazing is being considered ‘skylights’ for this report. 

 

Based on the values Effective Thermal Values Required versus Existing, the existing construction 
assemblies will not meet the requirements of the NECB 2020. Consideration should be given to improving 
the thermal performance of exterior assemblies (Roofs and Walls). We do not recommend attempting to 
improve the thermal performance of the basement floor as it would be cost prohibitive. 
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4.0 Architectural Systems 

The building was constructed circa ‘87, with on-going maintenance and alterations to the building having 
occurred over the years, including but not limited to three exterior vestibule additions (circa ‘98, ’01 & 
’03), and entrance canopy addition, service counter security glazed wall addition (circa ’09) and exterior 
wall assembly upgrades.  Basic floor plans provided for reference only are included in Appendix A. 

 

   
 

4.1 AREA NOT ACCESSED OR REVIEWED  

The following areas were not accessed during our site visit: 

• Multi-Purpose Room 104 and Washrooms 106 & 109. 
• Elevated storage area above the Stairs 125 and Chlorine Room 128, accessible from Storage Room 127. 
• Roof areas and canopies due to lack of safe access route and fall protection. As such we will have 

limited comments, if any, regarding the current condition of the roofs. 
• Pool tank, diving board, starting blocks, ladders, depth markers, drains, hot-tub and sauna as these 

areas and items would undoubtedly be removed during renovation of the facility for alternat 
occupancy classification. 

4.2 EXISTING BUILDING ASSEMBLIES 

The following table provides a listing of the existing building assemblies based on the provided 
construction drawings. No destructive testing was conducted to determine the exact makeup of these 
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assemblies. The approximate relative effective thermal resistance for each assembly has been tabulated 
below. 

4.2.1 Exterior Assemblies 

Table 5 Existing Exterior Assemblies Relative Effective Thermal Resistance 

Assembly Components 

Basement Floor 
• 100 mm CIP Concrete 
• Vapour Barrier 
• Existing subgrade / bedrock 

Relative Effective Thermal Resistance of Assembly 
~U-5.00 / ~RSI 0.20 / ~R-1.14 

Perimeter Foundation Walls 
• 12.7 mm Pressure treated Plywood (at grade only) 
• 40 mm XPS Rigid Insulation  
• 40 mm XPS Rigid Insulation c/w Z-girts @ 600 

mm o.c. 
• Dampproofing 
• 200 mm CIP Concrete Structural Wall  

Relative Effective Thermal Resistance of Assembly 
Below Grade: ~U-0.33 / ~RSI 3.00 / ~R-17.03 
Above Grade: ~U-0.32 / ~RSI 3.12 / ~R-17.74 

Primary Exterior Walls 
• Pre-finished Metal Cladding 
• 9.5 mm Exterior Plywood Sheathing 
• Air Barrier 
• 40 mm XPS Rigid Insulation  
• 152 mm Metal Studs @ 400 mm o.c. 
• 150 Glass Fibre Batt Insulation, fill void   
• 9.5 mm Gypsum Board 
• Vapour Barrier 
• Interior Wallboard 

Relative Effective Thermal Resistance of Assembly 
~U-0.24 / ~RSI 4.25 / ~R-24.15 

Upper Exterior Walls 
• Pre-finished Metal Cladding 
• 9.5 mm Exterior Plywood Sheathing 
• Air Barrier 
• 40 mm XPS Rigid Insulation  
• 152 mm Metal Studs @ 400 mm o.c. 
• 150 mm Glass Fibre Batt Insulation, fill void  
• 9.5 mm Gypsum Board 
• Vapour Barrier 
• 12.7 mm Water Resistant Gypsum Board 

Relative Effective Thermal Resistance of Assembly 
~U-0.23 / ~RSI 4.33 / ~R-24.60 

Sloped Roof 
• Roll Roofing System 
• 12.7 mm Plywood Sheathing, Primed 
• 100 mm XPS Rigid Insulation  
• 100 mm Z-girts @ 600 mm o.c., perpendicular 

to layer below 
• 100 mm XPS Rigid Insulation  
• 100 mm Z-girts @ 1200 mm o.c., perpendicular 

to decking 
• Vapour Barrier 
• 7.5 mm Plywood, Primed 
• 38x140 mm T&G Cedar Wood Decking 

Relative Effective Thermal Resistance of Assembly 
~U-0.13 / ~ RSI 7.67 / ~R-43.54 

Vaulted Roof 
• Pre-finished Cladding 
• Base Sheet Roll Roofing System 
• 7.5 mm Plywood Sheathing, Primed 
• 7.5 mm Plywood Sheathing 
• 100 mm XPS Rigid Insulation  
• 100 mm Z-girts @ 600 mm o.c. 
• 150 mm Glass Fibre Batt Insulation, fill void  
• 38x140 mm T&G Cedar Wood Decking 
• Vapour Barrier 
• 12.7 mm Water Resistant Gypsum Board 

Relative Effective Thermal Resistance of Assembly 
~U-0.15 / ~ RSI 6.75 / ~R-38.31 

 

Exterior Doors are a combination of painted insulated metal in thermally broken steel frames in 
basement and main floor exits. Anodized aluminum storefront double glazed on main floor level. 
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Exterior Windows are anodized aluminum storefront double glazed at main floor and clerestory 
windows. 

4.2.2 Interior Assemblies 

Basement Floor is constructed of cast-in-place concrete slab on grade/bedrock. Finish: painted. 

Main Floor is constructed of suspended cast-in-place concrete slab. Finishes: Ceramic tile everywhere 
except, in Storage Rm 127 and Chlorie Rm 128 painted. 

Interior Walls are a combination of 92 mm and 152 mm steel stud partitions with either 12.7 mm water 
resistant or 15.9mm Type-X gypsum board, as well as a combination of 90 mm / 140 mm / 190 mm 
concrete masonry units. Tempered glazed 13 mm wall and exit door between Lobby 103 and Natatorium. 

Interior Doors are a combination of painted hollow metal in pressed steel frames and anodized 
aluminum storefront with single tempered glazing. 

Interior Windows are anodized aluminum storefront single glazed with ventilation metal grill at base 
in Vestibule 101 and Solarium 132. Anodized aluminum storefront single glazed in Service 111 and Control 
112 areas. Sloped anodized aluminum single glazed over Service 111 area. 

4.3 SUMMARY 

Overall, the existing building is in relatively good condition and has been maintained and repaired in a 
consistent manner. This has aided in the longevity of the building and facility’s components. 
Recommendations identified in this report are primarily upgrades to bring the building finishes up to a 
today’s standard and to replace items that are starting to show signs of age and reduced functionality. 

The majority of the upgrades are recommended as items to replace aging elements and should be 
considered as near future activities, not immediate requirements. Future renovations for the building 
would be the time to include the recommendations in this report. Upgrades should be scheduled in order 
of priority from structural, envelope, mechanical, electrical, and interior finishes and then aesthetics. 

4.3.1 Recommendations 

1. Continue with regular maintenance and use of facility until handover of new aquatic centre currently 
under construction. 

2. Consider renovation of facility for alternate use as a Public Library with multi-purpose room(s) or 
other public facility/offices. This would include demolition and renovations of the main floor spaces 
and likely infilling the pool or constructing a structural floor system.  

3. Some rooms in the basement (B04, B06 & B12) could be renovated for storage once pool equipment is 
removed. No considerations should be given to renovating either of the crawlspace areas (B09 & B11) 
nor should they be used for storage or occupancy. 
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4. Removal of the bottom 200 – 300 mm portion of the panel board in Electrical Room B05 to get rid of 
the deteriorated portions and stop further water damage. 

5. Apply high visibility contracting slip-resistant nosings to treads in Stairwell B01-125. 
6. Selective demolition of exterior wall to roof assembly to ascertain where snow melt / rain run-off is  

infiltrating the assemblies and determine remedial course of action. 
7. Surface sanding and refinishing of exposed glulam members (beams, purlins, and columns) and wood 

decking. 
8. Refurbish exterior door frames (sand blasting, primer, and paint) and replace basement door leafs  

and hardware. 
9. Repair or replace damaged guardrails and stair tread(s) and refurbish exterior guardrails and 

handrails by stripping paint and refinishing with new.  
10. Remove ceramic tile flooring throughout and resurface. 
11. Installed concrete pad outside exterior door from Corridor B08. 
12. Continued maintenance of steel structural members required to stay ahead of corrosion. Refer to 

Structural Assessment Report. 
13. Replacement of the outdoor bi-level deck due to structural degradation and provide better secure 

emergency exiting from the replacement deck. Refer to Structural Assessment Report. 
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5.0 Site Observations and Recommendations 

5.1 OVERVIEW 

The following evaluation of Ruth Inch Memorial Pool Building is based on the UniFormat System of 
Building Management. This system provides a consistent reference when analyzing or discussing building 
and services components specific to architectural components. It is a hieratically classification system that 
subdivides major components down to elemental items. 

The existing equipment and systems have been assessed for remaining service life, required action and 
general overall rating. The following describes the terminology used and explanations of the rating 
system. 

5.2 DEFINITIONS 

5.2.1 Remaining Service Life 

- refers to the remaining cost effective service life of the system or component being considered. There are 
eight remaining service life ratings in the report: 
Over 15 years – means that under normal operating conditions and receiving proper maintenance, the 
system or component is expected to remain economically in service exceeding 15 years. Often the system 
or component is in new or like new condition. 
10 to 15 years – means that under normal conditions and receiving proper maintenance, the system or 
component is expected to remain in service for 10 to 15 years. 
5 to 10 years – means the end of the effective economic service life of this system or component has 
been reached. Plans to replace or renovate the system or component should proceed. 
Less than 5 years – means the system or component is still in service, but will reach the end of its 
effective economic service life in the immediate future. The system or component should be replaced or 
serviced in the near future. 
Zero years – means the system or component is still in service; however, the end of its effective 
economic service life has been reached and could fail at any time. 
Not Operational – means the system or component is not in service as intended. One or more systems 
or components may have failed as a result of reaching the end of its expected service life, or due to 
maintenance or operational circumstances. 
Not Determined – means that sufficient information could not be gathered on the system or 
component to assign a remaining service life. 
Varies See Detail – is used to describe a system consisting of many subsystems and/or components, 
where the remaining service life of the subsystems and/or components may differ, and are described 
separately. 
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5.2.2 Recommended Action Priority 

- refers to the urgency of the recommended action. The urgency reflects the importance of the 
recommended action to the safety, cost efficient operation of the conservation of the element’s service life. 
Code related items are identified in the course of examining building technology, but should not be 
considered an exhaustive analysis of current code compliance. There are seven levels of action used in the 
report: 
Mandatory – means an action, which is a legal obligation arising from the requirement of a code, 
regulation or referenced standard, and involves life safety concerns. This action must be addressed 
immediately. 
High priority – means an action, which is a legal obligation arising from requirement of a code or 
regulation, and must be addressed at the first available opportunity. There may not be a life safety 
concern. 
Code Upgrade – means a building system or component that does not meet current code requirements, 
regulations or standards and is, therefore, a legal obligation. It must be addressed as part of any 
contemplated building additions and/or renovations. 
Requirement – means the system or parts thereof requires replacement. 
Desirable – means an action which when taken will improve substantially the safety, cost efficient 
operation, or extended the service life of the building system or component. 
Suggestion – means an action that will have some benefit to the operation or longevity of the building 
system or component and is a discretionary item. 
Varies See Detail – is used to describe a system consisting of many subsystems and/or components, 
where the recommended action priority of the subsystems and/or components may differ, and are 
described separately. 
None – means there is no recommended action. 

5.2.3 Performance Rating 

- refers to the degree to which the identified status or condition of the element conforms to technical 
performance requirements or standards called for in codes, standards and guidelines for design and 
construction quality, and current operating and maintenance standards. There are six performance 
ratings used in the report:   
Very Good – means the elements performance meets and exceeds specified quality standard. 
Good – means the element conforms to the specified quality standard. 
Satisfactory – means the element generally conforms to the specified quality standard with some 
shortcomings. 
Unsatisfactory – means the element fails to meet the specified quality standard. 
Not Determined – means that sufficient information could not be gathered on the system or 
component to assign a performance rating. 
Varies See Detail – is used to describe a system consisting of many subsystems and/or components, 
where the performance rating of the subsystems and/or components may differ, and are described 
separately. 
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B – SHELL 

This system includes all structural slabs, and decks and supports within basements and above grade. Note that the 
structural work will include both horizontal items (slabs, decks, etc.) and vertical structural components (columns 
and interior structural walls). Exterior load bearing walls are not included in this system but in System B2010, 
Exterior Walls. 

01   
B10 SUPER STRUCTURE 

 Remaining Service Life Varies See Details 
   Action Priority Varies See Details 
   Rating Varies See Details 
See detailed records.  See applicable detail records. 
   

02   
B1010 Floor Construction 

 Remaining Service Life Over 15 Years 
   Action Priority None 
   Rating Good 

  
Basement Slab-on Grade 

 
Underside of Main Floor 

 Slab on grade floor appears to be in good condition.  
 
Underside of main floor also appears to be in good 
condition. 
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03   B1020 Roof Construction  Remaining Service Life Over 15 Years 
   Action Priority Desirable 
   Rating Very Good 

 
Southeast Perspective 

 We were not able to access roof areas and canopies 
due to lack of safe access route and fall protection. 
 
As viewed from the ground the visible metal clad 
portions of the roof appeared to be in good condition 

 
Roof over Natatorium 

 
Roof over Solarium 

 Glulam beams, purlins, columns, and tongue & 
groove wood decking all appear to in very good 
condition.  
 
Water/condensation staining observed on a number 
of glulam members. Recommend surface sanding 
and refinishing of exposed glulam members (beams, 
purlins, and columns) and wood decking. 
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04   B1080 Stairs  Remaining Service Life Over 15 Years 
   Action Priority Desirable 
   Rating Good 

 

 
Entry Stairs & Ramp 

 Ramp is constructed with serrated press locked bar 
grating barrier-free accessible. 
 
Stairs are cast in place concrete. Recommend the 
installation of slip-resistant nosings. 
 
Guardrails, handrails, and balustrades are of painting 
metal. Recommend stripping paint down to bare 
metal and refinishing. 
 

The exiting from the Outdroor Deck area is not ideal. 
Lack of solid surface landing on both sides of the 
door. Lack of clearance for emergency exiting due to 
ground feature restricting exiting. 

 
Removal of portions of rock outcrop and the addition 
of directional signage are desirable. 
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05   B20 EXTERIOR VERTICAL ENCLOSURE  Remaining Service Life Varies See Details 
   Action Priority Varies See Details 
   Rating Varies See Details 
See detailed records.  See applicable detail records. 
   

06   B2010 Exterior Walls  Remaining Service Life 10-15 Years 
   Action Priority Desirable 
   Rating Satisfactory - Good 

 

 

 Exterior metal cladding appears to be in very good 
condition.  
 
Corner trim missing is some areas which need to be 
replaced. 
 
Areas of stucco system are showing signs of 
deterioration. Recommend replacement with metal 
cladding system matching the remainder of the 
building. 
 
Concrete foundation walls are finished on the interior 
with stippled/textured paint. 
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07   B2020 Exterior Windows  Remaining Service Life 10-15 Years 
   Action Priority None 
   Rating Good 

 

 

 Windows are of clear anodized aluminum thermally 
broken storefront frames with double glazed sealed 
window units at main floor and clerestory windows. 
 
The windows in the Solarium have an offset 
additional clear anodized aluminum storefront 
frames with single glazing and vented metal grille 
transom at base. This aids in limiting condensation 
on the frames and glazing of the putter units.  
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08   B2050 Exterior Doors and Grilles  Remaining Service Life 5 -10 Years 
   Action Priority Desirable 
   Rating Unsatisfactory 

 
 
 

 Main Entry, Solarium Northeast Exit doors are of 
clear anodized aluminum thermally broken 
storefront frames with double glazed sealed units. 
 
All other exterior doors are of painted insulated 
metal in thermally broken steel frames. Recommend 
refurbishing exterior steel door frames (sand 
blasting, prime and repaint) and replace door 
hardware, in particular, corroded hinges and 
locksets, weatherstripping, thresholds, overhead 
closers/hold open devices, and kickplates.  
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09   B30 EXTERIOR HORIZONTAL 

ENCLOSURES 

 Remaining Service Life Varies See Details 
   Action Priority Varies See Details 
   Rating Varies See Details 
See detailed records.  See applicable detail records. 
   

10   B3010 Roofing  Remaining Service Life Over 15Years 
   Action Priority Requirement 
   Rating Good 

  

   

 We were not able to access roof areas and canopies 
due to lack of safe access route and fall protection.  
 
As viewed from the ground the visible metal clad 
portions of the roof appeared to be in good condition.  
 
Entry Canopy paint finish appears to be peeling and 
will require refinishing. 
 
Evidence of active and previous water penetration 
from the exterior was observed on the beams, purlins 
and upper wall finishes above both the Solarium and 
Natatorium.  
 
Recommend selective demolition of exterior wall to 
roof assembly to ascertain where snow melt / rain 
run-off is infiltrating the assemblies and determine 
remedial course of action. 
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C – INTERIORS 

Construction which takes place inside the exterior wall or exterior closure. The system does not include interior 
structural walls, which are included in B1010 FLOOR CONSTRUCTION and B1020 ROOF CONSTRUCTION. 

11   C10 INTERIOR CONSTRUCTION  Remaining Service Life Varies See Details 
   Action Priority Varies See Details 
   Rating Varies See Details 
See detailed records.  See applicable detail records. 
   

