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1 INTRODUCTION

The museum occupies a key position on Victoria’s Inner Harbour. This location plays a critical part in 
Victoria’s history as a capital city, and its infrastructure development.

In October 2019, after reviewing the Royal BC Museum’s proposed master program and two-site service 
delivery model, Treasury Board directed the Project Team (through the then Ministry of Tourism, Arts and 
Culture (TAC) to present a plan “for generating revenues to offset the Province’s investment in the 
museum’s redevelopment. This concept plan must explore opportunities to maximize the use of the 
available site on the downtown property for commercial business activities.” 

TAC submitted a full business case for the Museum Project and Collections and Research Building (CRB) 
Project in July 2020. Treasury Board approved proceeding with the CRB Project but directed additional 
work on the Museum Project including not approving the Design-Build-Finance-Maintain (DBFM) 
procurement model and directing the Project Team to “continue to assess the feasibility of commercial 
opportunities within the business case.” Without the DBFM model, the ability to have third-party capital to 
support the development of commercial opportunities is no longer available. 

The commercial opportunities presented in this submission consider opportunities outside of the 
functional program and Royal BC Museum’s mandate and normal business activities. To implement, the 
Royal BC Museum would become the landlord for these commercial spaces, assuming the risk of finding 
suitable tenants, or managing the leases. Key considerations for this implementation method are:

Required capital funding would be provided by the Province;
The Royal BC Museum would take advantage of the potential associated benefits; and
The Royal BC Museum would receive additional operating funding to assume and manage the 
risk and responsibilities of being the landlord (e.g., rezoning, market conditions) as well as 
interface risk with the commercial opportunities.

2 COMMERCIAL OPPORTUNITIES BACKGROUND  

For the 2020 Business Case, the Project Team investigated the following commercial opportunities: 
1) an office tower, 2) a hotel, 3) a restaurant, and 4) selling a portion of the property for separate 
development. The land disposition option was assessed as the weakest opportunity and was not 
recommended to be explored further. 

The 2020 Business Case included the three remaining potential commercial opportunities within the 
scope of the DBFM contract, where a private partner would incorporate the commercial opportunities and 
fronting the required capital investment and assuming the development and landlord risk. The inclusion of
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a larger-scale commercial venture – an office tower and hotel – was in direct response to the direction to 
maximize use of available space while aligning with a potential for financing from a private partner.
Attachment A provides the original commercial opportunity analysis.

For this Business Case, the Project Team no longer considers the office tower and hotel feasible as there 
is no private financing being considered with the Museum Project. The magnitude of the capital cost is
high (originally estimated in early 2020 at $60 million and $43 million respectively), the market demand is 
uncertain given the impacts of COVID-19, and the Royal BC Museum would assume all the risk and 
responsibility as the developer and landlord. Further, preliminary analysis for the 2020 Business Case 
showed that revenues would not be significantly higher than amortization, suggesting minimal net 
revenue support for the Royal BC Museum. 

2.1 INHERENT COMMERCIAL OPPORTUNITIES

The Museum program for the updated Business Case includes the following Royal BC Museum-led 
commercial space components that will be revenue generating:

Multi-purpose/event space/venue rentals with a kitchen for catering;
Retail space (e.g., giftshop);
IMAX Victoria and supporting concession;
Café; 
Minor retail opportunities through the Indigenous Artists’ Coop; and,  

 Underground pay parking.

In addition to planned commercial opportunities that are inherent to the functional program and zoning 
requirements, the Royal BC Museum currently has revenue generation from the film industry, licensing, 
and learning programs. These revenue sources will continue with the new Museum and the Royal BC 
Museum will be working to expand these offerings where possible (e.g., the learning programs will be 
expanded through new IM/IT infrastructure). 

These opportunities complement the Royal BC Museum’s operations of the Museum. The space for each 
of these opportunities is reflected in the current functional program approved by both the Royal BC 
Museum Board and the Project Executive Board and are integrated into the current indicative design.

2.2 COMPLEMENTARY COMMERCIAL OPPORTUNITIES

In addition to the Royal BC Museum-led commercial opportunities, the Project Team has assessed the 
feasibility of including space for a restaurant and/or retail space for third-party operators that complement 
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the Royal BC Museum’s mandate (e.g., a visitor information centre or space for tourism operators). Each 
opportunity is described and assessed in greater detail in the next section.

3 COMMERCIAL OPPORTUNITIES ASSESSMENT

The following assessment is focused on the restaurant and retail opportunities. It includes high-level 
information on both the qualitative and quantitative (financial) considerations. The financial considerations 
are in the context of the Decision Letter directive to identify commercial opportunities that provide net 
revenue for the Royal BC Museum to help offset other operating costs and lower the ongoing Provincial 
investment. 

