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Executive Summary
In August of 2012, the Columbian Centre Society (CCS) obtained the services of the M’akola Group of Societies to 
undertake a feasibility assessment for a development located at 285 Rosehill Street, Nanaimo BC. The purpose of this 
report is to outline the feasibility of two different development options, the existing R8 - Medium Density Residential 
and the development potential with rezoning to COR2 - Mixed Use Corridor. 

Background 

This feasibility study focuses on the redevelopment 
and densification of 285 Rosehill Street, as outlined 
by Alice Sundberg in her Strategic Expansion Report, 
April 2012. It was the wish of the Board of Directors 
to explore this site’s potential to co-locate residents 
with a range of supports from congregate housing, 
to transitional housing, to permanent living options.  

Existing Conditions 

This 132’ x 66’ (8,712 ft2 ), 40.2 m x 20.1 m (809 m2 ) lot is currently zoned 
R8 - Medium Density Residential and is being occupied by a two-storey, 
2,368 ft2 (approx.) four-unit dwelling with off-street parking provided for 
four vehicles along Rosehill Street. This site is owned and operated by the 
Columbian Centre Society.

 With input from the M’akola Group of Societies consultants and the City of 
Nanaimo, the CCS Board of Directors were able to discuss several different 
options, including:
•	 Option one: build out the Rosehill property with the current zoning
•	 Option two: rezone the property
•	 Option three: pursue purchasing another site
•	 Option four: do nothing

As CCS is interested in expanding their operations, option 
one and two are discussed at length in this report. Option 
three is also presented, but as CCS does not own this land 
this option will not be explored at length at this time.

Option 1 - Current R8 Zoning 

Option one represents a total of 28 units of different types 
including: 10 congregate units with common space, 12 
studio units, and 6 one-bedroom units. There is no office 
and limited commercial space permitted under R8 zoning. 

Six Storeys 

Thirty-Six Units

Two Floors Commercial 
Space

A Mix of Congregate, Studio, 
Two-Bedroom, and Three-
Bedroom Living Options
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45’
(14m)

95’
(29m)

30’
(9m)

Floor Plate: 4,356 ft2 (404 m2)   50% Lot Coverage (60% possible)
Gross Floor Area: 13,072 ft2 (1,214 m2)   (allowed with 1.5 FAR)
Floor Area at 85%: 11,107 ft2 (1,032 m2)   
FAR: 1.5   (1.25 FAR + 0.25 Density Bonus)

Recommended in the Strategic 
Expansion Report, 2012:



Additionally, the type of units CCS specializes in are classified as personal care facility units, which is also not a permitted 
use under R8 zoning. This presents serious challenges for expanding Columbian Centre Society operations on this 
property under the current zoning. As running units without the supports classified as personal care facility by the City 
of Nanaimo does not fall under the mandate of the Columbian Centre Society, option one is not an option CCS will 
pursue. Capital and operating budgets for this option are therefore not developed, and the focus shifts to option two as 
the only viable option for development of this particular property at 285 Rosehill Street.

Option 2 - Rezoning to COR2 

Option two represents the maximum development 
potential giving a zoning change to COR2. While other 
options, including COR1 were seriously considered, COR2 
permits both office and commercial space at a higher 
FAR than COR1, which would allow a fairly high-density, 
mixed-use facility to be developed on this site.  In this 
option, there is a total of 28 residential units in addition to 
ground floor CCS office space. Rezoning, however, does 
add a significant amount of time to the development 
process, and, as with option one, this option also needs a 
parking variance on top of the rezoning.

The total capital cost of option two would be $4.526M,  with a project income of $1.490M and total project expenses of 
$1.487M.

45’
(14m)

95’
(29m)

30’
(9m)

Floor Plate: 4,356 ft2 (404 m2)   50% Lot Coverage (60% possible)
Gross Floor Area: 13,072 ft2 (1,214 m2)   (allowed with 1.5 FAR)
Floor Area at 85%: 11,107 ft2 (1,032 m2)   
FAR: 1.5   (1.25 FAR + 0.25 Density Bonus)



R8 - Medium Density Residential 

Permitted Uses

Multiple Family Dwelling, Rooming House, Single Residential 

Dwelling

Accessory Uses

Bed and Breakfast, Boarding and Lodging, Conevience Store, 

Day Care, Home Based Business, Secondary Suite 

Base Density

Max FAR...............................................1.25 + Parking Bonus of 0.25