12   C1010 Interior Partitions  Remaining Service Life 10-15 Years 
   Action Priority Suggestion 
   Rating Satisfactory 

 

 

 Interior Walls are a combination of 92 mm and 152 
mm steel stud partitions with either 12.7 mm water 
resistant or 15.9mm Type-X gypsum board, as well as 
a combination of 90 mm / 140 mm / 190 mm 
concrete masonry units (CMU).  
 
In wet areas on the main floor, the partition walls are 
constructed atop a 100mm high concrete curb. 
 
Gypsum board and CMU walls in basement and main 
floor are painted throughout except for the 
Crawlspaces.  
 
Tempered glazed 13 mm wall and exit door between 
Lobby 103 and Natatorium. 
 
The plywood panel backboard in Electrical Room 
B05 is in contact with the floor slab and is 
delamination due to water wicking. Recommend 
removal of the bottom 200 – 300 mm portion of the 
panel board to get rid of the deteriorated portions 
and stop further water damage. 

   
13   C1020 Interior Windows  Remaining Service Life Over 15 Years 

   Action Priority None 
   Rating Good 

   

 Interior windows all appear to be in good condition 
and with preventative maintenance should continue 
to perform as designed. 
 
Interior Windows are of clear anodized aluminum 
storefront single glazed units in Manger’s Office 104, 
Service 111, and Control 112 areas.  
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Sloped clean anodized aluminum single glazed over 
Service 111 area. 
 
Tempered glazed wall and emergency exit door 
separating Viewing Area 130 and Natatorium. 
 
Partial glazed partition atop Control 112 area 
separating pony wall. 

   
14   

C1030 Interior Doors 
 Remaining Service Life 10 -15 Years 

   Action Priority Suggestion 
   Rating Satisfactory 

 
 
 

 Interior vestibule doors are of clear anodized 
aluminum storefront with single tempered glazing. 
 
Interior service doors are or of painted hollow metal 
in pressed steel frames. 

   
15   

C1090 Interior Specialties 
 Remaining Service Life Over 15 Years 

   Action Priority None 
   Rating Good 

   

 Interior railings and handrails in the area in 
Natatorium and Solarium. They are a combination of 
painted steel and polished stainless steel in the 
aquatic areas (Pool & Hot Tub). All appear to be in 
good condition. 

   
16   

C20 INTERIOR FINISHES 
 Remaining Service Life Varies See Details 

   Action Priority Varies See Details 
   Rating Varies See Details 
See detailed records.  See applicable detail records. 
   

17   C2030 Flooring  Remaining Service Life 10 -15 Years 
   Action Priority None 
   Rating Satisfactory 
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Basement – Typical 

 
Main Floor - Typical 

 Basement floor is painted cast-in-place concrete slab 
on grade/bedrock throughout with the exception of 
the Crawlspace area which are of sand and exposed 
bedrock.  
 
Main floor is constructed of suspended cast-in-place 
concrete slab finished with ceramic tile throughout 
with the exception of Storage Rm 127 and Chlorie Rm 
128 which are painted. 

   
18   C2040 Stair Finishes  Remaining Service Life Over 15 Years 

   Action Priority Suggestion 
   Rating Good 

   
Stairwell (B01 – 125)               Stairs (B08) 

 Stairs are painted non-slip same as that in the 
Mechanical Room. The stairs and handrail appear to 
be well maintained and are in good condition.  
  
Recommend apply high visibility contracting slip-
resistant nosings to treads in Stairwell B01-125. 

   
19   C2050 Ceiling Finishes  Remaining Service Life 5 -10 Years 

   Action Priority Suggestion 
   Rating Satisfactory 
  Basement: with the exception of the suspended 

acoustic ceiling tile system in the Pool Office - Staff 
Rm B12, all other rooms are exposed concrete. Water 
damaged acoustic ceiling tiles should be replaced 
with new if Pool Office - Staff Rm B12 is to be 
maintained. 
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Main Floor: Ceiling are painted gypsum board with 
the exception of the Natatorium, Solarium, and 
Storage Room and elevated storage area above Stairs 
125 which are of exposed glulams and wood decking. 
 
It is assumed the ceiling systems will be demolished 
during renovations of the facility for future use as a 
Public Library. 
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F - SPECIAL CONSTRUCTION & DEMOLITION 

Special construction includes air-supported structures; pre-engineered structures; special purpose rooms; sound, 
vibration, and seismic construction; radiation protection; special security systems; aquatic facilities; ice rinks, site 
constructed incinerators; kennels and animal shelters; liquid and gas storage tanks; recording instrumentation; 
and building automation systems. Selective building demolition includes demolition of existing buildings, and site 
demolition. 

20   F10 SPECIAL CONSTRUCTION  Remaining Service Life Varies See Details 
   Action Priority Varies See Details 
   Rating Varies See Details 
See detailed records.  See applicable detail records. 
   

21   F1050 Special Facility Components  Remaining Service Life -- 
   Action Priority -- 
   Rating -- 

 
Steam Room 126 

 No discussion on this room as it would no longer 
function as a steam room and be demolished and 
renovated for future use should the building 
occupancy be changed to Public Library or other 
Occupancy Classification, use case. 

 
Swimming Pool 131 

 No discussion on the pool as it would be either filled-
in or structural framed floor system constructed, and 
the space renovated for alterative future use should 
the building occupancy be changed to Public Library 
or other Occupancy Classification, use case. 
This space also has the potential for multiple floor 
levels and unique spaces to be created. 
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Hot Tub 129 

 No discussion on the hot tub as it would be 
demolished and the space renovated for alterative 
future use should the building occupancy be changed 
to Public Library or other Occupancy Classification, 
use case. 
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 Existing Floor Plans 

Provided existing floor plans are based on the current posted Emergency Evacuation Plans which are 
considered not completely accurate and not to scale as presented. 
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A.1 EXISTING MAIN FLOOR PLAN 

 
Not to Scale 
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A.2 EXISTING BASEMENT PLAN 

 
Not to Scale 
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 Architecture Photographs 
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B.1 MAIN FLOOR 

B.1.1 101 Entry Vestibule 
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B.1.2 102 Foyer 

   

   

B.1.3 103 Lobby 
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B.1.4 111-112 Service-Control 

   

   

B.1.5 113 First Aid 
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B.1.6 114 Change Rm - Men 
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B.1.7 115 Change Rm - Ladies 
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B.1.8 126 Steam Rm 

   

B.1.9 127 Storage 
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B.1.10 129-132 Natatorium 
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B.1.11 131A Vestibule 
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B.2 BASEMENT 

B.2.1 B02 Mechanical Rm 
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B.2.2 B03 B07 Corridor 
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B.2.3 B04 Chem Feed Rm 
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B.2.4 B05 Electrical Rm 
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B.2.5 B06 Pool Mech Rm 
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B.2.6 B08 Chemicals & Corridor 
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B.2.7 B09 Crawlspace – East 

   

   

B.2.8 B10 Emerg Genset 
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B.2.9 B11 Crawlspace - South 
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B.2.10 B12 Pool Office - Staff Rm 
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CONDITION ASSESSMENT - ELECTRICAL 
ASSESSMENT  

  



Starting Year Condition & Capital Expense Plan D - SERVICES (Electrical)
2024 Ruth Inch Memorial Pool Yellowknife, NT TRUE

FINAL:   August 17, 2024

ELECTRICAL SYSTEMS

- D5010.03.04 Electrical Utility Services Basement/ Electrical 
Room

The existing electrical service was noted to be fed underground and rated 
to be 600A, 347/600V, 3-Φ.

Fair 1987 Based on visual observation of the site, the 
current electrical loads of the building are 
satisfiied within the capacity of utility service.

Study 4 – 
Discretionary

37 40 Less than 5 years

- D5010.03.05 Switchboards, Panelboards 
and Control Centres

Basement/ Electrical 
Room

The current Central Distribution Panel (CDP) was observed to be 
manufactured by Siemens. Based on visual observations, it appears that 
the CDP has adequate capacity for additional breakers for minor 
renovations. Although, no significant concerns were observed onsite, the 
CDP is expected to have been installed during original build 
(approximately 1987) and has served a majority of its theoretical design 
life. 

Fair 1987 As the system is nearing the end of its theoretical 
service life, it is expected that a discretionary 
upgrade to this system would be beneficial in 
renewing the service life of the system and can 
help reduce possible maintenance challenges in 
the future.

Replacement 4 – 
Discretionary

37 40 Less than 5 years

- D5010.03.07 Enclosed Switches and Circuit 
Breakers

Basement/ Electrical 
Room

The existing  circuit breakers having various ratings were installed in the 
CDP. These also appeared to be manufactured by Siemens, and most of 
them are assumed to have been installed as part of the original 
construction in 1987. No major concerns were observed during site visit 
for this system and appeared to be operational; however, specific testing 
was not conducted. The theoretical design life of these is estimated 
around 40 years, which indicate that a majority of their expected service 
life has been served.

Fair 1987 Along with the CDP, the existing breakers would 
also benefit from a discretionary upgrade at the 
end of expected service lifecycle, as they will 
contribute to extending the service life and 
maintenance life of the system.

Upgrade 4 – 
Discretionary

37 40 Less than 5 years

- D5010.05 Electrical Branch Circuit 
Panelboards (Secondary Distribution)

Throughout Building The power distribution panels serving electrical loads in the facility were 
installed in the basement electrical room. Although, it was observed that 
most of these panels carried varying capacities for future circuit breakers; 
a majority of them would likely accommodate at least 3 - 4, 1-pole 
breakers for future expansion. These panelboards and breakers were 
also noted to be manufactured by Siemens and installed as part of the 
original construction. Typically, the theoretical design life of the secondary 
distribution is estimated less than that of the main distribution, which 
leaves most of these to be near the end of their service life, or in some 
cases, passed the expected service life.

Fair 1987 As the system has likely passed the end of its 
theoretical service life, it is expected that a 
discretionary upgrade to this system would be 
beneficial in renewing the service life of the 
system and can help reduce possible 
maintenance challenges in the future.

Replacement 4 – 
Discretionary

37 35 Zero years

- D5010.05 Electrical Branch Wiring Throughout Building In some areas of the building, surface mounted devices fed with surface 
EMT conduit runs were  observed. Several locations in proximity to sinks 
appeared to have missing GFCI protection for the receptacles, which is a 
provision in newer code requirements. The switches in most spaces are 
of the toggle type. 

Fair 1987 Due to the observation of the use of power bars in 
some locations, it is expected that the existing 
quantities/locations of power outlets do not 
completely satisfy the current and/or future 
functional requirements of the users, and an 
upgrade during a major renovation could be 
beneficial. Additionally, as per latest codes and 
standards, some of the existing wiring devices 
shall require upgrades to be compliant. 

Upgrade 4 – 
Discretionary

37 30 Zero years

- D5020.02 Interior Lighting Throughout Building The interior lighting comprised mainly of old fluorescent fixtures with some 
newer LED fixtures which were installed to replace burnt out fluorescent 
luminaires as part of maintenance. As such, the light fixtures were 
understood to have varying installation events, with some fixtures 
installed as part of the original build, and others replaced when needed; 
therefore, although there are some newer fixtures installed, a portion of 
them are from the original build. The lighting in most building areas 
seemed functional; however, variances in color temperatures were noted. 

The only means of lighting control seemed to be via local line voltage 
toggle switches and appeared that other than that, there was no 
programmable lighting control system.

Fair 1987 The lighting system for any facility is one of the 
systems the users more cognizant of and as such, 
directly affects the usability of any space. 
Although, in general, the light fixtures of the facility 
are operational, they are nearing their end of 
theoretical service life. During upcoming major 
renovations, it would be advantageous to upgrade 
the existing system with a new LED system, 
possibly with additional programmable controls to 
enhance efficiency and allow opportunity to make 
ethe system compliant with latest codes and 
standards while providing possible energy 
savings.

Upgrade 3 – Renewal 37 30 Zero years

- D5020.02.03.02 Emergency Lighting 
Battery Packs

Throughout Building 
& Crawlspace

The emergency lighting in the facility is achieved via battery pack backup 
and double remote heads. Although, the system was not completely 
tested for functionality, it seemed that the emergency lighting may be 
outdated and inadequate with respect to recent versions of the code. 
Upon activation, one of the crawlspace emergency battery pack was not 
working. 

Poor 1987 As this system has likely approached the end of it 
useful service life, it is recommended to replace 
the existing system to provide newer energy 
efficient fixtures as this system is an essential part 
of the life safety systems of the facility. An 
upgrade to this system shall allow an opportunity 
to extend the service life and operations of the 
facility as well as meet any code deficiencies. 

Upgrade 1 – Immediate 37 20 Zero years

- D5020.02.03.03 Exit Signs Throughout Building 
& Crawlspace

There are uniform type of exit signs installed in the facility,  noted to be of 
the newer 'green running-man pictogram type. Also, in a few locations, the 
exit signs were installed such that the exit directions may be conflicting 
and in crawlspaces no exit signs were observed.

Poor 1987 Similar to the emergency lighting system, an 
upgrade to this system can be beneficial. It is 
recommended that prior to an upgrade a study be 
conducted to review proper locations required 
throughout the facility.

Upgrade 1 – Immediate 37 20 Zero years
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D5020.03.01 Exterior Luminaries Building Exterior Exterior building mounted luminaires were observed during the site visit. 
Based on visual review only, most of the fixtures appeared to be in fair 
condition.

Fair 1987 To enhance security around the perimeter of the 
building, it is recommended that the exterior 
lighting be considered for upgrade. 

Upgrade 4 – 
Discretionary

37 30 Zero years

- D5030.01 Detection and Fire Alarm Main Entrance 
Vestibule

Some of the existing fire alarm system (Mircom FA-1000) devices were 
noted to be outdated and not compliant with recent editions of the code. 
For example, existing fire bells were observed throughout the building, but 
no means of visible signals (horn/strobes) were noted. Similarly, the 
existing pull stations were observed to be installed higher than the 
mounting heights typically used for areas inclusive of and designed to be 
accessibility requirements. Smoke detectors were installed throughout the 
building however recent editions of applicable code requires CO alarms in 
service areas where fuel burning
appliances are being used. 

Fair 1987 As the Fire Alarm and detection system forms part 
of the life safety systems for the facility which is 
nearly 17 years past its theoretical life. Therefore, 
the fire alarm system shall be considered for 
upgrade to meet recent code requirements.

Upgrade 1 – Immediate 37 25 Zero years

- D5030.02 Security Access and Surveillance N/A An existing CCTV video surveillance system was not observed at the time 
of visit. 

Not Applicable Building maintenance staff was not present at the 
time of site visit.

- D5030.04.01 Telephone Systems Throughout Building The existing telephone system is assumed to have been included as part 
of the original construction of the facility. No major concerns were 
observed regarding the existing system.

Fair 1987 The current system is becoming aged. Therefore, 
it may be advantageous to conduct a study to 
review the current system against future 
requirements and make judgements on potential 
required upgrades.

Study 3 – Renewal 37 20 Zero years

- D5030.04.04 Data Systems Throughout Building The existing data system is assumed to have been included as part of the 
original construction of the facility. No major concerns were regarding the 
existing system.

Fair 1987 The current system is becoming aged. Therefore, 
it may be advantageous to conduct a study to 
review the current system against future 
requirements and make judgements on potential 
required upgrades.

Study 3 – Renewal 37 20 Zero years

- D5090.02 Packaged Engine Generator 
Systems (Emergency Power System)

Basement / Electrical 
Room

The facility current has an existing 20kW genset manufactured by Onan. 
Based on on-site visit, it appears that the genset is installed to serve as 
emergency power for the partial loads of the building during power failure. 
Currently, no significant concerns with this system were raised at the time 
of visit; however, it was understood that the generator is nearing the end 
of its theoretical lifecycle. 

Fair 1987 Detailed testing and studies of the existing system 
capacities could determine the reliability and 
performance. As the existing system has served a 
majority of its expected service life and forms part 
of the life safety systems of the building, a 
replacement and/or upgrade may need to be 
considered during upcoming major renovations, to 
ensure code and standards compliant 
performance.

Replacement 1 – Immediate 37 35 Zero years

- -

This report should be reviewed in conjunction with the Objectives, Terms of Reference, Limitations, and Methodology described in the main body of the report. Page 2 of 2
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Crawlspace

Photo E3
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Attic Space

Photo E4
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Exit

No exit sign was observed in crawlspace.

Crawlspace emergency lighting was not working.

No emergency lighting was observed in attic space.

Height of pull station is not as per recent editions of the 

code.
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Electrical Room

Photo E8
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Electrical Room

Receptacle near pool is missing GFCI protection.

Receptacle near water is missing GFCI protection.

Water pipe was observed over the panels in electrical 
room.

CDP observed with some space to accommodate 
additional loads.
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Throughout Building
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Crawlspace

Photo E11
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Generator Room

Photo E12
Template 
Referance # Subject/Caption Building ID#

Pool Area

Fire bells are observed througout the building which shall 

be considered for upgrade to meet recent code editions.

Insufficient lighting observed in chemical room crawlspace.

Oil leak was observed in generator room.

Use of power bars observed in few areas.
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Executive Summary 

The Ruth Inch Municipal Pool was constructed circa 1987 and consists of a recreational complex leisure 
pool facility in Yellowknife, NT. This building includes accessible amenities such as the pool beach access, 
a hot tub lift for all abilities and ages, a steam room, and a whirlpool. The facility also has a large outdoor 
deck with a BBQ and picnic tables that overlooks Frame Lake. 