3.1 RESTAURANT

3.1.1 Description 

The first commercial opportunity is the development of a full-service restaurant on the site, in addition to 
the café included in the functional program. Devencore, the Project Team’s commercial real estate 
advisor, provided high-level market research to inform the Business Case; refer to Attachment B for more 
details.

Devencore recommended a restaurant space of between 3,000 to 4,000 gross square feet (ft2) with patio 
space ranging from 700 to 1,500 ft2. This is consistent with the upper range of restaurant sizes throughout
downtown Victoria and is likely to provide the greatest breadth of potential operators. 

The Project Team has assumed a restaurant shell of 4,000 ft2 with 1,000 ft2 of patio space (30% 
covered). The net size, for the purposes of calculating the lease revenue, is assumed at 3,175 ft2. 

HDR, the Project Team’s facility consultant, provided a high-level concept in relation to the indicative 
design that located the restaurant on the East Pavilion roof top, utilizing existing elevator access points. In 
addition to the restaurant shell space and patio, 1,550 ft2 is required across the parkade, first and second 
floors to support main floor entry, stairs and service corridor; grease trap in the parkade; additional 
elevator stop; and mechanical room to support an air handling unit suitable for a commercial kitchen. The 
concept diagram is provided in Attachment C. 

The restaurant option assumes the Royal BC Museum would build the shell of the restaurant as part of
the base building contract and require the future tenant to complete the desired tenant improvements. the 
Royal BC Museum would run a competitive procurement to select a restaurant operator to ensure that the 
restaurant aligns with their programming and mandate. For example, the Royal BC Museum may require 
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2 Tenant allowance (TA) is a one-time incentive payment by the landlord that assists the tenant in building or finishing the 
store premises.
3 GROC is ratio between gross rent paid to total revenue. For most restaurants, a ‘healthy’ GROC is between 8 – 10%. 
This percentage range is necessary in order to pay other restaurant overhead costs including food, labour, marketing, etc.











September 17th, 2021

Jason French, 
Project Director
Infrastructure BC
3rd Floor, 707 Fort Street
Victoria, BC

Dear Jason,

RE: Retail and Restaurant Leasing Opportunities within the RBCM Project

Devencore/CDNGlobal was asked to give its opinion on the retail and restaurant leasing opportunities 
for the new Royal BC Museum building in the Victoria harbour. Our formalized responses are below:

We were asked to comment on the following aspects of the retail opportunities:

- Retail opportunity
o Confirm demand vs space requirement
o Optimum rate

The retail market in Victoria has been challenged by the covid-19 pandemic with borders closed and no 
international tourists to patron restaurants and businesses. The silver lining was that BC residents, and 
particularly Lower Mainland residents, took the opportunity to travel within BC including Victoria, 
instead of travelling abroad. This provided some level of relief to businesses effected by the downturn. 
Overall, vacancy rates for Downtown Street Front retail have increased from about 3% pre-pandemic, to 
around 6%. We expect the retail market to rebound over the next 12-24 months, post pandemic, as 
travel restrictions are lifted and business gets back to pre-pandemic levels - well before the projected 
delivery of the new Royal BC Museum building.

The highest demand for well located street front retail is for small high traffic commercial retail units 
(CRUs). Due to the high rental rates for this type of space, businesses typically only lease space for their 
most customer interactive functions and lease space in less expensive areas for administrative and less 
customer facing business. For this reason we recommend designing high traffic retail with up to eight 
retail units to be leased in 750-1,000 sq ft segments, which may be leased together for larger contiguous 
spaces. There will be interest from retail operators along with the arts sector for gallery space or cultural 
events, however, it is important for the RBCM to ensure these uses do not compete with their own 
operations. Any potential tenancies should be curated in a manner that complements the RBCM’s core 
business. Basic rental rates for this type of space typically range between $30.00 - $40.00 per square 
foot, net of operating costs and taxes.  

We were asked to comment on the following aspects of the restaurant opportunities:

- Restaurant opportunity
o Confirm existing restaurant lease premises and patio size



o Opportunity for roof top restaurant paired with casual (e.g. BC Wine or casual food) on 
the ground floor 

o Lease rate (core & shell by RBCM – TI by tenants)  
 
The data we have from comparable restaurant leases, attached, 7,000 square feet is much larger than 
the typical downtown Victoria restaurant. There are very few instances of restaurants this size and it is 
largely due to the economics of the restaurant industry compared to a lack of available space. Most of 
the larger format food and beverage operations are heavily focused on liquor sales versus conventional 
restaurants (Canoe, Irish Times, Sticky Wicket as examples). In order to attract a restaurant in the 7,000 
square foot size range would be suggest speaking with groups like the  very early in the 
process to gauge interest and consider the impact on design. Although much larger than their typical 
smaller market restaurants, we are told that  will consider this size in larger market and/or 
unique marquee locations. That said, to attract the greatest number of restauranteurs, we recommend 
designing the spaces either in sections of 3,000 – 4,000 sq ft, or built-to-suit for a pre-lease commitment 
prior to design and construction. It is important to note that some of the stronger national casual dining 
restaurants in this market (ie. Moxies, Browns, Milestones) occupy 3,000 – 5,000 sq. ft. of indoor space 
and will require patio space ranging from 700-1500 sq.ft.  
 