Lot Size and Dimension

Minimum Size....................................1,800 m2

Minimum Frontage..........................15m

Minimum Depth...............................30m

Siting of Buildings

Front Setback.....................................6m

Side Setback.......................................3m

Flanking Side Sideback..................4m

Rear Setback.......................................10.5m

Size of Buildings

Maximum Lot Cover........................40%

Maximum Building Height............14m 

COR2 - Mixed Use Corridor 

Permitted Uses

Artist Studio, Assembly Hall, Bed and Breakfast, Boarding and 

Lodging, Bingo Hall, Club or Lodge, Commercial School, Day 

Care, Electric Vehicle Charging Station, Financial Institution, 

Furniture and Appliance Sales, Hotel, Laundromat, Library, 

Live / Work, Multiple Family Dwelling, Museum, Neighbour-

hood Pub, Office, Personal Care Facility, Production Studio, 

Recreation Facility, Religious Institution, Restaurant, Retail, 

Seniors Housing, Single Residential Dwelling, Social Ser-

vice Resource Centre, Theatre, University, College, Technical 

School, Veterinary Clinic 

Accesory Uses

N/A

Base Density

Max FAR................................................1.25 + Parking Bonus of 0.25

Lot Size and Dimension

Minimum Size....................................1,200 m2

Minimum Frontage..........................25m

Minimum Depth................................30m

Siting of Buildings

Front Setback.....................................3m

Side Setback.......................................0m

Flanking Side Sideback...................3m

Rear Setback.......................................7.5m

Size of Buildings

Maximum Lot Cover.........................60%

Maximum Building Height............14m

Zoning Comparison 
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Introduction
In August of 2012, the Columbian Centre Society (CCS) 
obtained the services of the M’akola Group of Societies 
to undertake a feasibility assessment for a development 
located at 285 Rosehill Street, Nanaimo BC. This feasibility 
assessment is the first of four components that fulfills the 
requirements for the CMHC Seed Funding for Affordable 
Housing Developments Program, which is funding the 
assessment for this project. The other components 
will include a business plan for the chosen option, an 
evaluation of procurement options, and an exploration 
of funding sources.

The purpose of this report is to outline the feasibility 
of four different housing options for expanding CCS 
services. Two options with the most potential for the lot 
at 285 Rosehill Street will be outlined in detail. 

Background
The Columbian Centre Society (CCS)

The Columbian Centre Society is a Registered Non-
Profit Society organized on March 11, 1977 by a group 
of concerned citizens with leadership from the Knights 
of Columbus. The Society currently owns and operates 
five residences in Nanaimo, BC serving approximately 30 
adults who have psychiatric disabilities. Many residents 
may suffer from addiction in addition to a mental illness. 
This issue is addressed in all housing projects using a 
recovery-based psychosocial model. Residents’ length of 
stay is based upon each person’s recovery process.

The Columbian Centre Society 
Funding partners include:

•	 Vancouver Island Health Authority 
•	 Harbour City Bingo Association (Gaming funds)
•	 The City of Nanaimo (waives some property taxes)
•	 United Way Central and Northern Vancouver Island 

Redevelopment of 285 Rosehill Street

In April of 2012, consultant Alice Sundberg published 
a Strategic Expansion Report for the Columbian Centre 
Society. This document included a discussion of the 
strengths, weaknesses, opportunities and threats in 
regards to the expansion of this organization and whom it 
can serve in the community. In addition, five opportunities 
for expansion were identified, and the board of directors 
chose one opportunity to explore in the immediate 
future. This opportunity was the redevelopment and 
densification of the CCS property at 285 Rosehill Street. 
The main concept of this building would be to co-locate 
residents with a range of support requirements from 
congregate, to transitional, to permanent living options. 
One or two of the CCS’s properties would be sold to 
obtain equity.

Included in the Strategic Expansion Report was the 
visioning process for the ideal design concept of this 
space, which included:

•	 six storeys of wood frame constructed housing
•	 thirty-six units, including ten bed congregate units
•	 two floors of commercial space
•	 a mix of 12 studio apartments, 6 one-bedroom 

apartments, 2 two-bedroom apartments and 1 
three-bedroom apartment

Due to the limitations of the lot size and the current 
zoning, not all of the items listed in the ideal design 
concept may be possible. With input from the M’akola 
Group of Societies consultants and the City of Nanaimo, 
the CCS Board of Directors were able to discuss several 
different options. These options include:
•	 build out the Rosehill property with the current 

zoning
•	 rezone the property
•	 pursue purchasing another site 
•	 do nothing

As CCS is interested in expanding their operations, the 
bulk of this report explores what can be done with the 
property either with the current zoning (option one), or 
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through rezoning (option two). The report will also include 
a brief discussion of purchasing an alternate site (option 
three), which is not owned by CCS, but which may better 
fit the vision described in the Strategic Expansion Report. 
While discussed as an option by the Columbian Centre 
Society Board, doing nothing with site (option four) does 
not align with the larger society goals of expansion and 
will not be discussed further in this report.