Overall, the existing building is in good condition and has been maintained and repaired in a consistent 
manner. This has aided in the longevity of the building and facility’s components. Recommendations 
identified in this report are primarily upgrades to allow the mechanical systems to be operational during 
the time when the facility is in a “moth ball” state of operations which may last several years until such 
time as the City of Yellowknife decides on how the Ruth Inch Memorial Pool will be repurposed. The 
majority of the upgrades are recommended as items that will remain in place during the “moth ball” and 
what may remain in use when the building is repurposed. Any mechanical equipment specifically used for 
operating a pool were not assessed as part of the scope for this assessment given that such equipment 
would eventually be removed. Staff also contacted suppliers of specific mechanical equipment to get a 
better understanding of how such equipment could be repurposed as the City moved away from using the 
facility as a pool. Building upgrades should be scheduled in order of priority from structural, envelope, 
mechanical, electrical, and interior finishes and then aesthetics. 

It is our understanding that some of ideas the City of Yellowknife is considering utilizing the building as 
include a Public Library or an Arts Centre once the construction of the new Aquatic Centre is completed 
and funds are identified for the repurposing of the building.  
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1.0 Overview  

The Ruth Inch Municipal Pool was constructed circa 1987 and consists of a recreational complex leisure 
pool facility in Yellowknife, NT. The building main floor area of approximately 1,375 m2 (14,799 ft2) which 
includes accessible amenities such as the pool beach access, a hot tub complete with lift for all abilities 
and ages, and a steam room. The facility also has a large outdoor deck with a BBQ and picnic tables that 
overlooks Frame Lake, approximately 211 m2 (2,273 ft2). 

The existing pool services are being relocated to a new facility upon the completion of construction on the 
new facility. In order to make an informed decision about the current facilities re-use, The City of 
Yellowknife retained Stantec to provide Building Condition Assessment (BCA) using a multi-disciplinary 
team.  The BCA was divided into two phases. The Phase 1 consisted of the structural condition assessment 
and the designated substance survey of the facility. Phase 2 consists of architectural, mechanical, and 
electrical components of the BCA. 

 

1.1 INTRODUCTION 

Complete discussions on the existing tank room systems and recommended upgrades are provided in this 
assessment report in tabular format. The following provides an easily accessible outline summary 
highlighting the findings and recommendations of the full assessment. The applicable codes and 
standards include: 

• National Building Code of Canada (NBCC) 2010 
• National Fire Code of Canada (NFCC) 2010 
• National Plumbing Code of Canada (NPCC) 2010 
• National Energy Code for Buildings (NECB) 2011 
• National Fire Protection Association (NFPA) 10, Portable Fire Extinguishers 2010 
• Applicable ASHRAE standards 
• Applicable ASPE standards 
• Canadian Electrical Code 2012 
• GNWT - Fire Marshall Technical Bulletins 

1.2 TERMS OF ENGAGEMENT 

This report has been prepared to complete an assessment of mechanical systems of the Ruth Inch 
Memorial Pool as part. The assessment scope of work was to: 

• Investigate, evaluate, and identify functional deficiencies and deterrents of the existing building 
systems. 

• Develop corrective measures to rectify physical and functional problems or deficiencies. 
• Develop a Class-D construction estimate for improvements including design & engineering costs. 
• Develop a tentative construction schedule and associated costs. 
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The on-site review was conducted on February 8, 2024, our review was visual in nature and no analysis or 
testing was done. A limited examination of available documentation was also conducted. The building was 
operational and partially occupied at the time of the visit. The building assessment during Phase II of the 
BCA was conducted by: Christopher Edwards (Architectural), Jean-Michel Hivon and Ryan Wallace 
(Mechanical) and Qasim Sehole and Hyder Rizvi (Electrical). 

1.3 TERMS OF ENGAGEMENT 

Our report is intended to provide the Client or their agent with a general description of the systems 
employed in the building and to comment on their general condition, which were observed during our 
field  reviews, and suitability for continued use. Stantec has not performed any detailed calculations to 
confirm the adequacy of the systems but have based all evaluations on “rule-of-thumb” and engineering 
observations. 

The review undertaken was generally of a visual nature only. Except where noted otherwise, no testing or 
dismantling of any covering was performed. Review was made on a random basis with no attempt to 
review or inspect every system or portion of the building. The intent of the review was to determine areas 
of visually obvious deterioration and need for repair and to determine in a general way the overall quality 
or sufficiency of the work but not to ascertain the quality or sufficiency of any specific aspect of the 
building. 

Environmental audits, or the identification or treatment of asbestos, mould, fungus, mildew, radioactive 
materials, or any other contaminants are excluded from this report. 

Whereas any opinion of probable costs done by Stantec will be based on incomplete or preliminary 
information and will also be based on factors over which Stantec has no control, we do not guarantee the 
accuracy of these opinions of probable costs and shall have no liability where opinion of probable costs are 
exceeded. 

Reports prepared by Stantec as part of this Agreement are exclusively for the use and benefit of the Client 
and are not for the use or benefit or, nor may be relied upon by, any other person or entity. The contents 
of these reports may not be quoted in whole or in part or distributed to any person or entity other than to 
the Client and/or their designate. 

The estimates are based upon the present extent of damage and deterioration, utilizing unit prices 
obtained during recent construction seasons from other local and national projects of a comparable size 
and scope. Budget ranges are provided to reflect potential seasonal variations in pricing due to 
Contractor’s workloads, multiple phases of the work, and the local economic climate at time of bidding. 

1.4 PROJECT PERSONNEL 

The following Stantec Architecture Ltd. personnel prepared this report and completed the systems 
assessment: 

• Project Manager ……………………... Dennis Kefalas, P. Eng 



RUTH INCH MEMORIAL BUILDING CONDITION ASSESSMENT – MECHANICAL ASSESSMENT 

Overview  
August 15, 2024 

kd 144903431_rimp_uniformat2010_csc-csi tse reports_v1.docx 1.3 

• Mechanical Assessment ……….….… Ryan Wallace, EIT 
• Mechanical Peer Review ……….…… Jean-Michel Hivon, P.Eng 
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2.0 Mechanical Systems 

2.1 AVAILABLE DOCUMENTATION 

Two sets of record drawings were available for review and provided to Stantec by the City of Yellowknife. 
Between these two sets of drawings, nine Mechanical drawings were available. 

- Ferguson Simek Clark Consulting Engineers and Architects, “Yellowknife Recreation Complex 
Leisure Pool,” dated July 30, 1988 

o M-1 Site Plan & Legend 

o M-2 Foundation Plan – Plumbing 

o M-3 Basement Floor Plan – Plumbing & Ventilation & Heating 

o M-4 Main Floor Plan – Plumbing 

o M-5 Main Floor Plan – Ventilation 

o M-6 Mechanical Room Layout, Schematics & Details 

o M-7 Schematics & Details 

o M-8 Schematics & Details 

- Ferguson Simek Clark Consulting Engineers and Architects, “Ruth Inch Memorial Pool 
Vestibule and Canopy Addition,” dated February 1998 

o  M-1 Mechanical Plans 

2.2 SYSTEMS DESCRIPTION 

The Ruth Inch Memorial Pool mechanical systems can be broken down into the following systems: 

o Domestic Water System 

o Sanitary Sewage 

o Heating Water System 

o Ventilation System 
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o Fuel System 

o Cooling System 

o Pool Process System 

2.2.1 Domestic Water System 

2.2.1.1 Domestic Cold-Water System 

Domestic Cold Water (DCW) is provided by a 65mm City water service entering in the basement 
mechanical room. Domestic water recirculation is provided by two Grundfos UPS 22-99 SFC circulator 
pumps piped in parallel to a 19mm recirculation line. After entry into the building the DCW main 
branches down basement corridor B03 to supply the tempered water control cabinet, pool processes and 
several plumbing fixtures, while the main line turns up near the chimney shaft into the loft above the 
locker rooms where it distributes water to the various plumbing fixtures on the main floor. DCW lines 
supply the Women’s Locker Room Bathroom (five water closets, three lavatories), the Men’s Locker Room 
Bathroom (two water closets, two urinals, two lavatories), Women’s Entryway Bathroom (one lavatory, 
one water closet), Men’s Entryway Bathroom (one lavatory, one water closet), Glycol Storage Tank, 
Domestic Hot Water make-up, two Tempered Water Control Cabinets, Pool Water Make Up, two water 
fountains, a janitor sink and two hose bibs.  

2.2.1.2 Domestic Hot Water System 

The Domestic Hot Water (DHW) System is fed by a 38mm DCW line. Heat production is provided from 
the two oil-fired boilers’ tankless coils. Hot water is stored in a series of four 120 USG hot water heaters 
that serve as hot water storage tanks and are not used to heat the water. DHW is then supplied to the four 
washrooms, tempered water control cabinets, and janitor sinks. DHW recirculation is provided by a single 
in-line circulation pump (Grundfos UP15-18 SF). 

2.2.1.3 Domestic Tempered Water System 

The building is also equipped with a Domestic Tempered Water System (DTW). Two tempered water 
control cabinets (one in the Chemical Feed Room, one in the control station) mix DHW and DCW and 
supply the tempered water fixtures. The first-floor tempered water control supplies tempered water to the 
showers in the Men’s Locker Room and Women’s Locker Room (4 showers in each Locker Room). The 
basement tempered water control cabinet provides tempered water to the 4 hose bibs located on the pool 
deck. 

2.2.2 Sanitary Sewage System 

The building's sanitary sewage system provides service to the two bathrooms located near the entrance of 
the building, the two washrooms in the changerooms, several sinks, as well as drainage for the pool. The 
building has a weeping tile system around the perimeter of pool crawlspace that drains into a sump pit 
serviced by a sump (P10). The mechanical room has a sump pit serviced by sump (P7). Both sumps feed 
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directly into the gravity sewer main. Gravity sewer lines join in the crawlspace and drain through 150mm 
line to the city sewer system. 

2.2.3 Heating System 

The building's heating system generates heat from two 346kW oil-fired boilers. The building hydronic 
system is also directly connected to the Arena’s biomass district heating system. The Air Handling Units’ 
(AHUs) pre-heating is provided exclusively by the district heating system. 

Heated water is circulated by lead/lag in-line single-speed circulation pumps to five unit heaters, two 
cabinet unit heaters and five heating coils that provide heat to the air distribution system. Space heating is 
primarily provided by forced air from the two Air Handling Units, with the unit/cabinet heaters providing 
heat to rooms decoupled from the ventilation system (e.g., chlorine room, generator rooms, mechanical 
room).  

2.2.4 Ventilation System 

Ventilation is primarily provided by two Trane Air Handling Units (AHUs). AHU-1 serves as the primary 
ventilation system for the building, while AHU-2 is tasked with serving as the building’s window defog 
system. Due to the high humidity of the Natatorium, a separate defog system was required to prevent 
condensation forming on fenestrations. 

AHU-1 provides the primary ventilation and heating distribution system to the natatorium and bathrooms 
on the main floor and is interlocked with Exhaust Fans (EFs) 1 & 2. EF-1 serves as the bathroom exhaust 
fan and exhausts air directly outside. EF-2 serves to exhaust the men’s and women’s changeroom areas 
and is tied into the return air of AHU-1 to allow heat recovery from air being exhausted out of the 
building. AHU-1 is also capable of recirculating air to save energy during unoccupied periods or to allow 
for system defrost as needed. 

2.2.5 Fuel Systems 

The buildings heating system is supplied by an 11 000L exterior fuel oil tank (ULC/CAN S601) built in 
1994. The piping supplying fuel from the exterior fuel tank to the building’s heating system appears to 
have been installed at the same time as the fuel tank. At the time of visit the exterior fuel tank was snow 
covered and the only the main fill point and vent were visible. The fuel system does not have a fuel 
transfer pump, auxiliary day tank, or oil warmer.  

2.2.5.1 Generator Fuel Systems 

The building contains two backup gensets, both located in the basement of the building in their own 
respective generator rooms. The first generator was installed at the time of original building construction 
and is in Generator Room B10. The generator’s fuel piping appeared to be aging and there was no fuel 
filter present. At the time of assessment, there was a smell of fuel in the generator room, but this may have 
been due to a recent oil change. This generator is fueled by a 1136L fuel tank located outside of the 
generator room in the Mechanical room and did not appear to have any overfill protections. The other 
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generator was added in 2013 as part of a renovation. The newer generator is fueled by an integrated belly 
tank and the associated piping appeared to be in good condition. 

2.2.6 Cooling 

DX cooling is provided for the office adjacent to the main lobby. The condensing unit is located on the 
building’s roof. There is no other cooling present in the rest of the building. 

2.2.7 Pool Processes 

The building has a pool process system; however, the condition of this system was not assessed at the time 
of the site inspection. It is unlikely that any potential future occupancy will need this system and the most 
probable outcome is that the system is demolished or abandoned in place as required. 

2.2.8 Fire Protection 

The building is not equipped with an automatic fire sprinkler system; however, fire extinguishers are 
provided as required throughout the building. A change in occupancy may trigger the requirement for a 
sprinkler system in the future. 

2.3 EXPECTED SERVICE LIFE 

There is currently no standard that governs the expected service life of the various components of a 
building and its internal systems. There are several guidelines from industry-recognized sources that are 
often referred to when required. Several of these guidelines are: 

• ASHRAE Service Life and Maintenance Cost Database 
• ASHRAE Equipment Life Expectancy chart 
• BOMA (Building Owner and Managers Association) Preventative Maintenance Guidebook 

Utilizing these guidelines, the following expected service lives have been listed in table 1 below. Note that 
these lifespans are typical average and do not represent a hard replacement by date. For most of these 
lifespans, a deviation of up to plus or minus 5 to 10 years is not unexpected depending on the operating 
conditions and level of maintenance. 

Table 1 – Expected Service Life of Equipment & Systems 

Item Years  Item Years 

Above ground fuel oil tanks 25  Heating piping systems 30 

Acid Waste System 30  Heating Fluid Distribution System 40 

Air heating coils, hydronic 20  Pump, centrifugal, vertical inline, base 
mounted 

25 

Air Handling Unit, Air Distribution 30  Pump, centrifugal inline 15 

Baseboard/finned tube radiation, hydronic  25  Showers and Bathtubs 30 

Boiler burners 18  Sinks 30 
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Boiler chimney and flue, steel 30  Temperature sensors & thermostats 20 

Boiler, steel water tube, hot water 30  Unit heater, hydronic 20 

Electric and Electronic Controls 20  Valve actuators, motorized electric 18 

Electric motors, no soft start 18  Washroom Fixtures 35 

Exhaust Fans 30  Water Storage Tanks 30 

 

Most of building systems appear to be part of the original 1987 build, with several exceptions listed below. 
Many of these systems are likely approaching the end of their service life and should be assessed to 
determine a more accurate estimate of their remaining utility.  

The building's boilers are currently functioning but have long past their useful service life and are 
oversized relative to the overall building heat load as the pool process systems require a large amount of 
heating.  

The two AHUs have been replaced within the past 15 years and likely have another 15 years of remaining 
life. The previous AHUs were replaced after less than 25 years of use.  

2.4 SITE OBSERVATIONS, NOTES, SUGGESTED REPLACEMENTS & UPGRADES 

For the mechanical assessment Jean-Michel Hivon, P.Eng and Ryan Wallace, EIT attended the site on 
February 8, 2024. The site review was visual, supplemented by consultation with original record drawings 
and a review of the building’s O&M manuals. During the process of the site review fixtures were not 
removed, and equipment and distribution systems were not opened to inspect the interior. Major 
components were assessed to determine their general condition and operation. 

The following deficiencies and recommendations are specifically relevant for repurposing the building to a 
“non-pool” function. Refer to the appended tables in Appendix A for a detailed condition assessment and 
recommendations.  

2.4.1 Domestic Water Systems 

The domestic cold water piping shows signs of corrosion on the piping exterior. The cold-water piping is 
insulated but does not have a vapor barrier. Pipe hangers are supporting the cold-water pipes directly, 
instead of supporting it from the exterior of the insulation. Overall, this causes condensation to 
accumulate on the domestic cold-water piping which leads to corrosion of both the piping material and its 
metallic hangers. Multiple pipe hangers were found to have been rusted to the point of breaking and 
leaving cold water pipes sagging.  

Domestic hot water and domestic hot water recirculation pipes appear to be in fair condition.  

The domestic water pumps are aged between 3 and 19 years. They mostly appear to be in fair condition, 
however, one of the water service recirculation pumps is not operational.  
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Domestic hot water is provided by tankless coils integral to the boilers. Heated water is stored in four 
indirect fired hot water heaters that serve as storage tanks (they are not used to produce heat). The hot 
water heaters have exceeded their estimated service life and are due for replacement. The pool’s showers 
have a high domestic hot water demand, usually all at once, necessitating increased domestic hot water 
storage. Most future potential building occupancies will not have the same demand and can be served 
with reduced storage capacity. Further as domestic hot water heat production is provided by tankless coils 
integral to the building boiler system, it requires the boilers to remain operational year-round. If major 
renovations are to occur, it is recommended that DHW production be decoupled from the boilers to allow 
for boiler shut down in summer months and reduce fuel consumption.  

2.4.2 Sanitary Sewage 

The buildings sanitary sewer lines appear to be in fair condition; however, lines were noticed below 
sanitary piping in the crawlspace that appear to have been formed by dripping condensate indicating 
potential for corrosion on non-PVC piping. Additionally, a plastic container was noted below a portion of 
sewer piping in the crawlspace indicating a potential leak. At the time of any major renovations, it is 
recommended to perform hydrostatic testing on sanitary sewer piping to determine if the system contains 
leaks. If leaks are present locate and repair as required.  

2.4.3 Heating Systems 

During the site visit and subsequent system analysis both the oil-fired boilers appear to be approaching 
the end of their service lives. If the building is to change occupancy several factors related to the boiler 
output are likely to change as well: 

• Reduced domestic hot/tempered water demand. 

• Reduced airflow requirements. 

• No requirement to heat pool water.  