Roof top patio restaurants can add to the value of the view, but access and street visibility may create 
challenges for operations, including loading, customer visibility and access outside of museum hours. 
Furthermore, the patio and interior space should be contiguous to benefit from operational efficiencies. 
There are also challenges for food and beverage delivery and often require additional support staff to 
monitor tables. It is our recommendation to have the restaurant and patio on the same level.  
Depending on the design, roof top restaurants may have greater use for RBCM serving Museum patrons 
and special event bookings while the restaurant tenants operate in a more conventional space that is 
easily accessible from street level. 
 
Patios and outdoor spaces are often not calculated within the density of the development, so adding 
outdoor patios can provide a developer additional rental value within their maximum density.  
 
Based on comparable lease transactions, we anticipate the current market for restaurant space to be 
similar to retail space, in the $30.00-$40.00 range, net of operating costs, with potential for premium 
rents up to $50.00 for well located trophy spaces with unobstructed views of the harbour, patios, high 
ceilings etc. If the Landlord makes contributions to tenant improvements, higher rents may be 
achievable to offset the contributions as amortized at a reasonable interest rate ( ) over the 
duration of the lease term. 
 
Should you have any questions on the above recommendations, please do not hesitate to give us a call. 
 
Best Regards, 
 
 
 
 
Graeme Bullus    Griffin Lewis   Dave Bornhold 
Principal/Senior Vice President  Managing Broker  Partner 
CDNGlobal Vancouver   Devencore Victoria  Devencore Victoria 
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1. INTRODUCTION

The Royal British Columbia Museum (RBCM) together with and the Ministry of Tourism Arts, Culture and Sport 
(TACS) are preparing a Business Case for the replacement of the RBCM in Victoria. 

The RBCM and TACS are being assisted by the Transportation Investment Corporation (TIC) and Infrastructure 
BC (IBC) in developing the Business Case. SSA Quantity Surveyors Ltd. (SSAQS) has been hired by IBC to provide 
the Cost Consulting and Quantity Surveying work for the project.

Subsequent to the development of the Indicative Design prepared for the project by HDR with an assembled 
team of engineers and specialist consultants we have been requested to provide costs related to the addition 
of a 93 m2 (1,000 sf) Shelled Retail Space in the building. No design was provided for the Shelled Retail Space. 
Based upon this information we have prepared this Class D Estimate (Opinion of Probable Costs) for the Shelled 
Retail Space as an incremental additional cost to the RBCM Project.

The Indicative Design has not been updated. For the Shelled Retail Space, we have been provided with the 
proposed Gross Floor Area per unit space and that the Shelled Retail Space will be located at ground floor 
level. We are relying mostly on parametric quantities and assumptions. 

Note that this Estimate is for shelled space only. All fitout, finishing and equipment costs and the like are 
specifically excluded.

2. GENERAL DESCRIPTION:

The incremental cost generally consists of the addition of the Shelled Retail Space. We have assumed that it will 
be an integral part of the RBCM Project and will be designed and constructed as part of the RBCM Project.

The cost of fitting out the Shelled Retail Space has been excluded. We have therefore excluded:

Furniture  Furnishings and Equipment;
General Fixt res, Fittings and Millwork;
Sig ag ;
Sound a tenuating barriers and absorptive room surfaces;
External Signage.

This Report includes an estimate that assumes a Design Build (DB) form of construction procurement.

Th re are no adjustment nor premiums included for an Alliance form of project procurement nor for the 
Community Benefits Alliance (CBA) application to the project.DR
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General Notes:

This is a Class D Estimate based upon a 93 m2 (1,000 sf) Shelled Retail Space. In the absence of drawings and 
details and where information is not available, we have made what we consider to be reasonable assumptions. 
This is not a detailed Schedule of Quantities. It is an opinion of probable cost and must be viewed as such.