The majority of this report will focus on option one 
and two. Option one explores what is possible without 
rezoning the lot, getting as close to the ideal conditions 
listed above as possible. This will include a discussion 
of siting, access, the building, and the parking possible 
under the current zoning, as well as the approximate 
development timeline. Hoewever, as running units 
without the supports classified as personal care facility 
by the City of Nanaimo does not fall under the mandate 
of the Columbian Centre Society, it is decided that option 
one is not an option CCS will pursue, therefore the capital 
and operating budgets for this option are not developed, 
and the focus shifts to option 2 as the only viable option 
for development of this particular property at 285 
Rosehill Street.

Option two will then discuss the potential to rezone 
this lot. This discussion briefly investigates the 
possibility of different types of zoning within the City 
of Nanaimo (COR1, COR2 or CS1) that could expand the 
development options for this lot, as well as the rezoning 
and development timelines. Siting, access, the building, 
parking and the preliminary capital and operating 
budgets for the preferred option for rezoning (COR2) will 
also be provided for comparison to option one.

Even though option one is not a viable option, each 
option includes a list of strengths and weaknesses,  and  
a comparison/contrast discussion of the two options  
will line the two options up for a side by side evaluation 
in order to provide a thorough comparison of the two 
options presented in this document.

The Nanaimo Official Community Plan 
(OCP):

A quick review of the local OCP and neighborhood plans 
is an important background piece in understanding 
the development potential of a particular site. This 
information helps to establish the community’s vision 
and intent for the area in which a site is located, and any 
new development should work to align with this vision, 
especially when rezoning is being considered, which 
always requires some form of public hearing.

The Nanaimo OCP has seven plan goals. Under goal 
#2, the area where 285 Rosehill Street is located is 
designated as a corridor/commercial centre. This land 
use designation is defined as: multi-unit residential 
development, public amenities and commercial services 
in mixed use developments. The objectives for this goal 
includes:

•	 To support higher intensity land uses
•	 To increase residential densities and mix of land 

uses
•	 To encourage sensitivity in the form of residential 

densities

The Newcastle+Brechin Plan:

Additionally, there is a neighborhood plan, the 
Newcastle+Brechin Plan, which has land use goals/
designations that affect this property. Similar to the OCP, 
this plan identifies this property as Mixed Use Corridor, 
with the following policies:

•	 Development in the Mixed Use Corridor will be 
characterized by a mix of uses including multiple 
unit residential development, hotels, public 
amenities, and commercial and service activity in 
mixed use developments of 4 to 6 storeys.

•	 Residential uses within the Mixed Use Corridor are 
supported at residential densities of 50 - 150 units 
per hectare.

•	 Commercial services within mixed use development 
shall be supported in the Mixed Use Corridor 
designation. In mixed use developments, ground 
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floor uses will be retail, office or community uses 
that invite public activity. Residential and / or 
professional uses will be encouraged in upper 
storeys.

•	 Development in the Mixed Use Corridor 
designation will address the interface between the 
Mixed Use Corridor, and Residential Corridor and 
Neighbourhood designations. Design elements of 
building siting, height and massing will be used to 
ensure a transition from the Mixed Use Corridor to 
the adjacent Residential Corridor or Neighbourhood 
designations.

Both the OCP and the Newcastle+Brechin Plan classify 
the area where 285 Rosehill is located as part of a 
corridor. The neighborhood plan supports a mix of uses 
in this corridor, including commercial/office space and 
residential use mixes. There is also increased height 
allowed within this designation up to around 6 storeys, 
and the OCP supports increasing residential densities 
within areas designated as corridor/commercial centre. 
However, the ideal residential densities put forth by the 
neighborhood plan are low, which, with a smaller lot like 
285 Rosehill Street, could limit development potential. 

Existing Conditions
The lot at 285 Rosehill street (see image above) is 

•	 132 ft x 66 ft = 8712 ft2, or 
•	 40.2 m x 20.1 m = 809 m2

Before the two main options can be outlined, there 
needs to be a discussion of some of the relevant site 
characteristics and existing conditions. 

The Rosehill Apartments is a fourplex enabled through 
subsidies from BC Housing. The building houses residents 
with psychiatric disabilities that can live independently 
in their own one-bedroom apartment. Some personal 
support for residents is available.

The site currently consists of a two storey dwelling, which 
is situated from the front lot line, 77 ft (23.5 m) from the 
side lot line, 18 ft (5.6 m) from the flanking side lot line and 
10 ft (3 m) from the back lot line. The approximate floor 
plate for this structure is 1184 ft2 (110m2) with a gross 
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floor area of 2,368 ft2 (220 m2). The building is accessible 
through a 43 ft (approximately 13 m) wide driveway/pull-
in lot off of Rosehill street that provides on-site parking 
for approximately 3-4 vehicles. 