• Lower building temperature setpoint 

The removal of the need to heat pool water alone will result in the boilers being oversized and changes to 
airflow and domestic water heating requirements will further contribute to this issue resulting in boiler 
short cycling and reduced operational efficiency. It is recommended that the boilers be replaced and sized 
accordingly to the new building heating demands once an occupancy is determined. 

The unit heaters used to provide heat to rooms decoupled from the ventilation system all (except for Unit 
Heater 5) appear to be original to the building and have exceeded their expected service life. These unit 
heaters should be considered for replacement at the time of any major renovations. 

2.4.4 Ventilation Systems 

2.4.4.1 Air Flow 
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The high humidity environment of the pool requires the ventilation system to be sized to move large 
quantities of air. The AHU-1 supply fan provides 5666 l/s of air, while the AHU-2 supply fan provides 
2114 l/s of air based on a balancing report from October 10, 2012, at the time of commissioning. This 
results in a total supply of 7780 l/s and significantly exceeds the requirements of most new occupancies. 
In an initial conversation with a Trane representative, it appears the existing Air Handling Units can be 
de-rated to provide the lower air flow rates required by different occupancies. For reference a preliminary 
assessment was preformed to determine the natatorium’s (pool and pool deck) ventilation requirements 
for two separate occupancies. Based on an approximate floor area of 1200m2 and the current usage of the 
space as a pool, the outdoor air requirement is 2880 l/s. For a future usage of the space as a library the 
outdoor air requirement decreases to 1020 l/s. A new usage does not preclude AHU-1 from being used 
however, the system would need to be adjusted to best meet the requirements of a new usage. In the 
building’s current ventilation layout, AHU-1 serves to primarily provide outdoor air and heat to the main 
natatorium through a large duct that follows the perimeter of the pool deck and supplies air at high level. 
It is recommended that the pool area ductwork be replaced and resized based on new airflow 
requirements.  

AHU-2’s primary purpose is to wash the exterior windows with warm, dry air and prevent condensation 
due to the high humidity pool environment. This is likely unnecessary if the space is to change occupancy 
to a usage that produces less humidity. As AHU-1 is capable of recirculation, tying the window defog 
system into AHU-1 was undesirable as it can supply humid air directly into the window spaces, resulting 
in condensation. With a change in building usage, it is possible to tie in AHU-2’s air distribution system to 
AHU-1 and serve the entire building off AHU-1 alone, which would reduce overall building energy 
consumption. AHU-2 could be repurposed to supply air to the basement level, or alternatively there is 
potential for it to be fitted with a cooling coil in place of its current heating coil (discussed below). 

2.4.4.2 Climate Zones 

In the current format of the building the natatorium is treated as one large climate zone and air is 
supplied throughout the space continuously. For a new occupancy it may be advisable to split the main 
natatorium into separate climate zones to ensure thermal comfort for occupants throughout the day. 
Additionally, with the current ventilation layout, air is provided at high level away from occupants, 
however this may not be ideal given a change in occupancy. Providing air closer to occupant’s level would 
result in more immediate heating/cooling for occupants as it is required. This could be performed by 
adding extensions to the current perimeter duct layout to transport and diffuse air at lower level. It is 
recommended that VAV boxes be added at each terminal and be connected to new thermostats located in 
each zone, allowing air to be provided as required and ensure comfort for all occupants. 

2.4.4.3 Cooling 

With the current usage, the pool has no requirement for cooling except in the offices. For occupant 
comfort in the humid pool environment, the internal temperature set point is higher than that of a 
standard building. Cooling may be desirable in the future depending on occupancy. There are several 
options available for cooling if desired.  
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Free cooling is an energy efficient method that can be employed in summer months to reduce overall 
building temperature and increase thermal comfort for occupants. Free cooling utilizes cool outdoor air to 
offset solar thermal gains inside the building. The existing AHUs have the potential to increase outdoor 
air amounts being supplied to the building based on internal and external temperature setpoints, this 
would however require an update to the current control system. Free cooling can be used with night 
flushes to cool the building with fresh air during summer night. Since the building has a decent amount of 
thermal mass, it would remain fresh for a portion of the day.  

2.4.4.4 There is also potential for the addition of a DX cooling coil to AHU-1 or AHU-2 to provide 
cooling as required. This would have an increased energy consumption cost compared to free 
cooling; however, it is more reliable. As mentioned, above AHU-2 may be capable of being 
converted to a cooling only unit, operational only during the summer months. The addition of 
DX cooling would necessitate the addition of one or more cooling coils in the supply air stream, 
a condensing unit installed outside, and associated refrigerant piping and valves. Integral Pre-
Heat 

There is the potential for an energy upgrade by installing preheat coils integral to AHU-1 when/if the unit 
is replaced in the future. Currently, preheat is provided by coils located outside at the wall hoods and 
served exclusively by the district heating system. Addition of integral preheat coils would have the added 
benefit of adding redundancy in the event the district heating system is not operating and of increasing 
energy efficiency by being located entirely in the air stream (as opposed to being installed outside).  

2.4.5 Facility Fuel Systems 

The facilities fuel systems are approaching the end of their service life. The building’s exterior fuel tank is 
due for replacement, and it is recommended that at this time the fuel piping be updated as well. The new 
tank can be sized smaller than the existing to compensate for the smaller energy footprint of the new 
occupancy. 

The interior fuel tank serving the older of the two gensets is in fair condition however it does not appear to 
have any overfill protections. The levelometer located on the nearby wall is non-functioning and should be 
replaced. Additionally, the line feeding the older genset does not appear to have a fuel filter. It is 
recommended that the older genset’s fuel piping be considered for replacement at the time of the other 
building fuel system upgrades.  

3.0 Site Observations and Recommendations 

3.1 OVERVIEW 

The following evaluation of Ruth Inch Memorial Pool mechanical systems is based on the UniFormat 
System of Building Management. This system provides a consistent reference when analyzing or 
discussing building and services components specific to mechanical components. It is a hieratically 
classification system that subdivides major components down to elemental items. 
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The existing equipment and systems have been assessed for remaining service life, required action and 
general overall rating. The following describes the terminology used and explanations of the rating 
system. The detailed assessment is included in Appendix A. 

3.2 DEFINITIONS 

3.2.1 Remaining Service Life 

- refers to the remaining cost effective service life of the system or component being considered. There are 
eight remaining service life ratings in the report: 
Over 15 years – means that under normal operating conditions and receiving proper maintenance, the 
system or component is expected to remain economically in service exceeding 15 years. Often the system 
or component is in new or like new condition. 
10 to 15 years – means that under normal conditions and receiving proper maintenance, the system or 
component is expected to remain in service for 10 to 15 years. 
5 to 10 years – means the end of the effective economic service life of this system or component has 
been reached. Plans to replace or renovate the system or component should proceed. 
Less than 5 years – means the system or component is still in service, but will reach the end of its 
effective economic service life in the immediate future. The system or component should be replaced or 
serviced in the near future. 
Zero years – means the system or component is still in service; however, the end of its effective 
economic service life has been reached and could fail at any time. 
Not Operational – means the system or component is not in service as intended. One or more systems 
or components may have failed as a result of reaching the end of its expected service life, or due to 
maintenance or operational circumstances. 
Not Determined – means that sufficient information could not be gathered on the system or 
component to assign a remaining service life. 
Varies See Detail – is used to describe a system consisting of many subsystems and/or components, 
where the remaining service life of the subsystems and/or components may differ, and are described 
separately. 

3.2.2 Recommended Action Priority 

- refers to the urgency of the recommended action. The urgency reflects the importance of the 
recommended action to the safety, cost efficient operation of the conservation of the element’s service life. 
Code related items are identified in the course of examining building technology, but should not be 
considered an exhaustive analysis of current code compliance. There are seven levels of action used in the 
report: 
Mandatory – means an action, which is a legal obligation arising from the requirement of a code, 
regulation or referenced standard, and involves life safety concerns. This action must be addressed 
immediately. 
High priority – means an action, which is a legal obligation arising from requirement of a code or 
regulation, and must be addressed at the first available opportunity. There may not be a life safety 
concern. 
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Code Upgrade – means a building system or component that does not meet current code requirements, 
regulations or standards and is, therefore, a legal obligation. It must be addressed as part of any 
contemplated building additions and/or renovations. 
Requirement – means the system or parts thereof requires replacement. 
Desirable – means an action which when taken will improve substantially the safety, cost efficient 
operation, or extended the service life of the building system or component. 
Suggestion – means an action that will have some benefit to the operation or longevity of the building 
system or component and is a discretionary item. 
Varies See Detail – is used to describe a system consisting of many subsystems and/or components, 
where the recommended action priority of the subsystems and/or components may differ, and are 
described separately. 
None – means there is no recommended action. 

3.2.3 Performance Rating 

- refers to the degree to which the identified status or condition of the element conforms to technical 
performance requirements or standards called for in codes, standards and guidelines for design and 
construction quality, and current operating and maintenance standards. There are six performance 
ratings used in the report:   
Very Good – means the elements performance meets and exceeds specified quality standard. 
Good – means the element conforms to the specified quality standard. 
Satisfactory – means the element generally conforms to the specified quality standard with some 
shortcomings. 
Unsatisfactory – means the element fails to meet the specified quality standard. 
Not Determined – means that sufficient information could not be gathered on the system or 
component to assign a performance rating. 
Varies See Detail – is used to describe a system consisting of many subsystems and/or components, 
where the performance rating of the subsystems and/or components may differ, and are described 
separately. 
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D10 CONVEYING

D20 PLUMBING

RIMP D2010 Domestic Water Distribution

RIMP D2010.20 DCW Circulation Pumps P1/P1A Mechanical 
Room

Grundfos UPS26-99SFC, upper of two, marked with #20. Non-functioning. Poor 2017 Repair pump, replace if required Repair Allowance 2 – Deferred 
Maintenance

7 20 13 Not Operational

RIMP D2010.20 DCW Circulation Pumps P1/P1A Mechanical 
Room

Two Grundfos UPS26-99SFC, lower of two, marked with #18. Functioning. Good 2021 None Repair Allowance 4 – 
Discretionary

3 20 17 Over 15 years

RIMP D2010.20 DHW Recirc Pump P3 Mechanical 
Room

Grundfos UP15-18 SF, appears functional. Fair 2005 Approaching end of service life. Easily accessible, 
monitor pump and keep replacement on hand in 
case of failure.

Replacement 2 – Deferred 
Maintenance

19 20 1 Less than 5 years

RIMP D2010.20 DHW Storage Tank (T1) Mechanical 
Room

Super Hot Model# EPHG-120-SC. 120 USG single coil indirect water 
heater. Serial#TJJD-1766
Used exclusively as storage, single coil indirect water heater not in use.

Fair 2004 Approaching/reached end of service life, it is likely 
with new usage of the facility there is excess 
capacity between the 4 tanks. Recommend 
replacement with direct fired hot water heater 
sized to meet new building usage. This will prevent 
the need to run boilers over the summer when heat 
production is not required.

Upgrade 2 – Deferred 
Maintenance

20 20 0 Less than 5 years

RIMP D2010.20 DHW Storage Tank (T2) Mechanical 
Room

Super Hot Model# EPP-120-SC. 120 USG single coil indirect water heater. 
Serial#TJJF-3133
Used exclusively as storage, single coil indirect water heater not in use.

Fair 2006 Approaching/reached end of service life, it is likely 
with new usage of the facility there is excess 
capacity between the 4 tanks. Recommend 
replacement with direct fired hot water heater 
sized to meet new building usage. This will prevent 
the need to run boilers over the summer when heat 
production is not required.

Upgrade 2 – Deferred 
Maintenance

18 20 2 Less than 5 years

RIMP D2010.20 DHW Storage Tank (T3) Mechanical 
Room

Super Hot Model# EPHG-120-SC. 120 USG single coil indirect water 
heater. Serial#TJK-8484
Used exclusively as storage, single coil indirect water heater not in use.

Fair 2002 Approaching/reached end of service life, it is likely 
with new usage of the facility there is excess 
capacity between the 4 tanks. Recommend 
replacement with direct fired hot water heater 
sized to meet new building usage. This will prevent 
the need to run boilers over the summer when heat 
production is not required.

Upgrade 2 – Deferred 
Maintenance

22 20 -2 Zero years

RIMP D2010.20 DHW Storage Tank (T4) Mechanical 
Room

Super Hot Model# EPHG-120-SC. 120 USG single coil indirect water 
heater. Serial#Unknown. Year of Acquisition estimated based on other 
tanks.
Used exclusively as storage, single coil indirect water heater not in use.

Fair 2006 Approaching/reached end of service life, it is likely 
with new usage of the facility there is excess 
capacity between the 4 tanks. Recommend 
replacement with direct fired hot water heater 
sized to meet new building usage. This will prevent 
the need to run boilers over the summer when heat 
production is not required.

Upgrade 2 – Deferred 
Maintenance

18 20 2 Less than 5 years

RIMP D2010.20 DHW Expansion Mechanical 
Room

Grundfos Fair 2008 Tank appears to be in good condition but has 
exceeded expected service life. Replacement is 
recommended in the near future.

Replacement 2 – Deferred 
Maintenance

16 10 -6 Zero years

RIMP D2010.40 DCW Piping Throughout Domestic cold water piping was likely installed at the original time of 
construction. Significant signs of corrosion to the pipe exterior due to the 
high corrosivity of the pool's air. Several pipe hangers have failed and are 
no longer supporting the pipe work. Pipe hanger failure is likely due to 
corrosion.

Poor 1987 Recommend assessing pipe thickness to 
determine remaining service life. If pipe has 
adequate remaining life, pipe network should be 
evaluated and any failed hangers should be 
repaired.

Repair Allowance 3 – Renewal 37 50 13 10 to 15 years

RIMP D2010.40 DHW Piping Throughout Domestic hot water piping was likely installed at the original time of 
construction. Hot water piping is insulated and could be not evaluated for 
visual inspection. It is not anticipate that DHW piping is as corroded as 
DCW piping as the high temperature prevents condensation forming.

Fair 1987 Recommend assessing pipe thickness to 
determine remaining service life. If pipe has 
adequate remaining life, pipe network should be 
evaluated and any failed hangers should be 
repaired.

Repair Allowance 3 – Renewal 37 50 13 10 to 15 years

RIMP D2010.40 Tempered Water Piping Throughout Tempered water piping was likely installed at the original time of 
construction. 

Fair 1987 It is unlikely a new building usage will require a 
dedicated tempered water supply. It is 
recommended based on the new building usage, 
the requirement for tempered water is determined. 
If not required remove tempered water control 
cabinets and all associated piping.
Installation of mixing valves for scald protection is 
recommended at all fixtures for new occupancy.

Upgrade 4 – 
Discretionary

37 50 13 10 to 15 years

RIMP D2020 Sanitary Drainage

RIMP D2020.10 Sump (P7) Mechanical 
Room

The sump pit was not opened to assess condition of sump. Fair Unknown Recommend opening sump pit, removing and 
assessing the sump and associated piping. Due to 
the nature of the sump's environment it is likely 
that the sump will need to be replaced during any 
major building renovations.

Repair Allowance 3 – Renewal Unknown 15 Unknown Not Determined

RIMP D2020.10 Sump (P10) Crawlspace The sump pit was not opened to assess condition of sump. Fair Unknown Recommend opening sump pit, removing and 
assessing the sump and associated piping. Due to 
the nature of the sump's environment it is likely 
that the sump will need to be replaced during any 
major building renovations.

Repair Allowance 3 – Renewal Unknown 15 Unknown Not Determined
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RIMP D2020.30 Sanitary Sewerage Piping Throughout Sanitary piping consists of multiple materials (PVC, Cast Iron, Copper). 
Some corrosion showing, but no major concerns. 

Fair 1987 No major issues identified with sanitary piping, 
signs of  dripping condensation below piping 
indicates that corrosion is possible and it is 
possible that undetected leaks have occurred in 
the crawlspace. Recommend performing 
hydrostatic testing on the existing sanitary sewer 
piping to assess for leaks.

Study 4 – 
Discretionary

37 50 13 10 to 15 years

RIMP D2060 Process Support Plumbing Systems Pool Mechanical  
Room

Pool Process Equipment was not evaluated as future building uses will not 
require any of the pool process systems.

N/A 1987 Recommend demolition of all pool process 
equipment. All fire penetrations to be sealed as 
required. 

N/A N/A 37 N/A N/A N/A

D30 HEATING, VENTILATION, AND AIR 
CONDITIONING (HVAC)

RIMP D3010 Facility Fuel Systems

RIMP D3010.10 Heating System Fuel Piping B07/B03 Fuel piping appeared to be in fair condition, likely installed at time of 
exterior fuel tank.

Poor 1994 Recommendation is to replace exterior fuel tank, 
fuel piping should be updated at this time as well.

Replacement 2 – Deferred 
Maintenance

30 30 0 Zero years

RIMP D3010.10 Old Generator Fuel System Old Generator 
Room

Missing fuel filter, fuel piping appears to be old, smell of fuel in room, but 
may be caused by a recent generator oil change.

Poor 1987 Add a fuel filter and replace fuel piping. Upgrade 3 – Renewal 37 30 -7 Zero years

RIMP D3010.10 New Generator Fuel System New Generator 
Room

Generator  fuel system appears to be in good order. Good 2013 N/A Repair Allowance 4 – 
Discretionary

11 30 19 Over 15 years

RIMP D3010.50 Outdoor Fuel Tank Exterior ULC/CAN S601, 11,000 liter exterior fuel tank. Built in 1994, it is past its 
expected service life. Snow covering the tank concealed openings and 
accessories except for main fill point and vent.

Poor 1994 Replace fuel oil tank. Changing occupancy may 
allow reducing the fuel tank's volume.