This estimate should be read in conjunction with the Main RBCM Class C Estimate (Revision 7)

We have used pricing based upon current information and our benchmarked assumptions and 
allowances for a project of this size and type. 
We have had no discussions with design consultants regarding the building architecture. 
We have had no discussions with design consultants regarding building structure, systems, civil and site.
We have not included any allowances for providing the ability for systems in the facility to expand in 
the future. 
We have included allowances for Municipal Building Permit Costs, Development Cost Charges and other 
Municipal costs as published by the City of Victoria.
We have included an allowance for Legal Fees that may be required by a Contractor associated with the 
project.
We have excluded loose Furniture, Furnishings and Equipment (FF&E).
We have excluded IMIT.
We have included an allowance for insurance as provided by IBC. This is calculated on the assumption 
that the building structure will be a hybrid of mass timber and structural steel. It is critical that this 
insurance value be verified by an expert in the field of construction insurance.
We have excluded any forward escalation allowances. We have, however, in our RBCM Estimate
(Revision 7) included our opinion of escalation projected forward to 2029.
We have excluded any allowances for a general project reserve.

3. EXECUTIVE SUMMARY:

The Estimated Proj ct Budget for a DB Form of Procurement for the Shelled Retail Space is as an Incremental 
addition to the RBCM Budget is $1,155,000. Please refer to the detailed Summary contained in this report. Also, 
please note he ex lusions detailed in this report.

4. NOTES

This Cla s D Estimate (Opinion of Probable Costs) which carries a risk of ±25%, 18 times out of 20, is based upon 
the nformation described above. Our knowledge of the project is limited to the information provided to us.  

Pricing is based upon 3rd Quarter 2021 pricing that we consider reasonable, but competitive, for the size, 
type and complexity of project, and its location in Victoria.
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The estimated construction costs reflect our opinion of the current construction industry market conditions 
for the size and type of project. It has been assumed that the Work will be tendered on a Design Build (DB)
basis as an integral part of the New Museum Building, competitively tendered to a minimum of 3 
contractors, where each trade contract is bid on a competitive stipulated price basis. The pricing in this 
estimate is predicated upon a minimum of three qualified trade contractors for each significant trade, 
bidding for the work on a competitive basis and there will be no sole source non-competitive trade contracts.

It is also predicated upon the assumption that the project will be bid with normal and reasonable market 
conditions and that any unforeseen, aberrant or abnormal market conditions are not contemplated in the 
estimate. 

Pricing also reflects our opinion of the current labour market situation in BC and does not take into account 
any form of restriction(s) that may be imposed through government mandated labour agreements or 
requirements that may be imposed that have the potential to curtail labour competitiveness, labour 
availability and the potential for these imposed agreements to add cost and/or extend the project 
construction time schedule.

Provincial Sales Tax is included.

The Goods and Services Tax (GST) has been included at the full value of 5%. 

The estimate is our opinion of fair market value for the construction of the project, and is not an attempt to 
predict a low bid value.

Design-Build Efficiency Factor: It is our opinion that for a project of this size and type, a DB Efficiency 
Factor is appropriate in the current market. This factor is included in this estimate.

5. GROSS FLOOR AREA

The Gross Floor Area of the Shelled Retail Space has been measured as 93m2.

6. LEVEL OF RISK

It is our opinion that the risk associated with this Opinion of Probable Costs is ±25%, 18 times out of 20.

7. ESCALATION

Escalation has been excluded. DR
AF
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8. BASIS OF THE ESTIMATE

8.1. Cost Base

Pricing shown reflects our opinion of probable construction costs obtainable in the 3rd Quarter of 2021 on the 
effective date of this report.

8.2. Contingencies

8.2.1. Design Contingency – An allowance of 20% has been included. This allowance, when included, is a 
reserve of funds included in the estimate and which is allocated to cover pricing adjustments resulting 
from incomplete design information and design detailing that is not currently available.

8.2.2. Escalation Contingency – No allowances have been included. This allowance, when included, is a 
reserve of funds to cover possible price increases from the time that the estimate is prepared to the 
time that the project is tendered.

8.2.3. Phasing Allowance – No allowances have been included. This allowance, when included, is for any 
work required to maintain the operation of the facility while construction proceeds.

8.2.4. Construction Contingency – An Allowance of 5% has been included. The construction contingency is 
a reserve of funds which is allocated to cover change orders that are required during the course of 
construction, and is not intended to be a scope change contingency.

8.2.5. General Project Contingency – No allowances have been included. This is a general project reserve. 

9. EXCLUSIONS

The following items are pecifically excluded from this estimate:

9.1. Tenant fitout.
9.2. Forwa d E calation
9.3. Genera  Project ontingency.
9.4 Un nown adverse environmental conditions.
9 5. Unknown dverse archaeological conditions. 
9.6 Adverse soil and/or subsoil conditions.
9 7. P oject Procurement Costs and Compliance Team Costs.
9.8 Land Acquisition Costs.
9.9 Project Financing Costs.

.10. Major Utility Upgrades.
9.11. Furniture, Furnishings and Equipment.
9.12. General Fixtures, Fittings and Millwork.
9.13. Signage

DR
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9.14. Sound attenuating barriers and absorptive room surfaces.
9.15. External Signage.