All together, these units provide housing for 4 individuals 
at an average rent of $375/month/unit, based on figures 
from the Strategic Expansion Report (2012). As mentioned 
above, these units are subsidized by BC Housing. The 
total assessed value of this lot is $262,000 as of 2012 
(City of Nanaimo, 2012). Additionally, CCS owes a small 
$37,500 mortgage on this site.

Surrounding this site is three corners of 2-4 storey 
commercial/mixed use buildings, zoned COR 2. 
Additionally, the lot to the flanking side of this lot (along 
Rosehill Street) is an 8 storey multi-residential building, 
and to the rear (along Terminal Avenue) is a 4 storey 
multi-residential building.

Development Options 
Overview
Using data from other non-profit developments on 
Vancouver Island, the following approximate sizes were 
used to estimate the number of rooms that could be fit 
into this development.

Rooms sizes (approximate): 

•	 Bachelor: 325 ft2 (30 m2)
•	 One-bedroom: 520 ft2 (48 m2)
•	 Two-bedroom: 856 ft2 (80 m2)
•	 Three-bedroom: 1491ft2 (139 m2)
•	 Congregate rooms: 280ft2 (26 m2)

Option 1 Current Zoning – Quick 
Summary

Option 1 represents the maximum development 
potential given the current zoning in accordance with 
the Society’s wishes for residential development. 

This option provides for a gross floor area of 13,072 ft2 

(1214 m2) totalling 28 units of different types including: 
10 congregate units with common space, 12 studio 
units, and 6 one-bedroom units. There is no office and 
limited commercial space permitted under R8 zoning. 
Additionally, the type of units CCS specializes in are 
classified as personal care facility units, which is also not 
a permitted use under R8 zoning. This presents serious 
challenges for expanding Columbian Centre Society 
operations on this property under the current zoning. 
As operating units without the supports classified as 
personal care facility by the City of Nanaimo does not 
fall under the mandate of the Columbian Centre Society, 
option one is not an option CCS will pursue. Capital 
and operating budgets for this option are therefore not 
developed, and the focus shifts to option 2 as the only 
viable option for development of this particular property 
at 285 Rosehill Street.

Option 2 Rezoning – Quick Summary

Option 2 represents the maximum development 
potential giving a zoning change to COR2. While other 
options, including COR1 were seriously considered, COR2 
permits both office and commercial space at a higher 
FAR than COR1, which would allow a fairly high-density, 
mixed-use facility to be developed on this site.  In this 
option, there is a total of 28 residential units of different 
types including: 10 congregate units with common space 
and 18 studio units in addition to ground floor CCS office 
space. Rezoning, however, does add a significant amount 
of time to the development process, and, as with option 
one, this option also needs a parking variance on top of 
the rezoning.
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Option 1 - 
Current Zoning (R8)
The zoning for 285 Rosehill Street is currently designated 
as R8. This provides for medium-density, multiple family 
developments on specific lots that are compatible with 
other residential and neighboring commercial land uses.

Option 1: 
 
Siting

Under the current zoning, the permitted density allows a 
Gross Floor Area of 13,072 ft2 (1214 m2).  This assumes a 
density bonus of 0.25 allowed for 100% of parking located 
below grade as allowed by meeting Tier 2 requirements 
under Schedule D – Amenity Requirements for Additional 
Density. The Usable Floor Area can be as large as 11,108 ft2  
(1,032m2), calculated using an 85% efficiency rate, which 
takes into account elevators, doorways, hallways and 
other functional building elements. A maximum total of 
four storeys can be achieved with the 43 ft x 76 ft = 3,267 
ft2 (13.1m x 23.2m = 303.5m2) floor plate allowable by the 
maximum lot coverage under this zone.

Access 

Access would need to come from Rosehill Street, at the 
rear of the lot, which is the appropriate distance from the 
large intersection of Terminal Avenue and Rosehill Street.

Units

In an all-residential option 10 congregate units with 680 
ft2 (63m2) shared space, 12 studios, and 6 one bedrooms 
can fit over 4 storeys for a total of 28 units. A total of 608 
ft2 (56.5m2) would be left for shared laundry, storage, 
and/or shared space.

Permitted Uses include: 
•	 Multiple family dwelling
•	 Rooming housing
•	 Single residential dwelling

Accessory Uses include: 
•	 Bed and Breakfast
•	 Boarding and Lodging
•	 Convenience Store
•	 Daycare
•	 Home Based Business
•	 Secondary Suite

The setbacks under this zoning are:
•	 Front Yard: 6m
•	 Side Yard: 3m
•	 Flanking Side Yard: 4m
•	 Rear Yard: 10.5m

The allowed lot coverage is:
•	 40%

The density allowances include:
•	 14m height of principle building
•	 FAR: the maximum Floor Area Ratio shall not 

exceed 1.25
•	 Where parking spaces are provided beneath 

a principal building, an amount may be 
added to the Floor Area Ratio equal to 0.25 
multiplied by the percentage of the total 
parking spaces provided underground.