Replacement 2 – Deferred 
Maintenance

30 30 0 Zero years

RIMP D3010.50 Levelometer Mechanical 
Room

Not operational. Critical 1987 Replace Levelometer, can be completed in 
conjunction with the fuel tank renewal.

Replacement 2 – Deferred 
Maintenance

37 30 -7 Not Operational

RIMP D3010.50 Indoor Fuel Tank (Old Genset Supply Tank) Mechanical 
Room

ZCL Composites Inc. Non-Metallic, Double Wall Tank, Capacity 1136L, 
No. D-316003. No over flow protections. Located in main mechanical room 
near stairs.

Fair 2010 Install overflow protection. Upgrade 4 – 
Discretionary

14 25 11 10 to 15 years

RIMP D3020 Heating Systems

RIMP D3020.10 Boiler 1 Mechanical 
Room

Boilers appear to be functioning properly. Weil Maclain fuel oil fired 
346kW Boiler, Serial No. 870208
Complete with dual tankless domestic water heating coils.

Fair 1987 Boilers are approaching end of service life and 
appear to be oversized for future building usages. 
Recommend replace with smaller unit sized for 
new usage.

Upgrade 3 – Renewal 37 30 -7 Zero years

RIMP D3020.10 Boiler 2 Mechanical 
Room

Boilers appear to be functioning properly. Weil Maclain fuel oil fired 
346kW Boiler, Serial No. 870208
Complete with dual tankless domestic water heating coils.

Fair 1987 Boilers are approaching end of service life and 
appear to be oversized for future building usages. 
Recommend replace with smaller unit sized for 
new usage.

Upgrade 3 – Renewal 37 30 -7 Zero years

D3020.90 Chimney Mechanical 
Room

Chimney appears to be in fair condition, 650mm diameter chimney 
supplies exhaust for both boilers and extends up through roof.

Fair 1987 Chimney is in fair condition, however it is sized for 
current boilers. After selection of new boilers is 
made, it is possible the chimney will be oversized. 
After boiler selection is complete assess chimney 
for suitability and code compliance.

Study 4 – 
Discretionary

37 35 -2 Zero years

RIMP D3020.90 Heating Water Circ Pump P4 Mechanical 
Room

Armstrong Pump Model: 816032mf-000 Fair 2012 For a new occupancy, revise the pump sizing for 
the new heating load. It is recommended to 
replace the pumps with ECM pumps for energy 
efficiency reasons. 

Upgrade 4 – 
Discretionary

12 20 8 5 to 10 years

RIMP D3020.90 Heating Water Circ Pump P5 Mechanical 
Room

Armstrong Pump Model: 816032mf-000 Fair 2012 For a new occupancy, revise the pump sizing for 
the new heating load. It is recommended to 
replace the pumps with ECM pumps for energy 
efficiency reasons. 

Upgrade 4 – 
Discretionary

12 20 8 5 to 10 years

RIMP D3020.90 Expansion tank Mechanical 
Room

2 Extrol SX160V Expansion Tanks Fair 2012 The exact age of the heating water expansion 
tanks was not determined. It is assumed they were 
replaced at the time of the AHU upgrades based 
on the condition. 

Replacement 4 – 
Discretionary

12 20 8 5 to 10 years

RIMP D3020.90 Unit Heater 1 Mechanical 
Room Construct. 
NW Corner

Unit Heater 1 appeared to be functioning, showing signs of age. It is 
assumed that unit heater is original to building. Mark Hot H-22 6.6kW Unit 
Heater

Fair 1987 The exact age of the unit heater was not 
determined, however the unit matches the shop 
drawings submitted in the original building O&M 
manuals.

Replacement 2 – Deferred 
Maintenance

37 20 -17 Zero years

RIMP D3020.90 Unit Heater 2 Generator Room 
(Mech Room 
Adj.)

Unit Heater 2 appeared in good condition. Due to the location in the 
generator room the unit heater appears in better condition than the other 
unit heaters. Mark Hot H-22 6.6kW Unit Heater

Good 1987 The exact age of the unit heater was not 
determined, however the unit matches the shop 
drawings submitted in the original building O&M 
manuals.

Replacement 2 – Deferred 
Maintenance

37 20 -17 Zero years

RIMP D3020.90 Unit Heater 3 Mechanical 
Room Construct. 
SE Corner

Unit Heater 3 appeared to be functioning, showing signs of age. Mark Hot 
H-22 6.6kW Unit Heater

Fair 1987 The exact age of the unit heater was not 
determined, however the unit matches the shop 
drawings submitted in the original building O&M 
manuals.

Replacement 2 – Deferred 
Maintenance

37 20 -17 Zero years

RIMP D3020.90 Unit Heater 4 Chlorine Room Unit Heater 4 was not assessed as the chlorine room was not inspected 
during the site visit. Mark Hot H-40 11.8kW Unit Heater (from original shop 

Unknown 1987 Not assessed, due to the environment it is highly 
likely this unit heater will need to be replaced.

Replacement 2 – Deferred 
Maintenance

37 20 -17 Zero years

RIMP D3020.90 Unit Heater 5 Generator Room 
(Corridor Adj.)

Unit Heater 5 was likely added at the time when the new generator was 
installed. 

Good 2013 Unit heater appears to have been installed at the 
time of installation of the new genset.

Replacement 4 – 
Discretionary

11 20 9 5 to 10 years

RIMP D3020.90 Heating Coil 1 Mechanical 
Room

Heating Coil 1 provides heat to AHU 1 and was likely replaced at the same 
time as the AHU. 

Good 2011 None Replacement 4 – 
Discretionary

13 20 7 5 to 10 years

RIMP D3020.90 Heating Coil 2 Mechanical 
Room

Heating Coil 2 provides heat to AHU2 and was likely replaced at the same 
time as the AHU.

Good 2012 None Replacement 4 – 
Discretionary

12 20 8 5 to 10 years

RIMP D3020.90 Heating Coil 3 Basement 
Corridor B03

Single row heating coil provides reheat to air from AHU2 serving the rear 
windows.

Fair Unknown Coil should be assessed for condition at the time 
of any upgrades.

Replacement 4 – 
Discretionary

N/A 20 N/A Not Determined

RIMP D3020.90 Heating Coil 4 Above Men's 
Washroom in 

Single row heating coil, provides reheat to air from AHU2 serving the 
changerooms and entryway windows.

Fair Unknown Coil should be assessed for condition at the time 
of any upgrades.

Replacement 4 – 
Discretionary

N/A 20 N/A Not Determined

This report should be reviewed in conjunction with the Objectives, Terms of Reference, Limitations, and Methodology described in the main body of the report. Page 2 of 4
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RIMP D3020.90 Heating Coil 5 Basement 
Corridor B08

Single row heating coil, provides heat to air entering from outdoors in 
conjunction with EF3.

Poor Unknown EF3 is being recommended for removal, O/A inlet 
associated with EF3 should be removed and 
sealed. Heating coil 5 should also be removed. If 
heat is required in new space hydronic line can be 
used for a new unit heater to serve the space.

Repair Allowance 2 – Deferred 
Maintenance

N/A 20 N/A Not Determined

RIMP D3020.90 Glycol/Water Make Up Pump and Storage 
Tank

Mechanical 
Room

Axiom SF100 packaged glycol feed pump and tank (55USG).
Glycol storage tank appears to be in fair condition. 

Fair Unknown Exact age of the unit was not determined at the 
time of assessment. Appears to be in fair condition 
but replacement should be planned for.

Repair Allowance 4 – 
Discretionary

N/A 20 N/A Not Determined

RIMP D3020.90 Heating Coil Recirc Pump P6 Mechanical 
Room

Grundfos UPS 50-40 F, recirculates water to Heating Coil 2 (AHU2) Fair 2012 Pump appears to have been replaced at time of 
AHU upgrades. Currently functioning and appears 

Repair Allowance 4 – 
Discretionary

12 20 8 5 to 10 years

RIMP D3020.90 Heating Coil Recirc Pump P9 Mechanical 
Room

Marathon motor powered pump, pump appears to be original to 1987, 
motor has been replaced more recently.
Marathon Model# VVN 56T17D1076B

Fair 2020 Motor appears to have been replaced recently. 
Currently functioning and appears to be in fair 
condition. Flange connections of pump showing 
signs of corrosion/build up and may need to be 
replaced before the motor.

Repair Allowance 4 – 
Discretionary

4 20 16 Over 15 years

RIMP D3050 Facility HVAC Distribution Systems

RIMP D3050.50 AHU1 Mechanical 
Room

575V/60Hz/3ph Power Supply
MERV 8 Filters
22" AF Supply Fan, 12 235 CFM @ 4.01" TSP, 15hp motor, 1632rpm
20" AF Exhaust Fan, 14 831 CFM @ 3.03" TSP, 20hp motor, 2113 rpm
2 Row Heating coil (HC 1)
AHU appears to be in fair condition. O/A duct insulation missing, make 
shift drainage set up for significant condensation forming on surface of 
duct.

Fair 2011 As the AHU was operational at the time of 
assessment the unit was not opened for 
examination. Recommend assessing the AHU and 
all of it's components to determine condition and 
remaining service life. Consider reducing air flow 
for future usage depending on air flow and heating 
requirements. Building set points will be lower and 
ventilation requirements will be changed with a 
new usage. 

Consider inclusion of a DX Cooling coil to ensure 
building is comfortable during summer months. 

Study 3 – Renewal 13 30 17 Over 15 years

RIMP D3050.50 AHU2 (Window Defog System) Mechanical 
Room

575V/60Hz/3ph Power Supply
MERV 8 Filters
12" AF Supply Fan, 4 026 CFM @ 2.84" TSP, 5hp motor, 2825rpm
4 Row Heating coil (HC2)
AHU appears to be in fair condition. O/A duct insulation missing, make 
shift drainage set up for significant condensation forming on surface of 
duct.

Fair 2012 As the AHU was operational at the time of 
assessment the unit was not opened for 
examination. Recommend assessing the AHU and 
all of it's components to determine condition and 
remaining service life. Consider reducing air flow 
for future usage. AHU2 serves to primarily supply 
air to the change rooms and windows. With a new 
usage window fog will not be as prevalent, and the 
system may not be needed at all. There is 
potential to set up the existing ductwork to serve 
AHU1  and remove AHU2 entirely or dedicate it to 
a new purpose, such as supplying air to the 
basement if required.

Study 3 – Renewal 12 30 18 Over 15 years

RIMP D3060 Ventilation

RIMP D3060.10 Supply Air Throughout Supply air ductwork appears to be in good condition, although due to the 
height of installation it is difficult to closely examine the majority of the duct 
work.

Fair 1987 Visually inspect duct work for defects at height, 
assess duct work for sizing based on new space 
usage.

Study 4 – 
Discretionary

37 30 -7 Zero years

RIMP D3060.20 Return Air Throughout Supply air ductwork appears to be in good condition with the exception of a 
portion of ductwork that has been caved in on the top. 

Fair 1987 Repair caved in section. It may be advisable to Repair Allowance 2 – Deferred 
Maintenance

37 30 -7 Zero years

RIMP D3060.30 Exhaust Air Throughout Supply air ductwork appears to be in good condition, although due to the 
height of installation it is difficult to closely examine the majority of the duct 
work.

Fair 1987 None Repair Allowance 4 – 
Discretionary

37 30 -7 Zero years

RIMP D3060.30 Exhaust Fan 1 (Washroom Exhaust) Mechanical 
Room

Exhaust fan interlocked with AHU1 . Serves to exhaust air from the 
bathrooms directly outside.

Fair 1987 Exhaust fan appears to be original and is likely 
approaching the end of its service life

Replacement 3 – Renewal 37 30 -7 Zero years

RIMP D3060.30 Exhaust Fan 2 (Locker Area Exhaust) Above Men's 
Washroom in 

Exhaust fan interlocked with AHU1 . Serves to exhaust air from change 
rooms and front desk area.

Fair 1987 Exhaust fan appears to be original and is likely 
approaching the end of its service life

Replacement 3 – Renewal 37 30 -7 Zero years

RIMP D3060.30 Exhaust Fan 3 (Basement Corridor Exhaust) Basement 
Corridor B08

Exhaust fan severely corroded. Poor 1987 Remove exhaust fan and associated ducting, seal 
penetrations to building sheathing.

Repair Allowance 4 – 
Discretionary

37 30 -7 Zero years

RIMP D3060.30 Exhaust Fan 4 (Pool Mech Room Exhaust) Chemical Feed 
Room

Fan is showing signs of corrosion and should likely be replaced. Fan may 
not be necessary with the decommissioning of the pool equipment.

Poor 1987 Assess if fan is still needed based on new pool 
equipment room usage. Replace if required.

Replacement 4 – 
Discretionary

37 30 -7 Zero years

RIMP D3060.30 Exhaust Fan 5 (Electrical Room) Electrical Room Fan is not operational, fire damper on exhaust side of fan has failed 
closed, preventing it from operating properly.

Poor 1987 Replace fan and fire damper. Replacement 1 – Immediate 37 30 -7 Zero years

RIMP D3060.30 Exhaust Fan 6 (Chlorine Room) Chlorine Room Fan was not assessed as any new building occupation will not require a 
chlorine with dedicated exhaust fan.

Not Assessed 1987 Chlorine room exhaust system is no longer 
required, recommend removal, with a new system 
(or connection to existing systems) to be 
implemented as required for future building usage.

Repair Allowance 4 – 
Discretionary

37 30 -7 Zero years

RIMP D3060.40 Outside Air Supply air ductwork appears to be in fair condition. Outdoor air appears to 
be missing insulation and has makeshift drains set up on the corners of the 
ductwork.

Fair 1987 With reduced building humidity, condensation on 
the outside of the outdoor air ducts will likely be 
reduced. The duct work is at the end of it's service 
life and should be replaced. New ductwork should 
be insulated with vapour barrier. 

Replacement 4 – 
Discretionary

37 30 -7 Zero years

D40 FIRE PROTECTION 

RIMP D4010 Fire Suppression

This report should be reviewed in conjunction with the Objectives, Terms of Reference, Limitations, and Methodology described in the main body of the report. Page 3 of 4
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RIMP D4010.10 Sprinkler System N/A No sprinkler system is currently required/present for the current building 
usage, however it is likely that it will become a requirement given a 

N/A N/A Determine new building usage and consult code to 
determine if sprinkler system is required.

Upgrade 3 – Renewal N/A N/A N/A N/A

RIMP D4010.90 Fire Dampers Throughout Fire damper serving electrical room exhaust fan (EF5) fail in closed 
position. Other dampers were not accessible for inspection.

Poor 1987 Verify state of other fire dampers. Due to the 
corrosive nature of the pool environment it is 
possible that other fire dampers have failed 
prematurely. This does not pose a fire risk but will 
effect airflow requirements to various spaces. 
Investigate all other fire dampers and replace as 
required.

Replacement 1 – Immediate 37 30 -7 Zero years

RIMP D4010.90 Fire Stopping Throughout Fire stopping at fire separation penetrations does not appear to be in good 
condition or present at some penetrations.

Poor 1987 All penetrations to fire separations should be 
assessed and resealed as required. 

Repair Allowance 1 – Immediate 37 30 -7 Zero years

RIMP D4030.30 Fire Extinguishers Throughout Fire extinguishers were located through out building in accessible 
locations. Extinguishers noted were to date and in good condition.

Good Various Continue to check and maintain extinguishers as 
part of regular maintenance.

Repair Allowance 2 – Deferred 
Maintenance

N/A N/A N/A N/A

This report should be reviewed in conjunction with the Objectives, Terms of Reference, Limitations, and Methodology described in the main body of the report. Page 4 of 4
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Condition & Capital Expense Plan PHOTOGRAPHS - Mechanical
Ruth Inch Memorial Pool, Yellowknife
FINAL:   August 15, 2024

Photo M1
Template 
Referance # Subject/Caption Building ID#

Failed DCW Hangers RIMP

Photo M2
Template 
Referance # Subject/Caption Building ID#

DCW Recirc Pump RIMP

Photo M3
Template 
Referance # Subject/Caption Building ID#

Elec Room Fire Damper Failed RIMP

Photo M4
Template 
Referance # Subject/Caption Building ID#

Water Pipe Above Electrical RIMP

Pipe hangers have failed in several areas along DCW 

piping. Recommended they be replaced as required.

If left unrepaired this could lead to an eventual pipe break.

Domestic Cold Water recirculation pumps, upper of the

two has failed and needs to be replaced. If the other fails

prior to replacement, the system is liable for freeze up.

Fire damper in electrical room has failed closed.

Recommend assessing other fire dampers for failure,

replace as required.

Water pipe above electrical control panels, could result in

dripping condensation which could pose a risk to the

electrical components below. Recommend providing drip

protection.

Page 1 of 2



Condition & Capital Expense Plan PHOTOGRAPHS - Mechanical
Ruth Inch Memorial Pool, Yellowknife
FINAL:   August 15, 2024

Photo M5
Template 
Referance # Subject/Caption Building ID#

Failed Levelometers RIMP

Photo M6
Template 
Referance # Subject/Caption Building ID#

Damaged Ductwork RIMP

Photo M7
Template 
Referance # Subject/Caption Building ID#

EF-3 Corrosion RIMP

Tank additionally has no overfill protections (not pictured),

Levelometers have failed and are due for replacement.

Recommend updating fuel system. 

Ductwork has been caved-in in several areas in the 

loft above the changerooms. This was likely caused by 

heavy items being placed on top of the ductwork.

Damaged ducting should be considered for repair.

EF-3 is severely corroded, recommend it be removed and

associated external penetrations sealed.