10. EXPLANATION OF TERMS

Hard Costs:  Construction Costs including all construction costs for the building, site, demolition, Design 
Contingency, General Contractor’s or Construction Manager’s Overhead and Profit.

Construction Contingency:  A reserve of funds which is allocated to cover change orders that are required 
during the course of construction, and is not intended to be a scope change contingency.

Design Fees:  Fees for Design Consultants based upon fee guidelines published by the various governing 
bodies or calculated based upon prevailing market knowledge.

Commissioning:  Funds allocated to cover the cost of ensuring that the facility is fully commissioned as a 
working facility and that all systems are working as specified both on an individual basis and on a whole 
facility basis. 

Testing and Inspections:  Funds allocated to cover testing of items such as soils, materials etc. during design 
and construction.

Administrative Costs:  Funds to cover the management of the overall project from the Client’s perspective. 
These funds can be allocated for in-house or contracted resources.

Off-Site Services:  Funds allocated to cover possible charges by the local authority and other service 
providers for items such as road and sidewalk upgrades, underground service upgrades etc.

11. STATEMENT OF PROBABLE COSTS

Estimates of constructio  costs prepared by SSA Quantity Surveyors Ltd. represent our best judgement as 
Professional Cos  Con ultant /Quantity Surveyors familiar with the construction industry. It is recognised, however, 
that we do not have control over the cost of labour, materials or equipment, over architect/engineering design, over 
a contr ctor  met od of determining prices, or over market or negotiating conditions. Accordingly, we cannot and 
do not war ant or represent that bids or negotiated prices will not vary from this nor any subsequent estimate of 
design/ nstruction cost or evaluation prepared by or agreed to by us.
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ROYAL BC MUSEUM, PROPOSED RETAIL SHELL SPACE OPINION OF PROBABLE COSTS (CLASS "D" ESTIMATE)

ESTIMATED 
VALUE (Values 

rounded to 
closest thousand 

$)

REIMBURSABLE 
EXPENSES GST TOTALS

1 Land
2 Construction
3 Contingency for Construction (5%)
4 Architect
5 Structural Engineer
6 Mechanical Engineer
7 Electrical Engineer 
8 Quantity Surveyor
9 Facility Programmer

10 IMIT Consultant
11 Landscape Consultant
12 Security Consultant
13 Environmental Consultant
14 Other Consultants
15 Surveys
16 Civil Engineer
17 Commissioning
18 Testing & Inspections
19 Legal (Contractor)
20 Fire Safety Plan
21 Owner's Administrative Costs (5% of Line 2)
22 Insurance (Assumed $22.00 per thousand $)
23 Development Cost Charges (Victoria By-Law 20-013)
24 Building Permit (Victoria By-Law 17-113)
25 Off-Site Services - Allowance only
26 Furniture, Furnishings and Equipment
27 Escalation Contingency
28 General Project Contingency

29 SUB-TOTAL
30 GST Rebate 
31 TOTAL $1,155,000 

Underground Parki g Sta   Cost per Stall TOTALS
Construction Cost - Net $92,000 
Total Con truct n Cos  including Construction Contingency, Fees 
& Soft osts, A ministrative Costs, Insurance, Building Permit, 
Offsite an  GST

$135,000 

Note:

PROJECT BUDGET SHEET - DESIGN BUILD (DB)

his shee  is subject to limiting conditions contained in the accompanying report.

SSA QUANTITY SURVEYORS LTD. Page: DB - 1
Estimate Accuracy +/-25% 18 times out of 20 Date: 2021-10-22
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13. CONSTRUCTION COST ESTIMATE
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ROYAL BC MUSEUM,
PROPOSED RETAIL SHELL SPACE

OPINION OF PROBABLE
COSTS (CLASS "D" ESTIMATE)

Description Rate Amount

ELEMENT 01 - SUBSTRUCTURE

SUB-ELEMENT 011 - NORMAL FOUNDATIONS

Strip foundation size 460mm wide x 305mm deep comprising:
Excavation 
Concrete - supply and place
Formwork to sides
Reinforcement
Backfill with imported material
Disposal

Foundation walls comprising:
Concrete - supply and place
Formwork 
Reinforcement
Insulation
Waterproofing

Foundation sundries comprising:
Perimeter footing drainage

TOTAL SUB-ELEMENT 011 - NORMAL FOUNDATIONS

Quantity

SSA QUANTITY SURVEYORS LTD. PAGE: BACKUP - 2
Estimate Accuracy: +/-25%, 18 times out of 20 Date: 2021-10-22
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ROYAL BC MUSEUM,
PROPOSED RETAIL SHELL SPACE