Parking: 
•	 1.66/unit (residential), .3/unit (congregate 

housing), 1 per 22 sq. m gross floor space 
(office), generally 1 per 20 sq. m gross floor 
space (commercial).
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Parking

Under the current parking requirement for the City of 
Nanaimo, this all-residential option would require:

•	 30 spaces for residential
•	 4 spaces for congregate
•	 2 visitor spaces              

         
A total of 36 parking spaces would be required under the 
City of Nanaimo Parking Bylaw. At least 2 of these spaces 
are required to be handicap spaces.

The ideal parking situation would include 16 spaces, 
which is the total parking possible on one underground 
level.

In order to lower the number of parking spaces required 
a variance would be required. However, with a client 
group/tenants that does not tend to own or be capable 
of driving, and the site’s proximity to a number of bus 
lines, there is an argument for a variance. City of Nanaimo 
planning staff suggested that they are generally 
supportive of mixed use buildings having variances for 
parking at the DP stage (shared spaces), but they would 
need more information before a parking variance could 
be fully discussed. Some bicycle parking may also be 
required.

43’
(13m)

76’
(23m)

40’
(12m)

Floor Plate: 3,268 ft2 (304m2)  37.5% Lot Coverage (40% possible)
Gross Floor Area: 13,072 ft2 (1214m2)   (allowed with 1.5 FAR)
Floor Area at 85%: 11,111 ft2 (1032m2)
FAR: 1.5   (1.25 FAR + 0.25 Density Bonus)

10 Congregate Units with Common Space
12 Studio Units
6 One-Bedroom Units

28 Total Units

Note: an architect may be able to fit a few more units 

into this scenario, depending on the way the units 

and floors are laid out and/or designed.
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Development Timeline:

The City of Nanaimo estimates 12 – 22 weeks for the 
development permit process, this does not include 
the time it takes to present the case for variances to 
the Variance Board. Please see the appendix for the 
Development Permit Timeline provided by the City of 
Nanaimo. The City of Nanaimo Board of Variance Check 
List is also included in the appendix as a reference for 
that process.

Capital/Operating Budget 

As running units without the supports classified as 
personal care facility by the City of Nanaimo does not 
fall under the mandate of the Columbian Centre Society, 
option one is not an option CCS will pursue. Capital and 
operating budgets for this option are not developed.

Discussion

This development option has both inherent strengths 
and weaknesses. Development option one respects 
all of the zoning regulations and guidelines as they 
appear in the City of Nanaimo Zoning Bylaw No. 4500 
(consolidated, 2012), although a significant variance 
would be required for parking on the site. This option 
also speaks to the local context and fits with the nature 
and height of the surrounding buildings, providing 
the highest unit count of all options presented in this 
report, however office space is not a permitted use under 
this zoning. Another major weakness of this option is 
that uses like addiction and mental health services are 
considered to be a Personal Care Facility by the City of 
Nanaimo, and would not be permitted under the existing 
R8 zone. This eliminates the traditional CCS clientele from 
being located in these units. As running units without 
the supports classified as personal care facility by the 
City of Nanaimo does not fall under the mandate of the 
Columbian Centre Society, option one is not an option 
CCS will pursue, and the focus shifts to option 2 as the 
only viable option for development of this particular 
property at 285 Rosehill Street.

A complete list of strengths and weakness for option one 
is presented below.

Strengths 

•	 A high FAR is possible under R8 zoning
•	 The highest unit count of all options discussed in 

this report is possible under option 1
•	 The maximum development potential given 

existing zoning and permitted uses is presented 
under this option

Weaknesses

•	 A significant variance for parking is needed to 
reduce the number of required spot from 35 to 16

•	 All 10 congregate suites and reasonable common 
space cannot be located on one floor with the 
setbacks required under R8 zoning

Note: This can be addressed by requesting small variance to the front or 

rear setback, which would increase the total possible floor plate.

•	 Office space is not a permitted use under this 
zoning. However, the City would likely permit a 
small amount of office space directly related to 
providing senior care (i.e. not CCS Administration) 
for congregate  units. 

•	 A rezoning would be required for a Personal Care 
Facility.   
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Option 2 - 
Rezoning (COR2)
There are a variety of different zoning designations in 
the City of Nanaimo. Several of these different zoning 
designations were investigated including Corridor One 
(COR1), Corridor Two (COR2), and Community Service One 
(CS1) as possibilities for rezoning. Upon further research, 
Corridor Two was selected as the prime rezoning option 
for the lot at 285 Rosehill Ave.  COR2 allows a mix of uses 
including: multiple family dwelling units, a personal care 
facility, seniors housing, and office space. Additionally, 
COR2 is a stronger option than COR1 because it permits a 

higher FAR. These two particular strengths closely match 
the redevelopment goals set by the Columbian Centre 
Society for this Rosehill property.