Page 2 of 2
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Hanscomb Limited 

1830 - 130 Albert St. 
Ottawa, Ontario K1P 5G4 
T: (613) 234-8089 
ottawa@hanscomb.com 
www.hanscomb.com 

 

September 9, 2024 Ref # OTT6244 

Revised: Sep. 11, 2024 
 
Stantec Architecture Ltd. 
2nd Floor 4910 53 Street PO Box 1777 
Yellowknife, NT  X1A 2P4 
T: (867) 920-2882  

E: e.Melissa.White@stantec.com 

 
 
Attn:  Melissa White 
 
Re: Ruth Inch Memorial Pool, Building Condition Assessment, Yellowknife, 

NT 
 

Dear M. White: 

 
Please find attached our Class D Estimate for the Ruth Inch Memorial Pool, 
Building Condition Assessment in Yellowknife, NT. 

This Class D Estimate is intended to provide a realistic allocation of direct 
construction costs and is a determination of fair market value. Pricing shown 
reflects probable construction costs obtainable in the Yellowknife, NT area on the 
effective date of this report and is not a prediction of low bid. Pricing assumes 
competitive bidding for every portion of the work. 

Hanscomb has prepared this estimate(s) in accordance with generally accepted 
principles and practices. Our general assumptions are included in Section 3 of 
this report and any exclusions are identified in Section 1.6. For quality assurance, 
this estimate has been reviewed by the designated Team Lead, as signed below. 
Hanscomb staff are available and pleased to discuss the contents of this report 
with any interested party. 

Requests for modifications of any apparent errors or omissions to this document 
must be made to Hanscomb within ten (10) days of receipt of this estimate. 
Otherwise, it will be understood that the contents have been concurred with and 
accepted. 

We trust our estimate is complete and comprehensive and provides the 
necessary information to allow for informed capital decisions for moving this 
project forward. Please do not hesitate to contact us if you have any questions 
or require additional information.   

 
Yours truly, 
 
Hanscomb Limited Hanscomb Limited 
Team Lead Principal / Estimate Reviewer 
 

 

Disna Karunanayake Jeyakaran Nadarasa 
PQS PQS, MRICS 
Cost Consultant Technical Manager 



RUTH INCH MEMORIAL POOL .Report date       :  September 2024 

BUILDING CONDITION ASSESSMENT    
YELLOWKNIFE, NT  .Page  No. :    1 

 

 

  
 

 

 

 
 

O6244  CLASS D ESTIMATE  

  

EXECUTIVE SUMMARY 

This Class D Estimate is intended to provide a realistic allocation of direct construction costs for the Ruth Inch 
Memorial Pool, Building Condition Assessment, located in Yellowknife, NT. Hanscomb recommends that the 
Owner and design team carefully review this document, including line-item descriptions, unit prices, exclusions, 
inclusions, assumptions, contingencies, escalation, and mark-ups. If the project is over budget or has unresolved 
budgeting issues, alternatives should be evaluated before proceeding to the next design phase. 

The following are the highlights of this Class D Estimate: 

Project Cost Highlights: 

Gross Floor Area (GFA) 1,319 m2 

Total Construction Cost $4,938,200 

Cost per GFA $3,743.90m2 
 

Exclusions 

• Cost of contaminated soil removal 

• Soft Costs (e.g. professional fees, building 
permit, development charges, owner's staff and 
management, relocation costs, etc.) 

• Financing costs  

• Special audio, visual, security equipment or 
installation other than the provision of empty 
conduit systems carried in the electrical division 

• Window treatments 

• In-contract equipment and ICAT beyond that 
identified in this estimate 

• Loose furniture, furnishings, equipment and 
ICAT 

• Escalation contingency beyond that identified in 
this estimate  

• Value-added tax (e.g. Harmonized Sales Tax, 
Goods and Services Tax, or other) 

• Premiums associated with Public-Private 
Partnership procurement model 

• Unexpected labour unavailability and 
productivity disruptions leading to delays and 
added costs  

• Supply chain disruptions leading to delays and 
added costs 

 

 

 

Allowances included in the estimate: 

• 15.0% design & pricing contingency 

• 20.3% escalation from September 
2024 to the anticipated bid date 

• 10.0% construction contingency 
(excluded in the above construction cost 

and provided separately as an Owner’s 
contingency on the summary page) 

 

The Degree of Accuracy expected for 
this Class D Estimate is +/- 20-30%. In 
other words, bid results might vary by 
this amount if the construction budget 
were set at this milestone estimate. In 
today's market, projects are trending to 
the higher end of the plus range. 

Base Assumptions: 

All costs are estimated on the basis of competitive 
bids (a minimum of at least 3 general contractor bids 
and at least 3 subcontractor bids for each trade) 
being received in Yellowknife, NT in September 
2024 based on a stipulated sum form of contract. If 
these conditions are not met, bids received could be 
expected to exceed this estimate. 

The details of this estimate are provided in the subsequent pages of this report for your review, comment and 
acceptance.  
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1. INTRODUCTION 

1.1 PURPOSE 

This Class D Estimate is intended to provide a realistic allocation of direct construction costs for the Ruth 
Inch Memorial Pool, Building Condition Assessment, located in Yellowknife, NT, with the exception of the 
items listed in 1.6 Exclusions. 

 
1.2 DESCRIPTION 

The Ruth Inch Memorial Pool, Building Condition Assessment located in Yellowknife, NT is comprised of 
the following key elements: 

The project includes approximately 1,319m2 of floor area building. This building includes 
accessible amenities such as the pool beach access, a hot tub lift for all abilities and ages, a 
steam room, and a whirlpool. The facility also has a large outdoor deck with a BBQ and picnic 
tables that overlooks Frame Lake. The existing pool services will be relocated to the new 
facility upon completion of construction on the new facility. A Building Condition Assessment 
(BCA) has been carried out in structural, architectural, mechanical and electrical aspects to 
check the feasibility of repurposing the existing building with rehabilitation work. No specific 
LEED designation is targeted but the project will meet all applicable codes and standards.    

 
1.3 METHODOLOGY 

Hanscomb has prepared this estimate(s) in accordance with generally accepted principles and practices. 
Hanscomb staff are available to discuss its contents with any interested party. 

From the documentation and information provided, quantities of all major elements were assessed or 
measured where possible and priced at rates considered competitive for a project of this type under a 
stipulated sum form of contract in Yellowknife, NT.  

Pricing shown reflects probable construction costs obtainable in the Yellowknife, NT area on the effective 
date of this report. This estimate is a determination of fair market value for the construction of this project. 
It is not a prediction of low bid. Pricing assumes competitive bidding for every portion of the work. 

 
1.4 SPECIFICATIONS 

For building components and systems where specifications and design details are not available, quality 
standards have been established based on discussions with the design team. 
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1. INTRODUCTION 

1.5 ESTIMATE CLASSIFICATION AND COST PREDICTABILITY 

Estimates are defined and classified based on the stage of a project's development and the level of 
information available at the time of the milestone estimate.   

This Class D Estimate is considered to have an expected degree of accuracy of +/- 20-30%. 
In other words, bid results might vary by this amount if the construction budget were set at this 
milestone estimate. Under stable market conditions, fierce competition and scope reduction 
might result in costs coming in under the milestone estimate. However, in today's market, 
projects are trending to the higher end of the plus range. 

At the initial stages of a contemplated project, the cost accuracy of the estimate is low as there may be 
little or no information available to inform a first high-level concept estimate or order of magnitude 
estimate. As a project nears design completion and is ready to be released to market for tender, the level 
of accuracy of the estimate is high as the detail is generally extensive and typically represents the 
information on which contractors will bid.   

Milestone cost estimates or "checks" are recommended as the project design develops to keep track of 
scope and budget. Early detection of potential budget overruns will allow for remedial action before design 
and scope are locked in. The number of milestone estimates will depend on a project's size and schedule 
and cost predictability will improve as the design advances. 

According to the Canadian Joint Federal Government/Industry Cost Predictability Taskforce, industry 
standards for estimate classification and cost estimate accuracy may be summarized as follows: 

  COST ESTIMATE CLASSIFICATIONS 

GOC OME D C B   A 

DND  Indicative Substantive 

 ROME D C B   A 

AACE 5 4 3 2  1 

RAIC   Sketch Design Design Development Contract Documents Tender Documents 

            

Design Documentation % Complete   12.5% 25%  95.0% 100% 

Cost Estimate Accuracy (+/-%) +/-30% +/-20% <30% +/-15% <20%  +/-10% <15% +/-5% <10% 

Legend 

GOC  Government of Canada 

DND Department of National Defence 

AACE Association for the Advancement of Cost Engineering 

RAIC Royal Architectural Institute of Canada 

OME Order of Magnitude Estimate 

ROME Rough Order of Magnitude Estimate 

While the classification categories differ from one authority to the next, the overarching principle for cost 
predictability remains the same – as the level of detail and design development increases, so does the 
level of accuracy of the estimate.   
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1. INTRODUCTION  

1.6 EXCLUSIONS 

This Class D Estimate does not provide for the following, if required: 

• Cost of contaminated soil removal 

• Soft Costs (e.g. professional fees, building permit, development charges, owner's staff and 
management, relocation costs, etc.) 

• Financing costs  

• Special audio, visual, security equipment or installation other than the provision of empty conduit 
systems carried in the electrical division 

• Window treatments 

• In-contract equipment and ICAT beyond that identified in this estimate 

• Loose furniture, furnishings, equipment and ICAT 

• Escalation contingency beyond that identified in this estimate  

• Value-added tax (e.g. Harmonized Sales Tax, Goods and Services Tax, or other) 

• Premiums associated with Public-Private Partnership procurement model 

• Unexpected labour unavailability and productivity disruptions leading to delays and added costs  

• Supply chain disruptions leading to delays and added costs 
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2. DOCUMENTATION 

This Class D Estimate has been prepared from the documentation included in Appendix AA of this report. 

All of the above documentation was received from Stantec Architecture Ltd. and was supplemented with 
information gathered in meeting(s) and telephone conversations with the design team, as applicable. 

Design changes and/or additions made subsequent to this issuance of the documentation noted above 
have not been incorporated in this report. 
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3. COST CONSIDERATIONS 

3.1 COST BASE 

All costs are estimated on the basis of competitive bids (a minimum of at least 3 general contractor bids 
and at least 3 subcontractor bids for each trade) being received in September 2024 from general 
contractors and all major subcontractors and suppliers based on a stipulated sum form of contract. If 
these conditions are not met, bids received could be expected to exceed this estimate. 

 
3.2 UNIT RATES 

The unit rates in the preparation of this Class D Estimate include labour and material, equipment, 
subcontractor's overheads and profit. Union contractors are assumed to perform the work with the fair 
wage policy in effect. 

 
3.3 GENERAL REQUIREMENTS AND FEE 

General Requirements and Fee cover the General Contractor's indirect costs, which may include but not 
be limited to supervision, site set up, temporary utilities, equipment, utilities, clean up, etc., as covered in 
Division 1 General Conditions of the Contract Documents. It also includes the contractor's fees and should 
not be confused with Design or Consultant fees, which are excluded from the Construction Costs and 
carried separately in the Owner's Total Project Costs. 

 
3.4 DESIGN AND PRICING ALLOWANCE 

An allowance of 15.0% has been included to cover design and pricing unknowns. This allowance is not 
intended to cover any program space modifications but rather to provide some flexibility for the designers 
and cost planners during the remaining contract document stages.   

It is expected that this allowance amount will be absorbed into the base construction costs as the design 
advances. The amount by which this allowance is reduced corresponds to an increase in accuracy and 
detailed design information. Hanscomb recommends that careful consideration be made at each 
milestone estimate to maintain adequate contingency for this allowance.  

As a project nears completion of design, Hanscomb recommends retaining some contingency for this 
allowance for the final coordination of documents. 

 
3.5 ESCALATION ALLOWANCE  

All costs are based on September 2024 dollars with 20.3% construction cost escalation included to cover 
increases that may occur between September 2024 and the anticipated bid date of mid 2027 for the 
project. Also, an optional escalation of 26.4% and 32.7% have been considered to mid-2028 (4 years) 
and mid-2029 (5 years) respectively.  

The budgeted amount will typically decline as the time to award nears. If escalation is taken to the start 
of construction, escalation during construction is included in the unit rates. If escalation is taken to the 
midpoint of construction, it is because the market is volatile or the project is considerably large with a 
construction duration of more than 2-3 years, making it difficult to secure firm pricing at tender. 

Forecasting escalation requires careful assessment of a continually changing construction market, which, 
at best, is difficult to predict. The escalation rate should be monitored.   
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3. COST CONSIDERATIONS 

3.6 CONSTRUCTION ALLOWANCE 

An allowance of 10.0% has been made to cover construction (post contract) unknowns. This allowance, 
also known as the Post Contract Contingency (PCC), is intended to cover costs for change orders during 
construction that are not foreseeable. It is not intended to cover scope changes to the contract. The 
amount carried in a budget for this allowance is typically set at the initial planning stage and should be 
based on the complexity of the project and the probability of unknowns and retained risks.  

 
3.7 CASH ALLOWANCE 

Cash allowances are intended to allow the contractor to include in the bid price the cost for work that is 
difficult to fully scope at the time of tendering based on factors that are beyond the Owner and Prime 
Consultant's control. Cash allowances attempt to reduce the risks by dedicating a set amount for use 
against a certain cost that cannot yet be detailed. The Contractor is obligated to work as best as possible 
within the limitations of the Cash Allowance. 

Examples of Cash Allowances include hardware, inspection and testing, site conditions, replacement of 
existing elements during demolition for renovation, hazardous materials abatement, signage, etc. 

Any Cash Allowances, if applicable, are included either in the details of this estimate under the appropriate 
discipline or at the summary level.  

 
3.8 TAXES 

No provision has been made for the Harmonized Sales Tax. It is recommended that the owner make 
separate provision for HST in the project budget. 

 
3.9 SCHEDULE 

Pricing assumes a standard work schedule appropriate to the size and scope of this project. Premiums 
for off-hour work, working in an operational facility, accelerated schedule, etc., if applicable, are identified 
separately in the body of the estimate. 

 
3.10 CARBON QUANTIFICATION AND PRICING 

 The significance and understanding of carbon costs in construction is growing. These costs arise from 
two main sources: the ‘embodied’ carbon present in the materials and emitted during the construction 
activities, and the ‘operational’ carbon emissions resulting from the asset’s use over time. The unit rates 
in this estimate are inclusive of carbon taxes during construction where applicable. Evaluation of 
embodied carbon, operational carbon, and its costs is an additional service that can be provided on 
request. 

 
3.11 STATEMENT OF PROBABLE COSTS 

Hanscomb has no control over the cost of labour and materials, the contractor's method of determining 
prices, or competitive bidding and market conditions. This opinion of probable cost of construction is made 
on the basis of experience, qualifications and best judgment of the professional consultant familiar with 
the construction industry. Hanscomb cannot and does not guarantee that proposals, bids or actual 
construction costs will not vary from this or subsequent cost estimates. 
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3. COST CONSIDERATIONS 

 

3.12 ONGOING COST CONTROL 

Hanscomb recommends that the Owner and design team carefully review this document, including line 
item description, unit prices, clarifications, exclusions, inclusions and assumptions, contingencies, 
escalation, and mark-ups. If the project is over budget, or if there are unresolved budgeting issues, 
alternative systems/schemes should be evaluated before proceeding into the next design phase. 

It is recommended that a final updated estimate at the end of the design stage be produced by Hanscomb 
using Bid Documents to determine overall cost changes which may have occurred since the preparation 
of this estimate. The final updated estimate will address changes and additions to the documents, as well 
as addenda issued during the bidding process. Hanscomb cannot reconcile bid results to any estimate 
not produced from bid documents, including all addenda. 

This estimate does not constitute an offer to undertake the work, nor is any guarantee given that an offer 
to undertake the work at the estimate(s) price will subsequently be submitted by a construction contractor. 
Unless explicitly stated otherwise, it is assumed that competitive bids will be sought when tender 
documents have been completed. Any significant deviation between bids received and a pre-tender 
estimate prepared by Hanscomb from the same tender documents should be evaluated to establish the 
possible cause(s).   

3.13 CURRENT RISKS TO CONSTRUCTION ESCALATION: 

The construction market is relatively heated across the country. Because of the significant volume of 
activity, Hanscomb has observed that the normal number of general contractors and sub-trades bidding 
on projects has been reduced. Less competition during tendering often results in elevated project pricing. 
We expect this trend to continue for the following reasons: 

• The volume of work exceeds the capacity of available resources 

• An aging workforce contributes to pressure through the ever-increasing retirement of trade workers 

• All members within the construction community are actively looking for new personnel and are having 
trouble finding qualified candidates 

• Contractors are generally competing for the same tradespeople, offering higher than normal salaries 
and benefits, translating into higher costs 

• Global conflicts affecting the global commodity pricing and supply chain 
 

The above risks may be amplified under the following conditions: 

• Mega projects that are experiencing limited to no competition with fewer contractors and major 
subtrades capable of handling the work or acquiring appropriate bonding and insurance  

• Global events, including pandemics such as COVID-19, adverse weather events, etc. 

• Remote or less densely populated areas where materials and labour cannot be sourced locally and 
transportation, accommodation and incentives impact schedule and cost 
 

Where any of the above may be a factor, Hanscomb highly recommends conducting appropriate risk 
analyses, including market sounding. Hanscomb can assist; however, this level of risk assessment is 
outside the scope of this estimate.  

  



RUTH INCH MEMORIAL POOL .Report date       :  September 2024 

BUILDING CONDITION ASSESSMENT    
YELLOWKNIFE, NT  .Page  No. :    10 

 

 

  
 

 

 

 
 

O6244  CLASS D ESTIMATE  

  

4. GROSS FLOOR AREA 

The following areas have been measured in accordance with the Canadian Institute of Quantity 
Surveyors' Measurement of Buildings by Area and Volume. 