OPINION OF PROBABLE
COSTS (CLASS "D" ESTIMATE)

Description Rate AmountQuantity

ELEMENT 01 - SUBSTRUCTURE

SUB-ELEMENT 012 - SITE CLEARANCE

Allowance for general site clearance (Footprint Area plus 10%)

TOTAL SUB-ELEMENT 012 - SITE CLEARANCE

SSA QUANTITY SURVEYORS LTD. PAGE: BACKUP - 3
Estimate Accuracy: +/-25%, 18 times out of 20 Date: 2021-10-22
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PROPOSED RETAIL SHELL SPACE

OPINION OF PROBABLE
COSTS (CLASS "D" ESTIMATE)

Description Rate AmountQuantity

ELEMENT 01 - SUBSTRUCTURE

SUB-ELEMENT 013 - SPECIAL CONDITIONS

Bulk Excavation, backfill and dewatering Allowance only

TOTAL SUB-ELEMENT 013 - SPECIAL CONDITIONS

SSA QUANTITY SURVEYORS LTD. PAGE: BACKUP - 4
Estimate Accuracy: +/-25%, 18 times out of 20 Date: 2021-10-22
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1. INTRODUCTION

The Royal British Columbia Museum (RBCM) together with and the Ministry of Tourism Arts, Culture and Sport 
(TACS) are preparing a Business Case for the replacement of the RBCM in Victoria.   

The RBCM and TACS are being assisted by the Transportation Investment Corporation (TIC) and Infrastructure 
BC (IBC) in developing the Business Case. SSA Quantity Surveyors Ltd. (SSAQS) has been hired by IBC to provide 
the Cost Consulting and Quantity Surveying work for the project. 

Subsequent to the development of the Indicative Design prepared for the project by HDR with an assembled 
team of engineers and specialist consultants a concept design has been prepared by HDR for the addition of a 
Shelled Restaurant Space in the building. The design provided for the Shelled Restaurant Space is dated 
September 30, 2021. Based upon this information we have prepared this Class D Estimate (Opinion of Probable 
Costs) for the Shelled Restaurant Space as an incremental additional cost to the RBCM Project.  

The Indicative Design has not been updated. For the Shelled Restaurant Space we have been provided a general 
scope and location and based upon this information we have prepared this estimate using measured quantities 
where possible, but relying mostly on parametric quantities and assumptions.   

Note that this Estimate is for shelled space only. All fitout, finishing and equipment costs and the like are 
specifically excluded. 

2. GENERAL DESCRIPTION:  

The incremental cost generally consists of the addition of the Shelled Restaurant Space as shown on the 
provided drawings. We have assumed that it will be an integral part of the RBCM Project and will be designed 
and constructed as part of the RBCM Project.  

The cost of fitting out the Shelled Restaurant Space has been excluded. We have therefore excluded: 

Furniture, Furnishings and Equipment; 
General Fixtures, Fittings and Millwork; 
Signage; 
Sound attenuating barriers and absorptive room surfaces; 
External Signage. 

This Report includes an estimate that assumes a Design Build (DB) form of construction procurement. 

There are no adjustment nor premiums included for an Alliance form of project procurement nor for the 
Community Benefits Alliance (CBA) application to the project.  
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General Notes: 

This is a Class D Estimate based upon the Concept Design. The quantities measured have been based upon the 
Concept Design Drawings and where information is not available, we have made what we consider to be 
reasonable assumptions. This is not a detailed Schedule of Quantities. It is an opinion of probable cost and must 
be viewed as such. 

This estimate should be read in conjunction with the Main RBCM Class C Estimate (Revision 5) 

We have used pricing based upon current information and our benchmarked assumptions and 
allowances for a project of this size and type.  
We have had limited discussions with design consultants regarding the building architecture.  
We have had no discussions with design consultants regarding building structure, systems, civil and site. 
We have not included any allowances for providing the ability for systems in the facility to expand in 
the future.  
We have included allowances for Municipal Building Permit Costs, Development Cost Charges and other 
Municipal costs as published by the City of Victoria. 
We have included an allowance for Legal Fees that may be required by a Contractor associated with the 
project. 
We have excluded loose Furniture, Furnishings and Equipment (FF&E). 
We have excluded IMIT. 
We have included an allowance for insurance as provided by IBC. This is calculated on the assumption 
that the building structure will be a hybrid of mass timber and structural steel. It is critical that this 
insurance value be verified by an expert in the field of construction insurance. 
We have excluded any forward escalation allowances. We have, however, in our RBCM Estimate 
(Revision 5) included our opinion of escalation projected forward to 2029. 
We have excluded any allowances for a general project reserve. 