Corridor Two (COR2) 

Corridor two zoning provides for residential, street-
oriented, medium density, and office development along 
or near major roads.

Siting

Under COR 2 zoning, the permitted density allows the 
Gross Floor Area to equal a total of 13,072 ft2 (1,214.1 
m2). This assumes a density bonus of 0.25 allowed for 
70% of parking located below grade. The Usable Floor 
Area can be as large as 11,107 ft2 (1,023 m2), calculated 
using an 85% efficiency rate, which takes into account 
elevators, doorways, hallways and other functional 
building elements. A maximum total of 3 storeys can be 
achieved with the 4,356 ft2 (404 m2) floor plate which 
represents a lot coverage of 50%. The total lot coverage 
allowed under COR2 is 60%, however with a 1.5 FAR, a lot 
coverage of 50% allows for a full three storey building to 
be developed.
 
Access 

Similar to option 1, access would need to come from 
Rosehill Street, at the rear of the lot, which is the 
appropriate distance from the large intersection of 
Terminal Avenue and Rosehill Street.

Units

Unlike the current R8 zoning for this lot, under the COR 
2 zoning designation a mix of uses is possible, which 
matches some of the CCS goals for redevelopment. 
Rezoning to COR 2 would allow for the ground floor be 
office/commercial. In order to maximize the number of 
units that could fit into a redevelopment under COR2, 
which would allow CCS to consolidate all of its services 
into one building (a major goal for redevelopment), only 
a small amount of office space for the CCS administration 

Permitted Uses include: 
•	 Multiple Family Dwelling
•	 Office Space 
•	 Personal Care Facility
•	 Seniors Housing

Lot Size:
•	 Minimum lot size is 850 sq. m
•	 Minimum lot frontage is 18 m
•	 Minimum lot depth is 30m

The setbacks under this zoning are:
•	 Front Yard: 3.5m
•	 Side Yard 1: 1.5m
•	 Side Yard 2: 3m
•	 Flanking Side Yard: 4.5m
•	 Rear Yard: 7.5m

The allowed lot coverage is:
•	 60%

The size of building and density allowances:
•	 14 m height of principle building
•	 FAR: the maximum Floor Area Ratio is 1.25
•	 Parking Bonus up to 0.25 additional FAR

Parking: 
•	 1.66/unit (residential)
•	 0.3/unit (congregate housing)
•	 1 per 22 sq. m gross floor space (office)
•	 Generally 1 per 20 sq. m gross floor space 

(commercial) 
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(900 ft2) can be located on the ground floor. This would 
allow for a total of 10 congregate units with 902 ft2 (57 
m2) of common space, and 18 studios to fit in the rest of 
the building in addition to space for storage and shared 
laundry facilities. 

Parking: 

Under the current parking requirement for the City of 
Nanaimo, option two would require:

•	 30 spaces for studio units 
•	 4 spaces for congregate
•	 4 spaces for office
•	 2 visitor spaces                          

A total of 40 parking spaces required under the City of 
Nanaimo Parking Bylaw. At least 2 of these spaces are 
required to be handicap spaces. Again, similar to option 

1, a parking variance would need to be requested.

Development Timeline:

The City of Nanaimo estimates 12 – 22 weeks for the 
development permit process. An estimated range of 
27 - 36 months is the rezoning timeline provided by the 
City. Additional time will be added to this process for 
the required parking variance, which will have to go to 
the Board of Variance. Please see the appendix for the 
Development Permit Flowchart, the Rezoning Flowchart 
provided by the City of Nanaimo, and the Board of 
Variance Application Checklist. 

45’
(14m)

95’
(29m)

30’
(9m)

Floor Plate: 4,356 ft2 (404 m2)   50% Lot Coverage (60% possible)
Gross Floor Area: 13,072 ft2 (1,214 m2)   (allowed with 1.5 FAR)
Floor Area at 85%: 11,107 ft2 (1,032 m2)   
FAR: 1.5   (1.25 FAR + 0.25 Density Bonus)

10 Congregate Units with 
Common Space
18 Studio Units

28 Total Units

900 ft2 CCS Office Space

Note: an architect may be able to fit a few more units into this scenario, 

depending on the way the units and floors are laid out and/or designed.
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Capital Budget

The preliminary Capital Budget for is $4.526M. CCS 
will bring equity, in the form of land, for a total of 
$280,000. Additional funding contributions have not 
been committed yet, nor has a source of financing been 
confirmed, please see the Exploration of Funding Sources 
submitted along with this report for a list of potential 
sources to help pay down the difference between the 
total cost and the equity CCS is able to bring to this 
project.