4.1 GROSS FLOOR AREA (GFA) 

 

Description Area (m2)

Floor area 1,319

Total GFA 1,319
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5. CONSTRUCTION COST ESTIMATE SUMMARY 

 
 
 

 

1. Optional pricing for Escalation 4 years: an increase of $268,000 
2. Optional pricing for Escalation 5 years: an increase of $544,800 

 

 

Description Quantity Rate Amount

A     Substructure 1,319 m2 25.02 $33,000

B     Shell 1,319 m2 152.99 $201,800

C     Interior 1,319 m2 32.07 $42,300

D     Services 1,319 m2 1,354.28 $1,786,300

E     Equipment and Furnishings 1,319 m2 0.00 $0

F     Other Building Construction 1,319 m2 338.06 $445,900

G     Building Sitework 1,319 m2 11.37 $15,000

Sub-total 1,319 m2 1,913.80 $2,524,300

General Requipments 26.0% $656,300

Overhead 5.0% $159,000

Profit 4.0% $133,600

Design & Pricing Allowance 15.0% $573,100

Escalation Allowance (3 years) 20.3% $891,900

Total Construction Cost 1,319 m2 3,743.90 $4,938,200

Construction Allowance 10.0% $347,300

Total including Construction Allowance 1,319 m2 4,007.20 $5,285,500
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6. UNDERSTANDING THE ELEMENTAL COST SUMMARY 

Cost information prepared and presented by Quantity Surveyors is often organized in a form referred to 
as the 'Elemental Cost Summary'. In this format, the more 'intuitive' building elements (e.g. foundations, 
exterior cladding, plumbing, etc.) are evaluated rather than materials or trades. Quantity Surveyors track 
this information consistently from project to project to benchmark not just the overall building unit rate but 
also rates and ratios for key elements. Below are some key features of the Elementary Cost Summary. 

 
By using this format consistently across all projects, Quantity Surveyors can compare projects and better 
understand why the 'roof covering' element may be more on this project if it's fulfilling the same function 
as a similar project.   

Note: The above sample is based on the CIQS Elemental format. The fundamental principles of reading 
the information are the same for summaries reported based on UNIFORMAT. 

Ratio to 
GFA 

             559.22     A32   Walls Above Grade         
0.693 

 Element 

 217.00 

 18.7 

    SAMPLE ELEMENTAL SUMMARY 

    A23   Roof Construction          
1.013 

Building components are summarized as 
elements ‘A2 Structure’ and then sub-
elements ‘A23 Roof Construction’. This 
allows review of Roof Construction costs 
whether it is steel, concrete or wood - 
something difficult with a trade summary. 

Ratio to GFA evaluates design efficiency 
and highlights outliers. It is arrived at by 
dividing the parametric quantity of a sub-
element (i.e. overall exterior wall area) by 
the building gross floor area (GFA). A ratio 
greater than 0.600 for ‘A32 Walls Above 
Grade’ is considered high and may be due 
to articulation, courtyard design or high 
floor to floor heights.  

The ‘Unit Rate’ is the blended rate of a sub-
element’s costs divided by its parametric 
quantity and allows a review of its 
reasonableness relative to benchmarks. A 
rate of $559/m2 indicates a good quality 
exterior wall cladding. 

The last column expresses the cost of each 
element as a percentage of total 
construction cost. At 18.7% of total 
construction costs, mechanical and 
electrical systems are considered basic. 

The ‘Rate per SF’ (m2) column converts 
costs for each element or sub-element to a 
$/SF (m2) of GFA for comparison to 
benchmark rates. A rate of $217/m2 
indicates basic electrical design.  

General Requirements & Fee cover 
General Contractor’s overheads (site set 
up, supervision, etc.) and contractor’s 
expenses.  Fee is not for Consultants. 

Allowances are critical for estimates. 
Design & pricing compensates for a lack of 
detail early in design; escalation considers 
changes to labour & material; construction 
allowance is for unforeseen conditions; 
and, cash allowances offer flexibility for 
items difficult to detail at bid. 
 

Unit Rate 

 

8.0% 
3.0% 

 

10.0% 
2.5% 
3.0% 

1 Sum 
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Appendix 
A - Detailed Elemental Estimate  



Project : Ruth Inch Memorial Pool Report date : 11 Sep 2024

: Building Condition Assessment Page No.

Location : Yellowknife, NT Bldg Type : 540

Owner : City of Yellowknife C.T. Index : 0.0

Consultant : Stantec Architecture Ltd. GFA : 1,319 m2

ELEMENTAL COST SUMMARY

Element %
Elemental Cost Elemental Amount

Quantity Unit rate Sub-Total Total

Ratio Rate per m2

to GFA Sub-Total Total

: A - 1

A SUBSTRUCTURE 1,319 m2 33,000 25.02 1.3

A10FOUNDATIONS 20,000 15.16 0.8

101 Standard Foundations 1.000 1,319 m2 15.00 20,000 15.16

102 Special Foundations 0 0.00

A20SUBGRADE ENCLOSURES 0 0.00 0.0

201 Walls for Subgrade Enclosures 0 0.00

A40SLABS-ON-GRADE 13,000 9.86 0.5

401 Standard Slabs-on-Grade 1.000 1,319 m2 10.00 13,000 9.86

402 Structural Slabs-on-Grade 0 0.00

403 Slab Trenches 0 0.00

404 Pits and Bases 0 0.00

409 S.O.G Supplementary Components 0 0.00

A60WATER AND GAS MITIGATION 0 0.00 0.0

601 Building Subdrainage 0 0.00

602 Off-Gassing Mitigation 0 0.00

A90SUBSTRUCTURE RELATED ACTIVITIES 0 0.00 0.0

901 Substructure Excavation 0 0.00

902 Construction Dewatering 0 0.00

903 Excavation Support 0 0.00

904 Soil Treatment 0 0.00

B SHELL 1,319 m2 201,800 152.99 8.0

B10SUPERSTRUCTURE 152,600 115.69 6.1

101 Floor Construction 1.000 1,319 m2 74.00 97,600 74.00

102 Roof Construction 1.000 1,319 m2 34.00 45,000 34.12

108 Stairs 0.000 1 Sum 10,000.00 10,000 7.58

B20EXTERIOR VERTICAL ENCLOSURES 44,200 33.51 1.8

201 Exterior Walls 0.000 1 Sum 35,400.00 35,400 26.84

202 Exterior Windows 0.000 1 Sum 0.00 0 0.00

205 Exterior Doors & Grilles 0.000 1 Sum 8,800.00 8,800 6.67

207 Exterior Louvers & Vents 0 0.00

208 Exterior Wall Appurtenances 0 0.00

209 Exterior Wall Specialties 0 0.00

B30EXTERIOR HORIZONTAL ENCLOSURES 5,000 3.79 0.2

301 Roofing 1.000 1,319 m2 4.00 5,000 3.79

302 Roof Appurtenances 0 0.00

304 Traffic Bearing Horz. Enclosure 0 0.00

306 Horizontal Openings 0 0.00

308 Overhead Exterior Enclosures 0 0.00

C INTERIORS 1,319 m2 42,300 32.07 1.7

C10INTERIOR CONSTRUCTION 15,500 11.75 0.6

101 Interior Partitions 0.000 1 Sum 15,500.00 15,500 11.75

102 Interior Windows 0.000 1 Sum 0.00 0 0.00

103 Interior Doors 0.000 1 Sum 0.00 0 0.00

104 Interior Grilles and Gates 0 0.00

106 Raised Floor Construction 0 0.00

107 Suspended Ceiling Construction 0 0.00

109 Interior Specialties 0.000 1 Sum 0.00 0 0.00

C20INTERIOR FINISHES 26,800 20.32 1.1

201 Wall Finishes 0 0.00

202 Interior Fabrications 0 0.00

203 Flooring 1.000 1,319 m2 0.00 0 0.00

204 Stair Finishes 0.000 1 Sum 4,000.00 4,000 3.03

205 Ceiling Finishes 1.000 1,319 m2 17.00 22,800 17.29

209 Interior Finishes Schedules 0 0.00

D SERVICES 1,319 m2 1,786,300 1,354.28 70.8

D10CONVEYING 0 0.00 0.0

101 Vertical Conveing Systems 0 0.00

103 Horizontal Conveying 0 0.00

105 Material Handling 0 0.00

108 Operable Access Systems 0 0.00

CLASS 'D' ESTIMATEO6244 -21



Project : Ruth Inch Memorial Pool Report date : 11 Sep 2024

: Building Condition Assessment Page No.

Location : Yellowknife, NT Bldg Type : 540

Owner : City of Yellowknife C.T. Index : 0.0

Consultant : Stantec Architecture Ltd. GFA : 1,319 m2

ELEMENTAL COST SUMMARY

Element %
Elemental Cost Elemental Amount

Quantity Unit rate Sub-Total Total

Ratio Rate per m2

to GFA Sub-Total Total

: A - 2

D20PLUMBING 103,200 78.24 4.1

201 Domestic Water Distribution 1.000 1,319 m2 50.00 65,700 49.81

202 Sanitary Drainage 1.000 1,319 m2 13.00 17,500 13.27

203 Building Support Plumbing Syst.1.000 1,319 m2 0.00 0 0.00

205 General Service Compressed-Air1.000 1,319 m2 0.00 0 0.00

206 Process Support Plumbing System0.000 1 Sum 20,000.00 20,000 15.16

D30HVAC SYSTEMS 408,200 309.48 16.2

301 Facility Fuel Systems 1.000 1,319 m2 60.00 79,000 59.89

302 Heating Systems 1.000 1,319 m2 189.00 249,300 189.01

303 Cooling Systems 1.000 1,319 m2 0.00 0 0.00

305 Facility HVAC Distribution Syst1.000 1,319 m2 22.00 29,200 22.14

306 Ventilation 1.000 1,319 m2 38.00 50,700 38.44

307 Special Purpose HVAC Systems1.000 1,319 m2 0.00 0 0.00

D40FIRE PROTECTION 119,900 90.90 4.8

401 Fire Suppression 1.000 1,319 m2 80.00 105,500 79.98

403 Fire Protection Specialties 1.000 1,319 m2 11.00 14,400 10.92

D50ELECTRICAL 852,900 646.63 33.8

501 Facility Power Generation 0 0.00

502 Elect. Service & Distribution 1.000 1,319 m2 285.00 376,000 285.06

503 General Purpose Elect. Power 1.000 1,319 m2 92.00 121,900 92.42

504 Lighting 1.000 1,319 m2 269.00 355,000 269.14

508 Miscellaneous Electrical System1.000 1,319 m2 0.00 0 0.00

D60COMMUNICATIONS 79,100 59.97 3.1

601 Data Communications 1.000 1,319 m2 60.00 79,100 59.97

602 Voice Communications 0 0.00

603 Audio-Video Communication 0 0.00

606 Distributed Comms. & Monitoring 0 0.00

609 Comms. Supplementary Components 0 0.00

D70ELECTRONIC SAFETY & SECURITY 173,000 131.16 6.9

701 Access Cont. & Intrusion Detect1.000 1,319 m2 40.00 52,800 40.03

703 Electronic Surveillance 1.000 1,319 m2 23.00 30,000 22.74

705 Detection and Alarm 1.000 1,319 m2 50.00 66,000 50.04

707 Electronic Monitoring & Control 0 0.00

709 Elect. Safety & Security CPNT 1.000 1,319 m2 18.00 24,200 18.35

D80 INTEGRATED AUTOMATION 50,000 37.91 2.0

105 Integrated Automation Facilitys1.000 1,319 m2 0.00 0 0.00

801 Integrated Automation Controls1.000 1,319 m2 38.00 50,000 37.91

E EQUIPMENT AND FURNISHINGS 1,319 m2 0 0.00 0.0

E10 EQUIPMENT 0 0.00 0.0

101 Vehicle & Pedestrian Equipment 0 0.00

103 Commercial Equipment 0 0.00

104 Institutional Equipment 0 0.00

106 Residential Equipment 0 0.00

107 Entertainment & Recreational 0 0.00

109 Other Equipment 0 0.00

E20 FURNISHINGS 0 0.00 0.0

201 Fixed Furnishings 1.000 1,319 m2 0.00 0 0.00

205 Movable Furnishings 0 0.00

F OTHER BUILDING CONSTRUCTION 1,319 m2 445,900 338.06 17.7

F10 SPECIAL CONSTRUCTION 35,000 26.54 1.4

101 Integrated Construction 0 0.00

102 Special Structures 1.000 1,319 m2 27.00 35,000 26.54

103 Special Function Construction 0 0.00

105 Special Facility Components 0.000 1 Sum 0.00 0 0.00

106 Athletic & Rec. Special Constr. 0 0.00

108 Special Instrumentation 0 0.00

F20 FACILITY REMEDIATION 329,800 250.04 13.1

201 Hazardous Materials Remediation1.000 1,319 m2 250.00 329,800 250.04

F30 DEMOLITION 81,100 61.49 3.2

301 Structure Demolition 0 0.00

303 Selective Demolition 1.000 1,319 m2 61.00 81,100 61.49

305 Structure Moving 0 0.00

CLASS 'D' ESTIMATEO6244 -21



Project : Ruth Inch Memorial Pool Report date : 11 Sep 2024

: Building Condition Assessment Page No.

Location : Yellowknife, NT Bldg Type : 540

Owner : City of Yellowknife C.T. Index : 0.0

Consultant : Stantec Architecture Ltd. GFA : 1,319 m2

ELEMENTAL COST SUMMARY

Element %
Elemental Cost Elemental Amount

Quantity Unit rate Sub-Total Total

Ratio Rate per m2

to GFA Sub-Total Total

: A - 3

NET BUILDING COST - EXCLUDING SITE $ 2,509,300 1,902.43 99.4

G BUILDING SITEWORK 15,000 11.37 0.6

G10SITE PREPARATION 15,000 11.37 0.6

101 Site Clearing 0.000 1 Sum 15,000.00 15,000 11.37

102 Site Elements Demolition 0 0.00

103 Site Element Relocations 0 0.00

105 Site Remediation 0 0.00

107 Site Earthwork 0 0.00

G20SITE IMPROVEMENTS 0 0.00 0.0

201 Roadways 0 0.00

202 Parking Lots 0 0.00

203 Pedestrian Plazas & Walkways 0 0.00

204 Airfields 0 0.00

205 Ath., Recreational, & Playfield 0 0.00

206 Site Development 0 0.00

208 Landscaping 0 0.00

G30LIQUID & GAS SITE UTILITIES 0 0.00 0.0

301 Water Utilities 0 0.00

302 Sanitary Sewerage Utilities 0 0.00

303 Storm Drainage Utilities 0 0.00

305 Site Energy Distribution 0 0.00

306 Site Fuel Distribution 0 0.00

309 Liquid & Gas Site Util. Cmpt. 0 0.00

G40ELECTRICAL SITE IMPROVEMENTS 0 0.00 0.0

401 Site Electric Distribution Syst 0 0.00

405 Site Lighting 0 0.00

G50SITE COMMUNICATIONS 0 0.00 0.0

501 Site Communications System 0 0.00

G90MISCELLANEOUS SITE CONSTRUCTION 0 0.00 0.0

901 Tunnels 0 0.00

NET BUILDING COST in September 2024 Dollar values $ 2,524,300 $ 1,913.80 100.0

NET BUILDING COST - INCLUDING SITE $ 2,524,300 1,913.80 100.0

Z10 GENERAL REQUIREMENTS 656,300 497.57

101 Price and Payment Procedures 0.0 % 0 0.00

102 Administrative Requirments 26.0 % 656,300 497.57

104 Quality Requirements 0.0 % 0 0.00

105 Freight & Accommodation 0.0 % 0 0.00

106 Product Requirements 0.0 % 0 0.00

107 Execution &Closeout Requirement 0.0 % 0 0.00

109 Life Cycle Activities 0.0 % 0 0.00

Z70 TAXES, PERMITS, INSUR. & BONDS 0 0.00

701 Taxes 0.0 % 0 0.00

703 License Fees 0.0 % 0 0.00

705 Permit Costs 0.0 % 0 0.00

707 Bond Fees 0.0 % 0 0.00

Z90 FEES AND CONTINGENCIES 2,104,900 1,595.83

901 Overhead 5.0 % 159,000 120.55

903 Profit 4.0 % 133,600 101.29

905 Construction Contingencies 10.0 % 347,300 263.31

906 Design Contingency 15.0 % 573,100 434.50

907 Escalation Contingency 20.3 % 891,900 676.19

909 Financing Costs 0.0 % 0 0.00

TOTAL CONSTRUCTION ESTIMATE $ 5,285,500 $ 4,007.20
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Yellowknife, NT Page No.