3. EXECUTIVE SUMMARY: 

The Estimated Project Budget for a DB Form of Procurement for the Shelled Restaurant Space is as an 
Incremental addition to the RBCM Budget is $5,261,000. Please refer to the detailed Summary contained in this 
report. Also, please note the exclusions detailed in this report.  

4. NOTES: 

This Class D Estimate (Opinion of Probable Costs) which carries a risk of ±25%, 18 times out of 20, is based upon 
the information described above. Our knowledge of the project is limited to the information provided to us.   

Pricing is based upon early 3rd Quarter 2021 pricing that we consider reasonable, but competitive, for the 
size, type and complexity of project, and its location in Victoria. 
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The estimated construction costs reflect our opinion of the current construction industry market conditions 
for the size and type of project. It has been assumed that the Work will be tendered on a Design Build (DB) 
basis as an integral part of the New Museum Building, competitively tendered to a minimum of 3 
contractors, where each trade contract is bid on a competitive stipulated price basis. The pricing in this 
estimate is predicated upon a minimum of three qualified trade contractors for each significant trade, 
bidding for the work on a competitive basis and there will be no sole source non-competitive trade contracts.  

It is also predicated upon the assumption that the project will be bid with normal and reasonable market 
conditions and that any unforeseen, aberrant or abnormal market conditions are not contemplated in the 
estimate.  

Pricing also reflects our opinion of the current labour market situation in BC and does not take into account 
any form of restriction(s) that may be imposed through government mandated labour agreements or 
requirements that may be imposed that have the potential to curtail labour competitiveness, labour 
availability and the potential for these imposed agreements to add cost and/or extend the project 
construction time schedule. 

Provincial Sales Tax is included. 

The Goods and Services Tax (GST) has been included at the full value of 5%. 

The estimate is our opinion of fair market value for the construction of the project, and is not an attempt to 
predict a low bid value.  

Design-Build Efficiency Factor: It is our opinion that for a project of this size and type, a  DB Efficiency 
Factor is appropriate in the current market. This factor is included in this estimate. 

5. GROSS FLOOR AREA

The Gross Floor Area of the Shelled Restaurant Space has been measured as 516m2.

6. LEVEL OF RISK

It is our opinion that the risk associated with this Opinion of Probable Costs is ±25%, 18 times out of 20.  

7. ESCALATION

Escalation has been excluded.  
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8. BASIS OF THE ESTIMATE

8.1. Cost Base 

Pricing shown reflects our opinion of probable construction costs obtainable in the early 3rd Quarter of 2021 on 
the effective date of this report. 

8.2. Contingencies

8.2.1. Design Contingency – An allowance of 20% has been included. This allowance, when included, is a 
reserve of funds included in the estimate and which is allocated to cover pricing adjustments resulting 
from incomplete design information and design detailing that is not currently available. 

8.2.2. Escalation Contingency – No allowances have been included. This allowance, when included, is a 
reserve of funds to cover possible price increases from the time that the estimate is prepared to the 
time that the project is tendered. 

8.2.3. Phasing Allowance – No allowances have been included. This allowance, when included, is for any 
work required to maintain the operation of the facility while construction proceeds. 

8.2.4. Construction Contingency – An Allowance of 5% has been included. The construction contingency is 
a reserve of funds which is allocated to cover change orders that are required during the course of 
construction, and is not intended to be a scope change contingency. 

8.2.5. General Project Contingency – No allowances have been included. This is a general project reserve.  

9. EXCLUSIONS 

The following items are specifically excluded from this estimate: 

9.1. Tenant fitout. 
9.2. Forward Escalation. 
9.3. General Project Contingency. 
9.4. Unknown adverse environmental conditions. 
9.5. Unknown adverse archaeological conditions.  
9.6. Adverse soil and/or subsoil conditions. 
9.7. Project Procurement Costs and Compliance Team Costs. 
9.8. Land Acquisition Costs. 
9.9. Project Financing Costs. 
9.10. Major Utility Upgrades. 
9.11. Furniture, Furnishings and Equipment. 
9.12. General Fixtures, Fittings and Millwork. 
9.13. Signage 
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9.14. Sound attenuating barriers and absorptive room surfaces. 
9.15. External Signage. 

10. EXPLANATION OF TERMS 

Hard Costs:  Construction Costs including all construction costs for the building, site, demolition, Design 
Contingency, General Contractor’s or Construction Manager’s Overhead and Profit. 

Construction Contingency:  A reserve of funds which is allocated to cover change orders that are required 
during the course of construction, and is not intended to be a scope change contingency. 

Design Fees:  Fees for Design Consultants based upon fee guidelines published by the various governing 
bodies or calculated based upon prevailing market knowledge. 

Commissioning:  Funds allocated to cover the cost of ensuring that the facility is fully commissioned as a 
working facility and that all systems are working as specified both on an individual basis and on a whole 
facility basis.  