Capital Budget and Grant Calculation

   
Budget Per Unit

Per Square 
Foot

Soft Costs 1,451,200$          51,829$            89.61$        
Hard Costs 2,830,040            101,073            174.75$      
Other ‐ Water/Sanitary ‐                           ‐                      ‐$            

   Total before Land Contribution 4,281,240$          152,901$         264.36$      
Land Contribution (280,000)               (10,000)          (17.29)$      

   Total before Contingency 4,001,240            142,901            247.07        
Contingency 300,000                10,714               18.52$        
   Total before GST 4,301,240$          153,616$         265.59$      
HST Self Supply 225,000                8,036                 13.89$        
   Total before Contribution 4,526,240$          161,651$         279.48$      
BC Housing Capital Grant ‐                             ‐                         ‐$              
   Total before Mortgage 4,526,240$          161,651$         279.48$      
Mortgage Serviced by Operations (60,518)                 (2,161)             (3.74)$        

Net Grant Required 4,465,722$         159,490$        275.75$     

Columbian Centre Society
Rosehill

Abbreviated Capital Budget

03/12/20125:01 PM 2 of 2
Prepared by Kevin A. Albers, CGA, CAFM

Chief Executive Officer, M'akola Group of Societies
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Operating Budget 

The detailed operating budget below outlines a total 
project income of $1.490M and total project expenses 
of $1.487M. These numbers are based off of the current 
operating budgets of CCS programs.

Operating Budget Year 2 Year 3 Year 4 Year 5
Annual Monthly PUPM % 2014 2015 2016 2017

Project income ‐ residential component only

Income
VIHA 1,144,400    95,367       3,406     77% 1,173,010      1,202,335      1,232,394     1,263,203    
BC Housing ‐ Rosehill subsidy 5,730            478             17          0% 5,730             5,730             5,730             5,730           
BC Housing ‐ Mtge subisdy 7,730            644             23          1% 7,730             7,730             7,730             7,730           
Donations/Fundraising 35,000         2,917          104        2% 35,875           36,772           37,691          38,633         
United Way 10,800         900             32          1% 10,800           10,800           10,800          10,800         
User Fees 112,800       9,400          336        8% 115,620         118,511         121,473        124,510       
Interest 3,200            267             10          0% 3,280             3,362             3,446             3,532           
City of Nanaimo (PTAX forgiveness) 10,500         875             31          1% 12,915           13,238           13,569          13,908         
Other Income 9,000            750             27          1% 9,225             9,456             9,692             9,934           
Rents 102,960       8,580          306        7% 102,960         102,960         102,960        102,960       
Gaming (PECO Program) 48,500         4,042          144        3% 48,500           48,500           48,500          48,500         
Commerical Rental Income $15/sq ft TN ‐                     ‐                   ‐             0% ‐                       ‐                       ‐                      ‐                     
Other ‐                  ‐                ‐           0% ‐                      ‐                     ‐                   ‐                  

Total project income 1,490,620  124,218   4,436   100% 1,525,645   1,559,393     1,593,985   1,629,442 

Wages and Benefits ‐ Programming and Support
Direct wages 893,700       74,475       2,660     60% 916,043         938,944         962,417        986,478       
Benefits 229,150     19,096     682      15% 234,879       240,751         246,769      252,939     

Total Wages and Benefits ‐ Programming and Support 1,122,850    93,571       3,342     75% 1,150,921     1,179,694     1,209,187     1,239,416   

Staff and Board Development 59,000         4,917         176        4% 60,475           61,987           63,537          65,125         
PECO Progams 52,750         4,396         157        4% 54,069           55,420           56,806          58,226         
Occupancy Costs

Mortgage (interest only except RA) 20,110         1,676          60          1% 20,110           20,110           20,110          20,110         
Replacement Reserve 2,440            203             7             0% 2,440             2,440             2,440             2,440           
Property taxes 12,600         1,050          38          1% 12,915           13,238           13,569          13,908         
Utilities 31,000         2,583          92          2% 31,775           32,569           33,384          34,218         
Repairs & maintenance 46,060         3,838          137        3% 47,212           48,392           49,602          50,842         
Telephone 8,150            679             24          1% 8,354             8,563             8,777             8,996           
Insurance 9,750            813             29          1% 9,994             10,244           10,500          10,762         
Food 45,000         3,750          134        3% 46,125           47,278           48,460          49,672         
Household supplies 6,000            500             18          0% 6,150             6,304             6,461             6,623           
Medical supplies 1,200            100             4             0% 1,230             1,261             1,292             1,325           
Vacancy loss 6,600            550             20          0% 6,765             6,934             7,107             7,285           
Bad debts 400             33             1           0% 410                 420                  431              442             

Total Occupancy Costs 189,310       15,776       563        13% 193,479         197,752         202,132        206,622       