Quantity Unit rate Amount

CLASS 'D' ESTIMATEO6244 -21

: A - 4

A10 FOUNDATIONS

101 Standard Foundations

1 All visible foundation elements

bearing on the bedrock appeared to be

in very good condition with no signs

of failure or damage, no work required nil

2 All visible columns supporting the

main floor slab appeared to be in good

condition, no work required nil

3 Strip of existing paint/finish on

exterior steel columns supporting the

rear deck and refinish with a polymer

or epoxy-based coating 1 sum 20,000.00 20,000

A10 101 Standard Foundations 1,319 m2 15.16TOTAL : $ 20,000
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Quantity Unit rate Amount
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: A - 5

A40 SLABS-ON-GRADE

401 Standard Slabs-on-Grade

1 Allowance for filling large cracks on

slab-on-grade floors with a

cement-polymer grout patch/filler

product 1 sum 12,000.00 12,000

2 Allowance for concrete pad outside

exterior door from Corridor B08 1 sum 1,000.00 1,000

A40 401 Standard Slabs-on-Grade 1,319 m2 9.86TOTAL : $ 13,000
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Quantity Unit rate Amount

CLASS 'D' ESTIMATEO6244 -21

: A - 6

B10 SUPERSTRUCTURE

101 Floor Construction

1 Allowance for new exterior metal deck

composite with concrete topping c/w

structural support 122 m2 800.00 97,600

- Composite floor construction c/w

concrete topping, structural steel

beams, columns, metal deck, etc. 122 m2 800.00 97,600

2 The main floor structure, incl.

supporting columns, appeared to be in

good condition. The floor slab and

beams show no signs of distress or

failure with no significant cracking

or spalling, no work required nil

3 Slab on grade floor appears to be in

good condition. Underside of main

floor also appears to be in good

condition, no work required nil

B10 101 Floor Construction 1,319 m2 74.00TOTAL : $ 97,600

102 Roof Construction

1 Allowance for clean staining on a few

of the glulam members and refinish,

included below nil

2 The metal clad portions of the roof

seems in good condition, assumed no

work required nil

3 Surface sanding and refinishing of

exposed glulam members (beams,

purlins, and columns) and wood decking

to remove water/condensation staining,

allowed for 408m2 1 sum 45,000.00 45,000

B10 102 Roof Construction 1,319 m2 34.12TOTAL : $ 45,000
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Quantity Unit rate Amount

CLASS 'D' ESTIMATEO6244 -21

: A - 7

B10 SUPERSTRUCTURE

108 Stairs

1 Installation of slip-resistant nosings

to the exterior stair 1 sum 5,000.00 5,000

2 Strip paint on guardrails, handrails

and balustrades down to bare metal and

refinish 1 sum 3,000.00 3,000

3 Allowance for directional signage 1 sum 2,000.00 2,000

B10 108 Stairs 1 Sum 10,000.00TOTAL : $ 10,000
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Quantity Unit rate Amount
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: A - 8

B20 EXTERIOR VERTICAL ENCLOSURES

201 Exterior Walls

1 Exterior metal cladding appears to be

in very good condition, no work

required nil

2 Replace corner trims 1 sum 5,000.00 5,000

3 Replace the deteriorated areas of

stucco system with metal cladding

system matching the remainder of the

building, assumed 25% of the stucco of

136m2) 34 m2 600.00 20,400

4 Allowance for repairs and patching at

mechanical and electrical replacements

and new equipment 1 sum 10,000.00 10,000

B20 201 Exterior Walls 1 Sum 35,400.00TOTAL : $ 35,400

202 Exterior Windows

1 Clear anodized aluminum thermally

broken storefront frames with double

glazed sealed window units at main

floor and clerestory windows, assumed

no work required nil

2 Windows in the Solarium with an offset

additional clear anodized aluminum

storefront frames with single glazing

and vented metal grille transom at

base, assumed no work required nil

B20 202 Exterior Windows 1 Sum 0.00TOTAL : $ 0

205 Exterior Doors & Grilles

Carried Forward : 0
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: A - 9

B20 EXTERIOR VERTICAL ENCLOSURES

205 Exterior Doors & Grilles (Continued) Brought Forward : 0

1 Main Entry, Solarium Northeast Exit

doors, clear anodized aluminum

thermally broken storeront frames with

double glazed sealed units, assumed no

work required nil

2 Refurbish exterior steel door frames

(sand blasting, prime and repaint) and

replace door hardware, in particular,

corroded hinges and locksets,

weatherstripping, thresholds, o/h

closers/hold open devices, and

kickplates 4 no. 2,200.00 8,800

B20 205 Exterior Doors & Grilles 1 Sum 8,800.00TOTAL : $ 8,800
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B30 EXTERIOR HORIZONTAL ENCLOSURES

301 Roofing

1 The metal clad portions of the roof

seems in good condition, assumed no

work required nil

2 Allowance for refinish the paint

peeling entrance canopy, allowed for

35m2 1 sum 5,000.00 5,000

B30 301 Roofing 1,319 m2 3.79TOTAL : $ 5,000
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C10 INTERIOR CONSTRUCTION

101 Interior Partitions

1 Gypsum board, CMU and tempered glazed

interior walls, assumed no work

required nil

2 Allowance for removal of the bottom

200-300mm portion of the plywood panel

backboard in electrical room 1 sum 500.00 500

3 Allowance for repairs and patching at

mechanical and electrical replacements

and new equipment 1 sum 15,000.00 15,000

C10 101 Interior Partitions 1 Sum 15,500.00TOTAL : $ 15,500

102 Interior Windows

1 Interior windows all appear to be in

good condition, assumed no work

required nil

C10 102 Interior Windows 1 Sum 0.00TOTAL : $ 0

103 Interior Doors

1 Interior vestibule doors of clear

anodized aluminum storefront with

single temp. glazing and interior

service doors of painted hollow metal

in pressed steel frames, assumed no

work required nil

C10 103 Interior Doors 1 Sum 0.00TOTAL : $ 0
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C10 INTERIOR CONSTRUCTION

109 Interior Specialties

1 Interior railings and handrails of

painted steel and polished stainless

steel in the aquatic areas (Pool & Hot

Tub) seem in good condition, assumed

no work required nil

C10 109 Interior Specialties 1 Sum 0.00TOTAL : $ 0
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C20 INTERIOR FINISHES

203 Flooring

1 Basement floor, painted cast-in-place

conc. slab on grade/bedrock throughout

with the exception of the crawlspace

area which are of sand and exposed

bedrock, assumed no work required nil

2 Main floor, suspended cast-in-place

concrete slab finished with ceramic

tile throughout with the exception of

Storage Rm 127 and Chlorine Rm 128

which are painted, assumed no work

required nil

C20 203 Flooring 1,319 m2 0.00TOTAL : $ 0

204 Stair Finishes

1 Painted, non-slip stairs and handrail

seem in good condition, assumed no

work required except for below nil

2 Apply high visibility contracting

slip-resistant nosings to treads in

Stairwell B01-125 1 sum 4,000.00 4,000

C20 204 Stair Finishes 1 Sum 4,000.00TOTAL : $ 4,000

205 Ceiling Finishes

1 Replace water damaged acoustic ceiling

tiles with new if Pool Office - Staff

Rm B12 is to be maintained, allow 28 m2 100.00 2,800

2 Exposed concrete ceiling, assumed no

work required nil

3 Painted gypsum board ceiling, assumed

no work required nil

Carried Forward : 2,800
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C20 INTERIOR FINISHES

205 Ceiling Finishes (Continued) Brought Forward : 2,800

4 Exposed glulam/wood decking

refinishing, measured elsewhere nil

5 It is assumed the ceiling systems will

be demolished during renovations of

the facility for future use as a

Public Library note

6 Allowance for repairs and patching at

mechanical and electrical replacements

and new equipment including new

sprinkler system to Library 1 sum 20,000.00 20,000

C20 205 Ceiling Finishes 1,319 m2 17.29TOTAL : $ 22,800
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D20 PLUMBING

201 Domestic Water Distribution

1 Allow for remove ex. indirect water

heaters & install new direct fired

water heaters to meet new building

usage 4 no. 9,500.00 38,000

2 Allow for replace ex. expansion tank 1 no. 2,200.00 2,200

3 Allow for repair ex. DCW recirc. pumps 2 no. 1,000.00 2,000

4 Allow for replace ex. DHW recirc. pump 1 no. 2,000.00 2,000

5 Allow for DCW/DHW pipe assesment,

repair pipe hangers & corroded piping

as necessary 1 sum 11,000.00 11,000

6 Allow for remove tempered water system

c/w control cabinets, piping etc. 1 sum 4,000.00 4,000

7 Allow to install new mixing valves at

all fixtures for new occupancy 1 sum 6,500.00 6,500

D20 201 Domestic Water Distribution 1,319 m2 49.81TOTAL : $ 65,700

202 Sanitary Drainage

1 Allow for repair ex. sumps in

mechanical room & crawlspace 1 sum 9,500.00 9,500

2 Allow to perform sanitary drainage

assesment c/w hydrostatic tests 1 sum 4,000.00 4,000

3 Allow for removing all drain piping

serve to ex. pool 1 sum 4,000.00 4,000

D20 202 Sanitary Drainage 1,319 m2 13.27TOTAL : $ 17,500
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D20 PLUMBING

206 Process Support Plumbing System

1 Allow for removing all pool process

equipment 1 sum 20,000.00 20,000

D20 206 Process Support Plumbing System 1 Sum 20,000.00TOTAL : $ 20,000
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D30 HVAC SYSTEMS

301 Facility Fuel Systems

1 Allow for replace fuel piping 1 sum 10,500.00 10,500

2 Allow for install new fuel filter to

old Generator Fuel System c/w replace

fuel piping 1 sum 11,600.00 11,600

3 Repair allowance for new Generator

Fuel System 1 sum 3,500.00 3,500

4 Remove ex. outdoor fuel tank & replace

new underground tank 11,000L 1 no. 42,900.00 42,900

5 Remove & replace Levelometer 1 no. 3,000.00 3,000

6 Allow for install new overflow

protection to indoor fuel tank 1 no. 3,500.00 3,500

7 Testing, Balancing & commissioning 1 sum 4,000.00 4,000

D30 301 Facility Fuel Systems 1,319 m2 59.89TOTAL : $ 79,000

302 Heating Systems

1 Remove ex. boilers & replace with

smaller capacity boilers 2 no. 80,000.00 160,000

2 Allow for modify ex. exhaust chimneys

& connect to new boilers 1 sum 5,000.00 5,000

3 Remove ex. heating water recirc. pumps

& replace with new ECM pumps 2 no. 10,000.00 20,000

4 Remove ex. expansion tank & replace

with new 1 no. 4,800.00 4,800

5 Remove ex. unit heaters & replace with

new 5 no. 5,400.00 27,000

6 Remove ex. heating coils & replace

with new 5 no. 2,500.00 12,500

Carried Forward : 229,300
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D30 HVAC SYSTEMS

302 Heating Systems (Continued) Brought Forward : 229,300

7 Allow for repair ex. heating coil

recirc. pumps 2 no. 3,000.00 6,000

8 Allow for repair ex. glycol/water make

up pump & storage tank 1 no. 4,000.00 4,000

9 Testing, Balancing & commissioning 1 sum 10,000.00 10,000

D30 302 Heating Systems 1,319 m2 189.01TOTAL : $ 249,300

305 Facility HVAC Distribution Syst

1 Allow for assesment of ex. AHU-1,

install new DX cooling coil &

condensing unit to serve AHU-1 1 sum 28,000.00 28,000

2 Allow for assesment of ex. AHU-2 1 sum 1,200.00 1,200

D30 305 Facility HVAC Distribution Syst 1,319 m2 22.14TOTAL : $ 29,200

306 Ventilation

1 Allow for inspect ex. SA ducts, add

new ducts to suit new building usage -

as Library 1 sum 8,000.00 8,000

2 Allow for repair ex. RA/EA ductworks 1 sum 9,000.00 9,000

3 Allow for remove/replace OA ductwork

as necessary 1 sum 20,000.00 20,000

4 Remove & replace ex. EFs - total of

4no. 1 sum 10,000.00 10,000

5 Remove ex. EFs - total of 2no. 1 sum 1,200.00 1,200

6 Testing, Balancing & commissioning 1 sum 2,500.00 2,500

D30 306 Ventilation 1,319 m2 38.44TOTAL : $ 50,700
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D40 FIRE PROTECTION

401 Fire Suppression

1 Allow for new sprinkler system to suit

new building usage - as Library 1,319 m2 80.00 105,500

D40 401 Fire Suppression 1,319 m2 79.98TOTAL : $ 105,500

403 Fire Protection Specialties

1 Allow for repair ex. fire

extinguishers 1 sum 1,600.00 1,600

2 Allow for fire damper inspection,

replace if required 1 sum 12,800.00 12,800

D40 403 Fire Protection Specialties 1,319 m2 10.92TOTAL : $ 14,400
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D50 ELECTRICAL

502 Elect. Service & Distribution

1 Upgrades to ex. service & distribution 1,319 m2 160.00 211,000

2 Replace/upgrade ex. 20kW emergency

generator with higher capacity one 1 sum 100,000.00 100,000

3 Electrical misc. 1 sum 40,000.00 40,000

- Testing & commissioning 1 sum 10,000.00 10,000

- Permits, fees & inspection 1 sum 3,000.00 3,000

- Drawings & manauals 1 sum 3,000.00 3,000

- Coordination 1 sum 4,000.00 4,000

- Unforeseeable site conditions 1 sum 5,000.00 5,000

- Mobilization 1 sum 15,000.00 15,000

4 Allowance for demolition - service &

distribution 1 sum 25,000.00 25,000

5 Upgrades to ex. U/G Utility services,

assumed not required nil.

D50 502 Elect. Service & Distribution 1,319 m2 285.06TOTAL : $ 376,000

503 General Purpose Elect. Power

1 Power outlets, devices & connections 1,319 m2 75.00 98,900

2 Connections to mechanical equipment 1 sum 15,000.00 15,000

3 Allowance for demolition 1 sum 8,000.00 8,000

D50 503 General Purpose Elect. Power 1,319 m2 92.42TOTAL : $ 121,900

504 Lighting

1 Supply, install & wire new LED light

fixtures 1,319 m2 200.00 263,800

2 Upgrade ex. exit & emergency lighting 1 sum 25,000.00 25,000

3 New lighting controls 1,319 m2 35.00 46,200

Carried Forward : 335,000
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D50 ELECTRICAL

504 Lighting (Continued) Brought Forward : 335,000

4 Allowance for demolition - lighting &

lighting controls 1 sum 20,000.00 20,000

D50 504 Lighting 1,319 m2 269.14TOTAL : $ 355,000
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D60 COMMUNICATIONS

601 Data Communications

1 Allowance for upgrades to ex.

communication system 1,319 m2 60.00 79,100

D60 601 Data Communications 1,319 m2 59.97TOTAL : $ 79,100
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D70 ELECTRONIC SAFETY & SECURITY

701 Access Cont. & Intrusion Detect

1 Allowance for new access control

system - conduits & boxes only 1,319 m2 40.00 52,800

D70 701 Access Cont. & Intrusion Detect 1,319 m2 40.03TOTAL : $ 52,800

703 Electronic Surveillance

1 Security system - CCTV system - empty

conduits & boxes only 1 sum 30,000.00 30,000

D70 703 Electronic Surveillance 1,319 m2 22.74TOTAL : $ 30,000

705 Detection and Alarm

1 Fire alarm system - upgrades to ex.

devices 1,319 m2 50.00 66,000

D70 705 Detection and Alarm 1,319 m2 50.04TOTAL : $ 66,000

709 Elect. Safety & Security CPNT

1 Any other systems 1 sum 10,000.00 10,000

2 Allowance for demolition - systems 1 sum 14,220.00 14,200

D70 709 Elect. Safety & Security CPNT 1,319 m2 18.35TOTAL : $ 24,200
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D80 INTEGRATED AUTOMATION

801 Integrated Automation Controls

1 DDC controls of HVAC Systems 1 sum 50,000.00 50,000

- Boilers - remove ex. controls from ex.

boiler & install new controls to new

boilers 2 no. 6,000.00 12,000

- Remove & reconnect ex. Controls to

recirc. pumps 4 no. 2,000.00 8,000

- Remove & reconnect ex. Controls to unit

heaters, heating coils 10 no. 1,500.00 15,000

- Miscellaneous control work 1 sum 5,000.00 5,000

- Modifications to ex. Front end, software

etc. 1 sum 10,000.00 10,000

D80 801 Integrated Automation Controls 1,319 m2 37.91TOTAL : $ 50,000
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F10 SPECIAL CONSTRUCTION

102 Special Structures

1 Allowance for remove any loose

concrete and scape down to solid

material at the locations of spalling

concrete at pool tank 1 sum 20,000.00 20,000

2 Clean all corroded/exposed

reinforcement and and then patch the

wall with a cement-polymer/epoxy grout

patch/filler product 1 sum 15,000.00 15,000

F10 102 Special Structures 1,319 m2 26.54TOTAL : $ 35,000

105 Special Facility Components

1 Room #126 would no longer function as

a steam room and be demolished and

renovated for future use should the

building occupancy be changed to

Public Library or other Occupancy

Classification note

2 No discussion on the pool as it would

be either filled in or structural

framed floor system constructed, and

the space renovated for alterative

future use should the building occ. be

changed to Public Lib. or other O/C note

3 No discussion on the hot tub as it

would be demolished and the space

renovated for alternative future use

should the building be changed to

Public Lib. or other Occupancy

Classification note

F10 105 Special Facility Components 1 Sum 0.00TOTAL : $ 0
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F20 FACILITY REMEDIATION

201 Hazardous Materials Remediation

1 Allowance for hazardous material

removal 1,319 m2 250.00 329,800

F20 201 Hazardous Materials Remediation 1,319 m2 250.04TOTAL : $ 329,800
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F30 DEMOLITION

303 Selective Demolition

1 Allowance for demolish existing rear

composite deck c/w structural steel

support 122 m2 50.00 6,100

2 Selective demolition of exterior wall

to roof assembly to ascertain where

snow melt/rain run-off is infiltrating

the assemblies and repair to match

existing 1 sum 10,000.00 10,000

3 Remove ceramic tile flooring

throughout and resurface, no new floor

finishes allowed 1,300 m2 50.00 65,000

F30 303 Selective Demolition 1,319 m2 61.49TOTAL : $ 81,100
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G10 SITE PREPARATION

101 Site Clearing

1 Allowance for removal of rock outcrop 1 sum 15,000.00 15,000

G10 101 Site Clearing 1 Sum 15,000.00TOTAL : $ 15,000
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