Testing and Inspections:  Funds allocated to cover testing of items such as soils, materials etc. during design 
and construction. 

Administrative Costs:  Funds to cover the management of the overall project from the Client’s perspective. 
These funds can be allocated for in-house or contracted resources. 

Off-Site Services:  Funds allocated to cover possible charges by the local authority and other service 
providers for items such as road and sidewalk upgrades, underground service upgrades etc. 

11. STATEMENT OF PROBABLE COSTS

Estimates of construction costs prepared by SSA Quantity Surveyors Ltd. represent our best judgement as 
Professional Cost Consultants/Quantity Surveyors familiar with the construction industry. It is recognised, however, 
that we do not have control over the cost of labour, materials or equipment, over architect/engineering design, over 
a contractor's method of determining prices, or over market or negotiating conditions. Accordingly, we cannot and 
do not warrant or represent that bids or negotiated prices will not vary from this nor any subsequent estimate of 
design/construction cost or evaluation prepared by or agreed to by us. 
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12. MAIN SUMMARY DESIGN-BUILD 



ROYAL BC MUSEUM, PROPOSED RESTAURANT SHELL OPINION OF PROBABLE COSTS (CLASS "D" ESTIMATE)

ESTIMATED 
VALUE (Values 

rounded to 
closest thousand 

$)

REIMBURSABLE 
EXPENSES GST TOTALS

1 Land
2 Construction
3 Contingency for Construction (5%)
4 Architect
5 Structural Engineer
6 Mechanical Engineer
7 Electrical Engineer 
8 Quantity Surveyor
9 Facility Programmer

10 IMIT Consultant
11 Landscape Consultant
12 Security Consultant
13 Environmental Consultant
14 Other Consultants
15 Surveys
16 Civil Engineer
17 Commissioning
18 Testing & Inspections
19 Legal (Contractor)
20 Fire Safety Plan
21 Owner's Administrative Costs (5% of Line 2)
22 Insurance (Assumed $22.00 per thousand $)
23 Development Cost Charges (Victoria By-Law 20-013)
24 Building Permit (Victoria By-Law 17-113)
25 Off-Site Services - Allowance only
26 Furniture, Furnishings and Equipment
27 Escalation Contingency
28 General Project Contingency
29 SUB-TOTAL
30 GST Rebate 
31 TOTAL $5,080,000 

Note:

PROJECT BUDGET SHEET - DESIGN BUILD (DB)

This sheet is subject to limiting conditions contained in the accompanying report.

SSA QUANTITY SURVEYORS LTD. Page: DB - 1
Estimate Accuracy +/-25% 18 times out of 20 Date: 2021-10-13
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13. CONSTRUCTION COST ESTIMATE 
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ELEMENTAL SUMMARY SHEET - CONSTRUCTION COSTS - DESIGN BID BUILD GFA = 516.0 m2

 ELEMENT/SUB-ELEMENT Quantity Unit Rate Sub-Element Element $/m2 $/m2 %

01 SUBSTRUCTURE
011 Normal Foundations
012 Site Clearance
013 Special Conditions

02 STRUCTURE
021 Lowest Floor Construction
022 Upper Floor Construction
023 Roof Construction

03 EXTERIOR CLADDING
031 Roof Finish
032 Walls Below Ground Floor
033 Walls Above Ground Floor
034 Windows
035 Exterior Doors and Screens
036 Balconies & Projections

04 INTERIOR PARTITIONS
041 Permanent Partitions
042 Movable Partitions
043 Doors

05 VERTICAL MOVEMENT
051 Stairs
052 Elevators & Escalators

06 INTERIOR FINISHES
061 Floor Finishes
062 Ceiling Finishes
063 Wall Finishes

07 FITTINGS AND EQUIPMENT
071 Fittings & Fixtures
072 Equipment

08 ELECTRICAL
081 Service & Distribution
082 Lighting & Power
083 Systems

09 MECHANICAL
091 Plumbing and Drainage
092 Fire Protection
093 HVAC

10 OVERHEAD AND PROFIT

Sub-Total

Design Contingency - Building
Escalation Contingency - Building
Construction Contingency - Building

Sub-Total

GST on Building

ESTIMATED NET BUILDING COST

11 SITE DEVELOPMENT
111 General
112 M & E Site Services
113 Alterations
114 Demolition
115 Overhead and Profit
116 Design Contingency - Site
117 Escalation Contingency - Site
118 Construction Contingency - Site

Sub-Total

GST on Site Development

ESTIMATED SITE DEVELOPMENT
TOTAL ESTIMATED CONSTRUCTION COST

SSA QUANTITY SURVEYORS LTD. PAGE: BACKUP - 1
Estimate Accuracy: +/-25%, 18 times out of 20 Date: 2021-10-13








































