Miscelaneous adminstration costs 32,450         2,704         97          2% 33,261           34,093           34,945          35,819         
Resident Program costs 30,500       2,542       91        2% 31,263         32,044           32,845        33,666       

Total Expenses 1,486,860    123,905     4,425     100% 1,523,468     1,560,991     1,599,452     1,638,874   

Earnings before Debt Servicing (Net Operating Income) 3,760           313             11          0% 2,177             (1,597)            (5,467)           (9,433)          

Interest 2,708            226             8             0% 2,708             2,708             2,708             2,708           

Principal Payment 716             60             2           0% 716                 716                  716              716             

Net Cash Flow 336                28                1            0% (1,247)            (5,021)            (8,891)           (12,857)        

Year 1 ‐ 2014

Columbian Centre Society
Rosehill

Operating Budget & 5 Year Forecast

03/12/20125:01 PM 1 of 2
Prepared by Kevin A. Albers, CGA, CAFM

Chief Executive Officer, M'akola Group of Societies

Additionally, it is important to note that consolidating 
all CCS services in one building will create certain 
efficiencies.
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Discussion 

This development option has clear strengths over option 
1, however there are still some notable weaknesses. The 
COR 2 zone allows a mix of uses with the same FAR as R8, 
which fits the corridor nature of where the Rosehill lot 
is located. On the other hand, rezoning adds significant 
time to the development process, and once the lot is 
rezoned, it can be hard to request a variance, which would 
be needed if only one level of underground parking is 
to be achieved. Several levels of underground parking 
would add time and cost to the development process.

Strengths:

•	 A High FAR is possible under the COR 2 zone
•	 CCS Office space could be located right on site
•	 A mix of uses allowed by this designation fits the 

larger context of the corridor this lot is located on

Weaknesses:

•	 The Rosehill lot size is smaller than the minimum 
required size for this zoning, which may impact 
the rezoning process, however, a City of Nanaimo 
planner suggested that this is likely not a big factor 
due to the FAR limitations for this zone

•	 Rezoning significantly adds to the development 
timeline

•	 Some challenges will exists in providing more than 
one level of underground parking due to the spatial 
constraints of the site

 
Now that both options have been fully discussed, 
including inherent strengths and weaknesses, the 
following page provides a side-by side comparison of 
option one and options two.

Option 2 - 
Option 3 
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Option 3 - 
Purchase A New Site

Due to the constraints of the Rosehill property, an 
additional option was added to conversation: sell one 
or more current CCS properties and purchase a new site 
that would allow the full development vision of the CCS 
staff and Board of Directors. Before any decisions on this 
option can be made a full feasibility analysis must first be 
conducted.

Recommendations and 
Conclusion

The Columbian Centre Society has identified a need for 
the expansion of the services they provide to those in the 
Naniamo area. The goal is to redevelop an existing asset, 
one of their current properties at 285 Rosehill Street, in 
order to consolidate and expand their operations. The 
vision for this redevelopment is limited by the lot size 
and the current zoning of this property. 

With input from the M’akola Group of Societies 
consultants and the City of Nanaimo, the CCS Board of 
Directors were able to discuss several different options. 
These options include:
•	 build out the Rosehill property with the current 

zoning
•	 rezone the property
•	 pursue purchasing another site (specifically the 

Hazlewood property at 2124 Northfield Rd)
•	 do nothing

As CCS is interested in expanding their current 
operations, the bulk of this report explored what can be 
done with the property either with the current zoning 
(option one), or through rezoning (option two). Upon 
further research it became clear that the services that 
CCS provides is classified as a personal care facility by the 
CIty of Nanaimo, which is not a permitted use under the 

current zoning, redevelopment option one.

As running units without the supports classified as 
personal care facility by the City of Nanaimo does not 
fall under the mandate of the Columbian Centre Society, 
option one is not an option CCS will pursue, and the 
focus shifts to option 2 as the only viable option for 
development of this particular property at 285 Rosehill 
Street. This option (option 2) is the most viable option 
for the lot at 285 Rosehill Street, and is the official 
recommendation of this report.

This report does, however, only provide the preliminary 
assessment of the development of CCS assets, therefore 
it is recommended that CCS proceed with the following 
next steps:
•	 Initiate conversations with Vancouver Island Health 

Authority (VIHA), the main funding source for CCS 
operations, around consolidating all CCS services 
into one building.

•	 Initiate conversations with BC Housing in order to 
confirm the subsidy for the existing four units would 
transfer to units in a new building, and discuss CPI 
financing for a new building on the 285 Rosehill 
Street property.

•	 Try to quantify the potential savings in the 
consolidation of all CCS services into one building.

•	 Contact CMHC to negotiate the next $10,000 of 
Seed Funding. 


